
FOR COUNCIL MEETING OF MARCH 20, 2012 

COUNCIL AGENDA REPORT 

March 20, 2012 

TO: City Council 

FROM: City Planning Commission 
Prepared by: Lawrence W. Appel, Director of Community Development 

SUBJECT: AREA 9 SPECIFIC PLAN TRAFFIC FEE, GENERAL PLAN 
AMENDMENT, SPECIFIC PLAN AND ZONE CHANGE FOR THE AREA 9 
PROJECT, LOCATED NORTH OF BETIERAVIA ROAD, BETWEEN "A" 
STREET AND BLACK ROAD AND SOUTH OF THE SANTA MARIA 
VALLEY RAILROAD TRACKS, VARIOUS ASSESSOR PARCEL 
NUMBERS, FILE NOS. GPZ-2006-011, SPZ-2006-003 AND 
ENVIRONMENTAL IMPACT REPORT E-2006-077 (890 +/- ACRES) 

RECOMMENDATION: 

That the City Council take the following actions: 

1. Introduce an ordinance approving the Area 9 Specific Plan Offsite Road 
Mitigation Plan, and adopting the Area 9 Specific Plan Traffic Fee; and 

2. i. Adopt a resolution: 

a. certifying that the Final Environmental Impact Report (EIR) 
(SCH#2008071 018), E-2006-077, including the Area 9 Specific Plan Final 
EIR Revisions memo, dated July 8, 2011, have been completed in 
compliance with the Public Resources Code and the State CEQA 
Guidelines; and 

b. making CEQA findings; and 

c. considering EIR alternatives to the proposed project; and 

d. adopting a statement of overriding considerations; and 

e. adopting a mitigation monitoring program for the Area 9 Specific Plan 
project, GPZ-2006-011 and SPZ-2006-003; and 

II. Adopt a resolution approving the Addendum, E-2012-0005 to the certified 
Final EIR; and 

iii. Adopt a resolution rejecting the applicant's project description in favor of EIR 
Alternative 5, Retain and Enhance Circulation Element Improvements, as set 
forth in the certified Final EIR; and 
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SANTA  MARIA  VALLEY  RAILROAD  COMPANY 
    P.O. Box 5665       Santa Maria, California 93456 


Telephone (805) 922-7941 
FAX (805) 922-9554 


 
March 16, 2012 
 
Bob Orach, Mayor Pro Tem 
City of Santa Maria 
110 East Cook Street 
Santa Maria, CA 93458 
 
Re: Area 9 Specific Plan General Plan Amendment 
 
Dear Mayor Pro Tem Orach: 
 
After review, the board of the Santa Maria Valley Railroad determined to oppose the 
recommendations of the following issues: the location of a basin in the proposed specific plan 
zoning map, and EIR Alternative 5, Retain and Enhance Circulation Element Improvements. 
 
On the amendment to rezone the 890 acres of the Area 9 Specific Plan, the Santa Maria Valley 
Railroad opposes the location of the 10.6 acre basin just adjacent to the Santa Maria Valley 
Railroad right of way.  About a dozen years ago there was a major washout along the tracks in 
the nearby area which caused the railroad to shut down and extensive repairs be made.  With 
further development of Area 9, an increasing amount of watershed is lost whereby we will 
experience increased storm water runoff problems.  We would like to see the storm basin located 
away from the railroad tracks. 
 
In the EIR Alternative 5, Retain and Enhance Circulation Element Improvements, A Street, E 
Street, and F Street show future plans for either an at grade or above grade crossing at the 
railroad tracks.  The board opposes all new at-grade crossings as the expense of maintaining 
additional crossings is a burden for future years.  Also, the significant exposure to increased 
liability increases liability insurance costs.  The board also opposes above-grade crossings as 
extending these streets will decrease the opportunity for constructing sidings and spurs to 
possible rail-served industrial and manufacturing customers who would like to locate into Area 9 
Specific Plan. 
 
Although the Area 9 Specific Plan Environmental Impact Report is final, the board of the Santa 
Maria Valley Railroad is greatly disappointed that its former management did not present the 
railroad’s case as a valuable asset to this project.  Having a local railroad serving any industrial 
and manufacturing area greatly enhances the marketability of that area as railroad transportation 
offers great advantages to its customers vs. non-rail-served customers. 
 
Rail transportation is cost effective. Santa Maria Valley Railroad customers save anywhere from 
30% to 70% of their transportation costs over trucking.  Some customers also enjoy additional 
savings in discounts by purchasing in bulk.  Rail-served industries in the Santa Maria Valley 
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have a huge advantage in transportation costs over their non-rail-served competitors.  We help 
our customers be competitive in this global economy. 
 
Rail transportation is the most environmentally friendly method of freight transportation.  One 
rail car hauls an equivalent of 4 truckloads, and 1 gallon of fuel will move 1 ton of freight 438 
miles by rail.  Railroads consume one third less fuel than trucks on a per ton mile moved.  Last 
year our customers reduced their carbon footprint by 5,293 tons by shipping by rail. 
 
Rail transportation has a significant impact in reducing our carbon footprint, yet the City Bicycle 
Master plan is ill-planned and impedes the operation of the Santa Maria Valley Railroad.  In fact, 
the Santa Maria Bikeway Master Plan is to place bicycle paths adjacent to the Santa Maria 
Valley Railroad right-of-way, thereby cutting the railroad off from serving potential customers 
contiguous to our line.  This is an ill-conceived plan which will further underutilize our rail 
freight transportation infrastructure.   
 
The efficient, cost effective, and environmentally friendly mode of freight transportation will 
have the largest positive aspect in our economic recovery and economic growth of the Santa 
Maria Valley.  If the community of Santa Maria is serious about economic recovery and growth, 
rail freight transportation should be taken seriously and embraced.  The Santa Maria Valley 
Railroad can assist the City of Santa Maria achieve its environmental goals, including carbon 
emissions and traffic congestion. 
 
When current and future policies prevent the Santa Maria Valley Railroad from growing, you 
restrain community and economic development that would be supported by the Santa Maria 
Valley Railroad.   
 
Sincerely, 
 
 
Rob Himoto 
President 
 
CC:  Mayor Larry Lavagnino, City of Santa Maria 
 Councilmember Jack Boysen, City of Santa Maria 


Councilmember Alice Patino City of Santa Maria 
 Mike Cordero, Councilmember, City of Santa Maria 
 Sergio Licon, Utilities Engineer, RCES, California Public Utilities Commission 
 Brian R. Smith, Advance Planner, City of Santa Maria 
 Roger Clugston, Rail Division, California Public Utilities Commission 
 Sherman Boyd, Signal Inspector, California Public Utilities Commission 
 Anthony Loya, Federal Railroad Administration 
 Area 91 Landowners Group, c/o Urban Planning Concepts 
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Santa Maria, CA 93458





Re: Area 9 Specific Plan General Plan Amendment





Dear Mayor Pro Tem Orach:





After review, the board of the Santa Maria Valley Railroad determined to oppose the recommendations of the following issues: the location of a basin in the proposed specific plan zoning map, and EIR Alternative 5, Retain and Enhance Circulation Element Improvements.





On the amendment to rezone the 890 acres of the Area 9 Specific Plan, the Santa Maria Valley Railroad opposes the location of the 10.6 acre basin just adjacent to the Santa Maria Valley Railroad right of way.  About a dozen years ago there was a major washout along the tracks in the nearby area which caused the railroad to shut down and extensive repairs be made.  With further development of Area 9, an increasing amount of watershed is lost whereby we will experience increased storm water runoff problems.  We would like to see the storm basin located away from the railroad tracks.





In the EIR Alternative 5, Retain and Enhance Circulation Element Improvements, A Street, E Street, and F Street show future plans for either an at grade or above grade crossing at the railroad tracks.  The board opposes all new at-grade crossings as the expense of maintaining additional crossings is a burden for future years.  Also, the significant exposure to increased liability increases liability insurance costs.  The board also opposes above-grade crossings as extending these streets will decrease the opportunity for constructing sidings and spurs to possible rail-served industrial and manufacturing customers who would like to locate into Area 9 Specific Plan.





Although the Area 9 Specific Plan Environmental Impact Report is final, the board of the Santa Maria Valley Railroad is greatly disappointed that its former management did not present the railroad’s case as a valuable asset to this project.  Having a local railroad serving any industrial and manufacturing area greatly enhances the marketability of that area as railroad transportation offers great advantages to its customers vs. non-rail-served customers.





Rail transportation is cost effective. Santa Maria Valley Railroad customers save anywhere from 30% to 70% of their transportation costs over trucking.  Some customers also enjoy additional savings in discounts by purchasing in bulk.  Rail-served industries in the Santa Maria Valley have a huge advantage in transportation costs over their non-rail-served competitors.  We help our customers be competitive in this global economy.





Rail transportation is the most environmentally friendly method of freight transportation.  One rail car hauls an equivalent of 4 truckloads, and 1 gallon of fuel will move 1 ton of freight 438 miles by rail.  Railroads consume one third less fuel than trucks on a per ton mile moved.  Last year our customers reduced their carbon footprint by 5,293 tons by shipping by rail.





Rail transportation has a significant impact in reducing our carbon footprint, yet the City Bicycle Master plan is ill-planned and impedes the operation of the Santa Maria Valley Railroad.  In fact, the Santa Maria Bikeway Master Plan is to place bicycle paths adjacent to the Santa Maria Valley Railroad right-of-way, thereby cutting the railroad off from serving potential customers contiguous to our line.  This is an ill-conceived plan which will further underutilize our rail freight transportation infrastructure.  





The efficient, cost effective, and environmentally friendly mode of freight transportation will have the largest positive aspect in our economic recovery and economic growth of the Santa Maria Valley.  If the community of Santa Maria is serious about economic recovery and growth, rail freight transportation should be taken seriously and embraced.  The Santa Maria Valley Railroad can assist the City of Santa Maria achieve its environmental goals, including carbon emissions and traffic congestion.





When current and future policies prevent the Santa Maria Valley Railroad from growing, you restrain community and economic development that would be supported by the Santa Maria Valley Railroad.  





