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l. OVERVIEW

The Blosser-Southeast Area 5B Specific Plan is a policy document used to implement
development concepts presented in the City’s General Plan. Specific plans are authorized under
Section 65450 et seq. of the California Government Code for the systematic implementation of
all or part of the City’s General Plan. This Specific Plan provides detailed guidelines for the future
development of a 146-acre undeveloped area (Blosser-Southeast Area 5B) located on the west
side of the City of Santa Maria (Figure I-1).

II. PROJECT HISTORY

The Blosser-Southeast Specific Plan is one of seven specific plans prepared as part of the Santa
Maria Sphere of Influence and Concurrent Annexation Program adopted by the City in1994. The
Specific Plans are intended to direct future development, including the distribution of land uses,
the location and sizing of supporting infrastructure, site planning and architectural guidelines,
methods of financing public improvements, and timetables for annexation and development.
The original Blosser-Southeast Specific Plan (Area 5) was analyzed in the 1992 Final EIR for the
Sphere of Influence Boundary Expansion and Concurrent Annexation Program (City No. E-88-10
and State Clearinghouse Number 90010930) and officially adopted by the City in 1994. The
Specific Plan was amended in 2002 and 2003 and reformatted in 2011. A large portion of the
Blosser-Southeast Specific Plan (Area 5) has been built-out. Area 5A and 5C are almost entirely
built out with Area 5B remaining (Figure I-2).

Area 5B wasincluded in the 1994 Blosser-South East Specific Plan which established the General
Plan Land Use Designations and Zoning Districts of the area. Although Area 5B is located within
the original Blosser-Southeast Specific Plan area, this Blosser-Southeast Area 5B Specific Plan
(2020) is a document with standards and regulations for that specific area and no longer relies
on the information established in the original Blosser-Southeast Specific Plan (reformatted in
2011).

1. REGIONAL SETTING

Salinas
The City of Santa Maria is the largest city in

Santa Barbara County. As of 2020, more than
100,000 people live within the City limits, and
more than 170,000 live within the Santa Maria
Valley. Santa Maria is located at the northern Santa Maria —"
end of the Santa Maria Valley in Santa Barbara

San Luis Obispo ishway 100\ @ Bakersfield

Santa Barbara

County and is a fast growing, mid-sized city SantaiMonich

which serves as a major trade center for a Los Angeles
thriving local agricultural industry and is an

important retail and industrial center for San Diego

California’s Central Coast.
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IV. PROJECT LOCATION

The Blosser-Southeast Specific Plan area (Area 5) is bounded on the north by Stowell Road,
which runs east and west; Blosser Road, which runs north and south, forms the western border;
Depot Street and the Santa Maria Valley Railroad (SMVRR) tracks borders the eastern boundary;
and Carmen Lane, which runs east and west, is the southern border.

Area 5is divided into subareas, Area 5A, 5B, and 5C, for the purposes of this Specific Plan (Figure
I-1). The focus of this Specific Plan is Area 5B which is the last area within the Blosser Southeast
Specific Plan to be developed. Area 5B consists of 146-acres bounded by Stowell Road to the
north with single family residences and Sanchez Elementary School located across the street to
the North. To the west across Blosser Road is vacant land zoned for neighborhood serving
commercial uses and industrial uses on the north side of La Brea Avenue. Battles Road is the
southern boundary of Area 5B with the Estates at Pacific Crest within Area 5A located across the
street. The Santa Maria Valley Rail Railroad (SMVRR) tracks and Depot Street are located to the
east with Minami Park and Adams Elementary School located across Depot Street. The Santa
Barbara County Fairgrounds are also located to the northeast. Area 5B is currently actively
farmed agricultural land.

Area sA

Area 5 A was constructed before the 2008 recession with a majority of the construction occurring
between 2005 and 2008. The adopted Blosser-Southeast Specific Plan planned for 512 single
family dwelling units and 308 multi-family units for a total of 820 residential units. Development
in this area currently consists of three housing projects which include the St Claire Apartments
(PD2005-0014), The Estates at Pacific Crest (PD2004-002), and The Estates at Pacific Crest Il
(PD2004-022). All three of these projects have been completed for a total of 291 single family
residential units, 128 high density residential units, and 116 terrace units (535 total residential
units). An 8.4 acre portion of Area 5A located at the southwest corner of Battles Road and Depot
Street remains undeveloped land zoned for high density residential use.

St. Claire Apartments Estates at Pacific Crest

Blosser-Southeast Area 5B Specific Plan [-2 City of Santa Maria
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Area 5B

Area 5B is currently used for agricultural purposes, primarily as cultivated row crops. On-site
structures consist of those associated with agricultural operations such as storage structures,
irrigation works, fencing, and overhead utilities. Other features include equipment storage,
access roads and drainage ditches, and an earthen impoundment. A City-maintained flood
control channel runs along the southern boundary of the project site and connects to the Hobbs
Fee Basin one-half mile west of the project. This basin is maintained by the Santa Barbara
County Flood Control District. The site is accessible from three adjacent roads including W.
Stowell Road to the north, S. Blosser Road to the west, and W. Battles Road the south. In the
adopted Blosser-Southeast Specific Plan, Area 5B was planned for 800 single family units and
176 multi-family units for a total of 976 units plus a school and a park. The residential densities
under this Specific Plan allows for a total build-out of 1,105 units plus a school and a park.

Existing views of Area 5B:

Blosser-Southeast Area 5B Specific Plan -3 City of Santa Maria
September 2020
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Area 5C

Area 5C consists of single family residences, townhomes, Jimenez Elementary School, and park
space. The adopted Blosser-Southeast Specific Plan planned for the development of 170 single
family units and 324 multi-family units for a total of 494 units, plus a school and a park. Two
housing projects were approved for the area which include Harvest Glen (PD2005-027)
consisting of 169 single family residences which began construction in 2005, stalled by the 2008
recession, and completed in 2018. Harvest Glen Gardens (PD2013-0011), consisting of 126
townhomes, began construction in 2016 and are nearing completion. Jimenez Elementary
School was constructed and opened for enrollment in 2017, and the park area has not yet been
completed.

Harvest Glen Single Family Residences

Blosser-Southeast Area 5B Specific Plan -4 City of Santa Maria
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Figure I-1. Vicinity Map
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Figure I-2
Blosser-Southeast Area 5 Specific Plan Buildout
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V. STATUTORY AUTHORITY

A Specific Plan is a policy document used to implement the development concepts presented in
the City’s General Plan. Specific Plans are authorized under Section 65450 et seq. of the
Government Code for the systematic implementation of all or part of a General Plan. As set
forth in Section 65451 of the State Government Code, the Blosser-Southeast Area 5B Specific
Plan includes, at minimum, text and diagrams to describe the following:

Requirement Specific Plan Reference

A statement of the relationship between the Specific Plan and the
City’s General Plan.

The distribution, location and extent of land use, including open
space, within the plan area.

The proposed distribution, location, extent, and intensity of major
components of public and private transportation, sewage, water,
drainage, solid waste, energy, and other essential facilities Chapter Il
proposed to be located within the plan area and needed to support
land uses described in the Specific Plan.

Standards and criteria by which development will proceed and
standards for the conservation, development, and utilization of Chapter IV
natural resources, where applicable.

A program of implementation measures, including regulations,
programs, public works projects, and financing measures necessary Chapter V
to implement the Specific Plan.

Chapter |

Chapter Il

VI. RELATIONSHIP BETWEEN THE SPECIFIC PLAN AND THE
GENERAL PLAN

In accordance with state law, the Blosser-Southeast Area 5B Specific Plan has been prepared to
be completely consistent with the City's General Plan. By definition, a Specific Plan includes a
greater level of detail, specifically with respect to site planning and development issues, than
can be found in the master document from which it takes its direction. In this way, the Specific
Plan acts as a bridge between the General Plan and the Zoning Ordinance. Key principles of the
Blosser-Southeast Area 5B Specific Plan were developed to conform to the goals, policies, and
objectives of the City’s General Plan. Appendix A to this Specific Plan contains a detailed
analysis of the Specific Plan’s consistency with the City’s General Plan,

Blosser-Southeast Area 5B Specific Plan I-7 City of Santa Maria
September 2020
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VII. RELATIONSHIP TO EIR/MITIGATION MEASURES

A Supplemental EIR to the City of Santa Maria’s Final EIR for the Sphere of Influence Boundary
Expansion and Concurrent Annexation Program (1992), which included environmental review of
the original Blosser-Southeast Specific Plan, was prepared for the project in accordance with
Sections 15163 and 15168 of the California Environmental Quality Act (CEQA) Guidelines. Existing
environmental documentation, including the Sphere of Influence Final EIR and technical studies
prepared for the project, informs the analysis in this document. The Supplemental EIR discusses
the potential environmental impacts of changes on the project site as a result of the proposed
amendments to the original Blosser-Southeast Specific Plan. Policies and standards contained
in this Specific Plan incorporate those mitigation measures deemed by the Supplemental EIR as
necessary to reduce environmental impacts resulting from this project to a less than significant
level. The following discussion of the environmental opportunities and constraints of the
Blosser-Southeast Area 5B planning area highlights many of the mitigations that are integrated
into this plan.

e Aesthetics and Visual Resources:

The EIR identifies impacts concerning visual and design qualities, as well as the
introduction of new light and glare sources. No mitigation measures were needed for the
impacts on scenic resources since these impact were classified as less than significant.
Concerning the visual impacts of converting agricultural land to urban uses, mitigation
measures were identified, such as proper landscaping and height considerations of built
elements. In regards to light and glare sources, the EIR includes multiple mitigation
measures, including requiring lighting plans for future commercial and multi-family
development, using automatic timers, and direction and illumination guidelines.

e Air Quality:

The project would result in a significant and unavoidable impact concerning the
production of mobile-source operational air pollutant emissions that would exceed long-
term quantitative thresholds for NOyx and expose sensitive receptors to substantial
pollutant concentrations. Although this is an unavoidable impact, the EIR has identified
Transportation Demand Management for commercial projects and Efficient Appliances
for new homes as two mitigation measures for this impact. Otherwise, the project does
not result in a cumulatively considerable net increase of any criteria pollutants for which
the region is in nonattainment. The project is also consistent with the Santa Barbara
County Air Pollution Control District (SBCAPCD) 2016 Ozone Plan, and does not result in
emissions that would adversely affect a substantial number of people.

Blosser-Southeast Area 5B Specific Plan -8 City of Santa Maria
September 2020
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Cultural and Tribal Resources:

In order to address the possibility of the potential to unearth or adversely affect
previously unidentified tribal cultural resources during construction activities, the EIR
includes mitigation concerning how to proceed in the event of these unanticipated
discoveries. The demolition and removal of the on-site storage building and pump house,
as well as the potential discovery of previously unidentified archaeological resources
were determined to be less than significant impacts and not mitigation was required.

Greenhouse Gas (GHG) Emissions:

To address the temporary and long-term increases in GHG emissions from the
construction and operation of this project, the EIR requires a GHG Emissions Reduction
Plan. This plan involves the implementation of either a Greenhouse Gas Reduction
Program (GGRP) that reduces annual GHG emissions from the development by a
minimum of 0.6 MT of CO2e per person per year over the operational lifespan of the
proposed development, or through the purchase of carbon offsets, or both. Based on the
proportion of the service population attributable to the commercial and residential land
uses, the required reductions must equate to 133 MT of CO.e per year for the entire
commercial component (or1.02 MT of CO.e per year per 1,000 square feet of commercial
space) and 2,607 MT of CO.e per year for the entire residential component (or 2.23 MT
of CO.e per year per dwelling unit) of the Specific Plan development. Implementation of
this measure would reduce GHG emissions from the anticipated on-site development to
approximately 3.2 MT of CO2e per person per year, which would not exceed the locally-
appropriate, project-specific 2030 efficiency threshold. This implementation measure
also addresses the impact of inconsistency with the GHG reduction targets of the 2017
scoping plan.

Noise:

The Blosser-Southeast Area 5B plan area is not located near the City’s major noise
sources, U.S. Highway 101, or the Santa Maria Airport. Residential areas along Blosser
Road may be subjected to noise levels which exceed the City’s current standards. The
EIR requires Long-term Noise Exposure Reduction Techniques to address long-term
noise impacts to future residents living at the project site. Impacts concerning project
construction activities and equipment operations and temporary increases in vibration
from construction were determined to be less than significant, and there are no impacts
concerning excessive noise relative to airport activity.

Blosser-Southeast Area 5B Specific Plan I-9 City of Santa Maria
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e Transportation and Traffic:

In order to mitigate the concern of two intersections operating below the City’s Level of
Service (Level-of-Service) D operating standard, the EIR outlines designations
concerning all major roads and intersections proposed within the project site. Although
the project is consistent with city policies related to public transit, bicycle and pedestrian
facilities, the EIR proposes concurrent compliance with Mitigation Measure AQ-2a to
encourage alternative transportation modes. Impacts related to roadway hazards and
emergency access were found to be less than significant.

VIIl. PROJECT OBJECTIVES

The Blosser-Southeast Area 5B Specific Plan provides an opportunity for coordinated
commercial, residential, public facility, and open space development within the Santa Maria
area. Project objectives include the following:

* Provide development that expands on and complements the land uses along Blosser Road.

e Provide coordinated residential, commercial, and school uses and amenities in one central
location.

e Provide safe pedestrian and bicycle connections to onsite commercial, recreational, school,
and open space amenities.

e Provide safe roadways in and around the site that are appropriate in size to allow for
multimodal transportation, slow vehicular speeds, and safety.

e Develop the property with a variety of housing types to attract diverse community income
groups, and to assist the City in complying with State housing mandates.

e Provide a smooth transition between proposed development and the existing and planned
surrounding land uses. Proposed land use and circulation shall be coordinated with those of
the neighboring Blosser-Southwest and areas 5A and 5C within the Blosser-Southeast
Specific Plan.

Blosser-Southeast Area 5B Specific Plan I-10 City of Santa Maria
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IX. SUMMARY OF SPECIFIC PLAN RECOMMENDATIONS

Land Use. The 146 acre Blosser-Southeast area 5B Specific Plan would support a variety of uses
including residential and related neighborhood commercial development as well as a school and
recreation/open space areas. The majority of the site (88 acres) would be developed with single
family and multi-family dwellings. The remaining areas would be developed with a new school,
commercial uses, and areas for recreation (sports fields and a park).

Circulation. The area is currently accessible only at its outer edges by Blosser Road, Battles
Road and Stowell Road (Depot Street to the east is blocked by the railroad right of way). Under
the overall Specific Plan area, Carmen Lane, Sonya Lane and La Brea Avenue would function as
east-west collectors serving the area. Western Avenue would be the primary north-south access
within the planning area. The new Western Avenue and LaBrea Avenue intersection will be
controlled by a modern traffic circle. Multi-purpose trails and bike paths will provide a
convenient and useful alternative to automobiles and will link residential neighborhoods with
schools, commercial areas, and local open space amenities.

Community Design. 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 where the
City has determined its importance, and guidelines in others. Several new amenities are
proposed including a public park with recreation areas (soccer fields and playgrounds), multi-
purpose trails and bike paths. The proposed new school will feature playgrounds and other
recreational facilities which may be used by the general public. The area's bikeway system will
link proposed schools and parks and will take advantage of natural open space and drainage
corridors in its design. Landscaping will include primarily drought-tolerant and native
vegetation.

Infrastructure. Adequate drainage, sewer and water infrastructure will be constructed to serve
the needs of the areas new development. These include a drainage channel, detention basins,
and utility lines.

Blosser-Southeast Area 5B Specific Plan [-11 City of Santa Maria
September 2020
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l. DESCRIPTION OF LAND USES

The Blosser-Southeast Area 5B Specific Plan includes five land use designations: Neighborhood
Commercial (NC), Low-Medium Density Residential (LMDR), High Density Residential (HDR),
Community Facilities (CF), and Recreation Open Space (ROS). The Specific Plan will include a mix
of residential, commercial, public facilities, and open space uses. The defining physical structures
that form the framework for the land uses are Blosser Road, Stowell Road, Battles Road, and the
railroad right of way on the eastern boundary. The NC designation, to be used for retail commercial
development, is located in the northwest portion of the project site along the Blosser Road
frontage. The area designated HDR is on the northern portion of the site along Stowell and in the
southwest corner. The CF and ROS designations are adjacent; CF located centrally in the northeast
corner and ROS along the east side of the site as to create a buffer between the residential uses and
the railroad. The LMDR area is in the center and along the southern half of the site. The following
descriptions state the intent and character of each land use category. These descriptions will also
serve as the basis for the permitted uses and building regulations.

A. RESIDENTIAL

The Low-Medium Density Residential (LMDR) land use proposes a maximum land use
intensity of eight (8) dwelling units per acre over 59.3 acres of the Specific Plan project
area. Thisland use intensity is consistent with the LMDR land use designation of the City
of Santa Maria’s General Plan. The High Density Residential (HDR) land use proposes a
maximum land use intensity of 22 dwelling units per acre over 28.7 acres of the Specific
Plan project area. This land use intensity is consistent with the HDR land use designation
of the City of Santa Maria’s General Plan. The residential land use types would result in
the potential development of approximately 1,105 new residential units within Area 5B.

B. NEIGHBORHOOD COMMERCIAL

The Neighborhood Commercial (NC) land use is anticipated to serve local retail interests.
The 12.2 acres of Neighborhood Commercial area located in the northwest corner of the
site will allow for a mix of retail uses comprised of small stores or an anchor store. Future
commercial uses within this area will have a maximum height of 30 feet, with pedestrian
walkways, secondary screening and sound walls, and landscaping incorporated into the
design. Loading dock areas will be screened, roofed, and enclosed when at all possible.

C. COMMUNITY FACILITY
The Community Facility (CF) land use provides 23.1 acres of suitable land for a school to

accommodate new students as a result of the planned residential development within
the Specific Plan area.

