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1.0 – GENERAL CONCEPTS 
 
 
1.1 INTRODUCTION 
 

The original Mahoney Ranch Specific Plan (Mahoney Ranch) was written for the 460-acre 
territory located southeast of Mahoney Road and adjacent to the Santa Maria Airport 
property and the unincorporated Tanglewood development. Mahoney Ranch included the 
territories for the 141-acre Mahoney Ranch North Specific Plan and 319-acre Mahoney 
Ranch South Specific Plan that were written in 2008, and adopted following the repeal of 
the Mahoney Ranch Specific Plan.  
 
While the Mahoney Ranch South Specific Plan was written as a completely new specific 
plan, the Mahoney Ranch North Specific Plan covers the remaining territory of the former 
Mahoney Ranch Specific Plan.      
  
  
1.1.1 Purpose of the Specific Plan 
 

The Mahoney Ranch North Specific Plan directs all facets of future development, 
including:  distribution of land uses, location and sizing of supporting infrastructure, site 
planning, architectural guidelines, and methods of financing public improvements.   
 
 

1.1.2 Organization of the Document 
 

This document contains four components that guide planned policies and programs and 
establish development standards as a means of ensuring their implementation.  The 
components include: 
 

 1.0–General Concepts–Reviews the planning area's environmental opportunities 
and constraints, and includes overall goals and objectives for the plan. 

 
 2.0–Land Development Pattern–The heart of the Specific Plan, this section 

contains the recommendations for the planning area's land use, circulation, 
community design, and infrastructure systems. 

 
 3.0–Land Development Regulations–This section details the regulatory framework 

and development standards which drive the plan and contains architectural, 
landscaping and site design standards for projects within the planning area. 

 
 4.0–Implementation and Administration–Includes the development phasing and 

maintenance programs and the financing mechanisms needed to implement 
the plan. 
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1.1.3 Project Location 
 

Mahoney Ranch North is located on the south side of Betteravia Road and Mahoney 
Road. The planning area includes Rayville Lane and the various parcels fronting Mahoney 
Road and Rayville Lane.  The planning area extends southwest to include the northerly 
drainage ravine and then follows the top of the ravine westerly to the Santa Maria Airport 
boundary. Figure 1-4 shows the planning area's topography. 
 
The 141-acre planning area primarily supports row crop cultivation.  With the exception of 
a small amount of existing agriculturally related industrial uses and single-family 
residential land in the far north, the area is largely undeveloped.   
 
1.1.4 Relationship to the City of Santa Maria General Plan 
 

In accordance with state law, the Mahoney Ranch North Specific Plan has been prepared 
to be completely consistent with the City's General Plan and can be seen as a bridge 
between the General Plan and the Zoning Ordinance. 
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Figure 1-1 
Planning Area Location 

 3 Figure 1-1 



 

Figure 1-2 
Planning Area Boundaries 

(Figure 1-2 from the former Mahoney Ranch Specific Plan) 
 

 

 
 

 

Figure 1– 2 
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Figure 1-3 
Airport Safety Zones 

(Figure 1-3 from the former Mahoney Ranch Specific Plan) 
 
 
 

(1994) 

  

Figure 1– 3 
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Figure 1-4 
Planning Area Topography 

(Figure 1-4 from the former Mahoney Ranch Specific Plan) 
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Figure 1– 4 



 

2.0 – LAND DEVELOPMENT PATTERN 
 
 
Successful planning depends on the close coordination of land use, circulation, 
infrastructure and community design.  Consequently, this section presents separate plans 
covering each of those elements, with accompanying policies and programs guiding their 
implementation.  Although written as individual plans, they are actually four components of 
a single planning framework which implements the goals established in the City’s General 
Plan.  
 
2.1 LAND USE PLAN 
 

The Land Use component of the Mahoney Ranch North Specific Plan defines the 
objectives, policies and standards for development of new uses, which achieve the goals 
of the Specific Plan.  The City of Santa Maria's General Plan Land Use Element (1991) 
provides the point of departure from which the land use designations and development 
standards of this Specific Plan are made.  The Land Use component establishes: 
 
Pattern.  The categories and mix of land uses permitted within the Mahoney Ranch North 

planning area, and their distribution, and 
 
Parcelization.  Policies regarding lot size to ensure a mixture of sizes is available which 

can accommodate a variety of uses. 
 
