FOR COUNCIL MEETING OF MARCH 7, 2023

COUNCIL AGENDA REPORT

TO: City Council

FROM: Planning Commission
Prepared by: Director of Community Development

SUBJECT: HERITAGE WALK LOFTS DOWNTOWN PERMIT AT 201 TOWN
CENTER WEST

RECOMMENDATION:

That the City Council accept the recommendation of the Planning Commission and adopt
a Resolution approving a Downtown Pemmit (DT2022-0018) for Heritage Walk Lofts at
201 Town Center West.

BACKGROUND:

The applicant, Vernon Group, is requesting to remodel the existing 85,900-square-foot
two-story building formerly occupied by Fallas and Mervyn’s department stores to include
104 loft apartments. The 1.3-acre site at 201 Town Center West, located west of
Broadway and south of Main Street, is in the Specific Plan/Town Center (SP/Town
Center) () zoning district {Exhibit A — Vicinity Map). The building is centrally located within
the Town Center West shopping center that includes Santa Maria Gastroenterology and
First United Methodist Church to the south, multi-tenant commercial and office buildings
to the north, and additional commercial and Frontier Communications to the west.

Given the project's scope and location along a major corridor, as identified in the
Downtown Specific Plan, a Downtown Pemit is required for review by both the Planning
Commission and City Council.

This project was presented to the Planning Commission at a regularty scheduled meeting
on February 15, 2023. The Planning Commission made a recommendation to the City
Council to approve the project unanimously, with positive remarks on the potential
transformation of the building. This project was also previously discussed at a Downtown
Revitalization Committee meeting on June 27, 2022, and at a joint meeting of the
Downtown Revitalization Committee, Planning Commission, and City Council on
December 12, 2022. The joint meeting in December 2022 included a larger discussion on
design and architecture for Downtown, resulting in the consensus that future Downtown
development reflects a high-quality design that is complimentary to the existing Spanish
and Mediterranean-style buildings in the area.

DISCUSSION:

The proposed project is an adaptive reuse of the largest free-standing retail building in
Downtown and will consist of 104 residential market-rate rental units with an average unit
size of approximately 680 square feet. Adaptive reuse refers to the process of reusing an
existing building for a purpose other than which it was originally built or designed for. The




applicant proposes 98 studio housing units and 6 one-bedroom housing units, all with a
loft-style design, with 18-foot-tall ceilings and mezzanine living and sleeping areas. The
loft-style design is a popular technique for repurposing former commercial or industrial
buildings and offers a more spacious residential living environment.

The existing "box-shaped” building will be significantly modified to create a grand entry
paseo that leads to an open, landscaped central courtyard. Walls would be replaced by
windows, providing natural light for the new residences. Shade-loving plants and trees
are proposed in the central open-to-sky courtyard. Private patios or second-floor decks
are provided for each unit and will either have a view of the surrounding downtown or the
central courtyard. A community roof-top deck with tree planters, seating, and firepits is
also proposed. There are two ground-floor community rooms, bike storage on each floor,
and two elevators on either side of the building.

Architecture

According to the Downtown Specific Plan, developments are encouraged to have their
own identity and provide functional and aesthetically pleasing pedestrian scale
articulation. The proposed project achieves this and meets the Specific Plan's Design
Guidelines by incorporating contemporary architectural elements, but through references
to the Spanish-Mission style, integrating with the adjacent town center buildings as well
as the historical church and City buildings. Arched openings, windows incorporating
lintels, corbels, wrought iron balconies and wall details, and stylized exterior light fixtures
reference Spanish-Mission design. The forms (arcades, arches, and recessed entries),
materials (stucco, tile, wrought iron), and colors are also representative of classic
Mediterranean architecture, while the fenestration (window patteming, opening size, and
proportion) and detailing are reflective of today’s building standards. The use of wood,
metal, and large windows blend contemporary and traditional designs.

Parking
Residential projects within the Downtown Specific Plan are required to provide on-site

parking per unit, according to the unit size: 0.5 of a parking space is required for each unit
less than 400 square feet in size, 0.75 of a parking space for units 400-600 square feet
in size, and 1 space per for those units larger than 600 square feet. Based on the sizes
of the 104 units proposed, this development is required to provide 97 parking spaces.

Adjacent parking formerly provided for Fallas and Mervyn’'s department stores is
available. The parking surrounding the existing building and used by Town Center West,
First Methodist Church, and Santa Maria Gastroenterology is owned, controlled, and
maintained by the City of Santa Maria. The City will require the project property owner to
enter into a contractual agreement with the City for the use, refurbishment, and ongoing
maintenance of a portion of the existing City-owned parking lots that are to be used by
the project. Although parking will be permitted on the City lots, the parking spaces will be
non-exclusive; therefore, the parking wilt not be on a reserved or permit basis. There are
a total of 679 parking spaces total within the parking areas on the northeast, southeast,
and southwest sides of the building (Vicinity Map, Exhibit A).

Some of the adjacent parking areas is anticipated to be redeveloped. When this occurs,
new parking will be made available at the same location, or would be provided in the
surrounding area, including but not limited to the parking garages at Santa Maria Town
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Center. The Downtown Specific Plan allows for a reduction of parking requirements based
on the proximity of the project site to City-owned parking lots and/or structures.