Blosser-Southeast Area 5B Specific Plan -1 City of Santa Maria
September 2020
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D. RECREATION OPEN SPACE

The Recreation Open Space (ROS) land use provides the opportunity for 19.7 acres of
recreational uses (sports fields) to be developed by the City. Aninitial design includes soccer
fields, a central park area and parking lot.

II. LAND USE DIAGRAM*

Figure Il-1 “Land Use Plan” presents a general distribution of the land use designations within
the Blosser-Southeast Area 5B Specific Plan. The Land Use Plan conforms to Section 65451(a)
(1) of the State of California Government Code, and is hereby adopted and incorporated into the
Blosser Southeast Area 5B Specific Plan.

1. ZONING

The development standards and criteria which implement this Specific Plan are provided
through the application of zoning districts to the official zoning map, in accordance with Section
12-38 of the Santa Maria Municipal Code. Figure Il-2 and Table Il-1 present the land use and
zoning districts which implement the Blosser-Southeast Area 5B Specific Plan.

Table Il-1.
Land Use and Zoning Districts

Specific Plan Designation Approximate Residential
Zoning Acreage (gross) Development Potential

Low Medium Density Residential (LMDR-8) PD/R-1 59.3 (8 du/ac) 475

High Density Residential (HDR-22) PD/R-3 28.7 (22 du/ac) 631

Community Facilities (CF) PD/PF 23.1

Recreation Open Space (ROS) PD/OS 19.7

Neighborhood Commercial (NC) PD/CC 12.2

Total 143 1,105

* The word “Diagram” is distinguished from “Map” in the context of a California Attorney General Opinion (67
OPS.CAL.ATTY.GEN.75 (3/7/84)), to provide a certain limited degree of flexibility in applying the Land Use
Designations to specific parcels.
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Figure ll-1
Blosser-Southeast Area 5B Land Use Plan
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Figure Il-2
Blosser-Southeast Area 5B Zoning Districts
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Chapter Il Public Facilities

l. OVERVIEW

This Chapter presents infrastructure layout and specifications to support future development
within Figure Il-1. “Land Use Plan.” The infrastructure improvements described in this chapter
include sanitary sewer facilities, solid waste disposal, storm water drainage, water facilities,
energy, schools, parks and community service facilities, public safety, and transportation and
circulation.

II. INFRASTRUCTURE PLAN

All public facilities described in this Chapter are consistent with the land use designations of the
Specific Plan. The figures indicate the preliminary sizing and design for backbone infrastructure
within the Specific Plan project area. The exact design, location, and construction phasing will
be determined as development occurs. All public facilities in the Specific Plan project area shall
conform to all applicable City and State regulations.

A. SANITARY SEWER SERVICE FACILITIES

The Blosser-Southeast Area 5B Specific Plan wastewater facilities shall be developed in
conformance with Figure Ill-1. “Sanitary Sewer Service Facilities Plan.” The proposed
wastewater improvements will have sufficient capacity to serve the development proposed
by the Land Use Plan. Sewage collection service will be provided to the Project by the City
of Santa Maria. Treatment would be provided at the City’s Wastewater Treatment Plant
located on Black Road. Presently, the capacity of the plant is 9.5 million gallons per day
(MGD). The City has a policy of requiring developers to participate on a pro rata basis for
improvements to both on-site and off-site systems impacted. The Blosser-Southeast Area
5B Specific Plan will be subject to this policy. The proposed sanitary sewer for the site would
connect to the City's existing 15-inch sewer main on La Brea Avenue. The locations and
configurations of the proposed sewer mains and manholes were based on the City of Santa
Maria standards for design.

Funding - 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 impact fees charged by the City.
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Figure Ill-1

Sanitary Sewer Service Facilities Plan
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B.

SoLID WASTE DISPOSAL

The City of Santa Maria Public Works Department administers solid waste collection and
diversion services for the Santa Maria area, offering garbage, green waste, and
recyclable collection services. Project-generated solid waste would be taken to the Santa
Maria Landfill that is operated by the City of Santa Maria, approximately 4.5 miles
northeast of the project site. The landfill accepts agricultural waste,
construction/demolition materials, green waste, industrial materials, mixed municipal
waste, and whole/cut tires. Household hazardous materials are also accepted at the
Santa Maria Household Hazardous Waste Facility located within the landfill.

In 2006, the City of Santa Maria purchased the 1,774 acre Los Flores Ranch. Located
south of the City, the City plans to construct a 617 acre Regional Integrated Waste
Management Facility. The expected capacity of the Los Flores Ranch is 131 million cubic
yards, which will serve the City of Santa Maria for approximately the next go years.

STORM WATER DRAINAGE

The general slope of the Specific Plan Area is from the northeast to south west. Existing
slopes in the planning area are generally quite gentle, allowing surface drainage to sheet
flow without significant erosion. The existing ground falls approximately 10 feet across the
site. The flow from the drainage area travels south to an existing drainage channel located
along West Battles Road.

Proposed Improvements

Stormwater drainage facilities shall be developed in conformance with Figure Ill-2.
“Stormwater Drainage Facilities Plan.” A 3.5 acre retardation basin is proposed along the
southwestern property line north of the Battles Channel area. This facility would be
designed to collect, facilitate infiltration of, and meter stormwater release to the Battles
Channel. The existing Battles Channel would be improved and undergrounded. The
improvements would be required to maintain pre-development conditions and meet City
and County Flood Control requirements.

Additional stormwater drainage systems for future development would be installed
throughout the various development areas on the project site in compliance with the
standards and requirements of the City’s Public Works Department Engineering Division
and City Municipal Code Section 8-12A.04 which prohibits stormwater discharges unless
such discharges are in conformance with the statewide General Permit and the
requirements of the Central Coast RWQCB Resolution No. R3-2013-0032, Post-
Construction Stormwater Management Requirements for Development Projects in the
Central Coast Region. The final design and function of stormwater systems for the
proposed development on the project site would be reviewed with Planned
Development permits for the various development areas.
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The volume of basins are based on the land uses proposed and in accordance with City of
Santa Maria and Santa Barbara County Flood Control Standards. Basins are required to be
designed such that they do notimpede access to City streets, sidewalks, or bikeways. Some
of the infiltration and retention function could be provided by underground improvements
in this area, which would reduce or eliminate the need for a permanent basin.

Low impact development (LID) techniques will be required to be utilized throughout the
Specific Plan area to assist with drainage and percolation resulting from future
development. Commercial and public facility development areas would include on-site
amenities for meeting infiltration and water quality requirements.  Residential
developments may use a combination of open space/landscape areas or use the regional
basin capacity to address infiltration and water quality requirements. Specific details
regarding drainage and LID techniques utilized for individual projects developed within the
Specific Plan area will be developed as a part of the Planned Development Permit review
and approval process.

Blosser-Southeast Area 5B Specific Plan -4 City of Santa Maria
September 2020



Chapter Il Public Facilities

Figure I11-2
Stormwater Drainage Facilities Plan
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D.

WATER FACILITIES

Existing public water lines are located adjacent to the project site area at Stowell Road, S.
Depot Street, S. Blosser Road and Battles Road. (Figure llI-3) These facilities are under the
jurisdiction of the City of Santa Maria. Water service to the Specific Plan area will be
provided by the City of Santa Maria, in accordance with the City's Standards and
Specifications.

Until 1997, the City water supply had been pumped from the Santa Maria Valley
groundwater aquifer, with the majority of the pumping occurring from the Orcutt sub-
basin. The aquifer averages about 1,000 feet in depth and covers approximately 110,000
acres. Much of the basin extends beneath the Pacific Ocean. The basin watershed is
comprised of approximately 1,880 square miles, including the Santa Maria River drainage
area and its tributaries, and the drainage areas of the Cuyama and Sisquoc rivers. The
primary means of basin recharge is through streambed percolation along the Santa
Maria River. Recharge also occurs through the Twitchell Reservoir flood control project.

In 1997, the City began accepting delivery of State water from the Central Coast Water
Authority (CCWA) and only uses groundwater when there is interruption in State water
delivery. The City initiated State water delivery in late 1996. Groundwater was initially
blended with State water to satisfy peak demands. Since August 1997, State water has
served as the first priority for distribution by the City. Groundwater is used to augment
supplies to meet peak demands and as a backup supply. After being treated at the
Wastewater Treatment Plant, the State water is percolated into an upper level
groundwater aquifer to reduce the high level of total dissolved solids (TDS)
concentration in the aquifer water. This results in an overall improvement of water
quality in the groundwater basin.

Proposed Improvements

Water facilities for the Specific Plan area would be developed in conformance with Figure
l1I-3. “Water Facilities Plan”. Project water infrastructure requirements will consist of 6,
8" and 10" public water mains to be looped through the site. 6" lines will be the minimum
requirement in the residential areas, and 8" waterlines will be the minimum for the
commercial areas. Presently, the City is not experiencing any water pressure problems
in this area. A detailed pipe network analysis will be completed when final designs are
submitted for approval. Cost estimates will be produced when the actual location and
sizes of the proposed water lines have been determined.
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Figure lll-3
Water Utilities Plan
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Funding - 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 impact 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.

E. ENERGY AND OTHER UTILITIES

Electricity and Gas

Pacific Gas & Electric (PG&E) will provide electrical service to the Specific Plan area.
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 lines
are located adjacent to the property. The project site is in the Southern California
Gas Company service area. An existing 10” line is located on Battles Road.

Proposed Improvements

12 KV lines will be located underground within the right-of-way of all proposed
roadways. Auxiliary lines located within the remaining roadways will tie into the
proposed main lines. A proposed 2-inch gas line would tie into an existing 10-inch
gas line on Battles Road to Stowell Road and installed in all new public roads.
Final line sizes, connection points and construction responsibility will be
determined at the design phase of the project. All electric and overhead lines on
the site shall be undergrounded per City Code requirements except those
facilities exempted by Public Utilities Commission regulations. The existing 115
KV transmission lines along Blosser Road would not be located underground.

Cable and Telephone

Several carriers now serve majority of the Santa Maria Valley. Any physical hard
service lines would extend down Battles Road, Stowell Road, and S. Blosser Road.
Any proposed telephone lines would tie into an existing main substructure conduit
on Battles Road and Stowell Road. The proposed main substructure conduit would
be installed along Battles Road, Stowell Road, and along the length of La Brea
Avenue and Western Avenue on the project site.

Proposed Improvements
Cable service to the project site can be readily extended from the existing lines

currently abutting the site. A main cable line would be installed along La Brea Ave
and Western Ave.
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F. ScHooL

A 23.1 acre area of the site zoned PD/PF is proposed for a new school site served by the
Santa Maria Bonita School District. The proposed school site is located adjacent to the
planned park and recreational facilities and would be expected to jointly utilize these
amenities. Should the school not be developed prior to the construction of residential
units, those residents will be served by the Santa Maria Bonita School District at nearby
schools, and the Santa Maria Joint Union High School District for grades g through 12.

Funding - School fees to be paid by developers cover some of the infrastructure costs
which help build new school facilities.

G. RECREATION/OPEN SPACE

A total of 19.7-acres of recreation/open space area is located within the Specific Plan
area. This area would be developed with recreational areas including active multi-
purpose sports fields. For additional information regarding the development of parks and
trails within the Specific Plan area, see Chapter IV, Standards and Guidelines for
Development.

Funding - Park and Recreation Fees to be paid by developers which covers a portion of
the park and recreation facilities.

H. PUBLIC SAFETY

The project will be served by the Santa Maria Police Department and the Santa Maria
Fire Department.

Funding - The project will pay growth impact mitigation fees and contribute a one-time
fee for any additional staff and resources in order to provide service to the area if
necessary.

l. TRANSPORTATION AND CIRCULATION

The Blosser-Southeast Area 5B Specific Plan is served by a network of highways, arterial
roads, and collector streets and is bounded to the east by the Santa Maria Valley
Railroad. In classifying roadways in the city, the General Plan Circulation Element
distinguishes between those roads for which mobility is emphasized and those for which
the primary purpose is to provide access to adjacent land. Freeways and arterials are in
the former category, with little or no access provided to adjacent land, while minor and
local roads are in the latter category. The project’s circulation system represents a logical
extension of the City’s existing street system.
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Battles Road, Stowell Road, Depot Street, and S. Blosser Road are classified as Secondary
Arterial roads. The project includes the extension of two existing collector roads, Western
Avenue and La Brea Avenue, through the site. Non-standard street sections for Western
Avenue and La Brea Avenue have been provided within this Specific Plan that include
reduced roadway widths, planted buffers, landscaped parkways, and multi-purpose trails
(Figure lll-6). The street sections provided in this Specific Plan serve as design schematics
for the Specific Plan’s infrastructure and do not necessarily represent specific alignments
or locations for facilities.

The majority of streets within the Blosser Southeast Area 5B Specific Plan area are local
minor streets which provide frontage access to the single family homes throughout the site.
Table lll-1 provides a list of the designated street facilities that will directly serve the
Specific Plan project area. All other streets are designated local streets per the City of
Santa Maria General Plan — Circulation Element.

Table lll-1. Street Facilities List

Facility Classification Street Name
Primary Arterial None
Secondary Arterial Stowell Road, S. Blosser Road, Battles Road,
Depot Street
Non-Standard Collector | Western Ave, La Brea Ave

Funding - Traffic Mitigation Fee Program: The City has adopted a Traffic Mitigation Fee
Program. There are several off-site intersections and roadways impacted by this project
which will require improvement. This program shall apply to new development within the
planning area and to off-site roadway and circulation systems impacted by this project.
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Figure lll-4

Proposed Circulation
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Figure lli-5.

Public Facilities

Blosser-Southeast Area 5B Conceptual Residential Zone Lot Layout & Roadways
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Figure 111-6.

Example Non-Standard Collector Roadway Design
Western and La Brea Avenues
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Pedestrian Circulation

The following pedestrian circulation design criteria shall be incorporated into future
projects within the Blosser-Southeast Area 5B Specific Plan:

a. Integrate surface materials into the overall design concept for residential portions of
the Blosser-Southeast area. Coordinate their selection with the choice of lighting,
street furniture, signs and the buildings.

b. 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”.

c. 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”.
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d. 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”. Ramps shall
have textured, non-slip surfaces.

All roadways will be constructed with sidewalks on both sides of the street. La Brea Avenue
and Western Avenue will be designed to include a paved multi-purpose (MPT-II) trail. The
trail would be striped/marked to clearly separate bicycles from pedestrian uses and will be
separated from vehicular traffic by a 10 foot wide landscaped parkway. The purpose is to
promote non-vehicular transportation modes as alternate commuting choices. The multi-
purpose trails will serve to link residential, commercial, and school uses with open space
amenities.

Multi-Purpose Trails and Bikeways

The Blosser-Southeast Area 5 Specific Plan includes multi-purpose trails and Class I
bikeways, linking residential development with schools, parks and commercial activities.
Bikeways improve bicycling safety and convenience, and assist in accommodating motor
vehicle and bicycle traffic on shared roadways, and encourage bicycling as an alternative
transportation mode. Multi-purpose trails are paths designed to accommodate both
bicycle and pedestrian traffic and are divided into bicycle and pedestrian lanes.

A Multi-Purpose Trail | (MPT-I) is located along the north side of Battles Road, and a Multi-
Purpose Trail Il (MPT-II) With Class Il bikeway is located along S. Blosser Road. The MPT-I
designation applies to multi-purpose trails which follow corridors not in proximity to
existing roadways. An MPT-I trail might follow a drainage channel or traverse a park, for
example.

Similar to MPT-I trails, an MPT-Il trail is a dedicated eight foot wide pedestrian/bicycle path.
However, unlike the former designation, the MPT-II trail is constructed within parkways
adjacent to public roadways. The MPT-Il trail is generally used in conjunction with a Class I
bikeway, where it provides a safer alternative for recreational bicyclists who wish to avoid
riding with a shared traffic lane. The future extensions of Western Avenue and La Brea
Avenue will include an MPT-Il trail on both sides of the street. This system will provide the
connection between the City’s existing network and the neighboring Blosser-Southwest
Multi-Purpose Trail System.

Trail crosswalks will be marked and are subject to review and approval by the City of
Santa Maria. Intersections will integrate site safety and aesthetics and will provide a
unifying theme framing the central core of the planning area. The implementation of
multi-purpose trails within the Specific Plan area will encourage residents in the area to
cycle to destinations, schools, parks and open space areas along preferred routes.
Bikeways will also serve to provide continuity with the existing bikeway system in this
portion of the City.
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Chapter IV Standards and Guidelines for Development

l. OVERVIEW

The development standards and criteria which implement the Blosser-Southeast Area 5B
Specific Plan are provided through the application of zoning districts to the official zoning map,
in accordance with Section 12-38.01 of the Santa Maria Municipal Code. Table Il-1and Figure II-
2 presents the zoning districts which implement the Blosser-Southeast Area 5B Specific Plan.

The Santa Maria Municipal Code shall guide all development within the Blosser Southeast Area
5B Specific Plan. Specific exceptions from individual sections of the Santa Maria Municipal Code
are presented in this Specific Plan document; otherwise all relevant standards presented in the
City Code, particularly including Title 12 - Zoning, apply to this project. In any instance where
the Blosser-Southeast Area 5B Specific Plan appears to present requirements different than or
unique from the Santa Maria Municipal Code, the provisions of this Specific Plan will apply. This
Chapter provides guidance regarding certain development standards, including environmental
mitigations, applicable to all areas of the Specific Plan. Chapter 12-25, Planned Development
Overlay District, is also applied to the official zoning map for the area covered by this Specific
Plan.

A. 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 where the City has determined its importance, and guidelines in others.