 
2.1.1 Overall Development Pattern 
 

Mahoney Ranch's open space system takes full advantage of natural drainage patterns 
and simultaneously provides a unifying centerpiece to the community.  The northern half 
of the planning area will remain much as it does today; rangeland and agriculture will 
dominate an area that lies in the approach zone of the Santa Maria Airport. 
 
Table 2-1 summarizes proposed land uses and zoning under the Mahoney Ranch North 
Specific Plan; Figure 2-1 shows the location of such land uses while Figure 2-2 indicates 
the location of corresponding zoning. 
 
The City's General Plan provides the basis of the Specific Plan Designations outlined 
in Table 2-1.  However, in some cases new designations are developed specifically for 
this plan.  All designations are fully consistent with the General Plan, and are defined as 
follows: 
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Agriculture Open Space (AOS-II).  This designation allows for crop cultivation and 
rangeland, and is generally used for areas classified as having non-prime agricultural 
soils.  The AOS-II designation encompasses 119 acres of the planning area.  Permitted 
uses in this area must be in conformance with the provisions of the PD/AG (Planned 
Development/Agriculture) zone as established in Section 3 of this Specific Plan, which is 
patterned after the AG-I zone used by Santa Barbara County. 
 
Open Space (OS).  This designation includes areas subject to flood hazard as well as 
those slated for publicly owned parks. Permitted uses in this area must be in conformance 
with the provisions of the PD/OS zone as established in Section 3 of this Specific Plan, 
although certain areas designated as "Special Planning Areas" (Section 2) are further 
restricted in their development.  
  
Low-Density Residential (LDR).  Five (5) acres of the Rayville Lane area is slated for Low-
Density residential development–potentially with development of up to 25 single-family 
detached homes.  However, lot sizes under this designation are somewhat smaller to 
encourage housing that is more affordable while still providing the amenities and open 
space associated with single-family uses.  Under the Mahoney Ranch North Specific Plan, 
development here must be in conformance with the provisions of the PD/R-1-6000 zone 
as established in Section 3 of this Specific Plan. 
 
Heavy Commercial/Manufacturing (HCM).  Approximately 16 acres will be designated for 
Heavy Commercial Manufacturing uses.  The Heavy Commercial/Manufacturing 
designation permits manufacturing and retailing on the same site, as well as other heavy 
commercial uses, which may be land extensive, or require transport of materials by heavy 
truck.  It is the intent of the Mahoney Ranch North Specific Plan to use this designation as 
a means of safeguarding and encouraging agriculturally-related industrial activity adjacent 
to existing agricultural uses.  Approximately 16 acres have this land use designation, as 
shown on Figure 2-1.  Future development under this land use designation must be in 
conformance with the provisions of the PD/CM (Planned 
Development/Commercial/Manufacturing) zone as established in Section 3 of this Specific 
Plan.   
 

 Table 2-1.  Mahoney Ranch North Land Use and Zoning 
 

Specific Plan Designation Zoning Gross Acreage1 

Low Density Residential (LDR) PD/R-1-6000  5 

Heavy Commercial/Manufacturing (HCM) PD/CM  16 

Agriculture Open Space (AOS-II) PD/AG  119 

Open Space (OS) PD/OS  1 

 
 1 Includes Right-of-Ways shown on Figure 2-1. 
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2.1.2 Special Planning Areas 
 

Although the land use and zoning designations (Figures 2-1 and 2-2) provide the basis of 
development in the planning area, certain sites within the planning area are slated to 
contain special conditions not accounted for within the land use and zoning designations. 
In the Mahoney Ranch North Specific Plan, Area C is to be left partially in its natural state, 
and provide for landscaping and recreational facilities that can withstand periodic flooding. 
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Figure 2-1 
Land Use Plan 

(Figure 2-1 from the former Mahoney Ranch Specific Plan) 
 

 

(1994) 

 

 
Figure 2-1 
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Figure 2-2  
Zoning Map 

(Figure 2-2 from the former Mahoney Ranch Specific Plan) 
 

 
 

(1994) 

 

 
Figure 2-2 
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2.2 CIRCULATION PLAN 
 

The circulation system proposed under the Mahoney Ranch North Specific Plan is 
intended to continue to provide safe and convenient access to the existing land uses 
located within the planning area. Figure 2-3 shows how the proposed system relates to 
the roads and bikeways planned for the areas immediately surrounding the planning area. 
 (Note that implementation of the planning area's circulation system assumes that the 
necessary linkages outside the area are made.)   
 