Conformance to the Downtown Specific Plan

The project meets the Downtown Vision of a “pedestrian-oriented city center with an
integrated mix of land uses woven together by well-designed streetscapes in a safe and
clean environment.” The Town Center District is identified in the Specific Plan as a central
location for drawing people to the downtown core through a mix of uses focused on
entertainment, living, shopping, recreation, culture, civic use, and employment.

The proposed project is cne component of a larger Downtown revitalization effort that the
Vemon Group is working on, in coordination with the City, including concept proposals on
nearby City-owned parcels. The overall revitalization plan will include mixed-use
development, including multi-storied apartments, ground-floor commercial, retail and
dining, a hotel, and significant open space and plaza areas intended to create a
pedestrian-friendly downtown destination within the existing Town Center West location.

The existing building orientation fronts both the street and Town Center West shopping
center. The entry plaza is strategically placed to be visible from the intersection at Main
Street and Broadway, creating pedestrian interest and a focal point for the building. From
this project site, future residents will be within close walking distance of a wide variety of
shopping and recreational opportunities, including nearby businesses on Main and
Broadway, the shopping and services of Town Center East and West, the City Library,
Simas Park and the other public facilities on South McClelland Street.

Fiscal Considerations

This project is a pnme example of infil development and adaptive reuse. Although a
commercial use is being replaced by residential use, the quality enhancement of the building
and project site will stimulate surrounding redevelopment and attract future commercial
uses. As mentioned, this project is one component of a larger Downtown concept that is
intended to be a transformative project for the center of Santa Maria.

The project qualifies for incentives based on the new development requirements of the
Downtown Specific Plan and as outlined in the special findings for Downtown Permits.
Since this project has met development and design objectives, staff and the Planning
Commission has agreed to reduce fees by 50 percent for the project’s building permits.
The Recreation and Parks Department will charge reduced subdivision in-lieu fees based
on the 2016 fee schedule. Lastly, the Downtown Specific Plan allows the applicant to
request a payment plan for the project’'s AB 1600/Growth Mitigation fees, with a maximum
period of 10 years, through an agreement processed with the City Attomey.

Environmental Procedures

This project qualifies as a Class 32 (In-Fill Development Projects) Categorical Exemption
by Section 15332 of the State California Environmental Quality Act Guidelines. The project
would not result in significant effects to water quality, air quality, traffic, or noise. No further
environmental review is required.




Alternative

The City Council, through written findings, may determine that the proposed high density
residential would have a specific adverse impact upon the public health or safety and
there is no feasible method to satisfactorily mitigate or avoid the adverse impact.

CONCLUSION:

The project meets the vision, intent, goals, and development standards of the Downtown
Specific Plan. The building transformation and design will be an enhancement to Town
Center West and would be influential in guiding the future physical form of the Downtown.
The loft-style apartments are unique to Santa Maria and would be distinctive to
Downtown. This project would be a catalyst in attracting more redevelopment in the area
and would be the first of several phases of a larger Downtown redevelopment effort at
Town Center West.

/
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Director of Community Development

Attachments
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CITY OF SANTA MARIA
DOWNTOWN PERMIT

PLANNING DIVISION » 110 SOUTH PINE STREET ROOM 101 = SANTA MARIA, CA 93458 « 8059250951 X 2244

PERMIT NO. DT2022 -0018

APPROVAL DATE  March 7, 2023

PROJECT NAME Heritage Walk Lofts

APPLICANT/OWNER The Vernon Group

ADDRESS/LOCATION 201 Town Center West

DESCRIPTION Downtown Permit (DT2022-0018)} for The Vernon Group to convert an
existing 85,900-square-foot structure to a two-story 102-unit residential
use on a 1.3-acre site in the Town Center District of the Downtown

Specific Plan

FINDINGS

The City Council hereby approves the following project in accordance with the application
submitted and hereby makes the required findings in accordance with the Downtown
Specific Plan, including the following:

A. The project meets the vision and intentofthe Downtown Plan andthe Town Center
District in which it is located by providing:

1. A renovated pedestrian-oriented residential building with cleardy defined
building entrances that are easily accessible from public transit stops.

2. A multi-storied building design that incorporates 360-degree architecture
with articulation and detailing on all building facades including massing, roof
forms, wall planes, and friendly, human scale features such as first and
second floor private patios that soften the building exterior and provide an
attractive street frontage.

3. A variety of soft landscaping throughout the building exterior, interior
courtyard and rooftop deck in the form of planted landscape areas, planter
boxes, foundation planting and canopy trees. The courtyard and roof deck
provide seating and interactive features for the residents such as patio
tables, benches, and portable fire pits.



Thatthessite for the proposed project is adequatein size to accommodate the project
becausethe projectis a reuse of an existing 85,900-square-footbuilding with enough
square footage, land area, and parking to accommodate the proposed residential
use, and no expansion to the site layout is proposed.

The project will nothave adverse effects on abutting properties, since the buiiding
setbacks are consistentwith adjacentdevelopmentand the residential use will add
to the mix of downtown land uses envisioned by the Downtown Specific Plan, and
help support the office, retail, and restaurant uses in the area. There are a total of
679 parking spaces total within the parking areas on the northeast, southeast, and
southwest sides of the building, the project includes and is conditioned to provide
secure bicycle parking facilities on site and a condition of approval requires the
applicantto provide improvements to the transit stop on Broadway, therefore, as
conditioned by this downtown permit, the project will have no adverse parking
effects on abutting properties.

