1.0 GENERAL CONCEPTS

11 INTRODUCTION

The West Stowell Road Specific Plan is one of seven specific plans prepared as the
culmination to the Santa Maria Sphere of Influence and Concurrent Annexation Study.
The specific plans are prepared for the six primary "Target Areas" and one "Alternative
Area," which are the subject of studies documented in the Phase | Reports (June 1990),
and the Final Environmental Impact Report (EIR) certified September 15, 1992.

1.1.1 Purpose of the Specific Plan

Ideally, the specific plan directs all facets of future development, including the distribution
of land uses, the location and sizing of supporting infrastructure, site planning and
architectural guidelines and methods of financing public improvements.

1.1.2 Summary of Specific Plan Recommendations

Land Use. The 165-acre West Stowell planning area borders Stowell Road and
the Santa Maria Valley Railroad (SMVRR) along the western boundary of Santa
Maria. The area currently supports agriculture and related industrial uses.
Development under the plan would preserve the area's existing agriculture-
industrial character. To this end, the site has been designated for agriculturally-
related industrial uses.

Circulation. The planning area is presently served by an existing roadway and
freight rail line. West Stowell Road provides primary access to the area; the
SMVRR creates the southern boundary of the planning area and can serve as a
carrier for the industrial and agricultural uses proposed for the area. Because
proposed land uses are not expected to cause traffic impacts on the existing road
network, few additions are proposed by this plan. Circulation improvements that
are proposed include the widening of Stowell Road (Secondary Arterial), the future
extension of "E" Street from Stowell Road to Betteravia Road (Primary Arterial),
the extension of "A" Street from Stowell Road to Betteravia Road, and the future
extension of a Secondary Arterial at the west end of the Specific Plan area from
Stowell Road to Betteravia Road.

Community Design. Because the nature of the area is agricultural and ag-
industrial, no public parks or landscaped corridors are proposed.

Infrastructure. The proposed industrial land uses will require new water, sewer,
and drainage infrastructure. New sewer lines will be connected to the existing
Southwest Trunk Sewer located at the east end of the Specific Plan area. New
water lines will be extended from an existing 10-inch water line in Stowell Road at
Hanson Way. Onsite retardation basins along with facilities to convey offsite flows
will mitigate drainage impacts associated with development. However, if a regional
retardation/recharge basin is needed based on a future study, the
recommendations of that study shall be incorporated into this specific plan.
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1.1.3 Organization of the Document

This document contains four components which 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:

This section includes the development phasing, maintenance programs,
and the financing mechanisms needed to implement the plan.

1.1.4 Project Location

The West Stowell planning area, at the western edge of the City of Santa Maria, sits south
of Stowell Road, one-half mile east of Black Road, and adjacent to the Betteravia spur of
the SMVRR. With annexation, the area forms a westerly pointing "finger" of the City.
Figure 1-1 shows the planning area's location in relation to the City and its Sphere of
Influence. Figure 1-2 shows the boundaries of the planning area in relation to existing
roadways and property lines.

1.1.5 Relationship to the City of Santa Maria General Plan

The West Stowell Road Specific Plan guides development in an area that is within the
City's corporate boundary. The West Stowell planning area is under the jurisdiction of the
City of Santa Maria, and all relevant citywide goals, policies, and programs of the City's
General Plan apply.

In accordance with state law, the West Stowell 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, especially 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 can be seen as a bridge between the General Plan and the Zoning
Ordinance.
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1.1.6

1.1.7

Relationship to Other Specific Plans

Sphere Study Specific Plans. The West Stowell Specific Plan is one of seven
specific plans being prepared pursuant to the City's Sphere of Influence Boundary
and Concurrent Annexation Study (1989 through 1992). Like the West Stowell
plan, the other six plans (known as the Hidden Pines, West Main, Blosser-
Southeast, Blosser-Southwest, Mahoney Ranch, and Entrada Este Specific Plans)
establish development standards for various areas joining the City. Consequently,
the West Stowell Specific Plan bears a close relationship to its sister plans; indeed,
each plan will purposely share a number of common development standards and
guidelines.

