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1.1.2

1.0 General Concepts

GENERAL CONCEPTS
INTRODUCTION

The North Preisker Ranch Specific Plan is prepared as a continuation of the
Santa Maria Sphere of Influence and Annexation Study. The Specific Plan area
consists of 144 acres located at the northwest edge of the City south of the Santa
Maria River. The Area was originally shown as Area 1 N and was evaluated in
the Final Environmental Impact Report (September 1992) which has been
recertified to include this specific plan.

Purpose of the Specific Plan

The specific plan directs future development, including the distribion on of land
uses, the location and sizing of supporting infrastructure, site planning,
architectural guidelines and methods of financing required public infrastructure.
In this way, the specific plan will be useful in providing for future growth and
understanding and mitigating the potential impacts of that growth in advance of
any development.

Summary of Specific Plan Recommendations

Land Use. The North Preisker Ranch planning area is located at the northern
edge of Santa Maria, in an area surrounded by residential uses to the south and
east, agriculture land to the west, and open space (Santa Maria River) to the
north. Development under the plan would be consistent with the area's existing
residential character. To this end, 61.62 acres will be designated for low medium
density residential (6 to 8 dwelling units/acre), 61.64 acres will be designated for
low density residential (5 dwelling units/acre), 18.88 acres will be designated for
community facilities (future K-8 school site and a future church site) and 4.35
acres will be designated recreation open space. [Resolution 2000-181]

Circulation. The planning area is not currently served by a circulation system.
The area's planned road system will tie into the City's existing road network via
Blosser Road, Hidden Pines Way and Railroad Avenue. The plan also calls for a
network of bicycle and pedestrian paths which link the planned residential area to
Preisker Park, Robert F Grogan Park and Rancho Verde subdivision. The
existing Bradley Drainage Channel will serve as a crucial link in the proposed
bicycle/pedestrian system.
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1.0 General Concepts

Community Design. Noteworthy aspects of these guidelines include
neotraditional community planning parameters focused on architecture and
infrastructure design which reflect street scenes reminiscent of small town
America. In addition, the use of energy-efficient architecture and site planning
and an emphasis on the use of landscaping in the design of land use buffers and
corridor landscaping will be incorporated.

Infrastructure. The residential uses proposed under the North Preisker Ranch
Specific Plan will necessitate new water sewerage and drainage infrastructure. A
network of water and sewer pipelines needed to serve the residential area will
connect to the City's existing system south and east of the planning area. A
sewer main will be extended from Blosser Road which will connect to the existing
ten (10") sewer "dry line" in Hidden Pines Way The construction of this main line
will allow the existing Park Place Sewer Lift Station to be decommissioned. The
new sewer system will serve both the planning area and the new and existing
areas on both sides of Hidden Pines Way to Preisker Lane. The area's drainage
needs are currently served by the Bradley Channel and Blosser Retardation
Basin.

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,

e 1.0 General Concepts:

Reviews the planning area's environmental opportunities and constraints, and
includes overall goals and objectives for the plan.

e 2.0 Land Development Pattern:

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

e 3.0 Land Development Regulations.,

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.

e 40 Implementation and Administration:

Includes development phasing and financing, the entitlement approval
procedures, land use controls and maintenance mechanisms to implement
this plan.
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1.0 General Concepts

Project Location

The North Preisker Ranch planning area is located at the northern end of the City
of Santa Maria approximately two and a half miles north of the City's central core.
Upon annexation, the planning area will comprise the northern most parcels
found in the city beyond which lie the Santa Maria River and San Luis Obispo
County. Figure 1 -1 shows the planning area's location in relation to the City and
its sphere of influence,

The planning area is roughly square in configuration and is bounded by the Santa
Maria River Levee between Blosser Road (extended) and Railroad Avenue
(extended), the Blosser Drainage Channel just west of the proposed Blosser
Road alignment, the Bradley Drainage Channel to the south, and the PG&E.
right-of-way and highpower lines to the east which are adjacent to the Hidden
Pines Estates Subdivision. Figure 1-2 shows the boundaries of the planning area
in relation to existing and proposed roadways.

The existing basins to the south are within the City limits and are part of the
Hidden Pines Specific Plan which was adopted on July 19, 1994.

The North Preisker Ranch planning area includes the Blosser Ditch., Santa Maria
Levee and Bradley Ditch.

Relationship to the City of Santa Maria General Plan

The North Preisker Ranch Specific Plan guides development in an area that is,
as of this writing, outside of the City's corporate boundary. Upon annexation, the
North Preisker Ranch planning area would come under the jurisdiction of the City
of Santa Maria, and all relevant citywide goals, policies, and programs of the
City's General Plan would apply.

In accordance with state law, the North Preisker Ranch 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 Plain can be seen as a
bridge between the General Plan and the zoning ordinance.
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1.0 General Concepts

Relationship to Hidden Pines Specific Plan

Hidden Pines Specific Plan - The North Preisker Ranch Specific Plan is being
prepared pursuant to the City's Sphere of Influence Boundary. Like the Hidden
Pines plan, the North Preisker Ranch plan establishes development standards
and development phasing. Consequently, the North Preisker Ranch Specific Plan
bears a close relationship to the Hidden Pines plan and other specific plans
resulting from the Sphere of influence Study.

The North Preisker Ranch Development Phasing Schedule (Table 4-1) will be
designed to provide the necessary services to allow for development of the North
Preisker Ranch Specific Plan area independent of the Hidden Pines Specific Plan
area.

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 its effort to
annex the North Preisker Ranch planning area. As a result of this process, future
development in the planning area must be consistent with the Santa Barbara
County Comprehensive Plan, the governing document for development
throughout the County. Although strictly speaking the policies contained in that
document apply only to the County’s unincorporated areas, the City must be
cognizant of these policies when developing specific plans for areas it wishes to
annex. Indeed, consistency with County policies forms a major criterion on which
LAFCO bases its decisions regarding annexation of unincorporated areas into
cities.

Local Agency Formation Commission Policies. The Santa Barbara County
Local Agency Formation Commission, 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 comply with LAFCO policies when developing specific plans for areas
under consideration for annexation. A summary of these policies follows:

Discourage Urban Sprawl. LAFCO policies are geared tovvard
orderly and logical development. To ths end, land annexations must
be physcally contiguous to existing city limits In addition,
annexations must be within a city's sphere of influence. The project
area is within the cry's sphere of influence and adjacent to existing
development.
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Protection ofAgricultural 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 the sphere study found a low
agricultural suitability for those areas to be developed under the
North Preisker Ranch Specific Plan, the plan is in conformance with
this LAFCO policy. The last agricultural preserve contract on the
property expires on January 1, 1999.

Relationship to EIR/Mitigation Measures

As stated previously, the North Preisker Ranch Specific Plan is prepared
pursuant to the Sphere. Study Final Environmental impact Report (FEIR). As
such policies and standards contained in this specific plan incorporate those
mitigation measures deemed by the FEIR as necessary to reduce environmental
impacts resulting from this project to a less than significant level. For example,
water and open space conservation measures contained in this plan are a direct
result of the recommanddions of the FEIR. State law (CEQA, Fevised 1996)
requires the City to evaluate EIR information that is over five years old. The City
must either update the EIR or make findings that the EIR is still revelant. The
following discussion of the area's environmental opportunities and constraints
highlights many of the mitigations that are integrated into this plan.

ENVIRONMENTAL OPPORTUNITIES AND CONSTRAINTS

Effective planning requires a basic understanding of a variety of envirornmental
issues affecting land development. The Sphere Study and FEIR evaluate the
opportunities and constraints facing the area slated for development under the
North Preisker Ranch Specific Plan. A summary of thal: information is presented
below.

Land Use

The North Preisker Ranch planning area is generally bounded by the Blosser
(west) and Bradley (south) drainage channels, the Santa Maria River (north) arid
Railroad Avenue (east). The plan area is located at the northwest edge of the
City of Santa Maria in an area generally dominated by agriculture and new home
subdivisions.

The northeast plan area abuts the west end 207 unit Hidden Pines Estates
subdivision. The Santa Maria River Levee dominates the parcel's northern
boundary. The area to the west reflects several agricultural uses. The Blosser
Retardation Basin and residential senior mobilehome parks are to the south.

1-7



1.2.2

1.2.3

1.0 General Concepts

The uses proposed by this Specific Plan include standard and small lot
single-family residential units, an elementary school, church and recreational
facilities. The amended Sphere Study found that such uses would be compatible
with the existing scale of development and would not result in significant land use
conflicts.

Circulation

There are several existing roads that will serve the development of the planning
area. Railroad Avenue was extended in early 1992, and the Railroad Avenue
Bridge was constructed in 1990. These improvements provide access to the
easterly boundary of the project area. The planned improvements will create
additional access from the southwest by extending Blosser Road north. Both
roads will be tied into the extension of Hidden Pines Way through the plan area.
In addition to vehicular access, pedestrian and bicycle access from the East
along the drainage channel and form the proposed multi-purpose trail will serve
the plan area. To provide traffic control and area definition, modern roundabouts
will be incorporated at three intersections.

Infrastructure

Water. Although an existing eight-inch pipeline is available at the southern
boundary of the planning area, no extensions have been made into the area
itself. Future residential development will necessitate the construction of water
main lines per the direction of Mr. Dwayne Chisam (Utilities Manager for the City
of Santa Maria). Development will generate water demand of approximately 236
AFY (210,955 gallons per day) in the North Preisker Ranch planning area.

Wastewater. A new trunk line will be constructed along Blosser Road and
Hidden Pines Way to serve the plan area and the areas served by the Park Place
Sewer Lift Station. There are smaller sewer lines at Railroad and Vista del Rio,
south of the area. The sewer capacity reports prepared by John Carcllo
Engineers indicate that under full development, the sewer trunks from this area
would be surcharged, would not be adequate for the anticipated demand and
would need improvements. These improvements will be installed per the
development schedule.

Drainage. The entire North Preisker Ranch planning area has recently been
removed from the 100-year floodplain, as defined by the Federal Emergency
Management Agency (FEMA). A brief summary of the area's existing drainage
facilities follows.
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Three major drainage facilities serve the North Preisker Ranch area: Blosser
Channel, Bradley Channel and the Blosser Retardation and Groundwater
Recharge Basin. Santa Barbara County Flood Control officials assert that the
Blosser Channel and accompanying Retardation Basin could accommodate a
100-year flood.