The following sections describe in detail the components of the area's circulation system.   
The identification of the location and type of traffic control devices (stop signs, signals, 
etc.) within this document is illustrative and for the purposes of setting out the major 
elements of a conceptual traffic control system within the regional context, and is not 
intended to be inviolate. 
 
It is intended that traffic control on public streets will be funded and installed by individual 
developments as development occurs.  As a rule, traffic controls will be designed to meet 
the parameters and constraints of the City of Santa Maria Standard Specifications and 
Design Standards, as promulgated by the City's Department of Public Works.  The design 
and timing of traffic control installation will undergo review and approval by the City 
Engineer in a manner consistent with long established practice, and accepted Caltrans 
warrant criteria. 
 
In addition to financing the construction of circulation infrastructure within and adjacent to 
the Specific Plan area, project applicants may be required to pay the AB1600 Traffic 
Mitigation Fee in accordance with the adopted fee schedule approved by the Santa Maria 
City Council.  Credits may be given for regional improvements as determined by the City 
Engineer. 
 
 
2.2.1 Proposed Circulation Improvements 
 

Street Alignments.  The Mahoney Ranch North planning area is located in the 
southwestern portion of the City of Santa Maria between Betteravia Road on the north, 
the Santa Maria Public Airport on the south, the “E” Street alignment on the east, and 
Black Road on the west.  The planning area would be served by the extensions of E 
Street.  East-west access would be provided via the extension of McCoy Lane. Figure 2-3 
shows the Circulation System in Local Context.  It is anticipated that development under 
the Mahoney Ranch North Specific Plan would not facilitate needs for new road 
construction, but would result in public right-of-way acquisition to construct existing arterial 
roads to full-buildout right of way sections. 
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Figure 2-3 
Circulation System in Local Context  

(SHOWING COLLECTOR ROADS AND LARGER ARTERIAL ROADS) 
 

 

Figure 2–3  
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2.2.2 Circulation Objectives, Policies and Programs 
 

Objective:  The Mahoney Ranch North circulation system is to provide safe and 
convenient access to the developments located within the area and to encourage 
the use of alternative transportation modes by residents of the area.   

 
Policy CIRC 1 ─ Designate and align roadways such that an orderly flow of 
motor vehicle traffic is achieved with the planning area. 

 Programs: 

CIRC 1.1 ─ Construct the roadways within the area as shown in Figure 2-3, 
and designated those roadways as follows: 

Principal Arterial: Black Road (portion), Betteravia Road, E Street 

Secondary Arterial: McCoy Lane, Mahoney Road, Black Road (portion) 

CIRC 1.2 ─  Design these arterial roadways in accordance with the typical 
plans and sections as shown in Section 3. 

 
Policy CIRC 2 ─ Provide pedestrian sidewalks or multi-purpose trails on both 
sides of all Secondary Arterial, Residential Collector and Residential Local 
roadways. 

 Program: 

CIRC 2.1 ─ Allocate adequate right-of-way as illustrated in Figures 3-3 
through 3-5 for pedestrian sidewalks and multi-purpose trails along all 
proposed Specific Plan roadways. 

 
Policy CIRC 3 ─ Provide a safe and efficient bikeway system to serve the 
transportation and recreational needs of the residents of the planning area that 
links the area to the existing citywide network of multi-purpose trails. 

 Program: 

CIRC 3.1 ─ Construct multi-purpose trails within and adjacent to the area 
along the alignments depicted in Figure 2-4.  These trails would be 
constructed, striped, and signed according to existing City standards. 

 
Policy CIRC 4 ─ Provide facilities for and encourage the use of public transit as 
an alternative commute choice for planning area residents. 