Sincerely,








Rob Himoto


President





CC: 	Mayor Larry Lavagnino, City of Santa Maria


	Councilmember Jack Boysen, City of Santa Maria


Councilmember Alice Patino City of Santa Maria


	Mike Cordero, Councilmember, City of Santa Maria


	Sergio Licon, Utilities Engineer, RCES, California Public Utilities Commission


	Brian R. Smith, Advance Planner, City of Santa Maria


	Roger Clugston, Rail Division, California Public Utilities Commission


	Sherman Boyd, Signal Inspector, California Public Utilities Commission


	Anthony Loya, Federal Railroad Administration


	Area 91 Landowners Group, c/o Urban Planning Concepts
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Rhonda Garietz 


Subject: FW: Urging a yes vote on the Area 9 Specific Plan Zone Change
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 AGENDA-RELATED MATERIAL DISTRIBUTED TO THE MAJORITY OF THE COUNCIL AFTER THE AGENDA 
PACKET WAS DISTRIBUTED.  
 


From: Janet Epperson [mailto:janzebra@aol.com]  
Sent: Tuesday, March 20, 2012 4:50 PM 
To: Jack Boysen; Alice Patino; llavagnini@ci.santa-maria.ca.us; Bob Orach; Mike Cordero 
Subject: Urging a yes vote on the Area 9 Specific Plan Zone Change 
 
Urging a yes vote on the Area 9 Specific Plan Zone Change. 
Thanks,  
Janet Epperson 
1427 Sonya Lane 
Santa Maria, CA  93458 





Item 4 - Area 9 - Epperson Letter in Support
Agenda-related material provided to a majority of the City Council after distribution of the Agenda Packet
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3. Adopt a resolution amending the General Plan (Land Use Policy Map) to adopt 
various land use classifications for Area 9 as follows: 

Land Use Classification 
Acres 

Land Use Classification 
Acres 

From: To: 
COS - Conservation Open Space 8 COS - Conservation Open Space 10 
AOS-II - Secondary Agricultural Open Space 215 LI - Light Industrial 451 
HCM - Heavy Commercia V Manufacturinq 493 HCM - Heavy Commercial/Manufacturinq 157 
GI - General Industrial 174 GI - General Industrial 144 

CC - Community Commercial 14 
CPO - Commercial/Professional Office 114 

Total Acreaoe (approximate) 890 Total Acreaoe (approximate) 890 
; and 

4. Adopt a resolution amending the General Plan Circulation Element to: 
a. Change Black Road from "Primary Arterial" to "Secondary Arterial," between 

Main Street/Highway 166 and Mahoney Road; and 
b. Change "E" Street from "Primary Arterial" to "Secondary Arterial," between 

Stowell Road and Betteravia Road; and 
c. Add Sonya Lane as a "Collector," between "A" Street and Black Road; and 
d. Add Betteravia Road as a "Secondary Arterial," between Mahoney Road and 

Black Road; and 
e. Make appropriate changes to the Circulation Element text and the Circulation 

Plan Figure C-1, to correspond to these diagram changes, as shown on 
Exhibit B of the City Council resolution, incorporated herein by reference; and 

5. Introduce an ordinance adopting the Area 9 Specific Plan, modified to reflect 
Final EIR Alternative #5; and 

6. Introduce an ordinance amending the Zoning Map to rezone the 890 acres of the 
Area 9 project as follows: 

Zoning Designation 
Acres 

Zoning Designation 
Acres 

From: To: 
as - Open Space 223 PD/OS - Planned DevelopmenUOpen Space 10 
PD/CM - Planned DevelopmenU 

493 
PD/CM - Planned DevelopmenU 

62 Commercial/ Manufacturinq Commercial/Manufacturinq 
PD/M-2 - Planned DevelopmenUGeneral 

174 
PD/M-2 - Planned DevelopmenUGeneral 

144 Manufacturing Manufacturinq 
PD/CM/AG - Planned DevelopmenU 

95 
Commercial/Manufacturinq/Aqriculture 
PD/M-1 - Planned DevelopmenULight 

451 
Manufacturing 
PD/CPO - Planned DevelopmenU 

114 
Commercial Office and Professional Office 
PD/C-2 - Planned DevelopmenUGeneral 

14 
Commercial 

Total Acreage (approximate) 890 Total Acreage (approximate) 890 
; and 

7. Introduce an ordinance adopting the reimbursement fee for preparation of the 
Environmental Impact Report (EIR) for the Area 9 Specific Plan, 
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PROJECT LOCATION: 

The Area 9 Specific Plan project is located north of Betteravia Road, between "A" Street 
to the east and Black Road to the west, and south of the Santa Maria Valley Railroad 
tracks. Figure A is a Vicinity Map that shows the project location in relation to the major 
roads and landmarks in the community. 
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BACKGROUND: 

Area 9 annexed to the City in November 2004 and, with the exception of the Windset 
Farms greenhouses, it remains mostly undeveloped because there are no service 
connections to water or sewer lines. On July 21, 2009, the City Council approved 
financial assistance, subject to reimbursement from future developers, to partially fund 
the preparation of an Environmental Impact Report for the Area 9 Specific Plan and 
related actions. Reimbursement to the City for this financial assistance has been made 
a condition of project approval, and is presented in Chapter VI of the Specific Plan. 

The City Council's action (Resolution 2009-112) approving financial assistance was 
based on the prospect that "over time, development of Area 9 would result in creation of 
employment opportunities in the general industrial, commercial manufacturing and 
professional office sectors of the City's economic base. Beneficial secondary impacts 
to the community would occur with reducing the number of workers commuting outside 
the Santa Maria Valley." 

Since 2009, City staff has been working with a representative for the various property 
owners to develop a comprehensive land use plan that meets the needs of the property 
owners, expands significant economic development potential of the City, and provides 
adequate infrastructure, including utilities and public streets to serve these land uses. 

PLANNING COMMISSION MEETING: 

On February 15, 2012, the Planning Commission considered the Area 9 Specific Plan 
project, and by Resolution Numbers 2597 through 2604, on a 3 to 0 vote (Commissioner 
Moats absent, Commissioner Waterfield recused), recommended the City Council take 
the following actions: 

1. Approve the Area 9 Specific Plan Offsite Road Mitigation Plan, and adopt 
the Area 9 Specific Plan Traffic Fee; and 

2. a. Certify that the Final Environmental Impact Report (EIR) 
(SCH#2008071018), E-2006-077, including the Area 9 Specific 
Plan Final EIR Revisions memo, dated July 8, 2011, have been 
completed in compliance with the Public Resources Code and the 
State CEQA Guidelines; and 

b. Make CEQA findings; and 
c. Consider EIR alternatives to the proposed project; and 
d. Adopt a statement of overriding considerations; and 
e. Adopt a mitigation monitoring program for the Area 9 Project, GPZ-

2006-011 and SPZ-2006-003; and 

3. Reject the applicant's project description in favor of EIR Alternative 5, 
Retain and Enhance Circulation Element Improvements, as set forth in 
the certified Final EIR; and 

4. Amend the General Plan (Land Use Policy Map) to adopt various land use 
classifications for Area 9; and 
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5. Amend the General Plan Circulation Element; and 

6. Adopt the Area 9 Specific Plan, modified to reflect Final EIR Alternative 
#5, as amended to include a revision to Chapter IV, Section E.2.f; and 

7. Adopt the reimbursement fee for preparation of the EIR for the Area 9 
Specific Plan; and 

8. Amend the Zoning Map to rezone the 890 acres of the Area 9 project. 

PROJECT DESCRIPTION: 

The Area 9 Specific Plan project is envisioned to be a major employment center for the 
City and would accommodate industrial uses, commercial and professional office 
complexes, as well as limited, strategically located commercial and residential uses and 
associated infrastructure. The Specific Plan also provides for certain unique land uses 
including: commercial manufacturing/agriculture; oil and gas drilling and production; and 
residential (mixed-use) development. The Area 9 Specific Plan is presented in City 
Council Ordinance #5, Exhibit A. The preparation of the Area 9 Specific Plan and related 
actions was guided by twelve project objectives, as presented in City Council Ordinance 
#5, Exhibit B. 

Applicant's Project Description 
The project applicant (Area 9 Landowners Group) requests adoption of a Specific Plan, 
for an area of approximately 890 acres in size, to allow up to 11.3 million square feet of 
industrial space, 2.1 million square feet of commercial space, up to 550 residential 
units, and to provide appropriate infrastructure to support this level of development. 

Alternative 5 Project Description 
The Alternative 5 land uses are the same as proposed in the "Applicant's Project 
Description." However, the "Applicant's Project Description" proposes a number of 
amendments to the Circulation Element of the General Plan, which create significant 
impacts to the road network operations. While the majority of these proposed changes 
are supported by staff, five changes proposed by the "Applicant's Project Description" 
would result in significant and unavoidable adverse traffic volume impacts. Those 
changes are: 

1) the elimination of the "A" Street railroad crossing; 

2) the elimination of the "E" Street railroad crossing; 

3) the elimination of the "F" Street railroad crossing; 

4) the removal of "F" Street between Betteravia Road and Stowell Road; and 

5) the modification of the "Secondary Arterial" sections along Black Road, Battles 
Road, "A" Street and "E" Street. 

Staff does not support the "Applicant's Proposed Project" because five of the nine 
Circulation Element changes proposed with the "Applicant's Proposed Project" cause 
regional circulation problems that would be avoided by Alternative 5. 
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Staff supports Alternative 5 ("Retain and Enhance Circulation Element Improvements") 
as a project that is environmentally superior to the "Applicant's Project Description." 

Staff believes that the "A", "E" and "F" Street railroad crossings, the "F" Street segment 
and the "Secondary Arterial" sections along Black Road, Battles Road, "A" Street and 
"E" Street are necessary to minimize certain traffic congestion issues related to the 
overall magnitude of development. By retaining these improvements in the Circulation 
Element, the Alternative 5 circulation plan will adequately serve the Specific Plan area, 
and will successfully integrate the project's circulation into the planned circulation 
pattern of the City. 

City Council Resolution #2.iii. would reject the "Applicant's Proposed Project" in favor of 
an environmentally superior project alternative (#5) that still meets the applicant's 
project objectives. 

DISCUSSION: 

The following issues are presented for City Council consideration. 

