3.0 LAND DEVELOPMENT REGULATIONS

This component of the Specific Plan identified regulatory standards governing
development in the West Stowell planning area. Just as Section 2.0 established the
area's pattern of land use, circulation, community design and infrastructure, this section
develops standards by which those plans must be implemented. As with the previous
section, development regulations are divided into land use, circulation, community design
and infrastructure components.

3.1 LAND USE STANDARDS

The City of Santa Maria Zoning Ordinance provides much of the basis of private land
development regulation under the West Stowell Specific Plan. One zone district is
established by this plan: Commercial Manufacturing/Agriculture Overlay (CM/AG). Figure
2-2 shows the boundary of this zone district within the planning area.

Although the zone district is explicitly part of the Zoning Ordinance, the CM zone, as
written in this Specific Plan, is modified to better accommodate the agriculture-related
industry that will predominate in this area. Where the provisions in this Specific Plan
conflict with the Zoning Ordinance, those contained in this plan will apply.

3.1.1 Commercial Manufacturing/Agriculture Overlay (CM/AG) Zone Standards and
Allowed Uses

Allowed uses and development standards contained in the Commercial/Manufacturing
(CM/AG) zone are described below.

a. Purpose. The purpose of this zone district is to provide areas for
agriculture and agriculturally-related industrial uses. The intent is to provide for
these areas with a zone district that is diverse, yet also restrictive, in order to
ensure compatibility with the protection of neighboring agricultural land uses from
any negative impacts such as noise, odor, lighting, traffic, growth inducement or
degradation of visual aesthetic values.

b. Permitted Uses. The following uses are permitted in the CM/AG district
subject to the prescribed performance standards (Planned Development Permit)
contained in Article 3 of Chapter 33 of the Zoning Ordinance:

(2) Dry and irrigated farming;
(2) Pasture grazing;
3) Service establishments, such as:
(&) Agricultural packing and processing plant,

(b) Blacksmith shop, sheet metal shop, welding shop or machine
shop,

(c) Farm implement and machinery sales, service and supply
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shop,

(d) Farm implement rental shop,

(e) Feed and fuel store,

(H  Frozen food locker,

(g) Irrigation contractor,

(h) Oil and water well drilling supplier,

()  Produce distribution warehouse,

() Wholesale nursery supplies,

(k)  Wholesale supply storage and distribution center;
4) Small animal hospitals.

C. Prohibited Uses. The following uses are specifically not permitted in the
CM/AG (Commercial Manufacturing/Agriculture Overlay) district:

@) Residential uses (including ranch houses and labor camps);
(2) Offices providing services to the general public such as:

(& Architects,

(b) Accountants,

(c) Attorneys,

(d) Doctors and medical offices,

(e) Real estate brokers,

(H Dental offices,

(@) Investment brokers.

d. Conditional Uses. Those similar uses which the Planning Commission
finds to fall within the intent and purpose of this zone, that will not be obnoxious or
detrimental to the public welfare, and are found by the Planning Commission to be
compatible with adjoining land uses, provided that conditions and development
standards are applied to mitigate any potentially adverse impacts, are permitted in
the CM/AG district subject to obtaining a conditional use permit according to the
procedures set forth in Article 2 of Chapter 35 of the Zoning Ordinance.

Q) Utilities, such as:
(@) Distribution plants,
(b)  Utility substations;

(2 Intensive livestock operations requiring the regular importation of
feed to the site.

3 Repair and equipment services, such as:
(@) Tractor repair and service facilities,
(b) Equipment rental and/or service;
4) Screened agricultural material or utility storage yard;
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(5) Any use involving the storage or handling of explosive materials.
The storage or handling of blasting agents, or the storage or
handling of flammable liquids in aboveground tanks;

(6) An increase in pipeline capacity through the repair, maintenance,
replacement or installation of new pipelines as defined in Section
12-2.113.1;

@) Large truck and tractor sales and service facilities;

(8) Produce vendors; fruit and/or vegetable stand incidental to adjacent
agricultural uses;

9) Structures exceeding 35 feet in height as specified under 3.1.1.g. of
the specific plan.

e. Accessory Uses. Premises in the CM/AG 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 uses.

f. Minimum Parcel Size. Each parcel of land in the CM/AG district shall
have a minimum lot area of not less than one (1) acre. Minimum lot width is one
hundred fifty (150) feet on an accepted street or accessway.

g. Maximum Building Height. No lot or parcel of land in the CM/AG district
shall have a building or structure in excess of thirty-five (35) feet in height unless
allowed with a use or planned development permit.

h. Setbacks

(2) Front Yard. Minimum setback shall be twenty (20) feet. Where
parking is provided in the required front yard setback a ten (10) foot
landscaped strip shall be provided separating the parking from the
public right-of-way.