The project will notbe detrimental to the healith, safety, or publicwelfare of persons
residing or waorking in the vicinity of the project, injurious to property or
improvements in the vicinity of the project, or its orderly development because the
characteristics of a residential use will not produce impacts of a scale or intensity
that could cause negative impacts, the site and project layouthas been designed
to meet safety requirements including visibility at intersections and Emergency
access, and the development of the project is subject to Building, Fire, and other
applicable Codes.

The intensity of the project and/or the intensity of the structure(s) is notdetrimental
to the public welfare, adjoining properties, and the orderly developmentof the area
because the size, scale and aesthetics of the building is consistent with the
Downtown Specific Plan.

The project adheres to all applicable Special Downtown Permit findings which
include;

1. The project will have an inviting, pedestrian-friendly entrance from the street
with large storefrontwindows. Large operable windows on both the first and
second floors are provided. Building entries are provided with large arches
or through an open, street-oriented courtyard.

2. The project will have clear, well-designed signage in keeping with the style
of the building. Signage will be timitedto main building entnes and willreflect
the vemnacular of the overall architectural theme.

3. The project will have abundantlandscaping in the form of raised planter
boxes, street trees, and in-ground landscape planters with irrigation. The
project design provides approximately 9,947 square feet of planted
landscape area and planters on-site and on the rooftop deck, equating to
approximately 17.7 percentof the site, thereby exceedingthe minimum 15%
required landscape area.

DT2022-0018 MARCH 7, 2023
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4. The project will be a newly painted building with a cohesive colortheme and
architectural style. The color and materials shown in the plans are
consistent with the contemporary Spanish-missionary vemacular.

5. The project will have pedestrian amenities for residents inciuding outdoor
seating, benches and bicycle storage rooms.

6. The project adheres to the Design Guidelines and Development Standards
of the Downtown Plan to the maximum extent possible. The building utilizes
significant changes in massing and wall planes. Human scale has been
created through use of awnings arches and other architectural elements.
The building has its own identify by incomorating contemporary
architectural elements, but through references to the Spanish-missionary
style, integrates with the adjacent town center buildings as well as the
historical church and City buildings.

7. The project has incorporated two or more architectural features in keeping
with the architectural style of the building, including: new roofing,
awnings/overhangs, arched entryways, thematic outdoor lighting, window
moldings, a rooftop deck, and incomoration of a central core open -air
common area oriented to direct pedestrian flow to Heritage Walk and
Lincoln Street.

The project qualifies for incentives established by the Downtown Specific Plan
because the project substantially meets all Special Downtown Pemit Findings.

This is a Class 32 (in-fill Development Project) categorical exemption based on
Section 15332 of the State CEQA Guidelines. The project would not result in
significant effects to water quality, air quality, traffic, or noise. No further
environmental review is required.

CONDITIONS OF APPROVAL
The project is approved subject to the following Conditions of Approval:

Community Development Department

1.

Project Description. The pemittee shall comply with the project description, plan
set entitlted The Lofts at Town Center consisting of 21 pages dated November 4,
2022, and Conditions of Approval of this pemit. Any changes from the project
description, Plan Set, or conditions may require a permit amendment. Contactthe
Planning Division prior to changing anything described on the Plan Set or in the
project description.

2. Color and Materials. A sample of all paint colors and materials to be used on the
project site shall be submitted to the Planning Division for review for consistency
with City Council approval prior to issuance of building permits. Paint colors shall
be provided in the form of paint chips.

DT2022-0018 MARCH 7, 2023
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Building Architecture. The building shall be constructed in substantial conformance

to the approved plan set and shall maintain a high-quality level in building
materials, design, and enhancements. The following architectural elements and
features shall be incorporated:

a.
b.

C.

The exterior wall finish shall be a smooth stucco finish.
Exposed wood joists at all tower roof eaves.

All architectural elements which project over the building roof line shall wrap
back to an appropriate depth appropriate to the scale of the building, subjectto
the approval of the Planning Division. The architectural elements shall be
finished with the same building material and comiceftrim features on all sides.

Parking. 97 parking spaces are provided in the adjacent City-owned parking lots,
subject to a contractual agreement with the City.

a.

Phased Parking Plan. Project residents shall be encouraged to temporarily
utilize the parking area to the northeast of the project building until suchtime
as the northeast parking area (also referred to as “Lot 17) is redeveloped. Once
redevelopment of the northeastparking area is underway, residents may utilize
the parking area to the southeast of the project building or as otherwise
authorized by contract with the City.

Parking Area Maintenance. A parking area maintenance agreement with the City
of SantaMaria shall be signed and notarized priortoissuance of building permmits.
The off-street parking area and access shall be paved and double striped in
accordance with City parking standards. The parking area shall be maintained
and regularly resealed and restriped. Please note that a building pemit is
required for restriping. The striping shall be visible at all times and the parking
area shall be void of potholes and depressions.

Parking Monitoring. The property owner shall monitor and document the number
of vehicles per unit for the project. If parking issues arise thatimpact the existing
church or medical clinic parking availability surrounding the project site, the
property owner shall regulate vehicle allowances of the residents to reduce
parking conflicts.