1. Overall Project Design: 
The proposed land use plan focuses on industrial uses to establish a new major 
employment center for the City. The majority of land within Area 9 is intended 
for industrial and manufacturing uses, including oil and gas production. The 
northern portion of the project area includes uses that encourage agriculturally 
related industrial activity, in proximity to existing agricultural uses and the Santa 
Maria Valley Railroad. The eastern portion of the project area contains 
professional office uses and limited community commercial uses which are 
intended to support the emerging industrial base planned for this area. Subject 
to strict performance standards established in Chapter III of the Specific Plan, 
the eastern portion of this project area also offers the opportunity to locate 
residential uses, in a vertical, mixed-use configuration, to be compatible with 
surrounding industrial uses. 

2. Land Use Compatibilitv: 
The overall project design assures appropriate land use compatibility with all 
surrounding land uses. City Council Resolution #3, Exhibit A shows the current 
land use classifications and City Council Resolution #3, Exhibit B shows the 
proposed land use classifications. 
Details of the surrounding land uses are as follows: 

North: The Specific Plan area is bordered by industrial structures and 
agricultural lands including the Santa Maria Valley Railroad tracks. The 
specific uses include irrigated row crops, food processing plants, screened 
outdoor storage, and unscreened outdoor storage areas. The Area 9 
Specific Plan land use and zoning designations are similar to the uses north 
of the site. 

South: Along the southern edge of West Betteravia Road, there are new 
mUlti-tenant industrial buildings and irrigated row crops, located in the City 
limits. In the unincorporated area, there are approximately 20 houses and 
industrial uses scattered from the vicinity of Rayville Lane to Black Road. 
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West of "E" Street, most of the land is pasture and used for grazing. The 
Area 9 Specific Plan land use and zoning designations are similar to the land 
use and zoning designations south of the site, 

West: West of Black Road are agricultural uses located outside the City 
limits. The project's industrial uses located along the eastern frontage of 
Black Road, as well as Black Road itself would achieve compatibility with the 
uses west of the site. 

East: Single-family residential uses border the Specific Plan area, to the east 
of "A" Street. Proposed Commercial and Professional Office areas and 
Mixed-use Residential areas in the Specific Plan, with "A" Street frontage, 
would be separated from the existing residential uses by a Secondary 
Arterial street ("A" Street), landscaped setbacks, and masonry walls. 

The zoning designations proposed within Area 9 correspond to the proposed 
land use designations. City Council Ordinance #6, Exhibit A shows the current 
zoning designations and City Council Ordinance #6, Exhibit B shows the 
proposed zoning designations. 

3. Traffic and Circulation: 
For a project of this magnitude, traffic and circulation is the most significant issue 
to address and resolve. The project applicant proposes to eliminate the unbuilt 
railroad crossings at "A" Street, "E" Street and "F" Street and the future "F" Street 
segment between Betteravia Road and Stowell Road, a "Secondary Arterial." In 
addition, the project applicant proposes to modify the "Secondary Arterial" 
sections along Black Road, Battles Road, "A" Street and "E" Street. The 
locations are illustrated on City Council Resolution #2.iii., Exhibit A. 

The Public Works Department opposes the applicant's request and recommends 
City Council rejection of these five changes, for the following reasons: 

a. Eliminating the three railroad crossings renders "A" Street (a "Secondary 
Arterial"), "E" Street (a "Primary Arterial") and "F" Street (a "Secondary 
Arterial") ineffective as north-south transportation routes for the western 
portion of the community. 

b. Likewise, eliminating "F" Street from the Circulation Element would also 
render this "Secondary Arterial" ineffective for future circulation needs of the 
community, as would the modification of "Secondary Arterial" sections along 
Black Road, Battles Road, "A" Street and "E" Street. Although the "F" 
Street alignment would pass through the Windset Farms greenhouse 
project now under construction, the Windset Farms project was approved 
as temporary and the landowners have expressed their long-term interests 
in developing other industrial uses on their properties in the future which 
may require "F" Street. Eliminating future "F" Street would be problematic 
for industrial use, as well as for the long-term development of the western 
portion of the community. 
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The circulation plan recommended by staff will adequately serve the Specific 
Plan area, and will integrate the project's circulation into the planned circulation 
pattern of the City. 

It is most important to note at the outset, that irrespective of timing or magnitude 
of any individual development project, traffic improvements will be consistently 
required to maintain the City's adopted Level of Service (LOS) standard of "D." 
Policy III-C (7) of the Specific Plan states: 

Traffic Improvements to Meet Level of SeNice Standards 
(Derived from EIR Mitigation Measure T-1(b)) 

Applicants for development projects of a size estimated to generate 
vehicle trips exceeding specified limits shall prepare an engineering 
analysis of traffic impacts resulting from the proposed development 
project. Traffic limits for preparation of this analysis are those specified in 
the Guidelines for Califomia Environmental Quality Act (CEQA) Project
level Analysis of the then-current Congestion Management Program for 
the Santa Barbara County Association of Governments. The analysis shall 
identify the specific traffic improvements within and external to the 
Specific Plan needed to allow intersections affected by the project to 
operate at LOS D. The applicant shall implement the stated 
improvements or other improvements as approved by the Public WorKs 
Director to achieve LOS D. 

As long as Policy III-C (7) is consistently applied throughout the buildout of the 
Area 9 Specific Plan project, traffic generated from each individual development 
project will not adversely impact the City's existing and planned road network. 

The recommended amendments to the Circulation Element Figure C-1 
(Circulation Plan) and to the Circulation Element text are presented in City 
Council Resolution #4, Exhibits A and B, respectively. 

4. Conformance to Citywide Bikeway Master Plan 
Both the Circulation Element of the City's General Plan and the City's Bikeway 
Master Plan establish a Citywide bikeways "Diagram." Those adopted policy 
documents connect the following Class I and Class II bikeways in the Area 9 
Specific Plan to future improvements outside of the Area 9 Specific Plan to 
ultimately provide linkages to the Citywide bikeways network. These planned 
segments of bikeways are shown in Figure 111-8 of the Area 9 Specific Plan as 
follows: 

• Class 1 bike path extends within, or adjacent to, the northerly boundary 
line of the Area 9 Specific Plan adjacent to the Santa Maria Valley 
Railroad (south of the right-of-way); 

• Class II bike lane along the west side of A Street; 

• Class II bike lane along the north side of West Betteravia Road between A 
Street and Mahoney Road; and 

• Class II bike lane along the east side of Black Road. 
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Originally adopted by the City Council in June 1992, the importance of the Bikeway 
Master Plan was reaffirmed by an update to the Bikeway Master Plan as approved 
by the City Council, on November 17, 2009. This most recent version was 
endorsed by Planning Commission Resolution 2556, on November 4, 2009. 

Project applicant proposed bikeways 
The Area 9 Specific Plan applicant proposes additional segments of bikeways 
within the interior of the Area 9 Specific Plan as follows: 

• Class II bike lane along the west side of E Street; and 
• Class II bike lane along the north side of Battles Road. 

Staff accepts the additional bikeway segments adjacent to E Street and Battles 
Road as proposed by the applicant, but is also reconfirming the need for the 
Class I bike path adjacent to the northerly boundary line of Area 9 south of the 
Santa Maria Valley Railroad tracks, as shown on the Bikeway Master Plan. An 
amendment to both the Circulation Element of the City's General Plan and the 
City's Bikeway Master Plan would be required to remove or relocate any of the 
bikeways as specified in these documents. While the amendments are beyond 
the scope of the recommended Area 9 Specific Plan project actions before the 
City Council, they could be accomplished after approval of the Area 9 Specific 
Plan. 

5. Infrastructure and Public Services: 
Chapter III of the Area 9 Specific Plan provides a comprehensive infrastructure 
plan, which identifies service connection requirements and specifications (size, 
location, distance) for these public facilities. As summarized below, the 
infrastructure plan presented in Chapter III will adequately meet the expected 
infrastructure needs for each individual development project, to the satisfaction of 
the responsible City Departments. 

a. Water: Buildout of the Specific Plan would increase demand on the City of 
Santa Maria's potable water supplies. Future development is required to 
address the newly created water service demand. Staff has determined that 
the water supplies plan is adequately sized and is designed to meet 
conveyance demand of future development under the Specific Plan. 
Additionally, the City has sufficient water capacity to supply the buildout of 
the Specific Plan in combination with other long-term cumulative 
development in the City. 

b. Sewer: The City of Santa Maria requires that localized wastewater system 
deficiencies created by new development be adequately addressed by the 
responsible developer. Staff has determined that the proposed 
wastewater infrastructure plan is adequately sized and is designed to 
meet conveyance demand of future development under the Specific Plan. 
In addition, the capacity of the Santa Maria Wastewater Treatment Plant is 
sufficient to accommodate the additional Area 9 Specific Plan development. 
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c. Drainage: Development within the Specific Plan area must be consistent 
with General Plan water quality policies and the City of Santa Maria's 2010 
Storm Water Management Plan, as well as adopted federal and state 
standards related to water quality, discharge, and flood hazards. 

Future development would result in point sources and non-point sources of 
water pollution and would redirect and increase drainage flows during storm 
events. The Specific Plan proposes storm drainage infrastructure and 
individual basins to maintain historical flow patterns and runoff volumes 
within the Specific Plan area, Storm water would be collected via a new 
storm drain system composed of drain inlets and pipes throughout the 
Specific Plan area and flow into the regional basins. The development 
under the Specific Plan would result in less than significant water quality 
impacts through compliance with federal, state, and local regulations and 
requirements. Operational discharges from proposed commercial, 
manufacturing, and industrial land uses developed under the Area 9 
Specific Plan would require individual NPDES permits and/or separate 
permits from the City of Santa Maria, which would be acquired prior to the 
issuance of development permits for the project. 

d, Parks: The City requires impact fees or dedication of parkland from new 
development commensurate with the potential impact, intended for the 
development of future parks facilities to offset demand. 

The Area 9 Specific Plan provides for a maximum of 6 acres of improved 
parkland. The parkland will be built as development occurs. The park will be 
paid for by developers of the proposed 550 mixed-use residential units, 
through the Citywide Growth Mitigation Fee. 

It should also be noted that although the Specific Plan proposes to utilize 
the onsite retention basins as open space, such open space areas would 
be periodically inundated during storms, and therefore are not considered to 
be developed parkland per City standards (Municipal Code Section 11-9.05 
(g)(1 )(G)). 

e. Fire Protection: The City of Santa Maria Fire Department will provide fire 
protection services to the proposed Area 9 Specific Plan area. The City 
Fire Department has identified the need for an additional station, 
equipment, and staffing in the southwest portion of the City. Future project 
proponents would be required to contribute Growth Mitigation Fees to 
partially offset fire protection services impacts. 