1.2.4 Agriculture

1.2.5

1.2.6

1.2.7

The planning area processes poor agricultural soil but is able to support
"miniature vegetables” such as kale, kohlrabi, endives and sugar peas. The FEIR
found that conversion to urban use of this area would result in a significant but
mitigable impact. The plan area has no prime soil. Consequently, development in
the North Preisker Ranch Planning area would not significantly alter the
agricultural opportunities present.

Geology and Soils

Due to the presence of the surface trace of the Santa Maria Fault some 1,500
feet southeast of the site, the City of Santa Maria's Safety Element (1995)
locates the Planning Area in Ground Shaking Zone A, the zone subject to the
greatest risk in the event of an earthquake. The Santa Barbara County
Comprehensive Plan assigns this area a "low to moderate" risk based on its
geologic, seismic and soil characteristics. Further, the County's document
considers the area to have low liquefaction, landslide and expansive soils
potential. The FEIR finds that such conditions would not pose an undue hazard
to future development at the proposed scale and intensity and assigns a "low"
risk to this area.

Biological Resources

The planning area is of low biological sensitivity due to the ongoing agricultural
operations onsite and the disturbed nature of the surrounding area. The FEIR
states that no significant biological resources are expected to be affected by the
proposed development.

Noise

The North Preisker Ranch planning area is adjacent on two sides with existing
residential development. Limited agricultural uses are located to the west. The
proposed residential development is not expected to adversely impact existing
uses adjacent to the site. Furthermore, because the site is not located near any
major note sources such as U.S. Highway 101 or the airport, proposed
residential development will not be significantly impacted by traffic note.
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1.0 General Concepts

Visual Resources

Visual features of the North Preisker Ranch planning area are an eucalyptus tree
windrow and agricultural fields in the west and distant mountain ranges in the
east and north. The adjacent southwestern parcel features a retention/recharge
basin, which during rainy winter months becomes the dominant foreground visual
landmark. The FEIR found no significant visual impact is anticipated.

The development planned will incorporate onsite features as part of the open
space system. Residential development proposed will not be of a scalee or
intensity that would adversely affect distant views.

Cultural Resources

Archaeological investigations have revealed no evidence of cultural resources,
indicating that the area is suitable for development Similarly, no historic artifacts
exist in the area.

GOALS OF THE SPECIFIC PLAN

The preparation of the North Preisker Ranch 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 accommodate by the provisions of the General Plan. To quote directly:

"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.

North Preisker Ranch, an area not yet fully integrated into the City's
infrastructural fabric, qualifies in this regard. Because of its largely undeveloped
character, future development here requires special attention in order to properly
address the unique locational and environmental concerns of the 144-acre
planning area.
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1.0 General Concepts

The goals of the North Preisker Ranch 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 North Preisker Ranch Specific Plan to
provide residential opportunities to help meet the housing
needs of the growing population of the City of Santa Maria. In
accordance with General Plan Goal H. 1, it is the City's goal to
provide decent, affordable housing for all economic segments of
the community.

2. It shall be the goal of the North Preisker Ranch Specific Plan to
reflect the residential character of the adjacent residential
areas in north Santa Maria. To this end, small single-family lots
and standard single-family lots shall | be encouraged.

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

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
Section 1.3 of this Specific Plan.

2.1

211

LAND USE PLAN

The Land Use component of the North Preisker Ranch Specific Plan defines the
objectives, policies and programs for development of new land uses which
achieve the goals of the Specific Plan. The City of Santa Maria General Plan
Land Use Element (adopted 1991 and amended 1993) 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. Categories, mix, and arrangements of land uses permitted
within the North Preisker Ranch Community, and their distribution;
and

Parcelization. Policies regarding residential lot size to ensure the
affordability of single-family housing units in the community.

Overall Development Pattern

While development under the North Preisker Ranch Specific Plan represents a
departure from the area's current agricultural land use pattern, it is designed to
be compatible with surrounding land uses to accommodate future residential
growth arid minimize impacts on the environment. Figure 2-1 shows the locations
of the land uses proposed for the North Preisker Ranch planning area, while
Figure 2-2 illustrates the corresponding zoning for these areas.

Table 2-1 summarizes the proposed land uses in the planning area

SP Designation Zoning. Acreage
Low Medium Density Residential (LMDR) PD/RSL-1 61.62
Low Density Residential (LDR) PD/R-1 61.64
Community facilities (CF) PD/PF 18.88
Recreation Open Space (ROS) 0S 4.35

Includes Right-of-Ways shown on Figure 2-1
[Resolution 2000-181]
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2.1

2.1 LAND USE PLAN

LAND USE PLAN

The City's General Plan provides the basis of the Specific Plan Designations
outlined in Table 2-1 These designations are fully consistent with the General
Plan, and are defined as follows:

Low Medium Density Residential (LMDR) The LMDR designation
requires residential densities that are responsive to the need to provide
land-efficient, affordable housing on small lots, while maintaining the
character of a single-family neighborhood. Allowed Uses include
single-family detached units with an overall (average) density not to
exceed 8.0 units per acre, with variable lot sizes for single-family detached
units. The 61.62 acre portion of the southern half of the North Preisker
Ranch planning area reflects this designation. Development under this
land use designation must be in conformance with the provisions of the
PD/RSL-1 zone as established in Section 3.1.1 of this Specific Plan.
[Resolution 2000-181]

Low Density Residential (LDR). The LDR designation requires
residential densities that are responsive to the need to provide land
-efficient; affordable housing. Allowed uses include single-family dwelling
units with an overall (average) density not to exceed 5.0 units per acre.
The 61.64 acre northern portion of the North Preisker Ranch planning
area reflects this designation. Development under this land use
designation must be in conformance with the provisions of the PDIR-1
zone as established in Section 3.1.1 of this Specific Plan. [Resolution 2000-
181]

Community Facilities (CF). The CF designation allowed public uses such
as an elementary school campus and church. The centrally located 15.48
acre portion and 3.4 acre portion of the North Preisker Ranch planning
area reflects this designation. Development under this land use
designation must be in conformance with the provisions of the PD/PF
zone as established in Section 3.1.1 of this Specific Plan. [Resolution 2000-
181]

Recreation Open Space (ROS). The ROS designation includes existing
and proposed recreational facilities, including neighborhood, community,
and regional parks, bikeways, jogging paths and selected public utility
rights-of-ways. The 4.35 acre portion of the North Preisker Ranch planning
area reflects this designation. [Resolution 2000-181]

2.1.2 Land Use Objectives, Policies and Programs

Objective: Allow for affordable residential development on small and standard
size lots while preserving the character of the surrounding neighborhood.
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2.1 LAND USE PLAN

Policy LU 1 - Accommodate the following land use types in the North Preisker
Ranch planning area, in accordance with the Land Use Plan presented as Figure
2-1:

- Open Space: Recreation Open Space
- Residential: Low Medium Density Residential
Low Density Residential
- Community Facilities: Elementary School
Church
Programs

- LU 1.1 -- Revise the acreage of the various land use and zoning
designations shown on Table 2-1 based on a more detailed survey of the
property. [Resolution 2000-181]

Policy LU 2 - Provide residential uses that are affordable, structurally safe,
aesthetically pleasing and environmentally sound.

Programs

- LU 2.1 -- Apply development standards contained in Sections 3. 1. 1 and
3-1.2 of this Specific Plan to all lands within the North Preisker Ranch
planning area designated as FIXRSL-1 (Small Lot Single-Family
Residential) and PDIR-1 (Single-Family Residential).

LU2.2- Adhere to circulation, community design and infrastructure
standards contained within Section 3.0 (Land Development Regulations)
of this Specific Plan.

Policy LU 3 - maintain the designated open space for drainage and flood control
purposes as well as passive recreation opportunities

Programs

- LU 3.1 - Apply development standards contained in Section 3.1.3 of this
Specific Plan to all lands within the North Preisker Ranch planning area
zoned as OS (Open Space).

- LU 3.2 -- Verify the establishment of a maintenance program (new or
existing) available to maintain open space areas and that the subsequent
development will "pay its proportionate share" of the associated costs.

- LU 3.3 -- Recognize the Santa Maria River Levee front as an urban edge
that should include the levee bikeway, access to the bikeway and linear
parkway landscaping to the extent that abovementioned amenities would
not preclude scope maintenance and emergency access as determined by
the Santa Barbara Flood Control and Water Conservation District

Policy LU 4 Provide architectural controls, which define a nontraditional theme
reflecting classic architectural styles.
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2.1 LAND USE PLAN

- LU 4.1 -- Apply development standards contained in Sections 3.1.1,
3.1.2 and 3.1.4 of this Specific Plan to A lands with the North Preisker
Ranch planning area zoned as PD/RSL--1 (Small Lot Single-Family
Residential), PD/R-1 (Single-Family Residential) and PD/PF (Public
Facilities).

- LU 4.2 -- Utilize the existing Planned Development Permit process to
review and approve architectural design, sitting and community theme.
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2.2 CIRCULATION PLAN

The circulation system proposed under the North Preisker Ranch Specific Plan is
intended to provide safe and convenient access to the developments 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 areas circulation system assumes that the necessary
linkages outside the area are made.) The following sections describe the greater detall
the components of the area's circulation system. Table A-1 in Appendix A provides an
estimate of the cost of these improvements. 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.

It is intended that traffic control on public streets will be funded and constructed by
individual developments as development occurs. Although the specifics of these
elements will vary in relation to the needs and impacts associated with each individual
development, traffic controls, as a general rule (under "standard" circumstances), will be
designed to meet the parameters of City of Santa Maria Standard Specifications and
Drawings and Design Standards. 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 traffic control warrant criteria. Modern
roundabouts will be constructed at three intersections within the development.

In addition to financing the construction of circulation infrastructure within and adjacent
to the Specific Plan area, project applicants will be required to pay the AB1600 Traffic
Mitigation Fee in accordance with the adopted fee schedule approved by the Santa
Maria City Council. Credits as well as financial assistance may be given for regional
improvements as determined by the City Engineer.

