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Specific Plans

Govermment Code Section 65450. Preparation of specific plans

After the legislative body has adopted a
general plan, the planning agency may, or
if so directed by the legislative body, shall,
prepare specific plans for the systematic
implementation of the general plan for
all or part of the area covered by the
general plan.
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Introduction

This guideline was originally produced in 1998 as a
replacement for an earlier publication entitled Specific
Plans in the Golden State, written by the Office of
Planning and Research in 1989. Since the onginal
publication. specific plans have evolved in use and
creative application, However, specific plans continue 1o
function as versatile tools for implementing general plans
without substantial Jegal challenge to the nature of their
use. They systematically implement the general plan for

all or part of the area under its scope in any of three ways:

1) by acting as statements of planning policy that refine
the general plan policies applicable 0 a defined area, 2)
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by directly regulating land use, or 3) by bringing together
detailed policies and reguiations into a focused
development scheme.

The use of specific plans, in many cases, has gone beyond
the original legislative intent and combined detailed
development plans with environmemal policies, programs
and goals to create defined areas which are functional,
livable, and affordable and which offer the sense of place
commonly envisioned in the creation of the general plan.
Although specific plans are being used for projects
ranging from “new towns" to manufacturing and
warehousing developments, there remain many basic
uncentainties about what a specific plan is, how it
functions, its relationship to the implementation of the
general plan, and the extent of its powers.

The purpose of this document is to clarify these
uncertainties and provide new and innovative exampies of
specific plans and their use. [t examines the pertinent
statutes (Government Code §65450 et seq.), suggests
guidelines for the preparation and implementation of a
plan, and provides examples and references to unique or
innovative plans prepared throughout the state.

While researching this guide. the Office of Planning and
Research reviewed the preparation and adoption of
specific plans and the related environmental documents.
In addition, we examined those specific plans which have
received APA Comprehensive Planning Awards and
others which are commonly viewed as exceptional. We
have reviewed California court cases concerning specific
plans and detailed the most relevant cases on the subject.

The Planner's Guide To Specific Plans is written
primarily as a guide to counties and general law cities;
however, charter cities will find the information contained
herein to be relevant in their use of specific plans as well.
Although charter cities are exempt from the specific plan
statutes contained in Government Code §65450-65457,
once a charter city adopts a specific plan, the city must
make findings of consistency between the specific plan
and any proposed tentative subdivision map before the
subdivision can be approved.

The information contained in this document is meant to
provide direction and references to planning practitioners
for the development of specific plans. Interested
individuals and other participants involved in local land
use planning may also find it useful. The suggestions for
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style, format and techniques are meant 1o be advisory only
and should not be construed as being mandatory. All
references are 1o the Government Code unless otherwise
noted.
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Part One:

The Specific Plan

The Specific Plan

A specific plan is a tool for the systematic implementation of the general plan. 1t effectively establishes a
link between implementing policies of the general plan and the individual development proposals in a
defined area. A specific plan may be as general as setting forth broad policy concepts, or as detailed as
providing direction to every facet of development from the type, location and intensity of uses to the
design and capacity of infrastructure: from the resources used to finance public improvements to the
design guidelines of a subdivision.

A specific plan may encompass an area as large or larger than the 2,800 acres affected by the Ahmanson
Ranch Specific Plan in Ventura County, or as small as a single acre. A specific plan may be developed
in response to a single policy issue. or to address each applicable policy of the general plan. It may also
diverge from the issues contained in the general plan into other subjects viewed by the community as
being of relevance.

To an extent, the range of issues that is contained in a specific plan is left 10 the discretion of the
decision-making body. However, all specific plans, whether prepared by a general law city or county,
must comply with Sections 65450 - 65457 of the Government Code. These provisions require that a
specific plan be consistent with the adopted general plan of the jurisdiction within which it is located. In
addition, specific plans must be consistent with any Airport Land Use Plan pursuant 1o Public Utilities
Code §21676. In wrn, all subsequent subdivision and development, all public works projects and zoning
regulations must be consistent with the specitic plan.

