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1.0 GENERAL CONCEPTS

1.0
1.1

GENERAL CONCEPTS

INTRODUCTION

The Entrada Este Specific Plan has been prepared in response to the Santa Maria
Sphere of Influence and Concurrent Annexation Study Environmental Impact Report.
The Specific Plan area is one of the "Alternative Areas" studied in the environmental
impact report (February 1991). That EIR was certified September 15, 1992 and the
Sphere of Influence was amended August 5, 1993.
1.1.1 Purpose of the Specific Plan
The purpose of this Specific Plan is to guide the development of Entrada Este and
provide direction for community design. It is intended to implement policies of the City's
General Plan. Particular emphasis is given to the establishment of development criteria
commensurate with good design, provision of infrastructure and economic self
sufficiency.
The adopted Specific Plan will set forth land use entitlements. This means that the plan
will explicitly designate certain land uses for the individual planning areas including
allowable densities and design requirements. Community infrastructure development
may involve a number of implementation vehicles, including: developer fees, specific
Mello-Roos districts, or integrated financing districts. Infrastructure development
includes but is not limited to: circulation systems, utilities, schools, and landscape
maintenance.
In March 2008, the City Council adopted the Enos Ranchos Specific Plan. The Enos
Ranchos Specific Plan encompasses the 121-acre area located north of Betteravia
Road and generally east of College Drive, which had originally been identified as Area
A-2 of the Entrada Este Specific Plan. The Enos Ranchos Specific Plan provides land
use classifications, zoning designations, circulation and infrastructure design, and other
standards and regulations for the area previously known as Area A-2 of the Entrada
Este Specific Plan. Although some Entrada Este Specific Plan guidelines are
referenced in the adopted Enos Ranchos Specific Plan, the Enos Ranchos Specific Plan
now supersedes this Specific Plan for the identified 121-acre area.
1.1.2 Authority
The Entrada Este Specific Plan is established through the authority granted to the City
of Santa Maria by the California Government Code, Title 7, Division 1, Chapter 3,
Articles 8 and 9, Sections 65450 through 65507.
Specific Plans are adopted by both resolution (policy areas) and ordinance (legislative
areas). Both Planning Commission and City Council hearings are required. In either
form, Specific Plans must be adopted by the City Council to be in effect.
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This is a regulatory Specific Plan. It serves as zoning for the properties involved.
Development plans, site plans and tentative parcel maps or tract maps in this area must
be consistent with this Specific Plan. Development agreements must also be found to
be consistent with the General Plan and this Specific Plan. The scope of subjects
covered is the same as the scope of the General Plan, to the extent they apply to this
portion of the community.
1.1.3 CEQA Compliance
The Environmental Impact Report (EIR) prepared for this Plan, in accordance with the
California Environmental Quality Act (CEQA), will apply to future development plans,
tentative tract maps, parcel maps and any other development processed in
conformance with the Entrada Este Specific Plan. Future development projects that are
consistent with this Specific Plan will require either no further environmental
documentation or, in special cases, focused environmental analysis and action pursuant
to Section 15162 of the CEQA Guidelines.
1.1.4 Discretionary Actions
Implementation of the Entrada Este Specific Plan will require several discretionary
actions by LAFCO, the County of Santa Barbara and the City of Santa Maria.
These discretionary actions of the City include: a Zone Change, General Plan
Amendment and adoption of the Specific Plan. As of this writing, the SP (Specific Plan)
zone designation for the property has been adopted. The General Plan Amendment can
occur concurrently with the adoption of the Specific Plan by the City Council as an
ordinance. The adoption of the Specific Plan must occur prior to the application to
LAFCO.
The discretionary actions of LAFCO in their sequence include: amendment of Santa
Maria Sphere of Influence and annexation of the site from Santa Barbara County to the
City of Santa Maria. The County acts as the lead agency for the applications to LAFCO.
As of this date, the Sphere of Influence has been amended, the land uses for the
property have been designated, and the property has been pre-zoned. The annexation
must still be approved by LAFCO.
1.1.5 Summary of the Specific Plan Recommendations
The Entrada Este Specific Plan fulfills a variety of functions, including the provision of
new housing options, freeway commercial uses, buffering between different land uses,
the completion of College Road and the expansion of public facilities and the City's park
system.
Land Use
The Land Use Plan Exhibit shows three areas of different development intensity
that characterize the Plan. The highest intensity area is concentrated in the
central third of the site, around Betteravia Road and supports office, commercial
1-2
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and high density residential uses. The area in the northern third of the site is the
medium intensity area, supporting some commercial uses and medium density
housing.
The south two-thirds of the project is primarily low density residential. Open
space features include several parks, a system of trails and the preservation of
some existing windrows and tree groves. An elementary school site is located
near the center of the project.
Circulation
The Entrada Este Circulation Plan is a modified grid system. It is a logical
connection of the existing street network. Implementation of the specific plan will
complete the missing links in the City's circulation plan in the east side of town.
The Circulation Plan Exhibit identifies the three road types included in the
Specific Plan. The Circulation Plan also considers pedestrian and bicycle
movement.
Design Guidelines
The Design Guidelines provide standards for project-wide features such as
theme walls and entry statements, and for specific situations such as local
streetscapes. This section contains sections which describe general and specific
situations such as site planning, landscape, hardscape, lighting, parking, signage
and architecture. The Entrada Este Specific Plan works with specific design
themes to promote a unique identity for the project. Architectural design should
be variations of the "California Ranch" and "Monterey" style.
Infrastructure
No public water or sewer facilities exist on site. The specific plan proposes
systems with adequate capacity to serve the project at build-out. Water and
sewer mains follow street alignments and are linked with the existing network
surrounding the property.
Grading and drainage plans are coordinated to safely conduct up to 100-year
storm flows along street alignments and open space areas to existing facilities
surrounding the property.
1.1.6 Organization of the Document
The Specific Plan is divided into four parts. The General Concepts section presents an
overview of the property and describes its location, existing conditions, background and
objectives of the plan and existing municipal land use designations. They also include
statements of CEQA compliance and authority.
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The Land Development Plan sets forth land use, circulation and infrastructure plans.
They provide a coordinated framework for the development of residential
neighborhoods (at 4, 5, 8, 10, and 12, dwelling units per acre) and commercial uses.
Also included is an open space trails system.
The Development Regulations establish permitted uses for each land use type,
associated building standards, and overall project standards that control such factors as
design guidelines, parking lot design, signage, and sound attenuation. The design
guidelines establish design options and aesthetic direction that will result in
neighborhoods and commercial districts that have cohesive, pleasing and related visual
identities.
The Implementation and Administration section is designed to assure timely and faithful
build-out of the Development Plan. The Phasing Plan establishes the build-out period
and scheduling for infrastructure and land use construction. The comprehensive
maintenance section assures proper maintenance of all public and private sectors of the
planning area.
The Implementation Section also identifies financing options and discusses potential
development agreements, plan processing procedures and Specific Plan Consistency
with the City’s General Plan.
The Appendices section contains a variety of background data and technical analysis
which helped in formulation of the Plan or will help in its interpretation. This material is
informational but not regulatory. Appendix A presents construction cost estimates for
public improvements such as circulation and infrastructure. Appendix B is the Drought
Tolerant Plant Matrix. Appendix C presents housing yield calculations. Appendix D
establishes criteria for the circulation improvements with respect to the Specific Plan.
Appendix E presents the annexation time table as it relates to project implementation
and phasing. Appendix F contains a noise attenuation study addressing traffic noise on
site. Appendix G contains letters from the California Department of Fish and Game and
Army Corps of Engineers regarding the status of the irrigation ponds on site.
Project Location
Regional Location
The study area is located in northwest Santa Barbara County on El Camino Real
(U.S. Highway 101), approximately 10 miles inland from the Pacific Coast. The
site’s south central coast location places it 60 miles northwest of Santa Barbara
and 30 miles southeast of San Luis Obispo. Los Padres National Forest is
approximately 20 miles to the east. Santa Maria is generally considered to be the
center of activity for north Santa Barbara County.
Local Vicinity
The site is located in the County and has contiguous borders with the City of
Santa Maria on the north, west and south sides, as shown on the Vicinity Map
1-4
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Exhibit. U.S. Highway 101 demarcates the eastern boundary. Betteravia Road,
which bisects the site, is the primary access route. It leads west from the
Freeway to existing commercial and residential areas that adjoin the site on the
west boundary, specifically Santa Maria Plaza shopping center at the intersection
of Betteravia Road and Miller Street.
Surrounding Land Use
To the north, adjacent to the freeway, is freeway commercial use. Broadway, the
main north/south arterial through the City, is located one half mile west of the
site. This road will provide project residents with access to the downtown area 2
miles north on Broadway. Santa Maria Airport is 2.5 miles southwest of the site.
Vandenberg Air Force Base, a major north County employer, is about 20 miles to
the southwest.
Entrada Este
The project, which totals 4801 gross acres, is currently in agriculture production
and is surrounded on three sides by single family residential and commercial
uses. The fourth side is defined by U.S. Highway 101, across which is additional
agricultural land. These conditions are shown on the Existing and Surrounding
Land Use Exhibit. The site is bounded on the north, west and south by the city
limit and on the east by U.S. Highway 101. It will support a range of residential
and commercial uses and will function as an infill of urban development. The
project will be the logical outgrowth of the development that already exists.
Primary access through Entrada Este and to the rest of the City will be via four
major road improvements: Betteravia Road, College Drive, McCoy Lane and
Bradley Road. Betteravia Road is the main east/west route. College Drive is the
primary north/south arterial and will be extended to link with existing east/west
segments. McCoy Lane will be extended southeasterly through the site to
connect to a newly proposed interchange with U.S. Highway 101. Bradley Road
will be extended south paralleling U.S. Highway 101. Near the proposed
interchange Bradley Road will curve west intersecting College Drive.

1

In March 2008, the City Council adopted the Enos Ranchos Specific Plan. The Enos Ranchos Specific
Plan encompasses the 121-acre area located north of Betteravia Road and generally east of College Drive,
which had originally been identified as Area A-2 of the Entrada Este Specific Plan. The Enos Ranchos
Specific Plan provides land use classifications, zoning designations, circulation and infrastructure design,
and other standards and regulations for the area previously known as Area A-2 of the Entrada Este Specific
Plan. Although some Entrada Este Specific Plan guidelines are referenced in the adopted Enos Ranchos
Specific Plan, the Enos Ranchos Specific Plan now supersedes this Specific Plan for the identified 121-acre
area.
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Exhibit 1 – Vicinity Map
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1.1.8 Relationship to the City of Santa Maria General Plan
The Entrada Este Specific Plan applies to an area that is currently beyond the City of
Santa Maria and Santa Maria's sphere of influence. Assuming annexation occurs, the
Entrada Este site would come under the jurisdiction of the City of Santa Maria, and all
relevant goals, policies and programs would apply.
The Entrada Este Specific Plan has been prepared to be consistent with the City of
Santa Maria General Plan and shall serve as zoning for the site. Entrada Este applies a
greater level of detail at a site specific level, with respect to development issues that are
identified in the General Plan. Therefore, the Specific Plan becomes a bridge between
the General Plan and the Zoning Ordinance.
General Plan policies would apply to any lands subsequently annexed into the City. A
General Plan Amendment would be required upon inclusion of any new land areas
within its corporate boundary as is the case with the Entrada Este Specific Plan.
Currently, the site has no City land use designations because it is located outside the
Santa Maria Sphere of Influence. However, the property is under the jurisdiction of
Santa Barbara County. The existing County Comprehensive Plan designations are
identified in the Existing County Zoning Map Exhibit.
1.1.9 Relationship to Other Specific Plans
Sphere Study Specific Plans. Entrada Este Specific Plan is one of six specific
plans resulting from the City's Sphere of Influence Boundary and Concurrent
Annexation Study EIR (February 1991). Similar to Entrada Este Specific Plan, the
other five plans (known as Mahoney Ranch, Hidden Pines, Blosser-Southeast,
Blosser-Southwest, and West Main Specific Plans) being processed by the City,
include development standards for various areas being considered for
annexation. Consequently, the format, development regulations and community
design guidelines purposely address common issues, in a similar manner.
The Rivergate Roemer Specific Plan was adopted in 1994.
Entrada Specific Plan. The Entrada Specific Plan was adopted by the City in
1976. The objectives of the Entrada Specific Plan are to "protect and enhance
the quality of the environment and future development found along the major
entrance-ways to the City of Santa Maria." The boundaries of the specific plan
can be expanded as the City expands, especially along the major corridors
serving as City gateways.
The Entrada Specific Plan addresses the western gateways and major corridors
of the City. The Entrada Este site also is a gateway and is in close proximity to
the corridors addressed in the Entrada Specific Plan. However, Entrada Este, as
its name implies, addresses eastern gateways and corridors of the City. Each of
these two Specific Plans may influence the other to the extent that the Entrada
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Specific Plan might be expanded to include corridors addressed in the Entrada
Este Specific Plan. Treatment (landscape and design) of corridors bisecting both
Specific Plan areas should be compatible.
1.1.10 Relationship to County Plans and Policies
Santa Barbara County Comprehensive Plan. The Santa Barbara County
Comprehensive Plan provides the blueprint for development for unincorporated
county areas. Santa Barbara County's Comprehensive Plan directs growth and
orderly development, establishes matters of priority, and sets forth the goals of
the County. Many of the plans and policies contained in the Santa Barbara
County Comprehensive Plan address the preservation of open space and prime
agricultural lands. The County regulates all unincorporated territory within its
boundaries and LAFCO establishes priority for land which it considers to be
appropriate for annexation.
Although the Entrada Este Specific Plan is written in direct relation to the City's
General Plan (assuming annexation), it is still in conformance with the primary
goals of the Santa Barbara County Comprehensive Plan which include:
discouragement of "leapfrog" development; availability of resources, especially
water, should dictate the rate at which economic and population growth should
proceed; and findings that resources and services, including roads, are adequate
to serve development projects.
1.1.11 Relationship to Annexation EIR and Mitigation Measures
The EIR that was prepared for the City's Sphere of Influence Study will satisfy all CEQA
and environmental requirements for the Entrada Este Specific Plan. The Sphere of
Influence EIR addresses the potential environmental impacts associated with the
Specific Plan and is intended to serve as a Master EIR document for the specific plan
project area. The EIR will apply to future development projects, site plans, tentative tract
maps, parcel maps and any other development processed in conformance with the
Entrada Este Specific Plan.
To summarize, policies and standards contained in this specific plan incorporate by
reference mitigation measures deemed by the EIR as necessary to reduce
environmental impacts resulting from this project to a less than significant level.
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Exhibit 2 – Existing County Zoning Map
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Local Agency Formation Commission Policies
The Santa Barbara County Local Agency Formation, or LAFCO, establishes
standards designed to promote efficient and orderly development within urban
areas. Since LAFCO has the power to approve or deny land annexation
requests, it is critical that cities incorporate LAFCO policies in specific plans for
areas under consideration for annexation. A summary of these policies follows.
For a more complete discussion, refer to Section 5.0 (Land Use/Policy Analysis)
of the City of Santa Maria Sphere Study Draft EIR (1991).
Discourage Urban Sprawl. LAFCO policies are geared toward orderly
and logical development. To this end, land annexations must be physically
contiguous to existing City limits. In addition, annexations must be within a
City's sphere of influence. Since the Entrada Este planning area is not
within the City of Santa Maria's Sphere of Influence, a boundary
adjustment is necessary prior to or concurrent with annexation.
Protection of Agricultural Lands. LAFCO Policy IV states that:
"...agricultural resources and support facilities should be given special
consideration in sphere of influence designation. High value agriculture
areas should not be included in an urban service sphere of influence."
Because the northern portion of the site contains prime soils and is under
agricultural contract, the phasing of development is projected to occur
after the year 2001.
1.2

OPPORTUNITIES AND CONSTRAINTS

An analysis of existing conditions has yielded a set of opportunities and constraints for
future site development activities. They are depicted in the Opportunities and
Constraints Exhibit Number 4.
Land Use
The site is surrounded on three sides by existing uses; single family detached
residential, auto sales and commercial office land uses. The fourth side is defined
by the U.S. Highway 101 transportation corridor. These existing land uses were
used as the rationale for the Specific Plan land uses. The Land Use Plan
provides for primarily detached residential uses with commercial office and
attached housing adjacent to the major transportation corridors of U.S. Highway
101 and Betteravia Road.
Circulation
U.S. Highway 101 is a major element of the Specific Plan's physical structure. It
provides a strong sense of boundary for the community and provides the
opportunity for freeway-oriented commercial uses. Its major constraints take the
form of noise, air quality and visual impacts that will have to be mitigated.
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Betteravia Road, an access point to the freeway, provides heightened visibility to
Entrada Este by doubling as a designated City Gateway.
The disposition of the Entrada Este property provides the opportunity for
improving north/south circulation in the City, with through-connections of College
and Bradley Roads.
McCoy Lane will be extended across the site and will connect with U.S. Highway
101 at the newly proposed interchange. East of the proposed interchange McCoy
Lane will enter Area C, another potential City annexation area. Therefore, McCoy
Lane may ultimately provide direct linkage of these two areas.
Infrastructure
There are no existing infrastructure constraints for this project. All service
connection points (gas, electric, phone, television, water and sewer) already exist
directly adjacent to the site, as part of existing developments. No "leap-frogging"
of infrastructure services will be required.
Physiography
Site topography is relatively flat with very little grade change. This condition
presents an opportunity in the form of building sites that need little preparation
aside from compaction. Exceptions to the flat topography are an escarpment
north of Betteravia Road, and a natural drainage swale to the south. The
escarpment spans the project site from east to west. It will be the location for a
community park, where public views within the community and to the mountains
beyond, will be at their best. The drainage swale, which runs from the southwest
to the northwest, creates the opportunity for a pedestrian/bike trail that will link
the east side residents to the school/park site, and the north/south trail network.
A mature windrow of eucalyptus trees spans the site from west to east at the
approximate location of McCoy Lane. It provides the opportunity to incorporate a
historical remnant of the previous agricultural uses of the land into the landscape
plan. Similarly, a mature grove of eucalyptus trees is to be preserved near the
southwest corner of the site as a park.
Visual Resources
From the northern portion of the Specific Plan area, single family residential
development is seen to the west. To the north, construction of an auto mall has
recently been completed and mixture of retail-office uses is under construction.
U.S. Highway 101 borders the eastern edge of the site, and the Sierra Madre
Mountains can be seen beyond. The most prominent feature viewed from the
southern portion of the site, is a new office complex (North County Government
Center) on the southeast corner of Betteravia Road and Miller Street.
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Exhibit 4 – Opportunities and Constraints
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The planning area can be described as having a common visual character due to
the low amount of variation of natural features throughout the area. Visual
sensitivity for this area is high due to its location adjacent to U.S. Highway 101
and the surrounding single-family residential uses. The area has moderate visual
quality, with only a few introduced features, which do not fit the overall continuity
of the area.
Agriculture
The initial conflicts that would arise from implementation of the specific plan are
nuisance impacts associated with normal agricultural practices. Farmers and
ranchers experience nuisance impacts such as trespassing, thievery, and
intrusion by domestic animals. Residents complain of noise, dust, and odor
generated by agricultural activities. Herbicide and Pesticide spraying can also
disturb urban neighbors and would be subject to restricted use near residential
areas.
Agricultural Land Conversions
Eventually, the agricultural lands located within the areas adopted by the sphere
expansion would be converted to uses other than agriculture. Land use conflicts
arise from this activity due to the direct loss of the use of the land for a particular
activity and the loss of the benefit derived from the use. Development of the
areas considered to have high agricultural values conflicts with the policies
established by the City of Santa Maria and Santa Barbara County. The decision
is related to the actual or perceived need for housing versus the need to retain
prime agricultural lands.
The specific plan area possesses high quality agricultural soils. The dominant soil
type (30 percent) consists of Class IV soil; however, 38 percent of the combined
soil types consist of prime soils. In addition, the northern third of the area is under
agricultural contract for an indefinite period.
The proposed land uses for Entrada Este would involve the conversion of the
entire site to urban use, and thus the removal of approximately 444 acres
currently in agricultural production, of which 140 acres are comprised of prime
soil; and, the removal of approximately 156 acres, or, the entire northern third of
the site from agricultural preserve. Development of the specific plan area and
subsequent removal of 140 acres of prime soil, over 100 acres of high
productivity, non-prime soils, and 156 acres of lands under LCA contract would
result in a significant agricultural impact.
Right to Farm Ordinance
The conflict between agricultural uses and urban development is recognized as a
national issue. Several states and local jurisdictions have adopted Right to Farm
Ordinances which under certain circumstances nullify the right to bring common
law action against farmers and ranchers. The State of California, under Civil
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Code Section 3482.5 protects land used for commercial agricultural production
from becoming a nuisance to surrounding land uses if it has been operating for at
least three years.
The Santa Barbara County Board of Supervisors adopted a Right to Farm
Ordinance in June of 1988, and it is now part of the County Code Agricultural
Section, Chapter 3. Under the terms of this ordinance, the County "recognize(s)
the rights of operation, freedom of choice as to the methods of cultivation, choice
of crops or types of livestock, rotation of crops and all other functions, within the
traditional scope of agricultural management decisions and when conducted in a
manner which is consistent with sound agricultural practices." Some restrictions
have been implemented by the County on certain agricultural activities (i.e.,
pesticide spraying) due to their inherently hazardous characteristics.
The portion of the site north of Betteravia Road is currently protected by the
County's Right to Farm Ordinance from potential lawsuits filed by City residents.
If these areas are annexed into the City of Santa Maria, however, these
agricultural lands would potentially become vulnerable to nuisance suits from
neighboring residents. The city has not adopted a Right to Farm Ordinance
finding that State law adequately protects farmers’ rights.
Geology and Soils
•

Earthquakes and Groundshaking
The surface trace of the potentially active Santa Maria fault lies
immediately adjacent to the northeast corner of the property. Section
6.9.1.1 of the Annexation EIR contains a detailed description of the Santa
Maria fault. The City of Santa Maria General Plan, Safety Element (1987)
indicates that the portion of the site underlain by alluvium is within Seismic
Shaking Zone A, which is considered to be most hazardous with respect to
earthquake risks in other portions of Santa Maria. All other portions of the
site are within Seismic Shaking Zone B, which is considered to have
moderate earthquake risks. The Santa Barbara County Comprehensive
Plan, Seismic Safety and Safety Element (1979) has assigned a low
geologic problems rating to the property vicinity, based on a combination
of geologic, seismic, and soil conditions. However, the Santa Maria fault is
potentially active and could generate significant impacts to life and
property.

