ENOS
RANCHOS

SPECIFIC
PLAN




ACKNOWLEDGMENTS

CITY COUNCIL

Alice Patino, Mayor

Etta Waterfield, Mayor Pro Tem
Jack Boysen, Council Member
Bob Orach, Council Member

Terri Zuniga, Council Member

PLANNING COMMISSION

Maribel Hernandez, Chair
Robert Dickerson, Vice Chair
Adrian Andrade

Gayle Pratt

Tim Seifert

CITY STAFF

Rick Haydon, City Manager

Larry Appel, Community Development Director
Peter Gilli, Planning Division Manager

Neda Zayer, Planner llI

Bill Shipsey, Planner llI

Ruemel Panglao, Planner |

Steve Kahn, Public Works Director

Hallie Holden, Senior Civil Engineer

Alex Posada, Recreation and Parks Director
Scott Christian, Special Districts Supervisor

Rick Sweet, Consultant

Enos Ranchos Specific Plan

March 2016



TABLE OF CONTENTS

L0 7Y o 11 =3 PP PP PP PPR PP
VISTON Lottt e b e e e b e e e s b e e e s r e e e e s a e e e s s abae
REGIONAL SETTING ...cettiieiiiiiiiettie ettt st e e e s s e e e e e e s s s s nnnreneeeeens
PLAN AREA .ottt e e s e st e e e e e s e s e b e et e e e e s s e s nrnrreeeeeee s
STATUTORY AUTHORITY ittt
RELATIONSHIP TO THE GENERAL PLAN .....cuiiiiiiiiiiiiiiitic ittt
PLAN OBJECTIVES ...ttt ettt e e e s e e et e e e e s s e s snnraeeeeeeees
ENVIRONMENTAL REVIEW ...ttt ittt snanaae e

L 7 o I = | PP
LAND USE AND ZONING PLAN ..ottt ittt st e e e s e e e e e e s s e sssnnneeeeeeeens
AREA-WIDE STANDARDS AND GUIDELINES ..... .ottt e e
AREA 1: REGIONAL RETAIL/OFFICE ......ooutiiieienieeteetestteie ettt sie et sie ettt sae et
AREA 2: WAREHOUSE RETAIL .ceiiieiiiiietetee ettt e e s e e e s s e ssnnneeeeeee e 12
AREA 3: ENOS RANCHOS MERCADOD......uuitiiieieiiieieete et e e e e e s s snnneee e e e 13
AREA 4: AUTO SALES ...ttt e 13
AREA 5: COMMUNITY FACILITIES. ..ottt ittt 17
AREA 6: HIGH DENSITY RESIDENTIAL...ccoouitiiiiiiiiiiiiic it 18
AREA 7: BATTLES ROAD FRONTAGE.......outtiiiiiiiiiiiiiiiitiec ittt 20

CHAPTER T ittt ettt e e s s s a s s e e e e s s s snrrnaees 21
OVERVIEW ...ttt e s s 21
TRANSPORTATION AND CIRCULATION .....uuiiiiiiiiiiiiiiiiiciiice e 21
OTHER INFRASTRUCTURE ....ciiiiiiiiiiiitiie ittt iirs e e aes e e s 23

CHAPTER TV i s e s s ebaa e 24
DEVELOPMENT PROCESS ...ttt saaa e 24
PHASING. ..ottt e e e s s e e et e s e e s s e nrraee e e e e e s 24
CONSTRUCTION REQUIREMENTS ...ttt ittt snree e e e s 25
FINANCING AND FUNDING METHODS........ooiiiiiiiiiiiiiiiiiicc e 26

Enos Ranchos Specific Plan March 2016



CHAPTERI|

INTRODUCTION

The Enos Ranchos Specific Plan is a regulatory and policy document used to implement the City’s
General Plan. The Plan was originally adopted in 2008, and amended in 2016.

VISION

The Enos Ranchos Specific Plan will become a centerpiece for the City of Santa Maria as a place
where people live, work, shop and play in an attractive, comfortable and well-designed
environment. The Plan will create a cohesive, integrated development with quality design
elements that will improve the City’s image to residents and visitors and fiscal health.

The streetscape of the Plan area will establish a clear and recognizable ¢ \
identity with strong linear rows of canopy street trees in parkways
along all streets in the area, which reflects community values of being
a member of Tree City U.S.A., as well as the City Council’s 2015 goal for
improved community aesthetics through abundant landscaping in new
development.

TREECITY USA
The streetscape will provide an attractive environment for drivers, Arbor Day Foundation
bicyclists and pedestrians that circulate through the area. In addition,
the street trees will provide for traffic calming and environmental

benefits.

The Plan builds upon the strategic asset of the Betteravia Road and U.S. Highway 101
interchange, which provides direct access for regional traffic to access future development in the
Plan area. As a result, the Plan encourages major regional retail tenants and new automobile
dealerships to locate along the Betteravia Road and U.S. Highway 101 frontages. These are
revenue generating land uses that support the City’s fiscal health and fund services for local
residents. In addition, the Plan allows for a public elementary school and a public park to serve
the needs of the new residents as well as the surrounding area.
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REGIONAL SETTING

The City of Santa Maria is located in northern Santa
Barbara County. With a population of more than
100,000 people as of 2015, Santa Maria is the largest
city in both Santa Barbara County and San Luis
Obispo County.