The initiation of the specific plan process may be motivated by any number of factors including
development issues or the efforts of private property owners, elected officials, citizen groups, or the
local planning agency. As with a general plan. the authority for adoption of the specific plan is vested
with the local legislative body pursuant 1o §65453(a). However, uniike the general plan, which is
required to be adopted by resolution (§63356), two options are available for the adoption of a specific
plan: 1) adoption by resolution, which is designed to be policy driven, or 2) adoption by ordinance,
which is regulatory by design.

The adoption of a specific plan is a legislative act similar 1o adoption of a general plan or zoning
ordinance. Therefore, specific pians may be subjected to voter initiative and referenda ( Yos/ v, Thomas
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(1984) 36 Cal.3d 561 and DeVita v. County of Napa, (1995) 9 Cal. 4th 763). (For further discussion see
Part 4.)

Specific Plan Attributes & Disadvantages

A thorough specific plan can enable planners to effectively implement selected tong term general plan
objectives in a short time frame. The enabling statutes are flexible, altowing public agencies to create
standards for the development of a wide range of projects or solutions to any type of land use issues.
The plan may present the land use and design regulations which guide the development of a city center,
such as the City of Brea's Towne Plaza Specific Plan, or incorporate land use and zoning regulations,
infrastructure plans, and development approval processes for the development of residential, office,
commercial and open space uses, such as the City of Folsom’s Parkway Specific Plan and Design
Guidelines. The plan may be organized into a concise set of development policies and include land use
regulations, a capitol improvement program, or financing program within a single document.

A specific plan may be used to implement the policies of an optional economic development element of
a general plan. Policies of the general plan which are specific to financing infrastructure improvements
and extensions, or COst recovery programs may be implemented by matching land uses with supporting
public facilities. This is done 10 assist development engineering departments and developers avoid
ineffective or undersized streets, sewers, water lines, and other necessary improvements. In addition, it
may directly impose exactions in association with the general plan’s capitol improvement policies.

The specific plan process must provide opportunities for the general public, as well as residents located
within planning areas, 0 assist in the planning of their particular commanities. Public involvement helps
define the community’s vision of future growth and development.

Future development proposals may benefit from the foundation created by the specific plan. For
example, a Program EIR adopted to fulfill the plan’s CEQA obligation may streamline the processing of
subsequent discretionary projects by obviating the need for additional environmental documentation.

The specific plan represents a good too) for developing a community “sense of place.” A creative and
innovative specific plan may bridge the gap between monotonous urban development and a livable
neighborhood.

The specific plan also has disadvantages. These include the time, cost, and obligation of staff resources
to prepare and implement the plan. To be effective, the plan requires the collection and analysis of
significant amounts of detailed data. Since most planning agencies do not have the staff to commit to the
preparation process. most plans include the involvement and cost of outside consultants. Similarly, the
incorporation of the plan into the day to day planning processes may require the commitnent of
additional staff time, particularly when the plan establishes regulations which are only applicable to the
area affected by the plan.

Further, specific plans prepared for a single project may become obsolete if the project is not
implemented. The result could include the need for extensive revision or repeal.

The adoption of a specific plan does not vest development by statute, but its entitlements may be defined
by development agreements and vesting tentative maps. Specific plans themselves are dynamic
documents and may be subject to change. There are no assurances 1o residents and project proponents
that the plan will not be subject to future revisions.
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Statutory Requirements
Section 65451 of the Government Code mandates that a specific plan be structured as follows:

{2) A specific plan shall include a text and a diagram or diagrams which specify all of the
following in deaif:

(1) The distribution. location, and extent of the uses of land, including open $pace, within
the area covered by the plan.

(2) The proposed distribution, location, and extent and intensity of major components of
public and private transpontation, sewage, water, drainage, solid waste disposal, energy, and
other essential facilities proposed 10 be located within the area covered by the plan and
needed to support the land uses described in the plan.

(3) Standards and criteria by which development will proceed, and standards for the
conservation, development, and utilization of natural resources, where applicable.

(4) A program of implementation measures inctuding regulations, programs, public works
projects, and financing measures necessary to carry out paragraphs (1), (2), and (3).

(b) The specific plan shall include a statement of the relationship of the specific plan 1o the
general ptan.