•

Landslides/Mudslides
The topography of the site generally slopes gently to the west, at an
average gradient of 0.5 percent. An east-west trending, northerly sloping
ridge, approximately 15 to 30 feet in height, traverses the northern portion
of the area. Slope gradients are typically 7 to 20 percent; however, steeper
slopes and escarpments are locally present. The central portion is
traversed by a west-northwest trending, broad drainage, with an average
slope gradient of 0.5 percent. Low-lying hills, up to 25 feet in height, are
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present along the southern perimeter of the site. Slope gradients are
typically 5 to 10 percent. The east-west trending ridge in the northern
portion of the area has been designated as an area of steep slopes, which
are susceptible to local failures, as designated by the City of Santa Maria
General Plan, Land Use Element Update (1990). Therefore, potentially
significant impacts could result from landslides.

•

Liquefaction
The Santa Barbara County Comprehensive Plan, Seismic Safety and
Safety Element (1979) has assigned a low liquefaction problem rating to
the site vicinity. Based on groundwater monitoring located in the eastern
portion of the area, groundwater occurs at a depth of approximately 163
feet beneath the site. The absence of groundwater within 35 feet of the
surface precludes the likelihood of the occurrence of liquefaction. Because
liquefaction potential would be minimal, impacts resulting from this hazard
would be less than significant.

•

Soil Expansiveness
The property has a low to moderate potential for soil expansiveness which
indicates potentially adverse impacts to the project resulting from this
hazard.

Biological Resources
Agriculture is the primary land use of the property. Ruderal (disturbed) vegetation
exists along roadways and agricultural waste places, and includes mustard
(Brassica sp.) and various non-native grasses. Eucalyptus windrows and a group
of eucalyptus and Monterey cypress trees are located within this site. In addition,
two irrigation ponds vegetated primarily with obligate wetland species, including
common tule (Scirpus acutas) and duckweed (Lemma sp.), are present on site.
These irrigation ponds are not considered to be wetlands because they do not
fall under the jurisdiction of the Army Corps of Engineers or qualify as wetlands
according to the Department of Fish and Game (DFG) because of its irrigation
function (refer to Appendix G). The DFG letter suggests retention of the pond in
the development plans for that portion of the site. Since the pond is seasonal it
may be replaced by the storm drainage areas in the northern and central third of
the site.
Wildlife observed at the ponds included an eared grebe, American coot, domestic
duck, red-winged blackbird, Cooper's hawk, and bullfrogs. The Cooper's hawk
was foraging within the pond and is listed as a species of special concern by the
California Department of Fish and Game (CDFG, 1988).
Due to the proximity of U.S. Highway 101 and the extensive agricultural fields, no
sensitive terrestrial animal species are expected to utilize the wetland. The
eucalyptus trees provide suitable habitat for raptor species and Monarch
butterflies. No sensitive plant species were observed or expected.
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Noise
Primary sources of intrusive sound within the project areas is from motor vehicles
traveling along nearby roads and highways and aircraft activities at Santa Maria
Public Airport. The majority of traffic noise within the Santa Maria area is
generated from U.S. Highway 101. Existing noise levels on site along segments
of U.S. Highway 101 within the City of Santa Maria exceed a CNEL of 65 dBA
within 300 feet of the centerline of the roadway (Acoustic Study for TMI Specific
Plan, Santa Maria, Thomas Mitchell, June 1991). The 65 dBA contour for the
existing traffic on Betteravia Road runs at a distance of 150 feet parallel to the
road (Mitchell, 1991).
The Annexation EIR contains noise contours of the existing (1985) and projected
future noise environment. These contours represent a general conception of
noise levels in the project areas. These noise contours do not include the sound
reduction effects of any walls, berms, and/or buildings that may be present.
The City of Santa Maria General Plan Noise Element, adopted April 21, 1987,
provides the criteria for determining significant noise impacts to particular land
uses. According to criteria in the noise element, a significant effect would occur if
noise sensitive uses were exposed to an exterior noise level of 60 dB CNEL or
greater, or an interior noise level of 45 dB CNEL or greater. Noise sensitive land
uses are defined as residences, hospitals, nursing homes, and educational
facilities. The maximum allowable noise levels in an exterior environment within
the City of Santa Maria for commercial use is 65 dBA CNEL, while industrial use
is 70 dBA CNEL.
Long-term noise level increases would result from the proposed
residential/commercial land uses and vehicle traffic generated by the project on
the surrounding road network. Future traffic on U.S. Highway 101 adjacent to the
site will increase noise levels approximately 3 dBA. These increases in noise
would cause future sensitive land uses along roadways in the project areas to be
exposed to sound levels that exceed the significance threshold of 60 dBA CNEL.
Roadway setbacks, for residential uses in the project and use of noise reduction
techniques (i.e., walls, berms, and glazed windows) to reduce noise levels to
below the standard, have been incorporated into the development regulations of
the Specific Plan.
The County of Santa Barbara's standard for interior noise levels for residential
use is 45 dBA CNEL. Standard construction techniques provide an interior to
exterior noise reduction of 20 to 30 dBA when the windows and doors are closed.
The Specific Plan proposes an 8-foot sound attenuation wall at the edge of the
right-of-way along Betteravia Road and a 12-foot sound attenuation wall on the
edge of the right-of-way along U.S. Highway 101. In addition, a 35-foot rear yard
setback is required for residential uses adjacent to U.S. Highway 101.
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Appendix F contains an acoustic study with an analysis of future noise levels and
the proposed mitigation (development regulation) for the residential land uses on
site.
Scenic/Cultural/Historic Resources
The site is primarily devoted to row-crop agriculture. In addition to row crops, a
"grasshopper-type" oil pumping unit, a dirt access road, and telephone poles are
seen in the northern portion of the site. A man-made irrigation pond provides
some scenic variation to the southwest of Betteravia Road/U.S. Highway 101
intersection. In the southern portion, row crops are bordered by rows of
eucalyptus and other tree species.
From the northern portion of the site, single-family residential development is
seen to the west, and an industrial complex has been recently completed to the
north. U.S. Highway 101 borders the eastern edge of the site, and the Sierra
Madre Mountains can be seen beyond. From the southern portion of the site,
south of Betteravia Road, the most prominent off-site feature is another singlefamily residential development to the southwest.
The property can be described as having common scenic variety due to the low
amount of variation of natural features throughout the area and the moderate
sense of unity between the structural components of the site. Visual sensitivity for
this area is high, however, due to its location adjacent to U.S. Highway 101, the
primary travel corridor as one enters and departs from Santa Maria, and its
location next to single-family residences on two sides. The area is of a high to
moderate visual condition, with only a few introduced features, which do not
detract from the overall continuity of the area.
Santa Maria's General Plan designates this area as having a low and negligible
archaeological sensitivity, meaning that while the potential of finding cultural
resources exists, none have yet been recorded. Such a designation indicates that
the area is suitable for development, subject to proper legal constraints in the
event of an archaeological discovery made during construction.
1.3

GENERAL GOALS AND OBJECTIVES

Goals of the Entrada Este Specific Plan are:
•

To provide focused opportunities for economically viable residential and
commercial/retail development;

•

To establish land uses; automobile, pedestrian and bicycle circulation design
treatments; site development standards and design guidelines which contribute
to a desirable residential community.

•

To expand the traffic handling capacity of arterial highways and local streets that
serve the area to accommodate new development.
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•

To establish a sense of place, as well as continuity and consistency of
development standards within the community.

•

To provide recreation opportunities and an open space plan that are linked to the
community trail network.

In summary, the goal of the Specific Plan is to implement an infill project that will make
the best use of the site and that will improve circulation and the built environment with
the City of Santa Maria. This will be accomplished through a series of land use,
circulation and infrastructure plans. These plans will produce a quality living and working
environment, efficient and pleasing circulation patterns and viable office and commercial
uses that take advantage of freeway proximity and the logical extension of existing land
uses.
1.3.1 General Plan Land Use Element Consistency
The Entrada Este Specific Plan is consistent with many of the goals, policies and
objectives of the General Plan Land Use Element. The following section takes excerpts
from the Land Use Element and discusses their application in the Entrada Este Specific
Plan.
"GOAL L.U.2 -- URBAN SERVICES
Provide all necessary urban services and facilities for present and future
City residents which include providing sufficient land for the community
facilities (i.e., fire station, police station, library, cultural center)."
The Entrada Este Specific Plan is a balanced mixture of land uses providing park lands,
a school site and a fire station site, commensurate with the needs generated by the
residential and commercial uses.
"POLICY L.U.2 -- Infrastructure Timing
Insure that all urban services and infrastructure are planned and provided
for in a timely manner and sufficient land is reserved for this provision.
The Entrada Este Specific Plan contains a phased infrastructure plan that parallels
development of the site. This ensures that sufficient infrastructure capacity will be
available prior to or as development proceeds. Similarly, development fees and lands
designated for specific urban services (i.e., parks, fire station and school) will ensure
expansion of community services in concert with site development.
"OBJECTIVE L.U.2c
Provide well-located commercial and industrial sites for new development
that are adequately served by highways, railroads, utilities, and other
municipal services and do not impact established residential areas."
The commercial uses are well located by their proximity to Betteravia Road and U.S.
Highway 101. These locations have access from principal arterials and high visual
exposure. Site development regulations and community design guidelines will reduce
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potential conflicts where commercial uses abut residential areas. All community
commercial designated sites are intended to provide for the needs of the immediate
community without competing with downtown retail uses. All development of the site will
be new (commercial and residential) as the site is currently under agricultural use.
As described above, the specific plan approach will ensure timely growth of municipal
services and infrastructure commensurate with site development.
"OBJECTIVE L.U.2e
Coordinate future land uses with the Santa Maria-Bonita School District,
Orcutt Union School District, and the Santa Maria Unified High School
District to ensure that adequate school sites are reserved to support future
growth."
The Entrada Este Specific Plan designates a school site adequately sized to
accommodate the students generated in the first phase of development.
"OBJECTIVE L.U.2f
Ensure that development "pays its own way" by minimizing publicly
financed and maintained facilities, and assume that development will be
phased with construction and provision of supporting infrastructure,
implement developer fees and improvement districts assuring adequate
community facilities are provided as development occurs."
The developer will be responsible for the initial construction of the backbone
infrastructure systems (roadways, storm drainage, water and sewer). Development fees
shall be paid in lieu of infrastructure not provided by the developer. As noted above,
infrastructure will be phased with site development, prior to or commensurate with
facility demand.
"OBJECTIVE L.U.2g
Ensure that adequate land is provided for those institutional and public
activities which will serve new development consistent with the established
standards of the General Plan."
The combination of developer fees and land designations for school, park and fire
station sites are proposed to serve the anticipated growth projected by standards in the
General Plan and Annexation EIR.
"GOAL L.U.3 -- URBAN DESIGN
The City will promote quality urban design enhancing Santa Maria's
character."
The Development Regulations and Community Design Guidelines promote quality
urban design. Implementation of quality urban design is ensured through the City's
development plan review process. The monitoring and maintenance programs ensure
that quality development will be maintained throughout the life of the project.
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"GOAL L.U.5 -- DEVELOPMENT CONTINUITY
Discourage sprawl and "leap-frog" development."
"OBJECTIVE L.U. 5a
Determine the nature and extent of development desired in the
unincorporated areas located within the urban limit line and within the
sphere study areas and prezone accordingly.”
“OBJECTIVE L.U. 5b
Implement an annexation program which would encourage the phased
annexation of those areas within the urban limit line."
The property is surrounded to the north, west and south by existing development;
therefore, the plan is not a "leap-frog" development. The specific plan approach
determines the location and intensity of land uses in this unincorporated area.
One of the discretionary actions proposed by the specific plan is annexation of
the site, so adoption of the specific plan essentially prezones the site.
"OBJECTIVE L.U. 5c
Undertake an infill program which will promote new development within
the City on undeveloped or underdeveloped parcels ..."
Currently, the site is under cultivation. Assuming adoption of the Specific Plan, the
entitlement will promote new development on what would be deemed undeveloped or
underdeveloped land.
"OBJECTIVE L.U. 5d
Locate new development contiguous to compatible existing development."
The use and intensity proposed by the Entrada Este Specific Plan are compatible with
surrounding development. Infrastructure (storm drainage, water, sewer) will be linked to
adjacent systems. Office parcel(s) are adjacent to existing office development off site.
The other office, commercial uses relate to U.S. Highway 101 and Betteravia Road.
Residential uses are consistent with existing residential uses surrounding the site.
"GOAL L.U. 6a -- BALANCE GROWTH
Accommodate new development, balancing social, environmental and
economic considerations."
The proposed mixture of land uses are a balance of residential and employment
generating uses. Community services will be mitigated by a combination of developer
fees and land dedications. As proposed, the project conforms to or is less intense than
the project analyzed in the Annexation EIR. Therefore, if the mitigations proposed in the
Annexation EIR are implemented, then the environmental considerations shall be met.
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“OBJECTIVE L.U. 7a
Require the use of buffers between incompatible land uses by using
berms, walls, open space, landscaping, bike paths, and arterial streets
where appropriate ..."
”OBJECTIVE L.U. 7b
Protect residential neighborhoods from encroachment by incompatible
nonresidential uses and the impacts associated with adjacent
nonresidential activities."
The intent of these objectives is to reduce land use conflicts. The Entrada Este Specific
Plan purposefully utilizes buffers to reduce conflicts between adjacent land uses and
arranges land uses to create a transition from more to less intense activities. This
transition extends to adjacent off-site residential and commercial development also as
indicated above.
“OBJECTIVE L.U. 7d
Where industrial and intense retail development borders residential
development, the circulation pattern should be designed to avoid direct
conflicts so that industrial and commercial traffic does not enter residential
neighborhoods. Create cul-de-sacs and locate industrial districts along
major arterial streets ..."
Nonresidential uses are clustered along Betteravia Road and U.S. Highway 101 (both
principal arterials). Therefore, commercial traffic may utilize principal arterials without
having to cross residential areas.
The Circulation Plan is designed to limit commercial traffic in residential areas. Where
commercial and residential uses abut, local arterials serving the commercial sites do not
penetrate residential areas. In other words, no direct access will be permitted from a
residential area into an adjacent commercial area.
“OBJECTIVE L.U. 7e
Industrial, commercial and office uses shall provide sufficient on-site
parking facilities to accommodate their equipment and parking needs.”
The specific plan parking requirements shall meet or exceed City standards, therefore
providing sufficient parking.
"OBJECTIVE L.U. 7f
Where residential development takes place along arterials and collectors,
every effort should be made to mitigate the negative impacts of traffic on
the residential uses. Mitigation measures include setbacks, landscaped
buffers, walls, and limited or no driveway access into individual dwelling
units."
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The Circulation Plan and Community Design Guidelines, prevent direct access from a
dwelling driveway onto an arterial or collector street. Sound walls are proposed to
attenuate noise from U.S. Highway 101 and Betteravia Road on adjacent residential
areas. Additionally, increased rear yard setbacks for residential areas adjacent to U.S.
Highway 101 required in the Development Regulations will aid noise attenuation. Other
route related circulation design measures are outlined above.
"POLICY L.U.9 -- Housing for All Economic Segments of Society
Ensure that adequate housing is provided for all economic segments of
the population through a diversity of housing types, sizes, and density ..."
"OBJECTIVE L.U.9d
Provide a balance of areas for all housing types and sizes which are
compatible with the surrounding land uses."
The Land Use Plan designates residential land uses for the entire range of densities
found in the General Plan. The Development Regulations and Community Design
Guidelines provide a flexible framework to permit a diversity of housing products. The
specific plan provides the opportunity for construction of housing for each economic
segment of the population. Compatibility with surrounding land uses is discussed above.
"GOAL L.U.10 -- PROMOTE HIGH QUALITY COMMERCIAL AND
INDUSTRIAL DEVELOPMENT
Continue to promote quality commercial and industrial development in
Santa Maria and encourage the upgrading and revitalization of the existing
commercial and industrial areas."
"OBJECTIVE L.U.10a
Encourage the development of community commercial activities and
centers along the major arterials serving the City such as Broadway and
Main..."
Commercial land use designations are clustered along Betteravia Road and U.S.
Highway 101. The access, visibility and Community Design Guidelines will promote high
quality commercial development along the principal arterials. The relationship of the
nearby residential uses and circulation patterns will ensure that the commercial uses
become the focal point of the project.
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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

2-1

DU/Acre Dwellings

250

CHAPTER 2

LAND DEVELOPMENT PLAN
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

AREA A-3

AREA A-1

AREA A-2

This shaded area
is now under the
guidelines of the
Enos Ranchos
Specific Plan
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Exhibit 6 –
Deleted from Specific Plan
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AREA A-2

Exhibit 7 – Land Use and Zoning Designations

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

AREA A-3

AREA A-1

PD/PF

PD/OS
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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.

