Santa Paula 2040 General Plan

2. Land Use
A. Overview
1.

Purpose and Legal Requirements

The Land Use Element is an essential tool in pursuing the vision of the citizens of Santa Paula.
It is primarily a policy document to be used in combination with the other General Plan
elements to guide how the City plans, develops, and supports land uses to ensure a high
quality of life for all Santa Paula residents. As such, land use decisions have great potential to
add value by enhancing community character, promoting a strong economy, providing
quality public facilities and services, achieving a balance of housing and jobs, and preserving
adjacent agricultural lands and other environmental and cultural resources.
As required by California Government Code
§65302(a), a Land Use Element must be prepared
as part of a city’s General Plan:
A land use element that designates the proposed
general distribution and general location and
extent of the uses of the land for housing,
business, industry, open space, including
agriculture, natural resources, recreation, and
enjoyment of scenic beauty, education, public
buildings and grounds, solid and liquid waste
disposal facilities, and other categories of public
and private uses of land. The location and
designation of the extent of the uses of the land
for public and private use shall consider the
identification of land and natural resources…
The land use element shall include a statement of
the standards of population density and building
intensity recommended for the various districts
and other territory covered by the plan. The land
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use element shall identify and annually review those areas covered by the plan that are
subject to flooding identified by flood plain mapping prepared by the Federal Management
Agency (FEMA) or the Department of Water Resources…

2.

Organization of the Land Use Element

In addition to this overview, the Land Use Element includes the following major sections:
•
•

•
•
•

Goals, policies and programs that guide public and private land use decisions;
A Land Use Plan, which describes Land Use Designations, including population
density and development intensity standards, and a Land Use Map4 graphically
depicting where different types of land uses are desired;
Policies and programs related to Special Study Areas;
The preferred 2040 Growth Scenario; and
The relationship between this Land Use Element and zoning regulations established
by the Development Code (Santa Paula Municipal Code Title XVI)

4 The Land Use Map is intended to satisfy the requirements of the land use “diagram” referenced in
California Government Code §65302, et seq.
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B. Goals, Policies and Programs
This section describes the City’s goals, policies, and programs that are intended to guide
decision-making. As discussed in Chapter 1 – Introduction, a goal describes a desired future
condition related to the public health, safety, or general welfare. A goal is an expression of
community values and is generally not quantified or time-dependent. Policies are more
focused and indicate the City’s commitments and preferred direction on particular issues,
while programs describe specific steps the City intends to take to implement the General
Plan’s long-range vision.

1.

Land Use Goals

The following goals provide over-arching guidance for the policies and programs of this Land
Use Element.
LU 1

Community Character and Urban Form. Santa Paula’s small-town character,
cultural and historic resources, and traditional Downtown should be preserved and
enhanced.

LU 2

Agricultural and Natural Resources. Development should be carefully planned to
protect agricultural lands and other natural and scenic resources.

LU 3

Balanced Land Use and Economic Opportunity. New development should provide
a full range of housing, services, amenities, and employment opportunities for all
segments of the community.

LU 4

Infill and Urban Expansion. A balance of infill and urban expansion should be
encouraged in appropriate locations and densities to accommodate new
development commensurate with Santa Paula’s desired growth in a manner that
contributes to the City’s long-term fiscal sustainability.

LU 5

Downtown Revitalization. Appropriate types of new development and investment
to stimulate revitalization of the Downtown should be encouraged.

LU 6

Sustainability, Resilience, and Environmental Justice. Land use and development
decisions should encourage active engagement by all stakeholders, enhance
sustainability and resilience related to changes in climate and economic conditions,
and foster environmental justice.
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2.

Land Use Policies and Programs

Community Character and Urban Form
Land use policy has a tremendous influence on the form and character of a community and
preservation of the natural environment. Santa Paula residents are proud of the city’s historic
character, compact land use pattern, and beautiful natural setting. These are precious assets to
be preserved and enhanced for the enjoyment of residents and visitors alike.

Small Town Charm
Santa Paula has developed in a traditional style, with a grid-pattern street system,
prominent buildings of architectural interest, especially in the Downtown, and tightly
knit surrounding residential neighborhoods. The community maintains a small-town
image, a pleasant climate, and reasonably-priced housing, all of which make it a
desirable place to live.
Santa Paula’s neighborhoods and commercial areas have a more compact development
pattern than many suburban cities. Most buildings are 1 or 2 stories tall with a few
3-story buildings. Policies to promote infill have been successful in minimizing sprawl
and should be continued. Higher densities are allowed in certain areas, and a mix of uses
is encouraged. This development pattern helps to preserve agricultural lands
surrounding the city. In higher-density areas, small lots are allowed in keeping with
historic development patterns, which reduces the cost of development as well as public
facilities and services. Santa Paula’s compact form also improves accessibility, enhances
opportunities for walking and biking, and reduces the need for automobile trips. Many
mature oak trees have been preserved, especially in the northeastern part of town, and
native oaks, sycamores, and other trees of historic or cultural significance are protected
by ordinance. These characteristics define the city’s form, and the policies and programs
described below are intended to preserve Santa Paula’s small-town charm.

Architectural Character and Historic Preservation
Santa Paula is one of the oldest cities in Ventura County, with numerous buildings more
than 70 years old. There are many recognized historic structures in town, as well as a
historic residential district centered on the 600-900 blocks of Santa Paula Street. Several
districts, as well as individual buildings, have been identified as having historic
significance, and there is strong community sentiment that these resources should be
preserved. New commercial areas should be designed to be compatible with Santa
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Paula’s compact form, and infill development should be respectful of the historic
architectural character.

Land Use Compatibility
Existing land uses in Santa Paula reflect over 120 years of development, much of which
occurred before the advent of zoning controls. Until the 1950s, land use conflicts tended
to involve industrial uses located along the railroad corridor, which passes through
nearby residential neighborhoods. By the time the SR 126 freeway was completed in 1965
the importance of the railroad for freight movement was declining, and newer industrial
uses tended to locate in areas with good freeway access. This Land Use Element
incorporates policies and programs to minimize land use conflicts between different
uses. Key strategies for promoting land use compatibility focus on avoiding
incompatible uses in close proximity and establishing “good neighbor” performance
standards in zoning regulations.

Policies
LU 1.1

Residential neighborhoods and historic structures. Preserve and enhance the
character and integrity of residential neighborhoods and noteworthy historic
structures in Downtown Santa Paula.

LU 1.2

Commercial and industrial neighborhoods. Encourage the improvement of
commercial and industrial neighborhoods that contribute to Santa Paula’s local
economy.

LU 1.3

Natural features. Ensure that new development and infrastructure are designed in a
manner that protects natural features such as barrancas, tree rows, wetlands,
ridgelines, and wildlife movement corridors.

LU 1.4

Urban forest. Protect and expand the city’s urban forest.

LU 1.5

Protect existing neighborhoods. Ensure that new development and infrastructure
are designed in a manner that protects the character of existing neighborhoods.

LU 1.6

Grid development pattern. Encourage continued use of the grid pattern in new
development to enhance access and walkability.

LU 1.7

Neighborhood commercial businesses. Encourage the inclusion of neighborhood
commercial businesses (markets, dry cleaners, etc.) in new residential and industrial
developments.
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LU 1.8

Quality development. Encourage quality development that:
-

-

Contributes significant social, economic and aesthetic benefits to Santa Paula
and its citizens;
Provides compatible, appealing architectural design and site planning, which
may include alternative development standards established through the
Planned Development Overlay Zone process; and
Incorporates streetscape and other public urban design amenities that enhance
the community image.

LU 1.9

Hillside development. Ensure that development in hillside areas occurs in a
manner that protects the natural character, environmental resources, aesthetic
qualities, and public safety, and discourage grading and development on land with
a slope greater than 30%.

LU 1.10

Non-conforming uses. Discourage expansion of existing structures and uses that
are non-conforming with regard to the General Plan or zoning regulations, and
encourage the amortization of housing located in areas that are no longer
appropriate for residential use through relocation, redevelopment or conversion to
a compatible use.

LU 1.11

Railroad corridor. Encourage land uses adjacent to the railroad corridor that are
compatible with public recreational use of the corridor as well as adjacent
established conforming land uses.

LU 1.12

Underground utilities. To the greatest extent feasible, all new and existing utility
lines shall be placed underground at the time of development.

LU 1.13

Air pollution, noise, light and glare. Land uses should be located, designed and
managed in a way that minimizes impacts from air pollution, noise, light and glare.

LU 1.14

Permit streamlining. Minimize the time and cost of the development review
process to the greatest extent feasible.

Programs
LU 1.a

Development review. As part of the development review process, assist applicants
in demonstrating conformance with applicable standards and design guidelines
through the use of checklists, handouts, etc.

LU 1.b

Design standards. Adopt design standards to ensure compatibility of infill
development with adjacent existing neighborhoods.
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LU 1.c

Sign regulations. Enforce sign regulations that prohibit new billboards and
encourage the removal of existing billboards along major viewsheds and nonconforming signs.

LU 1.d

Street tree master plan. Implement a street tree master plan to enhance the urban
forest.

LU 1.e

Hillside development standards. Review and update hillside development
standards as necessary to ensure that the visual character of hillside areas is
protected.

LU 1.f

Special study areas. Prepare and implement improvement programs to enhance the
Special Study Areas including the Downtown, Harvard Boulevard Corridor,
Railroad Corridor and City Entrances/Gateways (see page 2-47).

LU 1.g

Lighting. Adopt exterior lighting standards that provide for public safety consistent
with the character of the development. Lighting should be directed away from
sensitive uses and shielded to minimize unwanted glare on adjacent properties.

LU 1.h

Property maintenance. Continue to enforce property maintenance standards
regarding debris and weed removal, storage of automobiles, storage of material, etc.

LU 1.i

Land Use Regulations. Review and update the Development Code (SPMC Title
XVI) and other land use regulations as necessary to ensure consistency with
General Plan policies and programs.

LU 1.j

Buyer Notification Program. Establish a Buyer Notification Program requiring
residential builders to disclose the proximity of potentially objectionable existing
and proposed land uses to homebuyers, such as airports, rail lines, freeways,
landfills, jails, industrial and agricultural operations, as well as existing laws such
as the County Right-to-Farm Ordinance, which protects agricultural operations
from nuisance lawsuits.

Agricultural and Natural Resources
Santa Paula is nestled between the foothills of the Santa Paula Mountains and the Santa Clara
River, with citrus and avocado orchards and fields of row crops bordering the city. Creeks
and barrancas slice through the urban lands to the valley bottom. Views of these features are
available from many locations throughout the city, and they should be maintained for the
enjoyment of current and future generations. In addition to its aesthetic benefits, agriculture is
a significant component of the economy in Santa Paula and Ventura County as a whole.
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Policies
LU 2.1

Natural resource preservation. Land development should be designed to preserve
significant agricultural and natural areas identified in the Environmental and
Cultural Resources Element, and development should be directed away from the
most productive soils and sensitive natural areas. Where development is allowed
near agriculture and natural areas, it should be designed to be compatible with and
have minimal adverse impacts upon such areas, such as through the use of buffers.