(The entire specific plan statute is included in Appendix B of this report for reference.)

The statutes apply to ali counties and general law cities. They do not apply to charter cities unless
incorporated by local charter or code. However, charter cities are required 10 comply with the
Subdivision Map Act’s findings requirements pertaining to a subdivision’s consistency with an adopted
specific plan pursuant to §65455.

Legal Adequacy

A specific plan must meet the minimum requirements of the statute listed above in order (o be legally
adequate. Numerous specific plans reviewed by OPR commonly lack one or more of the following:

+ Maps, diagrams or descriptions to adequatety describe the distribution, location, extent, and size

of the major infrastructure components needed to serve the project. Energy and solid waste

facilities are commonly overlooked.

A thorough discussion of the implementation measures necessary to carry out §63451 (a)(14).

A discussion of the methods to be used for infrastructure financing and a program for

implementation.

« A detailed statiement of the relationship of the specific plan to the general plan, including
consistency between both plans and a comparison of goals, objectives, and policies.

e A discussion of how the plan implements the policies of the general plan.
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Area And Commurity Pians

Practicing planners in California have used a variety of euphemisms to describe specific plans. The
creative use and combination of planning terms to describe various planning toots has blurred the
distinction between specific plans, community plans. and area plans to the extent that the terms are often
misused. The following discussion highlights the differences among such plans.

A community plan is defined in Public Resources Code §21083.3 as a part of the General Plan which (1)
applies to a defined geographic portion of the total area included in the general plan, (2) includes or
references each of the mandatory elements specified in §65302 of the Government Code. and (3)
contains specific development policies adopted for the area, and identifies measures to implement those
policies, so that the policies which will apply to each parcel can be determined.

Area plans are not specifically mentioned in statute; however, they are authorized under §65301(b),
which allows individual sections of the general plan to be devoted to a particutar subject or geographic
area. [n addition, they are also allowed as optional elements or subjects under §65303.

Area and community plans address a particular region or community within the overall planning area of
the general plan. An area or community plan is adopted as a general plan amendment. It refines the
policies of the general plan as they apply to smaller geographic areas, and is implemented by local
ordinances such as those regulating land use and subdivision. Area or community plans also provide
forums for resolving local conflicts armong competing interests. An area or community ptan must be
consistent with the general plan of which it is a part.

Specific plans differ from area and community plans in the following ways:

A specific plan is not a component of a general plan. It is a separately adopted generat plan
implementation document.

Specific plans are described by statute (§654350 et seq.). There are no statutes that specify the
contents of area plans.

« The purpose of a specific plan is the "systematic imptementation” (§65450) of the general plan.
Neither community plans nor area plans have an emphasis on implementation. They are used to
refine the policies of the general plan relating to a defined geographic area.

Although a specific plan must be "prepared, adopted, and amended in the same manner as general
plans” (§65453), it may be adopted by resotution or ordinance and may be amended as often as
necessary. Community and area plans may only be adopted or amended by resolution, and the
number of amendments is subject to the limits set out in §65358 for general plan amendments.

Specific plans are required under §65451{a)(2) to identify proposed major components of infrastructure
needed to support pianned land uses. Comimunity plans and area plans may, but are not required to,
contain similar analyses.
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Part Two: Guidelines for Preparing Specific Plans Page t of 13

Szate of California

The Planners Guide to |

SPECIFIC PLANS

GOVERNGR'S OFFICE OF PLANNING AND RESEARCH|

Part Two:

Guidelines for Preparing Specific Plans

The purpose of this part is twofold: (1) 1o outline a strategic approach to the preparation, adoption, and
implementation of specific plans: and (2) to provide a framework and explanation of the statutory
requirements for specific plans. In addition, this pant provides a brief discussion of the California
Environmental Quality Act (CEQA) and the role it plays in the specific planning process.

1. Decision To Prepare A Specific Plan

Government Code §65450 provides that the local planning agency, planning commission and/or
legislative body has the authority 10 initiate the preparation of a specific plan. Private parties may also
initiate a plan as provided for by local agencies. An example of the initiation by a private party would be
an application for a tentative subdivision map which. under a local subdivision ordinance or general plan
policy, requires the concurrent preparation of a specific plan.