Parking Permits. At such time that the City develops a parking permit for city
owned and controlied parking lots, the property owner may apply with the City
for parking permits. The type and amount of parking permits shall be decided
at such time.

Incentives. The incentives available for this project are based on how much the
project conforms to the design guidelines and standards of the Downtown Specific
Plan. The incentives available are:

a. Reduced Building Permitfees up to 50%, but notincluding costs for third-party
Building Permit plan check review;
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10.

b. Authorization for future Downtown Pemmits onsite to be administrative when
otherwise a hearing would be required at the discretion of the Zoning
Administrator, such as use of the existing space for temporary retail for a set
duration prior to development of the lofts;

c. Payment of growth mitigation fees over a 10-year period without interest
payments, based on Section 8-15.06(f) of the Santa Maria Municipal Code;

d. Reduced Subdivision In Lieu fees (2016 fee rates),
e. Confractual use of City-owned parking facilities for the benefit of the project.

Laundry Facilities. Common Laundry facilities shall be provided on every
residential floor for use by all tenants, or washer and dryer hook ups shall be
provided in each residential unit.

Bike Racks/Storage. Bike racks and/or storage shall be installed,and40 longterm
bike parking spaces are provided. The location, design and number shall be
approved by the Planning Division during the building pemmit review process.

Trash Enclosure. Each trash receptacle shall be stored in an enclosure. The final
development plan submitted for the building permit shall specify size and location
of all trash collection areas and the enclosure shall be constructed in accordance
with the approved plan. The location and design shall be approved by the
Community Development Department and the Public Works Department. The
trash enclosure shall meet City Standards as well as be designed in keeping with
the architecture and style of the project.

Trash areas that are located adjacent to parking spaces shall be set back a
minimum of ten feet to provide sight distance for automobiles backing out of the
parking space.

Ongoing Site Maintenance. The entire site shall be permanently maintained free
of accumulated dirt and litter and in an otherwise neat and attractive manner and
adhere to the requirements of the Santa Maria Municipal Code. Any graffiti on the
property shall be promptly painted out. All landscaping areas on the property shall
be permanently maintained with healthy, growing plant material, free from weeds.
Dead or dying plant material shall be replaced within one month of plant
deterioration.

Failure to comply with this condition is a public nuisance and is subject to the
adopted Citation Ordinance of the City of Santa Maria.

Landscape Plan. A Landscape Plan, which includes the size and species of plants,
a layout of the imigation system incorporating time clocks and/or moisture sensors,
and a maintenance and watering schedule, shall be submitted to the Community
Development Department for plan checking and approval. The specific planting
design of the landscape area and species of trees and plants shall be subjectto
approval of the Planning Division during the plan check review process. The
landscape plan shall be prepared in accordance with Chapter 12-44 of the Municipal
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11.

12.

13.

14,

15.

16.

Code, Landscape Standards. Backflow prevention devices shall be screened with
plant material and located to maximize aesthetics. The plan will contribute to the
Downtown Plan’s goal of creating an aesthetically pleasing and drought tolerant
streetscape.

Landscape and Tree Maintenance. The applicantshall developlandscape andtree
maintenance standards that shall be provided to anylandscape contractor hired to
work on the site. The standards shall be reviewed and approved by the Planning
Division prior to first occupancy. The program shall require:

a. All on-site trees be properly maintained to retain a natural shape and size
forthe long-term health of the tree consistentwith the natural growth pattem
of its particular species and curmrent ANSI A300 standards.

b. Any tree topped, severely pruned or severely thinned out, subject to the
determination of the Planning Division, shail require a large-size
replacement.

c. Ground cover and shrubbery shall be regularly maintained and prunedin a
mannerthat encourages healthy growth and flowerproduction. Shrubs shall
not be severely sheered or formed into unnatural shapes.

Tree Planting. The project shall provide the trees depicted on the landscape plan.
The trees species selected shall be subject to Planning Staff review according to
City Council approval. Trees shall be a minimum of 15-gallon size.

Landscape lirigation Water Meter. A separate appropnately-sized irrigation meter
is required for new non-residential projects with irmigated landscape areas totaling
1,000 square feet or greater, and for new residential projects with imigated
landscape areas totaling 5,000 square feet or greater. If a sub-meteris proposed
for irrigation, it shall be a privately held and maintained meter, provided by the
applicant, installed after the main water meter.

Light Standards. All on-site lighting shall comply with the Municipal Code
Performance Standards. A photometric plan is required at the building permit
stage, subject to Planning Division approval.

Utilities. All new public utility services, including electrical, telephone and community
television antenna services, shall be placed underground in accordance with City
requirements. Location of all transformer boxes and utility equipment shall be
approved by the Planning Division prior to installation. All transformer boxes and
utility equipmentshall be underground wherever feasible. If undergrounding is not
possible, the equipmentshould be painted to match the surmroundings and placed
in inconspicuous areas out of public view.

Mechanical Equipment. Mechanical equipmentlocated on the roof of a building
shall be completely screened. The height of the screening shall be as high, or
higher, than the top of the mechanical equipment. The screening may be provided
by an architecturally designed screen wall of solid material surrounding the
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17.

18.

19.

20.

21,

22.

23.

24,

25.

equipment, or by the building wall parapet.