 Programs: 

CIRC 4.1 ─ Expand SMAT service into the planning area via McCoy Lane if 
estimated demand for such service is sufficient. 

CIRC 4.2 ─ Construct transit-related improvements such as bus turn-outs as 
deemed necessary by SMAT and the City of Santa Maria Public Works 
Department. 
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Figure 2-4 
Circulation System 

(Figure 2-4 from the former Mahoney Ranch Specific Plan) 

Figure 2-4 
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2.3 COMMUNITY DESIGN PLAN 
 

Landscape and streetscape elements provide the visual and functional cohesiveness 
necessary to enhance a community's built environment and quality of life.  Indeed, without 
attention to community design, an otherwise good plan may languish simply because 
people do not find the planning area to be attractive.  Consequently, the following section 
establishes policies and programs that ensure a desirable setting for future development 
in the Mahoney Ranch North planning area. 
 
 
2.3.1 Proposed Community Design Components 

 
Although the 1994 Mahoney Ranch planning area covered over 460 acres, it concentrated 
most community design features development in the southern planning area.  In contrast 
to the Mahoney Ranch South Specific Plan, the Mahoney Ranch North Specific Plan 
includes only 21 acres that are not designated for open space land uses. Because of this 
contrast in potential development, the Rayville Lane Residential and Heavy Commercial 
Manufacturing Uses would follow community design programs modified from the former 
Mahoney Ranch Specific Plan and seeking design continuity and connectivity with the 
Mahoney Ranch South Specific Plan designs.  
 
Open Space Areas.  The natural open space areas will be left unimproved.  Agricultural 
open space would be used for agricultural production uses, much as it has done in the 
past.  
 
Major Intersections.  The Mahoney Ranch North Specific Plan proposes no new streets. 
The intersection of Betteravia Road and Mahoney Road would be reconfigured with the 
development of the Mahoney Ranch South Specific Plan. 
 
Street Landscaping.  The streetscape concept for the roads shown in Mahoney Ranch 
South Specific Plan, establish the overall landscape theme of the planning area.  To the 
degree that the implementation of the Mahoney Ranch South Specific Plan constructs the 
arterial streets along the Mahoney Ranch North planning area, this plan requires similar 
frontage landscaping with newly permitted development. 
 
2.3.2 Community Design Objectives, Policies, and Programs 

 
Objective:  Establish a community character with visually unifying and water conserving 

landscaping and through the establishment of a continuous open space system that 
reaffirms Mahoney Ranch's rural history. 
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Figure 2-5
Community Design of the Circulation System 

(Figure 2-6 from the former Mahoney Ranch Specific Plan) 

Figure 2-5 

(1994) 



 

Policy CD1 ─ Designate landscaped areas that establish an aesthetically pleasing 
continuous open space system that facilitates a bicycle/pedestrian circulation system. 

 
 Program: 

 
─CD 1.1 ─ Designate the following as landscaped areas within the Mahoney Ranch 
planning area:  

 Community Green 
 Mahoney Ranch Bikeway System 

 
Policy CD2 ─ Coordinate landscaping efforts site planning, buildings, and adjacent land 

uses. 
 

 Programs: 
 

─CD 2.1 ─ Except as otherwise permitted, landscape all setback, parkway, and 
non-work areas.  Landscaping shall be in accordance with Section 3. 

 
─CD 2.2 ─ Landscape all unpaved areas with trees, shrubs, and ground cover.  
The use of drought-tolerant shrubs and trees is required.  

 
 
Policy CD3 ─ Reduce potential noise levels generated from adjacent land uses with 

buffer edges. 
 

 Programs: 
 

─CD 3.1 ─ Install landscaped buffer edges to major circulation patterns. 
 

─CD 3.2 ─ Use buffer edges at the interface of bike paths. 
 
 
 
2.4 INFRASTRUCTURE PLAN 
 

To the degree that the implementation of the Mahoney Ranch South Specific Plan 
constructs infrastructure that is available for use within the Mahoney Ranch North 
planning area, those water, sewer, and drainage improvements would be available to the 
Rayville Lane Residential and Heavy Commercial Manufacturing uses. 
 