II. Planning Process

The following mode! is a modified version of the strategic planning process described in the General
Plan Guidelines. and adapted 10 the intricacies of specific plans. This model is conceptual and may be
useqd as a reference (o guide the selection or development of a process which meets the needs of the
respective jurisdiction. Other comprehensive planning models are available which may achieve similar
results.

A. The Work Program
The preparation of a work program should be the first consideration after making the decision to prepare
a specific plan. The program should set forth the responsibilities the departments, consultants, and/or

individuals will take in each phase of the process. In addition, it should provide direction in the scope of
the work 10 be performed, the funding mechanisms, consultants, public participation, and deadlines.
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Early Direction:

The work program should incorporate early policy direction from the legislative decision making body,
defining the general direction for the specific plan and its objectives and policies. This direction may
take the form of precise guidelines for what the specific plan should accomplish, or a general vision of
the planning area.

This early direction may change as a resuit of public input, committee recommendations, or new
information obtained during the collection or analysis of data. Regardless, the early policy direction will
provide staff, consultants, and the public a basis for beginning the process of preparing a specific plan.

Consultant or Staff Preparation:

The legislative decision making body has the discretion to decide who may prepare a specific plan.
Specific plans may be prepared by agency staff, by a private consultting finn under a contract to assist
staff, or solely by a consultant performing the role of staff. In other situations, specific plans may be a
requirement of a project and prepared by a project praponent or by a consuitant under contract to the
project proponent. Private parties may also be responsible for prepanng or contracting for the
preparation of a specific plan as part of a project application. Whenever a consultant is preparing the
plan, the work program should require an administrative draft, so that agency staff can review progress
of the plan. The agency must budget for sufficient staff resources to ensure that the administrative draft
is reviewed for consistency with the general plan and other regulations of the city or county.

Adoption Deadlines:

Deadlines shoutd be incorporated into the work program to ensure the timely completion of the specific
plan. The deadlines should be reasonable to ensure that the quality of the product is consistent with the
expectations of the decision makers. The time lines are typically a product of either the political
constraints of a local legislative body, or the development proposais which will follow after the adoption
of the specific plan.

The Permit Streamlining Act is not applicable to the adoption of a specific plan. Therefore, prudence
should prevail in the adoption of deadlines which are functional and realistic.

Public Participation:

The participation of those working or residing within a specific plan area or more broad panicipation of
the local citizens can play an important role in the preparation of a specific plan. Section 65453 states
that “A specific plan shall be prepared, adopted and amended in the same manner as a general plan..." as
such, opportunities for the involvement of citizens, public agencies, public utilities, civic education, and
other community groups must be provided pursuant to §65351. For example, the City of San Jose
utilizes the assistance of a community-based task force composed of property owners, business owners,
residents, other agencies, school districts, and other stakeholders when preparing specific plans. The city
credits this involvement for the general support apparent during public hearings on and implementation
of its specific plans.

B. Current Context

The planning area. as it currently exists, is a function of past decisions and policies. Similarly, the
development of a specific plan which serves as the basis for decision making in the future is a function
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of the existing social. political. economic. and physical environments. The community’s values and
views of the existing planning area will strangly influence the direction and focus of the specific plan.

Planning Area Issues:

Each planning area possesses characteristic issues which should be addressed by the specific plan. The
issues may include those relevant (o historic preservation, environmental quality, residential
development, economic development, architectural regulation, commercial/industrial parks, and urban
infill. These issues will form the basis for the detailed policies and implementation measures of the
specific plan.

Existing Land Use:

The existing uses of land within the ptanning area must be analyzed to determine the influence they will
have and the role they will play under the specific plan. Existing agricultural, industrial. or floodplain
open space uses may substantially affect the type of uses planned for adjacent properties. The
continuation of exisling uses may dramatically affect the planned uses set forth by the specific plan.
Land uses surrounding the planning area should also be analyzed and connections/transitions/buffers
between uses designed o ensure compatibility with those allowed by the specific plan.

