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DRAFT SPECIFIC PLAN  

VISTA LUCIA 
 
Vista Lucia is a master-planned community, 
comprised of two neighborhoods, with residential 
and commercial areas connected by design 
features that support sustainable development, 
with cultural, recreational, and civic amenities 
that encourage active and vibrant living. 
 
Vista Lucia is designed to include a diversity of 
residential housing types, supporting various 
lifestyles and age groups, including two mixed-use 
neighborhood centers, two major community 
parks, five residential neighborhood parks, and 
more than seven miles of walkable promenades, 
bikeways, and trails connecting neighborhoods 
and amenity features to one another.  
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INTRODUCTION 

This section explains the purpose 
and basis of the Specific Plan; the 
organization of the Specific Plan; 
project setting and background; 
the relationship to existing plans 
and policies; and the planning 
process and entitlements. 
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 Vision 
Vista Lucia is a master-planned community, comprised of 
two neighborhoods, with residential and commercial 
neighborhoods connected by design features that support 
sustainable development, and cultural, recreational, and 
civic amenities that encourage active and vibrant living. 
Vista Lucia is designed to include residential 
neighborhoods that support a diversity of lifestyles and age 
groups, including two mixed-use neighborhood centers, two 
major community parks, five residential neighborhood 
parks, and more than seven miles of walkable promenades, 
bikeways, paseos, and trails connecting parks, schools, 
neighborhood centers, and other amenities  to one another 
and to outside destinations. 

 

 Purpose 
This Vista Lucia Specific Plan (VLSP, Specific Plan) has 
been prepared pursuant to the provisions of California 
Government Code Section 65450 through 65457, which 
grants local government agencies the authority to prepare 
specific plans for any area covered by a general plan. These 
sections of the Government Code identify the required 
contents of the specific plan and mandate that specific plans 
be consistent with the general plan within which they are 
included. A specific plan is a planning and regulatory tool 
made available to local governments by the State of 
California. Specific plans implement a plan through the 
development of policies, programs, and regulations that 
provide an intermediate level of detail between the general 
plan and individual development projects.  

Section 65451 states, “A specific plan shall include text and 
a diagram or diagrams which specify all the following in 
detail:  

 The distribution, location, and extent of the uses, 
including open space, within the area covered by the 
plan. 

 The proposed distribution, location, and extent and 
intensity of major components of public and private 
transportation, sewage, water, drainage, solid waste 
disposal, energy, and other essential facilities 
proposed to be located within the area covered by 
the plan and needed to support the land uses 
described in the plan. 
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 Standards and criteria by which the development 
will proceed and standards for the conservation, 
development, and utilization of natural resources, 
where applicable. 

 A program of implementation measures including 
regulation, programs, public works projects, and 
financing measures to carry out the plan. 

 This Specific Plan shall include a statement of the 
relationship to the General Plan.” 

When subsequent site-specific development proposals for 
the Vista Lucia Specific Plan Area are presented to the City 
of Gonzales, planning staff will use this Specific Plan as a 
policy and regulatory guide. Projects will be evaluated for 
consistency with these Specific Plan policies and for 
conformance with its Development Standards and Design 
Guidelines included in it. In situations where policies or 
standards relating to a particular subject have not been 
provided in this Specific Plan or an approved Development 
Agreement, the existing policies and standards of the City’s 
General Plan and Municipal Code will apply. 

 Introduction and Background 
The Vista Lucia Specific Plan (VLSP, Specific Plan) will 
regulate and provide guidance for the development of up to 
3,498 residential units, comprised of single family and 
multi-family residential units, along with two 
commercial/residential mixed-use centers, proposed 
elementary school sites, a middle school site, and 
recreational facilities, including parks, play fields, trails, 

plazas, community gardens, and neighborhood squares.  In 
addition, a pedestrian promenade system that interconnects 
residential and commercial areas within and between the 
two neighborhoods is included. Bike trails, detention and 
drainage areas, and other open areas will be incorporated 
into the open space system. 

Development of the proposed project would occur over 
multiple phases, depending on market demand and the 
ability to provide adequate infrastructure. Infrastructure 
will be available prior to occupancy, thereby maintaining 
fiscal neutrality for the City. The proposed project will 
include requests for various other approvals, which include 
the following:  

 Amendments to the City Zoning Code and Map; 
 Development Agreement(s); and  
 Tentative Maps for each phase of development. 

Several additional documents have been prepared as part of 
this Specific Plan process or as part of the pre-zoning and 
annexation application. Some of these reports are 
components of the EIR. These studies and reports include, 
but are not limited to: 

 Conceptual Drainage Master Plan for Proposed 
Developments within Sphere of Influence; 

 Existing City Plus Sphere of Influence Wastewater 
Master Plan; 

 Existing City Plus Sphere of Influence Water Master 
Plan; 

 Water Supply Assessment (WSA) (Part of EIR); 
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 Sphere of Influence Circulation Study;  
 Vista Lucia Vehicle Miles Traveled (VMT) (Part of 

EIR); 
 Biological Constraints Analysis (Part of EIR); and 
 Vista Lucia Phase I and Phase II Environmental Site 

Assessments.  

 Specific Plan Organization 

1.4.1 Organization of Sections 

Section 1 – Introduction 
This section explains the purpose and basis of the Specific 
Plan; the organization of the Specific Plan; project 
background; site opportunities and constraints; relationship 
to existing plans and policies; and the planning process and 
entitlements. 

Section 2 – Development Plan 
This section explains the goals and objectives of the Vista 
Lucia project and describes the proposed Land Use Plan 
and Zoning Districts, demonstrating consistency with the 
City’s General Plan for the Project Area. 

Section 3 – Circulation and Mobility 
This section describes the Vista Lucia circulation and 
streetscape plan, including the roadway hierarchy and 
proposed mobility plans for motorists, pedestrians, and 
bicyclists. 

Section 4 – Development Standards and Regulations 
This section includes Specific Plan development standards 
and use regulations.  

Section 5 – Infrastructure & Public Services 
This section presents an overview of the plan to provide 
infrastructure utilities and public services for the Project. 

Section 6 – Administration, Implementation, & Financing 

This section describes how the development plan, public 
facilities, public services, and community support systems 
of Vista Lucia will be implemented and administered. A 
range of possible financing measures is discussed. The 
responsibilities for construction, the funding mechanisms, 
and the entities or agencies responsible for administering 
and maintaining each system or service are also identified. 

 Project Setting and Overview 
The Vista Lucia Project site is located on approximately 
771 acres in the northeast area of Gonzales within the 
City’s Sphere of Influence in Monterey County. As shown 
in Figure 1-1:  Site Location Map, the Vista Lucia site is 
situated east of Fanoe Road in the northeast section of the 
City, with the existing alignment of Associated Lane 
forming its northern boundary.   



 I N T R O D U C T I O N  |  1  

 VISTA LUCIA ADMINISTRATIVE DRAFT SPECIFIC PLAN |1-5 

 
Figure 1-1:  Site Location Map 
 
The Vista Lucia Project plan is comprised of two 
neighborhoods. The Santa Lucia Neighborhood site 
encompasses approximately 399 acres, taking up the 
western portion of the Vista Lucia property, as shown in 
Figure 1-2:  Neighborhood Location Map.   The Gabilan 
Neighborhood is comprised of the remaining approximately 
372 acres on the eastern portion of the property. (See 
Figure 2-2, Section 2)  

For the purposes of this Specific Plan, the site boundary 
along Vista Lucia Parkway (currently Associated Lane)  

Figure 1-2:  Neighborhood Location Map 

will be considered as the north edge, the boundary along 
Iverson Road as the east edge, the boundary along  
Fremont Peak Parkway as the south edge, and the boundary 
along Fanoe Road as the west edge. 

1.5.1 Existing Land Uses 

The site topography is relatively flat, ranging from 
approximately125 feet in elevation at its low point in the 
northwest corner to approximately 250 feet in elevation in 
the southeast corner, draining from southeast to northwest. 
The land is currently used for agricultural production and 
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related agricultural facilities, irrigation ditches, ponds, and 
unimproved roadways.  Figure 1-3:  Existing Site Features 
shows the current features and elements within and 
immediately around the Project site. 

1.5.2 Surrounding Land Uses 

Lands to the north and east are in the unincorporated 
County of Monterey and in agriculture production, highly 
modified for farming purposes. Associated Lane is shown 
partway along the northern boundary in the Gonzales 2020 
General Plan, and Iverson Road is adjacent to the eastern 
boundary. Adjacent to the southern boundary are also 

agricultural farming operations; however, the southern 
portion of this land area is in the City’s Sphere of Influence 
and is identified in the General Plan for a future major 
commercial center, plus residential development. To the 
west of the project is Fanoe Road, an improved two-lane 
roadway, with a residential single-family subdivision on the 
west side, along with farming operations adjacent to the 
northwest corner, shown as Urban Reserve in the General 
Plan. Two existing rural residences are located immediately 
adjacent to the Project’s western property line, with a third 
one-acre rural residence located near the southwestern 
corner of the Project site.  
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Figure 1-3:  Existing Site Features 
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 Project Relationship to City and Other 
Agency Plans and Policies 

Following is a summary of the primary plans, policies, and 
regulations that govern the development of Vista Lucia. 

1.6.1 Gonzales 2010 General Plan 

The Gonzales 2010 General Plan provides a broad 
framework for supporting future land use and development 
decisions within the City. The General Plan has identified 
the Vista Lucia property in its Future Growth Area as a site 
“…available for urbanization within the horizon of the 
General Plan…” and is currently considered “…the most 
likely path for long-term development…to give expression 
to the City’s long-term vision for growth.” 

The Vista Lucia project is intended to remain consistent 
with the General Plan policies, land uses, and requirements 
established for this property. 

In the General Plan’s Land Use Diagram, Inset #2 
schematically depicts the land uses called for within the 
Vista Lucia property. The Vista Lucia property is currently 
identified with the following Land Use Designations: 

 Neighborhood Residential 
 Neighborhood Commercial Mixed-Use 
 Public/Quasi Public  
 Parks and Open Space 
 Agricultural Buffer 
 Arterial and Collector streets 

This inset diagram is shown in Figure 1-4. 

 
Figure 1-4: General Plan Land Use Diagram 
Inset 2  

Relevant General Plan objectives include: 

Obj 2. Long-Term Vision. The development of a city 
that has a coherent long-term vision of development 
that discourages incremental development decisions 
that could eventually result in an incoherent and/or 
sprawling urban form characterized primarily by a 
collection of residential subdivisions (Land Use, 
Circulation, and Conservation and Open Space 
elements). 
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Obj 3. Small-Town Characteristics. The 
development of a city that has retained essential 
small-town characteristics by 1) providing a variety 
of housing types to meet the housing needs of 
existing and new residents, and 2) establishing the 
highest residential densities at a range consistent 
with other small cities in the region (Land Use and 
Community Character elements). 

Obj 4. Discouragement of Suburban Sprawl. The 
development of a city that discourages low-density 
suburban development characterized by large, 
single-use subdivisions with separate car-dependent 
commercial services. 

Obj 6. Sustainability. The development of a city that 
has sustainable, energy efficient development that 
successfully manages greenhouse gas emissions 
consistent with state and regional goals by 
emphasizing compact urban form, high connectivity 
and mobility within and between neighborhoods, 
ample opportunity for walking and bicycle use, 
neighborhood retail and other neighborhood 
commercial uses within neighborhood centers to 
reduce vehicle use within the neighborhood, and 
otherwise designing for the efficient use of energy 
resources.  

Regarding future growth potential in the City, General Plan 
Chapter II: Section B, Land Use Framework, subsection 1: 
Physical Setting states: 

Given the lack of physical constraints and the precedent of 
new housing and shopping areas east of Highway 101, 
Gonzales is a likely candidate for additional growth during 
the coming decades…Gonzales is the first community 
reached when traveling south from Salinas and the 
Monterey Bay area. Driving time to Salinas is roughly 20 
minutes, to Monterey about 30 minutes, and to the southern 
Santa Clara Valley about an hour. The 2000 Census 
reported that home prices in Gonzales were 62 percent of 
the Monterey County median and were significantly less 
than prices in the San Francisco Bay Area. In short, the 
City is well-positioned for expansion. 

Within the General Plan’s Land Use Element, several 
qualities are described relating to its vision for projects 
within the Urban Growth Area. Key phrases from 
representative policy objectives are shown below and 
incorporated into the Vista Lucia development plan: 

 Sense of community; 
 Small town character; 
 Well-designed developments; 
 Appearance and rural setting of the City; 
 Intimate pedestrian scale; 
 New development to complement older sections of 

town; 
 Distinct edge between urban area and surrounding 

open space; 
 Varied architectural styles, lot sizes, residential 

densities; 
 Pedestrian-oriented, with safe routes to school; 
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 Pedestrian-Friendly Community Commercial; 
 Connectivity for both auto circulation and 

pedestrian/bicycle systems, including connective 
access to out parcels and future growth areas; 

 Use of a grid or modified grid street pattern 
allowing multiple routes in and out of the 
community;   

 Minimization of cul-de-sacs; 
 Use of roundabouts to move traffic smoothly; 
 Minimization of sound walls around subdivisions; 
 Compact growth and a mix of residential densities, 

with the overall gross density ranging from 7-9 
du/ac.—both single family and higher density 
multifamily housing types; 

 Low densities on the periphery, higher densities 
toward center core areas; 

 Use of a school as a community central hub and 
gathering place; and 

 Provision of both community parks and 
neighborhood parks. 

In keeping with this General Plan vision, the Land Use Plan 
for Vista Lucia calls for the development of a healthy and 
balanced mix of single-family, multi-family, and mixed-use 
residential units; five neighborhood parks and two 
community parks; two elementary school sites and a middle 
school site; two neighborhood greens; two neighborhood 
retail centers; and a system of multi-purpose trails and 
promenades connecting residents easily to key 
neighborhood features and to the neighborhood centers. 

Vista Lucia will be a Neighborhood-centric community 
with a strong sense of place. Its design is inspired by the 
values of the region, incorporating amenities and features to 
create a vibrant community for individuals, families, 
visitors, and workers. Please refer to Section 2.1.1:  Land 
Use, for a more specific list of project goals and objectives.  

1.6.2 Gonzales Neighborhood Design Guidelines and 
Standards 

The Gonzales Neighborhood Design Guidelines and 
Standards, adopted by the City in 2008, are intended to 
“…help advance the objectives and policies of the Gonzales 
General Plan.”  They “…serve as the design basis for 
future neighborhood development and help to ensure a high 
level of design quality while providing the flexibility 
necessary to encourage creativity on the part of the project 
designers.” 

This Vista Lucia Specific Plan represents a project designed 
to be consistent with the Gonzales Neighborhood Design 
Guidelines and Standards. 

1.6.3 Gonzales City Zoning Code 

The City’s Zoning Code assigns a zoning designation to all 
property within City limits. Property to be annexed into the 
City of Gonzales must first be pre-zoned. The pre-zoning 
will become effective when LAFCO approves annexation 
of the property into the City.    

The City Council will approve pre-zoning the Vista Lucia 
Property as a Planned Unit Development (PUD) based on 
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the zoning designations set forth in this Specific Plan. 
When the Vista Lucia Property is approved for annexation 
by the Local Agency Formation Commission (LAFCO), the 
Vista Lucia PUD pre-zoning will become effective. The 
Specific Plan zoning designations are intended to both 
constitute the Precise Development Plan required by the 
City’s Zoning Code and to be consistent with the General 
Plan designations and policies for the property. Following 
annexation, an application for zoning, consistent with the 
pre-zoning and this Specific Plan, will be submitted to the 
City for approval. When approved, the zoning designations 
set forth herein shall become the zoning for the Vista Lucia 
Project.   

1.6.4 LAFCO and the Gonzales Sphere of Influence 

LAFCO is responsible for the orderly growth and 
development within Monterey County. LAFCO reviews all 
applications for Sphere of Influence amendments, changes 
to the Urban Growth Boundary, and annexation of property 
to any city within the County. On September 22, 2014, by 
Resolution, LAFCO approved expansion of the City of 
Gonzales’ Sphere of Influence to include, among other 
properties, the Vista Lucia site. Concurrent with approval 
of the application to LAFCO for annexation of the Vista 
Lucia property into City limits, this Specific Plan will be 
adopted by the City for pre-zoning and zoning. 

An additional one-acre rural residential separate parcel will 
be included in the City’s application for annexation. Please 
refer to Figure 1-3:  Existing Site Features, in this section, 

and Figure 2-1:  Land Use Designations and Zoning 
Districts in Section 2 for the location of this parcel. 

 
Figure 1-5:  City Sphere of Influence Map  
 



 I N T R O D U C T I O N  |  1  

 VISTA LUCIA ADMINISTRATIVE DRAFT SPECIFIC PLAN |1-12 

1.6.5 Memorandum of Agreement Between the City of 
Gonzales and the County of Monterey  

In April 2014, the City and the County of Monterey entered 
into a Memorandum of Agreement (MOA), whereby the 
County and the City agreed to terms related to the future 
planning and the logical and orderly growth and 
development of the City. Among other things, the parties 
agreed to the direction of City growth, the protection of 
agricultural land, traffic mitigation, and tax sharing. The 
parties continue to work cooperatively in these areas, as 
well as others, with the common goal of creating a compact 
city intended to minimize impacts on agricultural land with 
compatibility between new development and agriculture. 

This Specific Plan describes a project that is consistent with 
the County-City MOA.  Section 2.2 below describes and 
illustrates the project’s two development halves, termed 
“Neighborhoods,” both of which are under 400 acres in 
size, in accord with the MOA. 

1.6.6 Controlling Document 

The Specific Plan and the Development Agreement(s) for 
Vista Lucia are the controlling documents for development 
within the Vista Lucia site. 

The purpose of the Specific Plan is to provide more detail 
to guide development within Vista Lucia, such that the 
Specific Plan fully implements the goals, objectives, and 
policies of the General Plan for development of the 
Planning Area.  

When there are differences between the standards, 
regulations, and guidelines of the City’s Zoning Ordinance 
and the Specific Plan, the Specific Plan shall prevail. If the 
Specific Plan is silent on a matter addressed by the Zoning 
Ordinance, the Zoning Ordinance shall govern. Where 
other City plans or ordinances differ from the Specific Plan, 
the Specific Plan and the Development Agreement(s) shall 
govern. If the Specific Plan or Development Agreement is 
silent on a matter addressed by other City plans or 
ordinances, the relevant plan or ordinances shall govern.   