Street Alignments. The North Preisker Ranch planning area is located just north and
west of the boundary of the City of Santa Maria. The planning area is situated between
the Blosser Road alignment to the west, Railroad Avenue and Hidden Pines Estates (a
207-unit residential development to the east), the Santa Maria River Levee to the north
and the Blosser Retention Basin and developing residential areas to the south. The
planning area will be served by the northerly extension, of Blosser Road, Ryanton
Avenue and Railroad Avenue, in addition to Hidden Pines Way. Segments of these
road-way sections have recently been completed in conjunction with the residential
subdivision developments occurring south of the planning area. Figure 2-4 shows the
preliminary alignments proposed for the roadway extensions within and adjacent to the
planning area. This figure also delineates the functional classification of each roadway
section. As shown in Figure 2-4, Blosser Road would be extended as a Secondary
Arterial across the Blosser Drainage Ditch then north to Hidden Pines Way then
reduced to a Local street north to the base of the levee. [Resolution 2000-181]
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2.2 CIRCULATION PLAN

Ryanton Avenue would also be as a Residential Collector along its existing alignment to
Hidden Pines Way and would reduce to a Local street north Hidden Pines Way.
Western Avenue would not cross the Bradley Channel; however, pedestrian access
would be provided across the canal. Terminating vehicular access at Western Avenue
and the Bradley Channel is supported by the traffic study provided by Associated Traffic
Engineers dated March 19, 1998. This change to the circulation element responds to
Residents on Western Avenue south of the canal who are concerned about existing
vehicular traffic. Railroad Avenue has already been extended to Hidden Pines Way as a
Residential Collector and would reduce to a Local street north of Hidden Pines Way,
Hidden Pines Way would extend as a Residential Collector across the planning area
and end at the intersection with Blosser Road These three roadways would provide
access to the major commercial employment centers located south and east of the
planning area, within the City of Santa Maria in addition to the north-south roadway
extensions, Hidden Pines Way (a Residential Collector Roadway) would be constructed,
thus forming an efficient circulation system capable of serving the North Preisker Ranch
development. [Resolution 2000-181]

Development will begin in the eastern portion of the planning area and progress west as
the demand requires. With the first phase of development, sanitary, and storm sewers
as well as domestic water pipelines will be extended as shown in Section 4. 3. Section
4.3 of this plan (Development Phasing Program) addresses circulation phasing in more
detail.

Bicycle Circulation. Bikeways improve bicycling safety and convenience, help
accommodate motor vehicle and bicycle traffic on shared roadways, and help to
encourage bicycling as an alternative transportation mode. Four bikeway classifications
are used in the City:

Multipurpose Trail -1 (MPT-1). Multipose trails are paths designed to
accommodate both bicycle and pedestrian traffic. Such paths are generally not
less than eight feet wide, and are divided into bicycle and pedestrian lanes. The
MPT-1 designation applies to multi-purpose trails, which follow corridors not in
proximity to existing roadways. An MPT-1 might follow a drainage channel or
traverse a park, for example. Multi-purpose trails replace the "Class | Bikeway"
designation formerly used by the City.

Multipurpose Trail (MPT-2) Similar to MPT-1, a Multi-Purpose Trail-2 is a
dedicated eight foot wide pedestrian/bicycle path. However unlike the former
designation, the meandering MPT--2 is constructed within parkways adjacent to
public roadways. The MPT-2 is generally used in conjunction with a Class 11
Bikeway, where it provides an alternative for recreational bicyclists who wish to
avoid riding on the street.
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2.2 CIRCULATION PLAN

Class 11 Bikeway (Bike Lane). Class Il bikeways (bike lanes) for preferential
use by bicycles are established within the paved area of streets and highways.
Bike lane stripes are used to promote an orderly flow of traffic by establishing
specific lines of demarcation between areas reserved for bicycles and lanes to be
occupied by motor vehicles.

Class lll Bikeway (Bike Route). Class Ill bikeways (bike routes" are shared
facilities which serve either to provide continuity to other bikeway facilities
(usually Class Il bikeways), or designate preferred routes through high demand
corridors. In either case, bicycle use is secondary Class Il bikeways are normally
established by placing Bike Route signs along roadways, and no pavement
marking or delineation is typically required.

The implementation of bikeways within the planning area would encourage
residents in the area to cycle to employment centers, schools, parks and open
space areas along preferred routes. Bikeways within the planning area would
also serve to provide continuity with the existing bikeway system in this portion of
the City

Figure 2-4 shows conceptual alignments and class designation for the bikeways
proposed within the North Preisker Ranch planning area. A number of
Multi-purpose trails will be constructed in and around the area, including a MPT-1
pathway along the Bradley Channel and through the residential area east of
Blosser Road and north of Hidden Way with a MPT-2 path along Rosser Road
and a MPT-1 path along Railroad Avenue. The north-south paths along Blosser
Road and Railroad Avenue are designed to connect with the proposed Santa
Maria Levee Bikeway. Class Il bikeways will also be incorporated into the Blosser
Road and Railroad Avenue right-of-ways.

Pedestrian Circulation. All planned roadways within the planning area would be
constructed with pedestrian sidewalks on both sides of the street. In addition,
multi-purpose trails shown on Figure 2-4 will function as pedestrian paths as well.

The purpose is to promote non -vehicular transportation modes as alternative travel
choices. The pedestrian facilities within the planning area would also tie in to the
surrounding developed area, thus providing convenient routes between residences,
commercial developments, schools, parks and transit stops.

Public Transportation. The Santa Maria Area Transit (SMAT operates the public
transit facilities within the City ff, Santa Maria and the neighboring communities of Orcutt
and Guadalupe Route 2 of the SMAT system currently provides continuous 30 minute
service to the existing residential areas located, just south of the North Preisker Ranch
planning area- Saturday service is provided every 60 minutes by Route 2 to these
areas. Transfer to other routes in, the SMAT system is possible both on weekdays and
Saturdays during the times Route 2 is in operation- Figure 2-5 shows the current SMAT
service routes within the Santa Maria-Orcutt area.
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2.2 CIRCULATION PLAN

It is anticipated that Route 2 would be expanded to serve the North Preisker Ranch
planning area if the proposed residential uses generate substantial transit demands.
The expansion of Route 2 would logically include service to Preisker Park as well.

The need to bus turnouts or other transit-related improvements with the area, or along
roadways which abut the area, would be determined by SMAT and the City of Santa
Maria Public Works Department.

2.2.2 Circulation Objectives, Policies and Programs

Objective: The North Preisker Ranch circulation system should provide safe and
convenient access to the developments located within the planning area while
encouraging the use of alternative transportation modes by residents of the
planning area.

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

- CIRC 1.1 - Construct the roadways within the area as shown in Figure
2-4, and designate those roadways as follows:

Secondary Arterial: Blosser Road (to Hidden Pines Way)
Residential Collector: Railroad Avenue (Canal Street to Hidden
Pines Way)

Hidden Pines Way
Canal Street

Local Street: Ryanton Avenue (Canal Street to
Hidden Pines Way) [Resolution 2000-181]

Note: Remaining roadways within the planning area will be Alternate
Local Minor (see Figure 3-7)

- CIRC 1.2 - Roadways shall be designed and constructed in accordance
with the typical plans and sections shown in Figures 3-4, 3-5 and 3-6.

-- CIRC 1.3 -- Construct modern roundabouts within the area as shown in
Figure 2-4.
Policy CIRC 2 -- Provide pedestrian sidewalks on both sides of all Secondary
Arterial, Residential Collector and Residential Local roadways.
Program

- CIRC 2.1 - Allocate adequate right-of-way in accordance with the typical
plans and sections shown in Figures 3-4, :3-5 and 3-6 for pedestrian
sidewalks along all proposed planning area roadways.
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2.2 CIRCULATION PLAN

Policy CIRC 3 - Provide a safe and efficient bikeway system to serve the
transportation and recreational needs of the residents of the planning area.

Program

- CIRC 3.1 - Construct mufti-purpose trails within the planning area along
the alignments depicted in Figure 2-4. These pathways would be 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 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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2.3 COMMUNITY DESIGN PLAN

Landscape, architecture and streetscape elements provide the visual and functional
cohesiveness needed to turn an ordinary specific plan into something truly unique.
Indeed, without attention to community design, an otherwise good plan will fail 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 North Preisker Ranch planning area.

2.3.1 Proposed Community Design Components

The unique physical layout of the planning area allows for some interesting
community design possibilities. The 4.35-acre open space park area will be
landscaped and improved for public enjoyment of recreational uses such as roller
hockey, volleyball, basketball and tennis. Appendix A provides a cost estimate for
proposed community design improvements described. [Resolution 2000-181]
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2.3 COMMUNITY DESIGN PLAN

Railroad Avenue Linear Parkway. The existing Railroad Avenue linear parkway
will be extended northward along the existing Railroad Avenue right-of-way to the
base of the Santa Maria River levee at which ramps will be provided for access
to the levee bikeway. This 40-foot wide park-way will feature a multi-purpose trail
and landscaping, which will riot only buffer neighboring residential uses from
street noise, but also serve as a functional link in the area's transportation
system. Figures 3-11 and 3-12 in Section 3.3 (Community Design Guidelines)
show a conceptual treatment for this parkway.

Railroad Avenue Parkway Access. The east side of Railroad Avenue
within the plan area includes an extension of the parkway that runs under
the Pacific Gas & Electric high-tension transmission lines. The Hidden
Pines Specific Plan area to the east will incorporate a pedestrian/bicycle
access way linking internal street system to the parkway system. (See
Figure 3-12)

Bradley Channel Pedestrian/Bicycle Access way. The Bradley Channel
will incorporate a pedestrian/bicycle access way, which will ultimately link
Preisker Park to the east to the Bob Grogan Park to the west. The
residential community planned for the northeast 20 acres of the Hidden
Pines planning area will incorporate a pedestrian/bicycle access way
linking its internal street system to this parkway system. This access way
must have a minimum width of 30 feet, and must be centrally located
between Railroad Avenue and the western boundary of the residential
portion of the Hidden Pines planning area. (See Figure 3-11)

North Preisker Ranch Bikeway System. The North Preisker Ranch
Specific Plan will provide an extensive system of multi-purpose trails,
which will link residential development with recreational areas (Figure 2-6).
Not only will this recreational pedestrian/bikeway system help reduce local
auto tips, it will function as the aesthetic backbone of the community. And
by providing direct access between residential neighborhoods and local
designations without having to access roads, this transportation system
also promotes transportation safety

North Preisker Ranch Residential Area. This 124 acre area is the
predominant land use within the planning area. In order to provide a
traditional town setting, the street alignments reflect a grid pattern with
parkways and lot sizes, which include 45'x 100" (minimum) zero lot-line
lots and 60'x 100" (minimum) standard lots. Affordability and design of
single-family homes will be enhanced by the opportunity to create an
environment of classic residential architecture within feasible economic
Parameters.
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2.3 COMMUNITY DESIGN PLAN

2.3.2 Community Design Objectives, Policies, and Programs

Objective: Enhance community character through the use of aesthetically
pleasing and water conserving streetscapes, on-site landscaping, and land use
buffer edges within designated landscape areas.

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

Program

-- CU 1.1 - Designate the following as landscaped areas within the North
Preisker Ranch planning area as shown on Figure 2-6.