However, collection of these fees is unlikely to adequately fund the 
southwest fire station, and additional fees would be necessary to provide for 
future maintenance of the station, Therefore, development within the Area 
9 Specific Plan shall participate in a supplemental financing mechanism, 
such as a development agreement or other financing program acceptable to 
the City, necessary to provide sufficient funding to mitigate impacts on fire 
protection services, The purpose of this supplemental funding mechanism 
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shall be to offset the fair share of the added cost for operations and 
maintenance of a fully staffed fire station. 

Because a fee or financing for the southwest fire station is not in place prior 
to consideration of this project, impacts to fire protection is not mitigated to 
insignificance, Therefore, fire impacts are significant and unavoidable, 

f. Police: The Area 9 Specific Plan development would increase the need for 
police services while at the same time further reduce the existing sworn 
officer to population ratio. To adequately offset police protection services 
impacts, future project proponents would be required to contribute Growth 
Mitigation Fees to fund capital facilities for the Police Department. 

g. Public Schools: Residential development facilitated by the Area 9 Specific 
Plan would increase student enrollment such that new or expanded school 
facilities will be needed. However, the payment of State-mandated school 
impact fees would provide funding to fully mitigate potential impacts for the 
planning, use, or development of adequate school facilities. In accordance 
with State law [Government Code Section 65995(h)), the City does not 
collect or administer these fees; they are paid directly by the developer to 
the appropriate school district(s). 

6. General Plan Conformity Analysis: 

The Specific Plan is established in State law as a significant tool to implement 
the General Plan. As a Charter City, Santa Maria's zoning is statutorily exempt 
from the legal requirement of consistency with the General Plan (Government 
Code Section 65805), However, its specific plan and subdivision approval must 
be consistent with the General Plan [Government Code Sections 65454, 66573.5 
and 66474 (a) and (b)), City Council Ordinance #5, Exhibit C includes a 
comprehensive list and detailed analysis of Goals, Objectives and Policies from 
the City of Santa Maria General Plan which the Area 9 Specific Plan project 
promotes, 

Objective 10,1 ,b of the Land Use Element of the City's General Plan requires the 
City to maintain a high level of fire protection services and also lists "5-minute 
response capability" as an objective. Although the Final EIR suggests that the 
City Council could establish a supplemental funding mechanism to have the 
proponents of development under the Area 9 Specific Plan achieve this goal, the 
General Plan does not specify that developers are responsible to fund fire 
protection services. Instead, the City Council has historically chosen to fund fire 
services through other means -- including tax revenue. The City Council is 
choosing to continue this policy course by placing a quarter-cent sales tax 
increase on the ballot for June, 2012, If successful, the proceeds of this general 
tax would be available to upgrade City fire protection services and reduce 
response time. 

Since the project advances the General Plan in numerous ways and does not 
conflict with it in any way, the project is consistent with the General Plan. 
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7. Area 9 Specific Plan Amendment: 

It was determined late in the process and after completion of the Final EIR that 
the Specific Plan, as written, was going to create a zoning inconsistency with 
respect to the new greenhouses developed by Windset Farms. The 
greenhouses are located on land currently zoned Open Space (OS) and General 
Manufacturing (M-2), both allowing greenhouse development with approval of a 
conditional use permit. If the Area 9 Specific Plan is approved as proposed, over 
450 acres would be rezoned to Light Manufacturing (M-1). Windset has 220 
acres within this area and not all of that land is currently developed. The Santa 
Maria Municipal Code states that greenhouses are not permitted by right or with 
a conditional use permit in the M-1 zoning district. Therefore, upon rezoning the 
property, the new Windset Farms greenhouses would immediately become legal 
non-conforming and further development of greenhouses would be prohibited 
within the M-1 zoning district. To correct this oversight, staff added text to the 
draft Specific Plan that allows greenhouse facilities and associated operations to 
be developed on M-1 zoned properties within Area 9, subject to the approval of a 
conditional use permit. This change would not apply to M-1 zoned lands in any 
other area of the City. 

Since this use was not evaluated in the project EIR, an Addendum (E-2012-
0005) was prepared to address greenhouse facilities and associated operations 
as a conditionally permitted use in the Area 9 Specific Plan's M-1 zoning district. 
The Addendum finds that this change does not introduce any new significant 
impacts, result in any greater impact than those already identified in the EIR, or 
requires any new mitigation measures. Additionally, no modification to the 
Statement of Overriding Considerations is necessary to address this change to 
the Specific Plan. The Addendum is presented in City Council Resolution #2.ii., 
Exhibit A. 

ENVIRONMENTAL PROCEDURES: 

The environmental impacts of the Area 9 project were analyzed in the Environmental 
Impact Report for the Area 9 Specific Plan (SCH#2008071018). The Draft 
Environmental Impact Report (Draft EIR) was circulated for public review from October 
13, 2010 through November 29, 2010. Fifteen (15) comment letters from the public 
were received during that period, and a Final Environmental Impact Report (Final EIR) 
was prepared in response to those comment letters. Chapter IX of the Final EIR 
presents those 15 letters and appropriate responses from the City. 

The Final EIR was distributed to the Planning Commission and City Council on April 1, 
2011. Subsequent to that date, further discussion between the City Attorney's office, 
Public Works Department staff and the City's consultant identified the need to make 
certain minor revisions to the Final EIR, as originally distributed. A memo entitled "Area 
9 Specific Plan Final EIR Revisions" dated July 8, 2011 was distributed to the Planning 
Commission on July 14, 2011, and the City Council on August 26, 2011. The Final EIR 
and the memo entitled "Area 9 Specific Plan Final EIR Revisions" should both be read 
together, and as such are referenced in the draft City Council Resolution #2.i. relating 
to certification of the Final EIR. 
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The following three mitigation measures have been revised; T-I(a) Payment of Fees for 
Traffic Improvements, T-I(b) Traffic Improvements, and T-3 Revise Specific Plan Internal 
Roadway System. These changes regard the proposed deletion of railroad crossings. 
Specifically, the mitigation measure revisions clarify that the "Applicant's Proposed 
Project" which includes elimination of the "A" Street and "E" Street railroad crossings, and 
removal of "F" Street between Betteravia Road and Stowell Road, would result in 
significant and unavoidable adverse traffic volume impacts. 

As described in Section 15088.5(b) of the State Guidelines for California Environmental 
Quality Act (CEQA), recirculation of the Final EIR is not required where the new 
information added to the EIR merely clarifies or amplifies or makes insignificant 
modifications in an adequate EIR. The revisions noted in the memo clarify or amplify 
the EIR and would not result in new significant environmental effects. Pursuant to State 
CEQA Guidelines Section 15088.5(b), recirculation of the EIR is not required. 

Briefly stated, the Final EIR reports that many of the environmental impacts related to 
the Area 9 Specific Plan and related actions proposed by the project proponents, can 
be avoided and successfully mitigated to a less than significant level. However, the 
project originally proposed would cause adverse environmental impacts, which cannot 
be completely avoided. These impacts are: 1) Air Quality, due to the magnitude of the 
project; 2) Biology, due to the uncertainty at this time of obtaining necessary permits 
from state and federal resource agencies; 3) Greenhouse Gas emissions, due to the 
magnitude of the project; 4) Exposure to hazardous materials, due to the introduction of 
oil production; 5) Fire Services, because the project would create currently unfunded 
impacts to fire protection; and 6) Transportation and Circulation, due to proposed 
elimination of the two railroad crossings and "F" Street. 

The City can still approve a modification of the Area 9 Specific Plan project, in spite of 
these environmental impacts, if three basic requirements are met: 

1. An alternative project design is adopted which is feasible, but causes 
substantially less impacts than the project as originally proposed by the project 
proponents. In this case, adoption of Alternative 5 (Retain and Enhance 
Circulation Element Improvements) in Section VII of the Final EIR (as modified 
by the "Area 9 Specific Plan Final EIR Revisions" memo dated July 8, 2011) 
fulfills this first requirement. This Alternative has been described as the 
"Alternative 5 Project Description" in the staff report and is fully described in City 
Council Resolution #2.i., Exhibit B. 

2. Substantial evidence shows that mitigation is infeasible and the City's reasoning 
is documented. This is true regarding impacts to fire protection. As noted in the 
Final EIR and Section 5.e. on page 10 of this staff report, existing growth 
mitigation fees would partially offset the cost of additional fire facilities needed 
sometime in the future. But, other than that the facility would be located in the 
"southwest;" nothing further is known about the facility. The environmental 
impacts of the future facility cannot be studied, and the timing of construction 
and cost to construct the facility cannot now be estimated, other than to say that 
"additional fees would be necessary." A complete discussion of the evidence is 
provided under "Fiscal Considerations" on page 14 of this staff report. 
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3. For all remaining unavoidable impacts caused by Alternative 5, the City Council 
can identify certain overriding benefits of approving the Area 9 Specific Plan 
project. In this case, these benefits are closely related to the economic 
development opportunities that the Area 9 Specific Plan project brings to the City 
as discussed in City Council Resolution #2.i., Exhibit C. 

City Council Resolution #2.i., Exhibit A presents the necessary CEQA findings that the 
City Council must make, prior to approving the project described in the EIR as 
Alternative 5. 

City Council Resolution #2.i., Exhibit D, presents the environmental mitigation 
measures to be applied to the approved project. 

FISCAL CONSIDERATIONS: 

As presented in the Final EIR and Area 9 Specific Plan Final EIR Revisions memo, some 
but not all of the traffic impacts of recommended Alternative 5 would be mitigated to 
insignificance by the imposition of project improvement requirements and fees currently 
on the books. 

In order to establish the City Council's commitment to mitigate traffic impacts to 
insignificance, it is necessary that the City Council put into place an additional fee 
before acting on the Final EIR and the project. A schedule for that fee, to be known as 
the Area 9 Specific Plan Traffic Fee, is presented as Exhibit B, City Council Ordinance 
#1 attached to this staff report. Evidentiary support for the fee is provided in the Area 9 
Specific Plan Offsite Road Mitigation Plan, presented as Exhibit A, City Council 
Ordinance #1. City Council Ordinance #1 recommends that the City Council approve 
the plan and establish the fee. 