1. Proposed Community Design Components

The Community Design component of this specific plan proposes several elements
intended to provide a visual focus for the community while simultaneously providing
recreational and safety benefits. Actual design standards for these components may
be found in Section Ill, "Community Design Standards".

a. School. A new school is proposed in the Specific Plan area. The school
will not only provide educational opportunities to residents, but also act
as a community focal point which may be used for recreational and social
functions. The school’s proximity to bike paths and residential
neighborhoods will promote a reduction in automobile trips to and from
the school.
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b. Community Park. A new community-serving park will be developed
within the Specific Plan area. The park will be located adjacent to Depot
Street, within walking distance from schools and homes. It's location
across from Adam Park and the Minami Community Center will help
establish this area as a major recreational focus for the City’s west side.
The park will contain active recreational amenities such as soccer fields,
picnic benches, and restrooms.

c. Multi-Purpose Trail System. The Specific Plan area includes multi-
purpose trails and bikeways, linking residential development with schools,
parks and commercial activities. This system will provide the connection
between the City's existing network and the neighboring Blosser-
Southwest Multi-Purpose Trail System. Trail crosswalks will be marked
and are subject to review and approval by the City of Santa Maria.
Intersections will integrate site safety and aesthetics and will provide a
unifying theme framing the central core of the planning area.

II. DEVELOPMENT STANDARDS

The City of Santa Maria’s Municipal Code provides much of the basis of private land
development regulation under the Blosser-Southeast Area 5B Specific Plan. Five zone districts
are established by this plan: Single Family Residential (R-1), High Density Residential (R-3),
Convenience Commercial (CC), Public Facilities (PF), and Open Space (OS). Each zone district
would be located within a Planned Development (PD) overlay zone. Figure IlI-2 shows the
boundaries of these zone districts within the planning area.

While these designations are similar to those which appear in the Municipal Code, there are
minor but important differences which distinguish these Specific Plan zones from their
counterparts in the City's Code. The standards described below in effect replace the Municipal
Code for development in the Blosser-Southeast Area 5B planning area. In cases where standards
of similarly-named districts of the Municipal Code and Specific Plan conflict, the Specific Plan
standards take precedence. However, where these standards fail to fully address an issue, the
provisions of the City's Municipal Code are assumed to apply.

Low MEDIUM DENSITY SINGLE-FAMILY LOT RESIDENTIAL ZONE STANDARDS

This section describes the development standards of the Low Medium Density Single-
Family Lot Residential (PD/R-1) zone. The Residential Land Use designation LMDR
proposes a maximum land use intensity of 8 dwelling units per acre over the specific plan
project area. This land use intensity is consistent with the “Low Medium Density
Residential” land use designation of the City of Santa Maria’s General Plan.
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1. Purpose. The PD/R-1 designation is intended to establish and maintain a traditional
single-family theme for the planning area and promote a suitable environment for
single-family living on a scale representative of a traditional neighborhood by
developing lots with special residential design and yard requirements while at the
same time maintaining adequate individual private open space.

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

a. Home occupations subject to home occupation regulations;

b. Single-family dwellings, and accessory dwelling units;

c. Crop and tree farming;

d. Care of nonrelated persons (six (6) or less persons);

e. Keeping of household pets, aviaries and greenhouses for domestic or hobby use;
such structures shall comply with provisions contained in Chapter12-27,
Accessory Structures, of Santa Maria Municipal Code Title 12-Zoning. The
keeping of roosters, goats, sheep, pigs, horses, cows or similar animals is
specifically prohibited;

f.  Small family day care homes;

g. Large family day care homes when located in a single-family residence and when
in accordance with requirements established in Chapter 12-29 of the Santa Maria
Municipal Code;

h. Cottage food operations when in accordance with the requirements established
in Chapter 12-29 of the Municipal Code.

3. 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
12-35 of the Santa Maria Municipal Code.

a. Churches;

b. Child day care centers;

c. Public and private schools;

d. Lodges and clubs, subject to the special development conditions as determined
by the Planning Commission, on a case-by-case basis, as necessary to ensure
maximum compatibility with adjacent land uses and to make the required
findings specified in Section 12-35 of the Santa Maria Municipal Code. These
special development conditions may include, but are not limited to:

i.  Minimum lot size;
i.  Maximum lot coverage;
iii.  Hours of operation;
iv.  Types of activities permitted;
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v.  Building setbacks from adjacent properties;

vi.  Landscape buffers;
vii.  Architectural design;
viii.  Property line walls;
ix.  Limitations on dancing, entertainment and the serving of alcoholic
beverages;
X.  Lighting;
Xi.  Ingress and egress;
xii.  Noise-attenuation measures;

e. Anincreasein pipeline capacity through the repair, maintenance, replacement or
installation of new pipelines as defined in Section 12-2.113.1 of the Santa Maria
Municipal Code;

f. Care of non-related persons, seven (7) or more persons.

4. Accessory Buildings. Accessory buildings shall be permitted in the PD/R-1 zone
subject to compliance with all requirements set forth in Chapter 27 of the Santa Maria
Municipal Code.

5. Minimum Parcel Size. No minimum parcel size provided the overall density of the
project is consistent with the general plan and unit count outlined within this specific
plan.

6. Maximum Building Height. Maximum allowable building height is thirty (30) feet.
Additional height may be considered for structures on a case-by-case basis, subject
to a superior site, architectural, and landscape design.

7. Setbacks. All yard measurements are made from the property lines of the lot on
which an existing or proposed structure is located. Yard measurements on lot lines
abutting streets rights-of-way assume a lot line based on the design right-of-way.

a. FrontYards. Frontyards shall be a minimum of twenty (20) feet deep, measured
from front property line, except as follows:

|.  Garages with front entry shall be set back a minimum of twenty (20) feet from
the property line.

Il.  Garages will be set back a minimum of six (6) feet from the front of the
residential living area.

lll. Front porches, balconies, bay windows and patios shall be ten (10) feet from
the front yard, and five (5) feet from the back of sidewalk at side yard. Front
porches cannot exceed the width of the front elevation. Balconies, bay
windows, and patios cannot exceed 50% of the elevation width.
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IV. Garages with side entry shall be set back a minimum of twenty-four (24) feet

from the front property line provided the lot width is forty-eight (48) feet or
greater to allow for adequate turning radius.

Garages may be located at the rear of the lot with a ten (10) foot (minimum)
wide driveway access.

b. Side Yards

C.

On interior lots, one (1) side yard shall be a minimum of five (5) feet and the
other ten (10) feet.

On a corner lot, the setback shall be nineteen (19) feet from the side property
line adjoining the street; the other side 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.

Two (2) architectural projections, for example a fireplace or bay window, each
not exceeding eight (8) feet in width, may extend a maximum of thirty (30)
inches into a required side yard. Said architectural projections shall be
separated by a minimum distance of eight (8) feet.

Upon review 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 5o 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.

Rear Yards. Rear yard setback shall be as follows:

For a single-story or two-story structure, 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.

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

d. Other Exceptions. In addition to the setback standards noted above, the

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

i. 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.

8. Parking. For provisions on parking, see Chapter 12-32 of the Santa Maria Municipal
Code. Reduced parking may be allowed on a case by case bases as approved by the
Planning Commission through a public hearing and the following findings must be
made:

|.  Adequate public transportation exists within ¥ mile of the proposed site for
which the reduced parking is being requested.

ll. A more pedestrian friendly design is achieved through this modification with
at least two amenities such as increased landscaping areas which must
contain large canopy trees, increased bike and/or pedestrian facilities,
enhanced pick-up or drop-off areas for ride sharing or other amenities for
review and approval by the Planning Commission.

9. Signs. For provisions on signs, see Chapter 12-34 of the Santa Maria Municipal Code.

10. Greenhouse Gas Emissions Reduction Plan. The developer(s) shall prepare a
Greenhouse Gas Reduction Program (GGRP) that reduces annual GHG emissions
from the development by a minimum of 0.6 MT of CO.e per person per year over the
operational life of the proposed development. Based on the proportion of the service
population attributable to the commercial and residential land uses, the required
reductions must equate to 133 MT of CO,e per year for the entire commercial
component (or 1.02 MT of CO.e per year per 1,000 square feet of commercial space)
and 2,607 MT of CO.e per year for the entire residential component (or 2.23 MT of
CO,e per year per dwelling unit) of the Specific Plan development. The plan shall be
implemented on-site by the developer and may include, but is not be limited to, the
following components:

a. Installation of renewable energy facilities (e.g., solar photovoltaics);

b. Construction of buildings that achieve energy and water efficiencies beyond
those specified in the California Code of Regulations, Title 24 requirements;

c. Implementation of green building practices and/or cool roofs;

d. Installation of energy-efficient equipment and appliances exceeding California
Green Building Code standards;
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11.

e. Installation of outdoor water conservation and recycling features, such as smart

irrigation controllers and reclaimed water usage;
. Installation of low-flow bathroom and kitchen fixtures and fittings;

g. Installation of light emitting diode (LED) lights;

h. Implementation of waste reduction programs that may include waste
minimization, waste diversion, composting, and material reuse/recycling;

i. Provision of incentives and outreach that promote alternative transportation and
transit use to future employees and patrons;

j.  Construction of bicycle and pedestrian-oriented facilities (e.g., bicycle parking
spaces);

k. Promotion of alternative fuel vehicles, including through the installation of
electric vehicle charging infrastructure;

l.  Implementation of carbon sequestration measures;

OR

If GHG emissions cannot be reduced through implementation of the GGRP, the
developer shall purchase carbon offsets to reduce GHG emissions below threshold
levels. Carbon offsets shall be purchased from a validated source? to offset annual
GHG emissions or to offset one-time carbon stock GHG emissions.

The GGRP shall be submitted by the developer and reviewed and approved by the
City’'s Community Development Department as being in compliance with this
measure prior to the issuance of building permits. Applicable elements of the
approved GGRP shall be reflected on site plans prior to permit approval. If GHG
emissions cannot be reduced through compliance with such a plan, purchased carbon
offsets shall be approved by City staff prior to permit approval. The purchase of
carbon offsets does not subject the project to California’s cap-and-trade program,
nor is the purchase of carbon offsets required for the project, if GHG emissions
reductions can be satisfied with GGRP measures. City staff shall be responsible for
monitoring and enforcement of GGRP measure implementation and reporting to
ensure compliance with the GGRP onsite.

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

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

Il.  Noise insulation, and/or double glazed windows shall be required for all new
noise-sensitive land uses located adjacent to arterial roadways with noise

2 Validated sources are carbon offset sources that follow approved protocols and use third-party verification. At
this time, appropriate offset providers include only those that have been validated using the protocols of the
Climate Action Registry, the Gold Standard, or the Clean Development Mechanism (CDM) of the Kyoto Protocol.
Credits from other sources will not be allowed unless they are shown to be validated by protocols and methods
equivalent to or more stringent than the CDM standards.
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levels greater than 60 dBA. Project designs shall require the use of setbacks,
installation of solid-core doors and double glazed windows for new two-story
residences from the property line adjacent to arterial roadways such that the
indoor noise levels on the second floor are less than 45 CNEL.

Fresh air circulation systems or air conditioning shall be installed in the first
row of new residences adjacent to arterial roadways;

Development in the Specific Plan area shall use block sound attenuation
walls, greenbelts, and/or setbacks between commercial and noise-sensitive
land uses.

Exception — Noise in Outdoor Living Areas. Outdoor living areas such as
patios and balconies may be incorporated into multi-family development
projects in areas which experience elevated noise levels. These noise levels
may not exceed the “Normally Unacceptable” Community Noise Exposure
levels (seventy-five (75) dB and above) specified in Figure 2 of the “Noise
Element Guidelines” (Appendix C of the California General Plan Guidelines).
Furthermore, prospective buyers and future occupants of such dwellings shall
be provided the following notice: This property is presently located in an
urban area which periodically and regularly experiences elevated noise levels.
Potential sources of this noise may be automobile traffic, railroad operations,
flying aircraft, industrial/commercial uses and general human activity in an
urban environment. You may wish to consider what noise level annoyances,
if any, are associated with the property before you complete your purchase
and/or rental agreement and determine whether they are acceptable to you.

12. Architectural and Aesthetic Standards. Residential structures are to be designed
to reflect “neo”-traditional styles in an effort to provide an interesting architectural
mix and aesthetic harmony with the neighborhood as a whole. See Section Il
Community Design Standards.
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B. HIGH-DENSITY RESIDENTIAL ZONE STANDARDS

This section describes the development standards of the High-Density Residential (R-3)
zone. The R-3 district is designed and intended to stabilize and maintain the residential
character of the district for high-density living with substantial space for cooperatively
used facilities and open spaces distributed throughout. The High Density Residential
(HDR) land use proposes a maximum land use intensity of 22 dwelling units per acre over
28 acres of the Specific Plan project area. This land use intensity is consistent with the
HDR land use designation of the City of Santa Maria’s General Plan.

1. Purpose. The R-3 district is intended to maintain the residential character of the
district with substantial space for cooperatively used facilities and open spaces
distributed throughout.

2. Permitted Uses. The following uses are permitted in the R-3 district:

o a0 o
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Duplexes, , triplexes, and multi-unit structures which blend within the character
of the surrounding neighborhood;

Accessory Dwelling Units

Group dwellings;

Dwelling groups;

Home occupations subject to obtaining a home occupation permit;

Keeping of household pets, aviaries and greenhouses for domestic or hobby use
such structures shall comply with provisions contained in Chapter 12-27,
Accessory Structures, of the Santa Maria Municipal Code. The keeping of
roosters, goats, sheep, pigs, horses, cows or similar animals is specifically
prohibited;

Care of nonrelated persons (six (6) or less persons);

Cottage food operations when in accordance with the requirements established
in Chapter 12-29B of the Santa Maria Municipal Code;

Employee housing as defined by Chapter 12-2.19A of the Santa Maria Municipal
Code.

3. 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 for this zone, shall be permitted in the R-3 district
subject to obtaining a conditional use permit according to the procedures set forth in
Article 2 of Chapter 12-35 of the Santa Maria Municipal Code:

a. Churches;
b. Public utility uses;
c. Child day care centers;
d. Private schools;
Blosser-Southeast Area 5B Specific Plan V-9 City of Santa Maria
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Lodges and clubs, subject to the special development conditions as determined
by the Planning Commission, on a case-by-case basis, as necessary to ensure
maximum compatibility with adjacent land uses and to make the required
findings specified in Section 12-35.203 of the Santa Maria Municipal Code. These
special development conditions may include, but are not limited to:
i.  Minimum lot size.

i.  Maximum lot coverage.

iii.  Hours of operation.

iv.  Types of activities permitted.

v.  Building setbacks from adjacent properties.

vi.  Landscape buffers.
vii.  Architectural design.
viii. ~ Property line walls.
ix.  Limitations on dancing, entertainment and the serving of alcoholic
beverages.
x.  Lighting.
xi.  Ingress and egress.
xii.  Noise-attenuation measures.

Anincrease in pipeline capacity through the repair, maintenance, replacement or
installation of new pipelines as defined in Chapter 12-2.113.1 of the Santa Maria
Municipal Code;

Public Schools;

Residential developments with a total of four (4) or more dwelling units on the
property;

Boardinghouses;

Student housing;

4. Accessory Buildings. Accessory buildings shall be permitted in the R-3 zone subject
to compliance with all requirements set forth in Chapter 12-27 of the Santa Maria
Municipal Code.

5. Minimum Parcel Size. No minimum parcel size provided the overall density of the
project is consistent with the General Plan.

6. Density and Open Space.

a. When the parcel of land proposed for development is less than one (1) acre in
size, the maximum density shall not be less than two thousand (2,000) square
feet of net land area per dwelling unit. New area is determined by subtracting
existing street, alley, or other public right-of-way dedications from the
original parcel. When the property is larger than one (1) acre, the maximum
density is twenty-two (22) units per gross acre.
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b. Alandscaped area of not less than two hundred fifty (250) square feet shall be
provided on the same building site for each dwelling unit.

7. Maximum Building Height. Maximum allowable building height is thirty (35) feet.
Additional height may be considered for structures on a case-by-case basis, subject
to a superior site, architectural, and landscape design.

8. Setbacks. All yard measurements are made from the property lines of the lot on
which an existing or proposed structure is located. Yard measurements on lot lines
abutting street rights-of-way assume a lot line based on the design right-of-way.

a. Front Yard. Front yards shall be no less than twenty (20) feet, except as follows:

i. Garageswith side entry may be set back fifteen (15) feet from the front
property line.

ii. Garages with front entry shall be set back not less than twenty (20)
feet, except garages with roll-up doors may be set back a minimum of
eighteen (18) feet.

iii. Whenever possible, setbacks shall be landscaped.

iv. When developments encompass entire blocks or two (2) or more sides
of a block, the required setbacks on the sides fronting the street are
twenty (20) feet.

b. Side Yards.

i.  Oninterior lots, side yards shall be a minimum of ten (10) feet.

ii.  On a corner lot, the setback shall be fifteen (15) feet from the side
property line adjoining the street; the other side shall be a minimum
of ten (10) feet. Front entry garages, however, shall be set back twenty
(20) feet from the property line, except garages with roll-up doors may
be set back a minimum of eighteen (28) feet from the property line.

iii.  When developments encompass entire blocks or two (2) or more sides
of a block, the required setbacks on the sides fronting the street are
twenty (20) feet.

c. Rear Yard. Rear yard setbacks shall be ten (10) feet; except that:
i. Abutting a public alley, garages and carports shall be set back twenty-

five (25) feet from the opposite side of the alley or have a side-entry
garage with at least a twenty-five (25) foot maneuvering space.
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9. Parking. For provisions on parking, see Chapter 12-32 of the Santa Maria Municipal
Code. Reduced parking may be allowed on a case by case bases as approved by the
Planning Commission through a public hearing and the following findings must be
made:

a. Adequate public transportation exists within % mile of the proposed site for
which the reduced parking is being requested;

b. A more pedestrian friendly design is achieved through this modification with
at least two amenities such as increased landscaping areas which must
contain large canopy trees, increased bike and/or pedestrian facilities,
enhanced pick-up or drop-off areas for ride sharing or other amenities for
review and approval by the Planning Commission.