2-11

CHAPTER 2

LAND DEVELOPMENT PLAN
Exhibit 8 – Circulation Plan
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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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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).
2-23

CHAPTER 2

LAND DEVELOPMENT PLAN
Exhibit 13 – Conceptual Water Plan

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

2-24

CHAPTER 2

LAND DEVELOPMENT PLAN

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

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

2-36

CHAPTER 2

LAND DEVELOPMENT PLAN

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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3.0

DEVELOPMENT REGULATIONS

The regulations found in this section govern ten types of land uses; five residential uses,
general commercial, commercial professional office, freeway service, light industrial
(self storage), public facilities and parks/open space, as described in the following
sections. The regulations constitute the primary zoning provisions for the Entrada Este
Specific Plan and are intended to provide a flexible, yet consistent method whereby
large parcels of land may be designed and developed for a variety of land uses, while
taking advantage of contemporary and innovative site planning techniques. More
specifically, the regulations are intended to:
•

Provide opportunities for a range of housing options, supporting commercial
uses, and professional office uses.

•

Provide opportunities for freeway oriented commercial uses taking advantage of
the proximity of the U.S. Highway 101.

•

Provide for the scale and nature of uses which can make the most efficient use of
the existing site configuration.

•

Establish a consistent standard for both visual and functional attributes of the
area that creates desirable residential neighborhoods.

•

Expand the traffic handling capacity of local arterials and collector streets that
serve the area to accommodate new development.

•

Establish a sense of place, as well as continuity and consistency of development
standards, within the specific plan area.

Relationship to City Zoning
The Specific Plan land use categories are based on categories and definitions found in
the City of Santa Maria Zoning Ordinance (Title 12). The Entrada Este Specific Plan
shall be implemented pursuant to the provisions and procedures of the Santa Maria
Municipal Code. More specifically, the review of all new development within the Specific
Plan area shall be conducted in accordance with the planned development permit
requirements of the Santa Maria Zoning Ordinance, except as provided herein.
3.1

LAND USE STANDARDS

The City of Santa Maria Zoning Ordinance provides the basis for residential land
development regulations under the Entrada Este Specific Plan. Three residential zone
districts are established by this plan. The district name is followed by the base zone in
parenthesis: 1) Low Density (R-1), 2) Low-Medium Density (RSL-1), and 3) Medium
Density (R-2). Two public zone districts are established by this plan. The district name is
followed by the base zone in parenthesis: 1) Public Facility (PF) and Open Space (OS).
Commercial and industrial zone districts are established by this plan. The district name
is followed by the base zone in parentheses: 1) General Commercial (C-2), 2) Office
(CPO), 3) Freeway Service (FS), and 4) Light Manufacturing (M-1/Self Storage
Overlay).
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Mixed-uses with the Commercial and Office zones and subsequent development within
the specific plan area, shall be through the conditional use permit process (i.e., a
specific plan amendment shall not be required). The mixed-use allows commercial and
residential uses within the same planning area. Although no mixed-use zone is currently
designated on the land use plan, it may be considered in-lieu-of any previously
designated commercial or industrial zone (C-2, FS, CPO, or M-1).
The following sections summarize basic development regulations for each type of
residential zone district. For a comprehensive description of all development standards,
refer to the City's Zoning Ordinance.
3.1.1 Low Density Residential Zone Standards (R-1)
This residential type represents the majority of dwelling units in Entrada Este. Located
almost entirely in the southern two-thirds of the project, these units will be built at no
more than 5 units per acre.
a.

Purpose. The R-1 district is designed and intended to stabilize and protect
the residential character of the district and to promote and encourage a
suitable environment for family life on a neighborhood basis.

b.

Permitted Uses. The following uses are permitted in the R-1 zone district:

c.

(1)

Home occupations subject to a home use permit per Chapter 29 of the
Municipal Code;

(2)

Single-family dwelling;

(3)

Crop and tree farming;

(4)

Care of nonrelated persons (six or less persons);

(5)

Keeping of household pets, aviaries and greenhouses for domestic or
hobby use. The keeping of roosters, goats, sheep, pigs, horses, cows
or similar animals is specifically prohibited;

(6)

Small family day care homes.

Conditional Uses. The following uses and those similar uses which the
planning commission finds to fall within the intent and purpose of this zone,
that will not be more obnoxious or detrimental to the public welfare, are found
by the commission to be compatible with adjoining land uses, and which are
of a comparable nature and of the same class enumerated in this section,
shall be permitted subject to obtaining a conditional use permit according to
the procedures set forth in Article 2 of Chapter 35 of the Zoning Ordinance.
(1)

Churches;

(2)

Child day care centers;

(3)

Public and private schools;

(4)

Large family day care homes;
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(5)

An increase in pipeline capacity through the repair, maintenance,
replacement, or installation of new pipelines as defined in Section 122.113.1 of the Zoning Ordinance.

(6)

Care of non-related persons (seven or more persons).

d.

Accessory Buildings. Accessory buildings shall be permitted in the R-1
district subject to compliance with all requirements set forth in Chapter 27 of
the Zoning Ordinance.

e.

Minimum Building Site
(1)

Each lot shall have a minimum area of six thousand (6,000) square
feet and a minimum width of sixty (60) feet. Corner lots shall have a
minimum area of seven thousand (7,000) square feet and a minimum
width of seventy (70) feet.

(2)

The City Council through a subdivision map may create lots smaller
than specified in subsection (1) of this section, provided the overall
density of the project is consistent with the general plan.

f.

Maximum Building Height. The maximum building height is thirty (30) feet.

g.

Building Setbacks. Setbacks and yard measurements are from the lot lines.
Lot lines abutting a street right-of-way or easement assumes a lot line based
on the ultimate designed right-of-way or easement.
(1)

Front yards shall be a minimum of twenty (20) feet deep, except side
entry garages may be fifteen (15) feet from the front property line and
roll-up garage doors may be eighteen (18) feet from the property line
adjacent to the street.

(2)

Side yards shall be a minimum of five (5) feet on one side and ten (10)
feet on the other. A zero (0) side yard shall be permitted by approval of
a development plan or subdivision map when the total for both side
yard requirements are met on each lot or parcel.

(3)

Rear yards shall be a minimum of fifteen (15) feet for a single story
structure. Rear yards shall be a minimum of twenty (20) feet for a two
story structure. Rear yard setbacks for single or two story structures
may be reduced to ten (10) feet where they abut a flood control facility
or Open Space (OS) zone.

(4)

Corner lots shall be a minimum of fifteen (15) feet from the property
line abutting the street and a minimum of five (5) feet on the other side.

(5)

A 35-foot rear yard will be retained for those lots adjacent to the U.S.
Highway 101 right-of-way. Wall construction shall be solid, continuous
and a minimum of twelve (12) feet in height. A sound attenuation wall
shall be located on private property at the edge of the existing right-ofway.
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Exhibit 21
Deleted from Specific Plan
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Exhibit 22
Low Density Residential - Typical Lot Setbacks
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Off-Street Parking. New construction of single family dwellings shall provide
two (2) off-street parking spaces within a garage or carport, except that the
City Council may waive the requirement for a garage or carport for
subdivisions participating in an affordable housing program approved by the
City and where pre-engineered, uniform carport and garage designs are
approved through a planned development permit. Projects receiving such a
waiver are required to provide two uncovered off-street parking spaces for
each dwelling unit.
For provisions on parking, see Chapter 32 of the Zoning Ordinance.

i.

Signs. For provisions on signs, see Chapter 34 of the Zoning Ordinance.

j.

Noise. Residential structures adjacent to an arterial or collector street shall
comply with either one of the following:
(1)

The recommendations contained in an acoustical report prepared by
an acoustical expert acceptable to the Community Development
Department; or

(2)

The installation of solid-core doors and double-glazed windows on all
openings on the elevation of the structure facing the arterial or collector
streets. Roof vents facing arterial or collector streets shall be baffled in
a manner acceptable to the zoning administrator.

k.

Single-Family Architectural and Aesthetic Standards. See Section 3.3.2,
Community Design Guidelines, Private Improvements.

l.

Minimum Percentage Landscaping. The R-1 zoning district does not
establish minimum landscaping requirements for individual lots.

3.1.2 Low-Medium Density Residential Zone Standards (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 density residential uses are located
almost entirely within the project’s southern portion.
a.

Purpose. The RSL-1 district is designed and intended to stabilize and
maintain the single-family character of the district and permit a suitable
environment for single-family living on a smaller scale by permitting smaller
lots with special yard requirements while at the same time maintaining
adequate individual private open space. It is intended that the RSL-1 zoning
be used in conjunction with subdivisions with southerly oriented side yards
with zero sideline homes to facilitate passive and active solar designed
homes.
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Permitted Uses. The following uses are permitted in the RSL-1 zone district:
(1)

Home occupations subject to a home use permit per Chapter 29 of the
Municipal Code;

(2)

Single-family dwelling;

(3)

Crop and tree farming;

(4)

Care of nonrelated persons (six or less persons);

(5)

Keeping of household pets, aviaries and greenhouses for domestic or
hobby use. The keeping of roosters, goats, sheep, pigs, horses, cows
or similar animals is specifically prohibited;

(6)

Small family day care homes.

Conditional Uses. The following uses and those similar uses which the
planning commission finds to fall within the intent and purpose of this zone,
that will not be more obnoxious or detrimental to the public welfare, are found
by the commission to be compatible with adjoining land uses, and which are
of a comparable nature and of the same class enumerated in this section,
shall be permitted subject to obtaining a conditional use permit according to
the procedures set forth in Article 2 of Chapter 35 of the Zoning Ordinance.
(1)

Churches;

(2)

Child day care centers;

(3)

Public and private schools;

(4)

Large family day care homes.

d.

Accessory Buildings. Accessory buildings shall be permitted in the RSL-1
district subject to compliance with all requirements set forth in Chapter 27 of
the Zoning Ordinance.

e.

Minimum Building Site
(1)

Lots shall have a minimum of four thousand five hundred (4,500)
square feet and a minimum width of forty-five (45) feet, except cul-desac end lots shall be a minimum of forty (40) feet wide. Corner lots
shall be a minimum of five thousand (5,000) square feet and a
minimum of fifty (50) feet in width.

(2)

Smaller lots may be created through City Council approval of a
subdivision map, provided the project is consistent with the overall
density of the Specific Plan and the General Plan.

f.

Maximum Building Height. The maximum height is twenty-five (25) feet.

g.

Building Setbacks. Setbacks and yard measurements are from the lot lines.
Lot lines abutting a street right-of-way or easement assumes a lot line based
on the ultimate designed right-of-way or easement.
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(1)

Front yards shall be a minimum of twenty (20) feet deep, except side
entry garages may be fifteen (15) feet from the front property line,
providing the lot width allows a minimum forty-eight (48) foot turning
radius. Roll-up garage doors may be eighteen (18) feet from the
property line adjacent to the street.

(2)

Side yards may be zero (0) feet, except that a three (3) to five (5) foot
easement must be provided, and the other side yard shall be a
minimum of fifteen (15) feet.

(3)

Rear yards for single story structures shall be a minimum of ten (10)
feet and two story structures shall be a minimum of fifteen (15) feet.

(4)

Corner lots shall have a minimum side yard setback of fifteen (15) feet
from the abutting street and the other side yard may be zero (0) feet.

(5)

A 35-foot rear yard will be retained for those lots adjacent to the U.S.
Highway 101 right-of-way. A sound attenuation wall shall be located on
private property at the edge of the existing right-of-way. Wall
construction shall be solid, continuous and a minimum of twelve (12)
feet in height.

(6)

The planning commission, through a planned development permit, may
modify the setback requirements of the RSL-1 zoned property as
specified in this section.

h.

Off-Street Parking. New construction of single family dwellings shall provide
two (2) off-street parking spaces within a garage or carport, except that the
City Council may waive the requirement for a garage or carport for
subdivisions participating in an affordable housing program approved by the
City and where pre-engineered, uniform carport and garage designs are
approved through a planned development permit. Projects receiving such a
waiver are required to provide two uncovered off-street parking spaces for
each dwelling unit.
Refer to Chapter 32 of the Municipal Code for provisions on parking.

i.

Signs. For provisions on signs, see Chapter 34 of the Zoning Ordinance.

j.

Noise. Residential structures adjacent to an arterial or collector street shall
comply with either one of the following:
(1)

The recommendations contained in an acoustical report prepared by
an acoustical expert acceptable to the Community Development
Department; or

(2)

The installation of solid-core doors and double-glazed windows on all
openings on the elevation of the structure facing the arterial or collector
streets. Roof vents facing arterial or collector streets shall be baffled in
a manner acceptable to the zoning administrator.
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Exhibit 23 - Low-Medium Density Residential
Typical Lot Setbacks
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k.

Single-Family Architectural and Aesthetic Standards. See Section 3.3.2,
Community Design Guidelines, Private Improvements.

l.

Minimum Percentage Landscaping. The R-1 zoning district does not
establish minimum landscaping requirements for individual lots.

3.1.3 Medium Density Residential Zone Standards (R-2)
The second most numerous residential type is 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. A large portion of
the medium density housing is also adjacent to a community park area to buffer medium
density 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.
a.

Purpose. The R-2 district is designed and intended to stabilize and maintain
the residential character of the district and permit a suitable environment for
family living on a smaller scale by permitting a higher density with two (2)
families to the lot while maintaining individual privacy, open space and
facilities.

b.

Permitted Uses. The following uses are permitted in the R-2 zone district:

c.

(1)

Single-family dwellings when they meet all requirements set out in the
R-1 district;

(2)

Duplexes;

(3)

Two detached dwelling units;

(4)

Home occupations subject to obtaining a home use permit. See
Chapter 29 of the Zoning Ordinance;

(5)

Care of nonrelated persons (six or less persons);

(6)

Small family day care homes;

(7)

Keeping of household pets, aviaries and greenhouses for domestic or
hobby use. The keeping of roosters, goats, sheep, pigs, horses, cows
or similar animals is specifically prohibited.

Conditional Uses. The following uses and those similar uses which the
planning commission finds to fall within the intent and purpose of this zone,
that will not be more obnoxious or detrimental to the public welfare, are found
by the commission to be compatible with adjoining land uses, and which are
of a comparable nature and of the same class enumerated in this section,
shall be permitted subject to obtaining a conditional use permit according to
the procedures set forth in Article 2 of Chapter 35 of the Zoning Ordinance.
(1)

Dwelling groups, triplexes and fourplexes, when density requirements
can be met;

(2)

Churches;
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(3)

Child day care centers;

(4)

Private schools;

(5)

Large family day care homes;

(6)

An increase in pipeline capacity through the repair, maintenance,
replacement, or installation of new pipelines as defined in Section 122.113.1 of the Zoning Ordinance.

(7)

Care of non-related persons (seven or more persons);

(8)

A commercial parking lot, provided that the commercial use is
contingent to the residentially zoned lot. If a dedicated public alley lies
between the commercial use and the residentially zoned lot, the
property may be determined to be contingent to the residentially zoned
lot.

d.

Accessory Buildings. Accessory buildings shall be permitted in the R-2
district subject to compliance with all requirements set forth in Chapter 27 of
the Zoning Ordinance.

e.

Minimum Building Site
(1)

A lot shall be a minimum of six thousand (6,000) square feet and a
minimum width of sixty (60) feet. Corner lots shall be a minimum of
seven thousand (7,000) square feet and a minimum width of seventy
(70) feet.

(2)

Smaller lots may be created through City Council approval of a
subdivision map, provided the project is consistent with the overall
density of the Specific Plan and the General Plan.

(3)

Development of parcels less than one (1) acre in size may not exceed
a density of three thousand (3,000) square feet of net land area, as
determined by Section 12-7.08 of the Zoning Ordinance. Properties
greater than one (1) acre, may not exceed a density of twelve (12)
units per gross acre.

f.

Maximum Building Height. The maximum height is thirty-five (35) feet.

g.

Building Setbacks. Setbacks and yard measurements are from the lot lines.
Lot lines abutting a street right-of-way or easement assumes a lot line based
on the ultimate designed right-of-way or easement.
(1)

Front yards shall be a minimum of twenty (20) feet deep, except side
entry garages may be fifteen (15) feet from the front property line. Rollup garage doors may be eighteen (18) feet from the property line
adjacent to the street.

(2)

Side yards shall be a minimum of five (5) feet on one side and ten (10)
feet on the other. A zero (0) foot side yard is permitted with an
approved development plan or subdivision map when both side yard
requirements are met on each lot or parcel.
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(3)

Rear yard setbacks are a minimum of ten (10) feet except where it
shares a common lot line with an R-2 zone, the minimum setback shall
be twenty (20) feet. Where a rear yard abuts an alley, garage or
carport taking access from the alley, the setback shall be twenty-five
(25) feet from the opposite side of the alley or provide a side entry
garage with a minimum of twenty-five (25) feet of maneuvering space.

(4)

Corner lots shall have a minimum side yard setback of fifteen (15) feet
from the abutting street and the other side yard may be five (5) feet.

(5)

A 35-foot rear yard will be retained for those lots adjacent to the U.S.
Highway 101 right-of-way. A sound attenuation wall shall be located on
private property at the edge of the existing right-of-way. Wall
construction shall be solid, continuous and a minimum of twelve (12)
feet in height.

(6)

Where lots abut Betteravia Road, a sound wall shall be constructed.
Wall design shall be solid, continuous and a minimum of eight (8) feet
in height. This sound attenuation wall shall be located on the property
line.

(7)

The planning commission, through a planned development permit, may
modify the setback requirements of the R-2 zoned property as
specified in this section.

h.

Off-Street Parking. New construction of single family dwellings shall provide
two (2) off-street parking spaces within a garage or carport, except that the
City Council may waive the requirement for a garage or carport for
subdivisions participating in an affordable housing program approved by the
City and where pre-engineered, uniform carport and garage designs are
approved through a planned development permit. Projects receiving such a
waiver are required to provide two uncovered off-street parking spaces for
each dwelling unit.
Refer to Chapter 32 of the Municipal Code for provisions on parking.

i.

Signs. For provisions on signs, see Chapter 34 of the Zoning Ordinance.

j.

Noise. Residential structures adjacent to an arterial or collector street shall
comply with either one of the following:

k.

(1)

The recommendations contained in an acoustical report prepared by
an acoustical expert acceptable to the Community Development
Department; or

(2)

The installation of solid-core doors and double-glazed windows on all
openings on the elevation of the structure facing the arterial or collector
streets. Roof vents facing arterial or collector streets shall be baffled in
a manner acceptable to the zoning administrator.

Single-Family Architectural and Aesthetic Standards. See Section 3.3.2,
Community Design Guidelines, Private Improvements.
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Minimum Percentage Landscaping.
(1)

A minimum landscaped area of three hundred (300) square feet,
exclusive of yards, shall be provided on the same site as the dwelling
unit.

(2)

Front yard setbacks shall be landscaped except for the driveway to the
parking area.

3.1.4 General Commercial Zone Standards (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 complement the Freeway Service area uses and
provide regionally-oriented retail/service uses. (The area south of Betteravia Road is
subject to special land use and design guidelines, which are described both below and
in Section 3.3, Community Design Guidelines.) 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.
a.

Purpose. The C-2 district is designed and intended to provide for the general
business and commercial needs of the City. The zone shall be used by a wide
range of retail and service establishments which, because of their economic
and activity requirements, are not suited to the central business district.
Commercial development in the portion of the Specific Plan area south of
Betteravia Road is intended to function as a regional "Retail Power Center.” It
is anticipated that this area would include at least one "big box" tenant in a
building of about 130,000 square feet. A variety of ancillary shops,
restaurants, and services would occupy additional buildings ranging in size
from 6,000 to 125,000 square feet.

b.

Permitted Uses. The following uses are permitted in the C-2 zone district.
(1)

All permitted uses in the C-1 district (central business) district;

(2)

Retail sales, such as:
(a) Home improvement centers,
(b) Furniture sales,

(3)

Service establishments such as:
(a) Brake repair shops,
(b) Muffler shops,
(c) Blueprint shops,
(d) Dental laboratories,
(e) Medical clinics,
(f) Motels,
(g) Light equipment rentals,
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(4)

Commercial uses exceeding 100,000 gross square feet, up to eight
percent (8%) of said floor area, may be used for display and sale of nontaxable merchandise. Warehousing and offices in support of the primary
retail commercial use shall be considered retail floor area.

c.