LU 2.2

Expansion Areas. Require that development in Expansion Areas involving canyons
or greenbelts provides land for parks, recreation, and open space at a ratio of 5 acres
per 1,000 people with a minimum of 10% of the total land area dedicated as
permanent open space.

Programs
LU 2.a

Development review. As part of the development review process, assist applicants
in demonstrating conformance with applicable standards and design guidelines
regarding the preservation of significant natural resources.

LU 2.b

Agricultural buffers. Require development adjacent to agricultural areas to provide
a buffer (setback, landscaping, recreational uses, street, etc.) to minimize potential
conflicts.

Economic Opportunity
Balanced Land Use. The land use vision for Santa Paula is to provide adequate land for all
community needs, including housing of all types, employment, commercial goods and
services, recreation, entertainment, public services, education, health care, critical facilities,
and other societal needs. A healthy balance of land uses supports quality of life and
encourages economic development while minimizing incompatible land uses. In addition, the
preservation of Santa Paula’s compact form and small-town character depends on the wise
and efficient use of available land.
A healthy commercial base provides choice and convenience for residents, income for
business owners and employees, and sales and property tax revenues to support City
services. A mix of uses, including residential, is appropriate for many commerciallydesignated areas, especially the Downtown, as it supports nearby retail businesses, reduces
vehicle trips, and contributes to a lively street environment.
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Tourism. Santa Paula is an attractive town that functions well and has the potential to attract
visitors from throughout Southern California. A major challenge for the coming decades will
be to capitalize on these assets and become a regional tourism destination, which can enhance
the city’s economic and fiscal viability while maintaining the quality of life for local residents.
(This issue is addressed in greater detail in the Economic Development and Downtown
Element.)

Policies
General
LU 3.1

Balanced land use. Designate adequate land for residential, commercial, industrial,
institutional, cultural, recreational, open space and other needs of the community in
the Land Use Plan.

LU 3.2

Public amenities. Provide sufficient land for amenities to enrich the lives of
citizens, such as parks, open space, community gardens and farmers markets,
cultural facilities such as theaters and museums, and preservation of natural and
historic places.

Residential Uses
LU 3.3

Diverse housing supply. Provide for a full range of housing types, locations and
densities to accommodate the city’s share of regional housing needs for all income
levels in a manner that:
-

Retains the scale and character of existing neighborhoods;
Facilitates upgrading and infill of underutilized land in existing neighborhoods;
Allows expansion into vacant and underdeveloped lands consistent with
infrastructure and environmental constraints;
Provides safe and sanitary housing for all residents; and
Encourages development of high-quality estate homes in designated Expansion
Areas.

LU 3.4

Lot consolidation. Encourage the consolidation of small lots within higher-density
residential land use districts into sites of sufficient size to support multi-family
residential development.

LU 3.5

Compact multi-family development. Encourage multi-family residential
development within walking distance of commercial services and public amenities.
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LU 3.6

Accessory dwelling units. Encourage accessory dwelling units in residential
neighborhoods.

Commercial, Industrial and Mixed Uses
LU 3.7

Commercial and industrial land. Designate sufficient land for commercial and
industrial uses with appropriate intensities in appropriate locations to accommodate
the retail and service needs of the community, provide good jobs for Santa Paula
residents, and generate adequate tax revenues to support the desired level of public
services.

LU 3.8

Buffers between incompatible uses. Ensure that commercial and industrial
operations and resource production activities are buffered from sensitive uses to
avoid significant aesthetic, noise, odor or dust impacts. Appropriate buffers to
minimize impacts on adjacent residential property may include decorative walls,
landscaped setbacks, restricted vehicular access, proper siting and screening of
trash and service areas, and control of lighting.

LU 3.9

Mixed uses. Promote a mix of compatible uses at appropriate intensities in the
Downtown, Hallock Center, and along busier streets such as the Harvard
Boulevard/Peck Road/Telegraph Road corridors.

LU 3.10

Large-scale retail. Promote the continuing development of the Hallock Drive area
as the principal center for new large-scale retail uses, such as car dealerships,
serving both local residents and the larger region.

Institutional/Civic Uses
LU 3.11

Public facilities. Designate sufficient land in appropriate locations for
governmental facilities, schools, parks, libraries, health care, social services, critical
public safety facilities, and other civic uses.

LU 3.12

Santa Paula Airport. Preserve and enhance Santa Paula Airport and maintain land
use designations that support the operation of the airport and enhancement of
airport facilities and services in conformance with the Ventura County Airport
Comprehensive Land Use Plan (CLUP).
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Programs
LU 3.a

Development review. As part of the development review process, assist applicants
in demonstrating conformance with applicable development standards and design
guidelines through application instructions and checklists.

Infill Development and Urban Expansion
To preserve Santa Paula’s small-town character while accommodating population and
economic growth, future development must be balanced between infill and planned urban
expansion. State and regional planning priorities as expressed in the Sustainable
Communities and Climate Protection Act of 2008 (SB 375) and the Southern California
Association of Governments 2016-2040 Regional Transportation Plan/Sustainable
Communities Strategy (SCAG RTP/SCS) encourage compact growth near transit, where
available, and discourage urban sprawl. The City of Santa Paula has long been committed to
avoiding sprawl beginning with the Santa Paula/Ventura and Santa Paula/Fillmore Greenbelt
agreements. Through these agreements, the City has maintained well-defined urban
boundaries even prior to the passage of the Save Open Space and Agricultural Resources
(SOAR) initiative in 2000. Following the passage of SOAR the City Urban Restriction
Boundary (CURB) was incorporated into the General Plan. More detailed information
regarding SOAR and CURB is provided in Section 2.E.1 beginning on page 2-49.
Infill Development. Only a small amount of vacant land remains within the City limits, and
most vacant sites are constrained by various environmental factors. However, improvement
of underutilized properties, especially in and around the Downtown, can have many benefits
including increased business activity, a livelier street environment, more people within
walking distance to support local restaurants, shops and entertainment venues, improved
public safety and higher tax revenues to support public services and infrastructure
improvements. Infill development, much of it mixed-use, is consistent with SOAR, State and
regional planning initiatives, and the City’s commitment to compact development.
Among the most promising infill sites are underutilized properties such as parking lots,
storage yards, and low-intensity commercial uses. Reuse of underutilized properties is
expected to occur gradually in compliance with zoning regulations and design guidelines that
protect and enhance community character. Development regulations that emphasize
community character over density limitations and minimum parking requirements have the
greatest potential to deliver the desired benefits. Specific plans could be developed for any
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commercial area specifically targeted for increased residential or mixed uses (see also
Section D, Special Study Areas, page 2-45 below).
Urban Expansion. Projected growth during the timeframe of this General Plan is expected to
include outward expansion beyond current City boundaries. Such expansion must be orderly
and contiguous with existing development; integrated with the existing street network and
other infrastructure; supportive of the City’s housing goals and commercial needs; protect
sensitive resources; enhance the quality of life for both existing and future residents; and
contribute positively to the City’s fiscal sustainability.
Two significant City expansions were accomplished in recent years – the annexation of East
Area 1 Specific Plan and the East Gateway Specific Plan (a portion of the East Area 2 Planning
Area). Expansion Areas where additional development outside the current City limits could
occur during the 2040 General Plan timeframe are described beginning on page 2-33.
Expansion areas require approval of a Specific Plan before annexation and development can
occur.

Policies
LU 4.1

Balanced development. Facilitate balanced development consistent with the 2040
RTP/SCS within the existing City limits and the expansion areas subject to the
restrictions of the CURB with emphasis on infill development and reuse in
accordance with adopted land use regulations and design guidelines. Proposals for
annexation should be supported by a fiscal and market analysis demonstrating the
feasibility of the proposed development. Where annexation is appropriate,
contiguous lands should be developed first and preparation of a Specific Plan will be
required. Development in the expansion areas shall be consistent with Table 2-3.

LU 4.2

Linkages. Ensure that adequate linkages and transitions are provided between new
developments in expansion and planning areas and existing areas of the city, and
require the dedication and development of pedestrian/equestrian linkages to open
space and trails at the time of annexation.

LU 4.3

Growth Management Ordinance. Review the Growth Management Ordinance to
determine whether it should be continued.

LU 4.4

Public services and infrastructure. Require new developments to demonstrate that
adequate public services and infrastructure will be available to serve the
development in conformance with the Circulation and Mobility Element and the

2-12 – Land Use

March 4, 2020

Santa Paula 2040 General Plan
Public Services and Utilities Element, and require major land development
projects to provide comprehensive planning and fiscal impact analysis for public
services and infrastructure demonstrating that the development will not result in a
cost burden or capacity deficiency for existing areas of the city. Utilize development
agreements, assessment districts, owner associations and/or development impact
fees where appropriate to mitigate potential impacts. Require publicly-owned
underground conduits to accommodate future information and utility needs in new
developments.

Programs
LU 4.a

Development review. As part of the development review process, assist applicants
in demonstrating conformance with applicable standards and design guidelines
through the use of checklists, handouts, etc. For proposed developments in the
Sphere of Influence and expansion areas, work cooperatively with LAFCO and
Ventura County to process annexations as development proposals are reviewed
and approved by the City.

LU 4.b

General Plan review. Conduct a thorough review of General Plan growth
assumptions and policies following the adoption of each 4-year update to the
RTP/SCS and make adjustments to land use and infrastructure plans and policies as
appropriate.