10. Signs. For provisions on signs, see Chapter 12-34 of the Santa Maria Municipal Code.

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

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

b. Noise insulation, and/or double glazed windows shall be required for all new
noise-sensitive land uses located adjacent to arterial roadways with noise
levels greater than 60 dBA. Project designs shall require the use of setbacks,
installation of solid-core doors and double glazed windows for new two-story
residences from the property line adjacent to arterial roadways such that the
indoor noise levels on the second floor are less than 45 CNEL.

c. Fresh air circulation systems or air conditioning shall be installed in the first
row of new residences adjacent to arterial roadways;

d. Development in the Specific Plan area shall use block sound attenuation
walls, greenbelts, and/or setbacks between commercial and noise-sensitive
land uses.

e. Exception — Noise in Outdoor Living Areas. Outdoor living areas such as
patios and balconies may be incorporated into multi-family development
projects in areas which experience elevated noise levels. These noise levels
may not exceed the “Normally Unacceptable” Community Noise Exposure
levels (seventy-five (75) dB and above) specified in Figure 2 of the “Noise
Element Guidelines” (Appendix C of the California General Plan Guidelines).
Furthermore, prospective buyers and future occupants of such dwellings shall
be provided the following notice: This property is presently located in an
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urban area which periodically and regularly experiences elevated noise levels.
Potential sources of this noise may be automobile traffic, railroad operations,
flying aircraft, industrial/commercial uses and general human activity in an
urban environment. You may wish to consider what noise level annoyances,
if any, are associated with the property before you complete your purchase
and/or rental agreement and determine whether they are acceptable to you.

12. Greenhouse Gas Emissions Reduction Plan. The developer shall prepare a
Greenhouse Gas Reduction Program (GGRP) that reduces annual GHG emissions
from the development by a minimum of 0.6 MT of CO.e per person per year over the
operational life of the proposed development. Based on the proportion of the service
population attributable to the commercial and residential land uses, the required
reductions must equate to 133 MT of CO.e per year for the entire commercial
component (or 1.02 MT of CO,e per year per 1,000 square feet of commercial space)
and 2,607 MT of CO.e per year for the entire residential component (or 2.23 MT of
CO,e per year per dwelling unit) of the Specific Plan development. The plan shall be
implemented on-site by the developer and may include, but is not be limited to, the
following components:

a. Installation of renewable energy facilities (e.g., solar photovoltaics);

b. Construction of buildings that achieve energy and water efficiencies beyond
those specified in the California Code of Regulations, Title 24 requirements;

c. Implementation of green building practices and/or cool roofs;

d. Installation of energy-efficient equipment and appliances exceeding California
Green Building Code standards;

e. Installation of outdoor water conservation and recycling features, such as smart
irrigation controllers and reclaimed water usage;

f. Installation of low-flow bathroom and kitchen fixtures and fittings;

g. Installation of light emitting diode (LED) lights;

h. Implementation of waste reduction programs that may include waste
minimization, waste diversion, composting, and material reuse/recycling;

i. Provision of incentives and outreach that promote alternative transportation and
transit use to future employees and patrons;

j.  Construction of bicycle and pedestrian-oriented facilities (e.g., bicycle parking
spaces);

k. Promotion of alternative fuel vehicles, including through the installation of
electric vehicle charging infrastructure;

l.  Implementation of carbon sequestration measures;

OR

If GHG emissions cannot be reduced through implementation of the GGRP, the
developer shall purchase carbon offsets to reduce GHG emissions below threshold
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levels. Carbon offsets shall be purchased from a validated source3 to offset annual
GHG emissions or to offset one-time carbon stock GHG emissions.

The GGRP shall be submitted by the developer and reviewed and approved by the
City’'s Community Development Department as being in compliance with this
measure prior to the issuance of building permits. Applicable elements of the
approved GGRP shall be reflected on site plans prior to permit approval. If GHG
emissions cannot be reduced through compliance with such a plan, purchased carbon
offsets shall be approved by City staff prior to permit approval. The purchase of
carbon offsets does not subject the project to California’s cap-and-trade program,
nor is the purchase of carbon offsets required for the project, if GHG emissions
reductions can be satisfied with GGRP measures. City staff shall be responsible for
monitoring and enforcement of GGRP measure implementation and reporting to
ensure compliance with the GGRP onsite.

13. Architectural and Aesthetic Standards. See Section Ill, Community Design
Standards.

14. Senior and/or Affordable housing development standards. Senior and/or
affordable projects exceeding twenty-two (22) units per acre shall be subject to the
following special development standards in the R-3 district:

a. Deed restrictions shall be recorded to ensure the project is developed and
maintained as a senior or affordable housing facility for the life of the project;

b. The Planning Commission, during their review the project, shall also consider
how the project meets the following standards:

i. Projects should be conveniently located to medical and commercial
services;

ii. Transportation should be available to the residents through public or
private systems or a combination thereof; and

iii. Housing projects should be located near park facilities and/or facilities
shall be constructed as a part of the proposed design for the residents.

3 Validated sources are carbon offset sources that follow approved protocols and use third-party verification. At
this time, appropriate offset providers include only those that have been validated using the protocols of the
Climate Action Registry, the Gold Standard, or the Clean Development Mechanism (CDM) of the Kyoto Protocol.
Credits from other sources will not be allowed unless they are shown to be validated by protocols and methods
equivalent to or more stringent than the CDM standards.
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C. CONVENIENCE CENTER ZONE STANDARDS

This section describes the development standards of the Convenience Center (CC)
district as they apply to development under this Specific Plan.

Purpose. The CC district is designed and intended to provide centers for convenience
shopping in the residential neighborhoods, planned and controlled to the extent that any
such center will perform a vital service to the neighborhood in which it is located and
becomes an integral part thereof.

1. Permitted Uses. The following uses are permitted in the CC district:

Bakeries;

Barbershops

Delicatessens;

Grocery stores;

Laundry and cleaning establishments (retail to general public including self-
service);

Pharmacies;

Public utility offices;

Restaurants (no sale or consumption of alcoholic beverages on the premises);
Beauty shops;

Florist.
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2. 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 and 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 shall
be permitted in the CC district subject to obtaining a conditional use permit
according to the procedures set forth in Article 2 of Chapter 12-35 of the Santa Maria
Municipal Code:

a. Restaurants (including sale and consumption of alcoholic beverages on the

premises);

Banks and financial institutions;

Drugstores;

d. Any use with drive-up, drive-in or drive-through facilities for serving customers
from their car, except the sale of gasoline and other fuels is prohibited;

e. Anincrease in pipeline capacity through the repair, maintenance, replacement or
installation of new pipelines as defined in Chapter 12-2.113.1 of the Santa Maria
Municipal Code;

f. Child daycare centers;

g. Carpet sales.
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3. Accessory uses. Premises in the convenience center district may be used for
accessory uses, provided such uses are established on the same lot or parcel of land,
are incidental to and to not substantially alter the character of any permitted
principal use.

4. Building Site. The area zoned CC within the Specific Plan area shall be developed as
part of a master plan for the entire Blosser-Southeast area 5B Specific Plan. The
intent of this provision is to ensure a well-designed commercial area that is
compatible with surrounding neighborhoods. Once master-planned, space within
the CC zone may be leased to individual businesses.

5. Maximum Building Height. Maximum allowable building height is thirty (30) feet.
However, 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. Additional height may be considered for structures on a
case-by-case basis, subject to a superior site, architectural, and landscape design.

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

7. Setbacks.

a. Minimum front yard is ten (120) feet.

b. Minimum side yard is five (5) feet; or ten (120) feet on the side of a corner lot
adjoining the street or when a lot abuts a residential lot or parcel of land.

c. Minimum rear yard is fifteen (15) feet.

d. At least forty (40) linear feet of building frontage must be located within
twenty (20) feet of a street frontage. This provision is intended to discourage
large expanses of parking along street frontages and instead promote
pedestrian access to commercial establishments.

8. Parking. For provisions on parking, see Chapter 12-32 of the Santa Maria Municipal
Code. Reduced parking may be allowed on a case by case bases as approved by the
Planning Commission through a public hearing and the following findings must be
made:

a. Adequate public transportation exists within % mile of the proposed site for
which the reduced parking is being requested.

b. A more pedestrian friendly design is achieved through this modification with
at least two amenities such as increased landscaping areas which must
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contain large canopy trees, increased bike and/or pedestrian facilities,
enhanced pick-up or drop-off areas for ride sharing or other amenities for
review and approval by the Planning Commission.

9. Transportation Demand Management. The applicant for each Planned
Development Permit for commercial uses shall prepare a Transportation Demand
Management (TDM) plan that will include, to the maximum extent feasible, the
following measures to encourage alternate transportation modes:

Carpool/vanpool coordination and occupant matching;

Carpool/vanpool financial and parking convenience incentives;

Mass transit financial incentives;

Bicycle storage facilities, and showers and lockers for riders (for offices);
Alternative work schedules;

Onsite facilities such as cafeterias and child care;

Electric vehicle infrastructure (EV charger installation, installation of pre-
wiring for future EV chargers);

h. Design features such as:

i. Forpedestrian: Sidewalks; safe street and parking lot crossings; shade
trees; off street breezeways, alleys, and over crossings; placement of
parking lots and building entrances to favor pedestrians rather than
cars.

ii. For transit riders: All of the above plus safe, sheltered transit stops
with convenient access to building entrances.

iii. For bicyclists: On-site bikeways between buildings and uses.
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The TDM plan shall be submitted and approved prior to Planned Development
Permit approval and implemented within 9o days of initial project occupancy. The
applicant shall provide a report to the City describing implementation six months
after project occupancy.

10. Signs. For provisions on signs, see Chapter 12-34 of the Santa Maria Municipal Code.
11. Noise. Commercial development shall comply with the following standards:

a. Commercial truck operations associated with development within the
Specific Plan area shall be limited to the hours between 7:00 a.m. and 7:00
p.m. along arterial roadways that run through noise-sensitive land use areas.

b. The design of new commercial areas shall site truck loading areas, garbage
dumpsters, and loud speaker systems away from adjacent property lines.

c. Development in the Specific Plan area shall use block sound attenuation
walls, greenbelts, and/or setbacks between commercial and noise-sensitive
land uses.
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d. Building design shall incorporate the use of parapets and muffling systems to
reduce noise from fan intake systems.

12. Greenhouse Gas Emissions Reduction Plan. The developer shall prepare a
Greenhouse Gas Reduction Program (GGRP) that reduces annual GHG emissions
from the development by a minimum of 0.6 MT of CO.e per person per year over the
operational life of the proposed development. Based on the proportion of the service
population attributable to the commercial and residential land uses, the required
reductions must equate to 133 MT of CO,e per year for the entire commercial
component (or 1.02 MT of CO.e per year per 1,000 square feet of commercial space)
and 2,607 MT of CO.e per year for the entire residential component (or 2.23 MT of
CO,e per year per dwelling unit) of the Specific Plan development. The plan shall be
implemented on-site by the developer and may include, but is not be limited to, the
following components:

a. Installation of renewable energy facilities (e.g., solar photovoltaics);

b. Construction of buildings that achieve energy and water efficiencies beyond
those specified in the California Code of Regulations, Title 24 requirements;

c. Implementation of green building practices and/or cool roofs;

d. Installation of energy-efficient equipment and appliances exceeding California
Green Building Code standards;

e. Installation of outdoor water conservation and recycling features, such as smart
irrigation controllers and reclaimed water usage;

f. Installation of low-flow bathroom and kitchen fixtures and fittings;

g. Installation of light emitting diode (LED) lights;

h. Implementation of waste reduction programs that may include waste
minimization, waste diversion, composting, and material reuse/recycling;

i. Provision of incentives and outreach that promote alternative transportation and
transit use to future employees and patrons;

j.  Construction of bicycle and pedestrian-oriented facilities (e.g., bicycle parking
spaces);

k. Promotion of alternative fuel vehicles, including through the installation of
electric vehicle charging infrastructure;

I.  Implementation of carbon sequestration measures;

OR

If GHG emissions cannot be reduced through implementation of the GGRP, the
developer shall purchase carbon offsets to reduce GHG emissions below threshold
levels. Carbon offsets shall be purchased from a validated source* to offset annual
GHG emissions or to offset one-time carbon stock GHG emissions.

4Validated sources are carbon offset sources that follow approved protocols and use third-party verification. At
this time, appropriate offset providers include only those that have been validated using the protocols of the
Climate Action Registry, the Gold Standard, or the Clean Development Mechanism (CDM) of the Kyoto Protocol.
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The GGRP shall be submitted by the developer and reviewed and approved by the
City’'s Community Development Department as being in compliance with this
measure prior to the issuance of building permits. Applicable elements of the
approved GGRP shall be reflected on site plans prior to permit approval. If GHG
emissions cannot be reduced through compliance with such a plan, purchased carbon
offsets shall be approved by City staff prior to permit approval. The purchase of
carbon offsets does not subject the project to California’s cap-and-trade program,
nor is the purchase of carbon offsets required for the project, if GHG emissions
reductions can be satisfied with GGRP measures. City staff shall be responsible for
monitoring and enforcement of GGRP measure implementation and reporting to
ensure compliance with the GGRP onsite.

13. Architectural and Aesthetic Standards. See Section Ill, Community Design
Standards.

Credits from other sources will not be allowed unless they are shown to be validated by protocols and methods
equivalent to or more stringent than the CDM standards.
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Figure IV-1: Development Concept in the Convenience Center (CC) Zone
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Note: Example concept for illustration only. Development concept indicates that
buildings should face street frontages and that parking should be screened from street
views. Actual development must also be in conformance with applicable zoning
standards, solid waste guidelines and emergency vehicle standards.
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D.

PuBLIC FACILITIES ZONE STANDARDS

This section describes the development standards of the Public Facilities (PF) district as
they apply to development under this Specific Plan. This section does not apply to
educational facilities which are regulated by the State of California.

1.

Purpose. The PF district is designed and intended to provide open space for those
uses and activities which serve the public and are generally conducted by
government agencies or charitable and philanthropic nonprofit organizations. In this
plan, the primary purpose is to provide public school facilities.

Permitted Uses. The following uses and those which the planning commission find
to be similar to and within the intent and purpose of the PF district, that are no 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 comparable nature and of
the same class as the uses enumerated in this section, are permitted:

a. Governmental buildings and facilities designed for public use and

accommodation;

Public libraries, museums and schools and colleges;

Charitable and philanthropic institutions;

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

e. Churches;

Student housing;

g. Emergency shelters subject to compliance with all requirements set forth in
Chapter 12-53 of the Santa Maria Municipal Code.

n o

)

Accessory uses. Premises in the PF (public facilities) 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.

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

Height. No building or structure shall exceed a height of three (3) stories or thirty-
five (35) feet as measured from finished grade on the site, unless so authorized by the
Planning Commission, upon approval of a Planned Development Permit and making
the finding that unique circumstances apply to the particular property or
development proposed which justify an exception and which if allowed will
nevertheless be compatible with adjoining properties. Additional height may be
considered for structures on a case-by-case basis, subject to a superior site,
architectural, and landscape design.
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6. Setbacks.

a. Front yard: No building or structure shall be located closer than fifteen (15)
feet to the right-of-way line of any public street.

b. Side yard: Ten (10) feet.
c. RearYard: Ten (10) feet.
7. Project Review.

a. Except for emergency shelters as provided by Chapter 53 of the Municipal
Code, no permit shall be issued for the grading of land nor for the
construction, erection or moving of any buildings or structure, nor the use of
any land in the PF district until a development plan has been approved by the
Planning Commission. Three (3) copies of a development plan shall be
submitted to the Community Development Department and shall include the
following:

i. A plot plan of the proposed development drawn to scale showing the
boundaries of the property, topography, and a proposed grading plan; the
width, location and names of surrounding streets; the location,
dimensions and uses on adjacent property of all existing buildings and
structures within fifty (5o) feet of the boundary line of the subject
property; the location, dimension, ground floor area, and uses of all
existing proposed buildings and structures on the subject property;
landscaping, parking areas, including the size and number of parking
spaces and the internal circulation pattern; signs, including location, size
and height; pedestrian, vehicular and service ingress and egress; location,
height and material of walls and fences; and a designation of the specific
uses of the property;

i. ~ Schematic drawings and renderings to scale showing architectural design
of buildings and structures proposed to be constructed;

i. ~ Statistical information including the following:

e Acreage or square footage in the property,

e Height, ground floor area and total floor area of each building,

e Number of buildings on the site,

e Building coverage expressed as a percentage of the total lot area,

e Parking ratio, expressed as the number of parking spaces to the
square footage of building area,
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8.

10.

e Area of land devoted to landscaping and/or open space usable for
recreation purposes and its percentage of the total land area,

e The sequence of construction of various portions of development,

e Astatement as to the source of water and method of waste water
disposal.

e Upon receipt of a development plan, together with the required
supplemental data, the Community Development Department
shall transmit copies of the development plan along with the
departmental recommendations to the Planning Commission
which shall consider the plan and the recommendations of the
staff and shall approve, conditionally approve or disapprove the
development plan within a period of thirty (30) days. The decision
of the Planning Commission shall be subject to appeal to the
Council.

Parking. For provisions on parking, see Chapter 12-32 of the Santa Maria Municipal
Code.

Signs. For provisions on signs, see Chapter 12-34 of the Santa Maria Municipal Code.