Environmentud Conditions:

An evaluation of the planning area’s natural environment, including wildlife habitat, natural hazards.
and resources, help provide direction to the type and intensity of development which is planned to occur.
This analysis should also include an evaluation of the existing flood plain, seismic, slope and other
constraints which will determine the intensity of development and feasibility of implementing plans.

Infrastructure Constraints:

The type and intensity of future development proposed by a specific plan is limited by the capacity of
existing infrastructure or the ability to provide new public facilities. The analysis should identify
available opportunities for development, as well as potential constraints resulting from the effect new
development may have on schools, roads, sewage systems, water supplies, energy consumption and
other public services and facilities. Existing utitities, easements, and encumbrances of property may also
restrict Jand use.

Existing Commitments and Policy Constraints:

Past approvals of development entitlements and other quasi-judiciat and tegislative decisions may have
produced limitations to the scope of the specific plan. The adoption of agricuttural preserves. biological
conservation easements. vesting terntative maps, and development agreements may timit the type and
extent of uses allowed, or restrictions to development under the specific plan. For example, the land use
and minimum parcel size for a specific plan prepared for an area subject to agricultural preserve
contracts will be lirited by the minimum allowable parcel size and uses established by local ordinance
consistent with the provisions of the Land Conservation Act (Williamson Act) of 1965,

C. Long Term Direction

As a tool for the systematic imptementation of the general plan, specific plans should provide the
mechanism through which the Jong term direction of the general pian is implemented. This direction
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should be balanced against the objectives, policies, zoning ordinance, subdivision ordinance, and other
programs which will be implemented through the specific plan.

Issues, Opportunities, and Assumptions:

The issues that have been identified and perhaps were the impetus for preparation of the specific plan
should be systematically addressed through objectives, policies, and programs. The policies developed
10 address the issues must be considered relative to the direction provided by the general plan and the
early guidance provided by the legislative decision-making body. Problems may often be resolved
through creative application of financing, design features, or attributes of the planning area.

Development and/or conservation opportunities should be identified and utilized in the specific ptan. For
example, Jand owned by the local agency within the planning area may be suitable as a future public
facility site, or land with significant habitat value may be suitable for a mitigation banking program.
Analyses regarding infrastructure financing. ground water availability, and market demand may also
help decision makers assess the viability of the plan in the future.

The preparation of a specific plan requires decision-makers, planners, and the public to form certain
assumptions concermng the future of the planning area. For example. assumptions might be made for a
specific plan area traversed by riparian corridors that open space, and perpetual conservation and
maintenance easements will need to be included for viability of the plan.

Formulating Objectives, policies. and implementation measures:

Objectives provide direction to the physical development of the planning area. As such, they help define
the range and types of data necessary for preparing the plan. Consequently, cities and counties should
develop their initial objectives early in the preparation process Objectives tend to be general and lack
the focus which js required to foster a functional specific plan, but can always be supplemented with
more specific policies.

A comprehensive set of policies should be developed which define and implement the objectives.
Policies should be written with consideration of their implementation and the project specific
implications. The functionality of the policies will often determine the success of the specific plan.

The implementation measures should be functional and realistic by design. A specific plan which is well
written and focused can be self-implementing. However, the submittal and approval of individual
development proposals will normally result in implementation. Including zoning ordinances and design
critena in the specific plan will shape the planning area over time as individual development projects are
designed for consistency with the plan.

D. Steps for Consideration

The following is a general list of considerations and information for inclusion in specific plans. [t
includes stawtory requirements for coordination and review.

Data Collection and Analysis:
The information used in the early stages of specific plan preparation must be current and kept up-to-date

throughout the planning process. The previously identified issues, opportunities, assumptions, and initial
objectives will establish a direction for studies and help to define the range of information necessary 10

htip://ceres.ca. gov/planning/specific_plans/sp_part2.html 8/22/2006



Part Two: Guidelines for Preparing Specific Plans Page S of 13

complete the plan. Background information and technical analyses should be included in the specific
plan appendices {or future reference and use in future projects. The amount of data collected and
analyzed should be sufficient to address any pertinent questions regarding the plan and the plan area,
This information should be comprehensive enough to satisfy the needs of both the specific plan and its
CEQA document.