1.6.7  Specific Plan Procedures 

The 2008 City of Gonzales Specific Plan Procedures 
guidelines are intended to “implement the goals and 
policies of the Gonzales General Plan” and require 
Specific Plans “for all future growth areas within the areas 
added to the City’s planning area.” General Plan 
Implementing Action LU-2.1.1: Neighborhood Residential 
Specific Plan, similarly states, “[a]dopt Specific Plans for 
all areas within the Urban Growth Boundary prior to City 
approval of development entitlements.”    

This Specific Plan is intended to be consistent with these 
procedures. 

 Severability 
In the event that any portion or provision of this Specific 
Plan, including any regulation or program identified here, is 
held invalid or unconstitutional by a California or federal 
court of competent jurisdiction, such provision(s) shall be 
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deemed separate, distinct, and independent provisions. The 
invalidity of such provisions shall not affect the validity of 
the remaining provisions of this Specific Plan, provided the 
overall vision and principles of the Specific Plan can be 
achieved. 

 Project Entitlements and Requirements 

1.8.1 City of Gonzales 

Following is a list of some of the approvals necessary for 
entitlement of the Vista Lucia project development: 

 Vista Lucia Specific Plan 
 Development Agreement(s); 
 Vista Lucia Environmental Impact Report; 
 Vista Lucia Mitigation Monitoring Plan; 
 Parcel, Tentative, and Final Maps; 
 Financing Plan. 

1.8.2 Other Agencies Whose Approval May be 
Required 

 California Department of Fish and Wildlife; 
 California Department of Health Services; 
 California Department of Water Resources;  
 Gonzales Unified School District; 
 California Department of Transportation; 
 California Public Utilities Commission; 
 Regional Water Quality Control Board;  
 Monterey Bay Air Resources District;  
 Monterey County Public Works Department. 
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 DEVELOPMENT PLAN 

This section explains the goals and 
objectives of the Vista Lucia project 
and describes the proposed Land Use 
Plan and Zoning Districts, 
demonstrating consistency with the 
City’s General Plan for the Project 
Area. 
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 Development Plan Guiding Principles 
This section describes the key goals and objectives that 
will implement the General Plan and Project vision for 
this property and will be used as the basis for the 
development of Vista Lucia. 

2.1.1 Land Use  

 Maintain consistency with the General Plan’s land 
use policies and priorities for the property. 

 Maintain consistency with the Neighborhood 
Design Guidelines and Standards for land planning, 
circulation planning, and site design. 

 Create a plan with a balance of land uses, that 
optimizes residential opportunities and also 
provides educational, recreational, shopping and 
job opportunities, all brought together to create a 
strong sense of place and community. 

 Include a wide array of residential densities, 
housing types and choices for people of different 
income levels, age groups, and lifestyles. 

 Create two community-centric neighborhoods by 
orienting residential land uses around central 
neighborhood features, including local retail 
centers, community parks, and public schools. 

 Establish two mixed-use neighborhood centers and 
neighborhood greens to provide activity hubs and 
gathering destinations to enhance the community 
experience and support the residents, visitors, and 
employees. 

 Provide employment opportunities to assist in 
meeting the City of Gonzales employment goals. 

 Plan for two elementary school sites and a middle 
school site that are centrally located, integrated into 
the overall activity core of the community, and 
readily accessible via non-vehicular pathways, 
trails, and promenades. 

 Locate lower density uses on the outer perimeter 
areas of each neighborhood, with densities 
increasing as one moves toward the neighborhood 
centers, thereby providing central services most 
accessible to the highest density of residents. 

 Plan residential land uses for orderly, compact 
growth, achieving at least a required minimum net 
density consistent with the City General Plan. 

 Establish residential neighborhoods that are 
inviting for residents and buffered from noise, 
arterial traffic, and other factors associated with 
agricultural practices in accord with good planning 
design. 

2.1.2 Circulation and Mobility 

 Design multimodal streets that effectively circulate 
vehicular traffic and provide future transit 
connections while providing a safe, attractive, and 
connective circulation system throughout the 
community. 

 Design for consistency with General Plan land use 
and circulation policies relating to street 
connectivity to form a pattern that provides direct 
travel routes, facilities for walking and biking, and 
provides more than one way of reaching a 
destination.  



 D E V E L O P M E N T  P L A N  |  2  

VISTA LUCIA ADMINISTRATIVE DRAFT SPECIFIC PLAN | 2-3 

 Design an arterial roadway framework that 
accomplishes General Plan objectives for efficient 
access and through traffic, without interfering with 
the small-town feel of neighborhood centers. 

 Set up an internal roadway framework that allows 
efficient grid-like or concentric local residential 
blocks to conform to optimum lengths and patterns. 

 Minimize the use of cul-de-sacs to provide multiple 
routes in and out of residential neighborhoods. 

 Design narrow residential streets to reduce traffic 
speeds and create safer, pedestrian-friendly 
residential neighborhoods. 

 Design a connective greenway system that, to the 
extent feasible, maintains separation between autos, 
pedestrians, and bicycles, including a system of 
promenades.  

 Create a park-to-park, park-to-school, and school-
to-neighborhood-center connective pedestrian 
system that establishes safe routes to the school, 
parks and other community gathering places. 

 Employ roundabouts, bulb-outs, and other traffic 
calming features to further promote efficient 
movement, safety, and a relaxed residential 
neighborhood environment. 

 Design local residential and commercial 
neighborhood streets such that buildings front on 
community amenities and park features. 

 Create a network of multi-use trails within parks 
and open spaces that complements the other 
pedestrian-bicycling networks to encourage 
walking and bicycling. 

2.1.3 Community Facilities and Services  

 Plan for the development of community facilities 
that are the central elements of the Vista Lucia 
Project. 

 Plan for the inclusion of two elementary school 
sites and a middle school site that are integrated 
into the overall land plan and serve as residential 
neighborhood gathering places.  

 Provide park and open space amenities, including 
residential neighborhood parks, community parks, 
two neighborhood greens, and interconnecting 
pedestrian-friendly and bicycle-friendly routes. 

 Offer potential civic uses within neighborhood 
centers to serve the local residents. 

 Plan for the development of supporting utility 
services and infrastructure that will be phased in 
accordance with development. 

 Provide community facilities and services (water 
service, sewer service, parks and open spaces, retail 
services, etc.) that accommodate the needs of the 
community and do not place an unfair burden on 
the City of Gonzales or Monterey County. 

2.1.4 Natural and Environmental Features 

 Minimize water use through water conservation 
techniques, including effective management of 
stormwater runoff through Low Impact 
Development (LID); use of retention basins and 
other devices to recharge groundwater tables; and 
use of drought-tolerant landscaping and efficient 
irrigation practices.  
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 Maintain consistency with the Water Supply 
Assessment (WSA). 

 Adopt green building practices for site and building 
design that focus on resource and energy 
efficiency. 

 Design landscape plans and guidelines to 
encourage native and adaptive plants that 
harmonize with the region’s environment. 

2.1.5 Agricultural Compatibility and Preservation 

 Phase development of neighborhoods, so as to 
allow continued agricultural use of undeveloped 
properties until such time as site preparation 
requires termination of use. Minimize the impact 
on existing agricultural operations, including the 
neighboring permanent and operational agricultural 
lands outside of Vista Lucia. 

 Provide a minimum 200-foot buffer or transitional 
zone within Vista Lucia adjacent to all permanent 
and operational agricultural areas. Provide a 
minimum 200-foot buffer zone as a temporary 
transition area adjacent to agricultural properties 
which have been identified for future growth.  

 Facilitate the 2009 Right to Farm law in California, 
which denies nuisance lawsuits against farmers 
who use accepted farming practices and have been 
in prior operation, even if these practices harm or 
bother adjacent property owners or the general 
public.  

2.1.6 Economic Vitality 

 Promote a long-term financially viable project that 
provides for housing, recreation, educational 
opportunities, and the creation of new jobs. 

 Provide housing choices for a range of income 
levels—including “low” and “very low,” to help 
meet Monterey County housing demand. 

 Establish financing mechanisms to develop and 
maintain the necessary infrastructure (e.g., water, 
sewer, storm drain, parks, open space, and 
roadways) to create a fiscally neutral project for the 
City.  

 Phase development with adequate financing for 
infrastructure, public services, facilities, and 
amenities. 
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 Land Use Plan 
As stated in Section 1, Vista Lucia has been planned in 
accordance with the Gonzales 2010 General Plan (GP) and 
is comprised of two neighborhoods. The Santa Lucia 
Neighborhood calls for the development of up to 1,927 
single family and multifamily residential units on 399 
acres; approximately two acres of neighborhood 
commercial and mixed-uses; a 12-acre elementary school 
site; and approximately 70 acres of parks, trails, plazas, 
community gardens, promenades, drainage/detention areas, 
and other open space and amenity features. 

The Gabilan Neighborhood calls for the development of up 
to 1,571 single family and multi-family residential units on 
372 acres; an approximately 6-acre neighborhood 
commercial/mixed-use center; a 12-acre elementary school 
site, an 18-acre middle school site, and approximately 82 
acres of parks, trails, plazas, community gardens, 
promenades, drainage/detention areas, and other open space 
and amenity features. 

Altogether, the Vista Lucia plan calls for a total of 3,498 
residential units; eight acres of neighborhood commercial/ 
mixed-uses; three school sites, and approximately 152 acres 
of parks, trails, plazas, community gardens, promenades, 
drainage/detention areas, buffers, and other open space and 
amenity features. 

Figure 2-1:  Land Use Plan and Zoning Districts illustrates 
the locations, land uses, and configurations of the proposed 
residential, educational, commercial, recreational, and other 
public land uses and Zoning Districts for both 

neighborhoods, along with their associated backbone 
circulation pattern, and the overall open space system. 
Individual parcels (blocks) are identified by numbers for 
convenient reference. 

Figure 2-2: Land Use Plans by Neighborhood illustrates the 
two neighborhoods of Vista Lucia: the Santa Lucia 
Neighborhood and the Gabilan Neighborhood.  As shown 
in Table 2-1, both neighborhoods to be annexed are under 
400 acres in size, consistent with the 2014 County-City 
MOA, described in Section 1.6.5 Memorandum of 
Agreement Between the City of Gonzales and the County 
of Monterey.  The land use parcels are identified with 
numbers for easier recognition and reference.  

Table 2-1:  Land Use Summary and Table 2-2:  Residential 
Land Use Summary itemizes the proposed land uses for 
both neighborhoods, with their approximate quantities, 
acreages, and projected unit counts, based on estimated 
target densities within each residential land use type.   

The boundaries and acreage of the individual land use 
parcels shown in this Specific Plan are approximate. 
Precise boundaries and acreages may vary and will be 
established in conjunction with the subdivision map(s) for 
each development phase or portion within the Project. 
Except as otherwise indicated, planning area acreages and 
densities are based on gross acreages, which include land 
for internal local streets and internal pocket parks and open 
spaces. 
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A one-acre island parcel, surrounded by Vista Lucia Project 
property, is shown on Figure 2-1:  Land Use Designations 
and Zoning Districts as a parcel to be included as R-1 
zoning to be annexed into the City. This parcel is not a part 
of the Vista Lucia Project. 

In the context of this Specific Plan and the City’s GP 
Circulation Diagram, and throughout the Specific Plan 

exhibits, the following are the Project’s proposed new 
assigned names for the major roadways: 

Existing GP Name   Vista Lucia SP Name 

Associated Lane   Vista Lucia Parkway  
Arterial A    Mt. Toro Parkway 
Arterial B (Zinfandel extension) Fremont Peak Parkway  
Burgundy Way (extension)  Gabilan Promenade  
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Figure 2-1:  Land Use Designations and Zoning Districts 
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Figure 2-2:  Land Use Plans by Neighborhood (See Figure 2-1 for Land Use Designation Key)       
  



 D E V E L O P M E N T  P L A N  |  2  

VISTA LUCIA ADMINISTRATIVE DRAFT SPECIFIC PLAN | 2-9 

Table 2-1: Land Use Summary 

Land Use Designation and Zoning District Approximate Gross Acres1 Maximum Units (du/ac or s.f.) 

 Santa Lucia 
Neighborhood 

Gabilan 
Neighborhood     Totals  

Residential Land Uses  

Residential (see Table 2-2 for Residential Land 
Use Designations and Zoning Districts) 

249 3 203 3 4523 Up to 3,498 du4 

Commercial Land Uses  

Neighborhood Commercial / Mixed-Use (VL-
NC/MU) 

2  6 8 Up to 96,000 sf 2 

Public/Quasi-Public Land Uses  

Parks, Promenades, and Greenways (VL-P/QP) 40 39 79  

Neighborhood Parks 12 16 28  

Community Parks 14 15 29  

Promenades 13 7 20  

Neighborhood Greens 1 1 2  

Detention, Drainage, buffers, other Open Space 30 43 73  

Elementary Schools(VL-P/QP) 12 12 24  

Middle School (VL-P/QP)  18 18  

Major Roads & Other Miscellaneous Areas 66 51 117  

Land Use Totals 399 372 771 
Up to 3,498 dwelling units; 
Up to 96,000 square feet 

Commercial 
1. Approximate gross acres includes all land (including interior local streets and rights-of-way) within parcels designated for a particular land use category. 
2. Commercial square footage allowances are based on a maximum 0.36 Floor Area Ratio factor. This factor does not include mixed-use residential units.   
3. Acreage does not include the Mixed-Use residential component, to avoid double-counting Mixed-Use acreages for commercial component.   
4. 3,498 unit allowable total excludes any accessory dwelling units (ADUs) or “granny units.”  
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Table 2-2: Residential Land Use Summary 

Residential Land Use Designations and 
Zoning District Gross Acres 1 

Gross Density 
Range 

(du/ac) 4  
Projected  

Dwelling Units 2 

 Total 
Projected 
Units 2,7 

Percentage of 
Total Units 3 

 
Santa Lucia 

N’hood  
 

Gabilan 
N’hood  

 
 

Santa 
Lucia 

N’hood 
 

Gabilan
N’hood 

  

Neighborhood Residential Low (VL-NRL) 112 86 
3-7 (5 du/ac 

target) 560 430 990 28 % 

 Neighborhood Residential Medium  
(VL-NRM) 

96 81 
6-9 (7 du/ac 

target) 672 567 1,239 35 % 

Neighborhood Residential Medium-High 
 (VL-NRMH) 

20 25 
9-15 (12 

du/ac target) 240 300 540 16% 

 Neighborhood Residential High (VL-NRH) 21 11 15-24 (20 
du/ac target) 

429 211 640 18 % 

 Neighborhood Commercial /Mixed-Use5  
 (VL-NC/MU)  2 6 7-15  (11 

du/ac target) 26 63 89 3% 

Sub-Totals by Neighborhood 2496  2036  1927 1,571   

Residential Totals 452 7.7 average 
du/ac. 

  3,498 100% 

Notes: 
1. Gross acres include all land parcels (including interior local streets and rights-of-way) designated for a particular residential category. According to City standards, 

the density of dwelling units per gross residential acre “is calculated exclusive of schools, parks, drainages, commercial areas, and major rights-of-way.” 
2. Projected dwelling unit counts within each residential land use category or parcel are based on estimated densities and may vary, as long as the City General Plan overall 

minimum density is met for the overall project, the overall unit count is not exceeded, and the City General Plan and 2008 City Neighborhood Design Guidelines and 
Standards “Required Mix of Residential Uses” (Table II-4, City GP, as well as Item B2 in the Neighborhood Design Guidelines) are met. 

3. Unit counts must conform to General Plan requirements for minimum percentage of units by density category.  
4. Allowable gross density ranges for parcels within each category are taken from City’s 2008 “Neighborhood Design Guidelines and Standards” for the New Growth Area. The 

density range for VL-NRL has been increased to 3-7 du/ac in order to allow flexibility between Medium and Low Density housing design. 
5. Mixed Use residential units shall be above ground floor commercial. The residential component of this mixed-use area allows for up to 15 du/ac density within mixed use 

sites.  
6. Total acreage does not include Mixed-Use residential component, to avoid double-counting Mixed-Use acreages for commercial component in Table 2-1 above.  
7. Accessory Dwelling Units (ADUs) and residential units resulting from California Senate Bill SB9 are permitted, but are not included in the residential unit counts.  
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2.2.1  Neighborhood Greenway Connection  

The two neighborhoods, their neighborhood centers, and 
the educational facilities of Vista Lucia are planned to 
encourage active community interaction and walkability 
for residents, students, visitors, and workers. The 
convenient locations of public open space and parklands is 
an important component of a compact smart-growth 
community. Dwelling units in Vista Lucia are located 
within easy walking and biking distance to parks, 
community gardens, and amenity centers. Vista Lucia’s 
backbone greenway system will include nearly four miles 
of central promenade streets, three miles of Class I 
separated bikeways along major streets, paseos, and other 
connecting trails in parks and open spaces, all within the 
community. This walkable, bikeable community concept 
will serve to promote healthy lifestyles by: 

 reducing local vehicle traffic and greenhouse gas 
emission;  

 minimizing potential conflicts between motor 
vehicles and pedestrian-bicycle travel; and 

 promoting strong community bonds and increased 
neighborhood identity. 

This greenway framework provides an interconnected 
network of pedestrian walkways, bike paths, bike lanes 
and central promenades along the internal street system, as 

well as potential external connections to existing and 
future surrounding neighborhoods to the south and west of 
Vista Lucia, including a direct connection to the City’s 
planned Community Commercial Mixed-Use center 
immediately to the south. Pedestrian greenways will be 
provided from residential neighborhoods to the two 
neighborhood greens, the large community parks and 
neighborhood parks, schools, commercial centers, and 
other key project amenities and common areas. Included 
in the walkable character the Vista Lucia community plan 
are measures that also make it safer for students to walk 
and bike to school. Some of the promenade corridors, such 
as the Gabilan Promenade, are oriented to provide views 
to the distant Gabilan Mountains. 

Figure 2-3: Schematic Connection Framework illustrates 
in diagrammatic form the framework of the Vista Lucia 
community model, built around Project-wide internal and 
external linkages. Figure 2-4: Vista Lucia Aerial:  Santa 
Lucia Neighborhood Center, Looking Northeast Along 
Gabilan Promenade is a conceptual aerial illustration 
showing an aerial view along one of Vista Lucia’s main 
promenade streets toward the Santa Lucia Neighborhood’s 
central green. 