PLAN AREA
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The Enos Ranchos Specific Plan provides policies,
regulations and guidelines for the future
development of approximately 121 acres in the
southeastern area of the City. Located at the
northwest corner of the U.S Highway 101 and
Betteravia Road interchange, the site has prominent
visibility from regional freeway traffic and relatively
easy access from the freeway.

The Enos Ranchos Specific Plan area is generally
defined as the properties bounded by U.S Highway
101, Betteravia Road, College Drive and Battles
Road, with the exception of an 8-acre parcel within
the Plan area that is located on the west side of
College Drive.

While the Enos Ranchos Specific Plan area is within
the boundaries of the original Entrada Este “Area A”
Specific Plan area, the Enos Ranchos Specific Plan is
an independent, stand-alone document.

STATUTORY AUTHORITY
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Specific Plans are authorized under Government Code Section 65450 et seq. for the systematic

implementation of all or part of a General Plan.
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RELATIONSHIP TO THE GENERAL PLAN

The following key policies in the present City of Santa Maria General Plan will be implemented
through the Enos Ranchos Specific Plan:

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.

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

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.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.

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.

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.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.

POLICY L.U.11 - Jobs and Housing: Assure that a balance of land use between the
employment generating commercial and industrial uses and residential development is achieved.
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PLAN OBJECTIVES

The proposed project provides an opportunity for coordinated commercial, residential, public
facility, and open space development within the City. Project objectives include the following:

J Achieve the vision of the Enos Ranchos Specific Plan to create an attractive,
comfortable, well-designed area for residents and visitors to the City.

J Utilize the project area’s freeway access and visibility for regional-serving retail, office
and new automobile sales that strengthen the City’s fiscal base.

J Provide high-density residential uses to support the proposed commercial area.
J Provide public school and public park facilities for existing and future residents.
. Provide safe pedestrian and bicycle connections throughout the project area, and

between the project area and neighboring areas.

. Upgrade and complete major roadways and infrastructure between Betteravia Road
and Battles Road.

ENVIRONMENTAL REVIEW

A Final Environmental Impact Report (SCH #2007011082) was adopted for the Enos Ranchos
Specific Plan in 2008. In 2016, a Supplemental EIR was adopted to reflect a revised Specific Plan
and new development proposal. Mitigation Measures are referenced as standards within this
document. For the full text of the Mitigation Measures, see Appendix A, the Mitigation
Monitoring and Reporting Program.
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CHAPTERIII

LAND USE STANDARDS

Land use and development within the Enos Ranchos Specific Plan area shall adhere to the General
Plan, Title 12 of the Municipal Code, and the standards and guidelines in the Enos Ranchos
Specific Plan. Where there is a conflict between regulations in Title 12 and this Specific Plan, the
Specific Plan shall supersede. If the Specific Plan is silent on a topic, then all applicable regulations
of Title 12 shall apply.

FIGURE 1 - ENOS RANCHOS EXISTING CONDITIONS
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For the standards and guidelines in this Chapter, the use of “shall” identifies a standard that must
be met, use of “should” identifies a guideline that is expected to be met in most cases, but
equivalent alternatives that result in a superior site, architectural or landscape design that will
benefit the community can be considered on a case by case basis. Any subject directly related to
a Mitigation Measure is a standard that must be met unless an environmentally equivalent
alternative is provided to the satisfaction of the City.

LAND USE AND ZONING PLAN

The Land Use and Zoning Plan in Figure 3 illustrates the location and distribution of land uses
within the Plan area.

FIGURE 2 - ENOS RANCHOS DEVELOPMENT PLAN

BATTLES ROAD
mwAreay’gBattles Road|Frontageg

Area 6
High|Density,

Residential

AutoSales

COLLEGE DRIVE

Areal5
Community, Area 2

Faciliti i
acilities Warehouse Retail

Arpa 1

- ] o -
Area 3 Regional Retail/Office
Enos Ranchos
Mercado
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AREA-WIDE STANDARDS AND GUIDELINES

The following Standards and Guidelines apply to the entire Plan area:

General

1. Planting of canopy trees (24” box minimum) shall be maximized throughout the project
area including, but not limited to, planting along streets (see Figure 3), the perimeter of
the properties and in parking lots to soften views of new buildings, provide shade and
walkable environments, and to improve greenhouse gas sequestration (Mitigation
Measure AES-1.a.2, GHG-1(c).a, and GHG-1(b)).

FIGURE 3 - ENOS RANCHOS STREET TREE PLANTING PLAN

BATTLES ROAD

Exception:
No required
street trees

along the west
side of Bradley Road
in Area 4
for auto dealers

All public street
frontages require
canopy street trees
(Mitigation Measure
GHG-1(c).a)

Canopy trees also
required along
U.S. 101 frontage
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All public street frontages in the Plan area shall include a 10-foot parkway with canopy
street trees, a 6-foot separated sidewalk, and then a 10-foot landscape strip, unless
specific exceptions are provided in this Specific Plan (Mitigation Measure GHG-1(b)).

Abundant, drought-tolerant landscaping shall be provided throughout the project area to
comply with City goals and the State Model Water-Efficiency Landscape Ordinance. All
landscaping shall be live and maintained for the life of the project.

All structures shall be designed to be attractive, high quality with excellent detailing.

Abandoned oil wells shall have setbacks of 50 feet on one side with 10 feet on all other
sides, measured from the well head.

Chapter 12-49 of the Municipal Code (Mixed-Use Ordinance) does not apply in this
Specific Plan.

Lighting

7.

10.

11.

12.