The identification of the location and size of public infrastructure elements within this 
document is for illustrative purposes and, while intended to aid the reader in assessing the 
nature and scope of such elements, is not intended to be inviolate. 
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It is intended that public infrastructure elements to serve localized needs and address 
localized impacts will be funded and constructed by individual developments as the local 
areas develop.  Although the specifics of these elements will vary in relation to the needs 
and impacts associated with each individual development, the elements will, as a general 
rule (under "standard" circumstances), be designed to meet the parameters and 
constraints of City of Santa Maria Standard Specifications and Drawings and Design 
Standards, as promulgated by the City's Department of Public Works.  The design of 
these elements will undergo review and approval by the City Engineer in a manner 
consistent with long established practice.  Examples of such elements are sewer mains 
and water mains. 
 

2.4.1 Proposed Infrastructure Improvements 

Water System.  No new water sources are required for the agricultural and open space 
uses as long as they continue to use existing private water wells. Development within the 
specific plan area shall pay its proportionate share of the water facility improvements 
required to serve the annexation areas identified in the John Carollo Engineers study for 
the Sphere Boundary Adjustment and Annexation. 
 

Sewer System.  All but the agricultural and open space areas are to be serviced by the 
City sewer system. Development within the area shall pay its proportionate share of the 
wastewater facility improvements necessary to accommodate the specific plan area and 
annexation areas identified in the John Carollo Engineers study for the Sphere Boundary 
Adjustment and Annexation. 
 
Storm Drain System.  The parcels generally drain in a westerly direction being influenced 
by three major unnamed drainage courses that receive runoff from the Santa Maria 
Airport.  The drainage courses are cut off by Mahoney and Black Roads, forming large 
ponding areas during major stormwater runoff events, which are then drained by existing 
culverts. The culverts are sufficiently small and the ponding area is sufficiently large to 
significantly retard downstream peak storm flows during larger runoff events. While 
retardation for most of the former Mahoney Ranch planning area development can 
probably be provided using the existing available ponding capacity upstream of Mahoney 
Road, industrial development will likely be required to provide stormwater retention 
facilities in accordance with current stormwater quality regulations. 
 

Design of proposed drainage improvements are based on Santa Barbara County Flood 
Control and Water Conservation District standard design procedures.  A 25-year storm 
frequency was used to size the storm drains and retardation basins should be sized 
according to City and County standards.  It is the intent of the Santa Barbara County 
Flood Control District and the City of Santa Maria to make use of regional retardation 
facilities wherever possible. 
 

The use of existing ponding capacity as regional retardation basins may be considered 
viable by the Santa Barbara County Flood Control District.  The estimation of costs 
involved in the improvements that would be required for such a facility is beyond the 
scope of information generated in this plan. 
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Figure 2-6 
Conceptual Water System Plan 

(Figure 2-12 from the former Mahoney Ranch Specific Plan) 
 

 

(1994) 

Figure 2-6 
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2.4.2 Infrastructural Objectives, Policies, and Programs 

 
Objective:  To achieve a framework for the development of appropriate 
infrastructure to accommodate the land uses proposed in the Mahoney Ranch 
North planning area. 

 
Policy INF 1 ─ Achieve a framework for development of water services for both 
domestic and fire protection uses. 

 Programs: 

INF 1.1 ─ Construct all water facilities in accordance with the engineering 
design standards of the City of Santa Maria. 

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

INF 1.3 ─ Implement water-conserving landscape design standards 
established in Section 3 of this Specific Plan. 

 
Policy INF 2 ─ Achieve a framework for development of an efficient and 
sanitary sewer system. 

 Program: 

INF 2.1 ─ Construct all sewer service facilities in accordance with the 
engineering design standards of the City of Santa Maria. 

 
Policy INF 3 ─ Achieve the development of an efficient storm drainage system 
sensitive to the needs of both the Mahoney Ranch North planning area and 
adjacent portions of the City that rely on this drainage system. 

 Programs: 

INF 3.1 ─ Provide storm drainage services in accordance with detailed 
engineering studies at the time of development.  Final improvements to be 
approved by the City Engineer. 

INF 3.2 ─ Implement drainage improvements in accordance with financing 
and maintenance mechanisms described in Section 4 of this Specific Plan. 
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