Downtown Revitalization
Downtown is the cultural and economic heart of Santa Paula and Downtown revitalization
plays a key role in the economic development of the entire community. Since the 1990s the
City has facilitated four focused planning efforts for the Downtown – the 1996 Downtown
Improvement Plan, an update to that plan in 2004, a study conducted by City and Regional
Planning students and faculty from Cal Poly San Luis Obispo in 2013, and a 2017 charrette to
review Downtown revitalization strategies to help guide policies for the 2040 General Plan.
The 2017 study affirmed the solid foundation provided by previous studies and
recommendations. This Land Use Element and the Economic Development and Downtown
Element incorporate recommendations from the 2017 Downtown study reflecting current
conditions, successful experiences from other towns, and local priorities.
Land use policies for the Downtown focus primarily on enhancing physical appearance,
minimizing regulatory obstacles, and improving accessibility, while the Economic
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Development and Downtown Element also addresses organizational and promotional
strategies for Downtown business.
Historic Preservation. The Historic District (HD) Overlay is used in an area north of the
Downtown but not in the Central Business District (CBD). Historic buildings are irreplaceable
elements of Santa Paula’s character and should be protected.
Development Regulations. While the General Plan establishes the policy framework for land
use and development, detailed regulations regarding allowable uses, building standards and
signage, and review procedures are set forth in the Development Code (Santa Paula
Municipal Code Title XVI). After adoption of the General Plan, Development Code
regulations will be reviewed and revised as appropriate to implement General Plan policies
and programs. The focus of this review should be encouraging desired uses through clear
development standards and guidelines, incentives, and a streamlined review process.
Standards such as building heights and floor area ratios should be designed to reflect current
development economics without compromising the historic pattern and scale of development.
Mixed Use. Small traditional downtowns typically have a mix of commercial and residential
uses. Residential units bring more customers for local businesses while reducing vehicle miles
traveled. Having more “eyes on the street” also increases safety in the Downtown, providing
a win-win situation for merchants and the City. With more people living in and near the
Downtown, restaurants and shops can extend their business hours, thereby increasing
profitability as well as tax revenues that support public services.
Public Amenities. Public amenities offer patrons of the Downtown a pleasant and safe
environment in which to walk, shop, and enjoy the atmosphere that is lacking in many
suburban communities. Desirable pedestrian amenities include public art, outdoor seating for
restaurants along Main Street, and public spaces where community events may be held.
Policies that encourage such amenities are included in this Land Use Element.
Gateways, Wayfinding, and Pedestrian Connectivity. Signage is very important in
conveying a sense of place. Once viewed as simply aids to navigation, public signs can help to
market the area, enhance perceptions, evoke a sense of Downtown history, and improve the
appearance of the streetscape.
Two locations for gateway signage have been identified: one arching over 10th Street at
Ventura Avenue and the other over 10th Street on the north side of Railroad Avenue. Signage
with a distinctive logo should also be developed to announce arrival into the Downtown from
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SR 126. City Entrances and Gateways have also been designated as a Special Study Area (see
Section D, Special Study Areas, page 2-45).
Within the Downtown, a well-thought-out directional “wayfinding” signage can point out
attractions, provide historical information, and direct visitors to public parking locations.
Pedestrian connectivity is important to facilitate movement and a pleasant walking experience
in the Downtown. Improvements to alleyways would enhance pedestrian safety while also
accommodating mixed auto and pedestrian use. Specific programs regarding pedestrian
connectivity and safety are included in this Land Use Element as well as in the Circulation
and Mobility Element.
Enhanced Land Utilization. City-owned parking lots represent a valuable resource for future
development, especially mixed-use, which has the potential to bring an expanded customer
base to the Downtown. Expanding the boundaries of the Central Business District slightly, in
a north-south direction, would include additional City-owned lots. The City could leverage
ownership of these lots to facilitate development, which could generate a significant revenue
stream.

Policies
LU 5.1

Downtown land use. Ensure that land use policies and programs affecting the
Downtown area are compatible with the policies of the Economic Development
and Downtown Element.

LU 5.2

Preserve historic buildings. Preserve historic buildings in the Central Business
District.

LU 5.3

Mixed uses. Promote a mix of commercial and residential uses in the Downtown.

LU 5.4

Extended business hours. Promote land uses that will generate more activity into
the evening in commercial areas, especially Downtown.

LU 5.5

Design standards. Encourage quality design for new development and façade
improvements in the Downtown to enhance visual appeal and a “human scale”
streetscape.

LU 5.6

Public signage. Develop and maintain public signs, monuments, and other physical
features that announce the entrance to the city and the Downtown. Provide a
“wayfinding” system to help orient visitors to Downtown attractions, amenities and
public parking locations.
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LU 5.7

Private signage. Proactively implement private sign regulations to enhance the
image of the Downtown.

Programs
LU 5.a

Historic preservation. Continue to implement programs to increase the number of
historic buildings protected, such as the Historic Landmark Overlay District (SPMC
Chapter 16.33), the Historical Property Agreements (Mills Act - SPMC Chapter
16.34) and the Historic Preservation Ordinance (Ordinance 816).

LU 5.b

Historic Overlay District. Consider applying the Historic District (HD) Overlay to
the entire Downtown Central Business District.

LU 5.c

Downtown District Overlay. Establish a Downtown District Overlay in the
Development Code to provide an incentive-based tool for compatible infill
development that supports affordable housing, economic development and public
improvements in the Downtown. Density/intensity bonuses up to a maximum of
3.0 FAR may be granted contingent upon the provision of affordable housing or
other public benefits and amenities such as public spaces, enhanced streetscaping or
public art.

LU 5.d

Downtown parking. Consider strategies to reduce parking demand and manage
supply (shared parking, in-lieu fees, commercial parking, etc.) to improve
pedestrian, bicycle and transit mode share, downtown livability, safety, business
vitality, vehicle miles traveled (VMT) reduction, and air quality. Implement
standards that reduce demand for new parking and private vehicle ownership, and
that help maintain optimal parking occupancy and availability.

LU 5.e

Downtown development standards. Revise zoning regulations for the Downtown
to: 1) increase the maximum floor area ratio from 2.0 to 3.0; 2) review mixed-use
residential parking requirements; 3) streamline the review process for desired uses;
and 4) prohibit inappropriate uses.

LU 5.f

Design guidelines. Consider adoption and implementation of design guidelines
based upon the 2004 Downtown Improvement Plan to encourage development that
enhances the historic quality and character of the Downtown area.

Sustainability, Resilience and Environmental Justice
Sustainability means living and growing in ways that preserve and manage scarce resources
more effectively. A sustainable future is one in which Santa Paula’s historic character and
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scenic resources are preserved, renewable natural resources such as air and water are
managed carefully, and desirable types economic growth are supported.
Land use plays a critical role in promoting sustainability, especially when coordinated with
transportation planning. The importance of wise land use decisions is reflected in SB 375 and
SCAG’s 2016-2040 RTP/SCS, a long-range vision plan that balances future mobility and
housing needs with goals for environmental protection, regional economic growth, social
equity, environmental justice, and public health. Ultimately, the RTP/SCS is intended to help
guide transportation and land use decisions and public investments.5
Appendix B demonstrates how the 2040 Santa Paula General Plan supports the land use
policies contained in the 2016-2040 RTP/SCS. As noted in Program LU 4.b the City will
conduct a review of General Plan growth assumptions and policies following the adoption of
each 4-year update to the RTP/SCS and make adjustments to land use and infrastructure plans
and policies as appropriate.
Resilience means effective strategies for coping with the effects of climate change, including
more frequent and intense heat waves, droughts, wildfires, and flooding. Smart planning and
land use decisions can increase Santa Paula’s ability to deal with these and other challenges in
the coming decades.
These issues are addressed most directly in the Environmental and Cultural Resources
Element, the Public Services and Utilities Element, and the Hazards and Public Safety
Element, which include policies and programs regarding storm water management,
groundwater recharge, water supply, wastewater recycling, and recycling of solid waste. As
required by state law, areas subject to flooding are shown in Figure 5-3 of the Hazards and
Public Safety Element, which is incorporated by reference into this Land Use Element.
The Economic Development and Downtown Element includes policies to address the issue
of economic resilience, which means dealing successfully with economic changes at the
regional, state, national, and global level, such as the dramatic rise of online shopping and its
effects on State and local sales tax receipts.
Senate Bill 1000 of 2016 requires cities and counties with disadvantaged communities to
incorporate environmental justice policies into their general plans, either in a separate
Environmental Justice Element or by integrating related goals, policies, and objectives
throughout the other elements. Although CalEPA has identified no disadvantaged

5 SCAG 2016-2040 RTP/SCS, p. 63
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communities in Santa Paula, Table 2-1 summarizes how the principles of environmental
justice are supported by the goals and policies of this General Plan.
Table 2-1 Summary of Environmental Justice Principles and Policies
Environmental Justice Principles*

Santa Paula General Plan Policies

Reduce pollution exposure, including the
improvement of air quality.

LU 1.13 Air pollution, noise, light and glare.
ECR 2.1 Regional air quality.
ECR 2.3 Air toxics.
HPS 4.1 Compliance with hazardous materials
regulations
HPS 4.2 Compliance with petroleum regulations

Ensure access to public services and community
amenities such as libraries, public transit, parks,
and other amenities.

LU 3.1 Balanced land use
LU 3.2 Public amenities
LU 3.5 Compact multi-family development
LU 3.11 Public facilities
CM 1 Multi-modal circulation network
CM 2.1 Regional transit coordination
CM 3.3 Pedestrian and bicycle facilities
PSU 5.1 Library facilities
PSU 6.1 Parks and recreational amenities

Promote access to healthy foods.

LU 3.2 Public amenities

Promote safe and sanitary homes.

LU 3.3 Diverse housing supply

Promote physical activity and active lifestyles.

LU 1.11 Railroad corridor
LU 2.2 Expansion Areas
LU 3.1 Balanced land use
LU 3.5 Compact multi-family development
LU 3.11 Public facilities
CM 1 Multi-modal circulation network
PSU 6.9 Bike routes and trails

Promote civil engagement in the public decisionmaking process.

Vision Statement
Goal LU-6 Sustainability, Resilience, and
Environmental Justice
PSU 6.5 Public involvement

Prioritize improvements and programs that
LU 1.11 Railroad corridor
address the needs of disadvantaged communities. LU 3.1 Balanced land use
LU 3.11 Public facilities
*California Government Code §65302(h)
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C. Land Use Plan
The Land Use Plan consists of two components: the Land Use Map and the Land Use
Categories. The Land Use Plan establishes City policy regarding the general distribution,
location, and extent of the various types of land uses in Santa Paula, its Sphere of Influence,
and the expansion areas. The Land Use Plan is guided by the goals, policies and programs
described above.

1.

Land Use Map

The Land Use Map, shown in Figure 2-1, illustrates the general location of each land use
category. Land designations within the Sphere of Influence and Expansion Areas show future
intended uses; however, precise land use designations will be established by Specific Plans in
conformance with the development standards and design criteria contained in Section E, 2040
Growth Scenario (beginning on page 2-49 of this Land Use Element). Where any uncertainty
exists regarding the boundaries of any land use category, circulation alignment, or other
symbol or line found on the Land Use Map, the following procedures will be used to resolve
such uncertainty:
•
•

•
•
•

•
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Boundaries shown as approximately following lot lines shall be construed as
following such lot lines.
Where a land use category applied to a parcel is not mapped to include an adjacent
street or alley, the category shall be considered to extend to the centerline of the
right of way.
Boundaries shown as approximately following the limits of any municipal
corporation shall be construed as following such limits.
Boundaries shown as following or approximately following railroad lines shall be
construed to lie midway between the main tracks of such railroad lines.
Boundaries shown as following or approximately following the centerlines of
creeks, rivers, or other continuously flowing water courses shall be construed as
following the channel centerline of such water courses taken at mean low water
and, in the event of a natural change in the location of such water courses, the zone
boundary shall be construed as moving with the channel centerline.
Boundaries shown as separated from, and parallel or approximately parallel to, any
of the features listed above shall be construed to be parallel to such features and at
such distances therefrom as are shown on the map.
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Figure 2-1 – Land Use Map
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2.