Each Planned Development Permit shall include a condition of approval requiring a
Lighting Plan (including photometrics) be included in each applicable building permit
submittal. The Lighting Plan shall minimize nighttime glare, particularly glare that would
adversely affect the nearby residential uses and traffic along Battles Road, College Drive,
and other area roadways (Mitigation Measure AES-2.a).

Lighting features shall be used as design elements to project lighting on buildings, parking
areas, pedestrian and entry areas, landscaped areas, and community facilities (Mitigation
Measure AES-2.b).

Lighting features shall blend architecturally with buildings, pedestrian areas, and other
hardscape elements, while conforming to State and local safety and illumination
requirements including design and placement of site lighting to minimize glare affecting
adjacent properties, buildings and roadways (Mitigation Measure AES-2.c).

Automatic times on lighting shall be designed to maximize personal safety during
nighttime use while saving energy (Mitigation Measure AES-2.d).

The maximum height of roadway lighting shall be 30 feet. Parking, pedestrian, and entry
area lighting shall include architectural compatible lighting fixtures up to 20 feet in height.
Additional height may be considered through a Planned Development permit if it is
demonstrated to be an environmental superior or equivalent design (Mitigation Measure
AES-2.e).

Architectural and landscape lighting used to highlight monument signs or architectural
features (i.e. walls, entryways), and landscape features (i.e., specimen trees and
pedestrian areas) shall be designed to avoid glare onto adjacent properties and shall be
carefully integrated into building details or concealed flush with grade, and shall not be
visibly apparent during the daytime (Mitigation Measure AES-2.f).
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Other Mitigation Measures

13.

14.

15.

16.

17.

Each Planned Development Permit for new construction shall include a VMT Reduction
Plan (list) that will include all measures employed to encourage alternate transportation
modes (Mitigation Measure AQ-2 and GHG-1(b)).

The City seeks reasonable measures to reduce vehicle-miles-traveled in order to comply
with State law. The VMT Reduction Plan is expected to be a listing of measures included
in each PD Permit and is not required to be a technical report that quantifies the results
from proposed measures. The Planning Commission will determine the adequacy of the
VMT Reduction Plan for each PD Permit on a case-by-case basis.

Each Planned Development Permit that triggers post-construction stormwater
requirements shall provide a Stormwater Control Plan to demonstrate compliance with
RWQCB regulations (Mitigation Measure HYDRO/WQ-4.1).

Each applicable Planned Development Permit shall include a condition of approval
requiring a Solid Waste Management Program (Mitigation Measure UTIL-5.2).

Each applicable Planned Development Permit shall include a condition of approval
requiring the ongoing avoidance of landscape maintenance measures that pollute
groundwater (Mitigation Measure HYDRO/WQ-4.2).

Any use involving hazardous materials shall be required to develop an emergency
response plan and Hazardous Materials Business Plan (HMBP) to the satisfaction of the
Fire Chief (Mitigation Measure HAZ-2).

AREA1:

Area 1 is located along the Betteravia Road frontage and is
intended for Regional Retail/Office uses. This area is consistent
with the Community Commercial (CC) General Plan Land Use
Classification. This area is in the PD-f/C-2 (Planned
Development/Freeway Tower Overlay/General Commercial
District).

For Permitted and Conditional Uses, refer to Chapter 12-13 (C-
2 General Commercial District).

For Development Standards, refer to Chapter 12-13 (C-2

General Commercial District), 12-25 (PD Planned Development Overlay) and the following
standards and guidelines.
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Alternatives that provide equivalent aesthetic and/or environmental benefit can be considered
on a case-by-case basis, subject to Planning Commission approval of the Planned Development
Permit for the property.

General

1. Minimum lot size shall be 0.5 acre and 100 feet of frontage, without exceptions.

2. All properties within Area 1 are part of a Planned Development Freeway Tower Overlay.

3. Buildings shall be placed toward the street to reduce the amount of parking lots along the
street. Where buildings cannot be located close to the street, significant landscape areas
shall be provided.

4, Pedestrian paths shall be provided from buildings entrances to the public sidewalk and

through the parking lot.

Frontage and Setbacks

5.

All public street frontages in the Plan area shall include a 10-foot parkway with canopy
street trees, a 6-foot separated sidewalk, and then a 10-foot landscape strip (Mitigation
Measure GHG-1(b)). No additional building setback is required. Buildings and monument
signs may encroach into the 10-foot landscaping strip subject to Planning Commission
approval of a Planned Development Permit.

Street frontages within Area 1 shall include significant landscaping, such as the
establishment of a formal double row of street trees, or the equivalent as determined by
the Planning Commission through the Planned Development Permit process for each
property (Mitigation Measure AES-1.a.1.)

Bioretention facilities may be allowed to occupy more than 50% of the 10-foot landscape
strip along College Drive and Bradley Road frontages.

Architectural Design

8. California Contemporary architectural design is encouraged for retail sites.

9. Building articulation and the use of different materials and textures shall be provided to
create an attractive, interesting building exterior on all sides of the building facing public
streets or customer parking lots.

10. Visible side elevations of parapets or other architectural roof elements shall be wrapped
so that a narrow edge of an exposed parapet does not exist.

Heights

11. The maximum height of all retail buildings and structures shall be 45 feet.
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12. The maximum height of all office buildings and structures shall be 55 feet.

13. The maximum height of the freeway tower sign shall be 75 feet.

Landscaping

14. Minimum landscape area is 15%, not counting the 10-foot parkway.

15. One parking lot canopy tree shall be planted for every three parking spaces in a row. In
cases where a tree is precluded for another element, the parking lot tree may be planted
elsewhere on the property, subject to approval of the Planning Division.