- Open Space Park and Trails to Bob Grogan Park
- North Preisker Ranch Bike-way System

- Railroad Avenue! Linear Parkway

- Santa Mafia River Levee (60) Linear Parkway

Objective: Enhance community character through the use of site sensitive,
traditional residential design.

Policy CD 2 -- Establish guidelines for traditional residential design

- CD 2.1 -- Designate the following general architectural styles as
representative of the character of the planning area.

- Chalet Style

- English Tudor

- English Cottage!

- Colonial Revival

- Spanish Colonial

- Mission Revival

- Prairie Style

- Victorian

- Arts and Crafts Style
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2.4 INFRASTRUCTURE PLAN

The Infrastructure section of the North Preisker French Specific Plan establishes
standards and guidelines for the locations and sizes of necessary water services, sewer
lines, and storm drainage improvements. Table A-3 in Appendix A summarizes these
improvements and provides an estimate of their construction costs; all costs are
preliminary until such time as the detailed engineering documents and drawings are
complete.

The identification of the location and size of public infrastructure elements within this
document is based on site-specific studies and, while intended to aid the reader in
assessing the nature and scope of such elements, is not intended to be inviolate.

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. These design 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.

Public infrastructure elements intended to serve area-wide or "regional” needs and
address such impacts are currently under study These elements are typically of a scope
beyond the ability or means of an individual development or developer to construct and
will necessitate concerted effort and financing measures to realize. Examples of such
elements include water transmission lines, sewer trunk lines, sewer treatment plant
expansion, extension of off-tract arterial roadways, and regional drainage facilities.

2.4.1 Proposed Infrastructural Improvements

Water System. The 144-acre planning area includes residential development as
well as community, recreational, and conservation facilities. All areas within the
planning area will be served by extending the existing water mains as shown on
the Water System Plan(see figure 2-7). Pipelines to the project area can be fed
from either director, and should be looped and valved so that a minimum number
of residences can be served and no more than one fire hydrant would be out of
water if flow in one of the lines is lost. While the configuration of the streets is
available, the exact location and length of each water line will not be known until
final design has been completed. Design of all water facilities will be in
accordance with the City of Santa Maria Public Works and Water Department
requirements.
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2.4 INFRASTRUCTURE PLAN

The project water demand for this development is (272,278 gpd x 365
days/yr)/325,851 gal/af = 305 afy. Consequently, only ultra-low toilets and low
flow showerheads shall be used in the project. Every effort should be made to
encourage water conserving landscape and irrigation systems throughout the
development. Although the City of Santa Maria state water allocation does not
indude the planning area, there is sufficient water at buildout.

Although the proposed development will add to the overall demand on the
system, the existing water system facilities (pumps, wells, reservoirs and
transmission mains) are capable of meeting the estimated increase without
modification. All cost estimates will be adjusted when the actual location and
sizes of Me proposed waterlines, have been determined.
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Sewer System. The North Preisker Ranch planning area is estimated to
generate an average wastewater flow of 17,254 (GPD) and a peak flow of 0.94
cfs. The Sewer Capacity Analysis by john Carollo Engineers (April 1986) showed
several lengths of the nearest sewer trunk (Garden Drive South Trunk) to be
overloaded when the City is fully developed within its borders. This trunk flows to
the DeJoy Trunk Sewer, which is also near capacity. Since the Carollo report
was prepared, the City has expanded is borders to encompass the Hidden Pines
Annexation Area #71. That area includes the Hidden Pine subdivision (207
dwelling units), Rancho Buena Vista Mobile Home Park (210 dwelling units), Park
Place Mobile Home Park (134 dwelling units) and a Jehovah's Witness Kingdom
Hall (1,000 seats).

A 10" main in Hidden Pines Way was installed as part of the Hidden Pines
subdivision. The North Preisker Ranch project will construct a sewer trunk from
the southern point of connection at Blosser Road through the planning area to
the existing 10" main in Hidden Pines Way (which terminates at Railroad Avenue)
This planning area is bounded by Blosser Road to the west, the Santa Maria
River Levee to the north, the Bradley Channel to the south and Railroad Avenue
to the east.

The Santa Maria Municipal Code allows the developer to subrnit a
reimbursement map for approval in order to recoup the costs associated with
providing additional capacity over and above that required to serve the planning
area.

According to the Hidden Pines Specific Plan, the gravity line must be financed
and constructed prior to the completion of infrastructure improvements in the
initial phase of development in this planning area. These improvements shall be
included in the infrastructure costs section. Prior to recordation of the initial
subdivision map, an improvement plans related to the sewer trunk in Blosser
Roadway is approved by the City.

The impact of the project sewer loves on the timing of DeJoy Phase Il
improvements is uncertain at this time. Prior to construction of the Blosser sewer
trunk, said impact will be verified to the satisfaction of the City Engineer.

The open space area is not expected to generate significant sewage.

A conceptual sewage collection System is shown in Figure 2-8 in order to
illustrate the basic requirements and to provide a general estimate of the cost
(see Appendix A for a calculation of the projected cost estimate). The cost
estimate will be adjusted when the actual location of manholes and length of
pipelines have been determined through the subdivision process.
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Storm Drainage System. The planning area is generally bounded by storm
drainage channel at the west and south. The entire planning area will drain
directly into the Santa Barbara Flood Control District retardation basin adjacent to
the south. The planning area slopes in a westerly direction having an elevation
differential of only seven feet across the parcel with a maximum gradient of about
0.3 percent. The SBFCD retardation basin is an important "area-wide’;
topographic. and drainage feature. This basin receives flows from the Blosser
and Bradley drainage ditches and outlets to the north through an extension of the
Blosser Ditch and eventually drains to the Santa Maria River. Presently, the
planning area is used as open space or for agriculture production. According to
the Federal Emergency Management Agency, the area is riot within the 100-year
flood plain.

The existing 15 acre open space basin will be incorporated into the existing 25
acre Santa Barbara Flood Control District retardation basin adjacent to the west
by removing the levee which currently divides them, The increased capacity of
the expanded retardation basin will greatly enhance the overall efficiency of this
"area-wide" drainage System The material which separates to the two basins, will
be excavated and placed on the western portion of the planning area to furtlher
ensure efficient drainage of the planning area. The Santa Barbara Flood Control
District has agreed to accept the above-described plan pending submittal of
improvement plans.

The area storm drain system will extend from the SBFCD retardation basin north
to the central portion of the planning area and then extend east to serve the initial
phase of development as well as subsequent phases. For purposes of estimating
and illustration, the main backbone system is shown. Design of the drainage
system will be in accordance with the City of Santa Maria Public Works
Department and the Santa Barbara Flood Control District requirements.

Proposed and existing drainage improvements for the planning area are shown
on Figure 2-9. Table A-3 provides a cost estimate for these improvements.

Design of proposed drainage improvernents are approximated based on Santa
Barbara County Flood Control District and Water Conservation District standard
design procedures. A 25-year storm frequency was used to size the storm drains.
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 whenever possible. The
'Flood Control District may allow retardation at the County-owned Blosser Basin
or may require "in-lieu” improvements to be constructed within the system. In this
case, retardation capacity is assumed to be provided by the expanded Blosser
Retention/Retardation Basin.
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2.4.2 Infrastructural Objectives, Policies and Programs

Objectives. To achieve a framework for the developmemt of appropriate
infrastructure to accommodate the land uses proposed in the North Preisker
Ranch planning area.

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

Programs

- INFI.1 - Provide water services in accordance with the improvements
depicted in Table 43 and Figure 2-7 of this Specific Plan subject to
modification by detailed engineering studies at the time of development.

- INF 1.2 - require low-flow toilets and showerheads in all residential units.

- INF 1.3 - implement water-conserving landscape design standards
established in Section 3.3 of this Specific Plan.

- INF 1.4 - implement infrastructural improvements in accordance with
financing and maintenance mechanisms established in Section 4.0,
(implementation and Administration) of this Specific Plan.

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

Program
- INF 2.1 - Provide a sewer system in accordance with the improvements
depicted in Table A-3 and Figure 2-8 of this Specific Plan subject to
modification by detailed engineering studies at the time of development.

- INF 2.2 - implement infrastructural improvements in accordance with
financing and maintenance mechanisms established in Section 4.0,
"Implementation and Administration”, of this Specific Plan.

Policy INF 3 -- Achieve a framework for development of an efficient storm
drainage system-

Program

- INF 3.1 - Provide a storm drainage system in accordance with the
improvements depicted in Table A-3 and Figure 2-9 of this Specific Plan
subject to modification by detailed engineering studies at the time of
Development.

- INF 3.2 - Implement drainage improvements in accordance with
financing and maintenance mechanisms described in Section 4.0,
"Implementation and Administration”, of this Specific Plan.
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3.0 LAND DEVELOPMENT REGULATIONS

3.0 LAND DEVELOPMENT REGULATIONS

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

3.1 LAND USE STANDARDS

The City of Santa Maria Zoning Ordinance provides much of the basis of private land
development regulations, under the North Preisker Ranch Specific Plan. Four zone
districts are established by this plan: Single-Family Small Lot Residential (PD/RSL-1),
Single-Family Residential (PD/R-1), Open Space (OS), and Community Facilities (CF).
Each zone district would be located within a Planned Development (PD) overlay zone
unless the City zoning ordinance would suffice. Figure 2-2 shows the boundaries of
these zones within the planning area.

The standards described below in Sections 3.1.1 - 3.1.2 in effect replace the Zoning
Ordinance for some development in the North Preisker Ranch planning area. In cases
where standards of similarly-named districts of the Zoning Ordinance 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 Zoning Ordinance will apply.

3.1.1 Low Medium Density Single-Familly Small Lot Residential (PD/RSL-1) Zone
Standards

This section describes the development standards of the Single-Family Small Lot
Residential' (PD/RS-1) zone Figure 3-1 illustrates how these standards might be
applied to a conceptual development project.

a. Purpose. The PD/RSL-1 is intended to establish and maintain a traditional
singe-family theme for the planning area and permit a suitable
environment for single-family living on a scale representative of a
traditional neighborhood by permitting 4,500 s.f. Minimum lots with special
residential and yard requirements while at the same time maintaining
adequate individual open space. It is intended that the PD/RSL zone be
used in conjunction with the City of Santa Maria Zoning Ordinance (RSL-1
zone).
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3.0 LAND DEVELOPMENT REGULATIONS

Permitted Uses.The following uses are permitted in the PD/RSL-1 district:

(1) Home occupations subject to a home permit. See Chapter 29 of the
Zoning Ordinance

(2)  Single-Family dwelling.
(3) Crop and tree farming.
(4)  Care of non-related persons (six [6] or less persons)

(5) Keeping household pets, avairies, and greenhouses for domestic or
hobby use. The keeping of roosters, goats, sheep, pigs, horses,
cows, or similar animals is specifically prohibited.