As presented in the Final EIR, implementation of Alternative 5 would at some point 
contribute to a need for an additional fire station in order to meet standards identified in 
the General Plan for service response time. Complete funding for that fire station is not 
currently in place, though several options are identified in the Final EIR and Chapter VI 
of the Specific Plan. Therefore, this impact is not mitigated to insignificance by the 
imposition of mitigation measures, and not avoided through project redesign. 1 The 
impact would be created if the City Council approves the proposed project, Alternative 
5, or any other project Alternative except the "no project - no development" alternative. 

The City Council may validly approve a project despite a significant environmental 
impact to fire protection if substantial evidence shows that mitigation is infeasible and 
the City's reasoning is documented. !Village Laguna of Laguna Beach, Inc. v. Board of 
Supervisors (4th Dist. 1982) 134 Cal.App.3d 1022, 1034-1035.] "Feasible" means 
"capable of being accomplished in a successful manner within a reasonable period of 
time, taking into account economic, environmental, legal, social, and technological 
factors." [CEQA Guidelines, Section 15364.] 

As noted in the Final EIR, existing growth mitigation fees would partially offset the cost 
of additional fire facilities needed sometime in the future. But, other than that the facility 
would be located in the "southwest;" nothing further is known about the facility. The 

1 The Final EIR incorrectly described this impact as "significant, but can be feasibly mitigated or avoided_~ 
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environmental impacts of the future facility cannot be studied. The timing of 
construction and cost to construct the facility cannot now be estimated, other than to 
say that "additional fees would be necessary." Social factors such as pace and 
distribution of future development are totally a matter for speculation. Therefore, there 
is an evidentiary basis for City Council to find it is infeasible to mitigate this impact. 

In addition to the project financing, the Area 9 Specific Plan provides evidentiary support 
for two reimbursement fees: the Environmental Impact Report Fee and the Sphere of 
Influence Reimbursement Fee. 

• Environmental Impact Report Fee 
City Council Resolution 2009-12 dated July 21,2009 approved up to $100,000 to 
help offset the costs of preparation of the Area 9 Specific Plan EIR. While the 
majority of landowners by acreage participated in the cost of the EIR upfront, 
some landowners chose not to participate. The Financing of Public Facilities 
chapter of the Specific Plan (Chapter VI) identifies those landowners who did not 
contribute to the EIR. If the Specific Plan is approved, and City Council 
Ordinance #7 adopted, these landowners will be required to reimburse the City 
for their prorated share of costs to prepare the EIR when development occurs on 
their property. City Council Ordinance #7, Exhibit A, identifies the landowners 
who chose not to participate in the costs of the EIR and their respective 
obligation. 

• Sphere of Influence Reimbursement Fee 
The land area now encompassed by the Area 9 Specific Plan was annexed to 
the City of Santa Maria in 1994. Most of the owners within that annexation area 
have paid money to the City of Santa Maria, to reimburse the City for annexation 
costs incurred at that time. Owners of three properties have not reimbursed the 
City to date, but are obligated to do so. The Financing of Public Facilities chapter 
of the Specific Plan (Chapter VI) identifies the three properties and their 
respective obligations. Approval of the Specific Plan would reaffirm the owners' 
obligation to pay reimbursement prior to issuance of the first development plan 
for their property (historically, issuance of the first building permit on their 
property). 

IMPACT TO THE COMMUNITY: 

The Area 9 Final EIR identifies more than 18,000 new jobs (12,000 industrial and 6,000 
office) would be generated by the buildout under the Specific Plan. Although some jobs 
generated by implementation of the Specific Plan would likely be filled by current 
residents of Santa Maria, many of the new job opportunities would likely be filled by 
people relocating to the area. 

FINAL ENVIRONMENTAL IMPACT REPORT: 

The Final Environmental Impact Report, including the Area 9 Specific Plan Final EIR 
Revisions memo, dated July 8, 2011, was provided to the City Council on April 1, 2011, 
and August 26, 2011, respectively, prior to the preparation of this staff report; copies are 
available for review in the Community Development Department/Planning Division or the 
City Clerk's Office, Recordsl Division. 



IMPLEMENTATION/NEXT STEPS IN THE PROCESS: 

The Area 9 Specific Plan document presents standards and regulations that replace the 
Santa Maria Municipal Code (Title 12 - Zoning). In any instance where the Area 9 
Specific Plan appears to present requirements different than or unique from the Santa 
Maria Municipal Code, the provisions of the Area 9 Specific Plan will control. For 
example, some of the unique requirements may include, but are not limited to: allowed 
land uses; building setbacks; building heights; landscaping and site planning/design. In 
the absence of specific standards and regulations, the Santa Maria Municipal Code (Title 
12 - Zoning) requirements remain in full force. Chapter 12-35, Planned Development 
Overlay District, is also applied to the official zoning map, for the area covered by the 
Area 9 Sp cific Plan. 

LA 
Director of Community Development 
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RESOLUTION NO. 2597 

A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF SANTA MARIA, CALIFORNIA, 
RECOMMENDING THAT THE CITY COUNCIL APPROVE 
THE AREA 9 FEE STUDY AND ADOPT THE AREA 9 
SPECIFIC PLAN TRAFFIC FEE, FILE NOS. GPZ-2006-
011, SPZ-2006-OO3, E-2006-077 (890 +/- ACRES) 

WHEREAS, the Area 9 Landowners Group applied for a General Plan 
amendment, zone change, and Specific Plan for approximately 890 acres of property, 
located north of Betteravia Road, west of "A" Street, east of Black Road, and south of 
the Santa Maria Valley Railroad tracks, including Assessor Parcel Numbers 117-310-
004, -005, -006, -007, -008, -009, -010, -011, -012, and -013; 117-320-003, -004, -005,-
007, -008, -011, -012, -013 -014, -015, -016, and -017; 117-770-001, -002, -051; 117-
820-016, -017, -018, -019, -022, -023, -036, and -037; and 

WHEREAS, the Area 9 Specific Plan was prepared in accordance with the 
statutory requirements of the California Government Code (Sections 65450 through 
65457); and 

WHEREAS, the Area 9 Final Environmental Impact Report (E-2006-077; 
SCH#2008071 018) and Area 9 Specific Plan identifies basic offsite transportation facility 
improvements that are necessary to mitigate impacts on transportation facilities directly 
impacted as a result of the Area 9 Specific Plan project; and 

WHEREAS, the Area 9 Specific Plan recognizes that the necessary offsite traffic 
improvements were not anticipated through the City's existing City-wide Growth Mitigation 
Fee Program; and 

WHEREAS, supplemental financing, exceeding that required under the Citywide 
Growth Mitigation Fee Program, is required to fund the cost of the identified Area 9 
Specific Plan offsite transportation facility improvements necessary to maintain a Level 
of Service (LOS) "D"; and 

WHEREAS, the Area 9 Specific Plan Offsite Road Mitigation Plan, Exhibit A, 
attached hereto and incorporated, was prepared; and 

WHEREAS, Exhibit A identifies offsite transportation facility public improvements 
made necessary by implementation of the Specific Plan, establishes a fee, Exhibit S, 
attached hereto and incorporated, based on contribution of p.m. peak hour trips by land 
use category applicable to projects within Area 9, documents the purpose of the fee, 
and demonstrates the reasonable relationship between the offsite traffic facility 
improvements to be constructed with the fee and the type of development subject to the 
fee; and 
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WHEREAS, the specific purpose of the Area 9 Specific Plan Traffic Fee is to 
provide sufficient funding to be paid to the City for the construction of public 
improvements to mitigate traffic impacts that would otherwise result in traffic level of 
service below "D" as identified in the Final Environmental Impact Report (E-2006-077; 
SCH#2008071 018) for the Area 9 Specific Plan project; and 

WHEREAS, the relationship of the Area 9 Specific Plan Traffic Fee is to provide 
sufficient funding to be paid to the City to mitigate impacts on those transportation 
facilities identified in the Final Environmental Impact Report (E-2006-077; 
SCH#2008071 018) directly impacted as a result of the Area 9 Specific Plan project; and 

WHEREAS, the Planning Commission of the City of Santa Maria held a regularly 
scheduled public hearing on February 15. 2012. for the purpose of making a 
recommendation to the City Council to adopt an ordinance approving the Area 9 Specific 
Plan Offsite Road Mitigation Plan and adopting the Area 9 Specific Plan Traffic Fee; and 

WHEREAS, notices of said public hearing were made at the time and in the 
manner required by law; and 

WHEREAS, at the public hearing the Planning Commission heard and 
considered all evidence. including public testimony. written correspondence and 
evidence presented in the staff report. 

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the 
City of Santa Maria recommends that the City Council approve the Area 9 Specific Plan 
Offsite Road Mitigation Plan. attached as Exhibit A. and adopt the Area 9 Specific Plan 
Traffic Fee. attached as Exhibit B. 