  



 D E V E L O P M E N T  P L A N  |  2  

VISTA LUCIA ADMINISTRATIVE DRAFT SPECIFIC PLAN | 2-12 

   

 
 Figure 2-3: Schematic Connection Framework 
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Figure 2-4: Vista Lucia Aerial:  Santa Lucia Neighborhood Center, Looking Northeast Along 
Gabilan Promenade 
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 Land Use Designations and Zoning 
Districts 

The Vista Lucia Specific Plan (VLSP) defines the Land 
Use Designations applicable to the Vista Lucia Project 
site. In addition, this Specific Plan establishes new Zoning 
Districts and provisions that will implement the Land Use 
Designations. Upon approval of the Specific Plan, the City 
of Gonzales Zoning Map will be amended to identify the 
Project Area, the Vista Lucia Project site, and the Vista 
Lucia Zoning Districts as set forth in this VLSP. 
Additionally, actions deemed to be consistent with the 
VLSP will be deemed consistent with the General Plan.  

The proposed Land Use Designations and Zoning Districts 
are illustrated in the Figure 2-1: Land Use Designations 
and Zoning Districts.   

The “VL” prefix designation identifies the Land Use 
Designations and Zoning District described in this 
Specific Plan which apply only to property within Vista 
Lucia.  

2.3.1 Residential Land Use Designations and Zoning 
Districts 

Residential land uses are orchestrated such that higher 
densities are located closest to neighborhood centers, 
schools, and other community facilities, with lower 
densities located toward the periphery of the Project site. 
Unit counts within each residential land use designation or 
parcel may vary, as long as the City General Plan 
minimum density is met for the overall project, and the 
overall unit count shown in Table 2-2: Residential Land 

Use Summary is not exceeded. Unit counts must also 
conform to General Plan requirements for minimum 
percentages of units for each residential Zoning District. 
See Table II-4 General Plan.  

There are five residential Land Use Designations and 
Zoning Districts proposed within Vista Lucia, followed by 
a sixth category for affordable housing. They are 
described below. 

Neighborhood Residential Low (VL-NRL) 
This Land Use Designation and Zoning District allows for 
single family detached units, as well as duplexes, on lots 
ranging in density between 3 and 7 du/ac. This Specific 
Plan requires a minimum of 15% of total units to be in this 
residential category, consistent with the General Plan. 
(See chapter 4 regarding Development Standards) 

 

Neighborhood Residential Medium (VL-NRM) 
This Land Use Designation and Zoning District allows for 
single and multifamily detached and attached units 
ranging in density between 6 and 9 du/ac. This Specific 
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Plan requires a minimum of 15% of total units to be in this 
residential category, consistent with the General Plan. 
(See chapter 4 regarding Development Standards) 

 

Neighborhood Residential Medium High (VL- NRMH) 

This Land Use Designation and Zoning District allows for 
both attached and detached units on lots ranging in density 
between 9 and 15 du/ac. This Specific Plan requires a 
minimum of 15% of total units to be in this residential 
category, consistent with the General Plan. (See chapter 4 
regarding Development Standards) 

 

Neighborhood Residential High (VL-NRH) 
This Land Use Designation and Zoning District allows 
attached units with a density range between 15 and 24 
du/ac. This Specific Plan requires a minimum of 15% of 
total units to be in this residential land use category, 
consistent with the General Plan. (See Chapter 4 regarding 
Development Standards.) 
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Neighborhood Commercial Mixed-Use (VL-NC/MU) 
(Residential Component)  
This Land Use Designation and Zoning District allows 
residential units within a density range of 7 to 15 du/ac., in 
combination with commercial land uses. Any mixed use 
residential units shall be above ground-floor commercial 
uses. There is no percentage requirement for this land use.

 

Figure 2-5:  Housing Variety shows an overview of 
potential housing types in Vista Lucia within the various 
Land Use Designations and Zoning Districts. The housing 
types shown are examples only; other housing types 
beyond those shown are possible within each residential 
category, providing that density and Development 
Standards are met.  

2.3.2 Affordable Housing Component 

City Affordable Housing Background 
Through the sound planning principles set forth in the 
existing and prior General Plans, including the Housing 
Elements, the City of Gonzales has continually strived to 
meet the affordable housing demands of its residents. 
Currently, within city limits there are 2,312 dwelling 

units:  175 dwelling units are rented by extremely low 
income households, 75 dwelling units are owned by 
extremely low income households, 800 dwelling units are 
rented by low income households, and 415 dwelling units 
are owned by low income households. (City of Gonzales 
2023-2031 Housing Element) 

To create a balanced approach to housing in the future, the 
City initiated the “Neighborhood-Centered Growth”  
concept (City of Gonzales 2010 General Plan, Chapter II: 
Land Use, Page II-19), which focused on “affordability by 
design.” (City of Gonzales 2010 General Plan, Chapter 
IV: Housing, Page IV-55) The goal of these concepts is to 
build neighborhoods comprised of “a variety of housing 
types that create an interesting residential character suited 
to a variety of living situations and income status.”  
Within a 3/8 mile radius, each neighborhood should 
include a school, a central park, neighborhood-serving 
commercial, and civic/public uses, all of which are 
intended to provide those services needed to support 
housing for all income levels.  

These concepts require that all new development result in 
an overall minimum average density consistent with the 
City General Plan (City of Gonzales 2010 General Plan, 
Chapter II: Land Use, Page II-38)  To reach this goal, the 
City requires that at least 15% of all new development be 
zoned high density (15-24 du/acre of attached housing), at 
least 15% be zoned medium-high density (9-15 du/acre of 
attached and detached housing), and at least 15% be zoned 
medium density (6-9 du/acre) (City of Gonzales 2010 
General Plan, Chapter II: Land Use, Page II-38).  At these 
zoning densities, the following will apply:  
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 Low and Very Low income households will be 
served by dwelling units constructed within the 
High density category: Neighborhood Residential 
High (VL-NRH); 

 Low and Moderate income households will be 
served by dwelling units constructed in the 
Medium-High density category: Neighborhood 
Residential Medium High (VL-NRMH); and  

 Moderate income households will be served by 
dwelling units constructed within the Medium 
Density categories: Neighborhood Residential 
Medium (VL-NRM). 

Vista Lucia Affordable Housing Plan 
Vista Lucia has been designed to not only meet, but 
exceed, the goal of providing commercial and public 
services and a mix of residential housing to serve residents 
of every income status within each neighborhood.  Both of 
the Vista Lucia Neighborhoods include at least one school 
site, a neighborhood green, a central park, and multiple 
smaller parks and walkways, a neighborhood commercial 
center, and the option for several civic and public 
facilities. In general, the housing closest to the community 
core of each neighborhood is the densest, which is 
intended to serve those households with limited means to 
access commercial and public facilities, and is less dense 
towards the perimeter of the Project area where alternative 
transportation might be needed to access these types of 
facilities. Several miles of planned landscape corridors 
and promenades, however, will link the entire community, 
creating a sense of place and connectivity for all residents. 
Using the “affordable by design” concept, Vista Lucia will 
provide up to 3,498 residential dwelling units: 

 729 dwelling units are projected to be multi-family 
units within both the Vista Lucia Neighborhood 
Residential High density zoning district (15-24 
dwelling units per acre) and the Vista Lucia 
Neighborhood Commercial/Mixed Use density 
zoning district (7-15 dwelling units per acre). 

o 640 dwelling units are projected as 
traditional multi-family units and 
approximately 89 dwelling units will be 
mixed-use residential units in the 
commercial areas. 

o One of the goals of this zoning district is 
to provide housing opportunities to very 
low and low income households.  

o These dwelling units will be primarily 
“for rent.” 

o These dwelling units account for 
approximately 21% of the total project. 

 540 dwelling units are projected to be multi-
family and single family attached and detached 
units on small lots within the Vista Lucia 
Neighborhood Residential Medium-High 
density zoning district (9-15 dwelling units per 
acre). 

o One of the goals of this zoning district is 
to provide housing opportunities to low 
and moderate income households.  

o These dwelling units are expected to be 
both “for rent” and “for sale.” 

o These dwelling units account for 
approximately 16% of the total project. 

 1,239 dwelling units are projected to be single 
family detached units on small to medium size 
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lots within the Vista Lucia Neighborhood 
Residential Medium density zoning district (6-9 
dwelling units per acre). 

o One of the goals of this zoning district is 
to provide housing opportunities to 
moderate income households. 

o These dwelling units are expected to be 
both “for rent” and “for sale.” 

o These dwelling units account for 
approximately 35% of the total project. 

 990 dwelling units are projected to be single 
family detached units on medium to standard 
size lots within the Vista Lucia Neighborhood 
Residential Low density zoning district (3-7 
dwelling units per acre). 

o Depending on the affordability limits 
established by Monterey County 
Housing, some of these units will 
provide affordable housing opportunities 
for moderate income households. 

o These dwelling units are expected to be 
“for sale.” 

o These dwelling units account for 28% of 
the total project. 

The foregoing demonstrates Vista Lucia’s compliance 
with the City’s “affordability by design” concept.  At each 
zoning density, Vista Lucia meets or exceeds the 
percentage of dwelling units required within each density 
type.  More importantly, based on the Association of 
Monterey Bay Area Governments’ assignment to the City 
of Gonzales of an obligation to provide 198 very low and 
low income affordable housing units, Vista Lucia will 

provide all of the dwelling units needed to meet the City’s 
obligation to provide dwelling units to very low and low 
income households. Furthermore, more dwelling units will 
be available to moderate income and workforce 
households than are required to meet all of the City’s 
obligation to provide the same.  In other words, the City’s 
“affordability by design” concept will achieve the goal of 
providing a “variety of housing types” for a “variety of 
living situations and income status.”   

To ensure that the needs of very low and low income 
households are met, 20 acres within the high density 
zoning category will be donated to qualified affordable 
housing builders or the City.  Dedication of this land will 
provide affordable housing builders the opportunity to 
construct up to 422 multi-family dwelling units which will 
be made available to households which qualify as meeting 
the very low and low income criteria.  Within the Santa 
Lucia Neighborhood, the approximately 10 acre site 
identified as Block 6 has been identified for this purpose.  
Block 6 is near the community core and close to the first 
phase of development.  This approximately 10-acre parcel 
will be dedicated to an affordable housing builder or the 
City when the infrastructure necessary for development of 
the parcel is in close proximity and upon request for 
dedication from an affordable housing builder or the City.  
The second parcel, Block 25, which is approximately 10 
acres, will be dedicated concurrent with development of 
the Gabilan Neighborhood. 

Subject to the terms of the Development Agreement, thirty 
“self-help” lots will be set aside in Block 3 and an 
additional nineteen “self-help” lots will be aside in Block 
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20 for the construction of what is commonly referred to as 
“sweat equity” homes.  These “self-help” homes are 
intended to serve the low income and moderate income 
community.  

Additionally, to provide housing for which moderate 
households should qualify, a tentative map for Block 4, a 
medium density parcel in the Santa Lucia Neighborhood 
will be submitted to the City for processed concurrent 
with this Specific Plan. This tentative map for medium 
density housing will provide for approximately 169 lots 
and is intended to produce housing for which moderate 
households will qualify.  A second medium or medium 
high density block in the Gabilan Neighborhood will be 
mapped for lots which are generally between 3,000 and 
4,000 square feet, the goal of which is to provide 
additional housing for which moderate households will 
qualify. 

The planning elements set forth in the General Plan, 
which will be implemented through the Specific Plan, are 
but one way to address affordable housing.  Outside of 
providing affordable housing opportunities, the City will 
work with the affordable housing builders in preparing a 
program to market and assist with financing the affordable 
housing opportunities created by Vista Lucia to residents 
of Gonzales. The Vista Lucia Affordable Housing 
Program will include:  

 a homebuyer education program; 
 a targeted marketing campaign to alert households 

which are eligible for affordable housing of 
housing units to be constructed within Vista Lucia;  

 preparation of a list, to be maintained by the City, 
of households which are eligible and interested in 
affordable housing; and  

 a pre-qualification and lending program for 
affordable housing households, offered by a 
qualified bank/mortgage broker. 

The Vista Lucia Affordable Housing Program will be 
prepared and implemented by the City, with the assistance 
of the affordable housing builders, prior to the first 
affordable housing units being available to the public. 
Through implementation of the planning principles set 
forth in the Vista Lucia Specific Plan, the City’s General 
Plan, the City’s Housing Element, and the Vista Lucia 
Affordable Housing Program, affordable housing 
opportunities will be provided within Vista Lucia.  

Development of the remaining property within the City, 
assuming that these same principles are applied, will result 
in more than double the number of affordable housing 
units which the development of Vista Lucia will include. 

 Collectively, the planned residential development within 
the City will create a more balanced mix of housing which 
provides rental and ownership opportunities to a variety of 
income levels; all of which is being planned consistent 
with the Neighborhood Centered Growth and Affordable 
by Design concepts set forth in the City’s 2010 General 
Plan and the City’s 2015-2023 Housing Element, and 
general principles of sound land planning for socially 
integrated and economically thriving communities.
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Figure 2-5:  Housing Variety                                                                                                              
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2.3.3 Commercial Land Use Designations and Zoning 
Districts 

Neighborhood Commercial Mixed-Use (VL-NC/MU) 
(Commercial Component) 
The Neighborhood Commercial Mixed-Use Land Use 
Designation and Zoning District allows for uses including 
retail, office, civic, and other public land uses. This land 
use also allows residential units or offices above retail 
uses, as well as residential uses above offices.  
Commercial uses are centralized within neighborhoods, 
providing easy walking distance from all residential 
homes, and are located closest to highest density 
residential Zoning Districts, in conformance with General 
Plan standards and guidelines. 

 

 

2.3.4 Public/Quasi-Public Land Use Designation and 
Zoning Districts 

Parks and Open Space (VL-P/QP) 
This Land Use Designation and Zoning District includes 
passive and active recreation uses, as well as other public 
facility uses. Active uses may include such facilities as 
ballfields, soccer fields, sport courts, playgrounds, grassy 
playfields, trails, fitness areas, dog parks, or other such 
uses. Passive uses may include gardens, plazas, natural 
areas, monument features, gazebos, picnic areas, and other 
public gathering spaces, as well as City indoor recreation 
areas. Functional uses might include drainage facilities, 
detention or retention, water supply wells and tanks, or 
other infrastructure facilities. Approximately 152 acres of 
interconnected parks, trails, promenades, and other open 
space will be provided within the two neighborhoods. Of 
the 152 acres, a minimum of 79 acres will be Project 
parklands, promenades, and neighborhood greens, thereby 
increasing the City’s existing public park and recreation 
acreage by nearly five-fold. Specific uses will be planned 
and specifically designed with the appropriate facilities to 
meet the needs of the community. 

Following are descriptions of the various types of open 
space, parks, neighborhood greens, and promenades that 
could potentially be included in Vista Lucia. Figure 2-6: 
Open Space and Park System illustrates an overview of 
the diversity of parks, school fields, and green spaces that 
are envisioned for Vista Lucia. The following photos and 
illustrations are examples only; actual designs and 
amenity features will be determined at the time each open 
space feature is phased and developed. 
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Figure 2-6:  Open Space and Park System  
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Community Parks 
Two Community Parks are included, one in each neighborhood, 
together totaling 29 acres (14 acres in the Santa Lucia 
Neighborhood, 15 acres in the Gabilan Neighborhood), both 
centrally accessible for residents and visitors. These parks may 
contain such features as large play fields, sports courts, garden 
sitting areas, trails, or a performing outdoor amphitheater. Each 
will be treated as a destination connected by pedestrian 
connectors, along with other open space elements and key 
community features.  

 
 
 
 
 
 
 
 
 
 
 

 
 
 
             Examples of Typical Community Parks  
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Neighborhood Parks 
The Vista Lucia Project includes five neighborhood parks 
connected by promenades and distributed throughout the 
two neighborhoods, totaling approximately 28 acres. Each 
neighborhood park will have its own character and set of 
amenities, depending on the neighborhood needs.  

 

 

 

Examples of Typical Neighborhood Parks  
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Examples of Typical Pocket Parks  

 

 

Pocket Parks 
Within each residential neighborhood, small areas of 
green space can provide relief, respite, and recreation for 
local residents, in addition to breaking up the visual 
aesthetics of streetscapes and buildings. Not all potential 
pocket parks are shown on Figure 2-1:  Land Use 
Designations and Zoning Districts. Additional pocket 
parks are encouraged within residential neighborhoods. 
These pocket parks may vary in size from one-quarter to 
one acre each and may be varied in their character, 
function, and shape.  
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Neighborhood Greens  
At the heart of each neighborhood will be a neighborhood 
green. Each will have its own character and be used as a 
community focus area, encouraging such activities as 
farmers’ markets, craft fairs, exhibits, displays, music 
programs, outdoor meeting venues, garden walks, and 
other passive uses. Examples of neighborhood green 
features might include a bandstand, a clock tower, a 
monument, landscape art, passive gardens, park benches, a 
fountain, an interactive splash pad for children, a 
hardscape plaza, or other appropriate amenities.  

 

 

 

 
 

 
Examples of Typical Neighborhood Greens 
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Promenades  
The promenade system, also described in Section 3.2.3: 
Circulation and Mobility, and illustrated in Figure 2-8: 
Connectivity, Walkability, and Active Lifestyle, includes 
a network of special project-defining open space features. 
The promenade system is characterized by wide 
landscaped medians, designed as linear parks, to provide a 
four-mile-long system of road-separated, median 
greenways that will connect neighborhoods to community 
parks, schools, shopping areas, and other community 
features. Promenades provide greenway access to the 

centers of the two neighborhoods and throughout the 
residential areas within neighborhoods. Figure 2-7: Aerial 
View of The Gabilan Promenade and Santa Lucia 
Neighborhood Green is an illustrative image of the view 
looking down a promenade toward the distant Gabilan 
Mountains. Figure 2-8: Connectivity, Walkability, and 
Active Lifestyle illustrates the system of promenades, 
bikeways, and other greenway elements that implement 
the Vista Lucia interconnective model. Sample photos of 
connecting promenades and linear greenways are also 
included.  

            

           Figure 2-7: Aerial View of The GabilanPromenade and Santa Lucia Neighborhood Green 
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Amenities along these promenades may include such 
features as multi-use walking and biking paths, flower 
gardens, sitting areas, entry arbors, plaza spaces, 
landscape sculpture, kiosks, shade trees, bicycle rental 
facilities, garden settings, or other landscape features. 
Photos on this page illustrate examples of various 
promenades. 
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Figure 2-8: Connectivity, Walkability, and Active Lifestyle
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Paseos 
Paseos are pedestrian and bicycle open space connectors 
placed in between residences or other buildings, linking 
neighborhoods to parks, open spaces, and other 
community amenities. Paseos should be a minimum of 20 
feet wide with pathways and landscaping. 