Performance Standards. The requirements of the City's performance standards with
respectto odor, noise, smoke, vibration and discharge of liquid and solid waste shall
be maintained.

AB 1600 Fees. AB 1600 fees applyto this projectand are based on thefees in effect
at the time the building permit is issued.

Indemnification. The applicant shall agree to indemnify, defend (with counsel
reasonably approved by the City), and hold harmless the City of Santa Maria and
its officers, officials, employees, and agents from and against any and all claims,
demands, actions, proceedings, lawsuits, losses, damages, judgments and/or
liabilities by third parties arising out of, related to, or in connection with the project
application or to attack, set aside, void, or annul, in whole or in part, an approval
of the project application by the City and any related environmental approvals,
development approvals or project conditions. The Applicant shall reimburse the
City, its agents, officers, officials, or employees, for any court costs and attorney’s
fees that the City, its agents, officers, officials, oremployees may be required by a
court to pay as a result of such action. The City may, at its sole discretion,
participate at its own expense in the defense of any such action but such
participation shall notrelieve Applicant of his/her obligations under this provision.

Agency Requirements. The applicantshall ascertain and comply with all Federal,
State, County and City requirements as are applicable to this project.

Construction Documents. A copy of these conditions shall be incorporated into all
construction documents.

Tenant Improvements. Modifications to the building require building permits.
Contact the Building Division to determine if building permits are required. A pre-
plancheck conference may be scheduled with a plancheck engineer before
submitting building plans for plancheck. The applicantand/or architect may contact
the Building Division to schedule a time and date.

Minor Modifications. Minor modifications to the site and exterior of the buildingmay
be done with administrative amendments to this Downtown Permit.

Signs. Signsforthe property, including temporary signs, mustmeet therequirements
of the City Sign Code, and a sign pemitis required.

Business License. A City business license is required for a leasing office.

Fire Department

26. Installation Requirements. When submitting plans for construction the design and
installation shall be in accordance with the Califomia Fire and Santa Maria Municipal
Codes.
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Public Works Department
ENGINEERING
27. Public Improvement Plans: PIPs shali be reviewed and approved by the City

Engineer prior to building permit issuance. The PIPs shall include the following:

A. Plan and profile drawings for all surface and underground improvements

a. Sewer upgrades and/or new sewer infrastructure may be required for
this project. These shall be reflected in the submitted Public
Improvement Plans.

b. On Broadway (SR-135) a Bus Rapid Transit (BRT) tumoutwill need to
be constructed to replace the existing bus tumout/stop. Install modified

City Standard Detail RD-26, -27A and -28 bus tumout. Main
modifications to turmout design include:

vi.

vii.

Bus pad shall be 9" Class A PCC Pavement over 12" Class |l
Aggregate Base, compacted to 95%.

i. Platform shali be 16" high, measured from bus pad. This will

require building ramps on either side of the tumoutplatform that
meet ADA requirements.

Curb of platform shall have rubber curb to facilitate bus docking
and minimize potential damage to buses.

. Platform shall be 185 feet long, measured along platform edge

parallet to vehiculartraffic, to accommodate two 40’ buses. Along
platform length, a 2-foot-wide detectable wamning strip shall be
installed.

Railing along platform should be implemented to prevent falls.

Station platform shall be at least 12-feet wide, which includes the
BRT shelter and curb-adjacent loading area.

Bus shelter

1. Tolar 16’ Sunset Shelter with Polycarbonate Flat Roof in
aluminum color, without walls and accompanying Bench
w/ seat delineators

2. ADA wheelchair area marked (painted onto the ground
between the gap of the bench and end of shelter)

Urban Solar RMS solar lighting package
Waysine LED shelter display

Papercast 13" e-paper display

PV Stop Max bus stop pole lighting system
7. Bike Loop

A

B. Traffic signing and striping plans for all streets.
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28.

FEES
29.

C. Landscaping and imigation plans for any area of public right-of-way where
landscaping is required (such as medians) or where landscaping is to be
maintained as part of a city landscape maintenance district.

The Engineershall submit four (4) copies of the landscaping and irrigation plans
to the Public Works Department for review. All public improvements shail be
constructed accordingto City and State standards. Plan check andinspection fees
per City Council Resolution 2005-101 will apply. The developer shall submita cost
estimate completed by a registered civil engineer for the proposed public
improvements and make a monetary deposit with the City. The form of security
shall be subject to the approval of the City Attomey.

Building Plans: At time of building plan submittal, the developer shall identify the
following items on the site or utility plan for the subject project:

A. Location and sizes of all proposed and existing water mains, sewer mains,
water meters, water service lines, backflow prevention devices, private sewer
lateral connections, and storm drainage facilities in abutting streets or on the
project site.

Location, quantity, and orientation of trash enclosures
. All parcel lines and easements crossing the project site.

D. Locations and dimensions of all existing and proposed driveways and
sidewalks

O w

E. Location of existing and proposed fire hydrants

n

Required public improvements.
G. Limits of frontage improvements

Utitities Connection Fees: For all development projects already connected to the
utility system, the water and wastewater fees shall be based solely on an
increase in water meter size or a change in use and shall be calculated and
collected prior to installation of the larger meter or making a changein use. The
State Water Reimbursement Fee shall be collected concumently with the Growth
Mitigation Fee. The following fees are to be paid by the applicant and wiil be
collected at time of request for connection atthe Building Division, 110 South Pine
Street, Suite 101.