PASSED AND ADOPTED at a regular meeting of the Planning Commission of 
the City of Santa Maria held February 15. 2012. by the following roll call vote: 

AYES: 

NOES: 

ABSENT: 

ABSTAINED: 

ATTEST: 

Commissioners Lopez. Quigley and Chairman Brown 

None 

Commissioner Moats 

Commissioner Waterfield 

RODG BRaN. CHAIRMAN 
City Planning Commission 

Exhibit A - Area 9 Specific Plan Offsite Road Mitigation Plan 
Exhibit B - Area 9 Specific Plan Traffic Fee 



RESOLUTION NO. 2598 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
SANTA MARIA, CAUFORNIA, RECOMMENDING THAT THE CITY 
COUNCIL CERTIFY THE AREA 9 SPECIFIC PLAN FINAL 
ENVIRONMENTAL IMPACT REPORT (E-2ClCMH)77; SCH#2008(71018) 
INCLUDING THE AREA 9 SPECIFIC PLAN FINAL EIR REVISIONS DATED 
JULY 8,2011, MAKING CEQA FINDINGS, ADOPTING A STATEMENT OF 
OVERRIDING CONSIDERATIONS AND ADOPTING A MITIGATION 
MONITORING PROGRAM FOR ALTERNATIVE 5 FOR THE AREA 9 
SPECIAC PLAN, FILE NOS. GPZ-2006~11, SPZ-~3 

WHEREAS, the Area 9 Landowners Group, applied for a General Plan 
amendment, zone change, and Specific Plan for approximately 890 acres of property, 
located north of Betteravia Road, west of "A" Street, east of Black Road, and south of 
the Santa Maria Valley Railroad tracks, including Assessor Parcel Numbers 117-310-
004, -005. -006, -007, -008, -009, -010, -011, -012, and -013; 117-320-003, -004, -005,-
007, -008, -011, -012, -013 -014, -015, -016, and -017; 117-770-001, -002, -051; 117-
820-016, -017, -018, -019, -022, -023, -036, and -037; and 

WHEREAS, the provisions of the California Environmental Quality Act of 1970 
(CEQA), Public Resources Code Sections 21000 et. seq., as amended, require the 
evaluation of environmental impacts for this project; and 

WHEREAS, an Initial Study, E-2006-077, and Notice of Preparation were 
prepared for the Area 9 Specific Plan project on July 7, 2008, and sent to the State 
Clearinghouse and to all relevant agencies and made available for public comment as 
required by law; and 

WHEREAS, the City held a scoping meeting for the Area 9 Specific Plan project 
on July 23, 2008, for the purpose of considering the Initial Study, E-2006-077, and 
Notice of Preparation; and 

WHEREAS, a Draft Environmental Impact Report (DEIR), (SCH#2008071 008), 
was prepared for the Area 9 Specific Plan project, the required notices were published 
and the DEIR was circulated for public review, sent to the State Clearinghouse, sent to 
every responsible agency with jurisdiction over the project, and placed in a public 
location; and 

WHEREAS, the City held a public meeting for the Area 9 Specific Plan project on 
November 8, 2010, for the purpose of considering the DEIR, (SCH#2008071008); and 

WHEREAS, notices of said public hearing were made at the time and in the 
manner required by law; and 
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WHEREAS, at the completion of the public review period on the DEIR for the 
Area 9 Specific Plan project, comments were received and responses to those 
comments were prepared; and 

WHEREAS, a Final Environmental Impact Report (Final EIR) (E-2006-077), was 
prepared for the Area 9 Specific Plan project and the required notices were published 
and the Final Environmental Impact Report was circulated for public review, sent to 
every responsible agency with jurisdiction over the project and placed in a public 
location; and 

WHEREAS, the Area 9 Specific Plan Final EIR Revisions dated July 8, 2011, 
(Revisions) was prepared by Rincon Consultants, Inc.; and 

WHEREAS, the Revisions clarify or amplify the EIR and would not result in new 
significant environmental effects; therefore, pursuant to State CEQA Guidelines Section 
15088.5(b), the EIR has not been recirculated; and 

WHEREAS, the Final EIR, as supplemented by the Revisions, was provided to 
the Planning Commission; and 

WHEREAS, the Planning Commission of the City of Santa Maria held a regularly 
scheduled public hearing on February 15, 2012, for the purpose of considering a 
recommendation to the City Council to certify the Final Environmental Impact Report 
including Revisions and adoption of a statement of overriding considerations, findings 
and mitigation monitoring program as required by the California Environmental Quality 
Act (CEQA), prior to considering a recommendation to the City Council for approval of 
the Area 9 Specific Plan project; and 

WHEREAS, notices of said public hearing were made at the time and in the 
manner required by law; and 

WHEREAS, at the completion of the public hearing, the Planning Commission 
duly considered the Final Environmental Impact Report and "Revisions," and all 
evidence presented at said hearing, including the staff report dated February 10, 2012; 
and 

WHEREAS, the Planning Commission of the City of Santa Maria has 
independently reviewed, analyzed, and considered the Final Environmental Impact 
Report and Revisions and all evidence presented conceming them; and 

WHEREAS, staff will recommend that the mitigation measures set forth in FEIR 
E-2006-077 be made fully enforceable by incorporation into the Area 9 Specific Plan or 
as conditions of approval of the Specific Plan and be implemented using the mitigation 
monitoring program attached hereto and incorporated herein as Exhibit D; and 



NOW, THEREFORE, IT IS HEREBY RESOLVED by the Planning Commission 
of the City of Santa Maria, California, as follows: 

SECTION 1. The above recitals are true. 

SECTION 2. That the Planning Commission recommends that the City 
Council certify that the Final Environmental Impact Report 
(SCH#2008071018) and Revisions have been completed in compliance 
with the Public Resources Code and the State CEQA Guidelines. 

SECTION 3. That the Final Environmental Impact Report and Revisions 
reflect the City of Santa Maria's independent judgment and analysis as 
required by Section 21082.1(c) of the Public Resources Code; and 

SECTION 4. That the Planning Commission reviewed and considered all 
information in the record, including the information contained in the Final 
Environmental Impact Report and Revisions, prior to acting on the project. 

SECTION 5. That the Planning Commission determines that the 
implementation of the Area 9 Specific Plan project will have certain 
Significant impacts on the environment as identified in the Final 
Environmental Impact Report and Revisions. 

SECTION 6. That the Planning Commission hereby recommends that the 
City Council make Findings (Exhibit A, attached hereto and incorporated), 
and consider EIR Alternatives to the Proposed Project (Exhibit B, attached 
hereto and incorporated). 

SECTION 7. That the Planning Commission further recommends that the 
City Council reject the proposed project and instead approve Alternative 
5, a project that would result in traffic impacts substantially less severe 
than the proposed project. 

SECTION 8. That the Planning Commission hereby recommends that the 
City Council make a Statement of Overriding Considerations (Exhibit C, 
attached hereto and incorporated) that balances the benefits of the project 
against the significant, unavoidable impacts to Air Quality, Biology, Fire 
Protection Services, Greenhouse Gas Emissions, Hazards and 
Transportation/Circulation, which cannot be mitigated to acceptable levels 
through project redesign and conditions of approval. 

SECTION 9. That the Planning Commission hereby recommends that the 
City Council adopt the mitigation monitoring program for the project, 
Exhibit D, attached hereto and incorporated. 

SECTION 10. The record of these proceedings is located in the 
Community Development Department of the City of Santa Maria. 



PASSED AND ADOPTED at a regular meeting of the Planning Commission of 
the City of Santa Maria held February 15, 2012, by the following roll call vote: 

AYES: 

NOES: 

ABSENT: 

ABSTAINED: 

ATTEST: 

Commissioners Lopez, Quigley and Chairman Brown 

None 

Commissioner Moats 

Commissioner Waterfield 

~'aaVt'ao~=ANT SECRETARY 
City Planning Commission 

Exhibit A - CEOA Findings 
Exhibit B - EIR Alternatives to the Proposed Project 
Exhibit C - Statement of Overriding Considerations 
Exhibit 0 - Environmental Mitigation MonitOring and Reporting Program 



RESOLUTION NO. 2599 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
SANTA MARIA, CALIFORNIA, RECOMMENDING THAT THE CITY 
COUNCIL REJECT THE REQUEST TO AMEND THE CIRCULATION 
ELEMENT OF THE GENERAL PLAN AND APPROVE PROJECT 
AL TERNA TlVE #5 FOR APPROXIMATELY 890 ACRES LOCATED 
NORTH OF BETTE RAVIA ROAD, BETWEEN "An STREET AND 
SLACK ROAD, AND SOUTH OF THE SANTA MARIA VALLEY 
RAILROAD TRACKS, FILE NO. GPZ-2006-011 

WHEREAS, the project proponent, Area 9 Landowners Group, has requested an 
amendment to the Circulation Element of the General Plan in accordance with California 
Government Code Section 65358 (a); and 

WHEREAS, the requested amendments to the General Plan would apply to 
approximately 890 acres of property, located north of Betteravia Road, west of "An 
Street, east of Black Road, and south of the Santa Maria Valley Railroad tracks, 
including Assessor Parcel Numbers 117-310-004, -005, -006, -007, -008, -009, -010, -
011, -012, and -013; 117-320-003, -004, -005, -007, -008, -011, -012, -013 -014, -015,-
016, and -017; 117-770-001, -002, -051; 117-820-016, -017, -018, -019, -022, -023, -
036, and -037; and 

WHEREAS, the requested amendment to the Circulation Element would amend 
the Circulation Plan by the following actions, described on Exhibit A as follows: 

CE-5. Delete the "An Street railroad crossing; 

CE-6. Delete the "E" Street railroad crossing; 

CE-7. Delete the "F" Street railroad crossing; 

CE-8. Delete "F" Street, a "Proposed Secondary Arterial," between 
Betteravia Road and Stowell Road; and 

CE-9. Modify the "Secondary Arterial" sections along Black Road, Battles 
Road, "An Street and "En Street. 

WHEREAS, the Planning Commission of the City of Santa Maria held a regularly 
scheduled public hearing on February 15, 2012, for the purpose of considering 
amendments to the Land Use Element and the Circulation Element of the City's General 
Plan; and 

WHEREAS, notices of said public hearing were made at the time and in the 
manner required by law; and 
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WHEREAS, the Planning Commission adopted Resolution No. 2598, stating that 
it has reviewed and considered the Final Environmental Impact Report (E-2006-077; 
SCH#2008071018) and the Area 9 Specific Plan Final EIR Revisions memo dated July 
8, 2011 in its deliberations in accordance with Section 15025 (c) of the CEOA 
Guidelines; and, recommended that the City Council make certain findings and a 
statement of overriding considerations, and also adopt a mitigation monitoring program, 
as required; and 

WHEREAS, at the public hearing the Planning Commission heard and 
considered all evidence, including public testimony, written correspondence and 
evidence presented in the staff report. 

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the 
City of Santa Maria recommends that the City Council reject the project proponent's 
request to amend the Circulation Plan of the General Plan of the City of Santa Maria, as 
shown on the attached Exhibit A. 

FURTHER, that the Planning Commission of the City of Santa Maria 
recommends that the City Council accept Altemative #5 (Retain and Enhance 
Circulation Element Improvements) as the environmentally superior altemative capable 
of achieving the project objectives. 

PASSED AND ADOPTED at a regular meeting of the Planning Commission of 
the City of Santa Maria held this 15th day of February, 2012. 