Land Use Categories

Land use categories are described below, while the Land Use Map (Figure 2-1) shows the
general location of each category. Together, the land use categories and the Land Use Map
form the Land Use Plan. Table 2-2, Summary of General Plan Land Use Categories
summarizes each land use category, the principal uses, and the intended population density
and/or development intensity within the category.
For residential uses, density standards
are based on dwelling units per gross
Gross Density vs. Net Density: “Gross density”
acre (du/ac) and the estimated
is calculated based upon the total land area within
population per acre based on average
the boundaries of the property (including
easements, streets, and rights of way). “Net
household size. Building intensity
density” is calculated based upon the usable lot
standards for non-residential
area (i.e., excluding dedications for public streets,
development are based on floor area
public land, or other right of way).
ratio (FAR), which is the ratio of gross
building floor area to lot area. The
diagram below illustrates
FAR calculations for
buildings of different heights
and configurations on
similar-sized lots. For mixeduse projects, FAR limits apply
only to the non-residential
portion of the development
unless stated otherwise. In all
land use categories, the listed
maximum density or FAR
standards may be exceeded
through design review if
specific findings are made
that 1) the increased density
or intensity is necessary to
achieve specific policy objectives; and 2) the project incorporates specific design or operational
features to mitigate potential impacts on the community and adjacent properties.
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Table 2-2 Summary of General Plan Land Use Categories
Category

Principal Uses

Density/Intensity*

Open Space / Passive

Natural land, creeks, barrancas, rivers.
Incidental residential uses are also
allowed on a conditional basis for large
lots. Surface mining is conditionally
permissible subject to the provisions of
the Municipal Code.

Limited development allowed.
Maximum 0.1 FAR

Open Space/
Parks and Recreation

Natural land, landscaped open areas,
Maximum 0.1 FAR
developed parks and recreational uses.
Park and recreation/sport-related
development allowed. Incidental
residential uses are also allowed on a
conditional basis for large lots. Surface
mining is conditionally permissible
subject to the provisions of the Municipal
Code.

Agriculture

Land for crops, limited livestock
production, limited agriculture,
incidental and supportive agricultural
uses, structures and storage.

One single-family dwelling
allowed per agricultural
parcel.
Minimum parcel size: 20 acres.
0.05 unit per acre maximum
(0.2 persons/acre)

Residential - Hillside

Single-family residential and accessory
uses.

3 units/ acre maximum
(10 persons/acre)
Planned development clustering
is allowed.

Residential – SingleFamily

Residential and accessory uses.

8 units/acre maximum
(27 persons/acre).
Planned development clustering
is allowed.

Residential - Medium
Density

Residential and accessory uses.

15 units/acre maximum
(50 persons/acre)

Residential –
Medium-High
Density

Residential and accessory uses.

21 units/acre maximum
(70 persons/acre)

Residential - High
Density

Residential and accessory uses.

29 units/acre maximum
(97 persons/acre)
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Category

Principal Uses

Density/Intensity*

Mobile Home Park

Mobile home parks

10 units/acre maximum
(33 persons/acre).
Minimum parcel size: 10 acres

Mixed Use:
Office/Residential

Commercial and Residential uses.

Maximum non-residential FAR:
0.5
Maximum residential density: 29
units/acre (97 persons/acre)

Mixed Use:
Commercial/Light
Industrial/Residential

Uses are allowed to mix to reflect the
Maximum non-residential FAR:
heavy commercial character and infill
0.35
housing opportunity of East Main Street. Maximum residential density: 21
units/acre (70 persons/acre)

Central Business

Primary intended uses include retail
Maximum non-residential FAR:
shops and restaurants on the ground
3.0
floor facing the street, with other
No maximum residential density
business or residential uses permitted in
the remaining ground floor areas and the
upper floors.

Commercial Neighborhood

Convenience shopping and personal
services. Residential is also permissible.

Maximum non-residential FAR:
0.25
Maximum residential density: 1
unit per business occupancy

Commercial - Office

Professional offices, banks, medical
clinics. Mixed-use
commercial/residential and stand-alone
residential development is also
permissible.

Maximum non-residential FAR:
0.50
Maximum residential density:
29 units/ acre (97
persons/acre).

Commercial - General Retail and services for the entire city,
auto sales, and other highway-oriented
commercial uses. Mixed-use
commercial/residential and stand-alone
residential is also permissible.

Maximum non-residential FAR:
0.35
Maximum residential density:
29 units/acre (97 persons/acre).

Industrial Park

Administrative and production uses;
research and development uses; and
supporting commerce and production
uses.

Maximum FAR: 0.25

Industrial - Light

Administrative headquarters, other
commerce and manufacturing.

Maximum FAR: 0.35
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Category

Principal Uses

Density/Intensity*

Industrial - General

General industrial, custom
manufacturing, assembling,
compounding, neighborhood
commercial uses.

Maximum FAR: 0.35

Institutional/Civic

Hospitals, community centers,
government offices, cemeteries, public
service facilities.

Maximum FAR for institutional
and civic uses ranges from 0.35
to 1.0 depending on location as
determined by the
Development Code.

Airport

Airport operations.

Maximum building coverage is
50% for buildable sites.
No maximum FAR.

Specific Plans

Determined by adopted Specific Plans.

Determined by adopted Specific
Plans.

Expansion Areas

As specified in the Land Use Element.

As specified in the Land Use
Element.

Land Use Overlays

Determined by the underlying use
category, the General Plan text and
figures, and the Development Code.

Determined by the underlying
use category, the General Plan
text and figures, and the
Development Code.

*Population density assumes an average of 3.34 persons per household, as reported by the US Census
Bureau for Santa Paula (2012-2016 ACS Table S1101). Population density figures for each residential land
use category are estimates and are not intended to be used a regulatory cap. Residential densities are
units per gross acre.
Note: This table provides a brief summary of each land use category. Please refer to the text for a more
complete description.
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Open Space
The purpose of this land use category is to preserve, manage, and protect natural resources,
open space land, cultural and historic resources, geologic hazard areas, parks and recreational
resources, and scenic resources that contribute to the overall character of the community. Two
Open Space land use designations are established.
Open Space-Passive. The Passive Open Space category provides physical and visual relief to
the urban environment. It is a sustainable resource for water recharge, drainage, and
biological habitat. Passive Open Space also provides land for outdoor recreational activities
such as hiking.
The intent of this land use category is to protect land that is to remain undeveloped, such as
properties in the Santa Clara River bed, Santa Paula Creek, undevelopable and set-aside areas
of Adams Barranca and Fagan Barranca, and undevelopable slopes and natural landmarks.
Permitted uses are limited to flood control channels and other waterways, bridges, and
hiking, biking and pedestrian trails. Surface mining is conditionally permissible subject to the
provisions of the Municipal Code.
Open Space-Parks and Recreation. The Park and Recreation Open Space category includes
neighborhood parks and undeveloped potential parkland including linear park corridors. The
current Santa Paula Park System includes two neighborhood parks, eight mini parks, and two
special interest parks. Incidental residential uses are also allowed in the open space land use
categories on a conditional basis for large lots. The City’s goal is to provide 5 acres of
parkland per 1,000 residents. Golf courses and surface mining are conditionally permissible
subject to the provisions of the Development Code.

Agriculture
The Agriculture land use category has been established to retain existing agricultural land
uses and to ensure that continued agricultural uses are consistent with the goals and policies
of the General Plan. These lands are intended for crops, limited livestock production, limited
agriculture, incidental and supportive agricultural uses, structures, and storage on parcels of
at least 20 acres. One single-family dwelling unit is permitted on each agricultural parcel.

Residential
Six residential land use categories are established to provide for a range in residential
densities from 10 acres per dwelling unit to a maximum of 29 dwelling units per acre.
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Allowable densities may be exceeded pursuant to State Density Bonus law. Accessory
dwelling units are not considered in density calculations as provided in State law.
Residential – Hillside. The purpose of this category is to protect those areas of the city’s
hillside with a slope of 10% or more from haphazard development in an environmentally
fragile area. Because of the geologic and topographic constraints in the hillsides, the density
range proposed in the hillsides is up to 3 dwellings per acre in conformance with the slope
density provisions of Municipal Code §16.13.110 or as may be established by a Specific Plan.
This land use category is intended to preserve hillsides in their natural state to the extent
feasible. Development is prohibited on ridgelines and extreme slopes – defined as those of
30% or more – and within existing arroyos and barrancas. Barrancas should provide buffer
zones between residential areas and linear connectors of open spaces for hiking and other
recreational uses. Traditional single-family housing and planned developments providing
clustered single-family housing is allowed in accordance with the applicable slope-density
formula to minimize grading, preserve open space, and blend new development with the
topography.
Residential – Single-Family. The purpose of this designation is to provide residential
neighborhoods where traditional single-family residences can be located. The allowable
density range is from 4 to 7 dwellings per acre. This designation includes existing singlefamily subdivisions and undeveloped or underdeveloped land west of Santa Paula Creek.
This land use category ensures continued stability of single-family residential neighborhoods
through prohibition of incompatible land uses or more intense residential uses. Through
traffic is discouraged. Traditional single-family housing predominates; however, welldesigned planned residential developments providing cluster housing that blends with the
single-family character of the area is allowed if adequate compensating open space is
provided and the density does not exceed that established by the zoning district in which the
planned development is located.
Residential – Medium Density. The purpose of this designation is to provide residential
neighborhoods where a range of residential uses from low-density single-family to mediumdensity multi-family housing are compatibly arranged in an appropriate neighborhood
setting. The allowable density range in these areas is 8 to 15 dwellings per acre. The types of
units developed in this category could range from single-family detached to smaller multiunit structures.
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Residential – Medium-High Density. The purpose of the medium-high-density residential
category is to provide a wide range of housing from single-family townhomes to mediumhigh-density multi-family housing in a compatible manner. The allowable density range in
these areas is 16 to 21 dwellings per acre.
Residential – High Density. The purpose of this category is to provide high-density housing
in the Downtown and other appropriate areas. The allowable density range is 22 to 29
dwellings per acre. This land use category provides high-density residential uses with
convenient access to the Downtown shopping area and other city services. Such
developments should be located adjacent to arterial or collector streets to encourage use of
public transportation.
Mobile Home Park. This designation applies to the six existing mobile home parks in Santa
Paula and will be applied to all proposed mobile home parks. The density standard is up to 10
units per acre. New mobile home parks shall be established as a condominium development
(individual ownership). General Planning Standards for Mobile Home Parks shall include:
•
•
•
•
•

10-acre minimum site
6-foot masonry walls to buffer noise
Adequate on-site developed recreational areas
Use of extensive landscaped open spaces and site design to mitigate environmental
impacts and promote mobile homes as an alternative to traditional housing
Adequate storage for residents

Mixed Use
The Land Use Plan provides two mixed-use land use designations: 1) Mixed-Use:
Office/Residential, and 2) Mixed-Use: Commercial/Light Industrial. These designations are
applied to areas where housing and commercial (or industrial) uses currently co-exist or new
integrated mixed-use development is encouraged. Examples of mixed use include older retail
developments along Main Street, where apartments are located above retail and office uses, and
industrial areas where studio space may be integrated with live/work lofts. Mixed use is
appropriate for such areas as it supports nearby retail activity, reduces vehicle trips, and
contributes to an active street environment. The two mixed-use designations are as follows:
Mixed Use: Office/Residential. In this designation housing is allowed on upper floors with
offices allowed on the ground floor. Stand-alone residential is also allowed. Residential
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densities may not exceed the High-Density category of 29 units per acre. The maximum FAR
for non-residential uses is 0.5.
Mixed Use: Commercial/Light Industrial/Residential. This designation allows for heavy
commercial and light industrial uses to stimulate economic development. Pedestrian-oriented
residential development is encouraged including large-scale infill and mixed-use. The
maximum FAR for non-residential uses is 0.35. Mixed uses with residential on the upper
floors and stand-alone residential uses are also allowed. Maximum residential density is 21
units per acre.
Mixed-use development is also allowed in the Commercial and Commercial Office land use
categories as described below.