(6)  Small family day care home (six (6) persons or less).

Conditional Uses. The following uses and those similar uses which the
planning commission finds to fall within the intent and purpose of the 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 Condtional Use
Permit according to the procedures set forth in Article 2 of Chapter 35 of
the Zoning Ordinance.

(1)  Churches;

(2)  Child day care centers:

3) Public and private schools;
4) Large family day care homes.

Accessory Buildings. Accessory buildings shall be permitted in the
PD/RSL-1 district subject to compliance with all requirements set forth in
Chapter 27 of the Zoning Ordinance.

Minimum Parcel Size. Each interior lot shall have a minimum area of not
less than four thousand five hundred (4,500) square feet and a minimum
width of not less than forty five (45) feet. Each corner lot shall have a
minimum area of five thousand (5,000) and a minimum width of not less
than fifty (50) feet.

The City Council, through a subdivision map, may create lots smaller than
specified above, provided the overall density of the project is consistent
with the general plan.

Maximum Building Height. Maximum allowable building height is twenty-
five (25) feet. [Ordinance 2000-16]

Setbacks. All required yard setbacks are measured from the lot property
lines. Yard measurements on lot lines abutting rights-of-way assume a lot
line based on the ultimate standard design right-of-way as set forth in this
Specific Plan.
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3.0 LAND DEVELOPMENT REGULATIONS

Front yard shall be no less than twenty four (24) feet deep,
measured from back of curb, except as follows:

(@)

(b)

Garages shall be setback a minimum of thirty (30) feet from
the front property line and eighteen (18) feet from the back of
sidewalk to avoid vehicles overhanging the sidewalk.
Garages with side entry may be setback not less than fifteen
(15) feet from the front property line. The front of the garage
must be recessed a minimum of six (6) feet from the front of
the occupied portion of the dwelling. Exception: Garages
containing heavy timber trellises, arbors, and columns
containing vines may be setback four (4) feet from the front
of the dwelling, but must still maintain eighteen (18) feet from
the sidewalk. [Ordinance 2000-16]

Front porches, balconies, bay windows and patios shall not
be less than twenty-two (22) feet from the front property line.
Front porches cannot exceed the width of the front elevation.
Balconies, bay windows and patios cannot exceed 50% of
the elevation width, including the garage elevation.
[Ordinance 2000-16]

Side Yards:

(@)

(b)

On interior lots, both side yards shall be a minimum of five
(5) feet in width. [Ordinance 2000-16, Ordinance 2001-07]

On a corner lot, the setback shall be nineteen (19) feet from
the house to the side property line adjoining the street; the
other side yard shall be no less than five (5) feet. Garages
with access from the side street shall not be closer than
eigliteen (18) feet from the back of sidewalk. [Ordinance
2000-16]

Rear Yards. Rear yards setbacks shall be as follows:

(@)

For a single-story or two-story structure, the setback shall be
not less than twenty (20) feet, except as follows:

(1)  The setback for a single-story structure may be reduced

to fifteen (15) feet provided that no more than twenty
(20) feet of the rear width of the structure is projecting
into the required twenty (20) foot setback. [Ordinance
2000-16, Ordinance 2001-07]

(2)  When the garage is located on the rear half of the lot,

the rear yard setback of the house shall be not less
than fifteen (15) feet. [Ordinance 2000-16, Ordinance
2001-07]
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3.0 LAND DEVELOPMENT REGULATIONS

(b) For a garage located on the rear half of the lot, the setback
shall be not less than five (5) feet for the garage. [Ordinance
2000-16]

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

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

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

(1) The recommendations contained in an acoustical report prepared
by an acoustical expert acceptable to the community development
department;

(2)  The installation of solid-core doors and double-glazed windows on
all openings in the elevation of a structure facing the arterial or
collector streets roof vents facing arterial or collector streets shall
be baffled in a manner acceptable to the zoning administrator.

Architectural and Aesthetic Standards. Residential structures are to be
designed to reflect traditional styles in an effort to provide an interesting
architectural mix and aesthetic harmony within the neighborhood as a
whole. See Section.3.2, "Exterior Design Requirements." For exterior
elevation examples see Figure 3-3-

3.1.2 Low Density Single-Family Lot Residential (PD/R-1) Zone Standards

This section describes the develop merit standards of the Single-Family Residential
(PD/R-1) zone. Figure 3-2 illustrates how these standards might be applied to a
conceptual development project.

a.

Purpose. The PD/R-1 designation is intended to establish and maintain a
traditional single-family theme for the planning area and permit a suitable
environment for single-family living on a scale representative of a
traditional neighborhood by permitting 6,000 s.f. minimum lots with special
residential design and yard requirements while at the same time
maintaining adequate individual private open space. It is intended that the
PD/R-1 zoning be used in conjunction with the City of Santa Maria Zoning
Ordinance (R-1 zone)

Permitted Uses. The following uses are permitted in this PD/R-1 district:

(1) Home occupations subject to a home use permit. Chapter 29 of the
Zoning Ordinance;

(2)  Single-Family dwelling;
(3) Crop and tree farming;
(4)  Care of non-related persons (six [6] or less persons);
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3.0 LAND DEVELOPMENT REGULATIONS

(5) Keeping of household pets, aviaries, and greenhouses for domestic
or hobby use. The keeping of roosters, goats, sheep, pigs, horses,
cows, or similar animals is specifically prohibited;

(6) Small family day care home (six (6) or less persons).

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 35 of
the Zoning Ordinance.

(1)  Churches;

(2)  Child day care centers;

3) Public and private schools;
(4) Large family day care homes;

Accessory Buildings. Accessory buildings shall be permitted in the
PD/R-1 district subject to compliance with all requirements set forth in
Chapter 27 of the Zoning Ordinance.

Minimum Parcel Size. Each interior lot shall have a minimum area of not
less than six thousand (6,000) square feet and a minimum width of not
less than fifty (60) feet, except that lots at the curve in a knuckle or
cul-de-sac may be forty (40) feet wide. Each comer lot shall have a
minimum area of not less than six thousand five hundred (6,500) square
feet and a minimum width of not less than sixty-five (65) feet.

The City Council, through a subdivision map, may create lots smaller than
specified above, provided the overall density of the project is consistent
with the general plan.

Maximum Building Height Maximum allowable building height is twenty-
five (25) feet. [Ordinance 2000-16]

Setbacks. All yard measurements are made from the lot property lines.

(2) Front yards shall be no less than twenty four (24) feet deep, except
as follows:

(@) Garages will be setback a minimum of six (6) feet from the
front of the residential structure.

(b)  Garages may be. located at the rear of the lot with a fifteen
(15) foot (minimum) wide driveway access.
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Front porches, balconies, bay windows and patios can be
ten (10) feet from back of sidewalk at front yard setback and
five (5) feet from back of sidewalk at side yard. Front
porches can not exceed the width of the front elevation.
Balconies, bay windows and patios can not 50% of the
elevation width.

(2)  Side Yards.

(@)
(b)

On interior lots, side yards shall be a five (5) feet in width.

On a corner lot, the setback shall be ten (10) feet from the
side property line adjoining a Residential Collector or
nineteen (19) feet from the side property line adjoining a
Residential Local or Alternate Local Minor; the other side
yard shall be five (5) side yard.

(3) Rear Yards. Rear yard setback shall be as follows:

(@)

(b)

For single-story or two-story structures, 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, the setback
shall be not less than five (5) feet. [Ordinance 2000-16]

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

Ordinance,

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

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

Q) The recommendations contained in an acoustical report prepared
by an acoustical expert acceptable to the community development
department;

(2)  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 shad
be bailed in a manner acceptable to the zoning administrator.

Architectural and Aesthetic Standard. Residential structures we to be
designed to reflect traditional styles in an effort to provide an interesting
architectural mix and aesthetic harmony with the neighborhood as a
whole. See Section 3.3.2, "Exterior Design Requirements." For exterior
elevation examples see Figure 3-3 and 3-3a.
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North Preisker Ranch
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3.0 LAND DEVELOPMENT REGULATIONS

3.1.3 Open Space (OS) Zone Standards

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
maintaining natural open space for drainage, aesthetics, and recreation.

a.

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,
and to preserve natural scenic areas for future population, and to provide
areas for future planned growth of the city.

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

(1)  Agricultural lands including farms, plant nurseries, orchards, and
truck gardening;

(2) Rangelands:

(3) Areas required for recharge of groundwater basin, including
retention basins required for flood control,

(4) Areas required for the preservation of plants and animal life,
including habitat for wildlife species;

(5) Areas for Outdoor recreation, including parks, utility easements,
trails, and scenic highway corridors;

(6)  Areas which require special management or regulation 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;

(7) Land reclamation projects.

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, arid which are of a comparable nature and of the same class
enumerated in this section, shall be permitted in the 0S district subject to
obtaining a conditional use permit according to the procedures set forth in
Article 2 of Chapter 35 of the Zoning Ordinance:

(1) Commercial greenhouses;

(2) Commercial recreational facilities;

3) Riding academies and stables with the boarding of horses;
4) Public utility structures;
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(5) Electrical substations;
(6) Libraries and museums;

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

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

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

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

3.1.4 Public Facilities (PF) Zone Standards

a.

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:

(1) Governmental buildings and facilities designed for public use and
accommodation;

(2) Public libraries, museums and schools and colleges;
(3)  Charitable and philanthropic institutions;

(4) Water and wastewater treatment plants, substations and other
public service facilities of a similar nature;

(5) Uses, buildings and structures incidental, accessory and
subordinate to permitted uses;

(6)  Churches

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

Height. No building or structure shall exceed a height of three (3) stories
or thirty-five (35) feet as measured from the finished grade on the site,
unless so authorized by the zoning administrator, upon his finding that
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unique circumstances apply to the particular property or development
proposed which justify an exception and which if allowed will nerveless be
compatible with adjoining properties.

Setbacks.

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

(2) Required side yard is ten (110) feet.

3) Required rear yard is ten (110) feet.

Project Review.

(1)

No permit shall be issued for the grading of land nor the
construction, erection or moving of any buildings or structures, 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:

(@ 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 (50) feet of the boundary line oil the subject
property; the location, dimension, ground floor area, and
uses of all existing 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;

(b)  Schematic drawings, and renderings to scale showing the
architectural design of buildings and structures proposed to
be constructed,;

(c) 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 cove-rage expressed as a percentage of the
total lot area,
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e Parking ratio, expressed as the number of parking
spaces to the square footage of building area,

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 A statement as to the source of water and method of
waste water disposal,

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
developmental 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 32 of tie Zoning
Ordinance.