Greenhouse Gas Emissions Reduction Plan. The developer shall prepare a
Greenhouse Gas Reduction Program (GGRP) that reduces annual GHG emissions
from the development by a minimum of 0.6 MT of CO.e per person per year over the
operational life of the proposed development. Based on the proportion of the service
population attributable to the commercial and residential land uses, the required
reductions must equate to 133 MT of CO.e per year for the entire commercial
component (or 1.02 MT of CO,e per year per 1,000 square feet of commercial space)
and 2,607 MT of CO.e per year for the entire residential component (or 2.23 MT of
CO,e per year per dwelling unit) of the Specific Plan development. The plan shall be
implemented on-site by the developer and may include, but is not be limited to, the
following components:

a. Installation of renewable energy facilities (e.g., solar photovoltaics);

b. Construction of buildings that achieve energy and water efficiencies beyond
those specified in the California Code of Regulations, Title 24 requirements;

c. Implementation of green building practices and/or cool roofs;

d. Installation of energy-efficient equipment and appliances exceeding California
Green Building Code standards;

e. Installation of outdoor water conservation and recycling features, such as smart
irrigation controllers and reclaimed water usage;

f. Installation of low-flow bathroom and kitchen fixtures and fittings;

g. Installation of light emitting diode (LED) lights;

h. Implementation of waste reduction programs that may include waste
minimization, waste diversion, composting, and material reuse/recycling;
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i. Provision of incentives and outreach that promote alternative transportation and
transit use to future employees and patrons;

j.  Construction of bicycle and pedestrian-oriented facilities (e.g., bicycle parking
spaces);

k. Promotion of alternative fuel vehicles, including through the installation of
electric vehicle charging infrastructure;

l.  Implementation of carbon sequestration measures;

OR

If GHG emissions cannot be reduced through implementation of the GGRP, the
developer shall purchase carbon offsets to reduce GHG emissions below threshold
levels. Carbon offsets shall be purchased from a validated source> to offset annual
GHG emissions or to offset one-time carbon stock GHG emissions.

The GGRP shall be submitted by the developer and reviewed and approved by the
City’'s Community Development Department as being in compliance with this
measure prior to the issuance of building permits. Applicable elements of the
approved GGRP shall be reflected on site plans prior to permit approval. If GHG
emissions cannot be reduced through compliance with such a plan, purchased carbon
offsets shall be approved by City staff prior to permit approval. The purchase of
carbon offsets does not subject the project to California’s cap-and-trade program,
nor is the purchase of carbon offsets required for the project, if GHG emissions
reductions can be satisfied with GGRP measures.

11. Architectural and Aesthetic Standards. See Section Ill, Community Design
Standards.

E. OPEN SPACE ZONE STANDARDS

The Recreation Open Space (ROS) land use provides the opportunity for 19.7-acres of
recreational uses, such as neighborhood and community parks and sports fields. Other uses
include retention basins used for flood hazard mitigation. A park system will be provided
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 Trails or bike trails.
The open space trail is a corridor that supports a Multi-Purpose Trail which connects to the
existing bike trail to the south.

The following standards apply to development within the Open Space (OS) zone. Note
that it is the intent of this plan to use the OS zone as a means of providing recreational
opportunities, beautification, and amenities. Moreover, certain areas within the OS zone

5 Validated sources are carbon offset sources that follow approved protocols and use third-party verification. At
this time, appropriate offset providers include only those that have been validated using the protocols of the
Climate Action Registry, the Gold Standard, or the Clean Development Mechanism (CDM) of the Kyoto Protocol.
Credits from other sources will not be allowed unless they are shown to be validated by protocols and methods
equivalent to or more stringent than the CDM standards.
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that have been identified as park sites should be developed accordingly. However, such
development within the OS zone shall not deviate from the standards established below.

1. 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, to enhance scenic areas for
future population, and to provide areas for future planned growth of the City.

2. Permitted Uses. The following uses shall be permitted in the OS district:

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

Range lands;

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

5. Areasrequired for the preservation of plants and animal life, including habitat
for wildlife species;

6. Areasfor outdoor recreation, including parks, utility easements, riding, hiking
and bikeways;

7. Areas for transportation corridors including scenic highways, railways and
associated uses; i.e., freight and passenger rail service;

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

9. Country clubs;

10. Golf courses and driving ranges;

3. 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 and are found by the Planning
Commission to be compatible with adjacent properties, and which are of a
comparable nature and of the same class enumerated in this section, shall be
permitted in the OS district subject to obtaining a conditional use permit according
to the procedures set forth in Article 2 of Chapter 12-35 of the Santa Maria Municipal

Code:
1. Commercial recreation facilities;
2. Public utility structures;
3. Tourist information centers;
4. Libraries and museums;
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5. An increase in pipeline capacity through the repair, maintenance,
replacement or installation of new pipelines as defined in Chapter 12-2.113.1
of the Santa Maria Municipal Code;

6. New pipelines;

4. Accessory uses. Premises in the OS (open space) 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.

5. Parking. For provisions on parking, see Chapter 12-32 of the Santa Maria Municipal
Code. Reduced parking may be allowed on a case by case bases as approved by the
Planning Commission through a public hearing and the following findings must be
made:

1. Adequate public transportation exists within % mile of the proposed site for
which the reduced parking is being requested.

2. A more pedestrian friendly design is achieved through this modification with
at least two amenities such as increased landscaping areas which must
contain large canopy trees, increased bike and/or pedestrian facilities,
enhanced pick-up or drop-off areas for ride sharing or other amenities for
review and approval by the Planning Commission.

6. Signs. For provisions on signs, see Chapter 12-34 of the Santa Maria Municipal Code.

7. Architectural and Aesthetic Standards. See Section lll, Community Design
Standards.
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I11. COMMUNITY DESIGN STANDARDS

This section provides design standards for each of the land use types within the Blosser-
Southeast Area 5B Specific Plan. The intent of these design guidelines is to establish community
design concepts that can be consistently applied to development located within the Specific
Plan area. More specifically, the purpose of these Design Guidelines is to:

e Provide the City of Santa Maria with the necessary assurance that the Specific Plan Area
will develop in accordance with the quality and character proposed herein;

e Provide guidance to developers, builders, engineers, architects, landscape architects and
other professionals to maintain the desired design quality;

e Provide guidance to City decision-makers in the review of development projects within
the Specific Plan Area; and

e Formulate concise development guidelines for the various land uses within the Specific
Plan Area.

The design guidelines described herein establish general concepts and provide the direction for
the implementation of the built environment within the Blosser-Southeast Area 5B Specific Plan
and are intended to protect and maintain the long-term quality and value invested in the
community. These provisions allow for flexibility in lot layout and unit design such as double
frontage lots, reduced roadway widths, and harmonious massing of units along residential
streets. The sketches and graphic representations contained in this section are for conceptual
purposes only and are designed as general visual aids in understanding the basic intent of the
guidelines and to represent their potential implementation.

The design guidelines shall form the basis and criteria for the evaluation of plans and
specifications submitted for review and approval to the City of Santa Maria. Developers of
projects within the Specific Plan Area are required to include the provisions of these guidelines
as applicable to their specific project. The design guidelines apply to projects within the Blosser-
Southeast Area 5B Specific Plan regardless of zone designation. The majority of these design
guidelines are general and apply to all development types, however a number are product
specific and are described as such.

A. BUILDING FORM AND ARCHITECTURE

1. A variety of architectural details, elevations, and setbacks create visual interest
to homes. The design of detached units should not be repeated more frequently
than every fourth house.
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2. Architectural features such as porches, balconies, chimneys, door placement,
window proportions, dormers, wood detailing, fencing, siding, and color scheme
should be used to complement the overall building design, site, and
neighborhood context.

3. At a minimum, side and rear elevations should include architecturally authentic
materials, trim around windows and doors, and appropriate terminations or
transitions for material changes.

4. To enhance variety and interest, long, unbroken facades must be avoided and
offsets and building projections made an integral part of the design. Providing
individual and identifiable entries to units, particularly in higher density planning
areas, will add visual interest when arranging building masses.

5. Siding materials shall be limited to materials and textures compatible with the
neighborhood in which the home is going to be located, i.e., stucco, wood, brick,
stone or decorative concrete block, slump stone or split face block. The exterior
siding material shall extend to the ground. No shiny or reflective materials are
permitted.

6. Window treatments such as shutters, and wood molding shall be used in order to
enhance aesthetics.

7. The heights and forms of buildings should be varied throughout the development.
Large building masses should be avoided to achieve a desirable scale and
relationship to the pedestrian street scene.

8. Vertical and horizontal variation should be appropriately implemented in order to
add richness and variety to the overall mass of the building.

9. Detached residential unit design should consider the locations of windows to
minimize the appearance of blank walls and to protect neighbor privacy.

10. Development shall be of a quality and character which is consistent with the
community design goals and policies including but not limited to affordability,
scale, height, bulk, materials, cohesiveness, colors, roof pitch, roof eaves and the
preservation of privacy.

11. 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
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13.

14.

15.
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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.

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

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.

For safety reasons, the State of California Department of Education recommends
that schools be sited away from high voltage power lines. Specifically, they
recommend the following distances from the various rated lines, from the edge
of the utility easement to the nearest edge of the school site: Line Rating
Distance: 100-115 kV-100 feet, 220-230 kV - 150 feet, 500-550 kV - 350 feet.

A 115 kV power line runs east to west within a utility easement adjacent to and
south of the future alignment of Battles Road. If a school is to be located north of
Battles Road, it must be at least 100 feet from this utility easement. This
configuration satisfies Department of Education requirements.
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Low Medium Density (R-1) Single Family Lot Residential Examples
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High Density (R-3) Residential Examples:

J
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B. ROOFs

1. A variety of roof planes and pitches, porches, overhangs, and accent details should
be incorporated into house designs to increase the visual quality and character of the
building, while reducing the bulk and size of the structure.

2. Roof tiles and colors consistent with the architectural style of the house should be
incorporated to enhance the diversity and character of the community. No shiny or

reflective materials shall be permitted.

3. Roof penetrations for vents should be consolidated and located on the rear side of
roof ridges whenever possible. Vents should be painted to match the roof color.

4. All of the rooftop equipment on commercial structures shall be screened from
roadway views.

C. WINDOWS AND DOORS

1. Windows shall be articulated with sills, accent trim, window flower boxes,
balconies or trellises that are complimentary and authentic to the architectural
style of the building.

2. Entries should reflect the architectural style and details of the building.

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

D. EXTERIOR COLORS

1. Exterior colors should be compatible with the architectural style of the building
and surrounding homes.

2. Color schemes with complimentary hues are recommended. Bright pastel colors
or monochromatic single colors on buildings are not permitted.

3. Certain materials such as stone and brick have distinct coloring in their natural
state and should be thought of as an element of the color palette to be
incorporated into the overall design.
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E. GARAGES/CARPORTS

For detached, single family lots, a variety of garage setbacks should be provided
along the streetscape to minimize visual impacts of garage doors and parking
aprons from the street. The preferred approach would be a garage located behind
the home so that the home and porch are prominent facing the street and a drive
isle down the side to a rear garage is ideal.

Garage doors should incorporate architectural detailing that is consistent with
the overall architectural style of the building.

Windows and plantings should be incorporated into garages to de-emphasize the
appearance of the garage door and automotive use from the street.

For multi-family projects, parking areas should be internalized in building groups
or oriented away from the street frontages to minimize visual impact on the
street where practical.

e

ey

Garage enfries are onentated away from Garage door incorporates

P

windows and

street frontages to reduce visual mpact trellis to minimize appearance from street.

F. PRIVATE YARD AREAS

1. Multiple usable outdoor areas (i.e. front, side, and/or rear) are encouraged wherever
possible. All attached and detached units should have at least one usable private yard
area which may include balconies, terraces, patios, roof decks, and/or side and rear
yards.

2. Functional and usable outdoor porches, patios, courtyards, roof decks, and/or other
areas for the use of all building residents are encouraged for multi-family buildings.
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Porch that incorporates seating area

emphasize indoor /outdoor living

G. ACCESSORY STRUCTURES

1. Community accessory structures, including garages, carports, grouped mailboxes,
storage and maintenance facilities, recreational facilities, and outdoor shade
structures should be designed to incorporate compatible colors, materials,
architectural details, and roof slopes as the primary multi-family building or buildings
they serve.

2. For multi-family projects, trash enclosure and recycling storage areas are to be
located in convenient areas with reduced visual prominence. Lighted access that
meets applicable accessibility standards should be incorporated.

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

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

This accessory structure uses building This trash enclosure is designed to match

materials to match the project the architectural style of the project
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H.

LANDSCAPING

Landscaping shall be comprised of primarily native, drought tolerant species.
Planting of large canopy trees shall be maximized throughout the project area
including, but not limited to, planting along streets, the perimeter of the properties
and in parking lots to soften views of new buildings, provide shade and walkable
environments.

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

All setback, parkway, and non-work areas shall be landscaped, except as otherwise
permitted.

Public rights-of-ways shall be landscaped with drought-tolerant trees, shrubs, and
ground cover.

Permanent automatic irrigation systems shall be installed for all landscaped areas in
accordance with Chapter 44 of Municipal Code Title 12, Landscape Standards. Use
drip irrigation systems in shrub areas where feasible.

Landscaping of open space area shall be installed by a licensed landscape contractor,
under the direction of the City of Santa Maria.

All detailed landscaping plans for the planning area and roadways shall 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.

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

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

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

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

10. When an organic groundcover is used, it shall be in combination with live plans.
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Lan Exampl

—

Landscaped parking lot bordering open

Sspace area

Planted buffer with grasses and built-in

drainage

Water-tolerant front yard utilizing flowering
and herbal plants

Planted buffer with trees

Water-tolerant front yard utilizing trees and
shrubs

Soft utility screening using multiple levels
of planting
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l. STREET TREES

Street trees planted at the sidewalk edge, and in medians, have a traffic calming effect
as they create a visually enclosed and perceptually narrower street scene.

1. Streettrees are required on public rights-of-ways, as per City Standards.

2. Streettree species should be selected from the City of Santa Maria’s approved street
tree list and approved by the Planning Division. For each block on a street, no more
than two species are recommended. Too many species create a lack of visual unity
along a street.

3. To soften views of sound walls and new buildings within the Specific Plan area for
nearby residents, use landscaping techniques, such as a formal single row of street
trees along Stowell Road, Battles Road, La Brea Avenue, Western Avenue and
Blosser Road.

4. Structural soil systems should be installed to direct new root growth downward
below hardscape areas. This helps to postpone root damage caused to the
surrounding hardscape and structures. By providing deep watering and air to root
systems as appropriate when trees are planted within five feet of any permanent
structure/paving/curb, additional service life may be achieved. Structural soil systems
are preferred over root barriers as they are often more effective.

5. A minimum depth of 6’ of structural soil should be provided for trees. The structural
soil can be provided under tree grates and pavement.

6. Street trees should be spaced approximately 30’ on center but can be reduced
depending on the species.
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Street Tree Examples

Zelkova serrata - Medium-large size,
deciduous, good shade and fall color

Jacaranda mimosifolia (acutifolia) - Medium
size, semi-deciduous, showy purple flowers

Pistacia chinensis - Small-medium size,
deciduous, beautiful fall color

Standards and Guidelines for Development

Geijera parvifolia - Medium, evergreen,
excellent shade

Arbutus ‘Marina’ - Medium size, evergreen,
colorful bark and flowers

Lagerstroemia indica - Small size,
deciduous,showy and colorful flowers

Blosser-Southeast Area 5B Specific Plan

IV-40 City of Santa Maria

September 2020



Chapter IV Standards and Guidelines for Development

J.

PARKS AND OPEN SPACE AREAS

1.

Site plans shall include pedestrian amenities in the project design, including benches,
well-defined walkways and pedestrian connections to greenbelts 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 materials such as pavers, bricks, or
scored concrete to enhance pedestrian safety and comfort, as well as the
attractiveness of the walkways. Landscaping should be incorporated along
pedestrian pathways. Details would be determined during the Planned Development
permit review process.

Parks will include a variety of amenities including but not limited to playgrounds,
walking paths, and seating areas. Picnic tables, barbecues, trash receptacles, and
public restrooms shall be provided in parks in accordance with City standards.

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

Walking pathways provide pedestrian connections Example of park playground equipment
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Examples of amenities including barbecues, picnic benches and seating areas

Example of a park layout:

BENCH SEATING
AND TRASH
RECEPTACLE

PLAY EQUIPMENT

PLAY STRUCTURE

CONCRETE
WALKWAY

TURF AREA
PICNIC AREA

GATED ACCESS

VIEW FENCE

Credit: Rice Ranch Specific Plan
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K.

FENCES, WALLS AND HEDGES

On a corner lot, no fence, wall, hedge, sight 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 cross view at all times.

When there is a difference in the ground elevation level between 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.

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

The following standards should apply to all exterior construction:

a. 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, masonry, split face, or wood siding. Building colors should
be generally light in tone.

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.
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L. LIGHTING

In the design of lighting, 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 walkways. In all conditions, lighting should
be consistent with the City of Santa Maria’s 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. EachPlanned Development Permit for new construction of commercial and multi-family
residential projects shall include a Lighting Plan (including photometrics) that minimizes
nighttime lighting and glare that may adversely affect traffic along Stowell Road, Depot
Street, Battles Road, and Blosser Road. Lighting shall be designed to minimize adverse
impacts to the adjacent, existing park and residential areas.

2. Lighting fixtures and standards within the public rights-of-way play a crucial role in
displaying a level of quality of the development along the streets. Light fixtures and
standards shall conform to state and local safety and illumination requirements and shall
be designed or selected to be architecturally compatible with the main structure,
pedestrian areas and other hardscape elements and shall complement the theme of the
surrounding area.

3. Design and placement of site lighting must minimize glare affecting adjacent properties,
buildings, and roadways. Lighting shall be designed and installed so that all direct rays
are confined to the site and adjacent properties are protected from glare. Residential
lighting shall be stationary and deflected away from all adjacent properties and public
streets and rights-of-way.

4. Exterior wall mounted lighting and parking lot light shall be full cut-off and downward
directed so that direct glare and reflections are contained within the boundaries of the
parcel. No lighting shall blink, flash, or be unusually high intensity or brightness. All
lighting fixtures shall be appropriate in scale, intensity, and height to the use they are
serving.