 
 
Detention, Drainage, Agricultural Buffers, and Other 
Open Space 
Vista Lucia includes various additional open space areas 
necessary for infrastructure facilities and separation 
between development areas and ongoing agricultural 
operations.  

The south (along Fremont Peak Parkway), and northwest 
(extension of Fanoe Road), and east (along Iverson Road) 
Project boundaries are shown as temporary agricultural 
buffers, as designated in the General Plan or City policies. 
The Land Use Designation for these areas within Vista 
Lucia calls for a 200-foot buffer between existing on-
going agricultural uses and residential development, 
schools, commercial uses, parks, trails, and certain other 

Project uses. Roadways, utilities, infrastructure facilities, 
drainage channels, detention-retention basins, and similar 
uses are permitted within these buffer zones. At such time 
that the adjacent agricultural lands become developed, 
these buffers will become eligible for conversion to 
development. 

  

The north (along Vista Lucia Parkway) edge and a portion 
of the southeast edge of the Project site are adjacent to 
permanent agricultural operations.  Concurrent with 
development of parcels adjacent to these areas of the 
Project site, a screening plan shall be submitted to the 
City.  The screening plan shall specify the location of (a) a 
naturalistic visual screen separating the Project Area from 
the agricultural operations, consisting of dense plantings 
of tall trees, screening shrubs, or other vegetation that are 
native or adaptive to the Salinas Valley region, or (b) a 
minimum five foot (5’) fence separating the Project Area 
from the agricultural operations in the event private 
property borders directly on a permanent agricultural 
buffer. The trees, shrubs, and other vegetation chosen for 
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the visual screen shall be sufficiently mature when planted 
to ensure that the visual screen will be effective within 
five (5) years of approval of the first subdivision in the 
Project Area. The landscape plans shall also specify 
maintenance requirements and responsibilities for the 
visual screen or fence. (See also Figures 3-8e and 3-8f in 
Chapter 3 and Section B8 Agricultural Buffer Areas in 
Appendix B)  

 

Schools, Streets, and Other Public Facilities  
(VL-P/QP) 

The VL-P/QP Land Use Designation and Zoning District 
allows for the construction of schools, street dedications, 
and the development of other public utilities and 
infrastructure. 

Schools 
Sites for two 12-acre schools, one within each 
neighborhood, and one 18-acre school within The Gabilan 
Neighborhood, are shown in Figure 2-1. Schools may 
serve also as neighborhood gathering centers and would 

have access to adjacent or nearby parks, a neighborhood 
green, or a retail center, via the system of promenades or 
other trails.  Public and private schools are permitted 
within the Vista Lucia Neighborhood Residential Low 
Density (VL-NRL) and Neighborhood Residential 
Medium Density (VL-NRM) Districts.  

An elementary school site along Fanoe Road has been 
offered as a donation to the Gonzales Unified School 
District. 

(Note: school sports fields and playgrounds are not 
included in the tabulation of parks and open space acreage 
in Table 2-1:  Land Use Summary). 

Street Dedications 
Within the Public/Quasi-Public Land Use Designation and 
Zoning District, street dedications for the main roadway 
framework are also included. Within each land use parcel 
shown on Figure 2-1:  Land Use Designations and Zoning 
Districts, internal local neighborhood roadways will also 
be included in street dedications and will be determined as 
each tentative tap is developed.                                                           
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2.4. Phasing Concept 

Development of Vista Lucia will occur in multiple phases, 
depending on market demand and assurance that there is 
adequate infrastructure for each “Block” of land 
developed. Sequencing also coordinates the construction 
of facilities such that:   

 applicable improvements are completed when 
needed so each Block of development is adequately 
served; 

 improvements in each Block can support associated 
development in compliance with City policies and 
standards; and 

 development in each Block can support the costs of 
the required improvements. 

Figure 2-9: Sequencing and Direction of Growth, depicts 
the initial sequencing of the project blocks.  Development 
of the blocks is anticipated to start in the southwestern 
quadrant of the project site (Block 1) and move eastward 
(towards Block 29) and northward (towards Blocks 9 and 
10).  The sequencing plan is for schematic purposes only 
and is not intended to control or limit the size of each 
block or the direction of development within the project 
area.  The sequence and sizing of each block will be 
dictated by market, economic, and other considerations.  

Changes to the conceptual phasing plan, in whatever 
sequence or form they are implemented, will be consistent 
with the requirements and land uses in this Specific Plan 

and associated Development Agreement(s) and shall not 
be subject to a Specific Plan Amendment.  

Construction of the neighborhood centers, retail 
components, and mixed use elements will likely be phased 
as enough residences are developed for the market to 
support them.   Development of any block will include 
public and private infrastructure necessary for that block. 
Each block may include sub-phases which may require the 
recordation of multiple final maps.  

All public and private recreation facilities and other 
amenities will be constructed commensurate with 
residential and commercial development needs, pursuant 
to terms in the Development Agreements and other 
entitlement provisions. This includes the residential 
neighborhood and community parks, the village greens, 
the promenades, neighborhood parks, and trails.   

2.4.1 Grading 

All lots, roadways, and other improved areas within a 
block shall be graded sufficiently to provide for the 
appropriate development. A grading borrow/stockpile area 
may be established in a future phase area, if necessary, to 
accommodate extra grading material. 

It is expected that grading of the Specific Plan Area will 
balance cut and fill material without the need to export or 
import soils.  
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2.4.2 Roadways  

Roadways shown within a block shall be improved and 
constructed per the applicable road cross sections as 
identified in Section 3: Circulation & Mobility. This 
includes paving for sidewalks, paths, and travel lanes, 
landscaping, lane and crosswalk striping, traffic signals, 
street furnishings, and infrastructure elements within the 
right-of-way.    

Key arterial roadways, such as Fanoe Road, Vista Lucia 
Parkway, and others will be phased in stages according to 
the amount of traffic generated by the project 
development. Development Agreement(s) between the 
City and developer will further establish in more detail the 
phased construction of roadway improvements and how 
the financing programs will be used to fund construction 
and maintenance of roads serving Vista Lucia.      

Where roadways terminate at a construction block 
boundary, appropriate barricades, and signage, as 
approved by the Gonzales Public Works Director, shall be 
installed to alert roadway users of the street termination. 
All temporary turnarounds, if necessary, will be 
constructed per Gonzales City Code requirements. 

2.4.3 Utilities  

Utilities, including water, wastewater, storm drain, 
telephone, cable, electricity, and other utility connections, 
will be installed to serve each block prior to issuance of 
the occupancy permits. All utilities will be fully 
operational prior to building occupancy. Connections shall 

be constructed so that future blocks can connect to 
previously installed utility infrastructure.  

The provision of all infrastructure and public services are 
described in more detail in Section 4: Infrastructure & 
Public Services.  

2.4.4 Schools  

As stated earlier in this VLSP, parcels for three 
educational facilities have been identified within the 
Specific Plan Area. These will be phased as needed to 
meet the demands of the Project.  
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Figure 2-9: Sequencing and Direction of Growth 
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CIRCULATION AND 
MOBILITY 

This section describes the Vista 
Lucia circulation and streetscape 
plan, including the roadway 
hierarchy and proposed mobility 
systems for motorists, pedestrians, 
bicyclists and transit users.
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 Introduction 
The Circulation Element of the City’s General Plan 
provides a generalized circulation diagram to support its 
adopted land use element. At that high level, the General 
Plan analysis was limited to identification of system 
deficiencies, and the need for future backbone facilities – 
major roadways – to carry the traffic of future City 
growth. The analysis studied roadway segments for 
general operations but did not perform a detailed 
intersection analysis. 

The GP and the City’s Neighborhood Design Guidelines 
call for streets in New Development Areas to be 
“…organized to emphasize high connectivity between 
neighborhoods.” Also, designs and street patterns should 
provide for “…a range of options, enabling designers to 
accommodate most traffic with two-lane streets.” It calls 
for “grid or modified grid patterns,…”, incorporating 
high connectivity, with only limited use of cul-de-sacs, 
and adds, “however, a traditional rectilinear block pattern 
is not the only way to achieve connectivity.” In addition, it 
encourages the use of roundabouts, through-streets, and 
“…Class 1 bike and pedestrian facilities along open space 
corridors and perhaps in the center of wide medians.” 

Figure 3-1: Connectivity Diagram, Gonzales General Plan 
is a schematic diagram, from the General Plan, showing 
the overall connective circulation concept for the City’s  

 

 

New Growth Areas, followed by Figure 3-2: Connectivity 
Diagram Detail, Vista Lucia, an enlargement of the 
northern system specifically highlighting the Vista Lucia 
site. 

 
Figure 3-1:  Connectivity Diagram, Gonzales General Plan 
 

 
Figure 3-2:  Connectivity Diagram Detail, Vista Lucia 
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Based on the planning efforts by projects such as Vista 
Lucia and other landowners within the SOI area, the City 
decided in 2016 to further refine its infrastructure 
planning in anticipation of the new development. To that 
end, the City initiated the 2019 Sphere of Influence 
Circulation Study as one component of a larger 
infrastructure study effort. The purpose of the circulation 
study was to determine the future long-term need for 
roadways and rights-of-way as Specific Plan applications 
are evaluated. 

 Vista Lucia Circulation Concept 
Roadway circulation within Vista Lucia will be 
characterized by a modified loop-and-grid roadway 
system, consistent with the GP conceptual guidelines and 
the City’s Neighborhood Design Guidelines, providing 
easy access and connectivity within the Project. 

The design of the roads for Vista Lucia are intended not 
only to provide efficient through connectivity, achieving 
optimal street and lot design, but also to create a 
pedestrian and bicycle-friendly community as well as 
traffic calming through such devices as roundabouts, 
bulbouts, and other design features. Principal streets are 
aligned to create strong sight lines toward central 
amenities that reinforce a boulevard character and sense of 
place within each neighborhood. These sight lines will 
occur especially along the promenade streets and collector 
streets, oriented toward neighborhood centers, major 
parks, schools, and to distant mountains. Internal local 
roadways for development will be laid out in grid, 

modified grid, or concentric patterns, encouraging through 
roads over cul-de-sacs, and providing multiple routes in 
and out of residential and commercial neighborhoods and 
the community as a whole.  

3.2.1 Street Naming 

As indicated in Section 2, major streets within the Vista 
Lucia City circulation plan will be referred to as follows: 

Existing GP Name   Vista Lucia SP Name 

Associated Lane   Vista Lucia Parkway 
Arterial A    Mt. Toro Parkway 
Arterial B (Zinfandel extension) Fremont Peak Parkway  
Burgundy Way (extension)  Gabilan Promenade  
Fanoe Road (extension)  Fanoe Road  

3.2.2 Main Vehicular Backbone Network  

Figure 3-3: Arterial Connection Plan illustrates the 
proposed main backbone arterial roadway system that 
facilitates through traffic and provides efficient access via 
Fanoe Road from the west, Mt. Toro Parkway (Arterial A) 
from the South and west, and Vista Lucia Parkway 
(Associated Lane) from the north and east from Highway 
101. Mt. Toro Parkway also provides access southward 
from Vista Lucia to the planned future mixed-
use/commercial retail center located south of Vista Lucia, 
(as shown on the General Plan Land Use Diagram), 
through Johnson Canyon Road and beyond. Fremont Peak 
Parkway (Arterial B) provides a connection from Fanoe 
Road to Mt. Toro Parkway to the east and into the Gabilan 
Neighborhood. Consistent with the General Plan’s 
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Circulation Element, the Project’s arterial roadways, Mt. 
Toro Parkway, Fremont Peak Parkway, Fanoe Road, and 
Vista Lucia Parkway, provide the needed movement of 
cars and people to and through the Project site without 
negatively impacting the interior integrity and walkability 
of the two Vista Lucia Neighborhoods.  

3.2.3 Main Pedestrian-Bicycle Circulation Network 

As described in Section 2.2.1 Neighborhood Greenway 
Connection Concept, and illustrated in Figure 2-6: Open 
Space and Park System, and Figure 2.8: Connectivity, 
Walkability, and Active Lifestyle, the residential 
Neighborhoods in Vista Lucia are organized around 
pedestrian-friendly greenway linkages to parks, schools, 
and community centers to encourage walking, biking and 
active community interaction, consistent with General 
Plan goals. Vista Lucia’s nearly four-mile-long 
promenade system and three-mile-long Class I trail system 
is designed to facilitate a continuous pedestrian and 
bicycle-friendly network of connections between 
amenities and community centers, keeping the greenway 
linkages separated from the main vehicular backbone 
system. External connections to other areas of the City are 
incorporated into the Vista Lucia system as well. This 
walkable community approach will serve to: 

 Promote healthy lifestyles; 
 Minimize impacts on regional air quality by 

reducing local vehicle traffic and greenhouse gas 
emission;  

 Promote safety and security within homes and 
residential neighborhoods;  

 Create safe accessible routes to schools; and 
 Encourage interaction between neighborhoods. 

Residential neighborhoods are designed such that 
residents are within a maximum quarter-mile walking 
distance (6-7 minutes) to a neighborhood park, a school, a 
community park, a local shopping center, or a 
neighborhood central green.  

Section 2.3.3 Public/Quasi-Public Land Use Designations 
and Zoning Districts, describes the promenade network as 
both a linear component of the parks and open space 
system, as well as part of the circulation and mobility 
system. The promenade’s vehicular roadway components 
include one-way collector roads on each side of the central 
linear greenways, while the central greenways provide 
pedestrian and bicycle linkages throughout the 
community. Figure 3-3 Arterial Connection Plan 
illustrates this method of separating the pedestrian-
friendly promenade network from the main vehicular 
arterial system. 

Paseos are greenways that connect pedestrians directly 
through neighborhoods in areas where street connections 
are impractical. Along main drainageways and between 
residences, trails within these open spaces are pedestrian 
connectors within and between neighborhoods. They are 
often designed as a component of individual developments 
adding a further layer of the connective network. 
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Figure 3-3: Vehicular Connection Plan 
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3.2.4 Major Points of Access 

There are four main points of access into Vista Lucia, with 
several secondary access points into the Project: 

 Vista Lucia Parkway, extending eastward from 
the Highway 101 interchange around the perimeter 
of the Santa Lucia Neighborhood, will contain 
multiple points of access into Vista Lucia 
residential blocks within both the Santa Lucia 
Neighborhood and the Gabilan Neighborhood. 
These access points will include three central 
promenade roads that enter the Santa Lucia 
Neighborhood and extend into its neighborhood 
core, as well as multiple points of connection 
eastward into the Gabilan Neighborhood core.   

 Gabilan Promenade, off of Fanoe Road, eastward 
from the existing Burgundy Way intersection, will 
extend into the heart of the Santa Lucia 
Neighborhood and into its neighborhood green. 
This central promenade will have several access 
points into individual residential blocks.  

 Fremont Peak Parkway, eastward from Fanoe 
Road, at Zinfandel Drive, along the southern edge 
of Vista Lucia, will connect with Mt. Toro 
Parkway and extending into the Gabilan 
Neighborhood as a collector road. This road will 
provide multiple points of access northward into 
Vista Lucia Neighborhoods in both the Santa Lucia 
and Gabilan Neighborhoods. 

 Mt. Toro Parkway, northward into Vista Lucia, 
connects with Vista Lucia Parkway. This road will 
provide points of connection along its frontage into 
Vista Lucia Neighborhoods in Santa Lucia 
Neighborhood. Mt. Toro Parkway is also projected 
to eventually extend southward from Fremont Peak 
Parkway, providing access to the future mixed-use 
retail center, south of the Vista Lucia site, and 
beyond. 

It should be noted that Iverson Road, on the far eastern 
border of the Gabilan Neighborhood, will not be provided 
direct access to or from Vista Lucia, but will remain a 
County road. 

3.2.5 Project Circulation and Street Hierarchy  

The circulation plan for Vista Lucia contains a hierarchy 
of street types, consistent with estimated traffic volumes 
and street functions. Figure 3-4: Vehicular Circulation 
Network and Hierarchy of Street Types illustrates the 
projected ultimate network of the main roadways within 
Vista Lucia at buildout and the classification of main 
street types throughout Vista Lucia. Typical roadway 
cross-sections for each street classification are discussed 
and illustrated below. 

Most internal local streets are not shown in Figure 3-4. 
Each individual subdivision map will establish internal 
local street layouts and configurations. 
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Figure 3-4:  Vehicular Circulation Network and Hierarchy of Street Types 
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 Roadway Cross Sections and Other 
Mobility Features 

3.3.1 Arterial Streets 

Arterials are the main high-capacity public streets that 
connect various areas of the City of Gonzales to one 
another and provide main access to Vista Lucia and 
through travel. Figure 3-3: Vehicular Connection Plan, 
illustrates the locations and alignments of the Vista 
Lucia’s arterial streets. Depending on adjacent land uses 
(agriculture or development) and anticipated traffic 
volumes, the cross-sections for these streets will have 
various rights-of-way and may have either two traffic 
lanes in each direction or one lane in each direction at 
ultimate street buildout. A separated Class I bicycle path 
is provided along certain arterial streets. Direct driveway 
access is limited along these arterials. Arterial streets for 
Vista Lucia are as follows: 

 Vista Lucia Parkway (Associated Lane)—
Ultimately a 4-Lane Arterial Street from its 
intersection at Fanoe Road, westward to Highway 
101, and a 2-Lane Arterial Street from its 
intersection at Fanoe Road eastward accessing both 
Santa Lucia and Gabilan Neighborhoods. The 
current 25-foot County road right-of-way will be 
expanded as necessary to accommodate traffic 
volumes to and from Vista Lucia and Fanoe Road. 
It will initially be built as a 2-Lane Arterial, to be 
potentially expanded to a 4-Lane Arterial as 

residential subdivisions build out and traffic 
volumes require the expansion.   

 Fanoe Road—Ultimately a 4-Lane Arterial Street, 
connecting southern and northern sections of 
Gonzales east of Highway 101 and north of 
Johnson Canyon Road, becoming Herrold Parkway 
south of Johnson Canyon Road. Fanoe Road will 
be extended past its present northern terminus, 
connecting with Vista Lucia Parkway. It will 
initially be built as a 2-Lane Arterial, to be 
improved to a 4-Lane Arterial as residential 
subdivisions build out and traffic volumes are 
sufficient to require the expansion. 