AYES: 

NOES: 

ABSENT: 

ABSTAINED: 

ATTEST: 

EXHIBITS: 

Commissioners Lopez, Quigley and Chairman Brown 

None 

Commissioner Moats 

Commissioner Waterfield 

Exhibit A - Rejected Circulation Element/Circulation Plan Changes 



RESOLUTION NO. 2600 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
SANTA MARIA, CALIFORNIA, RECOMMENDING THAT THE CITY 
COUNCIL AMEND THE LAND USE ELEMENT OF THE GENERAL 
PLAN FOR APPROXIMATELY 890 ACRES LOCATED NORTH OF 
BETTERAVIA ROAD, BETWEEN "A" STREET AND BLACK ROAD, 
AND SOUTH OF THE SANTA MARIA VALLEY RAILROAD TRACKS, 
FILE NO. GPZ-2006-011 

WHEREAS, the project proponent. Area 9 Landowners GrouP. has requested an 
amendment to the General Plan (Land Use Policy Map) in accordance with California 
Government Code Section 65358 (a); and 

WHEREAS, the requested amendments to the General Plan would apply to 
approximately 890 acres of property. located north of Betteravia Road, west of MA" 
Street. east of Black Road, and south of the Santa Maria Valley Railroad tracks, 
including Assessor Parcel Numbers 117-310-004, -005. -006. -007, -008, -009, -010, -
011, -012, and -013; 117-320-003, -004, -005, -007, -008, -011, -012, -013 -014, -015,-
016, and -017; 117-770-001, -002, -051; 117-820-016, -017, -018, -019, -022, -023, -
036, and-037; and 

WHEREAS, the requested amendment to the Land Use Element would amend 
the Land Use Policy Map for the subject 890-acre project area from Secondary 
Agricultural Open Space (215 acres), Heavy Commercial/Manufacturing (493 acres), 
General Industrial (174 acres), and Conservation Open Space (8 acres) to Heavy 
CommerciaUManufacturing (157 acres), General Industrial (144 acres), Light Industrial 
(451 acres), CommerciaUProfessional Office (114 acres), Community Commercial (14 
acres), and Conservation Open Space (10 acres); and 

WHEREAS, the Planning Commission of the City of Santa Maria held a regularly 
scheduled public hearing on February 15, 2012, for the purpose of considering 
amendments to the Land Use Policy Map of the City's General Plan; and 

WHEREAS, notices of said public hearing were made at the time and in the 
manner required by law; and 

WHEREAS, the Planning Commission adopted Resolution No. 2598, stating that 
it has reviewed and considered the Final Environmental Impact Report (E-2006-077; 
SCH#2008071 018) and the Area 9 Specific Plan Final EIR Revisions dated July 8, 2011 
in its deliberations in accordance with Section 15025 (c) of the CEQA Guidelines; and, 
recommended that the City Council make certain findings and a statement of overriding 
considerations, and also adopt a mitigation monitoring program, as required; and 

WHEREAS, at the public hearing the Planning Commission heard and 
considered all evidence, including public testimony, written correspondence and 
evidence presented in the staff report. 
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NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the 
City of Santa Maria recommends that the City Council amend the Land Use Policy Map 
of the General Plan of the City of Santa Maria, as shown on the attached Exhibits A and 
B, and as described below: 

From (see Exhibit A, attached hereto and incorporated): 
Secondary Agricultural Open Space (215 acres); and 
Heavy CommerciaUManufacturing (493 acres); and 
General Industrial (174 acres); and 
Conservation Open Space (8 acres) 

To (see Exhibit B, attached hereto and incorporated): 
Heavy CommerciaUManufacturing (157 acres); and 
General Industrial (144 acres); and 
Light Industrial (451 acres); and 
CommerciaUProfessional Office (114 acres); and 
Community Commercial (14 acres); and 
Conservation Open Space (10 acres). 

PASSED AND ADOPTED at a regular meeting of the Planning Commission of 
the City of Santa Maria held this 15th day of February, 2012. 

AYES: 

NOES: 

Commissioners Lopez, Quigley and Chairman Brown 

None 

ABSENT: 

ABSTAINED: 

ATTEST: 

Commissioner Moats 

Commissioner Waterfield 

Pk~cAt\~O~~STANT SECRETARY 
City Planning Commission 

EXHIBITS: 
Exhibit A - Current Land Use Policy Map 
Exhibit B - Proposed Land Use Policy Map 

RODGE~ BRO N, CHAIRMAN 
City Planning Commission 



RESOLUTION NO. 2601 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
SANTA MARIA, CALIFORNIA, RECOMMENDING THAT THE CITY 
COUNCIL AMEND THE CIRCULATION ELEMENT OF THE GENERAL 
PLAN FOR APPROXIMATELY 890 ACRES LOCATED NORTH OF 
BETTERAVIA ROAD, BETWEEN "AU STREET AND BLACK ROAD, 
AND SOUTH OF THE SANTA MARIA VALLEY RAILROAD TRACKS, 
FILE NO. GPZ-2006-011 

WHEREAS, the project proponent, Area 9 Landowners Group, has requested an 
amendment to the Circulation Element of the General Plan in accordance with Califomia 
Govemment Code Section 65358 (a); and 

WHEREAS, the requested amendments to the General Plan would apply to 
approximately 890 acres of property, located north of Betteravia Road, west of "A" Street, east 
of Black Road, and south of the Santa Maria Valley Railroad tracks, including Assessor Parcel 
Numbers 117-310-004, -005, -006, -007, -008, -009, -010, -011, -012, and -013; 117-320-003, 
-004, -005, -007, -008, -011, -012, -013 -014, -015, -016, and -017; 117-770-001, -002, -051; 
117-820-016, -017, -018, -019, -022, -023, -036, and-037; and 

WHEREAS, the Planning Commission recommended that the City Council reject the 
Applicant's request in favor of Alternative #5 (Retain and Enhance Circulation Element 
Improvements) because it is the environmentally superior alternative capable of achieving the 
project objectives; and 

WHEREAS, Alternative 5 (Retain and Enhance Circulation Element Improvements) 
would amend the Circulation Plan, Figure C-1 of the General Plan, by the following actions, 
described on Exhibit A, attached hereto and incorporated, as follows: 

CE-1. Change Black Road from 'Primary Arterial" to "Secondary Arterial," 
between Main Street/Highway 166 and Mahoney Road; and 

CE-2. Change "E" Street from "Primary Arterial" to "Secondary Arterial," 
between Stowell Road and Betteravia Road; and 

CE-3. Add Sonya Lane as a "Collector," between "A" Street and Black Road; 
and 

CE-4. Add Betteravia Road as a "Secondary Arterial," between Mahoney Road 
and Black Road; and 

WHEREAS, the above actions would change the Circulation Plan of the Circulation 
Element, which are shown in Exhibit B, attached hereto and incorporated; and 

WHEREAS, the Planning Commission of the City of Santa Maria held a regularly 
scheduled public hearing on February 15, 2012, for the purpose of considering amendments to 
the Circulation Element of the City's General Plan; and 

WHEREAS, notices of said public hearing were made at the time and in the manner 
required by law; and ATTACHMENT 5 
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WHEREAS, the Planning Commission adopted Resolution No. 2598, stating that it has 
reviewed and considered the Final Environmental Impact Report (E-2006-077; 
SCH#2008071018) and the Area 9 Specific Plan Final EIR Revisions dated July 8, 2011, in its 
deliberations in accordance with Section 15025 (c) of the CEQA Guidelines; and, 
recommended that the City Council make certain findings and a statement of overriding 
considerations, and also adopt a mitigation monitoring program, as required; and 

WHEREAS, at the public hearing the Planning Commission heard and considered all 
evidence, including public testimony, written correspondence and evidence presented in the 
staff report. 

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Santa Maria recommends that the City Council amend the Circulation Plan of the General Plan 
of the City of Santa Maria, as shown on the attached Exhibit A, and amend the text of the 
General Plan as shown on the attached Exhibit B. 

PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City 
of Santa Maria held this 15th day of February, 2012. 

AYES: 

NOES: 

ABSENT: 

ABSTAINED: 

ATTEST: 

EXHIBITS: 

Commissioners Lopez, Quigley and Chairman Brown 

None 

Commissioner Moats 

Commissioner Waterfield 

RODGBRON,CHAiRMAN 
City Planning Commission 

Exhibit A - Proposed Circulation Amendment to Figure C-1 of the General Plan 
Exhibit B - Proposed Changes to the Circulation Element Text and Circulation Plan Figure C-1 of the General 

Plan 



RESOLUTION NO. 2602 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SANTA 
MARIA, CALIFORNIA, RECOMMENDING THAT THE CITY COUNCIL ADOPT 
THE AREA 9 SPECIFIC PLAN FOR APPROXIMATELY 890 ACRES LOCATED 
NORTH OF BETTERAVIA ROAD, BETWEEN "An STREET AND BLACK 
ROAD, AND SOUTH OF THE SANTA MARIA VALLEY RAILROAD TRACKS, 
FILE NO. SPZ-2006-OO3 

WHEREAS, the project proponent, Area 9 Landowners Group, has requested that a 
specific plan be approved for approximately 890 acres of property. located north of Betteravia 
Road, west of "A" Street, east of Black Road, and south of the Santa Maria Valley Railroad 
tracks, including Assessor Parcel Numbers 117-310-004, -005, -006, -007, -008, -009, -010, -
011, -012, and -013; 117-320-003, -004, -005, -007, -008, -011, -012, -013 -014, -015. -016, 
and -017; 117-770-001, -002, -051; 117-820-016, -017, -018, -019, -022, -023, -036, and -037; 
and 

WHEREAS, the Area 9 Specific Plan (attached hereto and incorporated as Exhibit A) 
was prepared in accordance with the statutory requirements of the Califomia Government 
Code (Sections 65450 through 65457); and 

WHEREAS, the Planning Commission of the City of Santa Maria held a regularly 
scheduled public hearing on February 15, 2012, for the purpose of making a recommendation to 
the City Council to adopt an ordinance approving the Area 9 Specific Plan; and 

WHEREAS, notices of said public hearing were made at the time and in the manner 
required by law; and 

WHEREAS, the Planning Commission adopted Resolution No. 2598, stating that it has 
reviewed and considered the Final Environmental Impact Report (E-2006-077; 
SCH#2008071018) and the Area 9 Specific Plan Final EIR Revisions dated July 8, 2011 in its 
deliberations in accordance with Section 15025 (c) of the CEQA Guidelines; and, 
recommended that the City Council make certain findings and a statement of overriding 
considerations, and also adopt a mitigation monitoring program, as required; and 