5. Commercial sites shall have a maximum illumination of three foot candles. lllumination
from all commercial areas shall not exceed one-half foot candle at the nearest residential
property line.

6. Automatic timers on lighting should be designed to maximize personal safety during
night time use while saving energy.
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7.

10.

11.

12.

Outdoor lighting for the illumination of landscaping, buildings, signage, parking areas
and pathways shall be in conformance with the Community Design Guidelines.

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.

Special condition lighting shall be positioned to enhance the safety of vehicular and
pedestrian flows at key points along the roadways. The maximum height of roadway
lighting shall be thirty (30) feet with a minimum clearance of sixteen (16) feet provided
above roadways.

Parking area lighting. 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.

a. The maximum height of parking area lights should be twenty (20) feet.
Additional height may be considered through a Planned Development permit if it

is demonstrated to be an environmentally superior or equivalent design.

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

Architectural Lighting.

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

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

c. 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.

d. 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.
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M.

b. 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.

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 residential areas in accordance with the standards
found in Title 12 of the Santa Maria Municipal Code unless an alternative parking plan is
approved by the Planning Commission per the zoning district requirements.

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.

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 noted.

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:

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

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

iii.  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, telephone numbers, logos or associated art work, are prohibited from parking in
street rights-of-ways within public view. These vehicles include, but are not limited to,
cars, trucks, vans, trailers and motorized cycles.
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N.

TRASH STORAGE

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.

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

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.

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.

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.

LOADING AND DELIVERY AREAS

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).

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 Blosser-Southeast Area 5B Community Design Guidelines.
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V.

10.

11.

INFRASTRUCTURE STANDARDS

Grading.

All grading activities shall be in conformance with the following provisions:

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

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

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.

Grading work shall be balanced onsite wherever possible.

All cut andfill slopes shall be constructed at inclinations of no steeper than two horizontal
feet to one vertical foot, unless walled or retained.

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

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.

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.

Site preparation shall include the re-compaction of any loose soils.

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

Runoff from roof drains and gutter downspouts shall be collected and conveyed to the
street of catch basins.
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12

13.

14.

15.

16.

17.

18.

19.

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

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

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

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

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.

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

In the event that a resource of Native American origin is identified during construction,
the lead agency shall consult with local Native American(s). If the lead agency, in
consultation with local Native Americans, determines that the resource is a tribal cultural
resource and thus significant under CEQA, a mitigation plan shall be prepared and
implemented in accordance with state guidelines and in consultation with Native
American groups. The mitigation plan may include but would not be limited to
avoidance, capping in place, excavation and removal of the resource, interpretive
displays, sensitive area signage, or other mutually agreed upon measure.

These mitigations are intended as a checklist 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.

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, Water Conservation
District, and Regional Water Quality Control Board. This includes:

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

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

Storm drains and drainage inlets must be sized to accommodate a 25-year storm runoff
event with an overland escape designed for a 100-year storm.
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4. Minimum size storm drain is 18 inches in diameter.

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

6. The lot pad must be at least 1-1/2 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 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 incorporation time clocks and/or moisture
sensors shall be installed.

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

5. Storm water 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.

Blosser-Southeast Area 5B Specific Plan IV-5o City of Santa Maria
September 2020



Chapter IV Standards and Guidelines for Development

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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V. IMPLEMENTATION AND ADMINISTRATION

This section outlines how the plan is put into place. It includes the 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.

A. SPECIFIC PLAN APPROVAL PROCEDURE

1. Adoption of the Blosser-Southeast Specific Plan. A resolution adopting the Blosser-
Southeast Specific Plan must be adopted by the City Council. The ratified Specific
Plan will become effective immediately.

B. SPECIFIC PLAN OBJECTIVES, POLICIES AND PROGRAMS
1. Circulation Objectives, Policies, and Programs

a. 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.

i. Policy C.a - 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.

b. Objective: Provide a network and a variety of transportation systems to service
the needs of residents.

i.  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.

c. Program

i.  The Blosser-Southeast Area 5B Specific Plan circulation system was
developed in cooperation with City's Public Works Department. It was
specifically designed to accommodate all new residential development
and to maintain through traffic conditions on Blosser Road. The full
system includes secondary arterials, collector roadways, sidewalks and
a non-vehicular trail system. Specific features include the completion of
Western Ave. and La Brea Ave. through the site.
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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

i. The Blosser-Southeast Area 5B Specific Plan circulation plan is a well-
developed system of secondary arterials (Battles Road, Blosser Road,
Stowell Road, Depot St.) and collector roads (Western Ave. and La Brea
Ave.). 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.

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 Blosser Southeast Area 5B Specific Plan.

Policy INF 1 - Design a concept plan to provide water service for municipal,
commercial uses and fire protection.

Programs
i. NF 1.1 - Provide water services in accordance with the improvement 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.

i. INF 1.2 - Require ultra low-flow toilets in all bathrooms built in
conjunction with future development in the planning area.

iii. INF 1.3 - Implement water-conserving landscape design standards.

iv. Policy INF 2 - Design a conceptual plan for an adequate sewer system to
serve the proposed municipal and commercial uses.
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v. INF 2.1 - Provide sewer services in accordance with the improvements
depicted in Figure lll-1 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.

Policy INF 3 - Design a conceptual plan for an adequate storm drainage system
to serve the proposed residential, municipal, and commercial uses and protects
downstream areas of the City which rely on this drainage system.

Program

i. INF 3.1 - Provide storm drainage facilities in accordance with the
improvements depicted in Figure I1l-3 and 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.

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.

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 neo-traditional
theme reflecting classic architectural styles.

Programs

i. LU 2.12- Apply the specific development standards contained in the
Blosser Southeast Area 5B Specific Plan Amendment for areas zoned
PD/R-1 within Area A2. Use the Planned Development Permit process
to review and approve architectural design, siting, and community
theme prior to final map recordation.

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

Program
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i. LU3.1-Apply development standards as codified in Chapter 12-6 and
12-7 of the Santa Maria Municipal Code to portions of the lands within
the residential zoned lands of the Blosser Southeast Area 5B Specific
Plan Amendment.

C. PHASING

Construction of the backbone infrastructure of Western Ave and La Brea Ave and the
installation of public utilities (sewer, water, storm drainage) will occur concurrently.
Construction phasing of individual large lots will be dependent on market conditions and
the goals and objectives of each future landowner. Future applicants would apply for
Tentative Tract Maps, Planned Development Permits, and subsequent building permits
designed in conformance with the final map conditions of approval.

D. SUBDIVISIONS

Subdivision of private property within the Blosser-Southeast Area 5B Specific Plan
project area is subject to Title 11 of the City Code of the City of Santa Maria. It is
anticipated that prior to approval of any tentative map(s) a planned development permit
will need to be processed concurrently.

E. PuBLIC WORKS PROJECTS

Public Facilities may be constructed by the City and any other relevant public agencies at
any time and at any location, as outlined in Chapter Ill of this Specific Plan and in
accordance with relevant requirements of the City Code of the City of Santa Maria.

F. SPECIFIC PLAN AMENDMENT PROCEDURE

The Blosser-Southeast Area 5B 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.
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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.

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 Blosser-Southeast Area 5B Specific Plan.

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

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

e The proposed Specific Plan amendment will not create internal
inconsistencies with the Specific Plan and is compatible with the purpose and
intent of adopted Blosser-Southeast Area 5B Specific Plan.

G. RELATIONSHIP OF SPECIFIC PLAN TO SUBSEQUENT DISCRETIONARY PROJECTS

1.

Environmental Review. The adoption of the Blosser-Southeast Area 5B 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 Article 19 of the State CEQA Guidelines. It is
the City's objective to utilize the certified 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 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.).
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2. Planned Development (PD) Permitting. The Planned Development (PD) permit in
combination with a tentative tract map may specify conditions relating to the
location, height and bulk of buildings and other improvements as outlined in this
plan; buildable area and open spaces around buildings; drainage and stormwater
control infrastructure; traffic control within the planning area; arrangement, design
and dimensions of streets, alleys, pedestrian ways and parking and loading areas;
screening of uses from visibility from adjacent areas or public ways, by fencing or
landscaping; and such other matters as in the determination of the Planning
Commission.

The Planned Development (PD) permit application can be processed concurrently
with the tentative tract map. Following receipt of project approval and final map
recordation, the City would act on planned development permits designed in
conformance with the approved Blosser-Southeast Area 5B General Plan
Amendment/Specific Plan conditions of approval. Site amenities would be part of the
applicant’s specific development plans, which would also be designed in
conformance with the approved project conditions of approval. Residential and
commercial development and associated infrastructure would be implemented in
accordance with City standards. Planning Commission approval is required for PD
approval.

The Community Development Department shall recommend, and the Planning
Commission and/or City Council shall determine, consistency with the applicable
General Plan Land Use Goals and design requirements as part of all Planned
Development Permit approvals.

Vi. CEQA MITIGATION MONITORING PROGRAM

Section 21081.6 of the Public Resources Code requires adoption of a monitoring program for all
mitigation measures adopted in the Environmental Impact Report for the Blosser-Southeast
Area 5B Specific Plan. This Section allows compliance with mitigation monitoring requirements
by including mitigation measures directly into the Specific Plan as Policy Statements.

VII. FINANCING AND FUNDING METHODS

A long range financing strategy for the Blosser-Southeast Area 5B Specific Plan project area is
provided as part of this Specific Plan, both in accordance with State Government Code
Requirements and with the City Code of the City of Santa Maria.

A basic concept of the Financing Strategy is that the major infrastructure and frontage
improvements (roads, sewer, water, storm drainage, curb, gutter, sidewalk, streetlights,
landscaping) are to be constructed by the developer at one time to serve the entire Specific Plan
area. These infrastructure improvements shall be sized according to identified future land uses,
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as determined by the City of Santa Maria General Plan and Chapter Il of the Blosser-Southeast
Area 5B Specific Plan.

A. GROWTH IMPACT MITIGATION FEE PROGRAM

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.

All properties in the Plan area will be entered into landscape maintenance district(s) to fund the
maintenance of the landscaping frontage improvements in the Plan area. The City shall
maintain all street trees and frontages in the Plan area to ensure a cohesive streetscape.
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General Plan Policy Consistency Discussion

Land Use Element

GOAL L.U.x1 Community Character.
Maintain and improve the existing
character of the community as the

industrial, and commercial retail center for
northern Santa Barbara County and
southern San Luis Obispo County.

POLICY L.U.1 Balanced Land Use Mix.
Establish and maintain a balanced mix of
land uses to meet the present and future
demands of the community.

OBIJECTIVE L.U.1a Residential. Establish
residential areas for 1) the provision of a
variety of home sites, housing types, and
lifestyles; 2) the  promotion  of
neighborhood integrity; and 3) the
protection of individual property values by
encouraging compatible uses and proper
standards for design and development.

OBJECTIVE L.U.1b Commercial. Establish
and maintain areas in which business may
be conducted, merchandise sold and
distributed, and public and private services
rendered in an efficient, convenient and
effective environment with minimal
impacts to adjacent land uses.

OBJECTIVE L.U.1c Commercial. Continue
to maintain the City's retail sales emphasis
to allow the City to maintain a consistent
income to support necessary community
services and to preserve the City's smaller
retail community strip centers.

OBJECTIVE L.U.1e Open Space. Set aside
land to meet the present and future needs
for recreation and park facilities and
establish adequate buffers to protect prime

Consistent. Consistent with Goal L.U.1,
Policy L.U.1 and Objectives L.U.1a, L.U.1b,
L.U.1.c, and L.U.1.e, the Blosser-Southeast
Specific Plan will allow for the establishment
of a balanced mix of residential,
neighborhood commercial, community
facility, and recreation open space land uses
designed to meet the present and future
demands of the community.

The Specific Plan includes a mixture of low-
medium and high density housing types
designed to be compatible with the existing
residential development located adjacent to
the site. Amenities such as parks, multi-
purpose trails, bike paths, and open space
areas are included in the Specific Plan and
will be designed to connect to existing
streets and developments within the project
site area. In accordance with Objective
L.U.1.f, the Specific Plan also includes a 21-
acre area for the future development of a
new school.

In order to continue to maintain the City's
retail sales emphasis and allow the City to
maintain consistent income to support
necessary community services, the Specific
Plan includes approximately 12 acres of land
zoned for neighborhood commercial uses.
This area is located in the northwest corner
of the site adjacent to Blosser Rd. and
Battles Rd. which provides convenient
access to future commercial uses, and
results in minimal impacts to adjacent land
uses.

The Specific Plan provides the opportunity for
19 acres of recreational uses, such as
neighborhood and community parks, soccer
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agricultural land within the Santa Maria
Valley from urban encroachment.

OBJECTIVE L.U.1.f Schools. Identify and
reserve future school sites within the
planning area.

fields, and trails. A public park will be provided
that is integrated directly with the other land
uses of the project and will be linked to other
areas of the community by Multi-Purpose
Trails.

The project site is identified as prime

farmland by the Department of
Conservation and is under agricultural
cultivation.  The current zoning of the

property is for residential, commercial,
public facility, and recreation/open space
uses.

The 1992 Final EIR evaluated
implementation of the original Blosser-
Southeast Specific Plan on the project site in
conjunction with the City’s Sphere of
Influence Boundary Amendment and
Concurrent Annexation Program. The Final
EIR identified five “General Measures” as
mitigation for the loss of agricultural
productivity =~ caused by  converting
agricultural lands to urban uses.

Several of these General Measures to
mitigate agricultural impacts have been
implemented including phasing
development to keep land cultivated within
an annexation area as long as practical while
urban uses were developed (e.g. phasing of
the Blosser-Southeast Specific Plan areas).
Another General Measure involved the
City’s adoption of a resolution to establish a
greenbelt and agricultural buffer around the
City (Resolution 94-9).

Other buffer policies, landscape standards,
and a right-to-farm policy were also adopted
by the City to help minimize conflicts
between urban and agricultural uses. The
Final EIR and the CEQA Findings adopted by
the City Council concluded that the
mitigation measures would reduce impacts
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related to potential agricultural use conflicts
and the cumulative impact on agricultural
productivity to less than significant levels
(City Council Resolution 92-136).

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
community facilities (i.e., fire station, police
station, library, cultural center).

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.

OBJECTIVE L.U.2b. Coordinate land uses
to match improvements to the urban
infrastructure.

OBJECTIVE L.U.2c. Provide for and
maintain 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.

OBJECTIVE L.U.2d. Provide for and
maintain well-located and community
oriented retail shopping centers to allow for
convenient community access to essential
goods and services as well as convenient
employment.

OBJECTIVE L.U.2f. Coordinate future land
uses with the Santa Maria-Bonita School
District, Orcutt Union School District, and
the Santa Maria Unified High School
District so that adequate school sites are
reserved to support future growth.

Consistent. Future development within the
Specific Plan area would be adequately
served either by existing services and
facilities or by planned services and facilities
that would be built as part of the project.
Planned facilities include the extension of La
Brea Avenue and Western Avenue, and the
extension of water supply and sewer
infrastructure to serve the project site.
Therefore, the project would be consistent
with Goal L.U.2, Policy L.U.2, and Objective
L.U.2b.

Consistent with Objectives L.U.2.c, and
L.U.2.d, the Specific Plan area includes
approximately 12 acres of land zoned for
commercial uses. This area is located in the
northwest corner of the site adjacent to
Blosser Rd. and Battles Rd. which provides
convenient access to future commercial
uses, and results in minimal impacts to
adjacent land uses.

Consistent  with ~ Objective  L.U.2.g,
development within the Specific Plan area
will be subject to the payment of fees for
water system, sewer system, and storm
drainage system improvements. The
payment of fees would minimize publicly
financed and maintained facilities, and
assure that adequate community facilities
are provided as development occurs.

The Specific Plan includes adequate land
(21-acres) for the future development of a
new school. Consistent with Objectives
L.U.2.f, and L.U.2.h, the location of the
school has been coordinated with the Santa
Maria-Bonita School District. The project
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OBJECTIVE  L.U.2g. Assure 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.

OBIJECTIVE L.U.2h. Assure 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.

OBJECTIVE L.U.2i (Resolution 2011-111).
Encourage the expanded use of retardation
basins for the preservation of water quality
in association with applicable new
development proposals. Wherever feasible,
storm water basins should be designed to
incorporate flood protection and increased
infiltration and recharge capability with
flow duration control to meet the purpose
and intent of  hydro-modification
management and in support of the City’'s
Low Impact Development (LID)
requirements.

would increase the local population and
would pay the requisite school fees to offset
potential impacts to schools.

Consistent with Objective L.U.2i, the
Specific Plan area will include retardations
basins to collect, facilitate infiltration, and
meter stormwater released to the Battles
Channel to emulate pre-development
conditions.

GOAL L.U.3 Urban Design. The City will
promote quality urban design enhancing
Santa Maria's character.

POLICY L.U.3 - Rehabilitation of Older
Structures and New Development.
Emphasize quality urban design features in
rehabilitation and new development
efforts.

Consistent. The anticipated residential,
commercial, and school development would
be consistent in scale and proportion to
surrounding development and would be
subject to review by City staff to ensure
compliance with the Specific Plan’s
applicable development standards and
design guidelines, which would ensure the
incorporation of quality urban design
features. The anticipated commercial
development would also be required to
comply with the City’s Municipal Code
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Signage and Irrigation and Landscaping
Standards. Therefore, the project would be
consistent with Goal L.U.3 and Policy L.U.3.

GOAL L.U.5 Development Continuity.
Discourage  sprawl and ‘“leap-frog”
development.

OBJECTIVE L.U.5c. Undertake an infill
program  which  will promote new
development within the City on
undeveloped or underdeveloped parcels.

OBJECTIVE L.U.sd. Locate new
development contiguous to compatible
existing development.