A. Water Mitigation Fee: The fee is calculated based on the size of water meters
(domestic, landscape, fire) serving the site. The fee shall be based upon the
codes and rates in effect at the time of building permit issuance (Santa Maria
Municipai Code (S.M.M.C.) Sections 8-15.01 through 8-15.15 and 8-15.19).

B. Wastewater Mitigation Fee: The fee is calculated based on the size of water
meters (domestic) serving the site. The fee shall be based on the codes and
rates in effect at the time of building permit issuance (S.M.M.C. Sections 8-
15.01 through 8-15.15 and 8-15.20).
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30.

C. State Water Reimbursement Fee: The fee is calculated based on the size of

water meters (domestic, landscape, fire) serving the site. The fee shall be
based on the codes and rates in effect at the time of building permit issuance
(S.M.M.C. Section 8-10.05.01).

Traffic Mitigation Fee: The traffic mitigation fee shall be paid by the applicant at
time of occupancy. The fee is based on the size and proposed use of the project.
The finalfeecalculationisbased on the fee schedule in effectatthe time of building
permit issuance (S.M.M.C. Sections 8-15).

Except as provided in the Downtown Specific Plan, the City Council may consider
allowing qualifying commercial and industrial developmentth e ability to pay growth
mitigation fees as outlined in the current fee schedule over a period of time. The
maximum amount of time for payback shall be five (§) years. The payments shall
be made yearly, and interest shall be paid. Interest caiculations shall be based on
the average annualinterestrate for the Local Agency Investment Fund. Qualifying
companies who wish to pursue this option shall sign an agreement, in a form
approved by the City Attorney, and shall provide financial security guaranteeing
payment.

STREET AND FRONTAGE

31.

32.

33.

34.

35.

ADA Compliance: Curb ramps on Broadway (SR-135) located directly east of this
buitding shall be reconstructed to comply with ADA requirements. Additionally, any
ramps in the paths of travel from these ramps to the project building, and ramps
along the perimeter of the building shait be similarly reconstructed to comply with
ADA requirements.

Frontage Repair. The deveioper shall repair any cracked or broken curb, gutter, or
sidewalk, within the project frontage. City Public Works inspection staff will
determine the extent of the sidewalk and curb and gutter repair in the field prior to
construction.

Sidewalk ADA Compliance: The developer shall remove and replace any sidewalk
along the project perimeter that does not meet ADA cross-slope requirements.

Intersections: Sight distance requirements shall be maintained at the intersection
of any street, alley, or driveway improved for vehicular traffic per SMM.C.
Sections 12-27.02 and 12-27.03.

Caitrans Encroachment Pemnit: The developer shall obtain an encroachment
permit before performing work within State Highway 135 right-of-way.
Encroachment permits are issued by Califomia Department of Transportation
(Caltrans) at the San Luis Obispo pemmit office. A note to this effect shall appear
on the plans during building plan check.
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36.

37.

City Encroachment Permit: The developer shall obtain an encroachment permit

from the Public Works Engineering Division prior to any work in public streets,
alleys, or easements (S.M.M.C. Section 8-6.06).

Slumry Seal: Developer shall be required to restore asphalt pavement surface for
surrounding parking lots by placing Type Il Slurry Seal. Parking lots shall be
restriped following the resurfacing. The slurry seal shall be applied for adjacent
parking lots due to the parking utilization of this development. This requirement
can be met via an in-ieu fee for utilization of the Public Works Department to
perform the required resurfacing and restriping as part of the City's annual
pavement maintenance project.

WATER

38.

39.

40.

Additional Water Fixtures: If service is existing and additional fixture units are to
be added to the water service, the service lateral and meter size shall be evaluated
by the developer's engineerto determine if it is adequate for the increased water
usage; if it is not adequate, the developer shall be responsible to instali an
appropriately-sized service lateral and meter per City Standards.

Fire Hydrants: The location, placement, and sizing of on-site water lines and fire
hydrants shall be approved by the City Fire Department and Public Works
Department.

Water Pipe Abandonment: Any existing water services not to be used by this
development shall be abandoned by the developer at the mainline per City
requirements.

WASTEWATER

41,

42.

43.

44,

Sanitary Sewer Capacity: The developershall provide evidence of adequate sewer
capacity prior to the issuance of a building permit. If no sewer mains have
adequate capacity, the developer shall enlarge existing infrastructure to provide
sufficient capacity for the project or install new infrastructure. Installation of new or
enlarged infrastructure by the developer will require Public Improvement Plans to
be reviewed and approved by the City, and an encroachment pemit must be
issued by the Public Works Department prior to construction of new infrastructure.

Acceptance of Pubiic Infrastructure; Prior to issuance of Certificate of Occupancy,
the developer shall clean and verify the integrity of all sanitary sewer infrastructure
to the satisfaction of the Public Works Inspector. Inspections at installation do not
waive the requirement for re-inspection prior to acceptance by the City.

Municipal Code: Discharge into the City's sewer system shall comply with
municipal code discharge restrictions and requirements (S.M.M.C. Section 8-12).

Additional Sewer Service: If additional plumbing fixtures are to be served by an
existing lateral, the lateral size shall be evaluated by the developer's engineerto
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45,

46.