Conditional Uses. The following uses and those similar uses which the
planning commission finds to fall within the intent and purpose of this zone,
that will not be more obnoxious or detrimental to the public welfare, are found
by the commission to be compatible with adjoining land uses, provided that
conditions and development standards are applied to mitigate any potentially
adverse impacts, are permitted in the C-2 district subject to obtaining a
conditional use permit according to the procedures set forth in Article 2 of
Chapter 35 of the Zoning Ordinance. Examples include:
(1)

Bars, cocktail lounges and restaurants serving alcoholic beverages;

(2)

Bowling alleys;

(3)

Butane and propane service stations;

(4)

Massage parlors;

(5)

Nightclubs;

(6)

All other automotive repair shops, including body and fender repair
shops;

(7)

Service stations;

(8)

Veterinary clinics;

(9)

Laundries;

(10)

Secondhand sales;

(11)

Car washes;

(12)

Light wholesale uses which supply goods and material which are sold
in retail stores permitted in the C-1 district and C-2 district; provided,
however, that the uses do not generate significant truck traffic;

(13)

Lodges and clubs;

(14)

Churches, in an existing structure and on a temporary basis only;

(15)

Mechanical riding machines;

(16)

Penny arcades, as provided in Section 12-13.05 of the Zoning
Ordinance;

(17)

Automobile sales;

(18)

Boat sales;

(19)

Bus and taxi terminals;

(20)

Nurseries;

(21)

Trailer sales;

(22)

Recreational vehicle sales;
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(23)

Any use with drive-up, drive-in or drive-through facilities for serving
customers from their vehicle;

(24)

Temporary retail sales within a hotel or motel;

(25)

An increase in pipeline capacity through the repair, maintenance,
replacement, or installation of new pipelines as defined in Section 122.113.1 of the Zoning Ordinance;

(26)

Tractor and farm equipment sales;

(27)

Tire sales and service;

(28)

Concurrent retailing of motor vehicle fuel with alcoholic beverages for
off-premises consumption;

(29)

Mixed-use projects (pursuant to Section 3.1.11 of Entrada Este Specific
Plan).

(30)

An apartment or living quarters for the owner, caretaker or occupant of
the building site.

Prohibited Uses. Grocery stores on "Site B" of GPZ-99-05, Crossroads
Commercial Center III, amending the Entrada Este Specific Plan (Assessor
Parcel No. 128-136-036; Subsequent Environmental Impact Report
SCH#2000011095, E-99-54). [Note: This prohibition now applies to Assessor Parcel Nos. 128179-001, -002, -003, -004, -005, and -006; as of June 2012, the site is developed as the College Square
Shopping Center.]

e.

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

f.

Minimum Building Site. Each lot or parcel of land in the C-2 district shall
have a minimum lot area of not less than seven thousand (7,000) square feet
and a minimum width of fifty (50) feet.

g.

Maximum Building Height.

h.

(1)

The maximum height is forty (40) feet or three (3) stories, whichever is
less. Architectural projections may exceed this height on a case-bycase basis.

(2)

A conditional use permit is required for any building or structure in
excess of one (1) story or eighteen (18) feet in height when adjacent to
a residential zoning district unless the building or structure is located
more than one hundred (100) feet from the residential district
boundary. Properties separated by streets and alleys are considered
adjacent.

Wall. Each lot or parcel in the C-2 district which has a side or rear lot line
adjoining property in a residential zone shall have a solid masonry wall of not
less than eight (8) feet in height established along the side and rear lot line
adjoining the zone.
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Building Setbacks. Setbacks and yard measurements are from the lot lines.
Lot lines abutting a street right-of-way or easement assumes a lot line based
on the ultimate designed right-of-way or easement.
(1)

All front, side, or rear yard setbacks for C-2 property adjacent to
residential property shall not be less than ten (10) feet in width. Within
the C-2 areas south of Betteravia Road, this setback shall be no less
than thirty five (35) feet in width.

(2)

All front, side, or rear yard setbacks for C-2 property adjoining streets
shall not be less than ten (10) feet in width. Within the C-2 areas south
of Betteravia Road, this setback shall be no less than thirty (30) feet in
width.

j.

Off-Street Parking. Refer to Chapter 32 of the Zoning Ordinance for
provisions on parking. An apartment or living quarters for the owner, caretaker
or occupant of the building site shall provide two (2) spaces, both of which
shall be covered. Parking should not exceed the City's standard of one space
for every 250 square feet of floor area.

k.

Signs. For provisions on signs, see Chapter 34 of the Zoning Ordinance.
Additional standards for commercial areas south of Betteravia Road are
contained in Section 3.3.3 of this Specific Plan.

l.

Outside display and storage. All display, service, installation and storage in
the C-2 district shall be located wholly within an enclosed building except in
connection with the following uses by a conditional use permit or planned
development permit:
(1)

Automobile service stations, which are permitted outside display of
automobile tires, batteries, and similar equipment and accessories and
petroleum products only;

(2)

Florist shops;

(3)

Nursery stock, plant materials only;

(4)

Automobile parking facilities;

(5)

Automobile sales (new and used);

(6)

Boat, trailer and camper sales;

(7)

Bus and taxi terminals;

(8)

Spa and patio furniture sales.

Such facilities shall be thematically incorporated into the overall site design,
and non-enclosed areas shall be permanently defined and screened with wall
and/or fences. Materials, colors and design of screening walls shall conform
to those used as predominant materials and colors on the building. Details
would be determined during the planned development permit review process.
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Auto Overlay Restrictions. Incidental services operated by the auto center
dealers, such as public car washes, auto body repair facilities, and an
apartment or living quarters for the owner, caretaker or occupant of the
building site, are permitted in the auto overlay district, subject to the following:
(1)

Buildings containing incidental services shall be physically connected
to the main building. However, on a case-by-case basis and subject to
approval of the planning commission through a planned development
permit, incidental services may be contained in a building which is not
physically connected to the main building;

(2)

Buildings containing incidental services
architecture with that of the main building;

(3)

Incidental services shall not take direct access to a public street. All
access shall be provided internally from the auto dealer driveways;

(4)

Incidental services shall not be located at major intersections.
However, on a case-by-case basis, and subject to approval of the
planning commission through a planned development permit, incidental
services may be located at major intersections; and

(5)

Incidental services shall be located no closer than 35 feet to any
property line along a public street.

(6)

An apartment or living quarters for the owner, caretaker or occupant of
the building site requires a conditional use permit per regulations set
forth in Chapter 12-35 of the Santa Maria Municipal Code and off-street
parking as set forth in Section 3.1.6.i. of this Specific Plan.

shall

have

consistent

In addition, one food and beverage facility not to exceed 500 square feet will
be permitted within the facilities to serve only the auto center dealers, patrons
and employees.
3.1.5 Freeway Service Zone Standards (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 the majority of retail uses outside the central core that are developing
along the major corridors through the City.
a.

Purpose. The FS district is designed and intended to provide for commercial
establishments operated primarily for the purpose of serving the essential
needs of the freeway traveler.

b.

Permitted Uses. The following uses are permitted in the FS zone district:
(1)

Hotels;

(2)

Motels;

(3)

Restaurants;

(4)

Public rest stops.
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Conditional Uses. The following uses and those similar uses which the
planning commission finds to fall within the intent and purpose of this zone,
that will not be more obnoxious or detrimental to the public welfare, are found
by the commission to be compatible with adjoining land uses, provided that
conditions and development standards are applied to mitigate any potentially
adverse impacts, are permitted in the FS district subject to obtaining a
conditional use permit according to the procedures set forth in Article 2 of
Chapter 35 of the Zoning Ordinance. Examples include:
(1)

Drive-in restaurant;

(2)

Cocktail lounges, when in connection with restaurants;

(3)

Automobile service stations, including sales normally related to the
sale of gasoline. No repairs other than emergency repairs and
replacement are permitted;

(4)

Recreational vehicle parks catering to transient occupancy only;

(5)

Truck stops;

(6)

Penny arcades, as provided in Section 12-14.05 of the Zoning
Ordinance;

(7)

Any use with drive-up, drive-in or drive-through facilities for serving
customers from their vehicle;

(8)

An increase in pipeline capacity through the repair, maintenance,
replacement, or installation of new pipelines as defined in Section 122.113.1 of the Zoning Ordinance.

(9)

Commercial recreation facilities;

(10)

Concurrent retailing of motor vehicle fuel with alcoholic beverages for
off-site consumption;

(11)

Mixed-use projects (pursuant to Section 3.1.11 of the Entrada Este
Specific Plan).

d.

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

e.

Minimum Building Site. Minimum building site required is twenty thousand
(20,000) square feet; hotels, motels and restaurants require twenty thousand
(20,000) square feet per complex.

f.

Lot Coverage. The maximum allowable coverage of each building site with
main and secondary buildings is thirty (30) percent.

g.

Maximum Building Height.
(1)

The maximum height is forty (40) feet.

(2)

A conditional use permit is required for any building or structure in
excess of one (1) story or eighteen (18) feet in height when adjacent to
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a residential zoning district unless the building or structure is located
more than one hundred (100) feet from the residential district
boundary. Properties separated by streets and alleys are considered
adjacent.

h.

Building Setbacks. Setbacks and yard measurements are from the lot lines.
Lot lines abutting a street right-of-way or easement assumes a lot line based
on the ultimate designed right-of-way or easement.
(1)

Front yard setback is a minimum of ten feet.

(2)

Side yards, on a corner lot shall be a minimum of ten (10) feet. On an
interior lot, side yards shall be ten percent (10%) of the average lot
width or ten (10) feet, whichever is greater.

(3)

Rear yards shall be a minimum of twenty (20) feet.

i.

Incidental and Outside Storage. Incidental storage is permitted only when
those materials are clearly incidental to the allowed or accessory use. No
outside storage of materials are permitted in the FS district.

j.

Walls and Screening. All parking and service areas, including driveways
when located and adjacent to a residential district, in order to provide a
degree of privacy to those residential districts and to reduce noise and glare
originating in the freeway service district, shall be screened and separated
from such property by a solid wall, view obscuring fence or compact
evergreen hedge six (6) feet in height; except that no such fence over fortyeight (48) inches in height shall be located within a required setback area
adjacent to a street right-of-way.

k.

Driveway Access, Service Areas and Parking Areas. Access to and from
parking and service areas and all driveway ramps shall be located and
designed in such a manner as to provide adequate ingress and egress to the
premises without impeding traffic to and from freeway access ramps.

l.

Off-Street Parking. Refer to Chapter 32 of the Zoning Ordinance for
provisions on parking.

m.

Signs. For provisions on signs, see Chapter 34 of the Zoning Ordinance.
Encourage sign placement visible from U.S. Highway 101 to advertise
commercial activities in Santa Maria.

3.1.6 Office Zone Standards (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 areas.
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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.
a.

Purpose. The CPO district is established to provide a district for office type
uses with yard and open space and architectural requirements similar to
those in residential districts in order that such uses can be located in close
proximity thereto.

b.

Permitted Uses. The following uses are permitted in the CPO zone district:

c.

(1)

Art studios and art galleries;

(2)

Business or professional offices;

(3)

Insurance sales;

(4)

Travel agencies;

(5)

Photographic studios;

(6)

Medical and/or dental laboratories;

(7)

Medical or dental offices;

(8)

Stock brokerages;

(9)

Public utility offices;

(10)

Camera and watch repair;

(11)

Those uses not listed, which are determined to be similar in nature and
which are compatible with the purpose and intent of this zone, may be
permitted.

Conditional Uses. The following uses and those similar uses which the
planning commission finds to fall within the intent and purpose of this zone,
that will not be more obnoxious or detrimental to the public welfare, are found
by the commission to be compatible with adjoining land uses, provided that
conditions and development standards are applied to mitigate any potentially
adverse impacts, are permitted in the CPO district subject to obtaining a
conditional use permit according to the procedures set forth in Article 2 of
Chapter 35 of the Zoning Ordinance. Examples include:
(1)

An apartment or living quarters for the owner, caretaker or occupant of
the building site;

(2)

Hospitals or convalescent hospitals;

(3)

Rest homes;

(4)

Pharmacies (in conjunction with a medical facility);

(5)

Banks and savings and loan associations;

(6)

Music schools;

(7)

Beauty shops;

(8)

Lodges and clubs;
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(9)

Churches;

(10)

Any use associated with the above permitted office uses with drive-up,
drive-in or drive through facilities for serving customers from their
vehicle;

(11)

Senior citizen housing;

(12)

An increase in pipeline capacity through the repair, maintenance,
replacement, or installation of new pipelines as defined in Section 122.113.1 of the Zoning Ordinance;

(13)

Florists;

(14)

Mixed-use projects (pursuant to Section 3.1.11 of the Entrada Este
Specific Plan).

d.

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

e.

Minimum Building Site. Minimum building site required is five thousand
(5,000) square feet, and fifty (50) feet in width.

f.

Maximum Building Height.

g.

(1)

The maximum height is thirty-five (35) feet, unless a greater height, not
to exceed fifty (50) feet is specifically approved by the planning
commission through a conditional use or planned development permit.

(2)

A conditional use permit is required for any building or structure in
excess of one (1) story or eighteen (18) feet in height when adjacent to
a residential zoning district unless the building or structure is located
more than one hundred (100) feet from the residential district
boundary. Properties separated by streets and alleys are considered
to be adjacent.

Building Setbacks. Setbacks and yard measurements are from the lot lines.
Lot lines abutting a street right-of-way or easement assumes a lot line based
on the ultimate designed right-of-way or easement.
(1)

Front yard setback is a minimum of ten (10) feet; except, that when the
front or side yard adjoins property in a residential zone, then a front
yard of not less than twenty (20) feet shall be provided.

(2)

Side yards are not required, except under the following conditions:
• When a lot or parcel of land in the CPO district has a side lot line
adjoining property in a residential zone, a minimum ten (10) foot
wide side yard on the side adjoining such lot or parcel is required.
• A corner lot or parcel of land shall have a side yard of not less than
ten (10) feet in width adjoining the street.
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•

(3)

The provisions of Section 12-26.06 of the Zoning Ordinance
regarding corner cutback requirements shall apply.

Rear yards of any lot or parcel in the CPO district having a rear lot line
adjoining property in a residential zone shall have a rear yard of not
less than ten (10) feet.

h.

Walls and Screening. Each lot or parcel of land in the CPO district having a
side or rear lot line adjoining property in a residential zone shall have a solid
masonry wall, not less than six (6) feet in height established along the side
and rear lot line adjoining the residential zone.

i.

Off-Street Parking. Refer to Chapter 32 of the Zoning Ordinance for
provisions on parking.

j.

Signs. For provisions on signs, see Chapter 34 of the Zoning Ordinance.

3.1.7 Open Space Zone Standards (OS)
This designation provides the opportunity for recreational uses, such as neighborhood,
and community parks and trails. Other uses include conservation uses, specifically tree
preservation and 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 areas
of the community by bicycle and pedestrian trails as shown on the Parks/Open Space
Exhibit. The ultimate park area shall be a function of the number of the dwelling units
allowed by the Specific Plan.
a.

Purpose. The OS district is designed and intended to provide open space for
the preservation of natural resources, managed production of resources,
outdoor recreation, the protection of public health and safety, and to preserve
natural scenic areas for future population, and to provide areas for future
planned growth of the city.

b.

Permitted uses. The following uses shall be permitted in the OS district:
(1)

Agricultural lands (areas of economic importance of the production of
food or fiber), including farms, plant nurseries, orchards and truck
gardening;

(2)

Forest lands;

(3)

Range lands;

(4)

Areas required for recharge of groundwater basin, including retention
basins required for flood control;

(5)

Rivers, streams, reservoirs and fishing/casting ponds;

(6)

Areas containing major mineral deposits;

(7)

Areas required for the preservation of plants and animal life, including
habitat for wildlife species;
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(8)

Areas for outdoor recreation, including parks, utility easements, trails
and scenic highway corridors;

(9)

Areas which require special management or regulation because of
hazardous conditions such as earthquake fault zones, unstable soil
areas, floodplain, watersheds, areas presenting high fire risks, and
areas required for the protection of groundwater recharge, and water
storage areas;

(10)

Country clubs;

(11)

Golf courses and driving ranges;

(12)

Land reclamation projects;

(13)

Publicly owned and operated sanitary landfill operations.

c.

d.

Conditional Uses. The following uses and those similar uses which the
planning commission finds to fall within the intent and purpose of this zone,
that will not be more obnoxious or detrimental to the public welfare, are found
by the commission to be compatible with adjoining land uses, provided that
conditions and development standards are applied to mitigate any potentially
adverse impacts, are permitted in the OS district subject to obtaining a
conditional use permit according to the procedures set forth in Article 2 of
Chapter 35 of the Zoning Ordinance. Examples include:
(1)

Commercial greenhouses;

(2)

Commercial recreation facilities;

(3)

Extraction of natural resources, including buildings and structures
necessary to the production of such natural resources on the site;

(4)

Dwellings, single-family, on lots or parcels with a minimum size of
twenty (20) acres;

(5)

Riding academies and stables with the boarding of horses;

(6)

Public utility structures;

(7)

Electrical substations;

(8)

Tourist information centers;

(9)

Libraries and museums;

(10)

Cemeteries;

(11)

An increase in pipeline capacity through the repair, maintenance,
replacement, or installation of new pipelines as defined in Section 122.113.1 of the Zoning Ordinance.

Accessory Uses. Premises in the open space (OS) district may be used for
accessory uses, provided such uses are established on the same lot or parcel
of land, are incidental to and do not substantially alter the character of any
permitted principal use.
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e.

Off-Street Parking. Refer to Chapter 32 of the Zoning Ordinance for
provisions on parking.

f.

Signs. For provisions on signs, see Chapter 34 of the Zoning Ordinance.

3.1.8 Public Facility Zone Standards (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 a site for a fire station and elementary school.
The school site is located adjacent to a park which presents opportunities for shared
use.
a.

Purpose. The PF district is designed and intended to provide for those uses
and activities which serve the public and are generally conducted by
government agencies or charitable and philanthropic nonprofit organizations.

b.

Permitted Uses. The following uses and those which the planning
commission find to be similar to and within the intent and purpose of this
zone, that will not be more obnoxious or detrimental to the public welfare, and
are found by the commission to be compatible with adjoining land uses, and
which are of a comparable nature and of the same class as the uses
enumerated in this section, are permitted:
(1)

Governmental buildings and facilities designed for public use and
accommodation;

(2)

Public libraries, museums and schools and colleges;

(3)

Charitable and philanthropic institutions;

(4)

Cemeteries, crematories or mausoleums;

(5)

Water and wastewater treatment plants, substations and other public
service facilities of a similar nature;

(6)

Uses, buildings and structures incidental, accessory and subordinate to
permitted uses;

(7)

Churches;

(8)

Fire and police stations.

c.

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

d.

Lot coverage. No development shall cover in excess of fifty percent (50%) of
the total area of the property (exclusive of public streets).

e.

Height. No building or structure shall exceed a height of three (3) stories or
thirty-five (35) feet measured from the finished grade on site, unless so
authorized by the zoning administrator, upon his finding that unique
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circumstances apply to the particular property or development proposed
which justify an exception and which if allowed will nevertheless be
compatible with adjoining properties.
f.

Setbacks. Setbacks and yard measurements are from the lot lines. Lot lines
abutting a street right-of-way or easement assumes a lot line based on the
ultimate designed right-of-way or easement.
(1)

Front yards shall be a minimum of fifteen (15) feet.

(2)

Rear yards shall be a minimum of ten (10) feet.

(3)

Side yards shall be a minimum of ten (10) feet.

h.

Off-Street Parking. Refer to Chapter 32 of the Zoning Ordinance for
provisions on parking.

i.

Signs. For provisions on signs, see Chapter 34 of the Zoning Ordinance.