Commercial
A healthy commercial base provides choice and convenience for consumers, income for
business owners and employees, and sales and property tax revenues to support City
services. The Land Use Plan provides four land use categories for commercial development:
Central Business, Commercial - General, Commercial - Office, and Commercial Neighborhood. In older commercial districts where residential and commercial uses are often
interspersed, proposals for intensification or rebuilding of properties where different uses
exist in close proximity should mitigate potential conflicts such as noise, light or odors
through sensitive design.
Central Business. The Central Business land use category defines the historic heart of Santa
Paula including E. Main Street and the blocks generally between Santa Paula Street, Harvard
Boulevard, 7th Street and 12th Street. The purpose of this land use category is to provide a
pedestrian-oriented environment with an emphasis on small businesses serving the local
community and visitors, as well as preserving the historic identity through compatible
architecture and streetscape. Primary intended uses include retail shops and restaurants on
the ground floor facing the street, with other business or residential uses permitted in the
remaining ground floor areas and the upper floors. Maximum non-residential FAR is 3.0 with
no maximum residential density.
Commercial – General. The Commercial land use category designates areas that provide
services for the entire community and accommodates specialized uses that serve the city at
large, such as auto sales. This classification is applied along arterial streets and adjacent to the
Downtown and is intended to provide a range of goods and services at a concentrated scale.
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The maximum non-residential FAR is 0.35. Residential uses, either mixed
residential/commercial or stand-alone residential, are also permissible with appropriate
design to mitigate potential land use conflicts. Maximum residential density is 29 units per
acre.
Commercial – Office. The purpose of the Commercial Office land use category is to set aside
certain areas within the city for the exclusive use of low-profile professional and limited
commercial office development such as medical and dental professions, lawyers, engineers,
architects, and other similar services. Medical clinics, banks, savings and loans, real estate,
insurance, and utility offices and facilities for other administrative functions related to the
operation of both private and public corporations are also included in this classification. Such
developments must maintain a concentration of buildings, parking facilities, landscaping,
pedestrian, and vehicular circulation. Commercial offices are encouraged in select locations in
or abutting community shopping centers. The maximum non-residential FAR is 0.5. Mixed
commercial/residential and stand-alone multi-family residential uses are also permissible
with appropriate design to mitigate potential land use conflicts. Maximum residential density
is 29 units per acre.
Commercial – Neighborhood. The purpose of the Neighborhood Commercial category is to
provide an area of convenience shopping and personal services that is supportive of, and
compatible with, the neighborhood where it is located. Neighborhood shopping centers range
in size from existing small lots (neighborhood corner stores) to new village center sites in the
expansion or planning areas up to approximately 10 acres. Under normal conditions, all
shopping facilities in the neighborhood should be combined in one location for the
convenience of the shopper. Such centers, unlike scattered stores, can effectively provide
buffer strips, adequate parking, and protection from future uncontrolled spread of commerce.
Site design and landscaping should be provided in a harmonious manner to protect nearby
residential structures from noise, traffic hazards, and glare.
The types of goods sold in neighborhood commercial developments are those that are
important to daily family life, such as food markets, drug stores, barber shops, beauty parlors,
dry cleaners, restaurants, laundromats, automobile service stations, and doctor/dentist offices.
The maximum FAR is 0.25. Live/work studios are also permissible with appropriate design to
mitigate potential land use conflicts.
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Industrial
Three industrial land use categories are intended to encourage the continued viability of
existing industrial development while providing encouragement for new industry to locate in
Santa Paula. The Land Use Plan provides areas for light, clean industry within the heart of the
city, land for more intense industrial development needing rail or freeway access, and land
for future industrial parks. Residential uses, except for studios and caretaker facilities, are
discouraged in industrial areas due to compatibility concerns. The industrial use categories
include Industrial Park, Industrial - Light, and Industrial - General.
Industrial Park. The purpose of the Industrial Park category is to provide locations where
mixed production and administrative functions can be sited within a full-service campus
setting. This land use category includes development standards for landscaping, screening,
and site design, subject to a planned development review process. Small industrial and
compatible commercial uses are encouraged. The category offers a location for major
corporate campus and research/development uses. Though individual uses could be smaller
than 10 acres, the industrial park designation will not be applied to land areas smaller than 10
acres in size. The maximum FAR is 0.25.
Industrial – Light. The purpose of the Light Industrial category is to provide for a wide range
of light manufacturing activities having few, if any, nuisance characteristics such as fumes,
odors, dust, smoke, gas, noise, or vibrations that may be detrimental to nearby properties.
Examples of such uses include manufacturing, compounding, assembling, or treatment of
articles or merchandise from previously prepared materials; manufacturing of food, clothing,
cosmetics, electrical instruments, furniture, tools; and other similar types of activities.
Commercial uses of a supporting nature to manufacturing activities may also be permitted.
These uses should serve the area’s businesses and employees (e.g., food establishments, office
supplies, tool sales, and storage).
The Light Industrial category also provides a location where mixed manufacturing and
administrative office uses can be sited. Any light industrial activity that can successfully
mitigate objectionable characteristics is acceptable within this category. Developments in this
land use category must incorporate landscaping, screening and design characteristics (e.g.,
location of driveways, loading docks or other noise-generating activities) to mitigate potential
impacts on adjacent uses. The maximum FAR is 0.35.
Industrial – General. The purpose of the General Industrial category is to provide for all
types of industry, including custom industry, light manufacturing, and general and heavy
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manufacturing activities. Industrial activities that have objectionable characteristics are
allowed only in heavy industrial zoning districts. Heavy industrial uses are required to
mitigate objectionable characteristics through the application of site design standards,
environmental standards, and by review under a Conditional Use Permit process. The
maximum FAR is 0.35.

Institutional and Civic
Institutional and civic uses include:
•
•
•
•

Park and recreational facilities such as parks, public and private golf courses,
arenas, trails and linear parks, and open space; and flood control facilities;
Public facilities and utilities such as wastewater treatment plants, transformer
stations and staging facilities;
Schools;
Civic buildings such as city hall, community centers, and fire stations.

The maximum FAR for institutional and civic land uses varies from 0.35 to 1.0 depending on
location as determined by the Development Code.

Airport
Santa Paula Airport is a privately-owned and operated general aviation facility that serves the
needs of city residents and visitors. The airport property itself is owned by the Santa Paula
Airport Association, while various adjacent parcels are under separate ownership. The
proximity of the airport to populated areas presents potential land use conflicts that are
addressed through provisions in the General Plan and Municipal Code in conformance with
the Ventura County Airport Comprehensive Land Use Plan (ACLUP).
Allowable uses within the Airport designation include runways and like facilities,
communication facilities, terminal buildings, sale of aviation fuel and products, airplane
rentals, charters, delivery services, flying schools, aircraft storage, hangers, and tie-downs.
Chapter 16.27 of the Municipal Code and the Zoning Map establish specific regulations for
airport safety zones to ensure conformance with the ACLUP. Please refer to the Hazards and
Public Safety Element for additional policies and programs related to aviation safety.
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Specific Plans and Expansion Areas
Specific Plans
A specific plan is a regulatory tool that local governments use to guide development in a
localized area and to systematically implement the General Plan. Specific plans contain
detailed development standards, distribution of land uses, infrastructure requirements, and
implementation measures for the development of a specific geographic area.
The City requires specific plans for all expansion areas prior to development, except for
annexations of minor acreage within areas that are already substantially developed. Details
regarding siting, design, infrastructure, provision of open space, and financing are established
through the specific plans. Each specific plan must address locations for land uses identified
by the Land Use Element, as well as mitigation of environmental impacts and design
standards for new development.
As of 2019 the following specific plans have been adopted. The locations of these specific
plans are shown in Figure 2-1 (page 2-20). Development regulations for these areas are
established within each specific plan as summarized below.
SP-3 East Area 1 Specific Plan. East Area 1 encompasses approximately 501 acres located east
of Santa Paula Creek, west of Haun/Orcutt Creeks, south of the Topatopa Mountains, and
north of Telegraph Road. At buildout, the Specific Plan anticipates 1,500 residential units,
25,000 square feet of light industrial, 215,000 square feet of commercial, and 20.2 acres of
institutional uses. Public facilities to be provided include a police substation, an elementary
school, a high school, and a post-secondary institution/community college. A total of 225.3
acres of open space will also be provided, including agricultural preserve, open space
preserve, parks/greenways and public athletic fields.6
SP-4 East Gateway Specific Plan. The East Gateway Specific Plan Area includes
approximately 36.5 acres, bounded by SR 126 to the north, agricultural land and Haun Creek
to the east, the existing Lemonwood Industrial Park and the Santa Clara River to the south,
and Hallock Drive and a neighboring industrial parcel to the west. Primary access to the
Specific Plan Area from the surrounding region is provided by SR 126 and Hallock Drive. This
Specific Plan area was formerly included within the East Area 2 Expansion Area. The East
Area 2 “Gateway” Specific Plan (SP-4) was approved by City Council on January 14, 2013 and
has been annexed to the City. At buildout, the Specific Plan anticipates between 310,000 and
6 East Area 1 Specific Plan, Table 2-1 (January 2015)
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360,000 square feet of commercial development depending on whether the regional retail or
the mixed-use alternative is implemented.7
SP-6 Santa Paula West Business Park Specific Plan. The Santa Paula West Business Park
Specific Plan area is part of the West Area 2 Expansion Area (see discussion in the following
section). This specific plan was approved by City Council on February 20, 2019 and as of
December2019 has not yet been annexed into the City. The SP-6 area is bounded on the north
by Telegraph Road, on the south by SR 126, on the east by existing industrial and commercial
development within the City limits, and on the west by Adams Barranca and agricultural
operations. The project site is bisected by a 100-foot-wide VCTC railroad right of way. This
Specific Plan provides opportunities for approximately 42 acres of commercial/light industrial
uses with a maximum FAR of 0.35.