Information Sources:

A direct relationship exists between the quality of the information used to prepare a specific plan and its
effecniveness. Case study examples of other jurisdictions® specific plans may provide angles for
approaching area issues. The Office of Planning and Research’s Book of Lists {updated annually) can
help to locate recently adopted examples, 1n addition, the yearly awards presented by the California
Chapter of the American Planning Association, recognize up-to-date examples of "good" plans. A
number of text book references are available through the American Planning Association’s BookService
which covers comprehensive planning. Several publications track and analyze planning-related litigation
including Daniel J. Curtin, Jr.’s California Land-Use and Planning Law. The Siate planning laws
regulating planning, zoning, and development are another subject for research. Each year, the
Legislature enacts laws affecting local government planning activities. The Office of Planning and
Research annually compiles these statutes under the title of Planning, Zoning and Development Laws.

Public Agency Information:

Other governmental agencies may adopt subsequent projects which will affect the specific plan. These
agencies may have information readily available which will address issues or requirements of the plan.
Agencies should be contacted at the local. regional. state, and federal levels. One issue which transcends
each of these levels is the supply of water. For example, the lacal public works department may have
information regarding infrastructure: at the regional level, the Local Agency Formation Commission
may have information regarding the extension of services or forming service areas: at the state level, the
regional water quality control board provides information regarding levels of water quality: and at the
federal level, the Bureau of Reclamation has information regarding the water projects and supply in the
state.

Inter-Governmental Coordination:

Section 65103(e)f) requires local governments to coordinate the preparation of local plans (specific
plans) with the plans and programs of other public agencies. Intergovernmental coordination involves
more than an exchange of information and plans; rather, it fosters cooperative efforts to address issues
and promotes planning on a comprehensive basis. The planning process enables various agencies o
resolve conflict through collaborative efforts. In addition, CEQA requires that the agency preparing the
specific plan consult with responsible and trustee agencies regarding the project implications and the
environment,

California Environmental Quality Act (CEQA):

CEQA requires local governments to prepare environmental documents prior to approving "projects.”
An initial study is prepared for a specific plan or amendment to analyze the potential for significant
impacts 10 the environment. In such cases, where a significant effect may occur, an environmental
impact report (EIR) must be prepared. The contents of a specific plan and its EIR overlap extensively.
The data, analyses. and studies for one, will likely be necessary for the other. For this reason, both
documents should be prepared concurrently and may utilize much of the same information. [ndividual
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development projects which follow the specific plan may be well served by a detailed analysis in the
EIR. Further discussion of this topic is contained in Part 3 of this document.

Revising Objectives:

Refinements 10 the draft objectives should take place throughout the planning process. The data,
analyses, and input from advisory committees may change individual aspects of the plan. For example,
the identification of a threatened or endangered species within a portion of the plan area may alter the
type and intensity of proposed uses allowed by the plan.

Policies, Implementation Mecasures, and Alternative Plans:

For any set of objectives there will be a number of possible courses of action to pursue. Policies,
implementation measures, and programs should be developed for each of the alternative planning
scenarios. The relationship of each objective and alternative course of action should be considered in
light of the general plan, zoning ordinance, subdivision ordinance, capital improvement program, and
other programs that will be implemented. Consistency with the general plan should be carefully
analyzed and the plan amended as necessary. The policies, programs and implementation measures
provide for the creative application of the specific plan to the planning area. Each should be carefully
reviewed for clarity, effectiveness, and functional application. The altemative plans enable the decision
makers, stakeholders, and other participants to choose from a variety of scenarios, solutions, and
programs which will shape the planning area. Although the alternatives may only differ in their
treatment of a particular issue, each must be realistic 10 ensure that the alternative is viable. In addition,
the aliematives may be used 1o satisfy the EIR’s requirements for a discussion of project alternatives.

Selecting The Preferred Plan:

After the plan alternatives have been thoroughly reviewed, decision makers should be able to select the
preferred course of action from either one or a synthesis of several alternative plans. When the decision
is made 10 combine two or more parts of separate alternatives, the objectives, policies, and
implementation measures may need refinement to ensure that the plan effectively and consistently
accomplishes its purpose.