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

Architectural and Aesthetic Standards. Churches are to be designed in
a NeoTraditional/Country Church architectural style similar to the
residential architecture that has been required within the North Preisker
Ranch Specific Plan area. Several examples of acceptable church
architecture are shown in Figure 3-13. [Ordinance 2000-16]
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CIRCULATION DESIGN STANDARDS

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

a.

Secondary Arterial Design. Secondary Arterial plans arid cross-sections
are illustrated in Figure 3-4. Secondary Arterials within the planning areas
would include a 104 foot right-of-way section which would accommodate a
paved width of between 64 feet.

Residential Collector Road Design. Figure 3-5 shows a typical overhead
plan and section for the extensions of Residential Collectors serving the
planning area. Roadways constructed without adjacent Multipurpose trails
would have a paved width of 44 feet, with 6-foot sidewalks on either side.
A 10-foot wide public utility/ landscaping easement will be adjacent to
each sidewalk. If Mufti-Purpose Trails are required, they shall be 8-foot
wide meandering paths within a 16-20 foot wide landscaped area adjacent
to the street. These areas Would replace the standard 6-foot sidewalk and
adjoining 10-foot public utility/landscape easements.

Residential Local Street Design. Residential Local streets which in turn
would connect to the collector roads and arterials, as shown in the
Circulation Plan (figure 2-4). Figure 3-6 shows a typical plan and cross
section for Residential Local streets that would be constructed with the
planning area. Residential Local streets would be constructed with a 41
-foot right-of-way and a paved width of 40 feet The cross section shows
that a typical Residential Local street would be a two-lane facility with
paved shoulders and six-foot sidewalks and ten-foot wide landscaped
parkways.

Local Minor Street Design. Although not shown in the Circulation Plan
(figure :441 it is anticipated that individual lots would be served by Local
Minor streets. Local Minor streets may be constructed with a 36-foot
curb-to-curb width (Figure 3-7).

Modern Roundabout Configurations. There are two intersections
identified in the Circulation Plan (Figure 2-4) which feature a Modern
Roundabout in the planning area. Figure 3-11 illustrates the conceptual
configuration each should have after plan implementation. [Ordinance
2000-16]

Note that these figures are not to scale, and the actual engineering of
these intersections should be used to show the intent of what is to be
constructed at these locations.
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Bikeway Pedestrian Path Design. Mufti-Purpose Trails are to be
constructed as per existing City standards. They shall be 8 feet wide and
meander within a 16- to 20-foot-wide landscaped area adjacent to
designated public streets.

Parkway Detail. See Parkway detail (Figure 3-8)
Median Detail. See Median detail (Figure 3-9).
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3.3 COMMUNITY DESIGN GUIDELINES

The component of the Land Development Regulations establishes design
guidelines which govern public and private and private improvement within the
North Preisker Ranch planning area.

3.3.1 Public Improvements

a. Streets and Sidewalks.

(1)

)

3)

(4)

)

Integrate surface materials into the overall design concept for
residential portions of the North Preisker Ranch area. Coordinate
their selection with the choice of lighting, street furniture; signs and
the buildings

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"

A safe, even, slip-resistant surface s hall be used for, all materials
used for sidewalks and other pedestrian areas per standards set
forth in [lie City’s "Standard Plans and Specifications "

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.

b. Lighting. In the design of Lighting for the North Preisker Ranch Specific
Plan, 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
walks. In all conditions, lighting shouid be consistent with the City of Santa
Maria 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

(M
(2)
3)

(4)

Light standards should blend architecturally with buildings,
pedestrian areas and other hardscape elements.

Fixtures and standards should conform to state and local safety
and illumination requirements.

Design and placement of site lighting must minimize glare affecting
adjacent properties, buildings: and roadways.

Automatic timers on lighting should be designed to maximize
personal safety during nighttime use saving energy.
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o Special Condition Lighting Lighting fixtures and standards within the
public; rights-of-way play a crucial role in displaying a level of quality of
the development along streets.

(a)

(b)

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.

The maximum height of roadway lighting should be thirty
(30) feet with a minimum clearance of sixteen (16) feet
provided above roadways.

e Parking Area Lighting

(a)

(b)
(c)

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.

The maximum height of parking area lights should be twenty
(20) feet.

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

o Pedestrian and Entry Area Lighting

(a)

(b)

Pedestrian and entry area lighting will provide illumination in
public spaces. For, all uses permitted where above ground
illumination is desired, an architecturally compatible lighting
fixture(s) is recommended.

These standards should not exceed twenty (20) feet in
height.

o Architectural Lighting

(@)

(b)
(c)

(d)

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

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

Wall "washing" effects must he sparingly used to accentuate
architecture at key visual areas and not used as an attempt
to advertise buildings to roadways.

All architectural lighting whether carefully integrated into
building details or concealed flush with grade, should not be
visually apparent during the daytime.
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e 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.

(b) String lights with non-flashing small white bulb, can be used
to highlight trees within public plazas and outdoor areas at
night to create excitement and a festive ambiance.

Landscaping

(1)
(2)

(3)

(8)

(9)

(10)

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

Landscape all setback, parkway, and non-work areas, except as
otherwise permitted,

Landscape public right-of-ways with drought-tolerant trees, shrubs,
and ground cover. See Appendix B for a list of approved drought
tolerant plants

Install permanent automatic irrigation for all landscaped areas in
accordance with Chapter 44 of Title 12, Landscape Standards. Use
drip irrigation systems in shrub areas where feasible.

Replace turf areas with drought tolerant ground Cover for inactive
areas where ‘feasible.

Provide picnic tables, barbecues, trash receptacles, and public
restrooms for the open space park in accordance with City
standards.

Provide Multi-Purpose Trails within the planning area as shown in
Figure 2-4. The pedestrian and bicycle access to the residential
areas may be combined with the secondary emergency access
when appropriate,

Require that all detailed landscaping plans for the pl3nning area
and roadways 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.

Require that conceptual landscaping plans be submitted to the.
City Community Development and Recreation and Parks
Department: prior to the approval of any development permits.
Require that landscaping of open space be installed by a licensed
landscape contractor, under the direction of the landscape architect
and the City of Santa Maria.
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3.3.2 Private Improvements

C.

a.

(a)

(b)

Exterior Design Requirements.

(1)

(2)

3)

All exterior elevations which front streets will reflect the particular
architectural style of that structure which must be a traditional motif
(see figure 3-3 for examples)

All mechanical equipment or duct work will not be roof mounted or
visible from the street view.

Screen all mechanical equipment mounted on or adjacent to the
wall surface of a building.

Landscape Design.

(1)
(2)

(3)

(4)

(5)

(6)

Require instailation of one street tree per dwelling unit in all
residential developments as per City Standards

Street trees shall be selected from among a City-approved list of
trees (Appendix B).

Landscape all unpaved area with trees, shrubs, and ground cover.
The use of drought tolerant plant materials are required. See
Appendix B for drought tolerant plant list.

Prohibit turf areas in excess of fifty (50) percent of the total
designated landscaping area unless said area is used for active
recreation.

Require all front yard landscaping to be in accordance with Chapter
44 of the Uniform Landscaping Guidelines.

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

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

cover.

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

Lighting.
(1

(2)

Lighting design should be traditional, simple and of durable
construction per City Standard Plans and Specifications.

Porch, drive way, and yard lighting should be incandescent and
moderately bright. Fluorescent or mercury vapor-type lamps are too
harsh for small scale, outdoor areas, and should be avoided.
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North Preisker Ranch

Figure 3-10
[Ordinance 2000-16]
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3.4 INFRASTRUCTURE STANDARDS

a. Grading. All grading activities shall be in conformance with the following
provisions.

(1)

(2)

)

(4)
®)

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 Di:avelopment 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 includa
techniques employed to prevent emsion and sediimentation 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 orconcrete.

Grading work shall be balanced onsite wherever possible.

All cut and fill 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.

Grading and erosion control design shall be in accordance with City
of Santa Maria Code.

Final grading, erosion control and drainage plans shall be reviewed
and approved by the Building Division of the Community
Development 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 recompaction 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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(13) Fills. placed on slopes steeper than 5:1 shall be properly benched
prior to placement of fill.

(14) Ali drainage shall be directed away from cut/fill siopes.

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

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

(17) 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.

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

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 standarris of both thp City of Santa Maria and the
Santa Barbara County, Flood Control and Water Conservation Dibtrict.
This includes:

(1)  Water courses must be placed in closed conduits where the flow
requaies a reinforced concrete pipe 48 inches in diameter or less:

(2)  Arificial water courses Which provide for runoff generated within a
tract in closed conduits regardiess of size.

(3) 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.

(4) Minimum size storm drain is 18 inches in diameter.

(5) The closest finish floor elevation must be at least two (2) feet above
the 100-year storm level.

(6)  The lot pad must be at least two (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.
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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.

Proposed rnojects 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 two (2) fleet above the base flood elevation as published
by Federal Emergency Management Agency.

Water Regulations.

(1)

(2)

)

All plumbing fixtures shall be of a low flow nature, including using
1.6-gallon per flush toilets.

The landscaping shah be consistent with the "Uniform Landscape
Guidelines” contained in Chapter 44 of the Municipal Code. Low,
water demand drought resistant landscaping shall be encouraged.

An automatic landscape irrigation system incorporation time clocks
and/or moisture sensors shall be installed.

Any changes in 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.

Storm water detention basins shall be constructed as part of this
project; this will help recharge tne groundwater basin and lessen
the negative impact to groundwater resources.

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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4.0 IMPLEMENTATION AND ADMINISTRATION

This section outlines how the plan is put into place. It includes the timetable for
development (phasing), 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.

4.1

41.1

41.2

SPECIFIC PLAN APPROVAL PROCEDURE

City Actions

To implement this specific plan, the City must take the following actions:

1.

General Plan Amendment The Land Use map of the City's General Plan
must be amended to reflect the land use designation proposed under the
North Preisker Ranch Specific Plan, The land use is forwarded to LAFCO
along with the sphere of influence and annexation request. General Plan
Amendment must reflect required changes to the Circulation Element
(such as Western Avenue not crossing the Bradley Channel).

Prezoning. The City's Zoning Map reflects the zoning designation
proposed by the Land Use component of this Specific Plan. The prezoning
is forwarded to LAFCO along with the annexation request.