Consistent. The project site is surrounded
by urbanized development and represents
an “infill” parcel. The project would allow for

the development of residential, public
facility, recreation/open space, and
commercial land uses adjacent to

commercial and residential development to
the west, and residential development to
the south and north. The Specific Plan
includes provisions to reduce potential land
use compatibility conflicts between
conflicting land uses through the use of
landscape buffers, site planning, driveway
limitations, and decorative crosswalks.
These standards would apply to the
commercial-residential interface created by
the proposed project. Therefore, the project
would be consistent with Goal L.U.5 and
Obijectives L.U.5cand L.U.5d.

Balance Growth.
Accommodate new development,
balancing social, environmental, and
economic considerations.

GOAL L.U.6b Preserve Agricultural
Resources. Accommodate growth while
making every effort to preserve agricultural
resources in the surrounding region.

GOAL L.U.6c. Urban/Agricultural
Equilibrium. Achieve a balance

POLICY L.U.6a - Land Use Conflicts.
Resolve conflicts between existing and
proposed land uses, particularly residential
and industrial uses, and prevent such
conflicts in the future.

GOAL L.U.6a

Consistent. As discussed under Goal L.U.5,
the project would allow for new
development that includes a balance of both
medium and high density single family
residential development, commercial uses,
a new school, and open space/recreation
uses. The new development would be
located adjacent to other single-family
residential and commercial land uses.
Therefore, the project would be consistent
with Policy L.U.6a.

The project site is not zoned for agricultural
uses. However, the property is currently in
agricultural cultivation and has been for
decades while surrounding lands within Area
5 were developed. The project site was
identified for annexation into the City in the
1992 Sphere of Influence EIR and City
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OBJECTIVE L.U.6h. Promote the use of
alternate modes of transit to reduce traffic,
improve air quality and reduce noise
impacts.

OBJECTIVE L.U.6i. Evaluate and plan for
additional park and recreational facilities
convenient to existing and future
residential areas consistent with the RME.

OBJECTIVE L.U.6k.
retention  facilities
purposes.

OBJECTIVE L.U.bm. Preserve open space
areas surrounding the Sphere of Influence.
Utilize greenbelts, bikeways, pedestrian
paths, and roadways between agricultural
and residential land use (see the RME).

Use drainage

for recreational

Council Resolution 92-136. The project’s
potential impacts to agriculture were
analyzed and impacts were determined to
be less than significant with the
implementation of mitigation measures
including phasing development to keep land
cultivated within an annexation area as long
as practical while urban uses were
developed (e.g. phasing of the Blosser-
Southeast Specific Plan areas). Another
General Measure includes the City's
adoption of a resolution to establish a
greenbelt and agricultural buffer around the
City (Resolution 94-9).

Other buffer policies, landscape standards,
and a right-to-farm policy were also adopted
by the City to help minimize conflicts
between urban and agricultural uses. The
Final EIR and the CEQA Findings adopted by
the City Council concluded that the
mitigation measures would reduce impacts
related to potential agricultural use conflicts
and the cumulative impact on agricultural
productivity to less than significant levels
(City Council Resolution 92-136). The
project would not create any additional
agricultural effects beyond those addressed
in the Sphere of Influence documents.
Accommodation of development within the
project will help to preserve agricultural uses
on lands bordering the City. For these
reasons, the project is consistent with
GOALS L.U.6b, and L.U.6c.

The project includes multiple alternate
modes of transit. Sidewalks will be
constructed on both sides of the roads.
Pedestrian paths will link residential,
commercial, school, and open space uses. A
Multi-Purpose Trail (MPT-II) is proposed
along Western and La Brea Avenues. A Class
Il bikeway is proposed to connect Battles
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Road to Stowell Road. Therefore, the
project would be consistent with Objective
L.U.6h.

GOAL L.U.7 - Land Use Conflict
Reduction. Reduce existing and potential
land use conflicts.

POLICY L.U.7 - Site Design. Avoid land use
problems before they arise and create
maximum harmony through innovative
urban design between various land uses.

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.
OBJECTIVE L.U.7e. Industrial,

commercial, and office uses shall provide
sufficient on-site parking facilities to
accommodate their equipment and parking
needs.

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.

OBJECTIVE L.U.7g. In commercial areas,
encourage pedestrian walkways to be
located away from traffic areas, and set
apart, where possible, providing a separate
pedestrian and bicycle circulation system.

Consistent. As discussed under Goal L.U.5,
the project would allow for the development
of residential, commercial, public facility,
and recreational/open space land uses.
Future development within the Specific Plan
area would be located adjacent to existing
commercial and residential development to
the west, and residential development to
the south and north.

The Specific Plan contains development
standards and design guidelines to reduce
potential land use compatibility conflicts
between conflicting land uses through the
use of landscape buffers, site planning,
intersection and roadway design, and
inclusion of open space amenities.
Therefore, the project would be consistent
with Goal L.U.7, Policy L.U.7, and Objectives
L.U.7aand L.U.7b.

Anticipated commercial development
would be required to adhere to the
minimum parking requirements contained
in Section 12.24 of the City's Zoning
Ordinance, which would ensure that
sufficient on-site parking is provided.
Therefore, the project would be consistent
with Objective L.U.7e.

Sidewalks will be constructed on both sides
of the roads. Pedestrian paths will link
residential, commercial, school, and open
space uses. A Multi-Purpose Trail (MPT-II) is
proposed along Western and La Brea
Avenues. A Class Il bikeway is proposed to
connect Battles Road to Stowell Road.
Therefore, the project would be consistent
with Objective L.U.7g.

Blosser Southeast Area 5B Specific Plan

City of Santa Maria
September 2020




General Plan Policy Consistency Discussion

GOAL L.U.9 Promote Adequate Housing
Supply. The City will continue to promote
an adequate supply of quality residential
development within Santa Maria.

POLICY L.U.9 Housing for All Economic
Segments of Society. Assure that
adequate housing is provided for all
economic segments of the population
through a diversity of housing types, sizes,
and density (similar policies are in the
Housing Element).

OBJECTIVE L.U.9a Encourage infill
development in those areas of the City that
are designated for residential development
which are presently undeveloped or
underutilized (refer to the Housing Element
for related policies).

OBJECTIVE L.U.9.b Enhance the character
of existing residential neighborhoods
through the use of high quality land use and
development standards, street trees,
neighborhood parks, other amenities, and
code enforcement.

OBJECTIVE L.U.g9.c Encourage creative
site designin new residential developments
and encourage the development of a
unique identify for each neighborhood.

OBJECTIVE L.U.9d Provide a balance of
areas for all housing types and sizes which
are compatible with the surrounding land
uses.

OBJECTIVE L.U.9.e Encourage the
establishment  and  operation  of
homeowner associations to facilitate

residential maintenance and upkeep, and
to facilitate neighborhood identity.

Consistent. The proposed project would
promote an adequate supply of quality
residential development within Santa Maria.
Future residential development on the site
would assure that housing is provided for all
economic segments of the population
through a variety of housing types including
474 low-medium density residential homes,
and 631 high density residential units.
Therefore, the project would be consistent
with Goal L.U.g and Policy L.U.qg.

Consistent with Objectives L.U.ga, L.U.g.b,
L.U.gc, and L.U.gd, the future development
of 1,008 residential units would be located
on an undeveloped portion of Area 5 which
is zoned for residential development. The
Specific Plan includes design guidelines with
development standards and criteria for
future development which are intended to
enhance the character of existing residential
neighborhoods.  Future development is
required to include amenities such as parks,
street trees with large canopies, walking
paths and trails, and bikeways.

The Specific Plan is designed to facilitate
creative site design for future development,
including narrower streets, landscape
buffers, and traffic calming measures which
result in a pedestrian friendly neighborhood

environment. Future residential
development would be located within
walking  distance to  neighborhood
commercial uses, schools, and

recreation/open space areas.

While not required, the City will encourage
the establishment and operation of a
homeowners association to facilitate
residential maintenance and upkeep of the
neighborhoods.
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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.

POLICY L.U.10.b Neighborhood
Commercial Centers. Design
neighborhood commercial centers so they
serve the needs of surrounding residents.

Consistent. The proposed project is
intended to facilitate the development of 12
acres of neighborhood commercial uses on
the project site. Design Guidelines included
within this Specific Plan will ensure that
future commercial development on the site
is of high quality and serves the needs of
surrounding residents.  Therefore, the
project would be consistent with Goal L.U.10
and Policy L.U.10b.

GOAL L.U.12 Water Supply. Participate in
and implement programs and measures
which effectively conserve water.

POLICY L.U.12 Conservation. Implement
programs and measures which will be
effective in conserving water resources.

OBJECTIVE L.U.12a. Discourage
construction of large impervious surfacesin
groundwater recharge areas wherever
possible.

Consistent. The Specific Plan includes
development standards which require all
development to utilize ultra-low flow
plumbing fixtures, low-water-demand
drought-resistant landscaping, automatic
landscape  irrigation  systems,  and
stormwater retardation basins. In addition,
slopes must be graded so that runoff is
minimized or directed to on-site pervious
areas for groundwater recharge. These
measures would conserve water resources
and facilitate groundwater recharge from
surface runoff on-site. As a result, the
project would be consistent with Goal
L.U.12, Policy L.U.12, and Objective L.U.12a.
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Circulation Element

GOAL C.1 Comprehensive Transportation
System. To provide and maintain a
comprehensive transportation system that
provides for the safe and efficient transport
of people and goods throughout the City.

POLICY C.1.a Acceptable Levels of
Service. The City shall maintain an
acceptable peak-hour level of service on all
arterials and collectors and at signalized
intersections. Service Level "D" on all
roadways and at all signalized intersections
shall be the levels maintained.

For long-range development plans, Level of
Service D need not be strictly maintained if
other policies and action plans indicate that
a lesser level of service may be acceptable
on a short-term basis providing there are
sufficient over-riding considerations.

OBJECTIVE C.1.a.2 New Development
Impacts on Road Network. As new
development creates the need, existing
local roads within the road network will be
improved and additional local and regional
roads will be constructed, so as to keep all
such roads functioning at an acceptable
level.

POLICY C.1.c Parking (Resolution 2011-
111). Sufficient parking facilities shall be
provided for all land uses by requiring new
developments to provide parking to meet
their needs on-site or within close proximity
to their sites except within the boundary of
the Downtown Specific Plan.

OBJECTIVE C.1.c Parking. Provide an
adequate supply of parking to meet the
parking needs, on-site or within close

Consistent. Future development that would
be permitted on the project site under the
Blosser-Southeast Area 5B Specific Plan
would add new vehicle trips to nearby
intersections. However, all study area
intersections would continue to operate at
LOS D or better under existing plus project
and cumulative plus project conditions with
incorporation of required mitigation
measures. Therefore, the project would be
consistent with Goal C.1, Policy C.1.a, and
Objective C.1.a.2.

Future development would be required to
adhere to the minimum  parking
requirements contained in Section 12.24 of
the City’s Zoning Ordinance, which would
ensure that sufficient on-site parking is
provided. Therefore, the project would be
consistent with Policy C.1.c, and Objective
Cai.c
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proximity of the developments generating
the demand for parking.

GOAL C.6 Alternative Modes of
Transportation.  Provide  for  the
development and use of alternative modes
of transportation within an integrated
system of transportation facilities.

POLICY C.6.a.1 Promote Alternative
Modes of Transportation. Promote the
use of alternative transportation modes
such as transit, bicycle, pedestrian,
airplane, and light rail to relieve traffic
congestion and improve air quality.

POLICY C.6.a.2 Conditions on
Development. Discretionary development
shall be conditioned, where feasible, to
minimize traffic impacts by incorporating
bicycle and pedestrian paths and those
support facilities (e.g. as bicycle lockers and
showers), ridesharing programs, and transit
improvements (bus turnouts, shelters, and
benches) into the project design.

OBJECTIVE C.6.a.1 Reduce Vehicle Miles
Traveled. Reduce vehicle miles traveled
and disperse peak hour traffic to better
utilize the existing and planned
transportation infrastructure.

OBJECTIVE C.6.a.2 Transit- and
Pedestrian-Oriented Developments.
Development projects and subdivision
designs are to be efficiently served by
buses, bike routes and pedestrian
connections.

POLICY C.6.c.1 - Bicycle and Pedestrian.
Develop bicycling and pedestrian facilities
as a major transportation and recreational
mode to serve the transportation and
recreational needs of the residents.

Consistent.  Consistent with Goal C.6,
Policies C.6.a.1, C.6.a.2, C.6.c.1, and
Objectives C.6.a.1, and C.6.a.2, future

development within the Specific Plan area
will be required to expand and integrate
alternative modes of transportation such as
bikeways and walking paths within the
overall design of the project. A park will be
provided that is integrated directly with the
other land uses of the project. The park and
open spaces will be linked to other areas of
the community by Multi-Purpose Trails (8" in
width) or bike trails. The open space trail is a
corridor that supports a Multi-Purpose Trail
which connects the existing bike trail to the
south. The existing Santa Maria Area Transit
bus routes would be available for residents
living within the Specific Plan area.
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POLICY C.6.c.2 - Safe Streets for Bicycles.
Provide safe, efficient and convenient
streets for the use of pedestrians and
cyclists throughout the City, and where
possible, provide separate bikeway access
to major destinations (e.g. schools, parks,
and commercial and employment centers)
to assure safety.

POLICY C.6.c.3 Multi-Purpose Trails.
Locate multi-purpose trails on exclusive
lanes physically  separated  from
automobiles. Where separate bike facilities
cannot be provided, the bikeway shall be
designated with lane striping and signing
for the protection of both cyclists and

motorists.
OBJECTIVE C.6.c.1 - Santa Maria Bikeway
Policies (Resolution 2009-168).

Implement the following bikeway policies
in accordance with the adopted Existing
and Proposed Bikeways Plan diagram:

= A fundamental purpose of the
Bikeways Plan diagram is to
connect neighborhoods in Santa
Maria and in  surrounding
communities to key destinations
(downtown, large employment
centers, shopping, civic center,
educational centers and recreation
areas).

= The City will strive to eliminate gaps
in the bikeways network as
identified in the Bikeways Plan
diagram.

» Consider bicycle facilities in all
newly  proposed  commercial,
institutional, recreational and multi-
family residential developments.
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POLICY C.6.d.1 Air Transportation. To
support air transportation, provide that
land uses surrounding the Santa Maria
Public Airport are compatible with existing
and future airport operations. (See Land
Use Element for related policies and
programs.)

Consistent. The project site is located
approximately 1.8 miles north from the
Santa Maria Public Airport and is located in
the Hazard Zone |, which is the lowest zone
and is outside of the identified airport Safety
Areas. Therefore, the project would be
consistent with Policy C.6.d.1.

Noise Element

GOAL N.1. To protect present and future
Santa Maria residents and workers from the
harmful and annoying effects of exposure to
excessive noise levels.

POLICY N.1.b Location of New Noise
Generators. Regulate the placement and
construction of new noise generators, to
avoid excessive interior and exterior noise
level impacts on adjacent noise sensitive
properties; and of new noise receptors (such
as housing and schools), to minimize the
negative effects of local noise generations.

POLICY N.1.c Noise Control with the
Required Environmental Planning and
Regulatory Process. Control harmful or
undesirable noise through the
environmental planning and regulatory
process with emphasis on noise/land use
compatibility planning.

OBJECTIVE N.1.d New Development
Projects. All new development projects will
meet the acceptable exterior and interior
noise level standards specified in Table N-4:
“Interior and Exterior Noise Standards”.

Consistent. The Blosser-Southeast Area 5B
Specific Plan contains several programs and
design standards to minimize noise/land
use conflicts within the Specific Plan area.
These include the installation of landscaped
buffer edges between conflicting land uses
such as where residential uses are adjacent
to commercial uses, agricultural, or
recreation uses, or to arterial or collector
roadways. In addition, residences that are
located adjacent to arterial or collector
roads shall be designed in compliance with
the recommendations contained in an
acoustical report prepared by an acoustical
expert acceptable to the Community
Development  Department. These
recommendations may include the
installation of solid-core doors and double-
glazed windows on all openings in 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 Community
Development Department. With these
requirements, the project is consistent with
Goal N.1, Objective N.1.d, and Policies
N.1.b, and N.1.c.
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Safety Element

GOAL 1 Geology/Seismicity: Minimize the
community’s risk from potential hazards
associated with geologic or seismic activity.

POLICY 1: Maintain and enforce applicable
building codes and other appropriate
regulations to minimize the loss of life and
damage to structures during an earthquake
or other geologic disaster.

OBIJECTIVE 1.1.a Geologic Hazards: Take
the geologic constraints noted on Figure
SE-2 into account during the development
review process.

Consistent. Geology and soils conditions on
the site do not pose any unique hazards, and
potential constraints will be addressed
through routine compliance with City
grading and building requirements.
Therefore, the project would be consistent
with Goal 1, Policy 1, and Objectives 1.1.a
and 1.1.b.

GOAL 3 Wildland/Urban Fires: Provide the
public with maximum protection from
wildland and urban fire hazards.

POLICY 3: Discourage construction of
habitable structures in areas susceptible to
wildland fires and assure the availability of
adequate fire-fighting capabilities.

OBJECTIVE 3.1.a Fire Suppression:
Achieve a 5-minute response capability to
all areas within the City limits and maintain
adequate water storage standards for fire
flow pressure requirements.

OBJECTIVE 3.1.e Wildland Fires: Ensure
that habitable structures are not
constructed in areas susceptible to wildland
fire hazards.

Consistent. The project area and
surrounding lands are all in an area of low
probability of wildland fire. Fire Department
budgeting, staffing, and 5-minute response
times, which have improved through mid-
cycle budget increases using Measure U
finds. The increased demand for Fire
services will be mitigated through payment
of development impact fees, and the
provision of water service with flow and
pressure specifications as required by the
City. Therefore, the project would be
consistent with Goal 3, Policy 3, and
Objectives 3.1.a., and 3.1.e.

GOAL 5 Oil Wells/Oil Sumps. Minimize the
public’'s exposure to potential hazards
associated with existing and abandoned oil
facilities.