3.1.9 Mixed Land Use Projects
Conventional types of development are intended in areas zoned for commercial or office
use on the Land Use Plan. However, in certain cases, the development of mixed-use
projects containing residential, office and commercial uses shall be permitted subject to
the review and approval of a conditional use permit.
It should be noted that the mixed land use projects is not a zone designation. Rather, a
conditional use for consideration in commercial and office designated zones. The
following section describes the mixed land use concept and special development
requirements.
a.

Purpose. 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.
Many real estate projects have more than one use, but lack the scale and
functional diversity of mixed-use developments. Such structures are multi-use
projects, as distinguished from mixed-use developments outlined above.
Implementation of a "model" mixed-use project would be the result of a
balance of three elements: mixture of land use, conditions of approval and
development incentives.
The mixture of land uses in a viable model project would require a high
degree of self containment, which may include uses such as: medical offices,
primary medical care and therapy, cleaning, sundries, retail of basic clothing
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and food, restaurants or cafeterias, and recreation facilities, and may have a
focal attraction or focus on a special needs population.
Conditions of approval will vary with specific mixed-use development plans
and may include: provision of transit access, transportation studies, air quality
studies, viewshed analysis, shade and shadow studies, infrastructure demand
studies, fiscal and economic analysis and design review.
Development incentives for planning and construction of these mixed-use
projects may include decreased parking requirements, increased floor area
ratios, increased height limitations, funding and processing assistance from
local, state or private agencies.
b.

Definition. Vertical zoning (mixed-use development) is defined as a relatively
large-scale real estate project characterized by:
(1)

Three or more significant revenue-producing uses (such as retail,
office, residential, hotel/motel, and recreation), which in well-planned
projects are mutually supporting;

(2)

Significant functional and physical integration of project components
(thus potentially an intensive use of land), including uninterrupted
pedestrian connections; and

(3)

Development in conformance with a coherent plan (which frequently
stipulates the type and scale of uses, permitted densities, and related
items).

Three or more uses should be significant (e.g., retail should be more than
site-serving convenience facilities) and revenue-producing (e.g., to amortize
costs over time and provide a reasonable return). In most mixed-use projects,
revenue-producing uses consist of retail, office, residential and/or transient
(hotel/motel) facilities. However, other revenue-producing uses are possible in
a mixed-use project.
Physical and functional integration of project components is another defining
characteristic of mixed-use developments. All project components should be
interconnected by pedestrian ways, although, physically this integration can
take many forms.
(1)

A vertical mixing of project components into a structure, often
occupying only one city block;

(2)

Careful positioning of key project components around centrally-located
focal points (e.g., a shopping gallery or hotel containing a large central
court);

(3)

Interconnection of project components through pedestrian circulation
network (e.g., subterranean concourses, walkways and plazas at
grade, and aerial bridges between buildings or "skyways"); and

(4)

Extensive use of escalators, elevators, moving sidewalks, and other
mechanical means of facilitating horizontal and vertical movement by
pedestrians.
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Mixed-use developments should be developed in conformance with a
coherent development plan. Relative to single-purpose projects, master
planning for mixed-use development demands a much greater diversity of
specialized participation from the economic, physical design, and property
management professions. The planning process, therefore, is far more
involved and must be carried out with much greater care than with most other
real estate projects.
The term "planning" as used here, however, is applied to many different
endeavors, and many types of documents are called plans. Indeed, the
development "plan" for a mixed-use project typically does not consist of a
single document, but rather a collection of materials, including market studies
and maps with alternatives, mass models, working drawings, a development
program (possibly with several options) and cost estimates together with
analyses of feasibility. In addition, mixed-use plans (particularly for large-scale
developments) continually change in response to a variety of market and
financial factors, such as the availability of public infrastructure.
Whatever their form, "coherent" plans for mixed-use development typically set
forth at a minimum the types and scale of land uses, permitted densities, and
general areas on the site where different kinds of development are to occur.
Plans for projects entailing substantial public investment and/or control may
also specify architectural review procedures, as well as respective
responsibilities and financial obligations (e.g., for provision of infrastructure)
on the part of public and private sectors.
c.

Development Requirements. 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 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.
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3.1.10 Low Density Residential Zone Standards (PD/R-1-6,000) for Area A3
This section describes the development standards of the Single-Family Residential
(PD/R-1) zone.
a.

Purpose. The PD/R-1 designation is intended to establish and maintain a
traditional single-family theme for the planning area and permit a suitable
environment for single-family living on a scale representative of a traditional
neighborhood by permitting 6,000 square foot minimum lot sizes with special
residential design and yard requirements while at the same time maintaining
adequate individual private open space. It is intended that the PD/R-1 zoning
be used in conjunction with the City of Santa Maria Zoning Ordinance (R-1
zone).

b.

Permitted Uses. The following uses are permitted in the R-1 zone district:

c.

d.

(1)

Home occupations subject to a home use permit per Chapter 29 of the
Municipal Code;

(2)

Single-family dwelling;

(3)

Crop and tree farming;

(4)

Care of nonrelated persons (six or less persons);

(5)

Keeping of household pets, aviaries and greenhouses for domestic or
hobby use. The keeping of roosters, goats, sheep, pigs, horses, cows
or similar animals is specifically prohibited;

(6)

Small family day care homes.

Conditional Uses. The following uses and those similar uses which the
planning commission finds to fall within the intent and purpose of this zone,
that will not be more obnoxious or detrimental to the public welfare, are found
by the commission to be compatible with adjoining land uses, and which are
of a comparable nature and of the same class enumerated in this section,
shall be permitted subject to obtaining a conditional use permit according to
the procedures set forth in Article 2 of Chapter 35 of the Zoning Ordinance.
(1)

Churches;

(2)

Child day care centers;

(3)

Public and private schools;

(4)

Large family day care homes;

(5)

Care of non-related persons (seven or more persons).

Accessory Buildings. Accessory buildings shall be permitted in the R-1
district subject to compliance with all requirements set forth in Chapter 27 of
the Zoning Ordinance.
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Minimum Building Site
(1)

Each lot shall have a minimum area of six thousand (6,000) square
feet and a minimum width of sixty (60) feet. Corner lots shall have a
minimum of seven thousand (7,000) square feet and a minimum width
of seventy (70) feet.

(2)

The City Council through a subdivision map may create lots smaller
than specified in subsection (1) of this section, provided the overall
density of the project is consistent with the general plan.

f.

Maximum Building Height. The maximum building height is thirty (30) feet.

g.

Building Setbacks. Setbacks and yard measurements are from the lot lines.
(1)

(2)

(3)

Front yards shall be no less than twenty four (24) feet deep, measured
from the back of curb, except as follows:
(a)

Garages shall be set back a minimum of thirty (30) feet from the
front property line and eighteen (18) feet from the back of
sidewalk to avoid vehicles overhanging the sidewalk. Garages
with side entry may be set back not less than twenty-four (24) feet
from the front property line.

(b)

Front porches, balconies, bay windows and patios shall not be
less than twenty-two (22) feet from the front property line. Front
porches cannot exceed the width of the front elevation. Balconies,
bay windows and patios cannot exceed 50% of the elevation
width, including the garage elevation.

Side Yards:
(a)

On interior lots, one side yard shall be a minimum of ten (10) feet
in width and the other side yard shall be a minimum of five (5) feet
in width. However, if the garage is located on the rear half of the
lot, both side yards may be a minimum of five (5) feet in width.

(b)

On a corner lot, the setback shall be nineteen (19) feet from the
side property line adjoining the street; the other side yard shall be
no less than five (5) feet. Garages with access from the side
street shall not be closer than eighteen (18) feet from the back of
sidewalk.

Rear Yards. Rear yard setback shall be as follows:
(a)

For single story or two-story structures, the setback shall be not
less than fifteen (15) feet, except as follows: the setback for a
single-story structure may be reduced to ten (10) feet provided
that no more than twenty (20) feet of the rear width of the
structure is projecting into the required fifteen (15) foot setback.

(b)

For a rear yard garage, the setback shall be not less than five (5)
feet for the garage.
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Other Exceptions. In addition to the setback standards noted above,
the following architectural features and modifications are allowed:
(a)

Architectural features on the main building, such as cornices and
eaves, may extend a maximum of thirty (30) inches into a
required yard.

(b)

One (1) fireplace, not exceeding eight (8) feet in width, may
extend not more than thirty (30) inches into a required yard.

(c)

One (1) bay window, not exceeding eight (8) feet in width, may
extend a maximum of thirty (30) inches into a required yard.

(d)

Upon review and approval of a planned development (PD) permit
by the planning commission, the planning commission has the
discretion to allow main building encroachments into the required
ten (10) foot side yard other than the exceptions noted in Items a,
b, and c of this section. This structural encroachment shall not
exceed more than 50 percent of the area within the required side
yard setback area. In no case shall the structure be closer than
five (5) feet to the side property line.

(e)

Covered front porches and covered front door entry features
including overhangs, may be located up to three (3) feet from the
side property line as long as the porch structure does not exceed
twelve (12) feet in width. This setback shall be measured from the
closest point of the feature to the side property line.

h.

Off-Street Parking. For provisions on parking, see Chapter 32 of the Zoning
Ordinance.

i.

Signs. For provisions on signs, see Chapter 34 of the Zoning Ordinance.

j.

Noise. Residential structures adjacent to an arterial or collector street shall
comply with either one of the following:

k.

(1)

The recommendations contained in an acoustical report prepared by
an acoustical expert acceptable to the Community Development
Department; or

(2)

The installation of solid-core doors and double-glazed windows on all
openings on the elevation of the structure facing the arterial or collector
streets. Roof vents facing arterial or collector streets shall be baffled in
a manner acceptable to the zoning administrator.

Single-Family Architectural and Aesthetic Standards. Residential
structures shall be designed to reflect traditional styles in an effort to provide
an interesting architectural mix, pride of ownership, neighborhood identity,
and aesthetic harmony with the neighborhood as a whole. Acceptable styles
include but are not limited to Colonial Revival, Victorian, French Provincial,
English Tudor, and Arts and Crafts. Exterior elevation examples are provided
in Exhibits 24, 25, and 26.
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Roof Standards. Roof pitches that are greater than 5:12 may use 30 year
heavy textured asphalt shingles or tile roofing. Roof pitches that are less than
or equal to 5:12 shall use tile roofing. The name of the roofing manufacturer,
and the style and color, shall be shown on the plans submitted to the Building
Division for plancheck and reviewed and approved by the Community
Development Department prior to issuance of building permits. The roofing
material shall be installed and maintained as approved by the Community
Development Department.

3.1.11 Low-Medium Density Residential Zone Standards (PD/RSL-1) for Area A3
This section describes the development standards of the Single-Family Small Lot
Residential (PD/RSL-1) zone.
a.

Purpose. The PD/RSL-1 zone is intended to establish and maintain a
traditional single-family theme for the planning area and permit a suitable
environment for single-family living on a scale representative of a traditional
neighborhood by permitting 5,000 square foot minimum lot sizes with special
residential and yard requirements while at the same time maintaining
adequate individual open space. It is intended that the PD/RSL-1 zone be
used in conjunction with the City of Santa Maria Zoning Ordinance (RSL-1
zone).

b.

Permitted Uses. The following uses are permitted in the RSL-1 zone district:

c.

(1)

Home occupations subject to a home use permit per Chapter 29 of the
Zoning Ordinance;

(2)

Single-family dwelling;

(3)

Crop and tree farming;

(4)

Care of nonrelated persons (six or less persons);

(5)

Keeping of household pets, aviaries and greenhouses for domestic or
hobby use. The keeping of roosters, goats, sheep, pigs, horses, cows
or similar animals is specifically prohibited;

(6)

Small family day care homes.

Conditional Uses. The following uses and those similar uses which the
planning commission finds to fall within the intent and purpose of this zone,
that will not be more obnoxious or detrimental to the public welfare, are found
by the commission to be compatible with adjoining land uses, and which are
of a comparable nature and of the same class enumerated in this section,
shall be permitted subject to obtaining a conditional use permit according to
the procedures set forth in Article 2 of Chapter 35 of the Zoning Ordinance.
(1)

Churches;

(2)

Child day care centers;

(3)

Public and private schools;
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(4)

Large family day care homes; and

(5)

Care of non-related persons (seven or more persons).

d.

Accessory Buildings. Accessory buildings shall be permitted in the RSL-1
district subject to compliance with all requirements set forth in Chapter 27 of
the Zoning Ordinance.

e.

Minimum Building Site
(1)

Each lot shall have a minimum area of five thousand (5,000) square
feet and a minimum width of fifty (50) feet. Corner lots shall have a
minimum of six thousand (6,000) square feet and a minimum width of
sixty (60) feet.

(2)

The City Council through a subdivision map may create lots smaller
than specified in subsection (1) of this section, provided the overall
density of the project is consistent with the general plan.

f.

Maximum Building Height. The maximum building height is twenty-five (25)
feet.

g.

Building Setbacks. Setbacks and yard measurements are from the lot lines.
(1)

(2)

Front yards shall be no less than twenty four (24) feet deep, measured
from the back of curb, except as follows:
(a)

Garages shall be set back a minimum of thirty (30) feet from the
front property line and eighteen (18) feet from the back of
sidewalk to avoid vehicles overhanging the sidewalk. Garages
with side entry may be set back not less than twenty-four (24) feet
from the front property line.

(b)

Front porches, balconies, bay windows and patios shall not be
less than twenty-two (22) feet from the front property line. Front
porches cannot exceed the width of the front elevation. Balconies,
bay windows and patios cannot exceed 50% of the elevation
width, including the garage elevation.

Side Yards:
(a)

On interior lots, one side yard shall be a minimum of ten (10) feet
in width and the other side yard shall be a minimum of five (5) feet
in width. However, if the garage is located on the rear half of the
lot, both side yards may be a minimum of five (5) feet in width.

(b)

On a corner lot, the setback shall be nineteen (19) feet from the
side property line adjoining the street; the other side yard shall be
no less than five (5) feet. Garages with access from the side
street shall not be closer than eighteen (18) feet from the back of
sidewalk.
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Exhibit 24 – Area A3 Exterior Elevation Examples
AREA A3
R-1 AND RSL-1 ZONES

Provincial
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Exhibit 25 – Area A3 Exterior Elevation Examples
AREA A3
R-1 AND RSL-1 ZONES
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Exhibit 26 – Area A3 Exterior Elevation Examples
AREA A3
R-1 ZONE

3-35

CHAPTER 3

DEVELOPMENT REGULATIONS
Exhibit 27 – Area A3 Exterior Elevation Examples
AREA A3
RSL-1 ZONE
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Rear Yards. Rear yard setback shall be as follows:
(a)

For single-story or two-story structures, the setback shall be not
less than fifteen (15) feet, except as follows: the setback for a
single-story structure may be reduced to ten (10) feet provided
that no more than twenty (20) feet of the rear width of the
structure is projecting into the required fifteen (15) foot setback.

(b)

For a rear yard garage, the setback shall be not less than five (5)
feet for the garage.

Other Exceptions. In addition to the setback standards noted above,
the following architectural features and modifications are allowed:
(a)

Architectural features on the main building, such as cornices and
eaves, may extend a maximum of thirty (30) inches into a
required yard.

(b)

One (1) fireplace, not exceeding eight (8) feet in width, may
extend not more than thirty (30) inches into a required yard.

(c)

One (1) bay window, not exceeding eight (8) feet in width, may
extend a maximum of thirty (30) inches into a required yard.

(d)

Upon review and approval of a planned development (PD) permit
by the planning commission, the planning commission has the
discretion to allow main building encroachments into the required
ten (10) foot side yard other than the exceptions noted in Items a,
b, and c of this section. This structural encroachment shall not
exceed more than 50 percent of the area within the required side
yard setback area. In no case shall the structure be closer than
five (5) feet to the side property line.

(e)

Covered front porches and covered front door entry features
including overhangs, may be located up to three (3) feet from the
side property line as long as the porch structure does not exceed
twelve (12) feet in width. This setback shall be measured from the
closest point of the feature to the side property line.

h. Off-Street Parking. For provisions on parking, see Chapter 32 of the Zoning
Ordinance.
i. Signs. For provisions on signs, see Chapter 34 of the Zoning Ordinance.
j. Noise. Residential structures adjacent to an arterial or collector street shall
comply with either one of the following:
(1)

The recommendations contained in an acoustical report prepared by
an acoustical expert acceptable to the Community Development
Department; or

(2)

The installation of solid-core doors and double-glazed windows on all
openings on the elevation of the structure facing the arterial or collector
streets. Roof vents facing arterial or collector streets shall be baffled in
a manner acceptable to the zoning administrator.
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k.

Single-Family Architectural and Aesthetic Standards. Residential
structures shall be designed to reflect traditional styles in an effort to provide
an interesting architectural mix, pride of ownership, neighborhood identity,
and aesthetic harmony with the neighborhood as a whole. Acceptable styles
include but are not limited to Colonial Revival, Victorian, French Provincial,
English Tudor, and Arts and Crafts. Exterior elevation examples are provided
in Exhibits 24, 25, and 27.

l.

Roof Standards. Roof pitches that are greater than 5:12 may use 30 year
heavy textured asphalt shingles or tile roofing. Roof pitches that are less than
or equal to 5:12 shall use tile roofing. The name of the roofing manufacturer,
and the style and color, shall be shown on the plans submitted to the Building
Division for plancheck and reviewed and approved by the Community
Development Department prior to issuance of building permits. The roofing
material shall be installed and maintained as approved by the Community
Development Department.

3.1.12 Light Manufacturing Zone Standards (M-1)
The Light Manufacturing designation is intended as an area to accommodate selfstorage uses. It is intended to include development architecturally compatible with
adjacent commercial and residential uses, and shall not include features, including
lighting and signs, that would result in land use conflict.
a.

Purpose. The M-1 district is designed and intended to provide for self-storage
development, and is not intended to accommodate other light industrial uses
that would otherwise be allowed, conditionally or otherwise, under the City’s
General Plan.

b.

Permitted Uses. The following uses are permitted in the M-1 zone district:
(1)

Self-storage uses;

(2)

Ancillary uses, including sufficient space for a resident manager;

(3)

General office uses in association with a self storage use.

c.

Conditional Uses. No conditional uses are allowed.

d.

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

e.

Minimum Building Site. Each lot or parcel of land in the M-1 district shall
have a minimum lot area of not less than seven thousand (7,000) square feet
and a minimum width of fifty (50) feet.
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Maximum Building Height.
(1)

The maximum height is thirty (30) feet. Architectural projections may
exceed this height on a case-by-case basis.

(2)

A conditional use permit is required for any building or structure in
excess of one (1) story or eighteen (18) feet in height when adjacent to
a residential zoning district unless the building or structure is located
more than one hundred (100) feet from the residential district
boundary. Properties separated by streets, alleys, or drainage features
are considered adjacent.

g.

Wall. Each lot or parcel in the M-1 district which has a side or rear lot line
adjoining property in a residential zone shall have a solid masonry wall of not
less than eight (8) feet in height established along the side and rear lot line
adjoining the zone.

h.

Building Setbacks. Setbacks and yard measurements are from the lot lines.
Lot lines abutting a street right-of-way or easement assumes a lot line based
on the ultimate designed right-of-way or easement. All front, side, or rear yard
setbacks for M-1 property adjacent to streets or residential property shall not
be less than twenty-five (25) feet in width and does not have to be on the M-1
zoned property. A minimum setback of ten (10) feet is required from
designated open space. No setback is required from adjacent commercial
property.

i.

Off-Street Parking. Two (2) covered spaces shall be provided for the
manager’s quarters, and five (5) public parking spaces shall be provided at
the office to be made available for prospective clients.

j.

Signs. For provisions on signs, see Chapter 34 of the Zoning Ordinance.
Additional standards for commercial areas south of Betteravia Road are
contained in Section 3.3.3 of this Specific Plan.

k.