Expansion Areas
Expansion Areas are lands beyond the current City limits that are considered to have
potential for future annexation and development. Expansion Area boundaries and
development assumptions are based upon prior planning studies and preliminary
assessments of development constraints. All Expansion Areas are currently within
unincorporated Ventura County, which has jurisdiction over land uses. Only after annexation
by the City would Ventura County relinquish land use authority over the Expansion Areas.
The timing of annexation will be determined by City Council policy and market forces, and
City approval of a Specific Plan will be required for each Expansion Area prior to annexation.
All of the Expansion Areas avoid any overlap with both the Ventura-Santa Paula and the
Santa Paula-Fillmore Greenbelts. Of the six Expansion Areas, three have portions that extend
beyond the current CURB line: West Area 2, South Mountain and Adams Canyon. East Area 3
and Fagan Canyon are entirely within the CURB.
Prior to development of each Expansion Area, a Specific Plan must be prepared and adopted
in accordance with California Government Code §§65450, et seq. Each Specific Plan must
describe the type and amount of allowable land uses and other development policies, and
detailed siting, design, infrastructure, provision of open space, and public facility financing
will be established. Each Expansion Area Specific Plan must demonstrate consistency with
both the preliminary development standards and policies set forth herein as well as any other
relevant policies contained in this General Plan. In addition, a market and fiscal analysis will

7 East Gateway Specific Plan, Table 2-1 (September 2012)
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be required to determine the feasibility of the Specific Plan development at the time of
application. Any future Specific Plan for an Expansion Area may propose different
boundaries than the Expansion Areas depicted on Figure 2-2 – Expansion Areas.
The Specific Plan process for any future Expansion Area development would also include an
assessment of the proposed project per the Guidelines for Orderly Development, which have
been adopted by the County Board of Supervisors, all City Councils within Ventura County
and LAFCo. Originally adopted in 1969 and revised in 1996, the Guidelines establish a
consistent policy that urban development should be located within incorporated cities
whenever or wherever practical and clarify the relationship between the Cities and the
County with respect to land use planning. The Guidelines are a unique effort to encourage
urban development to occur within cities, enhance the regional responsibility of County
government, and facilitate the orderly planning and development of Ventura County by:
•
•
•
•

Providing a framework for cooperative intergovernmental relations.
Allowing for urbanization in a manner that will accommodate the development goals
of the individual communities while conserving the resources of Ventura County.
Promoting efficient and effective delivery of community services for existing and
future residents.
Identifying in a manner understandable to the general public the planning and service
responsibilities of local governments providing urban services within Ventura County.

In brief, the Guidelines for Orderly Development emphasize that future urban development
and services should occur, whenever and wherever practical, within incorporated cities which
exist to provide a full range of municipal services and are responsible for urban land use
planning. Proposed urban development locations remote and discontinuous from city
services would face strict scrutiny for compliance with the Guidelines for Orderly
Development.
Described below are the Expansion Areas designated in the 2040 Growth Scenario. The
Expansion Areas are summarized in Table 2-3, Expansion Area Statistical Summary and
depicted on Figure 2-2 – Expansion Areas.
West Area 2 Expansion Area. The West Area 2 Expansion Area comprises approximately 169
acres to the southwest of the City boundary in a roughly “L” shape. The boundaries of West
Area 2 are Telegraph Road to the north, Adams Barranca to the west, the Santa Clara River to
the south, and an irregular boundary to the east. The southern boundary of this Expansion
Area is near the FEMA preliminary floodway line of the Santa Clara River (as of March 2019).
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Table 2-3 Expansion Area Statistical Summary
Expansion Area

Development Potential

Adams Canyon (5,412.9 acres)

495 dwelling units
40 acres/1 school site
100 acres public recreation facilities
1 destination resort hotel
1 golf course
200 acres/passive open space

Fagan Canyon (2,173.5 acres)

450 SF dwelling units (1,953 acres)
76,230 SF Neighborhood Commercial (5 acres @
0.35 FAR)
7 acres/active parks
208 acres/passive open space

East Area 3 (25.6 acres)

14.6 acres Commercial (0.35 FAR)
11.0 acres Industrial Park (0.25 FAR)

West Area 2 (173.5 ac total)
Santa Paula West Business Park Specific
Plan (46.9 acres)

42.0 acres Commercial/Light Industrial (0.35 FAR)
4.9 acres passive open space

Remainder of West Area 2 (126.6 acres)

122 acres Light Industrial/R&D (0.35 FAR). This total
includes land within flood hazard areas and the
development area will be determined by a future
specific plan.
4.6 acres railroad overlay

South Mountain (2,191.0 acres)
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15 acres / active parks (6 soccer fields)
Approx. 100 acres regional park (staging area for canyon
hiking trails)
Remainder to retain current uses
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Figure 2-2 – Expansion Areas
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The West Area 2 Expansion Area includes the approved Specific Plan for the 47-acre Santa
Paula West Business Park (SP-6), described above. (Note: at the time this document was prepared,
the Santa Paula West Business Park Specific Plan area was in the process of annexation to the City.
Upon completion of the annexation process, this area will be removed from the West Area 2 Expansion
Area and Table 2-3, Expansion Area Statistical Summary will be updated to reflect this change.)
As shown in Table 2-3, Expansion Area Statistical Summary, the remaining portion of the
West Area 2 Expansion Area (excluding the Santa Paula West Business Park Specific Plan)
encompasses approximately 126.6 acres intended for mixed commercial/light industrial uses
and agriculture. A portion of this area is constrained by flood hazard zones in and adjacent to
the Santa Clara River. Prior to annexation and development, the Specific Plan will identify
developable areas and specific land uses.
The following preliminary development policies and standards apply to the West Area 2
Expansion Area, and must be refined as part of a future specific plan:
•
•
•
•
•
•
•

Establish a design theme for the area. This theme should consider Santa Paula’s
existing outstanding architecture and an agricultural theme.
Hide parking between and behind buildings. Use smaller, scattered parking lots.
Provide setbacks with tree-lined streets.
Provide landscaping screening for buildings and parking lots.
Development shall incorporate architectural details on buildings fronting SR 126.
Development shall be pedestrian friendly. A mix of uses should be located within
walking distance of each other.
Require new lighting that is part of any proposed development to be oriented away
from sensitive uses and shielded to the extent possible to minimize glare and spill
over.

East Area 3 Expansion Area. The moniker East Area 3 refers to the remaining portion of East
Area 2 after the 2013 annexation of the East Gateway Specific Plan (SP-4) area. East Area 3
comprises approximately 25.6 acres located south of the railroad right of way and east of the
City limits, and includes a small crescent of land east of the East Gateway Specific Plan and
west of the barranca as well as a finger of land along SR 126 and the VCTC railroad. The East
Area 3 lands are entirely within the City SOI and CURB. Primary access to the East Area 3
Expansion Area is from SR 126 and Hallock Drive. Future development in the East Area 3
Expansion Area is anticipated to include commercial and industrial uses in accordance with
Table 2-3 – Expansion Area Statistical Summary.
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The following preliminary development policies and standards apply to the East Area 3
Expansion Area, and must be refined as part of a future specific plan:
•

•
•
•
•
•
•

Establish a design theme for the area. This theme should consider Santa Paula’s
existing outstanding architecture and capitalize on an agricultural theme and smalltown character.
Hide parking between and behind buildings. Use smaller, scattered parking lots.
Provide setbacks with tree-lined streets.
Development shall incorporate architectural details on buildings fronting SR 126.
Provide landscape screening for buildings and parking lots.
Development shall be pedestrian friendly. A mix of uses should be located within
walking distance of each other.
Require new lighting that is part of any proposed development to be oriented away
from sensitive uses and shielded to the extent possible to minimize glare and spill
over.

South Mountain Expansion Area. The South Mountain Expansion Area comprises
approximately 2,191 acres located south of the city, almost entirely south of the Santa Clara
River edge, as defined by the FEMA preliminary floodway line (as of March 2019), the
southern boundary of the West Area 2 Expansion Area, bounded on the east and west by the
Greenbelts, and having a southern boundary along the South Mountain ridgeline. The South
Mountain Expansion Area is entirely beyond the SOI and the CURB and comprises a mosaic
of developed lands (existing rural residential developments, agricultural orchards, row crops,
agricultural business shops and maintenance yards) and undeveloped flat land, natural
hillsides, existing roads, oil pump jacks and the Santa Clara River bottom. Planned uses in the
South Mountain Expansion Area include open space passive and golf course, residential,
hillside residential, commercial development and agriculture in accordance with Table 2-3 –
Expansion Area Statistical Summary.
The following preliminary development policies and standards apply to the South Mountain
Expansion Area, and must be refined as part of a future specific plan:
•
•
•

Coordinate with outside agencies for all bridges across the Santa Clara River.
Ensure existing and new residential development conforms to City development
standards, when applicable.
On residential lots having sufficient size, provide for small-scale agriculture and
animal husbandry options.
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•
•
•
•
•
•

Encourage the development of light industrial and agricultural support business on
appropriately designated lots.
Provide setbacks for potential future bridge and road widening.
Provide landscaping screening for buildings and parking lots.
Development shall incorporate architectural details on buildings fronting public
roads.
Development shall be pedestrian friendly. A mix of uses should be located within
walking distance of each other.
Require new lighting that is part of any proposed development to be oriented away
from sensitive uses and shielded to the extent possible to minimize glare and spill
over.

Adams Canyon Expansion Area (SP-1). The Adams Canyon Expansion Area encompasses
approximately 5,413 acres (8.46 square miles) of land northwest of the current City boundary.
Most of this area is north of a relatively narrow canyon mouth. Some additional hillside land
to the east of the canyon mouth overlooks the west end of Santa Paula. As of May 2019, the
Adams Canyon Expansion Area has neither any formal development proposal nor a Specific
Plan proposal. The proposed level of development for this area shown in Table 2-3 –
Expansion Area Statistical Summary is preliminary and must be refined as part of a future
specific plan.
Primary access into the Adams Canyon Expansion Area would be taken from Foothill Road,
with an orientation to Peck Road and on to SR 126. Segments of Peck Road would require
widening. Upper Peck Road and Foothill Road may require widening, depending upon the
scope of development. A secondary access road may be required out to SR 150/Ojai Road.
Extension of sewer service and other utilities would be required. The impact on agriculture
would be modest due to the limited amount of existing avocado and citrus orchards along the
canyon bottom, with the remainder of the slope lands being used predominantly for ranching
and grazing operations. The impacts on wildlife could be substantial due to the amount of
undisturbed natural habitat involved, depending upon the extent of the future development
proposals. The site is not considered to be within an established Greenbelt. Drainage would
follow Adams Barranca to the Santa Clara River. Major flood management facilities would be
required within the canyon. Large portions of Adams Canyon are located within Moderate
and Very High Fire Hazard Severity Zones (FHSZs) as determined by CAL FIRE.
Development within these areas will require effective mitigation to minimize risks.
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In 2007 General Plan Land Use Element was amended by the voters (Measure A7) to extend
the CURB line to include Adams Canyon and designate this area for future expansion. The
2016 SOAR measure re-adopted and extended these provisions for Adams Canyon to 2050. In
2018 Ventura LAFCo amended the Santa Paula Sphere of Influence to remove Adams Canyon
from the City’s SOI. LAFCo’s action had no effect on the CURB line; however, prior to urban
development in Adams Canyon an amendment to the SOI must be approved in addition to
annexation to the City.
The following preliminary development policies and standards apply to the Adams Canyon
Expansion Area, and must be refined as part of a future specific plan:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Require dedication of 100 acres for public recreation facilities and 200 acres of
passive public open space with all improvements to be paid for by developer.
Require dedication of 40 acres for a school site.
Require dedication of a roadway right of way to connect with Fagan Canyon.
Allow for the development of a destination resort hotel.
Allow for the development of a golf course.
Encourage a broad range of housing types to meet the housing needs of the city.
Allow a density bonus for housing meeting the standards for the “low” and “very
low” income level housing.
Development shall be designed and sited to maintain the character of significant
open spaces, to maintain views and vistas and to protect natural habitat.
Integrate a north/south road connection to serve the canyon areas.
Require the use of architectural design themes that complement and do not
dominate the setting.
Use building materials, colors, and forms that blend into the environment and
contribute to a neighborhood character.
Clustering of development is required to provide a variety of housing types and
protect open space, agriculture, and habitat.
Use extensive landscaping, xeriscaping, etc. Forty percent (40%) of
lots/development shall be landscaped or natural open space.
Oil seeps shall be contained and buffered.
A combination of golf courses, equestrian centers, tennis facilities, or similar public
recreational facilities should be provided.
Require a geologic study for all development sites and roadways to address slope
stability, faults and landslides.
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•
•
•
•
•
•
•

Locate building pads and develop the sites and roadways with minimized grading
and reduced amounts of cut and fill slopes.
Require the inclusion of drainage and flood control improvements designed to be
natural in appearance.
Require the use of fire-retardant landscaping, adequate clearings, and fire
retardant/fireproof building materials.
Require circulation system to tie in with the existing circulation system.
Require pedestrian accessibility to all new commercial developments for nearby
residential developments.
Avoid ridgeline development on prominent ridgelines.
Require new lighting that is part of any proposed development to be oriented away
from sensitive uses and shielded to the extent possible to minimize glare and spill
over.