(2) Side and Rear Yards.

€)) No side or rear yards are required.

(b) A corner lot or parcel of land shall have a landscaped side
yard of not less than ten (10) feet in width for that portion of
the development (including parking lot) adjoining the street.

I Screening

() A fence, or solid masonry wall, not less than eight (8) feet in height
may be required along the perimeter of all areas which, by reasons
of the conditions on the property or physical hazards, are
considered by the Planning Commission to be dangerous to the
public health or safety.
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3.2

(2) A solid fence or wall shall be erected surrounding the area devoted
to open storage. No material shall be stored to a height greater than
the height of the required wall or fence, unless authorized by the
zoning administrator, upon his finding that conditions apply to the
particular property or development proposed which justify an
exception and show compatibility with adjoining properties.

J. Outside Display and Storage. All display, service, installation and storage
in the CM/AG district shall be located wholly within an enclosed building except for
material storage associated with the following uses, provided such storage is
properly screened from and aesthetically compatible with neighboring lands:

(1) Farm machinery sales,

(2) Wholesale nursery supplies,

(3) Irrigation contractor (storage only),

(4) Farm implement rental shop,

(5) Oil and water well drilling supplier (storage only).

k. Parking. For provisions on parking, see Chapter 32 of the Zoning
Ordinance.

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

CIRCULATION DESIGN STANDARDS

All circulation improvements, including those to roads, shall be in conformance with the
City of Santa Maria Public Works Departments “Standard Plans and Specifications.”
Although this section of the Specific Plan illustrates the basic design parameters by which
roads are to be constructed in the West Stowell planning area, refer to the City’s
“Standard Plan and Specifications” for a full description of design parameters.

a. Primary Arterial Design. Typical Arterial overhead plans and cross
sections for the future extension of E Street are shown in Figure 3-1. The plan
indicates that the Primary Arterial would include a 148-foot right-of-way section
which would accommodate a paved width of 108 feet. Eventually, E Street would
be improved as a six-lane facility with raised medians and paved shoulders
suitable for bike lanes. Six-foot sidewalks would also be provided on both sides of
the street.

b. Secondary Arterial Design. Typical Secondary Arterial overhead plans
and cross sections for Stowell Road, “A” Street and the street along the planning
area’s western boundary are shown in Figure 3-2. The plan indicates that the
Secondary Arterial would include a 116-foot right-of-way section which would
accommodate a paved width of 84 feet. West Stowell Road and the street along
the area’s western boundary will have a 6-foot wide shoulders nest to the curb with
10-foot-wide public utility and tree planting easements at the back of the sidewalk.
“A” Street will have a Multi-Purpose Trail Il (MPT-II) along both sides of the street.
The MPT-II shall be 8-feet-wide and meander within a 15- to 20-foot landscaped
area.
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3.3 COMMUNITY DESIGN GUIDELINES

This component of the Land Development Regulations establishes design guidelines
which govern public and private improvements within the West Stowell planning area.
These guidelines do not apply to agricultural uses and the portions of developed
properties with production agricultural uses within the planning area.

3.3.1 Public Improvements

a. Streets and Sidewalks
() Clearly identify points of conflict between vehicles and people in
accordance with the City's "Standard Plans and Specifications.”
2 Use a safe, even, slip-resistant surface for all materials used for
sidewalks and other pedestrian areas per standards set forth in the
City's "Standard Plans and Specifications."
3) Provide a 10-foot-wide public utility and tree planting easement for

all streets within the Specific Plan area.

b. Street Lighting

(@B Include lighting elements for street vehicular travel along street
frontages.

(2) Accommodate lighting mounting poles in accordance with City
standards.

3) Space lighting fixtures per City standards based on road
classification.

4) Establish lighting illumination levels in accordance with City
standards as they pertain to each road designation.

(5) Utilize light sources which are economical and energy efficient.

C. Landscaping

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

2 Landscape all setback 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, Landscape Standards, of Title 12 of
the Municipal Code. Use drip irrigation systems in shrub areas
where feasible.



()

(6)

(7)

Replace turf areas with drought tolerant ground cover where
feasible.

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

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

3.3.2 Private Improvements

a. Exterior Design Requirements. The exterior design requirements as set forth
below are intended to create a unified effect that identifies the planning area as an
agricultural and related industrial area of the City of Santa Maria. The design
requirements are not intended to impose any specific architectural style, but rather
are intended to foster functional and aesthetically pleasing urban design.

(1)

()

3)

(4)

()

(6)

Metal buildings are permitted. Encourage exterior architectural
features with surface materials of those building elevations facing a
street to incorporate stucco, slump stone, split face block or wood.
This does not exclude the use of veneer materials over metal or the
use of ornamental metal work such as sculptured or accent features
that compliment the building design.