Outside display and storage. All display, service, installation and storage in
the M-1 district shall be located wholly within an enclosed building.
Such facilities shall be thematically incorporated into the overall site design,
and non-enclosed areas shall be permanently defined and screened with wall
and/or fences. Materials, colors and design of screening walls shall conform
to those used as predominant materials and colors on the building. Details
would be determined during the planned development permit review process.

l.

Other Architectural Standards. The following additional architectural
standards shall apply to development in the M-1 zone:
(1)

No security fencing, security gate, or other obstruction to vehicle
access shall be permitted in the required front yard or in any required
transitional yard.

(2)

No door opening for any rental unit shall be constructed facing any
residentially zoned property.
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(3)

Door openings for rental units shall face the interior of the site.

(4)

The roof shape and materials shall be compatible with the design and
materials of neighboring buildings.

(5)

Views of mini-warehouses from public right-of-ways shall be buffered
with landscaping consistent with the provisions of the Entrada Este
Specific Plan.

CIRCULATION DESIGN STANDARDS

All circulation improvements, including those to roads, multi-purpose trails, and
sidewalks, shall be in conformance with the figures and text presented in this specific
plan and Appendix D. Final design and locations must be approved by the City of Santa
Maria Public Works Department.
3.2.1 Roadways
Principal Arterial. Principal arterial improvements for Betteravia Road shall correspond
to the cross section depicted in the Circulation Section (Exhibit 28). The exhibit indicates
that the fully improved primary arterial includes a 124-foot right-of-way supporting six
travel lanes, a landscaped median, Class II bike lanes, and two parkways. Six-foot
sidewalks shall be provided on both sides of the street. Sound attenuation walls may be
required where residential areas abut the right-of-way.
Secondary Arterial. Secondary arterial cross-sections and plan view exhibits for
College Drive, Bradley Road and McCoy Lane are illustrated in Exhibits 29 and 30. The
plans show two alternative mid-block designs with a painted median and a raised
median. Designs include four travel lanes; College Drive has a Multi-Purpose Trail II and
Bradley Road a Class II bike lane (McCoy Lane excepted) and parkways on both sides
of the street.
The raised median design for College Drive has a one hundred and sixteen to one
hundred and twenty-four foot right-of-way, with two travel lanes in each direction, an 8foot Class II bike lane, a sixteen-foot median, and a sixteen to twenty-foot landscape
area with an eight-foot meandering Multi-Purpose Trail II. The painted median design is
similar except that the right-of-way is one hundred and four to one hundred and twelve
feet with a four-foot wide median. Roadway segments with raised medians will be used
at intersections as required by the City where the additional right-of-way is needed for
turning movements and safety.
The raised median design for McCoy Lane and Bradley Road has a one hundred and
eight to one-hundred and sixteen foot right-of-way with a twelve-foot median, two travel
lanes in each direction, an eight-foot Class II bike lane (Bradley Road only), an eightfoot wide shoulder (McCoy Lane only), and a sixteen to twenty-foot landscape area with
a five-foot wide meandering sidewalk. The painted median design is similar except that
the right-of-way is ninety-six to one hundred and four feet, striped along the centerline.
McCoy Lane will have an eight-foot shoulder area instead of a bike lane. Similar to
College Drive, determination of which intersection will use the raised median design will
be made by the City based on safety and traffic flows.
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Exhibit 28 – Principal Arterial Street Section

PRINCIPAL ARTERIAL
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3-43

CHAPTER 3

DEVELOPMENT REGULATIONS
Exhibit 31 – Collector Road Section
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Collector. Collector roads (Exhibit 31) shall have a paved width of forty-four feet within
a right-of-way width of fifty-six feet with six-foot sidewalks adjacent to the curb. A tenfoot public utility and tree planting easement measured from the back of sidewalk is
required on both sides of the street.
Local Minor. Individual lots will be served by Local Minor streets with minimum of eight
(8) foot parkways. Local Minor streets may be constructed with a 36-foot curb-to-curb
width (Exhibit 32).
Bicycle System. All multi-purpose trails I and II and Class II bike lanes shall be
constructed as illustrated in Exhibit 33. This exhibit applies to the open space and MultiPurpose Trails in park areas. The locations of the bike lanes and Multi-Purpose Trails
are depicted in the Circulation Plan and Community Design Plan (Exhibits 8 and 9).
3.2.2 Intersections. Special entry intersection treatments are depicted in Exhibit 44.
The Community Design Plan (Exhibit 9) shows the locations of the special intersection
treatment areas. These exhibits are meant to be illustrative and are not to scale. They
will conform to the roadway cross sections, based upon anticipated traffic flows.
Additional easements will be granted to accommodate the special treatment areas at
the designated intersections.
Columbia Square Diagram
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3.2.3 City Gateway. Betteravia Road at U.S. Highway 101, to its intersection with the
new alignment of Bradley Road is where a City Gateway streetscape program
will occur.
3.2.4 Modern Roundabout Configurations. The following intersections require the
construction of a modern roundabout:

3.3

a.

College Drive/Southside Parkway (constructed);

b.

Bradley Road/Southside Parkway (constructed);

c.

College Drive/McCoy Lane (constructed);

d.

Bradley Road/McCoy Lane.

COMMUNITY DESIGN GUIDELINES

The intent of the Design Guidelines is to serve as a compendium of suggestions,
standards and criteria to be used by planners, landscape architects, and architects in
the design of projects which will implement the Specific Plan. It is not the purpose of this
document to answer all design questions, or to provide specific design solutions for
every situation. Rather, the guidelines lay down a framework, providing specific
standards in some situations, general statements of intent in others.
The guidelines provide standards both for project-wide features, such as theme walls
and entry statements, and for specific situations, such as local streetscapes. This
document contains sections which describe the following general and specific situations
and concerns: site planning, landscape, hardscape, lighting, parking, signage, buffers,
service areas and equipment screening (Exhibits 35 and 36).
The Entrada Este Specific Plan intends to work with specific design themes to provide a
separate and unique identity for this project. Architectural design should be variations on
the "California Ranch," and "Monterey" style (Exhibit 35), the elements of which are
discussed later. It should be noted that strict adherence to historical design is
discouraged in favor of thoughtful and coherent interpretation of individual elements. As
a reflection of both the Santa Maria climate and a growing regional awareness of the
need to conserve water, landscaping for this project provides unique identity in part
through the use of plant species and planting designs which are both attractive and
xerophytic (using less water than conventional landscapes).
Commercial development within the central portion of the Specific Plan area (south of
Betteravia Road, and north of the extension of McCoy Lane) is primarily intended to
serve regional needs. Because of the area's high visibility from the freeway and
Betteravia Road, special design guidelines for such development are included in the
Specific Plan. These requirements, described in Section 3.3.3, supersede any other
requirements included in the previous sections, where such provisions are found to
conflict.
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3.3.1 Public Improvements
a. Streets and Sidewalks

b.

(1)

Integrate surface material into the overall design concept for residential
portions of the Entrada Este planning area. Coordinate their selection
with the choice of lighting, street furniture, signs and buildings.

(2)

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

(3)

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

(4)

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

(5)

All ramps shall have textured, non-slip surfaces.

Lighting.
In the design of lighting for Entrada Este Specific Plan, careful consideration
must be given to the community architectural theme as well as the safety of
the site users. An effort should be made to emphasize human scale in public
areas adjacent to buildings and along walks. In all conditions, lighting should
be consistent with the City of Santa Maria lighting standards.
Streetlight standards, pedestrian and building lighting play a vital role in
defining a safe and secure appearance. This lighting concept has been
devised to provide a hierarchy of lighting effects which will contribute to the
overall cohesiveness of the community image.
(1)

Light standards should blend architecturally with buildings, pedestrian
areas and other hardscape elements.

(2)

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

(3)

Design and placement of site lighting must minimize glare affecting
adjacent properties, buildings, and roadways.

(4)

Automatic timers on lighting should be designed to maximize personal
safety during nighttime use while saving energy.

•

Special Condition Lighting
Lighting fixtures and standards within the public right-of-ways play a
crucial role in displaying a level of quality of the development along
streets.

3-51

CHAPTER 3

•

•

DEVELOPMENT REGULATIONS
(a)

Lighting should be positioned to enhance the safety of vehicular
and pedestrian flows at key points along the roadway. Light should
be concentrated at intersections and pedestrian crosswalks.

(b)

The maximum height of roadway lighting should be thirty (30) feet
with a minimum clearance of sixteen (16) feet provided above
roadways.

Parking Area Lighting
(a)

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

(b)

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

(c)

Concrete may be used for light standard bases in parking area
islands to protect lighting from damage.

Pedestrian and Entry Area Lighting
(a)

•

Architectural Lighting
(a)

•

Pedestrian and entry area lighting will provide illumination in public
spaces. For all uses permitted within the Entrada Este Specific Plan
where above ground illumination is desired, an architecturally
compatible lighting fixture(s) is recommended. These standards
should not exceed twenty (20) feet in height.

To highlight monument signs or architectural features such as walls,
entryways, or lobbies, dramatic lighting should be used. Spillover
lighting from entry areas is acceptable although glare onto adjacent
properties should be avoided. Wall "washing" effects must be
sparingly used to accentuate architecture at key visual areas and
not used as an attempt to advertise buildings to roadways. All
architectural lighting whether carefully integrated into building
details or concealed flush with grade, should not be visually
apparent during the daytime.

Landscape Lighting
(a)

Landscape lighting can be used to highlight landscape features
such as specimen trees, and pedestrian areas. As with architectural
lighting, light sources must be concealed flush with grade or
otherwise concealed during the daytime. String lights with
non-flashing small white bulbs, can be used to highlight trees within
public plazas and outdoor areas at night to create excitement and a
festive ambiance.
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Landscaping
As a reflection of the project's intent to establish a quality design theme, the
Community Design Guidelines propose a set of streetscape designs that
reflect the overall theme of the project. The streetscape designs are intended
not only to provide a unique, yet complementary, identity for Entrada Este but
also to reflect the street hierarchy throughout the project.
(1)

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

(2)

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

(3)

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

(4)

Install permanent automatic irrigation for all landscaped areas in
accordance with Chapter 44 of Title 12 Landscape Standards. Use drip
irrigation systems in shrub areas where feasible.

(5)

Replace turf areas with drought tolerant ground cover where feasible.

(6)

Provide picnic tables, barbecues, trash receptacles and public
restrooms for active park sites in accordance with City standards.

(7)

Install buffer edges wherever two or more land uses conflict. For
example, buffer edges shall be installed between residential and
commercial uses.

(8)

Use a combination of berming, landscaping and masonry walls for land
use buffer edges not more than 6 feet in height. Masonry walls shall be
of ornamental design when visible from public streets or adjacent to
properties.

(9)

Require that all detailed landscaping plans for the planning area and
roadways be prepared by a qualified licensed landscape architect and
reviewed by the City of Santa Maria Community Development
Department, and/or other appropriate decision-making agencies.

(10)

Require that conceptual landscaping plans be submitted to the City
Community Development and Parks and Recreation Departments prior
to the approval of any development permits.

(11)

Require that landscaping of open space be installed by a licensed
landscape contractor, under the direction of the landscape architect
and the City of Santa Maria.

3.3.2 Private Improvements
The standards described in this section apply to all development within the Specific Plan
area. However, additional standards for commercial development south of Betteravia
Road are described in Section 3.3.3. For such development, those standards would
take precedence when found to conflict with the requirements of this section.
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Exterior Design Requirements. The proposed development shall be of a
quality and character which is consistent with this Specific Plan and the City's
Entrada Specific Plan.
(1)

Proposed signage and landscaping shall be an integral architectural
feature which does not overwhelm or dominate the structure or
property.

(2)

Residential lighting shall be stationary and deflected away from all
adjacent properties and public streets and right-of-ways.

(3)

Mechanical equipment, storage, trash areas, and utilities shall be
screened.

(4)

Protection of privacy of surrounding properties including consideration
of the location of windows, doors, balconies, and decks shall be
ensured.

(5)

To protect safe sight-distance for vehicular movement, sight
obstructing fences, or walls, or other obstructions shall not exceed
thirty-six (36) inches in height when located in a front yard.

(6)

Free-standing flagpoles and radio and television antennas may not
exceed the building height restrictions of the zone in which they are
located.

Exterior Building Walls. The following standards should apply to all exterior
building wall construction:
(1)

Since walls will always be an architectural and visual feature in any
major development, restraint must be exercised in the number of
permissible finish materials. The harmony of materials and particularly
color treatment is essential to achieve unity in the project. The
recommended exterior wall finish materials are textured stucco,
concrete, concrete blocks or wood siding. Building colors should be
generally light in tone.

c.

Land Use Buffering. Wherever property zoned for office/commercial or
institutional purposes abuts a residential zone, there will be erected along the
property line abutting the residential zone a solid masonry wall with a stucco
or equivalent finish and material that is a minimum of six (6) feet in height as
outlined in Title 12, Chapter 10 and 13 of the City's Zoning Ordinance.
Residential uses that abut the freeway will conform to the requirements of the
U.S. Highway 101 Buffer Plan found in the Design Guidelines section
(Exhibits 37 and 38).

d.

Landscaping. Landscape designs shall be in harmony with the surrounding
region.
(1)

Landscape design and construction shall include native and drought
tolerant plants where appropriate.

(2)

The planting of trees and shrubs shall comply with the following
installation requirements:
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•

Trees shall be at least fifteen (15) gallons in size, or of comparable
height if bare-rooted, at planting time.

•

Trees and shrubs shall be planted so that at maturity they do not
interface with service lines, traffic safety sight area, and basic
property rights of adjacent property owners, particularly the right of
solar access.

•

Trees planted near public walks or curbs shall be installed in such a
manner as to prevent physical damage to sidewalks, curbs, gutters
and other public improvements.

(3)

When inorganic groundcover is used, it shall be in combination with
live plants.

(4)

All public areas, right-of-ways and office/commercial
landscaping shall have an automatic irrigation system.

(5)

For a complete list of the project wide plant palette see Appendix D.

project

Fences, Walls and Hedges. The following standards shall apply to the
installation of all fences, walls and hedges (Exhibit 39):
(1)

On a corner lot, no fence, wall, hedge, sign or other structure or
landscaping standing higher than thirty-six (36) inches above the
nearest street curb, will be erected, placed, planted, or allowed to grow
within a Traffic Safety Sight Area. The foregoing provision will not apply
to public utility poles; trees trimmed to a trunk line of at least six (6) feet
above the level of the intersection; saplings or plant species of open
growth habits not planted as a hedge, which are so planted and
trimmed as to leave a clear and unobstructed crossview at all times.

(2)

When there is a difference in the ground level between two adjoining
lots, the height of any fence or wall constructed along the property line
will be determined by using the finished grade of the highest
contiguous lot.

(3)

The provisions of this section will not apply to a fence or wall
necessary as required by any law or regulation of the City or the State
of California or any agency thereof.

Parking. The purpose of this section is to assure the provision and
maintenance of safe, adequate, well designed off-street parking facilities in
conjunction with any use or development. The intent is to reduce street
congestion and traffic hazards and to promote an attractive environment
through design and landscaping standards for parking areas.
(1)

Off-street parking will be provided in the Entrada Este residential areas
in accordance with the standards found in the City of Santa Maria
Zoning Ordinance.

(2)

Off-street parking for commercial/office uses will be constructed in the
form of landscaped lots and parking plazas. These plazas will be
shared and maintained by the users.
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(3)

In the case of mixed-use facilities the total parking space requirement
will be the sum of the number of spaces required for the individual uses
computed separately except where otherwise provided.

(4)

If there is a strong opportunity for a viable shared parking program the
required number of spaces may be reduced by the number of shared
spaces available. Indicators of a viable shared parking program are as
follows:

(5)

•

Spaces to be shared are within 350 feet of the project.

•

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

•

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

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

f.

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

g.

Outdoor Lighting.
(1)

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

(2)

Exterior lighting shall be shielded or recessed so that direct glare and
reflections are contained within the boundaries of the parcel. No
lighting shall blink, flash, or be of unusually high intensity or brightness.
All lighting fixtures shall be appropriate in scale, intensity, and height to
the use they are serving.
Outdoor lighting for the illumination of landscaping, buildings, signage,
parking areas and pathways shall be in conformance with the Entrada
Este Design Guidelines. Light standards shall not exceed 20 feet in
height or the height of the building, whichever is less.

(3)

h.

Trash Storage.
(1)

Every parcel with a building or structure shall have a trash receptacle
on the premises. The trash receptacle shall be of sufficient size to
accommodate the trash generated. Trash receptacles for single family
homes shall be stored within the enclosed garage, or screened within
the side yard area.
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(2)

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

i.

Equipment Areas
(1)

There shall be no visible storage of motor vehicles, trailers, airplanes,
boats, or their composite parts; or building materials in any portion of a
lot for longer than a 48 hour period; with the exception of recreational
vehicles.

(2)

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

(3)

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

j.

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

k.

Undergrounding of Utilities. Utilities internal to the project will be placed
underground.

3.3.3 Special Design Guidelines for Commercial and Industrial Uses South of
Betteravia Road
Commercial development (within the PD/C-2 zone) in the central portion of the Specific
Plan area (south of Betteravia Road, and north of the extension of McCoy Lane) is
primarily intended to serve regional retail and service needs. Because of the area's high
visibility from the freeway and Betteravia Road, special design guidelines for such
development are included in the Specific Plan. These requirements, which are
described below, supersede any other requirements included in Sections 3.3.1 or 3.3.2
of the Community Design Guidelines, where such provisions are found to conflict. Note
that if there is no conflict, the requirements of Sections 3.3.1 and 3.3.2 would apply, if
appropriate.
a.

Architectural Standards
(1)

The project shall incorporate an Early California Mission Style of
architecture. The design will utilize plaster, masonry and tilt-up
concrete wall patterns with architectural detailing including wall
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recesses and projections to emphasize the overall theme and break up
long, level parapet walls (see Exhibits 41-43). Within the Auto Overlay
zone, and subject to approval of the planning commission, other
design styles for dealerships may be considered on a case-by-case
basis. However, these other design styles shall provide complementary
architecture that provides a transition from the Crossroads Shopping
Center to the east and to the CPO zoned property to the west.

(2)

Blended terra cotta style roof colors shall be used as accent details at
major entry areas for all buildings. Architectural theme towers will be
encouraged to soften the larger building elevations, where applicable
(see Exhibits 41-43). Within the Auto Overlay zone and subject to
approval of the planning commission, other roofing material may be
considered on a case-by-case basis as long as they are consistent
with Standard 3.3.3(a)(1).

(3)

Wood and plaster trellis detailing will be used for shaded walkway
canopies and act as connector forms between large wall sections. Precast concrete columns will also be introduced as contrasting forms with
plaster details (see Exhibit 41). Subject to approval by the planning
commission, other details may be considered on a case-by-case basis
as long as they are consistent with Standard 3.3.3(a)(1).

(4)

Colors will range from off-white, mission white and contrasting trim and
accent colors in the green, tan and rust palette. Additionally, decorative
glazed tile detailing will be incorporated as accent forms. Subject to
approval by the planning commission, other colors may be considered
on a case-by-case basis as long as they are consistent with Standard
3.3.3(a)(1).

(5)

Plaster cornice details at roof parapets will enhance the finish detailing,
create an attractive shadowline, and screen mechanical roof
equipment. Wall space will be available to accept tenant identification
signs and logos in the most visible locations per the project sign criteria
(see Exhibits 41-43). Subject to approval by the planning commission,
other details may be considered on a case-by-case basis as long as
they are consistent with Standard 3.3.3(a)(1).

(6)

Storefront design will encourage anodized aluminum framing with a
contrasting variety of colors. Larger storefront window glazing will be
slightly tinted as required by Title 24 energy allowances, yet be clear
enough not to distort the visual effect of tenant merchandising.