 Mt. Toro Parkway—A 2-Lane Arterial, paralleling 
Fanoe Road, which will connect southern and 
northern sections of Gonzales as Arterial A in the 
City General Plan from Gloria Road to Vista Lucia 
Parkway along the eastern side of Gonzales, as 
future projects are developed. This street will also 
provide relief for Fanoe Road and access the Santa 
Lucia Neighborhood, as well as provide access to 
the planned future major mixed-use center in the 
southern property adjacent to Vista Lucia. 

 Fremont Peak Parkway—A 2-Lane Arterial, 
connecting Fanoe Road to Mt. Toro Parkway, 
along the southern edge of the Vista Lucia 
boundary.  East of its intersection with Mt. Toro 
Parkway, Fremont Peak Parkway will become a 
collector road, extending into the Gabilan 
Neighborhood. (Note: This roadway will not 
provide connection to or from Iverson Road.). The 
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right-of-way will be part of a 200-foot temporary 
agricultural buffer along the southern Project 
boundary.  

Figures 3-5a through Figure 3-5f illustrate typical sections 
for the various ultimate 4-Lane Arterial Street conditions.  
 

 

                                 

          Figure 3-5a:  4-Lane Arterial Section--Vista Lucia Parkway west from Fanoe Road to Gonzales Slough Looking West 
 

 
         Figure 3-5b:  4-Lane Arterial Section--Vista Lucia Parkway west from Gonzales Slough to Highway 101 Looking West 
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Figure 3-5c:  4-Lane Arterial Section--Fanoe Road north from Burgundy Way to Rhone Way Looking North 
 

 
Figure 3-5d:  4-Lane Arterial Typical Section--Fanoe Road north from Vista Lucia southwest property boundary to Burgundy 
Way Looking North 

 



 C I R C U L A T I O N  A N D  M O B I L I T Y   |  3  

 VISTA LUCIA ADMINISTRATIVE DRAFT SPECIFIC PLAN | 3-10 

 
Figure 3-5e:  4-Lane Arterial Alternate Section—Showing a Fronting Local Residential Street--Fanoe Road north to Rhone 
Way, Looking North (See Figure 3-14: Fronting Local Roadway Preliminary Concept--Fanoe Road, north of Burgundy Way) 

 
 

       

 
Figure 3-5f:  4-Lane Arterial Section: Agriculture Both Sides--Fanoe Road north from Rhone Way to Vista Lucia Parkway, 
Looking North 
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Figures 3-6a through Figure 3-6d illustrate typical sections for 2-Lane Arterial Streets under various conditions 
relating to agriculture and abutting development.

Figure 3-6a:  2-Lane Arterial Section: Temporary Agricultural Buffer One Side--Fremont Peak Parkway westward from Mt. 
Toro Parkway to Fanoe Road, Looking West 
 
 
 

 
Figure 3-6b:  2-Lane Arterial Section--Permanent Agricultural Buffer One Side--Vista Lucia Parkway westward from first 
Project collector road to northwest edge of Vista Lucia development, Looking West 
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Figure 3-6c:  2-Lane Arterial Section-- Agriculture Both Sides--Vista Lucia Parkway westward from northwest edge of Vista 
Lucia development to Fanoe Road intersection, Looking West 
 
 

   
Figure 3-6d:  2-Lane Arterial Section--Development Both Sides--Vista Lucia Parkway from Mt. Toro Parkway to first 
northern Project collector street; Mt. Toro Parkway southward from Vista Lucia Parkway to Fremont Peak Parkway 
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Figures 3-7a and 3-7b illustrate two typical conditions for 
Iverson Road, one with homes backing up to the permanent 

agricultural buffer and the other with a local fronting road 
along the permanent agricultural buffer. 

 
Figure 3-7a:  Development backing up to existing Iverson Road with Agricultural Buffer Looking North 
 
 

 
Figure 3-7b:  Development fronting on existing Iverson Road with Agricultural Buffer Looking North 
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3.3.2 Collector Streets 

Collector streets are the primary traffic routes that link 
residential neighborhoods to each other, to public services, 
to shopping centers, and to Arterials. The 90-foot right-of-
way will have one travel lane in each direction, a bike 
lane, and parking on each side of the road, with a raised  

 
median or center turn lane. See Figures 3-8a-3-8b Typical 
Collector Street Section and Figure 3-8b:  Collector Street 
Section: Temporary Agricultural Buffer One Side. Minor 
realignments of Collector streets may occur as approved 
by the City without amending the Specific Plan.   

                    Figure 3-8a:  Typical Collector Street Section 
      

Figure 3-8a:  Collector Street Section: Temporary Agricultural Buffer One Side--Fremont Peak Parkway eastward from     
Mt. Toro Parkway     
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3.3.3 Promenade Streets 

Inspired by such street systems as the “Camellon” central 
greenway network in Mexico City, Commonwealth 
Avenue in Boston, Las Ramblas in Barcelona, Victoria-
by-the-Bay in Hercules, California, and others, Promenade 
Streets function as connectors and provide vehicular and 
central pedestrian-bicycle linkages to various parks, 
school sites, and other community features. Each of the 
Promenade Streets will include 10-foot-wide multi-use 

paths within its center greenway for pedestrians and 
bicycles for their entire length. See Figure 3-9: Typical 
Promenade Street Section. One-way travel lanes will flow 
in each direction on each side of the central greenways.  
Rear lane homes are encouraged along Promenade Streets 
to further emphasize the pedestrian feel and function of 
these streets, although homes will also be allowed to have 
front driveway access on these streets. Minor realignments 
of Promenade Streets may occur as approved by the City 
Engineer without amending this Specific Plan.   

 

Figure 3-9:  Typical Promenade Street Section 
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3.3.4 Neighborhood Square Loop Streets 

The two Neighborhood Square Loop streets will form the 
heart of each neighborhood center, around each of the two 
village greens. They will be designed to be closed off 
periodically, with temporary bollards or similar treatments 
for special events such as farmers markets, art shows, or 
other community events. 

This street type will be designed with two one-way travel 
lanes with diagonal parking on each side. On the outside, 
a wide sidewalk will create a walkable environment and  
 

Figure 3-10: Typical Neighborhood Square Loop Section  
 

 

provide space for outdoor dining, benches, and strolling 
around commercial, residential, and park areas. To help 
reinforce the village green character and improve bicycle 
safety, textured hardscape treatments, including special 
pavers and other enhancement features, may be used. 

A cross-section of the Neighborhood Square Loop 
roadway is shown in Figure 3-10: Typical Neighborhood 
Square Loop Section. Minor realignments of 
Neighborhood Square Loop streets may occur as approved 
by the City Engineer without amending the Specific Plan.   
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3.3.5 Local Neighborhood Streets 

Local Neighborhood Streets, consisting mostly of grid and 
concentric paralleling streets, will provide circulation 
within residential neighborhoods and between 
neighborhoods. They also connect with the main roads 
which provide access from residential areas to public 
services, shopping centers, and recreation areas. Local 
streets have a minimum 56-foot right-of way, with one  

travel lane in each direction and on-street parking. See 
Figure 3-11: Typical Local Street Section (Residential 
Both Sides). Though a limited number of cul-de-sacs are 
permitted and may be advantageous on some Local 
Neighborhood Streets, direct connections to Collectors 
Arterials, and other neighborhood streets are generally 
desirable.  

 

  
    Figure 3-11: Typical Local Neighborhood Street Section (Residential Both Sides) 
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Figure 3-12: Typical Local Neighborhood Entry Street 
Section illustrates a typical entry street into a 
neighborhood. A landscape buffer may be necessary to 

provide public utility easement (PUE) from the sidewalk 
to a residential fence or wall.  

 
 

 
 

            Figure 3-12: Typical Local Neighborhood Entry Street Section (Residential Both Sides) 
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3.3.6 Neighborhood Rear Lanes 

Neighborhood Rear Lanes will occur in residential 
neighborhoods where driveways are accessed from the 
back of the lot or building. This will be desirable for those 
single-family houses or townhomes that front on parks, 
Promenades, Collectors, 2-Lane Arterials, or streets where 
frontage on a key community feature requires a pedestrian 
friendly feel.  

Neighborhood Rear Lanes will be accessible from Local 
Streets, designed to extend an entire block, and may be 
one-way or two-way. Figures 3-13: Neighborhood Rear 
Lane Sections, illustrate various rear lane street 
conditions. 

 
Figures 3-13: Neighborhood Rear Lane Sections 
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3.3.7 Sound Wall Minimization with Fronting Lots   

In keeping with the City Neighborhood Design Guidelines 
and Standards (adopted by the City in 2008), and in order 
to avoid excessive use of sound walls and homes backing 
up to Arterial Roads such as Fanoe Road, the local 
residential local roadway layout may employ the design 
technique wherein the residential road fronts on the 
Arterial Road, illustrated in Figure 3-14: Fronting Local 
Roadway Preliminary Concept. Shown is a typical cross 
section and plan view of the Fanoe Road concept, with 
homes fronting on a local residential street, separated from 

Fanoe Road by a landscaped greenbelt and Class 1 
separated bikeway. This same fronting layout concept 
may also be employed on such streets as Fremont Peak 
Parkway, Mt. Toro Parkway, and Vista Lucia Parkway. In 
this example, the nearest Fanoe Road travel lane is shown 
with approximately 100 feet of separation from the nearest 
living area of the fronting homes at final Fanoe Road 
buildout.  In the interim condition, Fanoe Road will be 
built as a 2-Lane Arterial, making those travel lanes even 
farther from the nearest living area. 

. 
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Figure 3-14: Fronting Local Roadway Preliminary Concept  
(Fanoe Road, north of Burgundy Way) 
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3.3.7 Traffic Calming  

Following is an overview of some of the measures 
available to be used in the circulation system to encourage 
safer, more efficient streets. 

Roundabouts 
 Roundabouts have higher vehicle capacity than 

stop signs or traffic signals; if well-designed, they 
can slow traffic to less than 12 m.p.h., yet allow for 
a continuous flow. 

 They have a lower maintenance cost than typical 
signal-controlled intersections.  

 There is less delay than other forms of traffic 
control, and there is up to 30% less pollution. 

 The use of roundabouts will create a distinctive 
character for the Collector network. 

 Designs will conform to City and Caltrans 
standards. 

 Accidents are typically less severe, 90% fewer 
casualties. 

 Noise levels are reduced—no stops/acceleration. 

 

Lane Narrowing 
Narrow lanes (10-11 ft. wide) have been shown to reduce 
speeds and minimize crashes on city streets by way of 
reducing the paved roadway and making drivers wary of 
traffic and adjacent users. 

Bulbouts and Chokers 
Bulbouts narrow the roadway at intersections, slowing 
traffic, while chokers narrow the roadway at a mid-block 
point. They can be combined with traffic tables (see 
below) to create high-quality pedestrian crossings. 
Chokers can also be used on low-volume, two-way streets 
to require facing motorists to yield to one another. 

 
Bulbout Example—at intersection 

 
Choker example—mid-block 
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Special Paving Textures                                         
Pavement appearance can be altered through treatments 
that add visual interest, such as colored or pattern-stamped 
asphalt, concrete, or concrete pavers, which can be used to 
make other traffic-calming techniques more noticeable to 
drivers, while also creating a textured surface that causes 
drivers to cross more slowly. 

Medians and Safety Islands 
A pedestrian safety island reduces the exposure time 
experienced by a pedestrian in the intersection. Raised 
medians and pedestrian safety islands allow pedestrians to 
cross one direction of traffic at a time. This significantly 
reduces the complexity of the crossing effort. 

 

 
 
 
 
 

Raised Crossings or Traffic Tables 
Traffic tables, or speed tables, are raised pavement areas 
at intersections or crosswalks, usually with a flat top, 
encouraging motorists to slow down when entering. When 
speed tables are combined with pedestrian crossings, at an 
intersection or mid-block, they are called raised crossings. 

 

3.3.8 Farm Vehicle Mitigation 

The cross sections in this Specific Plan indicate that 
roadway segments of Fanoe Road and Vista Lucia 
Parkway will front agricultural land uses and existing or 
planned residential land uses. These roadways must 
accommodate agricultural vehicle traffic. At the edge of 
pavement agricultural vehicles will have access to the 
farmland. These vehicles typically park on the shoulders 
during planting or harvesting season. Where medians are 
constructed, agricultural traffic openings will be provided 
for left-turns or U-turns, on a case-by-case basis.  
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3.3.9 Bicycle Network 

Vista Lucia’s circulation system includes numerous levels 
of pedestrian and bicycle facilities that interconnect the 
residential neighborhoods with the schools, parks, 
commercial centers, and to each other. All streets within 
the community have either sidewalks or bike paths on 
both sides within the street rights-of-way. Following are 
descriptions of generalized bikeway types.  

Class I Multi-Use Paths 
Class 1 multi-use paths, which are completely separated 
from streets and for the exclusive use of bicycle and 
pedestrian traffic, are provided along Vista Lucia’s main 

Arterial streets, within Promenade streets, within parks, or 
adjacent to some perimeter agricultural buffer areas. Class 
1 bike paths may be either paved or compacted dirt, 
depending on the location and function of the path, and 
shall be a minimum of 8 feet wide.   
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Class II Bike Lanes 
The bicycle circulation system also includes Class 2 
bicycle lanes, which allow one-way bike travel on a street 
that typically includes sharrows or other markings along 
Collectors and other main streets. Bike lanes will be a 
minimum of 6 feet wide.  

 

 
 
 
 
 
 
 
 
 
 
 
 
 

Class III Bike Routes 
Class 3 bikeways are on-street bike routes especially 
designated with signage or designated sharrows as such 
along Collectors and Local Neighborhood streets. 
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3.3.10 Transit 

Gonzales is a member of the Monterey-Salinas Transit 
District, formed in July 2010, which serves a 280 square-
mile area of Monterey County and southern Santa Cruz 
County. 

 

 

 

The Vista Lucia project applicant, in coordination with the 
City of Gonzales and the Monterey Salinas Transit 
Authority, will work cooperatively to identify the most 
effective ways to provide transit service to and from Vista 
Lucia, with convenient and accessible pick-up locations in 
each of the Vista Lucia neighborhood centers, along with 
any other necessary bus stop locations within the Project. 
Interim locations may be provided in early phases until the 
neighborhood centers are completed.  

Within a civic building and other appropriate locations in 
the neighborhood centers, a message board will be 
provided for the purposes of posting bus schedules, park-
and-ride facility locations, and notices of availability for 
alternative transportation services such as airport shuttles, 
neighborhood ride-shares, or commercial ride share 
services. The Development Agreement(s) will specify 
when and where such a sign will be placed and who will 
be responsible for its construction and maintenance.

 



 D E V E L O P M E N T  S T A N D A R D S  A N D  R E G U L A T I O N S  |  4  

 VISTA LUCIA ADMINISTRATIVE DRAFT SPECIFIC PLAN | 4-1 

 

 

 
 

 
DEVELOPMENT 
STANDARDS AND 
REGULATIONS 

This section includes Specific Plan 
development standards and use 
regulations 
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 Development Standards and Use 
Regulations 

The California Government Code (Title 7, Division 1, 
Chapter 3, Article 8, Sections 65450 et seq.) grants 
authority to cities to use specific plans for purposes of 
implementing the goals and policies of the city’s general 
plan. This VLSP establishes a set of zoning development 
standards and use regulations for the proposed 
development. These development standards and use 
regulations are to be used in conjunction with Section 6: 
Administration, Implementation, and Financing. 

The development standards and use regulations contained 
in this VLSP will supersede the zoning standards and use 
regulations contained in Title 12 of the Gonzales Zoning 
Code, except where otherwise stated in this VLSP.  

4.1.1 Residential Development Standards 

In order to meet current housing needs, the residential 
land uses shown in this VLSP together exceed densities 
from General Plan requirements, being consistent with 
good land planning practices for “growing agricultural 
communities.” Following are standards for both detached 
and attached residential housing types. 

Detached Residential Development Standards 
A detached residential unit is defined as a dwelling unit 
that does not share a common wall with another dwelling 
unit and provides both front door and garage access from 
a residential street or driveway. 

Product types within this category may include but are not 
limited to: 

 Front-loaded Single Family Units: Single family 
homes on individual lots, with driveways fronting 
on residential streets. 

 Detached Auto-court Cluster Units: Single family 
homes with living spaces oriented toward a street, 
community paseo, or other open spaces, generally 
with entry off of a central shared auto court drive. 

 Rear lane-loaded single-family units: Single homes 
on individual lots with driveways and garages 
facing onto rear alleys or lanes. 

Development of detached residential units are regulated 
by the following standards: 

 Individual lots will be accessed by a residential 
street, lane, or common driveway; 

 All units must include an attached or detached 
enclosed garage with two side-by-side parking 
spaces, adequate room for at least two vehicles, and 
one interior and one exterior electrical vehicle 
charging outlet; 

 Setbacks shall be measured from (i) the back of 
sidewalk or if no sidewalk exists, setback shall be 
measured from (ii) the edge of the right-of-way; 

 Allowed encroachments into setbacks include: 
porches and patios, landings, steps, bay oriel 
windows, fireplaces, utility boxes, cantilevers, roof 
eaves, and other similar features; 
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 Front porches will have a minimum depth of six 
feet and may encroach up to five feet into the 
setback; 

 Private rear yard space or private side yards may 
utilize reciprocal use easements; 

 Accessory dwelling units (ADUs) and guest houses 
are permitted per California Senate Bill SB9, and 
other state laws as they may be updated through the 
life of this Specific Plan.  ADUs and guest houses 
do not count towards the maximum number of 
residential units permitted within this project; 

 The amount of living space in an accessory 
dwelling unit or guest house shall be determined by 
the City Zoning Code; 

 Wood burning fireplaces shall be prohibited. 

Attached Residential Development Standards 
Attached residential units are defined as two or more 
dwelling units that share a common wall. Entries are often 
oriented to common open space areas or a street. 

Product types may include but are not limited to: 
 Duplexes or Duets: two single-family attached 

homes with primary entries and walks facing the 
street or community paseos. Private outdoor living 
space can occur in front, rear and/or side yards. 
Automobile access is via street or alley. Resident 
parking spaces are provided in garages and guest 
parking spaces are provided in driveways, on local 
streets, or in designated parking areas. 

 Attached Auto-Court Clusters: attached multi-
family homes with living spaces oriented toward a 

street, community paseo, or other open spaces, 
generally with entry from a shared auto court drive. 
Automobile access is via street or motor court. 