Fagan Canyon Expansion Area (SP-2). The Fagan Canyon Expansion Area encompasses
approximately 2,173 acres (3.40 square miles) of land directly north and abutting of Santa
Paula. Most of this area is north of a relatively narrow canyon mouth. Some additional
hillside land to the east of the canyon mouth overlooks the south and west end of Santa Paula.
As of May 2019, the Fagan Canyon Expansion Area has neither any formal development
proposal nor a Specific Plan proposal. The proposed level of development for this area shown
in Table 2-3 – Expansion Area Statistical Summary is preliminary and must be refined as
part of a future specific plan. Fagan Canyon is within the CURB line established in the 2016
SOAR initiative measure.
In 2018 Ventura LAFCo amended the Santa Paula Sphere of Influence to remove Fagan
Canyon from the City’s SOI. LAFCo’s action had no effect on the CURB line; however, prior
to urban development in Fagan Canyon an amendment to the SOI must be approved in
addition to annexation to the City.
Primary access is proposed to be taken from Santa Paula Street via a widened Cemetery Road.
Additional access is proposed from existing and future hillside roads on either side of the
canyon mouth, along with a possible connection east over a steep hill to SR 150/Ojai Road.
Low-density development would have lower traffic impacts, but higher densities in the
canyon could impact Santa Paula Street. Extension of sewer service into the canyon is
expected to be difficult due to the lack of a trunk line in the immediate area. Other utilities
would present similar challenges. The impact on hillside orchard crop agriculture could be
moderate, depending on the areas developed. Due to the amount of natural habitat, future
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development must be sensitively designed to mitigate impacts on wildlife. The site is not
within an established greenbelt. Drainage would be to the Santa Clara River via Fagan
Barranca. Depending on the amount of development, a flood retention facility may be needed.
Portions of Fagan Canyon are located within Moderate and Very High Fire Hazard Severity
Zones (FHSZs) as determined by CAL FIRE. Development within these areas will require
effective mitigation to minimize risks.
The following preliminary development policies and standards apply to the Fagan Canyon
Expansion Area, and must be refined as part of a future specific plan:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Encourage a broad range of housing types to meet the housing needs of the City.
Allow a density bonus for housing meeting the standards for the “low” and “very
low” income level housing.
Development shall be designed and sited to maintain the character of significant
open spaces, to maintain views and vistas and to protect natural habitat.
Integrate a north/south road connection to serve the canyon areas.
Require the use of architectural design themes that complement and do not
dominate the setting.
Use building materials, colors, and forms that blend into the environment and
contribute to a neighborhood character.
Clustering of development is required to protect open space, agriculture, and
habitat.
Use extensive landscaping, xeriscaping, etc. Forty percent (40%) of
lots/development shall be landscaped or natural open space.
Oil seeps shall be contained and buffered.
A combination of golf courses, equestrian centers, tennis facilities, or similar public
recreational facilities should be provided.
Require a geologic study for all development sites and roadways to address slope
stability, faults and landslides.
Locate building pads and develop the sites and roadways with minimized grading
and reduced amounts of cut and fill slopes.
Require the inclusion of drainage and flood control improvements designed to be
natural in appearance.
Require the use of fire-retardant landscaping, adequate clearings, and fire
retardant/fireproof building materials.
Require circulation system to tie in with the existing circulation system.
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•
•
•

Require pedestrian accessibility to all new commercial developments for nearby
residential developments.
Avoid ridgeline development on prominent ridgelines.
Require new lighting that is part of any proposed development to be oriented away
from sensitive uses and shielded to the extent possible to minimize glare and
spillover.

Land Use Overlays
A land use overlay is a land use category defined by geographic or performance-based criteria
that establish specific requirements in addition to those of the underlying land use
designation. The following overlay areas have been established where specific goals, policies,
and implementation measures are applied.
•

Downtown District Overlay. The intent of the Downtown District Overlay is to provide
an incentive-based tool for compatible infill development that encourages affordable
housing, economic development and public improvements in the Downtown. This
overlay will be implemented by Development Code regulations and standards including
parking, landscaping, height limits and step-downs adjacent to existing residential uses,
pedestrian connectivity, public spaces and design character. Density/intensity bonuses
up to a maximum of 3.0 FAR may be granted as an incentive for projects that provide
affordable housing or other public benefits (see also Program LU 5.c on page 2-16).

•

Historic Overlay. The Historic Overlay applies to the historic residential district
centered on the 600-900 block of Santa Paula Street north of the Downtown area. The
Historic Overlay is implemented by the City’s Historic Landmark Overlay District
(Municipal Code Chapter 16.33), which incorporates special development and design
review standards as described in Municipal Sec. 17.55.170 and Appendix A of Ordinance
816. The current boundaries of the Historic Overlay are shown on the Zoning Map.
Other potential historic districts as identified in future studies may be added to these
areas.

•

Airport Safety Overlays. Special policies and regulations related to the airport safety
overlay areas adjacent to Santa Paula Airport are described in the text and Figure 5-8 of
the Hazards and Public Safety Element, in Chapter 16.27 of the Development Code
(SPMC Title XVI), and on the Zoning Map.
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•

Flood Hazard Overlays. Special policies and regulations related to flood hazard overlay
areas are described in the text and Figure 5-3 of the Hazards and Public Safety Element
as well as in Chapter 151 (Flood Damage Prevention) of SPMC Title XV.
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D. Special Study Areas
The following Special Study Areas are intended to be the focus of special policy
considerations and standards. These areas include the Harvard Boulevard Corridor, the
Railroad Corridor, and City Entrances/Gateways. It is intended that further study and
recommendations will be developed for these Special Study Areas within the 2040 General
Plan time horizon, as provided in Program LU 1.a.

1.

Harvard Boulevard Corridor

As an implementation program, the Harvard Boulevard Corridor should be the subject of a
focused study to develop specific policies and design guidelines for the area. Guiding
principles for the Harvard Boulevard Corridor study should include the following:
•

•
•

2.

Enhance the Harvard Boulevard Corridor as a diverse and vibrant business corridor
by improving its appearance and function, optimizing the use of existing right of
way, and encouraging private investment.
Adopt a Harvard Boulevard Improvement Plan to guide public improvements and
private development along this corridor.
Implement public improvements and encourage private development in accordance
with the Harvard Boulevard Improvement Plan.

Railroad Corridor

The Railroad Corridor represents a tremendous asset for Santa Paula. The rail line that bisects
the city originally traversed the length of the Santa Clara River Valley. In 1995, the Ventura
County Transportation Commission (VCTC) purchased the Santa Paula Branch Line and
associated holdings from the Southern Pacific Transportation Company. Today, a tourist
excursion train operated by the Fillmore and Western Railway uses the segment between
Santa Paula and Fillmore. The railway is also used in movies, television, and commercials.
The Santa Paula Train Depot has been restored and an existing building in the extra-wide
right of way near the station has been converted into an agricultural museum. Other right of
way improvements include a viewing area adjacent to the agricultural museum and a
parkway along Railroad Avenue east of 10th Street. In 2012, the Santa Paula Bike Trail, a
popular Class I bikeway and pedestrian path, was completed along the railroad right of way
between the train depot and Peck Road.
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VCTC has considered the possibility of using the railroad corridor to expand Metrolink
service to Santa Paula and Fillmore and eventual re-connection of the line to the Saugus
Station in Santa Clarita. The railroad corridor has also been studied by VCTC for the potential
to create a recreational trail though the Heritage Valley between the cities of Ventura and
Fillmore. In 2000, VCTC adopted the Santa Paula Branch Line Recreation Trail Master Plan
and in 2015 prepared the Santa Paula Branch Line Recreational Trail Compatibility Survey.
With the commencement of development in the East Area 1 Specific Plan, the Railroad
Corridor will gain added importance as a link between the new neighborhoods and
Downtown. Guiding principles for the Railroad Corridor study should include the following:
•
•
•
•
•
•
•
•
•

Enhance opportunities for railroad use for public transportation, visitor serving
uses, and the transport or goods and services.
Maintain compatible land use designations and encourage development of railroadrelated uses and railroad-dependent uses in the Railroad Corridor.
Improve the visual appearance of the Railroad Corridor as viewed from trains and
adjacent city streets.
Require the dedication and development of pedestrian/bicycle trail linkages to and
along the Railroad Corridor, consistent with VCTC plans.
Require new development to be compatible with and sensitive to the railroad.
Preserve the railroad depot structure and promote its use as an operating train
depot.
Maximize the use of any excess right of way land to enhance the corridor.
Review development and remodels along the Railroad Corridor for architectural
consistency with the Plan’s design standards and guidelines.
New development and remodels on Railroad Corridor lands that are outside the
Downtown Design Development/ Improvement Plan area shall be reviewed for
consistency with the following design principles:
•
Buildings should provide a backdrop of railroad-related architecture reflecting
an early 20th Century civic industrial style.
•
Buildings should reflect the simple forms of citrus industry packing houses
and railroad support buildings.
•
Buildings should incorporate larger one- and two-story masses with pitched
roofs, overhangs, and heavy rustic detailing.
•
Building design should highlight rather than hide structural elements such as
rafter ends, trusses and attic vents.
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•

•

•
•

3.

Design elements can be massive and exaggerated in scale to highlight their
obvious functions.
•
Utility areas, storage yards, and equipment must be screened from view of the
street and the railroad right of way by walls, fences or landscaping.
•
Building masses should be simple, broken by occasional changes in wall
plane.
•
Buildings need not front on the public street or the railroad right of way.
•
Highly prominent architectural features are encouraged to provide landmarks
along the railroad line.
•
Residential buildings should reflect traditional craftsman style and scale.
•
Each individual dwelling should be expressed as a single identifiable unit
through pronounced roof forms, changes in building mass, pronounced
entryways, or front porches.
•
Garages and auto access shall be used to separate residential units from the
railroad tracks to minimize noise impacts.
Continue to promote the Heritage Valley concept and promote tourist uses along
the railroad, consistent with the 2004 Downtown Design Development/
Improvement Plan.
Continue to work with the Ventura County Transportation Commission to extend
the bike/hike trail along the railroad right of way.
Continue to implement a landscaping and linear park program for the railroad right
of way.