Signage

16. Total on-site signage may exceed the standard 1.0 square foot of sign area for every 1
foot of City street frontage, up to a maximum of 1.4 square feet for every 1 foot of City
street frontage, as determined by the Planning Commission through a Planned
Development Permit. The determination for the additional sign area will be based on the
extensiveness of canopy tree planting throughout the project. For corner lots, each
frontage can be used to calculate a total on-site area. Freeway frontage does not apply
to on-site sign area.

17. Master sign programs are required for each property or shopping center to specify size
and design parameters for each tenant.

18. Monument signs may be allowed to be up to 100 square feet and up to 10 feet in height,
except monument signs for a single tenant with less than 10,000 square feet of floor area
are limited to City standard monument sign requirements in Chapter 12-34. Monument
signs should be spaced at least 125 feet apart.

19. The freeway tower sign shall be an architectural tower, generally compatible with the
existing Gateway and Crossroads towers and compliant with Title 12, except the Planning
Commission may approve this tower through a Planned Development Permit.

20. Any freeway oriented advertising sign shall comply with the lighting standards of the
California Vehicle Code and shall receive City approval (Mitigation Measure AES-2.k).

Lighting

21. All lighting shall be directed away from residential properties and public streets in such a
manner as not to create a nuisance or safety hazard (Mitigation Measure AES-2.g).

22. Commercial sites shall have a maximum illumination of three footcandles (Mitigation
Measures AES-2.h).

23. Illumination from all commercial areas shall not exceed one-half footcandle at the nearest

residential property line (Mitigation Measure AES-2.j).
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Other
24.

25.

26.

27.

28.

Retail buildings shall be designed to LEED Certified and office buildings shall be designed
to LEED Silver. A LEED checklist/scorecard for each new shell building will fulfill this
requirement. LEED Formal certification is not required (Mitigation Measure GHG-1(a)).

Rooftop equipment shall be screened from roadway views (Mitigation Measure AES-
1.a.3).

Commercial uses shall be designed to minimize noise impacts on residential uses to the
west of the Plan area and future residential uses in Area 6 (Mitigation Measure NOISE-3).

Employee amenities shall be provided for all major tenants over 10,000 square feet. This
can include break rooms, bicycle lockers, showers, benches or tables. Amenities may be
indoors or outdoors (Mitigation Measure GHG-1(b)).

Outside display and storage regulations in Section 12-13.16 shall apply, except tenants
over 100,000 square feet may include regular outdoor display along the exterior
perimeter of the building, subject to Planning Commission approval of a Planned
Development Permit. Outside display and storage in the parking lot or driveway aisles
shall comply with Title 12 and require a Special Temporary Use Permit for each occasion.

AREA 2:

Area 2

escarpment, and is intended for Warehouse Retail uses. This
area is consistent with the Community Commercial (CC)
General Plan Land Use Classification. This area is in the PD/C-2
(Planned Development/General Commercial District).

General

1.

is located on the east side of Bradley Road, below the

All standards and guidelines in Area 1 shall apply to
Area 2, except:

a. Tenants are exempt from non-taxable merchandise limits in Section 12-13.17.

b. Screening of rooftop equipment is not intended to screen views from Area 1, which is
a higher elevation, only from the views at a similar elevation as Area 2 (Mitigation
Measure AES-1.a.3).
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AREA 3:

Area 3is located at the northwest corner of Betteravia Road and
College Drive. The site is adjacent to an existing single-family
residential neighborhood to the west.

The Planning Commission approved Planned Development
Permit PD2011-005 for a commercial development in 2012.

If PD2011-005 expires, the property owner elects to
significantly redesign the approved development plan, or apply
for a new development proposal, then conformance with all
standards and guidelines in Area 1 is required, except that
Spanish-style architecture can be considered.

AREA 4:

Area 4 is located on the west side of Bradley Road, below the
escarpment. A portion of Area 4 has direct visibility from U.S.
Highway 101. Area 4 is intended for new automobile dealers,
and is consistent with the Community Commercial (CC) General
Plan Land Use Classification. This area is in the PD-f/C-2
(Planned Development/Freeway Tower Overlay/General
Commercial District) with a new auto sales overlay allowing new

automobile dealerships with limited ancillary retail and service
uses.

For Development Standards, refer to Chapter 12-13 (C-2

General Commercial District), 12-25 (PD Planned Development Overlay) and the following
standards and guidelines, except that ancillary retail and service uses shall comply with Area 1
standards and guidelines except signage shall comply with Title 12.

Alternatives that provide equivalent aesthetic and/or environmental benefit can be considered
on a case-by-case basis, subject to Planning Commission approval of the Planned Development
Permit for the property.
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General

1.

3.

Permitted Uses

a. New automobile dealerships are permitted. A portion of a new automobile dealership
sites may be dedicated for used-auto sales, subject to the Planning Commission
approval of a Planned Development Permit.

b. A single car wash facility with a caretaker unit, and up to 10,000 square feet of
ancillary retail, may be permitted, subject to Area 1 standards, except that signage
shall comply with Title 12.

c. Any other use shall require a Specific Plan Amendment and Zoning Map Amendment,
based on the established new auto sales overlay.

Minimum lot size of 0.5 acres with 100 foot minimum street frontage, with the only
allowed exception being a parcel created for a freeway tower sign.