 
 
 Townhomes: single-family attached homes with 

primary entries facing a street or common open 
space; generally private patios are included. 
Accessed from the rear, with attached garages, 
covered carports, or open parking spaces. 
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 Multi-family Apartments or Condominiums: 
attached multi-family homes with entries from 
common areas or parking areas; automobile access 
is via an alley or private drive. Resident parking 
spaces are provided in garages or designated on-
site parking spaces, and guest parking spaces 
provided on local streets or in designated parking 
areas. 

 
A pedestrian circulation system will link unit entrances 
within the same development, with connections to project-
wide pedestrian systems. Guest parking will be 
accommodated in designated parking areas and visually 
screened from common open space as much as possible. 

 

 

 

Development of attached residential units shall be 
regulated in accordance with the following standards: 

 Private open space may be provided in the form of 
patios, decks, or balconies, where appropriate. 

 Common open space may be provided in the form 
of landscaped courtyards, plazas, commonly 
accessible roof-top gardens or decks, swimming 
pools, pocket parks, or similar features and 
amenities. 

 Pedestrian pathways may be incorporated into the 
site design as appropriate for safety purposes. 

 Vehicular access and circulation shall be via 
private driveways, entry drives, parking drives, or 
parking courts. 

 Parking may be provided within residential 
buildings, in surface parking areas with or without 
carports, parking structures, or in designated areas. 
Tandem parking spaces are not allowed, except in 
cases for parking within individual units. Electric 
vehicle charging stations shall be installed at all 
such parking areas. 

 Wood burning fireplaces are not permitted in 
attached residential units. 

Development of all residential units within the Specific 
Plan site will be regulated by the standards described 
below and as set forth in Table 4-2: Residential 
Development Standards, followed by examples of typical 
development types and dimensions shown in Figures 4-1a 
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though 4-1e:  Residential Product Examples. These 
figures are examples only for the purpose of illustrating 
some product types and dimensional measurements.  
These examples do not necessarily represent the full range 
of potential housing types. 

Neighborhood Center/Mixed-Use Residential 
Attached residential development is allowed in the 
Neighborhood Center/Mixed-Use Zoning District, as 
described above and more particularly set forth in Table 4-
2: Residential Development Standards. Mixed-Use 
residential is  defined as above-ground-floor vertical 
(mixed uses in the same building, stacked).  
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Table 4-2:  Residential Development Standards

 

Feature 

Dimension  

(see 
Figures  
4-1 a-e) 

  
Neighborhood 
Residential Low 

(VL-NRL) 

Neighborhood 
Residential 

Medium  

(VL-NRM) 

Neighborhood 
Residential 

Medium-High 

 (VL-NRMH)7 

Neighborhood 
Residential High 

(VL-NRH)7 

Neighborhood 
Center /  

Mixed-Use  

(VL-NC/MU)7 

Building height (maximum) 1  35 ft. 35 ft. 45 ft. 45 ft. 45 ft. 

Lot area (minimum square 
feet) 

 
4,500 sf. 2,800 sf. N/A N/A N/A 

Lot depth (minimum) 2  90 ft. 60 ft. N/A N/A N/A 

Interior lot width (minimum) A 45 ft. 30 ft. N/A N/A N/A 

Corner lot width(minimum)  55 ft. 40 ft. N/A N/A N/A 

Parking spaces per unit 
(minimum) 7  

2 enclosed 
spaces per 

dwelling unit  

2 enclosed 
spaces per 

dwelling unit  

Studio – 1 
1 bdrm. – 1.5 
2 bdrm. – 2 
3 bdrm. – 2 

0.5 guest spaces  
 

Studio – 1 
1 bdrm. – 1.5 
2 bdrm. – 2 
3 bdrm. – 2 

0.5 guest spaces  
 

Studio – 1 
1 bdrm. – 1.5 
2 bdrm. – 2 
3 bdrm. – 2 

(Shared guest 
parking with 
Commercial) 

 

Front setback 
(Living space to back of 
sidewalk) (min.) 

B 
18 ft.; 12 ft. with 
swing-in garage 10 ft. 10 ft. 10 ft. N/A 

Side setback 
Interior (min.) to adj. 
residential lot 4 

E 5 ft. 3 ft. 

5 ft;  
10 ft. between 

bldgs.  
or to rear lane 

10 ft. between 
bldgs. 

 
N/A 

Side setback 
Corner (min.) 3 F 10 ft. 10 ft. 15 ft.  15 ft.  N/A 
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Feature 

Dimension  

(see 
Figures  
4-1 a-e) 

  
Neighborhood 
Residential Low 

(VL-NRL) 

Neighborhood 
Residential 

Medium  

(VL-NRM) 

Neighborhood 
Residential 

Medium-High 

 (VL-NRMH)7 

Neighborhood 
Residential High 

(VL-NRH)7 

Neighborhood 
Center /  

Mixed-Use  

(VL-NC/MU)7 

Rear setback (Front-loaded 
units) Living space to rear 
property line (minimum). 

G 20 ft. 15 ft. 15 ft. 10 ft. N/A 

Porch and Balcony 
Encroachment (maximum) 

C 5 ft. 5 ft. 5 ft. 5 ft. N/A 

Porch minimum depth  6 ft. 6 ft. 6 ft. 6 ft. N/A 

Residential Garage setback  
Front-facing garage to back of 
sidewalk (minimum) 

D 18 ft. 18 ft.. N/A N/A 20 ft. 

Residential Garage setback  
To side-loaded (swing in) 
garage 

 15 ft. 15 ft. 15 ft. N/A 15 ft. 

Residential Rear-loaded 
garage minimum rear setback5 

H 4 ft. (apron) 4 ft. (apron) 4 ft. (apron) N/A 4 ft. (apron) 

Accessory structures minimum 
side and rear setback 6 

 5 ft. 5 ft. 5 ft. 5 ft. 5 ft. 

High-efficiency electric 
furnaces and water heaters 

 Shall be 
Included 

Shall be 
Included 

Shall be Included Shall be Included Shall be Included 

(1) As measured from finished pad elevation. architectural projections including elevator towers, cupolas, or other elements may exceed the maximum height limit by up to 10 feet. 
(2) Lot depth measured from street right-of-way to rear property line or alley center line. Lot depth shall not exceed a ratio of four times the lot width. 
(3) Setback is total for one side only, as measured to adjacent property line. Architectural features such as bay windows, second story balconies, roof overhangs, etc., may encroach up 

to 24 inches into front, side, rear, and corner side setbacks, as long as a 36-inch minimum is maintained from the sidewalk and property line. Mechanical equipment (e.g., air 
conditioner units, etc.) is allowed to extend 3 ft. into the interior and corner side yard and rear yard setbacks but is not permitted on the rooftops of detached residential units. 

(4) Attached Townhomes on adjacent lots with no common wall may abut each other. However, if there is a separation, it shall be a minimum of 10 ft. between buildings 
(5) Driveway apron length measured from face of garage to edge of alley or rear lane pavement. Garage openings must be set back a minimum of either 18 feet to accommodate 

additional cars in driveway, or a minimum of 5 ft. for maneuvering area into the garage from the alley or rear lane. Garages set back 5 feet must incorporate roll-up doors. 
(6) Any accessory structure including carports detached from the principal structure shall be separated by a minimum of 5 ft. and be located behind the rear yard gate or fence. 
(7) Multifamily and hotels with fewer than 20 dwelling units must provide at least 10% of total parking spaces as electrical vehicle (EV) “ready.” Multifamily and hotels with more than 

20 units must also support EV charging spaces. 
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Figures 4-1a, b, c, d, e:  Residential Product Examples (With typical Dimensions A-G shown as referenced in Table 4-2) 

 

                                                                                                   

         4.1a: Low Density Detached 
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 4.1b:  Medium Density Small Lot Detached 
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                                                                                4.1c: Medium Density Detached (courtyard)  
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4.1d: Medium and Medium-High 
Density Attached Townhome (rear lane 
access) 
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4.1e: High Density Attached, Cluster 
Parking
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4.1.2 Commercial Development Standards 

The Neighborhood Commercial/Mixed-Use Land Use 
Designation and Zoning District within Vista Lucia is 
primarily intended to provide for commercial shopping 
services and office uses specifically targeted to the local 
residents and visitors. Typical commercial uses 
appropriate within this district include retail commercial, 
commercial services, professional offices, and other 
businesses that would provide commercial services and 
enhance the economic base for the City of Gonzales. 

Commercial development of the two Neighborhood 
Commercial/Mixed-Use Centers shall be regulated by the 
commercial standards set forth in Table 4-3: Mixed Use 
Development Standards and the following development 
regulations: 

 Buildings fronting a neighborhood green are 
encouraged to be two stories in height, or greater. 
Architectural features incorporated into buildings 
or built as part of the neighborhood green, such as a 
clock tower, a monument, or landscape sculptural 
feature, or corner tower feature, are permitted and 
may extend beyond the height limit. 

 Up to 89 residential units at a density of 7-15 du/ac 
may be constructed as vertical mixed-use 

developments, with residential units over 
commercial See Section 2.3.1 Residential Land 
Use Designations and Zoning Districts.  

 Commercial parking areas shall be located behind 
buildings to the extent possible, allowing the 
building architecture to front on streets and open 
spaces and shall provide efficient and convenient 
access to building entrances. 

 Live-work units that are a mix of commercial and 
residential uses are encouraged.  

 Commercial parking requirements may allow 
reduced shared parking standards as defined in the 
Zoning Code. The Community Development 
Director or their designee may allow a reduction in 
the total number of required parking stalls for any 
mix of uses.  

 Electric vehicle charging stations shall be installed 
in commercial parking areas. 

 Priority parking shall be provided for electric 
vehicles. 

 Commercial buildings are encouraged to include 
‘end of trip’ for bicycles–facilities such as showers, 
secure bicycle lockers, and changing spaces for 
bicycle riders. 
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 Table 4-3:  Mixed Use Development Standards 

Feature 
Neighborhood Mixed-Use 

(VL-NC/MU) 

Lot area (minimum square feet) 4,000 sf. 

Maximum Floor Area Ratio (FAR) 1 Per Gonzales City Code Sec. 12.80.040 

Lot width 
Interior (minimum) 
Corner (minimum) 

 
N/A 
N/A 

Parking on-site spaces   Per Gonzales City Code 

Parking landscape requirements Refer to Appendix B Landscape Guidelines  

Mixed-Use shared parking allowance See Section 3.1.2 of this Specific Plan 

Rear building setback 10 ft. 

Minimum setback from street 10 ft. 

Minimum building setback from parking, drive aisle, or street 
ROW 10 ft. 

Building height (maximum) main structure 2,3 45 ft. 

Minimum distance between buildings 0 ft. or 15 ft. 

Residential density allowance Shall be at a minimum of 7 du/ac up to maximum of 15 du/ac 

Landscaping site (planting, plazas, walks) coverage (minimum) 15% of site area 
Notes:  
1. FAR is the ratio expressed as a percentage of the total floor area of buildings allowed on a given lot compared to the total area of the lot. Each floor in a multiple story building is 

included as floor area in these computations. This FAR includes residential or office mixed use units in addition to commercial.  
2. Additional building height for second and third story units is allowed for mixed-use buildings and developments, subject to the approval of a Conditional Use Permit. Building 

height is measured from the finished building pad elevation. 
3. Architectural projections, including elevator towers, cupolas, clock towers, roof vents and other elements may exceed the maximum height by up to 10 feet. 
4. Ground-level or “horizontal” residential uses will not be allowed in Mixed Use Districts without a General Plan Amendment. 

 
 

 

 

 



 D E V E L O P M E N T  S T A N D A R D S  A N D  R E G U L A T I O N S  |  4  

 VISTA LUCIA ADMINISTRATIVE DRAFT SPECIFIC PLAN |4-15 

4.1.3 Public/Quasi-Public Development Standards 

The Public/Quasi-Public Zoning District within Vista Lucia 
is primarily intended to provide for community public 
and quasi-public uses such as schools, parks, open 
spaces, and other public facilities. Public/Quasi-Public 
development within the Project shall be regulated by the 
development standards set forth in Table 4-4: Public/ 
Quasi-Public Development Standards.   

Table 4-4: Public/Quasi-Public Development Standards 

Feature Public/Quasi-Public  
(VL-P/QP) 

Lot Size (sq ft) N/A 

Lot Frontage (ft) N/A 

Lot Depth (ft) N/A 

Lot Width (ft) N/A 

Front (ft)1 [See GCMC Section 12.100.040] 

Rear (ft)1 [See GCMC Section 12.100.040] 

Side (ft)1 [See GCMC Section 12.100.040] 

Floor Area Ratio (FAR) 0.7 

Max Building Height (ft) 35 (Two Stories) 

Parking & Loading (3) [See GCMC Section 12.120.160] 

Parking landscape 
requirements 

Refer to Appendix B 
Landscape Guidelines 

Notes: 
1. The minimum front, side, and rear yards in the VL-P/QP district shall be equal to the 
respective front, side, and rear yards required in the most restrictive abutting district; 
provided, that no yard adjoining a street shall be less than twenty feet (20’) and that 
no interior yard shall be less than ten feet (10’). See also MC 18.66.100-18.66.140. 

 

 

4.1.4 Comparison of City Codes and Specific Plan 
Development Standards  

Whenever the provisions in this Specific Plan conflict 
with the Zoning Code or the City Neighborhood Design 
Guidelines and Standards, the provisions of this Specific 
Plan will take precedence.  Whenever this Specific Plan is 
silent on development standards, the Zoning Code or City 
Neighborhood Design Guidelines and Standards will 
prevail. For the purpose of implementing the Zoning Code 
when the Specific Plan is silent on a development standard 
or use regulation, see Table 4-5: Implementing Zoning 
Districts.  The City will use the Zoning Code or 
Neighborhood Design Guidelines and Standards 
corresponding to the applicable Specific Plan Zoning 
District in determining which Zoning Code or other 
development standards and use regulations to apply if they 
are absent in this Specific Plan. 
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Table 4-5: Implementing Zoning Districts  
 City Equivalent Zoning Designations  
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 X       

VL-NRM  X       

VL-NRMH   X      

VL-NRH    X     

VL-NC/MU 
 

    X    

VL-PF       X  

VL-P/OS 
       X 

 

 

 Use Regulations 
Table 4-6: Use Regulations identifies the main statutory 
permitting and approval requirements for each land use. 
Where a land use is not identified, or this Specific Plan is 
otherwise silent, provisions identified in the Gonzales City 
Municipal Code (GCMC), Section 12.56, shall apply. 
Where there is uncertainty, the Community Development  
Director has the discretion to decide on the suitability of 
the proposed use. 

4.2.1   Schools  

Two elementary school sites and one middle school site 
shown in the Specific Plan have been set aside for school 
use for project-related and community school needs. 

4.2.2   Land Uses in Agricultural Buffer Areas 

In accordance with the City's Agricultural Mitigation 
Policy, only certain uses are permitted within agricultural 
buffers. Necessary infrastructure uses, such as drainage 
basins, utility corridors, public safety facilities, well sites, 
road rights-of-way, and other public facilities are 
permitted in these buffers. 

In the event that the temporary agricultural buffers within 
Vista Lucia are no longer necessary in the future as a 
result of termination of agricultural uses on a neighboring 
property which is in the City's Sphere of Influence and 
intended for development, the Vista Lucia agricultural 
buffers may be removed and developed consistent with 
this Specific Plan.  
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4.2.3   Temporary Land Uses 

All temporary uses of land, such as circuses or carnivals, 
parking lot sales, special exhibits and displays, and sales 
of seasonal merchandise (Christmas trees, pumpkins, 
fireworks, etc.) shall remain regulated by Section 12.24 of 
the Gonzales Municipal Code. 
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   Table 4-6: Use Regulations 
     Key to Land Use Regulations:   

        --  Use Not Allowed   

        P  Permitted Use (Site Plan review may still be required) 

        C Conditional Use Permit Required

 

Table 4-5: Use Regulations 

Permitted and Conditional Use Residential Districts Mixed-Use District Public/Quasi Public 
Districts 

 VL-NRL VL-
NRM 

VL-
NRMH VL-NRH VL-NC/MU VL-P/QP 

Residential Uses       

Single Family Detached P P -- -- -- -- 

Single Family Attached (Duplexes or Duets, Attached 
Auto-court Clusters, Row Townhouses, etc.) P P P -- C 

-- 

Multiple-family Apartments or Condominiums -- P P P P -- 

Mobile Home Park -- -- -- -- -- -- 

Large/small Family Daycare P P P P P C 

Non-profit fitness/athletic facility to serve residents P P P P P P 

Senior Citizen Housing  P P P P C -- 

Residential Care Facilities  C C P P C -- 

Convalescent Home/Nursing Home C C P P C -- 

Temporary Tract Offices/Models 4 P P P P P -- 

Accessory Buildings and Uses2 P P P P C C 

Accessory Dwelling Unit (ADU) P P P P C -- 

Home Occupation/Business Office P P P P P -- 
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Table 4-5: Use Regulations 

Permitted and Conditional Use Residential Districts Mixed-Use District Public/Quasi Public 
Districts 

 VL-NRL VL-
NRM 

VL-
NRMH VL-NRH VL-NC/MU VL-P/QP 

 
Commercial, Office, and Retail Uses 

     
 

Adult Entertainment Facility -- -- -- -- -- -- 

Private Sports Recreation Club/Athletic Fitness Club -- -- C C P C 

Art, dance, music, or craft studios/school -- -- -- -- P P 

Service Station, Self Service, Carwash, Mini-marts -- -- -- -- C -- 

Retail Sales 1 -- -- -- -- P -- 

Drive-in and Drive-through Food and Sale -- -- -- -- C -- 

Ambulance and Private Emergency Service Providers  -- -- -- -- C C 

Family Amusement Centers  -- -- -- -- C C 

Home Occupation  P P P P P -- 

Hotel/Motel  -- -- -- -- C -- 

Theaters (Indoor) -- -- -- -- C -- 

Restaurants and Bars -- -- -- -- P -- 

Banks and Financial Institutions -- -- -- -- P -- 

Professional Offices -- -- -- -- P -- 

Veterinary Clinics and Hospitals -- -- -- -- C -- 

Co-Working Spaces5 -- -- -- C P C 

Mini-Storage Facilities -- -- -- -- -- -- 

Public/Quasi-Public Uses       

Club, Lodge, Hall, Fraternal Organization -- -- -- -- -- C 

Libraries, Museums, and Galleries3 -- -- -- -- P P 

Temporary Agricultural Stands, Farmers Market, Others 9 -- -- -- -- C C 
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Table 4-5: Use Regulations 

Permitted and Conditional Use Residential Districts Mixed-Use District Public/Quasi Public 
Districts 

 VL-NRL VL-
NRM 

VL-
NRMH VL-NRH VL-NC/MU VL-P/QP 

Plant nursery, tasting rooms, and other specialty 
commercial uses -- -- -- -- -- C 

Schools, Prublic or  Private, Nursery Schools P P P C C P 

Park, Playground P P P P P C 

Public Indoor Recreation Facilities P P P P P C 

Public Utility Service Yard, Station, or Facility7 C C C C C P 

Post Office—Mail Services6 -- -- -- -- P -- 

Public Schools (DELETE) P P P C C -- 

Church, Other Institutions for Religious Observance C C C C C -- 

Public Building: Police, Fire , Library -- C C C P -- 

Roof-Mounted Solar Collectors and Equipment8 P P P P P P 

Ground-mounted Solar Collectors and Equipment8 -- -- -- C C P 

Water Supply Wells P P P P C P 

Parks, Trails, Urban Gardens, Dog Parks, Local 
Recreational Uses P P P P P P 

NOTES: 
(1) All Commercial and Service uses set forth in CGMC Section 12.56, except as restricted by Table 4-5—Use Regulations—shall be allowed wihin Vista Lucia.  Additionally, the 

following commercial and retail uses shall be deemed similar to and permitted within Vista Lucia: farmers’ market, bakery, laundry service, art store, antique store, 
delicatessen, florist shop, interior decorating shop, picture framing shop, professional office or studio, apparel store, bicycle shop, bookstore and cafe, camera shop, candy 
store, drug store, furniture store, hardware store, health food store, hobby supply store, jewelry store, leather goods and luggage store, music store, paint and wallpaper 
store, parcel delivery service, pet and bird store, shoe repair shop, shoe store, sporting goods store, stationary store, supermarket, tailor and dressmaker, toy store. 