Metal roof materials will be permitted, but must be screened with a
parapet perimeter wall.

Encourage exterior color scheme to incorporate earth colors. Earth
colors are those colors that range from yellow through muted
shades of buff, brown and green to red. The intent of this provision
is to provide a diverse range of colors compatible with the natural
setting of the community.

Paint gutters, vents, louvers, exposed flashing, tanks, stacks,
overhead doors, rolling service doors and similar appurtenances
consistent with the color scheme of the building.

Screen all roof mounted mechanical equipment or duct work which
projects vertically more than 1.5 feet above the roof parapet by an
enclosure which is detailed consistently with the building design.

Screen all mechanical equipment mounted on the wall surface of a
building.
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b.

Landscape Design

1)

()

3)

Maintain an average front yard setback of fifteen (15) feet on each
building site along Stowell Road. The entire front yard shall be
landscaped with trees, shrubs, and ground cover.

Screen areas utilized for parking, storage, or loading when located
in the front yard from view of access streets or adjacent properties.
This may be accomplished by employing one or all of the following
technigues as shown in Figure 3-3:

* Lineal masses of shrubs - This method requires use of shrubs
that will achieve a height of 4 to 6 feet within 3 years. Minimum
size of fifteen (15) gallons required.

* Lineal or group masses of major scale trees - This method
requires use of trees that will ultimately provide foliage that is
visible above the roof line from within the total site.

» Lineal or group masses of smaller scale trees - This method
requires uses of trees that will ultimately provide foliage or shade
patterns on either horizontal or vertical planes.

» Earth mounding and landscaping with ground cover and lineal
masses of shrubs.

Landscape side and rear yards to complement building and site
design while providing relief and buffering of noise, heat and glare.
Landscaping in these areas shall consist of the following:

* All unpaved areas shall be landscaped with trees, shrubs, or
ground cover.

» For each side and rear exterior elevation where trees can be
provided, the quantity shall be equal to one (1) tree for each
thirty (30) feet of exterior wall length. Minimum size of plant
material shall be fifteen (15) gallons.

Parking Lot Design

1)

(2)

3)

(4)

Landscape all areas not specifically used for vehicle parking or
access with trees, shrubs and ground cover. Trees, at least equal in
number to one per six parking stalls or fraction thereof, shall be
provided in all parking areas. Minimum container size shall be 15
gallons. Figure 3-4 shows typical landscaping in a parking lot.

Use a combination of berming and shrub groups to help screen
parking areas from adjacent streets as shown in Figure 3-3.

Provide all landscaped areas with permanent automatic sprinkler
systems and hose bibs. Use of drip irrigation in shrub areas is
encouraged.

Provide parking at the side or rear of the proposed structures when
practicable.
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3.4

(5) Require parking configuration per City standards contained in
Chapter 32 of the Zoning Ordinance.

d. Lighting

(@B) Show parking lot lighting fixtures on the site plan. Their design shall
be compatible with architecture to be used in the proposed
development.

(2) Construct walkway light fixtures in scale with the overall design
concept of the project.

e. Signs
Q) Construct signs in accordance with Chapter 34 of the City's Zoning
Ordinance.
f. Loading and Refuse Collection Areas

Q) Design loading areas when required by Chapter 33 of the Zoning
Ordinance or proposed by a developer so as not to be visible from
adjacent streets.

(2) Screen all outdoor refuse collections areas from access streets and
adjacent properties by a complete opaque screen as per adopted
standards of the Public Works Department.

3) Prohibit refuse collection areas within the front yard setback area or
front building setback area.

4) Require adequate onsite turnaround for refuse trucks to avoid truck
backing, subject to the approval of the Public Works Department.

INFRASTRUCTURE STANDARDS

a. Grading. Provide grading and erosion control design in accordance with
City of Santa Maria Code of Regulations, Title 11, Chapter 10, Section 11-10.03.

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. Such standards include, but are not
limited to:

Q) 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.

3) Storm drains and drainage inlets must be sized for a peak 25-year
runoff event with an overland escape designed for a 100-year storm.
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(4)
()

(6)

(7)

(8)

(9)

(10)

(11)

Minimum size storm drain is 18 inches in diameter.

The lowest finish floor elevation must be at least 2 feet above the
100-year water surface elevation.

The lot pad must be at least 1.5 feet above the 100-year water
surface elevation.

Various setbacks are required to be maintained from stream
channels depending on ground configuration, type of channel lining
(if any), and regulatory floodway configuration.

Any grading or construction in a regulatory floodway will require the
submittal of an appropriate flood study for approval by the Flood
Control District.

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 peak runoff.

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

Prior to development, a storm drain or channel sufficient to carry
pass through flows from Annexation Areas 9N, 9E, and 9W into
downstream retention facilities shall be constructed in accordance
with Public Works Department specifications.
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