All properties within Area 4 are part of a Planned Development Freeway Tower Overlay.

Frontage and Setbacks

4.

Bradley Road shall include a 10-foot parkway, a 6-foot separated sidewalk, and then a 10-
foot landscape strip (Mitigation Measure GHG-1(b)). Meehan Street and Shepard Drive
may have an alternative design, so long as the canopy street trees are planted in close
proximity to the street, not behind the sidewalk. No additional building setback is
required. Buildings, monument sign or special auto-display features may encroach into
the 10-foot landscaping strip, subject to Planning Commission approval of the Planned
Development Permit for that property.

Planting of canopy trees is required throughout the Plan area, except for the following
(Mitigation Measure GHG-1(b), and GHG-1(c)):

a. Palms may be allowed within the Area 4 developments, subject to Planning
Commission approval of a Planned Development Permit.

b. The street frontages for the portion of Area 4 that have direct views from U.S.
Highway 101 are not required to have any street trees or any landscaped median
that would otherwise block freeway views (see Figure 3). The remainder of the
street frontage in Area 4 shall comply with the Plan area standard of canopy street
trees (Mitigation Measure GHG-1(b)).

Heights

6.

The maximum height of all buildings and structures shall be 45 feet, except that the
freeway tower may be up to 75 feet in height, subject to Planning Commission approval
of a Planned Development Permit.
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a. Additional height may be considered for automobile sales buildings or structures on
a case-by-case basis, subject to a superior site, architectural and landscape design.
Buildings and structures with the greatest height should be located as close to the
Bradley Road frontage as possible, to address potential visual impacts on
neighboring uses and of the existing neighborhood west of the Specific Plan Area.
(Mitigation Measure AES-1.a.4).

Landscaping

7.

Minimum landscape area is 15%. The parkway and landscape strip may count toward the
minimum landscape area. There are no additional regulations for how the landscape area
is distributed within the Area 4 properties.

Bioretention facilities may be allowed to occupy more than 50% of the landscape strip
behind the sidewalk along all street frontages.

Lighting

9.

10.

11.

12.

[llumination for light standards for automobile dealer sites shall be limited to 40
footcandles at ground level for special display areas and 20 footcandles at ground level of
non-special display areas such as rows of vehicles. In addition, illumination levels shall be
significantly reduced along Shepard Drive to minimize impacts on nearby uses. Between
the hours of 11:00 p.m. and 7:00 a.m., all on-site illumination shall be reduced to no more
than 5 footcandles, unless alternative hours or levels are specifically approved by the
Planning Commission through a Planned Development Permit (Mitigation Measure AES-
2.i).

All lighting shall be directed away from residential properties and public streets in such a
manner as not to create a nuisance or safety hazard (Mitigation Measure AES-2.g).

Illumination from all commercial areas shall not exceed one-half footcandle at the nearest
residential property line (Mitigation Measure AES-2.j).

Any freeway oriented advertising sign shall comply with the lighting standards of the
California Vehicle Code and shall receive City approval (Mitigation Measure AES-2.k).

Signage

13.

14.

15.

Total on-site signage shall be limited to 1.3 square feet for every 1 foot of City street
frontage. For corner lots, each frontage can be used to calculate a total on-site area.
Additional sign area is permitted in conjunction with the requirement for canopy street
trees as shown in Figure 3. Battles Road is not considered a street frontage.

Monument sign regulations shall be based on Chapter 12-34 of the Municipal Code,
except each auto dealership property is allowed to have a monument sign with a
maximum height of 12 feet and maximum area of 150 square feet per face.

All signage shall be proportional to the structure they are placed on, subject to approval
of a discretionary sign permit by the Planning Division.
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16.

17.

18.

Directional signs with corporate logos and company names are allowed, subject to
approval of a discretionary sign permit by the Planning Division, but the entire area of
these signs shall count toward the total on-site signage.

The freeway tower sign shall be an architectural tower, generally compatible with the
existing Gateway and Crossroads towers and compliant with Title 12, except the Planning
Commission may approve this tower through a Planned Development Permit.

Any freeway oriented advertising sign shall comply with the lighting standards of the
California Vehicle Code and shall receive City approval (Mitigation Measure AES-2.k).

Potential Impacts on Adjacent Uses

19.

20.

21.

Other
22.

23.

Commercial uses shall be designed to minimize noise impacts on existing residential uses
to the west of the Plan area and for future residential uses in Area 6 (Mitigation Measure
NOISE-3).

Outdoor repair or service is prohibited unless specifically allowed by the Planning
Commission through a Planned Development Permit.

To address Area 4’s adjacency to sensitive uses such as residential, a potential public
school and a public park, the applicant shall provide noise reports and lighting studies to
demonstrate what impact the automobile dealer projects would have on the sensitive
adjacent uses. If determined to be necessary, a solid wall or open fence may be required
along the Shepard Drive frontage (Mitigation Measure NOISE-2). The design of the wall
or fence shall be subject to final approval by the Planning Commission through the
Planned Development Permit for each property in Area 4.

a. These standards do not preclude openings in the wall or fence for vehicular and
pedestrian connections to Shepard Drive.

b.  Significant landscaping is required between the wall/fence and the sidewalk.

c. For consistency, a single fence or wall treatment must be selected for the Shepard
Drive frontage between Battles Road and Meehan Street, as well as a single fence
or wall treatment for the Shepard Drive frontage between Meehan Street and the
cul-de-sac of Shepard Drive.

d. Thewall or fence treatment between Area 4 and the public park shall be determined
by the Director of Recreation and Parks.