Entrada Specific Plan. The Entrada Specific Plan (1976) is one of two specific
plans presently adopted by the City. The objectives of the Entrada Plan are to
"protect and enhance the quality of the environment and future development found
along the major entrance-ways to the City of Santa Maria." As such, the
boundaries of this plan can be expanded as the City expands, especially along the
major corridors serving as gateways to the City. This corridor expansion, however,
will not apply to the West Stowell Specific Plan.

Rivergate-Roemer Specific Plan. The Rivergate-Roemer Specific Plan adopted
January 1994) envisions a mix of commercial and residential uses on 194 acres in
the northeastern corner of the City, east of the Broadway/U.S.Highway 101
interchange. Development under this plan will not directly affect development
under the West Stowell Specific Plan.

Relationship to County Plans and Policies

Santa Barbara County Comprehensive Plan. The City of Santa Maria must
coordinate closely with the County of Santa Barbara as well as the Santa Barbara
County Local Agency Formation Commission (LAFCO) in the annexation of the
West Stowell planning area.

For a detailed discussion of this subject, refer to Section 5.0 (Land Use/Policy
Analysis) of the City of Santa Maria Sphere of Influence and Concurrent
Annexation Study EIR.

Local Agency Formation Commission Policies. The Santa Barbara County
Local Agency Formation, or LAFCO, establishes standards designed to promote
efficient and orderly development within urban areas. Since LAFCO has the power
to approve or deny land annexation requests, it is critical that cities incorporate
LAFCO policies into specific plans for areas under consideration for annexation. A
summary of these policies follows. For a more complete discussion, refer to
Section 5.0 (Land Use/Policy Analysis) of the City of Santa Maria Sphere Study
EIR.

- Discourage Urban Sprawl. LAFCO policies are geared toward orderly
and logical development. To this end, land annexations must be
physically contiguous to existing city limits. In addition, annexations
must be within a city's sphere of influence. Since the West Stowell
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planning area is within the City of Santa Maria's Sphere of Influence, the
annexation may be considered by LAFCO.

- Protection of Agricultural Lands. LAFCO Policy IV states that:

"...agricultural resources and support facilities should be given special
consideration in sphere of influence designation. High value agriculture
areas...should not be included in an urban service sphere of influence."
Because all of the planning area will be set aside for existing agriculture
and agriculturally-related industrial uses, the plan is in substantial
conformance with this LAFCO policy.

1.1.8 Relationship to EIR/Mitigation Measures

The West Stowell Specific Plan is prepared pursuant to the City of Santa Maria Sphere of
Influence Boundary Study and Concurrent Annexation EIR. The policies and standards
contained in this specific plan incorporate those mitigation measures necessary to reduce
environmental impacts resulting from this project to a less than significant level.

1.2  GOALS OF THE SPECIFIC PLAN

The preparation of the West Stowell Specific Plan fulfills the intent of General Plan Land
Use Objective 4h, which calls for specific development studies for areas having unusual
development constraints or opportunities not easily accommodated by the provisions of
the General Plan.

"Certain portions of the planning area...should be designated as
special study areas [because]...they offer the possibility of
particularly beneficial land use patterns which may enhance
community objectives."

Further, the General Plan seeks to implement this objective through the preparation of

"...specific development studies [which outline] detailed
commitments to capital improvements, and [recommend] special
development standards for the area."

West Stowell, an area not yet fully integrated into the City's infrastructural fabric, qualifies
in this regard. Because of this, future development here requires special attention in order
to properly address the unique location and land use concerns of the 165-acre planning
area. The goals of the West Stowell Specific Plan, while designed to address local
environmental opportunities and constraints, must also be consistent with the established
goals of the Santa Maria General Plan. These goals are listed here:

1. It shall be the goal of the West Stowell Specific Plan to achieve a unique,
identifiable agricultural and industrial area that provides functional unity
with the area's agricultural character.



2. It shall be the goal of the West Stowell Specific Plan to preserve as much
agricultural acreage as possible through the implementation of an
Agricultural-Industrial Overlay Zone.

3. It shall be the goal of the West Stowell Specific Plan to determine the area's
infrastructural demands and propose cost-effective methods of providing
adequate sewer, water, and drainage facilities.

Specific objectives, policies and programs relating to each issue area (e.g., circulation,
land use) will be addressed in those sections.