(2) Accessory buildings and uses on the same lot with any of the above uses. 
(3) Outdoor museums, wildlife centers, community gardens, and environmental learning exhibits permitted under VL-P/QP (Open Space). 
(4) Temporary tract offices, model homes, and construction materials yards allowed within tract while being developed. 
(5) Co-working spaces are spaces where people assemble in a neutral location to work independently on different projects, or in groups on the same projects. A co-working 

space includes work areas in which several workers from different companies may share a common space, allowing cost savings and convenience through the use of 
common infrastructure, such as equipment, utilities, and receptionist and custodial services. 

(6) The USPS is encouraged to work with the City on site planning of Post Office and other mail facilities. 
(7) Storage and other Utility Services as distinguished from Police and Fire facilities under Emergency Service Providers. 
(8) State law supersedes local regulations; however, the City encourages roof-mounted units. 
(9) All temporary uses of land, such as circuses, carnivals, lot sales, seasonal sales (Christmas trees, etc.) shall remain regulated by Section12.24 of the Gonzales Municipal Code. 
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INFRASTRUCTURE AND 
PUBLIC SERVICES 

This section presents an overview of 
the plan to provide infrastructure 
utilities and public services for the 
Project Area.
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 Introduction 
Implementation of the Vista Lucia Specific Plan will 
include the construction of infrastructure, utilities, and 
public services to serve the Specific Plan Area, all of 
which will be constructed or improved as needed by each 
phase of development to maintain fiscal neutrality for both 
the Vista Lucia residents and the City. 

This includes potable water, sanitary sewer, storm 
drainage, solid waste disposal, fire and police protection, 
and schools. Table 5-1: Service Providers lists the various 
service providers for the Specific Plan Area.  

To provide services to properties within the Sphere of 
Influence, which includes the Specific Plan area, the City 
of Gonzales prepared master plans for water, wastewater, 
and storm drainage. Additionally, a traffic and 
transportation analysis was prepared to review the 
circulation patterns within the Sphere of Influence and 
beyond, including how the urbanization of this area will 
impact the ability of the community to access local 
collector and arterial streets and Highway 101. The City 
has adopted a Rate Study and Report which addresses 
allocation of the funding needed to improve the existing 
water, wastewater, storm drainage, and road systems, or 
funding needed to construct new facilities.    

A new Municipal Services Review will be prepared by 
LAFCo in connection with annexation of the Specific Plan 
Area into city limits." 

Table 5-1: Service Providers 

Service Provider 

Water City of Gonzales 

Wastewater City of Gonzales 

Storm Drainage City of Gonzales 

Electric Service Pacific Gas & Electric 

Telecommunications AT&T, or others as available 

Fire Protection Gonzales Fire Department 

Police Protection Gonzales Police Department 

Parks City of Gonzales 

Schools Gonzales Unified School District 
(or other educational entities)  

Library Monterey County Free Libraries 

Solid Waste Disposal Salinas Valley Solid Waste 
Authority 
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 Water 
The City of Gonzales owns, operates, and maintains a 
potable water distribution system to provide water service 
to the residents and businesses within the City service 
area. Water supply is provided through four (4) existing 
groundwater wells: Wells 4, 5, 6, and 7 (see Figure 5-1: 
SOI Area Water Pressure Zones for the approximate 
locations of each existing well.) The wells discharge water 
directly into the distribution system. The City maintains 
three (3) storage tanks, one 1.0 million-gallon (MG) tank 
and two 3.0 MG tanks, totaling 7.0 MG of storage 
capacity. The tanks are located on the east side of the 
Iverson Road and Johnson Canyon Road intersection, east 
of the City and on the eastern border of the SOI Area. 

With the Specific Plan area being located east of, and 
adjacent to, the existing City limits, expansion of the 
City’s current water distribution will be required to meet 
the development’s ultimate water demands at buildout. 
The City will own, operate, and maintain the storage, 
transmission and distribution system. The project 
applicant will be responsible for building a complete and 
operational water supply, storage and transmission system 
to serve the development that becomes part of the City of 
Gonzales’ potable water system. The water improvements 
would consist of a conventional water system with 
transmission and distribution mains, water service laterals, 
and fire hydrants designed in accordance with the City of 
Gonzales’ standards. 

 

5.2.1 Water Master Plan  

The City of Gonzales’ Existing City Plus Sphere of 
Influence Water Master Plan was approved by the City in 
February 2020 as part of overall infrastructure studies for 
the City’s Sphere of Influence (SOI) Area that is proposed 
for development as part of the City’s 2010 General Plan.  
The purpose of the Water Master Plan is to provide 
preliminary analysis for the backbone water system that 
will serve the existing City and the SOI Area.   

5.2.2 Water Supply 

The City’s water supply comes via four groundwater 
wells, Wells 4, 5, 6 and 7. The wells are rated for 1,200 
gallons per minute (gpm) (Wells 4 and 5), 1,800 gpm 
(Well 6), and 1,500 gpm (Well 7), for a combined 
capacity of 5,700 gpm. The City has developed Well 7 to 
replace Well 3 at that location.  

Water supply for the SOI Area and planned City buildout 
will continue to be provided via groundwater wells. The 
Vista Lucia Project will have the combined existing 
capacity of the City’s wells to serve the Santa Lucia 
Neighborhood. To accommodate the additional water 
supply capacity needed to serve the Gabilan 
Neighborhood of Vista Lucia, and to provide operational 
flexibility, an additional 1,500-gpm well will be required 
for the Vista Lucia development area. The new well will 
be constructed within or in close proximity of the Project 
area in a mutually agreeable location. 
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5.2.3 Water Supply Assessment 

A Water Supply Assessment (WSA) was prepared for the 
Vista Lucia Project as part of the Environmental Impact 
Report (EIR) to confirm that the water supplies will be 
sufficient to meet the Project’s water demands over a 20-
year horizon. Water supply and demand for the Specific 
Plan area was analyzed, consistent with the requirements 
of State Water Code Section 10910 et seq, SB 610, and 
SB 221. 

5.2.4 Peaking and Water Loss Factors 

The Maximum Day Demands and the Peak Hour 
Demands have been developed from the Average Day 
Demands by using peaking factors. These peaking factors 
are used to simulate system operating scenarios and 
analyze the water distribution piping network. Maximum 
Day Demands (MDD) are developed by applying the 
MDD peaking factor (2.5) to the Average Day Demand 
(ADD) estimates. The maximum day demand estimates 
are used to size the supply mains and to determine the 
required supply production rates. The 2.5 peaking factor is 

consistent with the City of Gonzales Water System 
Conceptual Plan published in September of 2011. 

5.2.5 Pressure Zones  

Development of the Vista Lucia project will require the 
development of one new pressure zone in order to provide 
minimum service pressures. Project site elevations 
gradually increase as the topography extends to the east, 
ranging from approximately 150 feet in elevation in the 
northwest to approximately 275 feet in the southeast, 
resulting in the need for one (1) new pressure zone. This 
analysis is based upon the pressure zones shown below: 

 Pressure Zone 1 (existing)—Elevation 125’-222’. 
 Pressure Zone 2 (new)—Elevation 222’-267’. 

The Santa Lucia Neighborhood of Vista Lucia would fall 
in Pressure Zone 1 (existing) and the Gabilan 
Neighborhoodwould fall in Pressure Zone 2 (new). Figure 
5-1: SOI Area Water Pressure Zones shows the location of 
these Pressure Zones with relation to the Vista Lucia 
development.
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Figure 5-1:  SOI Area Water Pressure Zones 
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5.2.6 Fire Flow Requirements 

Water distribution systems must be sized to provide 
adequate fire flows at minimum residual pressures that 
meet or exceed flows specified by the California Fire 
Code (CFC) and local fire jurisdictions. The proposed 
distribution system for the Project is sized to provide 
adequate fire flows at the City-prescribed residual 
pressures and that also meet the minimum flows required 
by the CFC. The fire flow requirements by land use used 
for this analysis are shown below and assume that all 
buildings (residential and non-residential) are to have 
sprinkler systems installed throughout. 

 Residential Single Family—1,500 gallons per 
minute, 20 psi residual pressure for 2 hours; 

 Residential Multi Family—1,500 gallons per 
minute, 20 psi residual pressure for 2 hours; 

 Commercial—1,500 gallons per minute, 20 psi 
residual pressure for 2 hours. 

5.2.7 Water Storage 

The City currently has 7.0 MG of water storage. Reservoir 
sizing is composed of operational storage, fire protection 
storage, and emergency storage. Based on the City’s 
existing water demand as determined in the SOI Water 
Master Plan, the City’s existing required storage is 2.76 
million gallons (MG). Therefore, there are 4.24 MG of 
available storage within the existing system for the initial 
phases of growth in the SOI Area. With water loss, a 10% 
reserve factor, and other factors included, the ultimate  
 

 
buildout of the City and SOI Area will require a total 
volume of approximately 10.16 MG, or approximately 
3.16 MG above current City storage capacity. Of this 
overall capacity, the Vista Lucia Project would be 
required to provide the following water storage by 
pressure zones as follows: 

 Pressure Zone 1: 0.70 MG 
 Pressure Zone 2: 1.34 MG 

The proposed improvements for Vista Lucia include one 
new 1,500-gpm well, sufficient to serve Santa Lucia 
Neighborhood. In addition, a minimum of one new above-
grade water storage reservoir will also be required for the 
project to serve its ultimate buildout area, including 
Gabilan Neighborhood. 

5.2.8 Potable Water System 

The domestic water distribution system will consist of a 
network of pipelines that run underground within rights-
of-way and easements. They will connect with the main 
lateral pipelines as determined by the project engineer(s). 
Water will then continue in distribution pipes through 
easements located in the residential streets. The 
distribution system will be designed in accordance with 
the City’s Municipal Code and Design Standards. Final 
pipe sizes and alignment will be determined during the 
detailed design phases to define pipe sizes for domestic 
and fire flows. The conceptual potable water system 
layout is shown in Figure 5-2: Conceptual Potable Water 
System.  
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Figure 5-2:  Conceptual Potable Water System (Note: Well location may vary, depending on final infrastructure design) 
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 Wastewater 
The City of Gonzales currently provides wastewater 
collection and treatment for Gonzales residents and 
businesses. The City owns and operates the existing 
municipal wastewater treatment plant (MWWTP), which 
is currently permitted to accept up to 1.3 million gallons 
per day (MGD) of wastewater, averaged over a month. 
The plant is currently operating at 1.1 MGD, with 
approximately two-thirds of the flows coming from 
industrial sources with the balance coming from 
residential and commercial users within Gonzales. The 
City expects an increase in wastewater flows in the 
upcoming years due to industrial and residential 
developments, including development within the SOI, 
including the Vista Lucia Project. 

The City of Gonzales has been working to upgrade and 
expand wastewater treatment capacity to accommodate 
the expected increase in wastewater flows. Since the 
General Plan was adopted in 2010, the City has conducted 
several studies to investigate options and 
recommendations for expanding its wastewater treatment 
capacity. This includes the preparation of the Long-Term 
Wastewater Management Plan submitted to the Regional 
Board in August of 2018. The most recent analysis is the 
Final Report – Existing City Plus Sphere of Influence 
Wastewater Master Plan (“wastewater master plan”) 
(Kimley Horn, 2019). The wastewater master plan 
examined four alternatives for providing expanded 
treatment capacity to accommodate new development  

 
within the existing City limits and the SOI area, including  
the Vista Lucia project. Four alternatives were identified, 
and after completing the wastewater master plan, the City 
determined it would implement the alternative to expand 
the existing Gonzales wastewater treatment system. The 
wastewater conveyance (collection) improvements would 
be needed to deliver wastewater to the existing MWWTP 
at full buildout of the Vista Lucia project and the 
remaining SOI area. 

5.3.1 Wastewater Treatment System Improvements 

As stated previously, the existing MWWTP is operating at 
1.1 MGD which means there is limited available capacity 
to serve new development. The MWWTP receives 
existing flows from all uses within the City limits, 
including industrial discharges from the Gonzales 
Agricultural Industrial Business Park. Based on the 
analyses conducted to date, the City elected to expand the 
wastewater system in a two-phased approach.  

The first phase is to construct a 1.0 MGD industrial 
wastewater reclamation facility (IWRF) and associated 
collection system to serve tenants of the Gonzales 
Agricultural Industrial Business Park. The IWRF will 
operate under a separate, non-municipal waste discharge 
permit. Once completed, the IWRF will treat industrial 
flows and greatly reduce the daily demands of the 
MWWTP.  
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The second phase of the expansion will be a major 
rehabilitation and upgrade of the existing MWWTP. The 
resulting wastewater system will meet the current and 
future wastewater demands including the Vista Lucia 
project. The improvements to the existing MWWTP 
would allow increasing capacity from the existing 1.3 
MGD to 1.9 MGD. After moving 1.0 MGD of industrial 
flows to the new IWRF, the 1.9 MGD MWWTP will have 
adequate treatment capacity to handle all wastewater from 
current customers and all development within the City 
limits. The upgraded MWWTP is projected to reach its 1.9 
MGD capacity by about 2032. 

 The planned MWWTP improvements include: 
 Upgrade the existing headworks; 
 Upsize the existing influent pump station; 
 Remove accumulated sludge; 
 Line the existing infiltration ponds to eliminate 

percolation of partially treated wastewater;  
 Replace the pond aeration system to increase the 

air needed for the treatment process; and 
 Improve groundwater monitoring by deepening 

existing monitoring wells and installing two new 
monitoring wells. 

The City will design and construct wastewater conveyance 
improvements needed to connect new developments 
within the SOI area to the upgraded MWWTP. For the 
Vista Lucia project (excluding the first mapped 
subdivision), improvements may include a new lift station, 
upsizing an existing lift station, 2,500 feet of new 15-inch 

pipe to 24-inch pipe to extend the main under Highway 
101, and upsizing approximately 1,500 feet of existing 
sewer mains. Please see Figure 5-3: Location of Existing 
MWWTP.   

5.3.2 Project Wastewater Flow Rates 

Based on the Vista Lucia Land Use Plan, initial overall 
wastewater generation calculations from the Wastewater 
Master Plan report estimate a total flow rate of 
approximately 790,000 gallons per day at full buildout.  
Combined with existing and future City flows of about 
600,000 gpd (for a total of about 1.4 MGD), the expansion 
would be more than sufficient to meet the full buildout 
demand from the Vista Lucia Project. The breakdown of 
these flow rates are based on a flow rate of 55 gallons per 
capita per day, for 3,498 total residential units, this would 
result in a generation rate of approximately 719,540 
gallons per day for the overall Vista Lucia residential 
community. In addition, the following other land use 
generation rates have been calculated to result in the total 
790,000 gpd: 

 Neighborhood commercial rates are based on an 
average of 1,000 gallons per acre, resulting in 
approximately 12,800 gallons per day for the Vista 
Lucia commercial uses. 

 School generation rates are based on an average of 
1,000 gallons per acre per day. For a total of 42 
acres of schools, the overall generation for the 
Project is estimated at 42,000 gallons per day.  
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 Active parks and recreation generation wastewater 
flow rates are based on an average of 300 gallons 
per acre per day. For a total of 51 acres of active 
parks, the generation for the Project is estimated as 
15,300 gallons per day. 

5.3.3 Wastewater Collection System 

Wastewater will be collected in a community-wide gravity 
wastewater system within Vista Lucia, supplemented by 

lift station(s) as required, and then conveyed through 
piping to the existing MWWTP. The wastewater 
generated from the first mapped subdivision of Vista 
Lucia will be conveyed to the existing community to the 
west as shown on Figure 5-4: Conceptual Wastewater 
Collection System. The capacity of the collection system 
will be designed and installed in phases, eventually for 
full build-out of Vista Lucia.  
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Figure 5-3: Location of Existing MWWTP   
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Figure 5-4: Conceptual Wastewater Collection System
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 Drainage and Stormwater 
Management 

Concurrent with phasing of the Specific Plan 
development, the Project developer will be responsible for 
constructing the Vista Lucia stormwater drainage system. 
In keeping up with City and County stormwater 
management goals, the Project will incorporate design 
measures (bio-swales, rain gardens, and other Low Impact 
Development measures) with the objective of capturing, 
conserving, and infiltrating stormwater runoff to the 
maximum extent practical. 

In February 2019, a Conceptual Drainage Master Plan was 
prepared for the City of Gonzales to develop a conceptual 
level backbone stormwater master plan that establishes 
baseline conditions and provides a conceptual level storm 
drain system.  The Conceptual Drainage Master Plan was 
approved by the City in February 2020. 

5.4.1 Existing Conditions 

Vista Lucia naturally slopes from east to west with an 
average slope of 2% across the site. The stormwater 
runoff is picked up in existing drainage channels along 
Fanoe Road and Associated Lane. Ultimately, the 
drainage channels outfall to the existing Gonzales Slough 
to the west. Figure 5-5: Existing Drainage Conditions 
shows the site’s current drainage and stormwater flow 
patterns. 