City Entrances/Gateways

To promote visitor and general business access to Santa Paula, the city’s entrances should be
defined and enhanced. Important local gateways occur at: 1) the eastern entrance at the
Telegraph Road/Harvard Boulevard intersection, 2) the western entrance at the Telegraph/
Peck/West Main Street intersection, 3) the northern entrance at the SR 150/Santa Paula Street
intersection, and 4) the southern entrance at 12th Street and the Santa Clara River. Gateways of
regional significance include the highway ramps at Peck, Palm, 10th Street and Hallock Drive.
Enhancement of the Telegraph Road/Harvard Boulevard gateway as well as the eastern
regional gateway via SR 126 is addressed in the East Gateway Specific Plan, which calls for a
unique welcome sign to be located in the triangular parcel between SR 126 and Telegraph
Road. The gateway experience will be enhanced by landscaping and architecture that convey
a traditional roadway transition from rural into the town. With the commencement of
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development in the East Area 1 Specific Plan, the Telegraph Road/Harvard Boulevard
gateway area will gain added importance as a transition between the new neighborhoods and
Downtown.
The topic of city entrances and gateways is also addressed in the Economic Development and
Downtown Element. The following principles should guide future actions related to the city’s
entrances and gateways.
•
•

•

•

Promote aesthetics and visibility for the City’s freeway and arterial gateways.
The following design principles shall be used for the City gateway areas:
•
The east and west gateways shall acknowledge and provide a differentiation
between the rural and urban environment.
•
The freeway gateways shall have a unifying visual identity program that
acknowledges arrival and directs visitors. Features of natural stone, wood, and
brick are appropriate for this civic sign/identity programs.
Until more specific implementation plans are prepared, the 2004 Downtown
Improvement Plan shall be utilized to guide new development, signage and public
improvements at the major entrances to the city.
When freeway interchanges are improved to provide more capacity, incorporate
public art, agricultural theme elements, public space, and/or natural elements to
improve aesthetics.
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E. 2040 Growth Scenario
This section summarizes the City’s desired growth pattern to the 2040 horizon year. The 2040
Growth Scenario is guided by the goals, policies and programs of this Land Use Element and
the regional policies, regulatory constraints, and land use agreements described below.

1.

Regional Policies, Regulatory Constraints and Land Use Agreements

Areas of Interest (AOI)
Ventura LAFCo has established “Areas of Interest” that divide the south half of Ventura
County (the non-Forest Service land) into 15 major geographic planning areas based primarily
on topography and community identity (see Figure 2-3). These areas of interest serve as
planning referral lines between the County and cities for discretionary land use entitlements.
Areas of interest have been reviewed and updated periodically in conjunction with the
Guidelines for Orderly Development8 (see also the discussion of Expansion Areas beginning
on page 2-33).

Figure 2-3 – Areas of Influence/Spheres of Influence

8 http://www.ventura.lafco.ca.gov/wp-content/blogs.dir/3/files/2012/01/2005-GuidelineOD-1.pdf.
Note that the Sphere of Influence boundaries do not reflect the most recent revisions adopted by
LAFCo in February 2018.
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Sphere of Influence (SOI)
The SOI represents “the probable physical boundaries and service area of a local agency.”
LAFCo is responsible for establishing a SOI for each city and district within its jurisdiction.
Typically, a SOI is the territory a city or district is expected to annex. Thus, SOIs are often
larger in area than the current boundaries of a city or district. LAFCo is required to update
SOIs every 5 years, typically in conjunction with a municipal service review. State law also
specifies the required process and determinations for LAFCo in amending a SOI. The most
recent update for the Santa Paula SOI was adopted by LAFCo on February 21, 2018. The Santa
Paula SOI is shown in the Land Use Map (Figure 2-1 on page 2-20). Cities and districts cannot
provide services outside their SOI except in very limited circumstances. The most noteworthy
change reflected in LAFCo’s 2018 SOI update was the removal of the Adams Canyon and
Fagan Canyon Expansion Areas from the Santa Paula SOI.

Greenbelt Agreements
Greenbelts are established through voluntary agreements between the County and one or
more cities to limit urban development in agricultural or open space areas within the
unincorporated county. Greenbelts protect open space and agricultural lands and prevent
premature conversion to uses incompatible with agricultural uses. Through greenbelt
agreements, cities commit to not annex any property within a greenbelt while the County
agrees to restrict development to uses consistent with existing zoning.
LAFCo will not approve any proposal from a city or the County that conflicts with a greenbelt
agreement unless exceptional circumstances are shown to exist.9 Two greenbelt agreements
have been approved between the City of Santa Paula and Ventura County as summarized
below.
•

Ventura-Santa Paula Greenbelt Agreement. The cities of Ventura and Santa Paula
and Ventura County adopted the Ventura-Santa Paula Greenbelt in 1967. This
greenbelt covers approximately 27,884 acres and is bounded on the north by the
Ojai Area of Interest, on the east by the City’s Adams Canyon Expansion Area, on
the south by the Las Posas Area of Interest (generally), and on the west by the
Ventura Area of Interest. (Figure 2-4).

9 Ventura LAFCo Commissioners Handbook, Sec. 3.2.4.4 (April 20, 2016)
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Figure 2-4 – Ventura-Santa Paula Greenbelt
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•

Santa Paula-Fillmore Greenbelt. The Santa Paula and Fillmore Greenbelt
Agreement was first established in 1980. This agreement covers over 32,000 acres
between Santa Paula and Fillmore and is the largest greenbelt in Ventura County
(Figure 2-5). The southern boundary is the South Mountain ridgeline and Oak
Ridge. The northern boundary lies at the Los Padres National Forest boundary. In
2010 an amended Greenbelt Agreement was adopted by Ventura County and the
cities of Santa Paula and Fillmore to reflect the annexation of East Area 1, and in
2018 the Agreement was again amended (Santa Paula Ordinance 1275) to reflect the
passage of the SOAR extension approved by voters in 2016 and the removal of
9 parcels totaling approximately 129 acres owned by Thomas Aquinas College from
the Greenbelt.

Save Open-Space and Agricultural Resources (SOAR) and the City Urban
Restriction Boundary (CURB)
In 1998 Santa Paula voters adopted the Save Open-space and Agricultural Resources (SOAR)
initiative amendment to the Santa Paula General Plan establishing a City Urban Restriction
Boundary (CURB). The SOAR measure restricted urbanized uses of land and the provision of
urban services outside of the CURB line. “Urbanized uses of land” is defined as “any
development which would require the establishment of new city sewer systems or the
significant expansion of existing city sewer infrastructure; or would create residential lots less
than 10 acres in area per primary residence; or would result in the establishment of
commercial or industrial uses which are neither exclusively related to the production of
mineral resources. Urbanized uses of land shall also mean golf course or driving range
construction.”
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Figure 2-5 – Santa Paula-Fillmore Greenbelt
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Since its initial adoption, Santa Paula voters have approved several amendments to the SOAR
and CURB. In November 2016, Santa Paula’s CURB provisions were extended to
December 31, 2050. The 2016 measure also made the following minor textual changes:
1.

The ordinance expanded the CURB boundary to include 53.75 acres in the
southwest portion of the city. The ordinance otherwise re-established the CURB
boundary in its current location.

2.

Previous CURB provisions allowed the City Council to amend the CURB without
voter approval provided that no more than 10 acres of land per calendar year were
added and the land proposed for inclusion within the amended CURB had not been
used for agricultural purposes in the immediately preceding 2 years. The 2016
ordinance increased the time that the area has not been used for agricultural
purposes from 2 to 4 years.

3.

The 2016 measure deleted as uses for which the City Council can amend the CURB
without seeking voter approval land contemplated for construction of “public
schools” and “other government facilities.”

The current CURB Line is shown on the Land Use Map (Figure 2-1, page 2-20). A complete
copy of the current SOAR measure is provided in Appendix C.

Measure L6 (81-Acre Initiative)
Originally adopted in 2006, the Citizens Advocating Responsible Expansion Initiative (also
known as the “81-Acre Initiative”) generally requires voter approval for developments
proposed on 81 or more acres of property. In 2008, the City Council adopted Ordinance No.
1188, which added Chapter 16.237 to the Santa Paula Municipal Code (SPMC) to implement
the 81-Acre Initiative. Pursuant to this chapter, developments that amend the Land Use
Element of the General Plan to increase the density or land intensity on property located
within the City’s planning areas, which includes its Sphere of Influence, generally require
voter approval. Measure L6 was originally effective until 2025; however, the SOAR measure
approved by voters in November 2016 also included an extension of Measure L6 to December
31, 2050. Other than extension of its expiration date, the 2016 SOAR measure made no
substantive changes to the provisions of this measure. The full text of Measure L6 is part of
the SOAR measure included in Appendix C.
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2.

Development Potential to the 2040 Horizon Year

Future development will be affected by a variety of factors including land use plans and
regulations, market conditions and the desires of property owners. While it is impossible to
predict with certainty the specific type, quantity and timing of development, the potential for
development can be roughly estimated based on the amount of developable property that is
designated for various uses such as residential, commercial, and industrial. In addition to
vacant land, development is expected to occur on properties that are currently
“underutilized” (i.e., developed at a lower intensity than is permitted by the General Plan and
zoning regulations, or where the existing structures or uses are not well suited to current
market conditions). Estimates of potential development capacity can then be compared to
adopted growth forecasts to assess whether current land use plans provide sufficient capacity
to accommodate adopted City and regional growth policies.
Table 2-4 compares Santa Paula’s estimated development capacity to the regional growth
forecast adopted by the Southern California Association of Governments as part of the 20162040 Regional Transportation Plan/Sustainable Communities Strategy (RTP/SCS). As noted in
Policy 4.1 and in the Sustainability section (page 2-16 above), City policy is to facilitate
development consistent with the RTP/SCS. As seen in Table 2-4, the 2040 Santa Paula General
Plan designates land uses with sufficient capacity to accommodate the level of growth in
housing and employment anticipated in the 2040 RTP/SCS.
Table 2-4 Potential Development Capacity vs. 2040 Growth Forecast
Estimated Development Capacity1

Housing

City

SOI and
Expansion Areas

Total

2016-2040
Forecast2

3,096

1,213

4,309

2,892

Employment3
4,894
6,506
11,400
3,860
Sources:
1. City of Santa Paula
2. SCAG 2016-2040 RTP/SCS based upon 2015 City boundaries
3. Development capacity assumes 500 square feet of building floor area per employee
Note: Estimated capacity is housing units while the SCAG forecast is households. Because the forecast of
households excludes vacant units, these metrics are slightly different but are still useful for long-range
planning purposes.
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F. General Plan and Zoning Consistency
The Municipal Code is one of the primary implementation mechanisms for the General Plan.
The Development Code (Santa Paula Municipal Code Title XVI) regulates land use and
development, including allowable uses, development standards, and review procedures.
Section 16.07.020 of the Code establishes the Official Zoning Map, which designates zoning
districts for all geographic areas of the city. Under State planning law, zoning districts must
be consistent with the land use designations established in the General Plan. In reviewing
land use and development proposals, consistency with both the General Plan and
Development Code are evaluated.
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