Adoption of the North, Preisker Ranch Specific Plan. A resolution
adopting the North Preisker Ranch Specific Plan must be adopted by the
City Council. The ratified specific plan will become effective upon
recordation of the boundary change

Development Agreement. A Development Agreement may be required
to implement the project requirements and/or planning

Special Assessment Districts

Prior to approval of any development within the North Preisker Ranch Specific
Plan Area or concurrent there with, said Specific Plan Area may be
incorporated/annexed into existing special assessment districts and/or new
Special Assessment Distncts may be established. This requirement may include
one or more of the following specific Special Assessment Districts that would
provide funding for the ongoing Operation and Maintenance.

1.

Landscaping and Lighting Special Assessment District
Authority: Landscaping and Lighting Act of 1972
Streets and Highway Code, Section 22500

a Park Oppration and Maintenance
b. Park-way and Median maintenance
C. Bikeway, Jogging and Equestrian Trail Maintenance
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d. Street Lighting and Traffic Signals
e. Feed Lot Removal Project

2. Benefit Assessment Districts
Authority: Benefits Assessment Act of 1982
Government Code 54703 et. seq.

a. Police Protection
b. Fire Protection
C. Library; Services
d. Drainage/Flood Control
e. Steet Maintenance
4.2 INIPLEIMENTATION PROGRAIM

The following measures shall be carried out by the City of Santa Maria in order to
implement the goals, objectives, poilicies and programs of the North Preisker Ranch
Specific Plan.

4.2.1 Measures that implement the Land Use Plan:

- LU-M1: Land Use Controls (General Plan/Zoning). The principal method
by which a city implements land use policy is through its general plan and
zoning ordinance The authority to designate and zone is inherent in the
police power delegated to cities by the California Constitution. The
General Plan prescribes uses and densities/intensities of development.
The zoning ordinance consists of two basic elements: 1) a map which
delineates the boundaries ot districts in which like uses at like standards
are to be permitted, and 2) text which explains the purpose of the zoning
district, lists permitted and conditional uses and defines development
standards. By law (California Government Code 65860), The zoning
ordinance must be consistent with the General Plan.

Responsible Party: Planning Commission, City Council

Timing: The general plan; zoning and development
agreement(s) proposed are incorporated into
this Specific Plan, and can be adopted
concurrently with annexation into the City.
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4.2.2 Measures that Implement the Circulation Plan

- CIRC-M1: Adopt Circulation Plan. The City shall adopt the
recommended street and bicycle path designations and classifications
contained in the circulation section of the North Preisker Ranch Specific
Plan. Where standards contained within this plan differ from operative City
standards, those contained in this Specific Plan will appy.

Responsible Party: Planning Commission, City Couricll

Timing: The general plan, zoning and development
agreement(s) proposed are incorporated into
this Specific Plan, and become effective
concurrently with annexation into the City.

- CIRC-M2: Financing: Exactions. The City, shall require developers to
dedicate real property, or in lieu of property a fee, for the purpose!s of
constructing circulation improvements mandated in this Specific Plan.
Pursuant to Section 66000 et seq. of the California Government Code,
these exactions may be used to obtain easements and open space
provided they do not deprive a land owner of all the economic use of
his/her land.

- CIRC-M3: Financing: Mello-Roos Funds. The Mello-Roos Act of 1982
authorizes cities to establish districts within which a special tax may be
levied to fund public circulation improvements. The city can pay for these
undertakings by means of the tax revenue or with bond financing secured
by the tax. Formation of a district and the special tax are subject: to the
vote/landowner protest provisions of Section 53324 of the California
Government Code. In the event this funding mechanism is utilized by the
City, It is the strong desire of the City to require the pay-off of the bonds at
the close of escrow of the homes.

- CIRC-M4: Financing: Special Assessment District. Unlike Special
Districts, special assessment districts are not independent political
jurisdictions. Rather, they are geographic areas in which iocal
governments levy assessments to pay for circulation improvements such
as streets, sidewalks, streetlights and parking. Two of the more commonly
used Acts that the City could potentially implement are: The Municipal
Improvement Act of 1913 (Streets and Highways Code Section 10,000 et
seq.) in combination, with the Improvement Bond Act of 1915 (Streets and
Highways Code Section 8500 et seq.).

- CIRC-M5: Financing: General Obligation Bonds: Pursuant to California
Constitution Article XIIIA, Section 1; the city may increase property taxes
above the one percent limit set by Proposition 13 to secure general
obligation bonds "... for the acquisition or improvement of streets or
roadways...".
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- CIRC-M6: Traffic Mitigation Fee Flogram- Pursuant to AB1600, the City
has adopted a Traffic Mitigation Fee Program. This program shall appiy to
new development within the planning area.

4.2.3 Measures that Implement the Community Design Plan

- CD-M1: Adopt the Standards of the Community Design Plan. All
development in the North Preisker Ranch area shall comply with the
standards set forth in this specific plan. The plan will operate as a
separate and distinct guide for the North Preisker Ranch planning area.
When the Specific Plan is silent on topics, normal City codes and
standards will apply. Where standards contained within this plan differ
from operative City standards, those contained in this Specific Plan will

apply.
Responsible Party: Planning Commission, City Council

Timing: Development standards can be adopted
concurrently with annexation into the City.

- CD-M2: Planned Development Permits. Planned Development Permit(s)
are required for all development proposed in the North Preisker Ranch
planning area, and will be conducted under the same procedures as all
Planned Development Permit(s).

- CD-M3- Financing: Special Assessment District. Unlike Special
Districts, special assessment districts are not independent political
jurisdictions. Rather, they are geographic areas in which local
governments levy assessments to pay for public projects such as bicycle
paths, sidewalks, and landscaping. Two such assessment acts that the
City could potentially implement are the Landscaping and Lighting Act of
1972 (Streets and Highway Code Section ' 22500) and the Tree Planting
Act of 1931 (Sheds and Highway Code Section 22000).

4.2.4 Measures that Implement the Infrastructure Plan

- INF-MI:  Adopt Infrastructure Plan. The City shall adopt the
recommended water, sewer and drainage improvement plan contained
within the infrastructure section of the North Preisker Ranch Specific Plan.

- INF-M2: Financing: 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 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.
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- INF-M3: Financing: Supplemental Storm Drainage Capacity. City
Ordinance provides potential financial relief where supplemental storm
drainage capacity is required over and above the minimurn required
project c3pacities. Detailed description of the mechanism is found in Title
11 of the Santa Maria Municipal Code (Subdivision Ordinance). Financing
for supplemental drainage improvements within the planning area would
be in accordance with the Santa Maria Municipal Code.

- INF-M4: Financing: Exactions. The City shall require developers to
dedicate real property, or in lieu of property a fee, for the purposes of
constructing infrastructure improvements mandated in this Specific Plan.
Pursuant to section 66000 et seg. ofthe California Government Code,
these exactions may be used to obtain easements and open space
provided they do not deprive a land owner of all the economic use of
his/her land.

- INF-M5: Financing: Mello-Roos Funds. The Mello-Rcos Act of 1982
authorizes cities to establish districts within which a special tax may be
levied to fund public infrastructure improvements. The City can pay for
these undertakings by means of the tax revenue or with bond Wancing
secured ty the tax. Formation of a district and the special tax are subject to
the voter/landowner protest provisions of Section 53324.

- INF-M6: Financing: Special Assessment District. Special Assessment
Districts are geographic areas in which local governments levy
assessments to pay for infrastructure improvements such as sewers,
storm drains, flood control systems, and curbs and gutters. Such a method
could be employed in the North Preisker Ranch planning area.

- INF-M7: Financing: Sewer Revenue Bonds Use of Sewer Revenue
Bonds (Health and Safety Code Section 4950 et seq.) would authorize the
City to engage in revenue bond funding of sewer system projects. Voter
approval of project proposals is unnecessary unless 15 percent or more of
the property owners or registered voters petition for an elecfion.

- INF-M8: Development Agreements. The City may recure the developer
to enter into a developer agreement to assure the project does not cause
the City unacceptable financial hardship.

4.3 DEVELOPMENT PHASING PROGRAM
The North Preisker Ranch planning area will be phased into two areas: Phase 1 being
the area bounded by Railroad Avenue, the Levee, Ryanton Avenue and Canal Street;

Phase 2 being the area bounded by Ryanton Avenue, the Levee, Blosser Road and
Canal Street. [Ordinance 2000-16]
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Land development within the North Preisker Ranch planning area may not occur until
the necessary roads and infrastructure are in place to serve each phase. Phase | will
Sewer from off-site up Blosser Road and east along the Hidden Pines Way alignment to
Railroad Avenue and tie into the exishng 10-inch dry line. Storm drainage will also be
extended from the existing drainage basin. Phase 2 will extend Blosser Road frorn
Taylor Street to Hidden Pines Way (full arterial).

At this point, the "backbone" of the infrastructure will be in place and the remaining
improvements will be installed as adjacent development occurs.

Table 4-1 presents a phasing schedule for the development of the various components
of the North Preisker Ranch Specific Plan. While the time frame is left purposely -vague
to allow for budgetary and market constraints, the proposed development sequence is
shown in Table 4-1.

Table 4-1

North Priesker Ranch Development
Phasing Scheduie

Development Phasing:

Sewer, Water and Storm Drain Pipeiine Backbone ] )
Blosser Road (Secondary Arterial)Street Improvements 0
| From Taylor Street North to Hidden Pines Way
Railroad Avenue Street improvements From Existing 0
Bradley Channel North (No S/W Required at East Side)
Western Avenue South of Channel (36 foot flowline to 0
flowline with cul-de-sac) and Pedestrian Bridge Across
the Bradiey Channel ]
Open Space Park (see note below) 0
| Elementary School (see note below)

Qo

Phase 1: Phase One will be developed initially. This area is bounded by
Canal Street, Railroad Avenue, the Levee and Ryanton Avenue
(see figure 4-1).

Phase 2: Phase two will be developed as market demand for new housing
requires. This area is bounded by Ryanton Avenue, the Levee,
Blosser Road and Canal Street (see figure 4-1). [Ordinance 2000-16]
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4.0 Implementation and Administration

Note: All improvements listed under each phase must be cornpleted before proceeding
with the subsequent phase. Disputes over the interpretation of Table 4-1 may be
resolved by the Director(s) of Community Development, Public Works and Parks arid
Recreation as appropriate.

Development of the Open Space Park must be complete prior to occupancy of the first

dwelling in Phase Two. The Elementary School may occur at anytime. These
improvements are subject to the availability of construction funds and project priority.
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4.0 Implementation and Administration
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4.4

4.0 Implementation and Administration

MONITORING AND MAINTENANCE PROGRAM

4.4.1 Circulation System

a.