(7)

Site plans shall include pedestrian amenities in project design,
including benches, well-defined walkways and pedestrian connections
to the greenbelt and adjacent residential areas. Pedestrian areas
should be easily identifiable to shoppers through landscaping and
pavement treatment, and should emphasize public safety through high
visibility. Internal pedestrian walkways shall include weather protection
features such as awnings or arcades within 30 feet of all customer
entrances. All internal pedestrian walkways shall be distinguished from
driving surfaces through the use of durable, low maintenance surface
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materials such as pavers, bricks, or scored concrete to enhance
pedestrian safety and comfort, as well as the attractiveness of the
walkways. Details would be determined during the planned
development permit review process.

(8)

Loading dock areas will be screened, roofed and enclosed when at all
possible. Secondary screen and sound walls will be utilized to reduce
noise and visual clutter (also see landscape standards).

(9)

To reduce noise impacts, storefronts and entrances shall be oriented
away from the freeway. To the extent possible, buildings along the
freeway should be massed to form a continuous barrier that blocks
noise from affecting the rest of the site. No windows shall be located on
the side of buildings immediately adjacent to the freeway.

(10)

Facades greater than 100 feet in length, measured horizontally, shall
incorporate wall plane projections or recesses having a depth of at
least 3 percent of the length of the facade, and extending at least 20
percent of the length of the facade. These projections can either be the
building, an arbor/trellis, or a combination thereof. No uninterrupted
length of any facade shall exceed 100 horizontal feet. Details would be
determined during the planned development permit review process.
This standard applies to the sides and rear of buildings and not the
main entrances. The main entrance side of the building will, however,
be required to have landscaping, awnings/arcades, or trellis/arbors
incorporated into the building design.

(11)

To promote better pedestrian access, all buildings that abut a public
street shall have an entrance onto the street or shall provide a
continuous sidewalk from the sidewalk on the street to the main
entrance of the building. Details would be determined during the
planned development permit review process.

(12)

When adjacent to planned residential uses, loading dock operations
shall be separated from the rear residential property line by 100 feet. At
such locations, a noise barrier 12 feet in height shall be constructed at
the residential property line, or a 10-foot barrier shall be constructed on
the commercial property within 20 feet of loading dock operations. If
feasible, the separation area could be designed as a landscaped, open
space buffer in accordance with Specific Plan landscape and buffer
guidelines (see Sections 3.3.2.c and d, as well as Section 3.3.3.b),
suitable for use as a linear pedestrian/bicycle corridor serving the
adjacent residential area. This corridor, which would run between
Betteravia Road and the planned open space drainage area to the
south (at the commercial/residential interface between College Drive
and Bradley Road) could provide direct pedestrian/bicycle access to
the commercial development from adjacent planned residential
development.

3-67

CHAPTER 3

b.

DEVELOPMENT REGULATIONS

(13)

For projects over 50,000 square feet in size, a plaza, paseo, or square
shall be incorporated into the project design to preserve middle and
distant views, and to allow for entertainment and special events.

(14)

If feasible, project design should include appropriate recreational
amenities for employees. Such measures could include bicycle lockers
and showers, and outdoor grassy areas adjacent to the workplace that
include benches and tables for use during breaks and lunchtime.

Landscape Standards
(1)

Overall project landscape coverage will be at least 15 percent of the
site area plus an additional 5 percent of special pavement treatment.

(2)

Parking Lot:

(3)

(4)



Trees spaced per City code, mixture of evergreen and deciduous species.



End island shrubs and lawn to be included.



Ground cover to be used as accent color in smaller tree wells and vertical
landscaping (vines) to be used along building and screen walls.

Entry Design:


Theme tree, shrub design and annual flowers at prime entry portals to
commercial projects (see Exhibit 44).



Low wall treatment with project identification signage integrated into overall
landscape design.

Edge Treatment:


A 10-foot landscaped area adjacent to residential property
shall be provided within a 35-foot setback area, with 8-foot
block screen wall to be located on the property line. Vines,
shrubs, ground cover and evergreen tree species will act as a
screening buffer.



Adjacent to U.S. Highway 101, landscaping is to be located inside
the property line and adjacent to building elevations. A minimum
20-foot landscape buffer between the freeway and commercial
uses shall be provided. The buffer shall include berming, trees,
vertical planting, and a 6-foot high slumpstone or splitface block
wall to reduce automobile noise while allowing adequate visibility to
the commercial center (see Exhibit 45). This will also provide
protection against graffiti.



Along streets, a 5-foot wide meandering walkway within a 20- to 25foot landscaped area will be included, featuring a variety of
evergreen and deciduous trees and shrubs. Openings between
landscape groups for visual display of commercial buildings will be
located throughout the project site.
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Where commercial and residential uses are directly across a street
from one another, they shall be separated from one another by a
combination of setbacks, landscaping, masonry screen walls and
berming as shown in Exhibit 46.



Projects shall include landscaping adjacent to buildings to soften
building edges, with trellises integrated into the landscape and
hardscape areas. Vertical landscaping on exposed walls and columns
shall be required to discourage graffiti. Screening of shopping cart
storage areas shall be required. Outside display and sale of goods
should be discouraged, and only allowed per City code requirements.

Lighting Standards
(1)

(2)

(3)

d.
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Parking Lot Lighting:


Not to be below 1.0 F.C. (average).



25-foot light standards required in central parking lot and in front of
all buildings.



30-foot light standards required at the rear of buildings adjacent to
U.S. Highway 101.



20-foot light standards required adjacent to residential areas, with
light standards to be shielded downward to avoid light and glare,
while still effectively lighting drive areas.

Pedestrian Walkways:


Ballard accent lights to be required.



Accent lights will be required at actual entry areas.



Decorative “theme” pole lights will be used along entry drives, and
will incorporate the Early California Mission style.

Building Lights:


Architectural lighting to be incorporated into roof plans to accent
theme towers and roof treatment.



All lighting fixtures in front of commercial buildings shall be
designed to contain glare on site. The lighting poles shall be
hooded, shielded, and located to direct light downward and prevent
glare on adjacent residential lots.

Signage Requirements. A comprehensive sign program specifying criteria
will be prepared in conjunction with the planned development permit
application in accordance with Chapter 34 of Title 12 of the Municipal Code,
and will include the following integrated list of signs and designs:
(1)

Building Signage:


Major tenants identification.
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Shop tenants identification.



Freestanding pad tenants building signs.



Freestanding pad tenants monument signs in parking area.

Project Identification Signage:


Freeway-oriented interchange directory.



Project entry monument signs (street entry).

(3)

Directional signage within parking lot.

(4)

Pedestrian-oriented signage along walkways.

Design Standards for C-2 Property Along Betteravia Road. The following
standards will apply to commercial development within the C-2 zone along
Betteravia Road:
(1)

Buildings shall be set back a minimum of 35 feet from the curb line
along Betteravia Road. This setback area shall be landscaped and
contain a 6-foot wide sidewalk. A minimum of two (2) pedestrian
access points to the shopping complex (between College Drive and
Bradley Road) shall be provided from the sidewalk and/or bus pull-out
area.

(2)

The majority of parking areas shall be located within the interior of the
site. No more than 80 percent of the street frontage along Betteravia
Road can be used for customer parking and for outdoor display of
vehicles for sale. All parking areas shall be set back 35 feet from the
edge of the curb and shall be landscaped and contain berms a
minimum of 3 feet in height. The amount and location of the berms
shall be determined at the planned development permit stage and do
not have to extend across the entire frontage.

(3)

Only one direct vehicular access point is permitted off of Betteravia
Road (right turn in, right turn out).

(4)

No loading docks shall face Betteravia Road. All loading docks shall be
screened with appropriate block walls, berms, and landscaping (see
Section 3.3.3.a).

(5)

Buildings that face Betteravia Road shall be designed in accordance
with the designs shown in Exhibits 41 and 42.

Bradley Road Signage Easement. Bradley Road may be moved 20 to 50
feet westerly so that a strip of land runs along the east side of Bradley Road
to Betteravia Road. A sign identifying the Crossroads project would be
allowed in this strip. A non-exclusive easement shall be granted to the
property to the east (leased by General Development Corporation). Location
of said access easement shall be determined at the planned development
permit stage and shall be based on engineering standards as determined by
the City's Public Works Department with input from General Development
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Corporation. The size and location of the Crossroads identity sign shall be
reviewed at the planned development permit stage and shall take into
consideration General Development Corporation's concerns.
g.

3.4

Self Storage Standards. The following standards shall apply to self-storage
uses within the specific plan area:
(1)

No security fencing, security gate, or other obstruction to vehicle
access shall be permitted in the required front yard or in any
transitional yard.

(2)

No door opening for any rental units shall be constructed facing any
residentially zoned property.

(3)

Door openings for rental units shall face the interior of the site.

(4)

The roof shape and materials shall be compatible with the design and
materials of neighboring buildings.

(5)

Views of self-storage facilities from public right-of-ways shall be
buffered with landscaping consistent with the provisions of the Entrada
Este Specific Plan.

(6)

The minimum front setback shall be 35 feet.

INFRASTRUCTURE STANDARDS
a.

Grading. All grading activities shall be in conformance with the Specific Plans
Conceptual Grading Plan.
(1)

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

(2)

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

(3)

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

(4)

Grading work shall be balanced on site wherever possible.

(5)

All cut and fill slopes shall be constructed at inclinations of no steeper
than 2 horizontal feet to 1 vertical foot, unless walled or retained.
Maximum slope for retardation basins is 4:1.
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(6)

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

(7)

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

(8)

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

(9)

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

(10)

Site preparation shall include the recompaction of any loose soils.

(11)

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

(12)

Runoff from roof drains and gutter downspouts shall be collected and
conveyed to the street by way of catch basins.

(13)

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

(14)

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

(15)

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

(16)

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

(17)

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

(18)

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

These mitigations are intended as a check list only and specific requirements
shall be determined by the soils engineer at the time of development and on a
project specific basis by the City with the review process.
b.

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

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

(2)

Artificial water courses which provide for runoff generated within a tract
in closed conduits regardless of size.
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(3)

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

(4)

Minimum size storm drain is 18 inches in diameter.

(5)

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

(6)

The lot pad must be at least 2.0 feet above the 100-year storm level.

(7)

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

(8)

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

(9)

Proposed projects shall provide sufficient site and public drainage
improvements to maintain one open lane of traffic on roads in each
direction during a 100-year storm event.

(10)

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

c.

Water Regulations.
(1)

All plumbing fixtures shall be of a low flow nature, including using 1.6
gallon per flush toilets.

(2)

The landscaping shall be consistent with Chapter 44 of Title 12,
Landscape Standards. Low water demand drought resistant
landscaping shall be encouraged.

(3)

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

(4)

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

(5)

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

(6)

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

IMPLEMENTATION AND ADMINISTRATION

This section outlines how the plan is put into place. It includes the timetable for
development (phasing), measures for providing for plan recommendations and policies,
and financing mechanisms for public improvements. It begins with a description of the
government procedural steps necessary to get started.
SPECIFIC PLAN APPROVAL PROCEDURE1

4.1

4.1.1 City Actions
The City has taken the following actions:
•

General Plan Amendment. The Land Use map of the City's General Plan was
amended to reflect the land use designation proposed under the Entrada Este
Specific Plan. The land use is forwarded to LAFCO along with the annexation
request.

•

Sphere of Influence Boundary Adjustment. The City's Sphere of Influence was
amended to include the Entrada Este planning area, by LAFCO on August 5,
1993. The annexation of the Entrada Este planning area into the City of Santa
Maria will be considered by LAFCO subsequent to its inclusion into the City's
Sphere of Influence.

•

Prezoning. The City's Zoning Map reflects the zoning designation proposed by
the Land Use component of this Specific Plan. The prezoning is forwarded to
LAFCO along with the annexation request.

The City must still take the following actions:

1

•

Adoption of the Entrada Este Specific Plan. A resolution adopting the Entrada
Este Specific Plan must be adopted by the City Council. The ratified specific plan
will become effective immediately.

•

Adoption of the SP Zoning Designation. The City's Zoning Map needs to be
amended to identify the Specific Plan and adopting ordinance number. The SP
designation and ordinance number will direct the map user to the adopted
Entrada Este Specific Plan.

Source: Mahoney Ranch Specific Plan, Fugro-McClelland, June 1991.
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Exhibit 47 – Sphere Study Areas
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4.1.2 Special Assessment Districts
Prior to approval of any development within the Entrada Este Specific Plan Area or
concurrent therewith, said Specific Plan Area shall be incorporated/annexed into existing
special assessment districts and/or new special assessment districts may be
established. This requirement may include one or more of the following specific special
assessment districts that would provide funding for the ongoing operation and
maintenance.
Districts:
1.
Landscaping and Lighting Special Assessment District
Authority: Landscaping and Lighting Act of 1972
Streets and Highway Code, Section 22500
a.

Park Operation and Maintenance

b.

Parkway and Median Maintenance

c.

Bikeway, Jogging and Equestrian Trail Maintenance

d.

Street Lighting and Traffic Signals

2. Benefit Assessment Districts
Authority: Benefits Assessment Act of 1982
Government Code 54703 et. seq.

4.2

a.

Police Protection

b.

Fire Protection

c.

Library Services

d.

Drainage/Flood Control

e.

Street Maintenance

SPECIFIC PLAN REIMBURSEMENT FEES

4.2.1 Justification for Specific Plan and EIR Fees
In 1989, the City Council considered proposals from three consultants for the
preparation of an EIR and specific plans that would cover seven areas outside the City
limits which the Council desired to be included in the City's Sphere of Influence and
eventually annex into the city. The Council accepted a bid for about $314,000 from
McClelland Engineers (now Fugro), because McClelland appeared to be the consultant
whose expertise and experience would produce the best documents for the City at
reasonable cost. Although the Entrada Este Specific Plan was privately funded, it
utilized the same EIR and format as the other six plans prepared by Fugro.
The City chose to do a single EIR and individual specific plans because this would best
take advantage of economics of scale, produce the most comprehensive analysis of
environmental impacts (especially cumulative impacts), address regional issues, and
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result in significant cost savings to property owners (who otherwise would have had to
fund environmental review and advocate for changes in land use designations
individually).
In part because of the significant cost savings opportunities presented by the project,
the City in 1989 approached all property owners within the Sphere Study area and
requested a deposit towards the estimated cost of the project. Because of the large
scale of the project and unknown land use pattern, it was determined that a flat, per
acre charge would be most equitable and would best represent the relative benefit that
would be experienced by each potential development applicant as a result of cost
savings from avoiding individual environmental review and the need to advocate
individually for changes in land use designations.
4.2.2 Calculation of Reimbursement Fee
It should be noted that the Entrada Este Specific Plan was privately financed and that
33.7 percent of the property owners in the planning area contributed financially to the
preparation of the Sphere of Influence and Concurrent Annexation Environmental
Impact Report (EIR). To be equitable, the cost for preparation of the EIR was equally
distributed amongst the eligible property owners on a per acre basis. Because costs of
the EIR exceeded the amounts collected, the City of Santa Maria absorbed some of the
cost for preparing the EIR. Additionally, many of the property owners chose not to pay
the initial $100 fee. In those cases, the City of Santa Maria absorbed the total cost for
preparing the EIR. This was done in accordance with the California Government Code
[Section 65456 (a)], which allows the City to charge fees to cover costs of preparing,
adopting and administering the Specific Plan. This includes offsetting the costs of
evaluating a Specific Plan under the California Environmental Quality Act. For properties
with unpaid initial fees, a charge of $117.10 (100 * Annual Adjustments for 6 years) per
acre will be levied; this fee will be adjusted annually until it is paid to the City. A
supplemental fee $55.41 per acre will be added to all properties; this fee will be adjusted
annually until it is paid to the City. Appendix I identifies the parcels of record at the date
of the adoption of this Specific Plan. Appendix H contains the formula used for
calculating the fees and adjustments assigned to each property.
4.3

IMPLEMENTATION PROGRAM

The following measures shall be carried out by the City of Santa Maria in order to
implement the goals, objectives, policies and programs of the Entrada Este Specific
Plan.
4.3.1 Measures that Implement the Land Use Plan:
LU-M1: Land Use Controls (General Plan/Zoning). The principal method by
which a city implements land use policy is through its general plan and zoning
ordinance. The authority to designate and zone is inherent in the police power
delegated to cities by the California Constitution. The General Plan prescribes
uses and densities/intensities of development. The zoning ordinance consists of
two basic elements: 1) a map which delineates the boundaries of districts in
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which like uses at like standards are to be permitted, and 2) text which explains
the purpose of the zoning district, lists permitted and conditional uses and defines
development standards. By law (California Government Code 65860), the zoning
ordinance must be consistent with the General Plan.
Responsible Party: Planning Commission, City Council
Timing:

The general plan and zoning proposed are incorporated into
this Specific Plan, and can be adopted concurrently with
annexation into the city.

4.3.2 Measures that Implement the Circulation Plan
CIRC-M1: Adopt Circulation Plan. The City shall adopt the recommended
street and bicycle path designations and classifications contained in the
circulation section of the Entrada Este Specific Plan. Where standards contained
within this plan differ from operative City standards, those contained in this
Specific Plan will apply.
Responsible Party: Planning Commission, City Council
Timing:

The general plan and zoning proposed are incorporated into
this Specific Plan, and can be adopted concurrently with
annexation into the city.

CIRC-M2: Financing: Exactions. The City shall require developers to dedicate
real property, or in lieu of property a fee, for the purposes of constructing
circulation improvements mandated in this Specific Plan. Pursuant to Section
66000 et seq. of the California Government Code, these exactions may be used
to obtain easements and open space provided they do not deprive a land owner
of all the economic use of his/her land.
CIRC-M3: Financing: Mello-Roos Funds. The Mello-Roos Act of 1982
authorizes cities to establish districts within which a special tax may be levied to
fund public circulation improvements. The City can pay for these undertakings by
means of the tax revenue or with bond financing secured by the tax. Formation of
a district and the special tax are subject to the voter/landowner protest provisions
of Section 53324 of the California Government Code.
CIRC-M4: Financing: Special Assessment District. Unlike Special Districts,
special assessment districts are not independent political jurisdictions. Rather,
they are geographic areas in which local governments levy assessments to pay
for circulation improvements such as streets, sidewalks, streetlights and parking.
Two of the more commonly used acts that the City could potentially implement
are: The Municipal Improvement Act of 1913 (Streets and Highways Code
Section 10000 et. seq.) in combination with the Improvement Bond Act of 1915
(Streets and Highways Code Section 8500 et. seq.).
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CIRC-M5: Financing: General Obligation Bonds. Pursuant to California
Constitution Article XIIIA, Section 1, the City may increase property taxes above
the one percent limit set by Proposition 13 to secure general obligation bonds
"...for the acquisition or improvement of streets or roadways... ."
CIRC-M6: Traffic Mitigation Fee Program: Pursuant to AB1600, the City has
adopted a Traffic Mitigation Fee Program. This program shall apply to new
development within the planning area.
4.3.3 Measures that Implement the Community Design Plan
CD-M1: Adopt the Standards of the Community Design Plan. All development
in the Entrada Este area shall comply with the standards set forth in this specific
plan. The plan will operate as a separate and distinct guide for the Entrada Este
planning area. When the Specific Plan is silent on topics, normal City codes and
standards will apply. Where standards contained within this plan differ from
operative City standards, those contained in this Specific Plan will apply.
Responsible Party: Planning Commission, City Council
Timing:

Development standards can be adopted concurrently with
annexation into the city.