Adopting The Plan:

As previously noted, a specific plan may be adopted by either resolution or ordinance. Whether adopting
a new specific plan or amending an existing one, the planning commission and board or council must
hold at least one public hearing each to consider the proposal prior to making the final decision (§65453
and 65353). At least 10 days prior to each of these hearings, public notice of the time and place of the
hearing must be given in the manner prescribed by state law (§65090 e1. seq.). As a project which would
affect the "permitted uses or intensity of uses of real property,” expanded notice to property owners must
also be given pursuant to §65091. The EIR or other environmental documentation must be certified by
the legislative bedy prior to the adoption of the specific plan pursuant to CEQA Guidelines §15092.

Implementation:
Section 65451(a)(4) requires that a specific plan contain 2 program of implementation measures
including regulations, programs, public works projects, and financing measures. A plan adopted by

resolution will primarily be implemented through the enactrent of separately adopted ordinances and
programs. A plan adopted by ordinance will be implemented by regulations and measures contained n
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the plan itself. Capital improvement projects, public facility financing. application of regulations to A. Title Page

devetopment projects. and habitat conservation and res(oration projects may act to implement the plan.

(Further discussion of this topic is contained in Section 6.) 1. Name of the ptan

2. Name of local agency (Project proponent and/or public agency)

Flgute > | 3. Date of adoption
$Specific Plan Process Diagram
B. Credits, acknowledgments and participants
|4 H—
4
The Work Program I C. Table of Contents
Funging, Peiicy Diractian, Dzadings,
Tatracts, and Rasponsibiiives H .
g ‘ i D. List of Tables
2 B
E 4 E. List of diagrams and maps
T Nt .
8 i . )
o | g SUMent Corltant ; F. Copy of Adopting Resolution and/or Ordinance
s ! identily sxisting land use, envionmenmal
§ [ 1 condibons, pulise facitesintrastrunte, < —1/1 B
£ 800 pantling 5783 SSuss - c
: _— 2
e )
% X § IL. Summary
s i <
= Long Term Direction .
= -] Hsenidy cgcmunﬂe«smmuam N 2 A. Purpose statement and range of issues
2 _ 2 oectiyse. palues. and impisaantalon (&)
g Vv feasres N\ V/ B L .
S {Consiier ASMatives) . Location
% (‘:,___._._m_.__ . — N C. Acreage
| £[™ A 4 D. Summary of preparation process
© .
5 ;
& H Steps 1
> Seteon N
3 Adupine R
: I Implementation :'—'“/ 12K Imtroduction
' Haintenancs

A. Detailed specific plan purposes
B. Development and conservation issues addressed in the plan
C. Project location, including influencing jurisdictions

MODEL SPECIFIC PLAN OUTLINE

1. Written description

While state law specifies the mandatory specific plan contents pursuant to §65451, it leaves the format 2. Regional tocation map (See Figure 2
1o the discretion of the local legislative body. Many of the specific plans reviewed as part of this report - Regl p(Ses )
utilized an approach to organization similar to that of the individual elements of a general plan, covening 3. Vicinity map (Sce Figure 3)

information relating to land use, housing, circulation, open space, and so on. The following model
outline is intended as a guide to the organization of a specific plan which is effective, efficient, and
statutorily complete.

4, Site Location Map (See Figure 4)

) . . . vi o o
1. Introductory Plan Information D. Planning area information and environmental description
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E. Statement of whether the document is policy or regulatory by application (If the plan is both
policy and regulatory by design, explain the relationship between the policies and regulations.)

F. Statement of how the plans policies and/or regulations accomplish the objectives of the plan.
G. Relationship of the specific plan to the general plan.

H. Relationship of the specific plan to neighboring plans and those of other jurisdictions, regional
agencies, and the state.

1. A list of projects required by law to be consistent with the specific plan (e.g. rezonings, tentative
subdivision maps and public works projects).

IV. Land Use Planning and Regulatory Provisions

A. The land use plan - a statement of development policies (opportunities, issues, and analysis of
data) pertaining to the planned type, intensity, and location of land uses consisting of :

1. Objectives
2, Policies
3. Programs
4. Plan proposals
a. Diagram and written description of planned land uses (See [igure 4 and Figurs 3).

b. Charactenstics of each {and use designation (e.g. single family residential, neighborhood
commercial, open space for conservation).