WHEREAS, the Planning Commission recommended that the City Council reject the 
Applicant's request in favor of Altemative #5 (Retain and Enhance Circulation Element 
Improvements) because it was the environmentally superior altemative capable of achieving 
the Area 9 Project Objectives (Exhibit B, attached hereto and incorporated); and 

WHEREAS, the Area 9 Specific Plan has been revised so that approval would be 
consistent with Altemative #5 (Retain and Enhance Circulation Element Improvements) 
amendments to the Circulation Element of the General Plan; and 

WHEREAS, the Area 9 Specific Plan, as adopted, would be consistent with the City of 
Santa Maria General Plan, for the reasons stated in Exhibit C, attached hereto and 
incorporated; and 

WHEREAS, at the public hearing the Planning Commission heard and considered all 
evidence, including public testimony, written correspondence and evidence presented in the 
staff report, including evidence intending to show consistency of the Alternative #5 version of 
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the Area 9 Specific Plan with the proposed amendments to the Circulation Element and the 
Land Use Element; and 

WHEREAS, the Planning Commission finds as follows: 

a. The proposed Area 9 Specific Plan is consistent with applicable Goals, 
Objectives and Policies of the Santa Maria General Plan; and 

b. The proposed Area 9 Specific Plan is consistent with the proposed amendments 
to the Circulation Element and the Land Use Element; and 

c. The format and content of the Area 9 Specific Plan is consistent with Section 
65450 et seq of the Califomia Government Code. 

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Santa Maria recommends to the City Council of the City of Santa Maria that the City Council 
adopt the Area 9 Specific Plan, as shown on the attached Exhibit A. 

Project Description 

Adopt the Area 9 Specific Plan as shown on Exhibit A 

Area 9 Specific Plan 
Approximately 890 acres 

Assessor Parcel Nos. 117-310-004, -005, -006, -007, -008, -009, -010, -011,-
012, and -013; 117-320-003, -004, -005, -007, -008, -011, -012, -013 -014, -015, 
-016, and -017; 117-770-001, -002, -051; 117-820-016, -017, -018, -019, -022, -

023, -036, and -037. 

PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City 
of Santa Maria held this 15th day of February, 2012. 

AYES: 

NOES: 

Commissioners Lopez, Quigley and Chairman Brown 

None 

ABSENT: Commissioner Moats 

ABSTAINED: Commissioner Waterfield 

ATTEST: 

PEGOODS, ASSISTANT SECRETARY 
City Planning Commission 

EXHIBITS: 

Exhibit A - Area 9 Specific Plan 
Exhibit B - Area 9 Project Objectives 
Exhibit C - General Plan Consistency 

R N, CHAIRMAN 
City Planning Commission 



RESOLUTION NO. 2603 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
SANTA MARIA, CALIFORNIA, RECOMMENDING THAT THE CITY 
COUNCIL ADOPT A REIMBURSEMENT FEE FOR PREPARATION OF 
AN ENVIRONMENTAL IMPACT REPORT FOR THE AREA 9 SPECIFIC 
PLAN, FILE NOS. GPZ-2006-011, SPZ-2006-003, E-2006-077 (890 +/
ACRES) 

WHEREAS, the Area 9 Landowners Group applied for a General Plan 
amendment, zone change, and Specific Plan for approximately 890 acres of property, 
located north of Betteravia Road, west of "A" Street, east of Black Road, and south of 
the Santa Maria Valley Railroad tracks, including Assessor Parcel Numbers 117-310-
004, -005, -006, -007, -008, -009, -010, -011, -012, and -013; 117-320-003, -004, -005,-
007, -008, -011, -012, -013 -014, -015, -016, and -017; 117-770-001, -002, -051; 117-
820-016, -017, -018, -019, -022, -023, -036, and -037; and 

WHEREAS, on July 21, 2009, the Santa Maria City Council adopted Resolution 
No. 2009-112 authorizing a $100,000 advance from the Business Attraction Revolving 
Loan Fund for preparation of an Environmental Impact Report (EIR) for the Area 9 
Specific Plan project; and 

WHEREAS, Resolution No. 2009-112 specifies that "nonparticipating owners" 
shall be responsible for loan repayment to the City Business Attraction Revolving Loan 
Fund; and 

WHEREAS, Government Code Section 65456(a) provides that the City Council 
may impose a fee upon "nonparticipating owners" after adopting a specific plan; and 

WHEREAS, the Planning Commission adopted Resolution No. 2598, stating that 
it has reviewed and considered the Final Environmental Impact Report (E-2000-077; 
SCH#2008071018) and the Area 9 Specific Plan Final EIR Revisions dated July 8,2011 
in its deliberations in accordance with Section 15025 (c) of the CEQA Guidelines; and, 
recommended that the City Council make certain findings and a statement of overriding 
considerations, and also adopt a mitigation monitoring program, as required; and 

WHEREAS, by Resolution 2602, the Santa Maria City Planning Commission 
made written recommendations to the City Council on the Area 9 SpeCific Plan; and 

WHEREAS, the Area 9 Specific Plan project "nonparticipating owners" are 
identified in Table VI-2 of the Area 9 Specific Plan, incorporated by reference, and 
Exhibit A, attached hereto; and; 

WHEREAS, the Planning Commission of the City of Santa Maria held a regularly 
scheduled public hearing on February 15, 2012, for the purpose of making a 
recommendation to the City Council to adopt an ordinance approving the Area 9 
Reimbursement Fee to be collected from Non-Participating Landowners; and 
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WHEREAS, notices of said public hearing were made at the time and in the 
manner required by law; and 

WHEREAS, at the public hearing the Planning Commission heard and 
considered all evidence, including public testimony, written correspondence and 
evidence presented in the staff report. 

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the 
City of Santa Maria recommends that the City Council adopt the Area 9 Reimbursement 
Fee to be collected from Non-Participating Landowners upon application for building 
permit or filing of an application for a development plan (e.g., subdivision, amendment 
to the specific plan, use permit, etc.), attached as Exhibit A. 

PASSED AND ADOPTED at a regular meeting of the Planning Commission of 
the City of Santa Maria held February 15, 2012, by the following roll call vote: 

AYES: 

NOES: 

ABSENT: 

ABSTAINED: 

ATTEST: 

Commissioners Lopez, Quigley and Chairman Brown 

None 

Commissioner Moats 

Commissioner Waterfield 

BROWN, CHAIRMAN 
City Planning Commission 

Exhibit A - Area 9 Reimbursement Fee to be collected from Non-Participating Landowners 



RESOLUTION NO. 2604 

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF SANTA MARIA, CALIFORNIA, RECOMMENDING THAT 
THE CITY COUNCIL REZONE APPROXIMATELY 890 ACRES 
LOCATED NORTH OF BETTERAVIA ROAD, BETWEEN "A" 
STREET AND BLACK ROAD, AND SOUTH OF THE SANTA 
MARIA VALLEY RAILROAD TRACKS, FILE NO. GPZ-2006-011 

WHEREAS, the Area 9 Landowners Group (project proponent), applied for a 
zone change for approximately 890 acres of property located north of Betteravia Road, 
west of "A" Street, east of Black Road, and south of the Santa Maria Valley Railroad 
tracks, including Assessor Parcel Numbers 117-310-004, -005, -006, -007, -008, -009, -
010, -011, -012, and -013; 117-320-003, -004, -005, -007, -008, -011, -012, -013 -014,-
015, -016, and -017; 117-770-001, -002, -051; 117-820-016, -017, -018, -019, -022, -
023, -036, and -037; and 

WHEREAS, the project proponent requests a rezoning of approximately 890 
acres to correspond to the industrial, office, commercial, and open space designations 
identified in the Area 9 Specific Plan; and 

WHEREAS, the Planning Commission of the City of Santa Maria held a regularly 
scheduled public hearing on February 15, 2012, for the purpose of making a 
recommendation to the City Council to adopt an ordinance rezoning approximately 890 
acres of the Area 9 project area; and 

WHEREAS, notices of said public hearing were made at the time and in the 
manner required by law; and 

WHEREAS, the Planning Commission adopted Resolution No. 2598, stating that 
it has reviewed and considered the Final Environmental Impact Report (E-2006-077; 
SCH#2008071 018) and the Area 9 Specific Plan Final EIR Revisions dated July 8, 2011 
in its deliberations in accordance with Section 15025 (c) of the CEQA Guidelines; and, 
recommended that the City Council make certain findings and a statement of overriding 
considerations, and also adopt a mitigation monitoring program, as required; and 

WHEREAS, the Planning Commission recommended that the City Council reject 
the Applicant's request in favor of Alternative #5 (Retain and Enhance Circulation 
Element Improvements) because it was the environmentally superior alternative 
capable of achieving the project objectives; and 

WHEREAS, the Planning Commission adopted Resolution No. 2602, 
recommending that the City Council approve the Area 9 Specific Plan, as revised to 
incorporate Alternative #5; and 

WHEREAS, at the public hearing the Planning Commission heard and 
considered all evidence, including public testimony, written correspondence and 
evidence presented in the staff report. ATTACHMENT 8 
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NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the 
City of Santa Maria recommends to the City Council that the City Council amend the 
Zoning map of the City of Santa Maria and rezone the 890-acres, as shown on Exhibit 
A, attached hereto and incorporated herein by reference. 

REZONING PROJECT DESCRIPTION 
Including Assessor Parcel Nos. 117-310-004, -005, -006, -007, -008, -
009, -010, -011, -012, and -013; 117-320-003, -004, -005, -007, -008,-
011, -012, -013 -014, -015, -016, and -017; 117-770-001, -002, -051; 

117-820-016, -017, -018, -019, -022, -023, -036, and -037 

PASSED AND ADOPTED at a regular meeting of the Planning Commission of 
the City of Santa Maria held this 15th day of February, 2012. 

AYES: 

NOES: 

ABSENT: 

ABSTAINED: 

ATTEST: 

EXHIBITS: 

Commissioners Lopez, Quigley and Chairman Brown 

None 

Commissioner Moats 

Commissioner Waterfield 

City Planning Commission 

Exhibit A - Current Zoning Districts Map 
Exhibit B - Proposed Zoning Districts Map 
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