CD-M2: Planned Development Permits. Planned development permit(s) are
required for all development proposed in the Entrada Este planning area, and will
be conducted under the same procedures as all planned development permit(s).
CD-M3: Financing: Special Assessment District. Unlike Special Districts,
special assessment districts are not independent political jurisdictions. Rather,
they are geographic areas in which local governments levy assessments to pay
for public projects such as bicycle paths, sidewalks, and landscaping. Two such
assessment acts that the City could potentially implement are the Landscaping
and Lighting Act of 1972 (Streets and Highway Code Section 22500) and the
Tree Planting Act of 1931 (Streets and Highway Code Section 22000).
4.3.4 Measures that Implement the Infrastructure Plan
INF-M1: Adopt Infrastructure Plan. The City shall adopt the recommended
water, sewer and drainage improvement plan contained within the infrastructure
section of the Entrada Este Specific Plan.
INF-M2: Financing: Developer Fees. On-site improvements will be financed
directly by the developer. City costs and the use of off-site facilities are paid by
the developer through development fees charged by the City. Once the City
accepts the area's infrastructural facilities as public, maintenance costs are
assumed by the City and financed from Water Department billings.
INF-M3: Financing: Supplemental Storm Drainage Capacity. City Ordinance
provides potential financial relief where supplemental storm drainage capacity is
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required over and above the minimum required project capacities. Detailed
description of the mechanism is found in Title 11 of the Santa Maria Municipal
Code (Subdivision Ordinance). Financing for supplemental drainage
improvements within the planning area would be in accordance with Santa Maria
Municipal Code.
INF-M4: Financing: Exactions. The City shall require developers to dedicate
real property, or in lieu of property a fee, for the purposes of constructing
infrastructure improvements mandated in this Specific Plan. Pursuant to Section
66000 et. seq. of the California Government Code, these exactions may be used
to obtain easements and open space provided they do not deprive a land owner
of all the economic use of his/her land.
INF-M5: Financing: Mello-Roos Funds. The Mello-Roos Act of 1982 authorizes
cities to establish districts within which a special tax may be levied to fund public
infrastructure improvements. The City can pay for these undertakings by means
of the tax revenue or with bond financing secured by the tax. Formation of a
district and the special tax are subject to the voter/landowner protest provisions
of Section 53324.
INF-M6: Financing: Special Assessment District. Special Assessment Districts
are geographic areas in which local governments levy assessments to pay for
infrastructure improvements such as sewers, storm drains, flood control systems,
and curbs and gutters. Such a method could be employed in the Entrada Este
planning area.
INF-M7: Financing: Sewer Revenue Bonds. Use of Sewer Revenue Bonds
(Health and Safety Code Section 4950 et. seq.) would authorize the City to
engage in revenue bond funding of sewer system projects. Voter approval of
project proposals is unnecessary unless 15 percent or more of the property
owners or registered voters petition for an election.
4.4

DEVELOPMENT PHASING PROGRAM

Phasing of improvements within the Entrada Este Specific Plan will be delineated at the
time the first tentative subdivision map is filed for review and processing. Phasing of
public improvements will be on an ownership basis; that is, for each sub-area of the
Specific Plan (A-1 or A-2 or A-3.). Such phasing will be satisfactory to the City Engineer
and will be directly reflective of the impacts to be created by private improvements
within the created subdivision(s). Any additional on- or off-site improvements required
will be eligible for reimbursement as provided by the City's AB 1600 Fee ordinance, or
other applicable regulation.
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Exhibit 48 – Development Phasing Program
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MONITORING AND MAINTENANCE PROGRAM

4.5.1 Circulation System
Streets. It is anticipated that the roadways proposed within the Entrada Este
planning area would be constructed to City standards and dedicated as public
roads. These public roads and their respective right-of-ways would be maintained
by the City of Santa Maria. Any Residential Local streets constructed as private
facilities would be maintained by homeowner's associations or similar entities.
Residential Local streets constructed as public roads would be maintained by the
City of Santa Maria. The City would fund the maintenance program using gas tax
and other revenues currently utilized for these purposes.
Sidewalks and Bikeway. All multi-purpose trails will be maintained by the City of
Santa Maria while sidewalks would be maintained by adjacent property owners.
Any sidewalk, pedestrian trail or exclusive bikeway constructed as a private
facility would be maintained by a homeowners association or similar entity.
Public Transportation. It is anticipated that public transit service to the Entrada
Este planning area would be maintained by the Santa Maria Area Transit (SMAT)
as long as the demand for transit services exists in the area.
4.5.2 Landscaping
The City shall annually allocate funds for the maintenance of streetscape improvements
in public right-of-ways. These may be derived from General Funds or maintenance
districts.
4.5.3 Infrastructure
Water and Sewer Systems. Water and sewer design would follow the procedures
required for any normal subdivision improvement conducted in the City of Santa Maria.
Plans would be prepared by a registered civil engineer, checked and approved, if
adequate, by the Santa Maria Public Works Department. Financing would be provided
by the developer and assured by the proper bonds. Construction would be inspected by
the City. When the completed facilities are approved and accepted by the City, the City
would own and maintain them.
Drainage Plan Review. Drainage plans for projects in the planning area would be
monitored for proper design and construction by the City of Santa Maria Public Works
Department. Maintenance of the facilities after construction would be the responsibility
of a local property-owners’ association, community services district, City of Santa Maria,
or other management agency. The management agency should submit a field report
prepared by a civil engineer to the City of Santa Maria Public Works Department staff
once every five years indicating the general condition of drainage improvements, degree
of siltation, and the recommended maintenance required. The field report should also
indicate the as-built capacity of any on-site retardation basins, current capacity,
recommendations for maintenance and safety improvements, and a schedule for
accomplishing those maintenance and safety improvements.
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SPECIFIC PLAN AMENDMENT PROCEDURE

The Entrada Este Specific Plan may be amended to address conditions unforeseen at
the time of its approval. The procedure is similar to a general plan amendment
(Government Code Section 65350 through 65358). The policy sections of the specific
plan may be amended by resolution while the legislative sections must be amended by
ordinance. Amendments by both resolution and ordinance will occur when both the
policy and legislative sections are modified. A brief summary of the amendment
procedure follows.
1.

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

2.

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

3.

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

4.

The Specific Plan amendment request is scheduled for the Planning
Commission. All noticing for Planning Commission public hearings shall be in
accordance with the City's noticing requirements. The Planning Commission's
recommendation will automatically be presented to the City Council for public
hearing.
The following findings shall be made by the Planning Commission and City
Council prior to approval of an amendment to the Entrada Este Specific Plan.
•

The proposed Specific Plan amendment is consistent with the goals,
objectives, policies, and programs of the General Plan.

•

The proposed Specific Plan amendment will not adversely affect the
public health, safety, and welfare, or result in an illogical land use
pattern.

•

The proposed Specific Plan amendment will not create internal
inconsistencies with the Specific Plan and is compatible with the
purpose and intent of the adopted Entrada Este Specific Plan.

The Planning Commission is a recommending body for Specific Plan
amendments; the City Council has final decision-making authority.
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RELATIONSHIP OF SPECIFIC PLAN TO SUBSEQUENT DISCRETIONARY
PROJECTS

4.7.1 Environmental Review
The adoption of the Entrada Este Specific Plan does not exempt subsequent individual
projects within the planning area from further environmental review. Any proposed
project requiring discretionary approval from the City of Santa Maria would be subject to
the requirements of the California Environmental Quality Act (CEQA) (Public Resources
Code, Section 21000, et. seq.). The determination of whether a project is "discretionary"
or simply "ministerial" (i.e., exempt from CEQA) shall be made in the same manner as
all other projects currently conducted within the city limits. The criteria determining
whether a project is exempt under CEQA can be found in Articles 17-19 of the State
CEQA Guidelines.
It is the City's objective to utilize the certified Sphere Study EIR whenever possible to
avoid duplication of work and expense. In the event that a CEQA-required initial study
prepared for a discretionary project consistent with this Specific Plan identifies issues
not already sufficiently addressed in the Sphere Study EIR or other documentation, a
Negative Declaration, Mitigated Negative Declaration or Environmental Impact Report
must be prepared by the City of Santa Maria (Public Resources Code, Section 15000,
et. seq.).
4.7.2 Planned Development (PD) Permitting
The PD permit provides the Planning Commission with a forum for holding a public
hearing and making specific findings regarding individual projects within the Entrada
Este planning area. This permitting process is required of all new development
proposals consistent with Chapter 35 of the Zoning Ordinance. Where a use permit is
required, the PD permit fulfills the same function.
4.8

Maintenance Annuity Fund

A Maintenance Annuity Fund (MAF) shall be established in addition to the special
assessment for facilities and/or services set forth in Section 4.1.2. The MAF will be a
continuous funding mechanism to offset the proportional costs of the impact of
development on community facilities and services, all of which are a benefit to the
development of the Specific Plan.
The establishment of the MAF is consistent with the following requirements of the City’s
General Plan:
a.

Encouraging specific and master plans, including economic and
environmental cost/benefit discussion for all major projects (General Plan
Implementation Program, Objective L.U.2g, p. LU-33);

b.

To require, as appropriate, as a condition of annexation, agreements relating
to City utilities and public service extensions (p. LU-27);
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c.

Implement developer fees, improvement districts, and environmental
mitigation measures as conditions to those lands being annexed to “buy in” to
and allow expansion of both infrastructure and community facilities (p. LU-27,
nos. 3 and 9);

d.

To achieve a balance between increased development and the maintenance,
management, and/or preservation of local resources (Goal L.U.6c); and

e.

Whenever possible, development should be planned as to minimize the costs
of providing additional community services.

The specific amounts and method of implementing the MAF may be either by
development agreement, a condition of approval on a land-use entitlement, or as may
be agreed upon between the City and the developer. The MAF growth mitigation fee
shall be established prior to the approval of a tentative tract map.
The following services and facilities may be funded by the MAF:
a.

Police personnel

b.

Fire personnel, full and part-time

c.

Neighborhood parks

d.

Softball/youth baseball fields

e.

Adult softball fields

f.

Regulation baseball fields

g.

Soccer fields

h.

Football fields

i.

Tennis courts

j.

Handball/racquetball courts

k.

Senior centers

l.

Visual arts workshops

m.

Community center buildings

n.

Social/cultural centers

o.

Performing arts centers

p.

Gymnasiums

q.

Community swimming pools

r.

Aquatic centers

s.

Libraries
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APPENDIX A:
Construction Cost Estimates

Table A-1 - Circulation System Construction Cost Estimate (Preliminary)

Facility Type

Linear Feet

Unit
Cost $

Total Cost $

New Facilities Construction Costs:
Secondary Arterial

29,962

230.00

6,891,260.00

Comm./Ind. Collector/Local

55,005

130.00

7,150,650.00

Total Construction Cost
Design and Construction Engineering (30%)

14,041,910.00
4,212,573.70

Subtotal New Roadways

18,254,483.70
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Table A-2 - Landscape Construction Cost Estimates (Preliminary)

Unit

Quantity

Unit
Cost $

Total Cost
$

Landscaping
(includes grading, soil preparation,
planting)

SF

2,029,896

0.25

507,474.00

Irrigation
(includes automatic irrigation system)

SF

2,029,896

0.20

405,979.20

Description
Neighborhood park

Total Cost for all Improvements

913,453.20

A-2

Table A-3 Infrastructure Construction Cost Estimate (Preliminary)
Description

Unit

Quantity

Unit Cost
$*

Total Cost
$*

Water System
6" Water Main

LF

26,502

16.00

424,032.00

8" Water Main

LF

54,143

20.00

1,082,860.00

10" Water Main

LF

14,527

25.00

363,175.00

Fire Hydrants

EA

227

2,500.00

567,500.00

Services

EA

2,288

200.00

457,600.00

2,895,167

0.30

2,895,167.00
868,550.10

Total Construction Cost
Engin., Admin., and Contingencies @ 30% of Construction
Cost

3,763,717.10
Total Water System Cost
Sewer System
6" Sewer Main

LF

16,871

15.00

253,065.00

8" Sewer Main

LF

68,973

25.00

1,724,325.00

10" Sewer Main

LF

12" Sewer Main

LF

4,080

35.00

142,800.00

Manholes

EA

212

1,500.00

318,000.00

Clean Outs

EA

153

300.00

45,900.00

Laterals

EA

2,288

300

686,400.00

3,170,490

0.30

3,170,490.00
951,147.00

Total Construction Cost
Engin., Admin., and Contingencies @ 30% of Construction
Cost

4,121,637.00
Total Sewer System Cost
Storm Drainage System
18" Storm Drain

LF

1,346

20.00

26,920.00

24" Storm Drain

LF

5,066

35.00

177,310.00

30" Storm Drain

LF

290

50.00

14,500.00

36" Storm Drain

LF

1,090

65.00

70,850.00

42" Storm Drain

LF

1,470

80.00

117,600.00

Manholes

EA

12

1,500.00

18,000.00

Catchbasins

EA

24

1,500.00

36,000.00

Box Culverts

LF

3

320.00

960.00

Inlet/Outlet Structures

EA

6

7,500.00

45,000.00

507,140

0.30

507,140.00
152,142.00

Total Construction Cost
Engin., Admin., and Contingencies @ 30% of Construction
Cost

659,282.00
Total Storm Drainage System Cost
Total Infrastructure Cost

8,544,636.00

*In 1991 dollars subject to modifications by detailed engineering studies.
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APPENDIX B:
Drought Tolerant Plant List

Table B-1. Drought-Tolerant Plants

BOTANICAL NAME

COMMON NAME

TREES (Street trees denoted with asterisk)
Albizia julibrissen* .....................................................................................Silk Tree
Eucalyptus ficifolia* ............................................................................... Eucalyptus
Eriobotrya deflexa*...........................................................................Bronze Loquat
Fraxinus oxycarpa ‘Raywood’ ........................................................... Raywood Ash
Geijera parvifolia*.........................................................................Australian Willow
Ginko biloba*............................................................................... Maiden Hair Tree
Koelreutia paniculata* .................................................................Golden Rain Tree
Maytenus boaria* ................................................................................Mayten Tree
Olea europaea (Fruitless)*............................................................... Fruitless Olive
Pinus canariensis* ...........................................................................................Pine
Pinus thunbergii*..............................................................................................Pine
Pistacia chinensis* ............................................................................Pistache Tree
Platanus acerifolia................................................................................. Plane Tree
Prunus cerasifera ‘Krauter Vesuvius’*............................................ Flowering Plum
Quercus ilex*...................................................................................................Oaks
Schinus molle...............................................................................California pepper
Zizyphus jujuba ............................................................................................ Jujube
SHRUBS
Abelia grandiflora .............................................................................. Glossy Abelia
Acacia species ............................................................................................. Acacia
Arctostaphylos species .......................................................................... Manzanita
Berberis darwinii .........................................................................Darwin's Barberry
Callistemon citrinus................................................................... Lemon Bottlebrush
Ceanothus species .................................................................................Wild Lilac
Cistus species..........................................................................................Rockrose
Cotoneaster parneyi
Dodonea viscosa ‘Purpurea’ ........................................................... Hopseed Bush
Escallonia species
Feijoa sellowiana .........................................................................Pineapple Guava
Grevillea noellii
Hemerocallis hybridus.................................................................................. Daylily
Heteromeles arbutifolia ................................................................................. Toyon
Juniperus species ....................................................................................... Juniper
Leptospermum scoparium ‘Ruby Glow’ ............................. New Zealand Tea Tree
Morea iridioides.................................................................................. Fortnight Lily
Mahonia species .............................................................................. Oregon Grape
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Table B-1. (Continued)
BOTANICAL NAME

COMMON NAME

SHRUBS (continued)
Myrica californica ...................................................................... Pacific Wax-Myrtle
Nerium oleander ...................................................................................... Oleander
Nandina domestica ....................................................................Heavenly Bamboo
Photinia fraseri
Pittosporum tobira.........................................................................................Tobira
Plumbage auriculata ..................................................................... Cape Plumbago
Punica granatum ‘Nana’............................................................ Dwarf Pomegrante
Raphiolepis indica......................................................................... Indian Hawthorn
Rhamnus californica ............................................................................ Coffeeberry
Rhus ovata........................................................................................... Sugar Bush
Ribes species
Rosmarinus officinalis .............................................................................Rosemary
Salvia species
Trichostema lanatum ..................................................................Woolly Blue Curls
Viburnum tinus ..................................................................................... Laurustinus
Xylosma congestum
GROUND COVER
Acacia redolens
Acillea species
Arctostaphylos species .......................................................................... Manzanita
Arctotheca calendula
Baccharus pilularis ‘Twin Peaks’........................................................ Coyote Bush
Cistus salvifolius .......................................................................Sageleaf Rockrose
Cotoneaster ‘Dammeri’ and ‘Lowfast’
Gazania species
Hypericum calcinum...........................................................Creeping St. Johnswort
Juniperus species
Lippia repens
Lonicera japonica............................................................................... Honeysuckle
Myoporum parvifolium
Myoporum ‘Pacifica’
Rosmarinus officinalis .............................................................................Rosemary
HYDROSEED/GENERAL
Trifolium fragiferum "O'Conners"
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Table B-1. (Continued)
BOTANICAL NAME

COMMON NAME

WATER CONSERVING TURF
As listed in the "Landscape Development Guidebook", City of Santa Maria
Community Development Department.
Festuca K-31 ................................................................................... Hybrid Fescue
Festuca "Goor"................................................................................. Hybrid Fescue
Festuca "Fawn"................................................................................Hybrid Fescue
Festuca rubra.......................................................................................Red Fescue
Festuca "Rebel" ........................................................................ Hybrid Tall Fescue
Cynodon "Santa Ana" ................................................................... Hybrid Bermuda
Cynodon "Tifgreen"....................................................................... Hybrid Bermuda
Cynodon "Tifway".......................................................................... Hybrid Bermuda
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APPENDIX C:
Calculation of Proposed Dwelling Units

Site Statistics-Park Requirements
August 7, 1991
Zone
Designation
C-2
CPO
FS
PF
OS
PF
R-1-10,000
R-1
RSL-1
R-2
R-3

Land Use
General
Commercial
Office
Fwy Service
Mixed Use
Fire Station
Park
School
Roads
Lower
Residential
Low Residential
Low-Med
Residential
Med Residential
High Residential
Totals
Park Surplus
(Need)

Acreage

Residential Scenario

DU/Acre

Dwellings

Pop/D

Pop.

Park Rate

Park Need

7.00

4.00

28.00

3.03

84.84

10/1000

0.85

158.00

5.00

790.00

3.03

2393.70

10/1000

23.94

73.50

8.00

588.00

3.03

1781.64

10/1000

17.82

50.00
12.00
480.00

12.00
22.00

600.00
264.00
2270.00

3.03
3.03

1818.00
799.92
6878.10

10/1000
10/1000

18.18
8.00
68.78

41.00
7.00
7.00
0.00
0.30
64.00
10.00
50.20

(4.78)

C-1

August 7, 1991

Site Statistics-Park Requirements
Office Scenario

Zone
Designation
C-2
CPO
FS
PF
OS
PF
R-1-10,000
R-1
RSL-1
R-2
R-3

Land Use
General
Commercial
Office
Fwy Service
Mixed Use
Fire Station
Park
School
Roads
Lower
Residential
Low Residential
Low-Med
Residential
Med Residential
High Residential
Totals
Park Surplus
(Need)

Acreage

DU/Acre

Dwellings Pop/D

Pop.

Park Rate

Park Need

41.00
32.50
7.00
0.00
0.30
58.50
10.00
50.20
7.00

4.00

28.00

3.03

84.84

10/1000

0.85

158.00

5.00

790.00

3.03

2393.70

10/1000

23.94

79.00

8.00

632.00

3.03

1914.96

10/1000

19.15

36.50
0.00
480.00

12.00
22.00

438.00
0.00
1888.00

3.03
3.03

1327.14
0.00
5720.64

10/1000
10/1000

13.27
0.00
57.21
1.29
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APPENDIX D:
Circulation

D-1

D-2

D-3

D-4

D-5

D-6

D-7

D-8

D-9

D-10

D-11

D-12

D-13

APPENDIX E:
Justification of Annexation Timetable

E-1

E-2

APPENDIX F:
Noise

F-1

F-2

F-3

F-4

F-5

F-6

F-7

APPENDIX G:
Irrigation Pond Letters

G-1

G-2

APPENDIX H:
Areawide Sphere of Influence/Reimbursement

H-1

H-2

H-3

H-4

APPENDIX I:
Annexation Area A Reimbursement

I-1