1) Development Standards
2) Srandards for conservation, development, and utilization of natural resources.
B. Land Use Regulations

1. Statement of purpose or intent

(5}

. Applicability

a. Statement of applicability of the regulations to the planning area and designations on the
specific plan lard use plan diagram.

b. Effective date of the regulations

w

. Statement of relationship between the specific plan regulations and the zoning, subdivision, and

hitp://ceres.ca.gov/planning/specific_plans/sp_part2. humt 8/22/2006
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other local ordinances.

4. Development standards.

C. Design Standards

1. Building design, massing & height

2. Parking ratios/standards, location & orientation
3. Garage door size & type

4. Entrances, access, & on-site circulation

V. The Infrastructure Plan

A. Transportation: Development policies pertaining to the planned distribution, location, extent
and intensity of public and private transponation consisting of:

1. Objectives
2. Policies

3. Discussion of the relationship between the objectives, policies and how they are implemented
through the individual plan proposals.

4. Plan proposals

a Diagram(s) and written description of proposed transportation components, including
improvements that support the planned land uses. (See Eigure 6 and Figure 7)

b. Development standards for the primary components of public and private infrastructure
(street cross-sections and material requirements).

B. Public Service Infrastructure (water, sewer, and storm drainage): Development policies
pertaining to the planned distribution, location, extent, and intensity of water, sewer, and stonm
drainage consisting of:

1. Objectives

2. Policies

3. Discussion of the relationship between the objectives, policies and how they are implemented
through the individual plan proposals.

4, Plan proposals
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a. Diagramy(s) and written description of proposed water, sewer, and drainage systems, 2. The measures by which each capital project will be financed.

including the improvements which support the planned land uses. (See Figure 8§ and Figure

9) 3. ldentification of parties responsible completing each proposed improvement.

b. Development standards for the primary components of public infrastructure (See Figure C. Financing measures necessary for implementation of each of the specific plan’s proposals other
9.

than capital improvements.

C. Solid Waste Disposal: Development policies pertaining to the planned distribution, location, 1. List and description of projects needing financing.
extent, and intensity of sofid waste disposal facilities and services consisting of:

2. Cost estimates
1. Objectives

3. The measures by which each specific plan proposal will be financed.
2. Policies

4. Identification of parties responsible for completing each proposal.
3. Plan Proposals

D. Phasing plan for the specific plan proposal including capital improvements (See Figure 10)
a. Description of the type and location of proposed solid waste disposal facilities and

serving necessary 1o support the planned land uses. E. Subsequent developiment entitlements

a. Descuption of the proposed facilities and services to be provided (e.g., transformation F. Other Programs
station and recycling).

D. Energy: Development policies pertaining to the planned distribution, location, extent, and

intensity of energy facilities and services consisting of: V(. Relationship of the Specific Plan's Environmental Document to Subsequent Discretionary

. Projects
1. Objectives

A. Projects that will be exempt from additional environmental documentation based on the plan’s
2. Policies EIR.

3. Plan proposals B. Projects that will require additional environmental documentation.
a. Description of the type and location of proposed energy facilities, transmission lines, and

easements necessary (o support the planned Jand uses.

‘ VIII. Specific Plan Administration

b. Description of the propased facilities and services to be provided (¢.g., distribution of
natural gas and the regulation of pressure). A. Specific plan cost recovery fees authorized by §65456
E. Other essential facilities necessary to support the proposed land uses (e.g.. schools, fire

; N / B. Specific plan amendment procedures
stations, street lighting and landscaping).

1. State requirements

2. Local requirements
V1. Program of Implementation Measures

. . IX. Specific Plan Enforcement
A. Description of the regulations and ordinances which will implement the specific plan.

. X. Appendicies
B. Capital improvement program

. . A. Precise description of the specific plan area boundary.
L. Estimated cost of capital projects identified in the specific plan’s infrastructure plan.
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B. Summaries of key specific ptan background data and information.

C. Glossary of specific ptan terms
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