All rooftop equipment shall be screened from roadway views. Screening of rooftop
equipment is not intended to screen views from Area 1, which is a higher elevation, only
from the views at a similar elevation as Area 4 (Mitigation Measure AES-1.a.3).

All retail buildings shall be designed to LEED Certified levels. Formal certification through
LEED is not required (Mitigation Measure GHG-1(a).
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AREA 5:

Area 5 is located in the central western portion of the Plan area.
This area is consistent with the Community Facilities (CF) and
Open Space (0OS) General Plan Land Use Classifications and will
provide necessary public facilities, including schools and parks.
The northern section of Area 5 is CF and within the PF (Public
Facilities and Institutional) zoning district and is a potential
elementary school site. The southern section of Area 5 is OS
and within the OS (Open Space) zoning district and shall include
stormwater retention facilities public trails and a public park
(Mitigation Measure REC-2).

For Permitted Uses, Conditional Uses and Development Standards, refer to Chapter 12-4 (OS
Open Space District) and Chapter 12-18 (Public Facilities and Institutional District).

General

1.

College Drive in Area 5 shall include a 10-foot parkway with street trees, a 6-foot
separated sidewalk, and then a 10-foot landscape strip, consistent with the rest of the
Enos Ranchos development. Other street frontages may vary so long as the canopy street
trees are planted in close proximity to the street, not behind the sidewalk.

The minimum building setback shall be 26 feet from curb.

The section of Area 5 west of College Drive shall include a pedestrian and bicycle trail from
the terminus of Inger Drive to College Drive. This trail shall be required for any
development within Area 3 (Mitigation Measure REC-2).

A future mid-block pedestrian and bicycle crossing shall be considered to provide a
connected open space network within Area 5 (Mitigation Measure T-1(h)).

Driveways on College Drive shall be limited to maintenance and service vehicles only.

If feasible, the existing farm house on the escarpment will be relocated to the public park
and renovated.

If a public school develops in Area 5, then:

a. The required 10-foot landscape strip behind the sidewalk may be waived for the
College Drive and Shepard Drive frontages, and reduced for the Meehan Street
frontage.
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b. The segment of Meehan Street between College Drive and Shepard Drive will
include crosswalks and traffic-calming measures, including but not limited to bulb-
outs and signage to provide additional safety for school-age children.

c. A minimum 100-foot setback shall be maintained between any active agricultural
land and any new school building (Mitigation Measure HAZ-1). The proposed width
of College Drive, in conjunction with parkways, sidewalks and landscape strips,
exceeds 100 feet. Therefore, the required street design for College Drive fully
satisfies Mitigation Measure HAZ-1.

AREA 6:

Area 6 is located at the southwest corner of College Drive and
Battles Road. This area is consistent with the High Density
Residential (HDR-22) General Plan Land Use Classification.
Provides for an urban residential environment close to
shopping facilities and activity centers. Allowed for up to 22
dwelling units per acre, except that senior housing may be
permitted to up to 30 dwelling units per acre. State density
bonuses are permitted in addition. This area is in the PD/R-3
(Planned Development/High Density Residential District).

For Permitted and Conditional Uses, refer to Chapter 12-8 (R-3
High Density Residential District).

For Development Standards, refer to Chapter 12-8 (R-3 High Density Residential District), 12-25
(PD Planned Development Overlay) and the following standards and guidelines. Alternatives that
provide equivalent aesthetic and/or environmental benefit can be considered on a case-by-case
basis, subject to Planning Commission approval of the Planned Development Permit for the
property.

General

1. Minimum lot size shall be 2 acres, without exceptions.

2. Area 6 may be developed as a single project or multiple projects.

3. All development within Area 6 shall be designed to be outward oriented, with buildings

facing public streets with a minimal use of perimeter walls.

4, Area 6 shall be developed as a cohesive residential development with interconnected
pedestrian and vehicular travelways.
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5. Minimum landscape area is 20%, not counting the 10-foot parkway.

Frontage and Setbacks

6. A minimum 26-foot setback is required from the curb for all buildings, structures and
parking areas.

7. Full vehicular access can be proposed on Meehan Street, Shepard Drive and/or Battles
Road. Battles Road access shall require approval from underlying property owners and
easement holders of Area 7. College Drive access shall be limited to right-in and right-out.

8. College Drive shall include a 10-foot parkway with street trees, a 6-foot separated
sidewalk, and then a 10-foot landscape strip, consistent with the rest of the Enos Ranchos
development. Other street frontages may vary so long as the canopy street trees are
planted in close proximity to the street, not behind the sidewalk.

9. A minimum 100-foot setback shall be maintained between any active agricultural land
and any new habitable residential building (Mitigation Measure HAZ-1). The proposed
width of College Drive, in conjunction with parkways, sidewalks and landscape strips,
exceeds 100 feet. Therefore, the required street design for College Drive fully satisfies
Mitigation Measure HAZ-1.

Architectural Design

10. The architectural style of Area 6 should be compatible with the overall Specific Plan area
and consistent within Area 6 itself. However, there is no specific style required. Design
and detailing must be true to the selected style.

11. Building articulation and the use of different materials and textures shall be provided to
create an attractive, interesting building exterior on all sides of the building(s).

12. Visible side elevations of parapets or other architectural roof elements shall be wrapped
so that a narrow edge of an exposed parapet does not exist.