POLICY 5:  Continue to follow the
regulations contained in the City's
Petroleum Ordinance regarding existing oil

Consistent. Accordingto CalGEM (formerly
DOGGR) and the County of Santa Barbara
Petroleum office, there are two known oil
wells located within the southern boundary
of the project site. These wells are not
plugged and abandoned to current CalGEM
standards and will need to be evaluated and
properly decommissioned. A third oil well,
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field operations, and support the
regulations of the California Division of Qil,
Gas, and Geothermal Resources (CDOG)
and the Santa Barbara  County
Environmental Health Division regarding
abandoned oil facilities.

OBIJECTIVE 5.1.a Existing and Proposed
Petroleum Operations. Enforce the City's
Petroleum Ordinance with respect to
existing and  proposed  petroleum
operations within the City Limits.

OBJECTIVE &5.12.b Abandoned Oil
Wells/Residential Areas. Require 10 foot
wide radius “no-build” easements around
abandoned oil wells and the proper
abandonment of the wells in accordance
with the regulations of the CDOG.

OBJECTIVE &5.1.c Abandoned Oil
Wells/Non-Residential Areas. Require 10
foot wide radius “no-build” easements
around abandoned oil wells or the
installation of a CDOG approved venting
system over the well, and the proper
abandonment of the wells in accordance
with the regulations of the CDOG.

OBJECTIVE 5.1.d Abandoned Oil
Sumps/Contaminated Areas. Require the
remediation of all sites that contain oil
sumps and/or contaminated soil in
accordance with Federal, State, and local
regulations.

located approximately 45 feet from the
project site boundary is plugged and
abandoned consistent with current CalGEM
standards. Compliance with mitigation
measures HAZ-1a and HAZ-1b from the EIR
requiring soil sampling and remediation, and
the proper abandonment and
decommissioning of oil wells on the
property will ensure that the project is
consistent with Goal 5, Policy 5, Objectives
5.1.3, 5.1.b, 5.1.c, and 5.1.d.
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GOAL 8 Aircraft Safety: Minimize the risk
of potential hazards associated with
aircraft operations at the Santa Maria
Public Airport.

POLICY 8: Maintain and enforce the Clear
Zone and Airport Approach Overlay zoning
regulations and continue to consult with
the Santa Maria Public Airport District
(SMPAD) and the County of Santa Barbara
Airport Land Use Commission (ALUC) with
regard to land use planning within the
Airport Area of Influence.

OBJECTIVE 8.1.a Land Use: Continue to
enforce the Clear Zone and Airport
Approach Overlay zoning regulations in the
review of development projects.

OBJECTIVE 8.1.b Airport Area of
Influence: Coordinate the review of
development projects located in the
Airport Area of Influence with the Santa
Barbara County Airport Land Use
Commission and the Santa Maria Public
Airport District.

Consistent. The project site is located
approximately 1.8 miles north of the Santa
Maria Public Airport and is in the Hazard
Zone |, outside of the identified airport
Safety Areas. Therefore, the project would
be consistent with Goal 8, Policy 8, and
Objectives 8.1.a and 8.1b.

GOAL 9 Hazardous Materials. Minimize

the community’s risk from potential
hazards associated with hazardous
materials.

POLICY g. Support the efforts of the City
Fire Department, and coordinate efforts
with the County of Santa Barbara
Environmental Health Division and the
California Highway Patrol, to require proper
use, transportation, treatment, and
disposal of hazardous materials.

Consistent. According to CalGEM (formerly
DOGGR) and the County of Santa Barbara
Petroleum office, there are two known oil
wells located within the southern boundary
of the project site. These wells are not
plugged and abandoned to current CalGEM
standards and will need to be evaluated and
properly decommissioned. A third oil well,
located approximately 45 feet from the
project site boundary is plugged and
abandoned consistent with current CalGEM
standards. Compliance with mitigation
measures HAZ-1a and HAZ-1b from the EIR
requiring soil sampling and remediation, and
the proper abandonment and
decommissioning of oil wells on the

Blosser Southeast Area 5B Specific Plan

City of Santa Maria
September 2020




General Plan Policy Consistency Discussion

property will ensure that the project is
consistent with Goal g and Policy 9.

Resources Management Element

GOAL 1 - Water Resources. Provide high
quality water resources to meet existing
and future water demands.

POLICY 1. Conserve and improve water
resources to ensure an adequate supply of
high quality water for all existing and future
inhabitants in the Santa Maria Valley.

OBJECTIVE 1.1.a(a) - Groundwater.
Insure that there are adequate water
resources to supply the present needs of
both agriculture and urban users as well
planned future development as projected in
the General Plan Land Use Element.

OBJECTIVE 1.1.a(2) - Groundwater.
Minimize overdraft of the Orcutt Sub-
Storage Unit of the Santa Maria
Groundwater  Basin  through  water
conservation management practices, and
the importation of State Water.

OBJECTIVE 1.1.b - Surface Water.
Improve long-term recharge of the Santa
Maria Valley Groundwater Basin through
the retention of natural watershed areas,
the development of regional recharge
basins, and by minimizing impervious
surfaces in new development.

OBJECTIVE 1.1.d - Water Quality.
Improve and maintain the quality of water
in the City by reducing the levels of Total
Dissolved Solids (TDS) in the water supply.

OBJECTIVE 1.1.e - Conservation. Reduce
the City of Santa Maria's present per capita
water consumption rate through effective

Consistent. Development within the project
will comply with current building code water
conservation requirements, emphasized
through updated policies in the Specific
Plan. Therefore, the project would be
consistent with Goal 2, Policy 1, and
Objectives 1.1.a(1), 1.1.a(2), 1.1.b, 1.1.d,
1.1.e,and 1.1.f.
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conservation measures and

awareness programs.

OBJECTIVE 1.1.f - Efficient Water Use.
Provide for the efficient use of water
through the use of natural drainage,
drought tolerant landscaping, and
recycling.

public

GOAL 2 - Air Quality. Improve and
maintain healthful air quality in Santa Maria
and Northern Santa Barbara County.

POLICY 2. Improve and maintain the
quality of air to insure the health of all
residents in the Santa Maria Valley by
reducing mobile and stationary source air
pollutant emissions through the use of
efficient land use patterns, the
implementation and  promotion  of
alternative transportation modes and other
transportation  system  management
programs.

OBJECTIVE 2.1.a - Mobile Sources.
Facilitate the development and use of
alternative transportation to the private
automobile by implementing trip reduction
and traffic mitigation measures, when
appropriate.

OBJECTIVE 2.1.g - Land Use. Reduce
mobile air pollutant emissions through the
use of pedestrian and transit oriented
design principles and minimize the impacts
of stationary sources by locating these uses
away from sensitive receptors (e.g. schools
and hospitals).

OBJECTIVE 2.1.h - Community Design.
Design communities/neighborhoods so
that housing, jobs, daily needs and other
activities are within easy walking distance
of each other.

Consistent. As discussed under Goal L.U.7,
the project includes sidewalks to be
constructed on both sides of the roads.
Pedestrian paths will link residential,
commercial, school, and open space uses. A
Multi-Purpose Trail (MPT-Il) is proposed
along Western and La Brea Avenues. A Class
Il bikeway is proposed to connect Battle
Road to Stowell Road. Therefore, the
project would be consistent with Goal 2,
Policy 2, and Objectives 2.1.3, 2.1.g, 2.1.h,
2.1.iand 2.1.].
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OBJECTIVE 2.1.i - Urban Activities. Locate
urban activities within easy walking
distance of existing and planned transit
stops.

OBJECTIVE 2.1.j - Streets, Pedestrian
Paths and Bikeways. Encourage the
design of streets, pedestrian paths, and
bike paths so that they are small and
spatially defined by buildings, trees and
lighting and discourages high speed traffic.

GOAL 3 - Biological Resources. Preserve
natural biological resources and expand the
Santa Maria Urban Forest.

POLICY 3. Protect and preserve biological
resources, and expand the urban forest
within the Planning Area in order to
enhance the quality of life in the Santa
Maria Valley.

OBJECTIVE 3.1.a - Plant and Animal Taxa
and Habitats. Ensure that all development
near sensitive habitats avoids significant
impacts to these areas.

OBJECTIVE 3.1.b - Urban Forest. Expand
the area of the Urban Forest by increasing
the City's tree canopy from eight (8)
percent to fifteen (15) percent by the year
2010.

OBJECTIVE 3.1.c(2) - Landscape
Maintenance. Improve private landscaping
by requiring commercial and industrial
developments to maintain their property in
accordance  with  City Landscaping
Standards.

Consistent. The project would have
potentially significant impacts to sensitive
species including California red-legged frog,
and  nesting birds and  raptors.
Implementation of Mitigation Measures
BlIO-1a through BIO-1c would reduce project
impacts to biological resources to a less than
significant level. Development within the
specific plan area will also include new
landscaping in accordance with City
requirements. Therefore, the project would
be consistent with the policy and objectives
of Goal 3.
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GOAL 4 - Historical. Preserve cultural and
archaeological resources to assure that
future generations maintain a strong sense
of value.

POLICY 4. Preserve and identify cultural
and archaeological resources that define
the historical significance of the City of
Santa Maria and the Santa Maria Valley.

OBIJECTIVE 4.1.a - Archaeological. Ensure
that development does not impact
archaeologically sensitive areas by applying
appropriate  mitigation measures as
required by State Law.

OBJECTIVE 4.1.b — Historical. Maintain
the architectural integrity of historic
structures within the City through the
preservation of sites and structures located
within the "H" overlay zone and other sites
designated as local and State landmarks.

OBJECTIVE 4.1.f- Improved Community
Identity. Encourage builders to use
materials and methods of construction
specific to the region, exhibiting continuity
of history, and culture and compatibility
with, to foster the development of local
character and community identity.

Consistent. The identified cultural
resources on the property structures that
were evaluated and determined not to be
eligible for listing in federal or state registers
or eligible for designation as a City of Santa
Maria Place of Historic Merit. Performance
of an extended Phase 1 cultural resource
survey, with limited subsurface testing, and
compliance with the State of California
Health and Safety Code Section 7050.5 and
the historical resources implementation
programs of the City’s General Plan would
ensure that the project does not adversely
impact undiscovered archaeological
resources or human remains. Therefore, the
project would be consistent with Goal 4,
Policy 4, and Objectives 4.1.a and 4.1.b with
mitigation incorporated.

The anticipated commercial development
would be subject to review by City staff to
ensure compliance with the Specific Plan’s
applicable design guidelines, which would
ensure that construction materials and
building design would be consistent with the
local character and community identity.
Therefore, the project would be consistent
with Objective 4.1.f.

GOAL 6 - Minerals and Energy: Conserve
non-renewable resources and wisely use
renewable sources of energy.

POLICY 6.2 - Energy Resources. Promote
the reduction of overall consumption of
limited, non-renewable energy sources, the
increase in the efficient use of energy, and
the utilization of cost-effective, renewable
sources of energy.

OBJECTIVE 6.1.b(2) - Energy Resources.
Encourage innovative building and site

Consistent. The project would be required
to implement Mitigation Measure AQ-2b,
which would offset the project’'s energy
demand by requiring that energy
conservation measures be included in the
anticipated commercial development. The
anticipated commercial development would
also be required to comply with the
California Energy Code and CALGreen and
adhere to the design standards contained in
this Specific Plan, which include the use of
timers on outdoor lighting. Therefore, the
project would be consistent with Goal 6,
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design which maximizes energy efficiency
in private and public facilities.

OBJECTIVE 6.1.b(4) - Energy Efficiency
Through Street and Building Orientation.
Contribute to the energy efficiency of the
community through street orientation, the
placement of buildings and the use of
shading.

OBJECTIVE 6.1.b(6) - Preservation of
Scarce Resources. Preserve scarce
resources through energy conservation,
and the development and use of alternative
energy sources.

Policy 6.2, and Objectives 6.1.b(2), 6.1.b(4),
and 6.1.b(6).

GOAL 7 - Open Space. Provide and
preserve  open space areas for
conservation, recreation and agriculture.

POLICY 7. Maintain areas designated for
open space purposes, and provide new
open space areas to preserve and protect
scarce resources, wildlife habitats, and
primary agricultural lands.

OBJECTIVE 7.1.b - Recreation Open
Space. Maintain existing recreational open
space designations and provide new
recreational open space areas as the
demand increases.

OBJECTIVE 7.1.c - Conservation Open
Space. Provide adequate conservation
open space areas for natural resource
protection, wildlife habitat, water resource
areas, urban forest, and mineral resources.

GOAL 8 Recreation. Maintain a high
quality and comprehensive recreational
system for the residents of Santa Maria.

POLICY 8.1. Provide a comprehensive
public and private recreation system with
diverse recreational opportunities for all
residents.

Consistent. The project would increase the
amount of land designated for open space
from 14 acres to 19 acres. Therefore, the
project would be consistent with Goal 7,
Policy 7, and Objectives 7.1.b and 7.1.c.
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OBJECTIVE 8.1.a Diverse Recreational
Activities.  Provide and maintain, in
conjunction with school districts, civic
organizations and other private entities,
diverse and organized recreational
activities that benefit all residents in the
community.

GOAL g Parks and Facilities. Provide and
maintain a balanced system of parks and
recreation facilities that are distributed
throughout the City which are accessible to
all residents.

OBJECTIVE g.1.a(1) Adequate Park
Facilities. Maintain a high quality, diverse
park system which enhances and builds on
the variety of community values and
provide adequate park acreage and
recreation facilities to serve the needs of
present and future residents.

OBJECTIVE 9.1.a(2) Joint Use
Agreements. Increase  recreational
resources through continued coordination
with the Santa Maria Area’s school districts,
Allan Hancock Community College, and
Santa Barbara County.

Consistent. The Specific Plan area will
include 19.7 acres for the development of a
new public park. The park willinclude soccer
fields, playgrounds, walking paths, and
basketball courts. The new park will be
accessible to all residents and will be
designed with recreation facilities that serve
the needs of present and future residents.

GOAL 10 - Public Safety Facilities and
Services. Provide comprehensive public
safety and public services.

POLICY 10.1.a(2). Provide police and fire
protection, library resources, solid waste
disposal, and other municipal services
which meet or exceed the existing and
future needs of the residents in the service
area.

OBJECTIVE 10.1.a(1) - Police. Provide
sufficient law enforcement facilities and
services to maintain a high level of service
to keep pace with the needs of the City's

Consistent. The project would not have an
adverse effect on population growth in the
City and all of the project effects in this
regard are either less than significant or that
mitigation measures described will reduce
effects to less than significant. Therefore,
the project would be consistent with Goal
10, Policy 10.1.a(1), and Objectives 10.1.a(1),
10.1.b, and 10.1.c.

The project includes policies within the
Specific Plan to ensure compliance with the
City requirements relative to the provision of
water and wastewater services. The project
would also have less than significant project-
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growing population. Maintain a city police
force with a ratio of 1.3 sworn officers for
each 1,000 residents.

OBJECTIVE 10.12.b - Fire. Provide
sufficient fire protection services to
maintain a high level of service, and to keep
pace with the needs of the City. Achieve
and maintain a five minute response
capability to all areas within the City Limits.

OBJECTIVE 10.1.c - Library Services.
Maintain centralized library facilities and
ensure expansion of library facilities to keep
pace with the growing population at a ratio
of 0.5 square feet of library space per capita
and 1.5 to 2 books per capita.

OBJECTIVE 10.1.d(12) - Comprehensive
Solid Waste System. Provide a
comprehensive solid waste
collection/disposal system to meet the
existing and future solid waste demands in
the service area.

OBJECTIVE 10.1.d(3) - Reduction of
Waste through Community Design.
Improve resources and minimize waste
through community design.

level and cumulative impacts to the Santa
Maria Regional Landfill, the Santa Maria
Integrated Waste Management Facility, and
the City’s solid waste collection disposal
services. Therefore, the project would be
consistent with Goal 10 and Objectives
10.1.d(2) and 10.1.d(3).

GOAL 11 - Public Infrastructure. Develop a
comprehensive  system  of  public
infrastructure that maintains a high level of
service.

POLICY 11. Provide necessary public
infrastructure to ensure reliable delivery of
water, the collection, treatment and
disposal of wastewater, and the
conveyance, retardation, and recharge of
surface drainage.

OBJECTIVE 11.1.a(1) - Water System.
Maintain and improve the existing water
system so that it is capable of meeting the

Consistent. The project will comply with
City water conservation measures and other
requirements related to the provision of
water and wastewater services. Therefore,
the project would be consistent with Goal 11,
Policy 11, and Objectives 11.1.a(1) and
11.1(b).
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daily and peak demands of existing and
future City residents and businesses.

OBJECTIVE 11.1.b -
Collection, Treatment, and Disposal.
Maintain a  wastewater  collection,
treatment and disposal system which is
capable of meeting the daily and peak
demand of existing and future City
residents and businesses.

OBJECTIVE 11.1.c(2) - Conveyance of
Surface Drainage. Ensure that all surface
drainage is safely conveyed through the use
of retardation basins, storm drains,
recharge basins, and other infrastructure.

OBJECTIVE 11.1.c(2) - Retardation
Basins. Require all new development
projects which modify or increase the
surface water flow off the site to construct
retardation basins designed to
accommodate a 25 year storm event or to
develop and pay into a regional system.

OBJECTIVE 11.1.c(4) — Flooding. Require
all new structures located within the 100
year flood plain to comply with flooding
standards which require the finish floor
levels to be constructed a minimum of 2
feet above the 100 vyear floodplain
elevation.

Wastewater

Housing Element

GOAL 1 New Housing Construction:
Assure sufficient development potential to
accommodate future residential growth
and construction.

Consistent. Consistent with Goal 1, the
project will allow for the construction of
approximately 1,100 new residential units.
The proposed residential density s
consistent with the General Plan density
requirements for the R-1 and R-3 zones.
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