Streets. it is anticipated that the roadways proposed within the North
Preisker Ranch planning area would be constructed to City standards and
dedicated as public roads. These public roads and their respectivve
rights-of-way would be maintained by the City of Santa Maria. Any
Residential Local Streets constructed as private facilities would be
maintained by homeowner's associations or similar entities. Residential
Local streets constructed as public roads would be maintained by the City
of Santa Maria The City would fund the maintenance program using gas
tax and other revenues currently utilized for these purposes.

Sidewalks and Bikeways. All bikeways will be maintained by the City of
Santa Maria. Sidewalks will be maintained by adjacent property owners,
per Section 5610 of the Streets and Highway code- Any sidewalk,
pedestrian trail or exclusive bikeway constructed as a private facility would
be maintained by a homeowners association or similar entity.

Public Transportation. It is anticipated that public transit service to the
North Preisker Ranch planning area would be maintained by the Santa
Maria Area Transit (SMAT) as long as the demand for transit services
exists in the area.

4.4.2 Landscaping

4.4.3

The City shall annually allocate funds for the maintenance of streetscape
improvements in public rights-of-way. These. may be derived from General
Funds or maintenance districts.

Infrastructure

a.

Water and Sewer Systems. Water and sewer design will follow the
procedures required for any normal Subdivision improvement conducted
in the City of Santa Maria Plans will be prepared by a registered civil
engineer; checked and approved, if adequate, by the Santa Maria Public
Works Department. Financing will be provided by the developer and
assured by the proper sureties. Construction will be inspected by the City.
When the completed facilities are approved and accepted by the City, the
City will own and maintain them.
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4.0 Implementation and Administration

Drainage Plan Review: Drainage plains for projects in the planning area
will be monitored for proper design and construction by the City of Santa
Maria Public Works Department Maintenance of the facilities after
cciristruction will be the responsibility of a local property-owners
association, community services district, City of Santa Maria, or other
managernent agency. The management agency should submit a field
report prepared by a civil engineer to the City of Santa Maria Public Works
Department staff once every five years indicating the general condition of
drainage improvements, degree of siltation, recommended maintenance
required. The field report should also indicate the as-built capacity of any
on-site retardation basins. current capacity, recommendations for
maintenarice and safety improvements, and a schedule for accomplishing
those tasks.

45 SPECIFIC PLAN AMENDMENT PROCEDURE

The North Preisker Ranch 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.

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.

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 Hidden Pines Plan.

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

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

e The proposed Specific Plan amendment will not create internal
inconsistencies with the Specific Plan and is compatible with the
purpose and intent of the adopted North Preisker Ranch Specific Plan.

The Planning Commission is a recommending body for Specific Plan amendments; the
City Council has final decision- making authority.

4.6

4.6.1

4.6.2

RELATIONSHIP OF SPECIFIC PLAN TO SUBSEQUENT DISCRETIONARY
PROJECTS

Environmental Review

The adoption of the North Preisker Ranch Specific Plan does not exempt
subsequent individual projects within the planning area from, further
environmertal 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 Articles 17-19 of the
State CEQA Guidelines.

It is the City’s objective to utilize the Certified Sphere Study 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
Sphere Study 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.).

Planned Development (PD) Permitting

The PD permit provides the Planning Commission with a forum for holding a
public hearing and making specific findings regarding individual projects within
the North Preisker Ranch planning area. This permitting process is required of all
new development proposals consistent with Chapter 35 of the Zoning Ordinance.
Where a use permit is required, the PD permit fulfills the same function.
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APPENDIX A

Preliminary Construction Cost Estlmates



Table A-1 - Circulation System Preliminary Construction Cost Estimates *

""" Total

Secondary Arteria 4,000 242 968,000
Residential Collector 6,250 127 793,800
Residential Local 5,540 112 610,400
Local Minor 19,450 100 1,945 000
Multi-Purpose Trail 12,800 9 115,200
Total Construction Cost 4,432,400
Design and Construction Engineering

(30%) 1,328,720
Total Circulation System Cost 5,762,120

* In 1998 dollars subject tc modification by detailed engineering studies.
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Table A-2 - Community Design Components Preliminary Cost Estimate*

‘Neighborhood:Parl

Landscaping and Irrigation SF 130,000 2 260,000
Restrooms EA 50,000 1 50,000
Picnic Tables EA 4 400 1,600
Trash Receptacles EA 4 200 800
Barbeque EA 4 200 800
Drinking Fountain EA 2 400 800
Subtotal 314,000
Landscaping (Parkway and Trails)

Landscaping and lrrigation BF 221,600 2 443 200
Subtotal 443,200
Total Cost for all Improvements 757,200

L3

In 1998 dollars subject to modification by detailed engineering studies.
Assumes 50% of area will be landscaped.
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Table A-3 - Infrastructure Construction Preliminary Cost Estimate®

8 Water Main

390,460 _

LF 27,890

10" Water Main LF 5,090 18 91,620
Fire Hydrants EA 52 1,500 78,000
Services EA 633 250 158,250
Total Construction Cost 718,330
Engin., Admin. and Contingency @

30% of Construction Costs 215,500
Total Wate. System Cost 833,830

119,700

8" Sewer Mam 8 5650 14

8" Sewer Main 11,000 17 187,000
Manholes 53 .200 116,600
4" Service Laterals 16,040 10 160,043
Tota! Construction Cost 583,640
Engin., Admin. and Contingency @

30% of Construction Costs 175,092
Total Sewer System Cost

758,732

18" Sewer Main LF 3,500 50 175,000
15" Sewer Main LE 2,100 38 79,800
12" Sewer Main LF 1,000 30 30,000
10" Sewer Main LF 1,100 25 27,500
Manholes EA 26 2,000 52,000
Total Construction Cost 364,300
Engin., Admin. and Contingency @

30% of Construction Costs 109,290
Total Sewer (Blosser Ext ) Cost 473,590
- Storm Drainage System
48" Stormdrain LF 1,045 80 83,600
36" Stormdrain LE 1,554 70 108,780
18” Stormdrain LF 2,704 22 59,488
‘Catch Basins EA 25 2,000 50,000
Manholes EA 15 2,000 30,000
Total Construction Cost 331,868

Engin., Admin. and Contingency @
30% of Construction Costs 99,560
Total Storm Drainage System Cost 431,428
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Table A4 - Estimated Project Cost Summary (Public Facilities Only)

Facility Type: o
Circulation System Improvements 5,762,120
Community Design Componenets - 757,200 |
Infrastructure 2,597,580

Total Project Cost 9,116,900

L

In 1998 dollars subject to modification by detailed engineering studies.
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APPENDIX B

List of Drought-Tolerant Plants



BOTANICAL NAME

BOTANICAL NAME

Table B-1

Drought-Tolerant Plants

TREES (Street trees denoted with asterisk)

Albizia julibrissen*
Eucalyptus ficifolia™
Eriobotrya deflexa*
Fraxinus oxycarpa ‘Raywood'
Geijera parvifolia*

Ginko biloba*

Koelreutia paniculata*
Maytenus boaria*

Olea europaea (Fruitless)”
Pinus canariensis*

Pinus thunbergii*

Pistacia chinensis*
Platanus acerifolia

Prunus cerasifera ‘Krauter Vesuvius'™

Quercus ilex*
Schinus molie
Zizyphus jujuba

SHRUBS

Abelia grandiflora
Acacia species
Arctostaphylos species
Berberis darwinii
Callistemon citrinus
Ceanothus species
Cistus species
Cotoneaster parneyi
Dodonea viscosa ‘Purpurea’
Escallonia species
Feijoa sellowiana
Grevillea noellii
Hemerocallis hybridus
Heteromeles arbutifolia

COMMON NAME

COMRMON NAME

Silk Tree
Eucalyptus
Bronze Loquat
Raywood Ash
Australian Willow
Maiden Hair Tree
Golden Rain Tree
Mayten Tree .
Fruitiess Olive
Pine

Pine

Pistache Tree
Plane Tree
Flowering Plum
Oaks

California pepper
Jujube

Glossy Abelia
Acacia

Manzanita
Darwin's Barberry
Lemon Bottlebrush
Wiid Lilac
Rockrose

Hopseed Bush
Pineapple Guava

Daylily
Toyon



BOTANICAL NAME
Juniperus species

Leptospermum scoparium ‘Ruby Glow'

Tree

Morea iridioides
Mahonia species
SHRUBS (continued)

Myrica californica
Nerium oleander
Nandina domestica
Phatinia fraseri
Pittosporum tobira
Plumbage auriculata
Punica granatum ‘Nana’
Raphiolepis indica

Rhamnus californica
Rhus ovata

Ribes species
Rosmarinus officinalis
Salvia species
Trichostema lanatum
Viburnum tinus
Xylosma congestum

GROUND COVER

Acacia redolens
Acillea species
Arctostaphylos species
Arctotheca calendula

Baccharus pilularis “Twin Peaks’

Cistus salvifolius

Cotoneaster "Dammeri’ and ‘Lowfast’

Gazania species
Hypericum calcinum
Johnswort

Juniperus species
Lippia repens
Lonicera japonica
Myoporum parvifolium

Table B-1. (Continued)

(%)

COMMON NAME
Juniper
New Zealand Tea

Fortnight Lily
Oregon Grape

Pacific Wax-Myrtle
Oleander
Heavenly Bamboo

Tobira

Cape Plumbago
Dwarf Pomegrante
Indian Hawthorn

Coffeeberry
Sugar Bush

Rosemary

Woolly Blue Curls
Laurustinus

Manzanita
Coyote Bush

Sageleaf Rockrose

Creeping St.

Honeysuckle



Table B-1l. (Continued)

BOTANTCAT. NAME COMMON NAME
Myoporum “Pacifica’

Rosmarinus officinalis Rosemary
HYDROSEED/GENERAL

Trifolium fragiferum "O'Conners”
WATER CONSERVING TURF

As listed in the "Landscape Development Guidebook”, City of Santa Maria Community
Development Department.

Festuca K-31 Hybrid Fescue
Festuca “Goor" Hybrid Fescue
Festuca "Fawn" Hybrid Fescue
Festuca rubra Red Fescue
Festuca "Rebel" Hybrid Tall Fescue
Cynodon “Santa Ana" Hybrid Bermuda
Cynodon '"Tifgreen" Hybrid Bermuda

g
Cynodon "Tifway" Hybrid Bermuda



APPENDIX C

Pedestrian Greenbelt Concept
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APPENDIX D

Parcels of Record
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