Heights

13. The maximum height of all buildings and structures shall be 35 feet, except that the
Planning Commission may grant additional height for special architectural features
through a Planned Development Permit.

Other

14. Residential buildings shall be designed to at least 75 points on the BuildltGreen
GreenPoint rating system for multifamily construction. A GreenPoint checklist for each
new building will fulfill this requirement. Formal certification is not required (Mitigation
Measure GHG-1(a)).

15. Residential projects shall be designed to adhere to minimum General Plan and Building
Code exterior and interior noise levels (Mitigation Measure NOISE-2).
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16. All rooftop equipment shall be screened from roadway views. The screening is only
intended for views from below the escarpment (Mitigation Measure AES-1.a.3).

17. If residents are not provided with private yards, the project shall be required to provide
sufficient outdoor recreational areas, which may include passive or active areas. In
addition, common indoor recreational areas shall be provided as well. The adequacy of
these amenities shall be subject to final approval by the Planning Commission through a
Planned Development Permit.

AREA 7:

Area 7 consists of the relatively unimproved Battles Road
frontage with overhead utility lines and an underground oil
pipeline with an existing Class 1 bike trail. This area is consistent
with the Open Space (0OS) General Plan Land Use Classification,
sub-type ROS (Recreational Open Space) Class | bike trail. The
corresponding zoning district is OS (Open Space).

In conjunction with adjacent development, Area 7 shall be
landscaped to the maximum extent possible to the satisfaction
of the Planning Division, subject to approval of the underlying
property owner and easement holders.
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CHAPTERI Il

OVERVIEW

Since the Enos Ranchos Specific Plan area is bounded by suburban development and
infrastructure to the north, west and south, the infrastructure system for the Plan area will be
straightforward extension of the community’s existing infrastructure.

This chapter describes the improvements needed for the future development of the project area:
transportation and circulation, sanitary and sewer facilities, solid waste disposal, storm water
drainage, water, energy, schools, and parks.

General design, location and construction phasing for these improvements will be analyzed by
the City during the review of the Subdivision Map and Planned Development Permits for the site.

The precise design, location and construction phasing for these improvements will be subject to
final approval by the City through Public Improvement Plans prior to construction.

All public facilities in the Specific Plan project area shall conform to all applicable City regulations,
except where otherwise noted in this Specific Plan.

TRANSPORTATION AND CIRCULATION

The Enos-Ranchos Specific Plan circulation system represents a logical extension of the City’s
existing arterial and collector street system as specified in the General Plan.

Primary Arterial

Betteravia Road is the only Primary Arterial in the Plan area. Required improvements will result
in a divided six travel lane arterial with a landscaped median, Class Il bike lanes, parkways,
sidewalks and streetlights (Mitigation Measure GHG-1(b)).

Secondary Arterial

Bradley Road is a Secondary Arterial that will be realigned and widened as part of the Specific
Plan. Required improvements will result in a four travel lane arterial with Class Il bike lanes and
a landscaped median in some sections. Bradley Road will also have parkways, sidewalks and
streetlights on both sides throughout the Plan area, except for the segment that remains
immediately adjacent to U.S. HIGHWAY 101, where the parkway and sidewalk will be present
only on the western side (Mitigation Measure GHG-1(b)).
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College Drive is classified as a Secondary Arterial road, and will be widened to become a divided
four travel lane arterial, with Class Il bike lanes, parkways, sidewalks and streetlights on both
sides (Mitigation Measure GHG-1(b)).

Battles Road is classified as a Secondary Arterial with no proposed changes in the Specific Plan.

Collector Roads
Shepard Drive is a Collector Road that will have two travel lanes and Class Ill bike lanes, on-street
parking, parkway, sidewalk and streetlights on both sides (Mitigation Measure GHG-1(b)).

Meehan Street is a Collector Road that will have two travel lanes and Class Il bike lanes, on-street
parking, parkway, sidewalk and streetlights on both sides. If a public school develops in Area 5,
then the segment of Meehan Street between College Drive and Shepard Drive will include
crosswalks and traffic-calming measures, including but not limited to bulb-outs and signage to
provide additional safety for school-age children (Mitigation Measure GHG-1(b)).

Roadway Improvements

Traffic impacts of the proposed development were modeled and specific improvements to
roadways and intersections were identified (Mitigation Measures T-1(a through j)), which shall
be specifically described in the Subdivision Map and Planned Development Permit conditions.

Alternative Transportation

To reduce vehicle-miles-traveled (VMT), a major component of GHG emissions, the project shall
include design elements and amenities related to bicycling, walkability, transit, Electric Vehicle
infrastructure, and preferential carpool/vanpool parking (Mitigation Measure GHG-1(b)).

Pedestrian Circulation

All roadways will be constructed with sidewalks and bike lanes on both sides as shown on the
street sections. The purpose is to promote non-vehicular transportation modes as alternate
commuting choices. The pedestrian paths will serve to link residential, commercial, and school
uses with open space amenities. A mid-block pedestrian and bicycle crossing shall be considered
on College Drive to provide a connection within Area 5 (Mitigation Measure GHG-1(b)) and T-
1(h)).

Bicycle Circulation

Bike lanes shall be provided on both sides of all public streets within the Plan area. These lanes
may be Class Il or Class Il (Caltrans standard). A Class | trail shall be provided connecting College
Drive to Bradley Road through the public park. This Class | trail would align with the potential
mid-block crossing on College Drive (Mitigation Measure GHG-1(b) and T-1(h)).