47.

determine if it is adequate for the increased sewage. it the lateral is smaller than
whatis necessary, the developer shall be responsibleto install an additional sewer
lateral per City and Califomia State Health Agency standards.

Sewer Pipe Abandonment: Any existing sewer services not to be utilized by this
development shall be abandoned by the developer at the property line per City
requirements.

New Sewer Lines: All sewer pipes crossing or parallel to publicwater facilities shall
be constructed according to the requirements of the State Water Resources
Control Board Division of Drinking Water.

New Sewer Lateral: All sewer laterals shall be constructed in compliance with City
Standard Drawing SS-14B. Sewer laterals shall be privately maintained
infrastructure and connect to City infrastructure with a wye connection.

STORM WATER (REQUIRED IF SITE IS TO BE GRADED)

48.

49,

50.

51.

Construction Storm Water Reguirements (Site > 1 Acre). The developer shall
obtain a Storm Water Pollution Prevention Plan (SWPPP) prepared by Qualified

SWPPP Devsloper (QSD). The SWPPP must be reviewed and approved by the
Public Works Department prior to issuance of grading and encroachment permits.
The developer shall submit the SWPPP and file a Notice of Intent (NOI) with the
Central Coast Regional Water Quality Control Board. The submittal is typically
handled online through the Regional Board's SMARTSs website.

(https://smarts.waterboards.ca.gov/smarts/).

SWPPP Review Fee: The developer shall submit a hard copy and an electronic
copy of the SWPPP for review and approval prior to permit issuance. A SWPPP
review fee will be invoiced prior to approval.

Cost Estimate and Treasurer's Trust: A detailed cost estimate for the installaton
and maintenance of the Bast Management Practices (BMPs) to be implemented
as defined by the SWPPP will be generated from the City's SWPPP review. Prior
to grading permit issuance, the developer shall submit a cash deposit in the
amount of the approved cost estimate to be held as a Treasurers Trust. The
Treasurer's Trust is intended to guarantee installation and maintenance of the
required BMPs. The City will draw from this Treasurer's Trust in the event the
developer/contractor does not install or maintain the required BMPs. The
Treasurer's Trust shall be retumed after Certificate of Occupancy isissued, minus
any funds expended by the City to install/maintain the required BMPs on behalf of
the developer/contractor.

SWPPP Encroachment Pemit: Prior to issuance of grading permits, the developer
shall obtain an encroachment permit from the Public Works Office to cover
inspection of the approved SWPPP. Permit and inspection fees will be due when
the permit is released.
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POST-CONSTRUCTION STORM WATER

52. Post-Construction Storm Water: The Cenfral Coast Regional WaterQuality Control
Board requires that all new projects that create or replace 2,500 square feet or
more of impervious area must follow the post-construction requirements (PCRs).
The Stormwater Technical Manual and further guidance on completing an SCP
are available online (http://www.sbprojectcleanwater.org).

A. The developer shall demonstrate project compliance with the PCRs by
submitting a Stormwater Control Plan (SCP)using the template provided in
the Stormwater Technical Guide.

B. The SCP shall include a site plan, Stormwater Control Measure (SCM)
sizing calculations, details of bioretention design, and dimensions of
drainage management areas.

C. The SCP shallinclude an Operation and Maintenance (O&M) plan, detailing
how the site and required post-construction improvements shall be
maintained into perpetuity by the owner.

D. A SCP is required and shall receive preliminary approval from the Public
Works Department prior to discretionary approval of the Planning Pemit.
The developer shall resubmit the SCP with the Building Plan submittal for
final review and approval. The resubmittal is to accountfor any necessary
changes to the site plan between entilement and construction.

E. Underground Chambers: For developments proposing to utilize
underground chamber systems for the basis of stormwater management,
the inlets, chambers, and any infrastructure thatdrains to the underground
chamber system shall be cleaned, and video inspection provided to verify
the performance of the underground chamber system wasn’t compromised
during project construction activities. Cleaning and maintenance of this
infrastructure shall be followed as per the manufacturer's specifications and
the approved stormwater operations and maintenance plan. All cleaning
and maintenance activities shall be documented and provided to the Utilities
Department, Regulatory Compliance Division on an annual basis.

F. Grading plans shall include the following language:

i. Provide installation elevation by licensed surveyor to Public Works
Department, Engineering Division within 7 calendar days of
installation.

ii. Provide basin dimension and depth, including cutiet structure cross
section with elevations, signed and stamped by the Engineer of
Record who prepared the Stormwater Control Plan to the Public
Works Department, Engineering Division, within 7 calendar days of
installation.
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G.

iii. Provide copy of invoice of installed gravel and bioretention soil
media, along with photo-documentation of complete structure cross
sections to Public Works Department, Engineering Division, within 7
calendar days of installation.

The following shali occur prior to final SCP approvail:

i. Engineer of Record that prepares the SCP shall provide
documentation of critical design elements in structures that are
underground, buried, or otherwise hard to verify after installation.
Critical elements include elevations of the bottom of bioretention, top
of gravel, and overflow structures.

ii. The property owner shall sign a Post-Construction Stormwater
Confrol Measures Maintenance Agreement form with the City of
SantaMaria. The form will be provided by Public Works after the final
review of the SCP. The agreements shall be approved, signed, and
attached to the property address prior to issuing the Certificate of
Occupancy.