Santa Maria Area Transit

The routes and stops needed to serve project area will be based on demand for public transit,
and will be evaluated and implemented by Santa Maria Area Transit. If the City elects to add bus
stops to the Specific Plan area, they shall be done without bus pull-outs, except bus pull-outs may
be proposed on Betteravia Road since it is a primary arterial with significant high-speed traffic.
(Mitigation Measure GHG-1(b)).
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OTHER INFRASTRUCTURE

The 2008 Enos Ranchos Specific Plan included schematic alignments and locations for public
infrastructure within the Plan area. In general, the infrastructure followed the public street
network; therefore, the schematics were removed in the 2016 amendment to the Specific Plan.

Sanitary Sewer Service

The City of Santa Maria provides sanitary sewer service to the Plan area. Secondary treatment is
provided at the City’s Wastewater Treatment Plant on Black Road. The plant has sufficient
capacity for the full buildout of the Plan area. As part of the development, a trunk connection to
the Inger Trunk Sewer at the easterly terminus of Inger Drive.

Solid Waste Disposal

The City of Santa Maria provides solid waste pickup and disposal. The Santa Maria Landfill is
estimated to have sufficient capacity until 2019. The City purchased Los Flores Ranch and plans
a new Regional Integrated Waste Management Facility which will provide capacity into the
future.

Storm Water Drainage

All development within the Enos Ranchos Specific Plan will comply with the applicable California
Regional Water Quality Control Board (RWQCB) adopted Post-Construction Requirements
(PCRs).

The Plan area will include a retardation basin in the public park in Area 5 (Mitigation Measure
HYDRO/WQ-1). An underground storm drain system is proposed for Bradley Road and College
Drive to direct storm flows from these development areas into the existing 30-inch Inger Trunk .

Water Facilities
The City of Santa Maria provides water service to the Plan area. New water mains will be placed
within the public street network to serve the project.

Electricity
Pacific Gas & Electric (PG&E) will provide electrical service to the project. Additional lines will be
provided as determined by PG&E.

Gas
The project site is in the Southern California Gas Company service area. Additional lines will be
provided as determined by Southern California Gas Company.

Enos Ranchos Specific Plan 23 March 2016



CHAPTER IV

IMPLEMENTATION

DEVELOPMENT PROCESS

Subdivision(s)

Subdivision of private property within the Specific Plan project area is subject to Title 11 of the
Municipal Code of the City of Santa Maria. A master tentative map is required for any
development occurring east of College Avenue. Depending on the proposed layout of the master
tentative map, the City may require Planned Development (PD) Permit(s) to be processed
concurrently to ensure the goals and objectives of the Specific Plan are achieved.

Planned Development Permit(s)

The establishment of any non-agricultural use or construction of any structure shall require a PD
Permit, subject to Title 12 of the Municipal Code of the City of Santa Maria. The exception is that
the Planning Commission has the authority to approve Freeway Tower PD permits in locations
where a Freeway Tower overlay exists. The project may have multiple PD permits.

Signage
The processing of master sign programs and sign permits shall require discretionary permits from
the Planning Division based on Title 12.

PHASING

Phasing of public improvements is subject to City approval through the subdivision map process,
but shall be consistent with this Specific Plan.

Dust prevention measures shall be provided on undeveloped parcels in a manner to prevent
significant dust on public streets or downwind commercial properties, to the satisfaction of the
Planning Division.
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CONSTRUCTION REQUIREMENTS

The following requirements are Mitigation Measures to reduce the impact of construction-
related activities. The full text of the Mitigation Measures are provided in Appendix A. The full
text of the Mitigation Measures shall be shown on all applicable construction plans as determined
by the City.

1.

Prior to issuance of a grading permit, to the satisfaction of the Community Development
Director, the applicant shall demonstrate compliance with:

a. Mitigation Measure BIO-3, which is related to a reconnaissance level, pre-
construction survey for California red-legged frogs in the irrigation reservoir.

b.  Mitigation Measures GEO-1 and GEO-2, which are related to seismic and slope
stability issues.

C. Mitigation Measures HAZ-3.1, HAZ-3.2 and HAZ-3.3, which are related to potential
hazardous materials.

d. Mitigation Measure HAZ-4 and HAZ-5.1, which are related to onsite oil or natural
gas related wells.

e. Mitigation Measure HYDRO/WQ-3, which is related to NPDES and SWPPP
requirements.

During grading, a qualified archaeologist and Native American representative shall
monitor vegetation clearing that exposes native soil and grading activity that may expose
deeper soils in the vicinity of the Betteravia escarpment and along the alignments of
utility trenches within roadways and other areas of the project (Mitigation Measure CR-
1).

During grading and construction, the applicant shall implement all dust and particulate
control measures in Mitigation Measure AQ-1 (a through g).

All new construction shall be done in compliance with Mitigation Measure NOISE-1, which
relates to construction noise. The text of Mitigation Measure NOISE-1 shall be included
on all applicable construction documents.

All new construction shall be done in compliance with Mitigation Measure UTIL-5.1, which
relates to reuse and recycling of demolition and/or excess construction materials.
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FINANCING AND FUNDING METHODS

Major infrastructure and frontage improvements will be funded and constructed by the
developer, with the specifics to be determined through Subdivision Map and/or Planned
Development Permit conditions. In addition, Growth Mitigation Impact Fees (AB1600) will be a
permit condition for each applicable Planned Development Permit, with the final calculation to
be prepared at the Building Permit stage.

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