SOLID WASTE

53.

Multi-Family and Commercial/Industrial Facilities: As mandated by state law, this
development is required to comply with all applicable laws and regulations
pertaining to solid waste disposal andrecycling, the City of Santa Maria Mandatory
Organic Waste Disposal Reduction Ordinance No. 2021-10, Chapter 8-21, and
Title 8, Chapter 8-11 of the City of Santa Maria Municipal Code.

A.

The developer shall submit a site plan identifying location{s) of each solid
waste enclosure (*"Enclosure”) to contain refuse and recycling (including
single stream recycling and organics) bin(s)Ycontainer(s). The proposed
location of each enclosure shall enable tenants to dispose of their refuse
and recyclable materials safely and efficiently. The site plan shall be
reviewed and approved by the City prior to issuance of building permits.

Enclosure(s) shall be reserved exclusively for solid waste bin(s)
container(s) storage. Miscellaneous boxes, bins, racks, grease containers,
etc., is not permitted within the enclosure.

The developer shall design all site vehicle travel ways to withstand {oads
imposed by Collection Vehicles.

In such cases where enclosures are proposed to be installed abutting
structures, the common wall shall be of a non-combustibie masonry-type
material with no openings for vents or windows.

MODIFICATION OF CONDITIONS

The Director of Public Works, Planning Commission, and City Council reserve the
right to modify these conditions if they deem it necessary to ensure compliance of
the project with Chapter 8-6 of the S M.M.C. (S.M.M.C. Section 8-6.09).

54.
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Recreation and Parks Department

55.

56.

57.

58.

59.

60.

61.

Tree Species. Existing palm trees on site to be removed as depicted on presented
plans. Trees depicted on plans dated November 4%, 2022, are acceptable as
presented.

Parking Rental Use Agreement. Property owner will enter into a contractual
agreement with the Recreation & Parks Department to allow residents to park
within City-owned parkingfacilities. Concemsto be covered may include exclusive
or shared use of existing parking, security, and upgraded maintenance of existing
pavement and related structures. The signed and notarized “Parking Rental Use
Agreement” is due prior to building permit issuance.

Tree Specifications. The street trees shall be 24-inch box in size and have a
minimum caliper of 1.5 inches. The trees shall be planted six feet behind the
sidewalk by a licensed landscape contractor in accordance with the plans and
specifications of the Recreation and Parks Department. An irigation system shall
be provided for the trees.

Tree Bonding. Street tree bonding shall be $275 per tree plantings. Tree bonds
are to cover a one-year establishment starting at issuance of the Occupancy
Pemmit. Street tree requirements and bond amount are a maximum subject to
change during building permit review. The tree bond is due at time of building
permit issuance as a cash or surety bond delivered to Recreation and Parks at 615
S. McClelland Street, Santa Maria, CA 93454.

Tree Easement. A minimum ten-foot-wide tree planting easement shall be
dedicated to the City to allow adequate space for planting and maintenance of
street trees. The easement shall not have any impervious pavement other than
vehicle and pedestrian approaches, nor be dual purposed as a storm water
mitigation area. The applicant shall apply for the easement through the Public
Works Department with necessary fees, a recent copy of a title report, closure
calculations and sketch. The property owneris responsible for the upkeep of the
trees, landscaping and irmgation within the easement area.

Tree Planting. Any nursery stock tree planted withoutinspection and approval by
the Recreation and Parks Department shall be deemed defective and be removed
by the person(s) responsible for the planting at their own expense. All plant
material shall not be root bound or contain girdling roots. Street tree location(s)
shall be approved onsite by the Special Districts Supervisor prior to installation.

Landscape Plans. The street tree easement shall be clearly identified on the
planting and irrigation plans. Only street trees shall be planted in the easement
area. All other on-site private tree planting shall be planted behind the easement
area.
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The following shall be noted on the landscape plan: “The final locations of street
trees shall be determined on-site by the Special Districts Supervisor. Twenty-four
hournotice is required for inspection prior to planting, (805) 925-0951 ext. 2346.
installation shall be in accordance with Recreation and Parks Department
specifications.”

62. Development Fees. Per the Municipal Code, several Recreation and Parks
Development Fees may apply to this project.

a. Subdivision in Lieu $1,990.00
b. Residential Development Tax $185.00
c. Commercial Growth Mitigation $0.01/square foot

d. Multi-family/Senior Growth Mitigation  $3.27/square foot
Note: fees are reviewed annually and are subject to change.

63. Landscape District. This project will be included in the Northwest Landscape
Maintenance District & Downtown Special Benefit Zone. The signed and notarized
“Petition Requesting Annexation” form is due at time of building permit issuance.
It can be retumed to the Recreation and Parks Department, 615 S. McClelland
Street, Santa Maria, CA 93454,

NOTES:

This permitis notvalid until the 15th calendar day following the issuance of the permit, providing no appeal is filed; orif an
appeal is filed, this pemit is not vaid untif the effective date of the final action on the appeal. Appeals shall be based on
Chapter 12-41 of the Municipal Code.

Failure to comply with any of the condiions stated above may be cause for revocation or modification of this pemit, in
addition to any other penalties provided by law.

All conditions of approval are to be completed prior to occupancy unless otherwise stated, and are to be maintained in
perpetuity.
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