 

5.4.2 Drainage System Concept 

The City’s design standards require the following: 

 drainage pipes to be sized for at least the 20-year 
design storm for commercial, industrial, and major 
trunk lines and 

 Retention facilities to mitigate the increase in 
runoff for the 100-year design storm. 

As a conservative approach, the Vista Lucia conceptual 
backbone drainage system has been sized based on the 25-
year storm event. The backbone drainage system consists 
of Reinforced Concrete Pipe (RCP) ranging in size 
between 2.0- and 4.5-feet in diameter. Where possible, the 
system has been designed to route off-site flows around 
the proposed development utilizing drainage channels. 
Ultimately, as with existing conditions, all flows are 
routed into Gonzales Slough. Three regional storage 
basins have been incorporated into the drainage network 
to mitigate post-project peak flows to pre-project levels 
for the 10- through 100-year storm events. Figure 5-6:  
Conceptual Drainage System shows the approximate 
locations of the backbone drainage system and proposed 
storage basins. 

5.4.3 Stormwater Quality and Management  

The proposed development is subject to the State Water 
Resources Control Board Construction Stormwater 
General Permit (SWRCB) Order 2009-0009-DWQ and 
the Central Coast Regional Water Quality Control Board 
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(CCRWQCB) Post-construction Stormwater Management 
Requirements (Resolution No. R3-2013-0032). The goals 
of the SWRCB and the CCRWQCB are to minimize the 
negative impacts of urban stormwater runoff.  

 

 

The project will be designed in accordance with 
Construction General Permit requirements. A stormwater 
pollution and prevention plan (SWPPP) will be prepared 

to provide the framework for stormwater treatment during 
construction. Design of the project will incorporate 
specific stormwater quality features to ensure water 
quality is maintained to agency standards throughout 
construction.    

These post-construction requirements emphasize 
protecting and restoring key watershed processes 
impacted by urbanized areas. The Central Coast region 
has been categorized into ten (10) Watershed Management 
Zones (WMZs). Vista Lucia is located mostly in WMZ 4 
with the southeastern boundary along Johnson Canyon 
Road located in WMZ 1. The post-construction 
stormwater treatment requirements in these WMZs require 
the preparation of a Stormwater Control Plan that 
identifies site design and runoff reduction measures, water 
quality treatment measures, runoff retention measures, and 
peak flow management measures.  

Water quality measures will include the use of Best 
Management Practices (BMPs) and Low Impact 
Development (LID) measures to improve the quality and 
rate of stormwater runoff. The use of BMPs during 
construction will incorporate erosion and sediment 
controls. Post-construction BMPs and LIDs will reduce 
pollutants from urban stormwater runoff and prevent the 
contamination of receiving waters.  

LID is an approach to post-construction stormwater 
management that emphasizes the use of small-scale, 
natural, point-source drainage features integrated 
throughout a project area for the purpose of slowing, 
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cleaning, and infiltrating urban runoff to improve the 
quality and reduce the quantity entering the storm drain 
system. The Project will incorporate storm water LID 
measures which will achieve the City’s goal of 
“install(ing) filtration systems in parking lots and other 
large impervious surfaces and retention basins to ensure 
that urban pollutants do not reach the groundwater and 
implement(ing) regimens to inspect and maintain the 
filtration systems on a periodic basis.” 

The final selection and sizing of BMPs and LID measures 
during the construction and post-construction phases will 
consider requirements specific to the type of development, 
proposed flows, and required runoff reductions needed. 
Some examples of LID measures include, but are not 
limited to: 

 Disconnected and separated pavement; 
 Bio-retention facilities, rain gardens, and 

bioswales; 
 Tree planting; 
 Grass swales; 
 Curb cuts and vegetated filter strips; 
 Permeable pavements and porous pavements; 
 Soil amendments; and 
 Pollution prevention and good housekeeping 

practices. 
  

One of the City GP EIR stated goals is to “create new 
naturalistic drainages in the growth area to serve as 
natural habitat and open space…” Vista Lucia drainage 
corridors within agricultural buffers and other open space 

detention and drainages will be evaluated for opportunities 
to, through contouring and planting, create potential new 
habitat areas within the Plan Area.    
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Figure 5-5:  Existing Drainage Conditions  
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Figure 5-6:  Conceptual Drainage System  



 I N F R A S T R U C T U R E  A N D  P U B L I C  S E R V I C E S  |  5  

 VISTA LUCIA ADMINISTRATIVE DRAFT SPECIFIC PLAN  | 5-18 

5.4.4   FEMA Floodplain 
FEMA has developed new flood hazard information and 
revised Special Flood Hazard Areas (SFHAs) in the Vista 
Lucia area. The SFHAs become effective on November 
30, 2023, are available from the FEMA Map Service 
Center for Monterey County, and are shown in Figure 5-7: 
FEMA Floodplain Map. The Vista Lucia area is mapped 
as Zone AE and Zone X (shaded) on FEMA Federal 
Insurance Rate Map (FIRM) Panels 06053C0414H, 
06053C0418H, and 06053C0425H. 
The SFHA is the mapped area subject to inundation by the 
1-percent-annual-chance (100-year) flood. SFHAs include 
areas labeled as Zone AE. Zone AE areas are subject to 
inundation by the 100-year flood event determined by 
detailed methods with Base Flood Elevations (BFEs) 
provided. Mandatory flood insurance purchase 
requirements and floodplain management standards apply 

in Zone AE. Moderate flood hazard areas, areas outside 
the SFHA, include areas between the limits of the 100-
year flood and the 0.2-percent-annual-chance flood (500-
year) flood and are labeled as Zone X (shaded). Portions 
of the northwest section of the Vista Lucia Site is mapped 
as Zone X (shaded). 
The model used by FEMA to develop the new mapping 
will be obtained and used to model and map the existing 
floodplain conditions in the Vista Lucia area for the 
purposes of refined drainage management plans for Phase 
1 of the Vista Lucia project development plans. The 
FEMA models represent the most recent and best 
available data for the area. A proposed conditions model 
will be developed from the FEMA model to evaluate 
potential project impacts to the floodplain. Impacts to the 
floodplain will be mitigated by the regional storage basins.    
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Figure 5-7:  FEMA 100-Year Effective Floodplain Map (Effective Date: 4/2/2009) 
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5.5 Dry Utilities 
It is anticipated that the proposed utility services (electric, 
telephone, and cable) would be provided through 
extension of existing service provider facilities adjacent to 
the development area. All on-site dry utilities would be 
provided through underground infrastructure. Pacific Gas 
& Electric (PG&E) provides electricity service to the 
development area. Any new infrastructure for electric 
service will be in accordance with their requirements. 
PG&E will need to assess their overall system to ascertain 
if off-site improvements will be required to serve the area.  

5.6 Public Services 

5.6.1  Fire Protection 

Fire protection and emergency medical services in the 
Project Area is provided by the Gonzales Fire Department 
(GFD). The station which will serve the Specific Plan 
Area is located at 325 Center St, Gonzales, less than a 
mile from the Specific Plan Area. 

The Department has 15 firefighters. Of those firefighters, 
four are full-time employees (one Fire Chief and three 
Engineers). The Gonzales Fire Department has a “Shift 
Program,” ensuring that the fire station is staffed with at 
least two fire personnel at all times. 

 

 
 
The GFD will review each Tentative Map in relation to 
fire protection facilities. The GFD’s recommendations 
will address the location and spacing of fire hydrants; 
minimum fire flows; water system design; emergency 
access roads and entry systems; location of fire and fuel 
breaks and easements; and special provisions for land 
divisions in hazardous fire areas. 

Implementation of this Specific Plan shall comply with 
the following: 

 All roadways will be all-weather surfaces. Cul-de-
sacs and turnouts will be designed to GFD 
standards. There will be ongoing maintenance of 
the roads to enable access for fire vehicles to and 
within the Project site. 

 Building numbers and street signs will be lighted to 
City standards so that emergency vehicles, 
including police and ambulances, can locate 
addresses in the event of an emergency. 
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 Fire hydrants will be installed in accordance with 
GFD requirements. 

 Prior to approval of the Tentative Maps, the 
applicant will submit plans subject to the review 
and approval by the GFD that illustrate the 
roadways and site access, and the placement of fire 
hydrants within the Tentative Map Area. Access 
will be constructed as part of initial grading, and 
fire hydrants will be installed and operational prior 
to vertical construction for each Project phase. 

 The water system will be designed to maintain a 
minimum fire flow of 1,500 GPM for two hours (or 
greater) at 20 PSI. 

5.6.2  Police Protection 

The Gonzales Police Department (GPD) is located at 109 
4th Street, Gonzales, CA, less than a mile from the Project 
site, and supports the City by providing public safety 
services to residents, businesses, and visitors. The 
department consists of 14 sworn police officers, one 
records supervisor, one clerk and one Community Service 
Officer. The department is also supplemented by a 
volunteers in policing program that allows community 
members to assist the police department with many of its 
day-to-day operations. 

As part of the development review process, the Project 
Applicant will work cooperatively with the GPD to 
provide law enforcement services to the Specific Plan 
Area and to ensure adequate public safety. This may 
include design features such as street design, points of 

access, landscaping, fencing and park design for adequate 
surveillance, park and residential design that promotes 
“eyes on the street,” and lighting in key locations. 

 

5.6.3. Schools 

The applicant will work with the appropriate educational 
entities to determine the most appropriate way to meet the 
educational needs of the Specific Plan Area. As shown in 
Figure 2-1: Land Use Designations and Zoning Districts, 
two 12-acre school sites and one 18-acre school site are 
identified, all of which are surrounded by both low- and 
medium-low density residential neighborhoods. 

The elementary school site within The Santa Lucia 
Neighborhoodwill be built, owned, and operated by 
Gonzales Unified School District or other approved 
educational entity. In addition to donation of this school 
site, the applicant has proposed agreement for payment to 
the District of the District's development impact fee for 
the entirety of the Specific Plan Area.   
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ADMINISTRATION, 
IMPLEMENTATION, AND 
FINANCING 

This Section describes how the development 
plan, public facilities, public services, and 
community support systems of Vista Lucia 
will be implemented and administered. A 
range of possible financing measures is 
discussed. The responsibilities for 
construction, the funding mechanisms, and the 
entity or agency ultimately responsible for 
administering and maintaining each system or 
service are also identified.  
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 CEQA Compliance 
Prior to the adoption of this Specific Plan, an 
Environmental Impact Report (EIR) must be certified by 
the City of Gonzales. The EIR identifies the impacts and 
proposes mitigations to address the impacts of the Vista 
Lucia Specific Plan. Subsequently, when subdivision 
maps and on-the-ground construction are to be considered, 
build-out of Vista Lucia may or may not require further 
environmental analysis pursuant to the provisions in 
Government Code Section 65457. Subsequent 
environmental analysis will be required if the City 
determines that there have been substantial changes in 
circumstances resulting in new or more severe 
environmental effects, or new information becomes 
known, identifying new or more severe environmental 
effects of the project (CEQA Guidelines Section 15162). 
In some cases, a new initial study may be required to 
support the case for exemption, or a Negative Declaration 
or Mitigated Negative Declaration that is tiered from the 
EIR. 

In the event additional review is required by CEQA, the 
City may review the conditions, reservations, and 
dedications to be made in connection with development of 
the Vista Lucia project, but only to the extent that CEQA 
compliance requires the need for additional mitigation 
measures. Except as set forth above, no additional 
conditions or exactions, including dedication of additional  
 
 

land within the project area, shall be attached to 
development of the Vista Lucia project. 

 Specific Plan Changes 

6.2.1 Specific Plan Amendments 

Amendments to the Vista Lucia Specific Plan may be 
made from time to time at the request of the developer or 
the City. Except for an amendment which is deemed a 
Minor Change or Adjustment, as set forth in Section 6.4 
below, amendments shall be adopted by resolution or by 
ordinance following review and hearings by both the 
Planning Commission and the City Council.  

Any change that would increase the total number of 
dwelling units or total commercial square footage will 
require a Specific Plan Amendment. Proposed changes 
that would add, remove, or change a use within any 
Zoning District, or which would modify the Development 
Standards, excluding changes in the location of land uses, 
and which, in the opinion of the City Manager, would 
alter the intent, purpose, and/or scale of the Specific Plan, 
require a Specific Plan amendment. 

 Subdivision and Development Review 
The following Sections summarize the development plan 
review and substantial conformance processes for the 
processing of subdivision maps, site plans, and conditional 
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use and building permits under this Specific Plan, 
including any amendments or revisions to the same. 
Implementation of the Specific Plan land uses, and 
Development Plan shall be through application of Specific 
Plan standards and requirements set forth in Section 2 
Development Plan, Section 4 Development Standards and 
Regulations, Appendices A and B—Specific Plan Design 
Guidelines, the Development Agreement(s), the 
Subdivision Map Act procedures, the City’s Subdivision 
Ordinance (Gonzales City Code, Title 13) and the City’s 
Zoning Ordinance (GCC Title 12). In some cases, as 
detailed in this Specific Plan, certain existing provisions 
of the City’s Zoning Ordinance will continue to apply. 

6.3.1 Subdivision Maps 

Tentative Subdivision Maps shall be approved if they are 
determined to be consistent with the Development Plan 
(Chapter 2) and the Development Standards set forth in 
this Specific Plan.  

A Final Subdivision Map will be approved if the Final 
Subdivision Map and the related Improvement Plans 
substantially conform to the Tentative Subdivision Map, 
as it was approved or conditionally approved. In 
determining substantial conformance, Final Subdivision 
Maps shall comply with the terms of the associated 
Development Agreement, the circulation system, design 
character, and general lot sizing, location and number as 
shown on the Tentative Subdivision Map. 

Notwithstanding the foregoing, the total number of lots 
shown on a Final Subdivision Map may vary by up to two 

percent (2%) from the Tentative Subdivision Map with 
fractions of units rounded up to whole units and subject to 
a substantial compliance approval provided that a total of 
3,498 dwelling units in the project is not exceeded. 
Improvement Plans for all improvements must be 
submitted prior to the approval of the Final Subdivision 
Map, and all construction details on the Improvement 
Plans shall conform to the Specific Plan and applicable 
City standards. 

6.3.2 Development Permits and Site Plan Review 

All development within Vista Lucia shall comply with the 
City’s site review process set forth in GCC Chapter 12 
and to the extent necessary, the use permit process. 
Development permits shall be approved if they are 
determined to be consistent with the terms of the 
Development Agreement(s), Development Plan, the 
Development Standards set forth in this Specific Plan, and 
Mitigation Measures and Conditions of Approval 
associated with the particular Tentative and Final Map. 

6.3.3 Building Permits 

Building permits will be issued by the City upon 
determination that building plans and accompanying site 
plans and other design programs conform to applicable 
building codes; the plans, standards and requirements set 
forth in this Specific Plan; all applicable Tentative 
Subdivision Map conditions, a use permit (if applicable), 
and Site Plan Review plans and conditions; and all 
applicable terms and conditions of any adopted 
Development Agreement(s) for the project. 
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Subject to the terms set forth in any adopted Development 
Agreement(s), all project development and impact fees are 
to be paid at occupancy. 

6.3.4 Covenants, Conditions & Restrictions and 
Private Contracts 

It is anticipated that Covenants, Conditions and 
Restrictions (CC&Rs) or private contracts may be 
prepared and recorded against some of the private 
property within Vista Lucia. CC&Rs are covenants, 
conditions, and restrictions that property owners are to 
abide by in order to avoid, minimize, and mitigate adverse 
effects of post construction improvements and uses within 
the property. CC&Rs may be more restrictive than 
standards in the Specific Plan and other applicable Zoning 
Code requirements but shall not be less restrictive. 
CC&Rs run with the property and are binding upon the 
homeowners’ associations and each owner of real 
property. CC&Rs are usually enforced by homeowners’ 
associations or by individual property owners with the 
assistance of the courts. As an alternative to CC&Rs, 
builders may encumber some of the private property 
within Vista Lucia with private contracts which encumber 
the property with certain mutually beneficial obligations 
intended to preserve and protect multiple properties with 
common interests. Such contracts shall run with the land. 
All development permits and site plan review which 
requires the review and approval of CC&Rs, or a private 
contract shall be reviewed and approved by the applicable 
homeowners association or private party prior to 
submission to and review by the City.   

 Minor Changes and Adjustments and 
Substantial Conformance 

6.4.1 Minor Changes and Adjustments 

Minor changes and adjustments to the Specific Plan, 
Subdivision Maps, Development Agreement(s), and 
Building Permits may be made by the Community 
Development Director at the request of the developer or 
by action of the Planning Department. A minor change or 
adjustment includes any change which may affect (a) the 
location of buildings, streets and roadways and other 
physical facilities, (b) the configuration of particular 
parcels, lots, or development areas, (c) transferring the 
location of uses within the Project, provided neither the 
maximum number of dwelling units nor the maximum 
commercial square footage is exceeded and the overall 
plan for the Project can still be achieved, and (d) any other 
changes to development standards, guidelines, and/or 
phasing sequence which are considered consistent with the 
goals and objectives of the Specific Plan, the 
Development Agreement(s), or any entitlements or 
approvals related to development of Vista Lucia.  

Additionally, density transfers from one residential 
designation to another shall be permitted as a minor 
change/adjustment, subject to Community Development 
Director review and subject to findings being made that 
the Adjustment is consistent with: 

 The goals and objectives of the Specific Plan, 
 The Development Agreement(s), 
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 Any entitlements or approvals related to 
development of Vista Lucia (such as tentative maps 
and conditional use permits); and 

 The overall plan for the Project can still be 
achieved. 

All decisions relating to a minor change or adjustment 
made by the Community Development Director may be 
appealed by the developer to the Planning Commission. 
The Planning Commission decision on any minor change 
or adjustment shall be deemed a final decision unless the 
developer or Community Development Director appeals 
the Planning Commission decision to the City Council. 

6.4.2 Substantial Conformance 

Where interpretations or different approaches are used to 
implement the Specific Plan, without changing a 
quantified standard, a request for an adjustment shall be 
submitted for review and approval and if the associated 
findings are made, a Substantial Conformance approval 
may be granted to formally allow the change.  

A request for substantial conformance determination shall 
be initiated by a letter directed to the Community 
Development Director. A substantial conformance request 
will normally be acted upon administratively. The 
Community Development Director shall have the option 
to refer the request to the Planning Commission or require 
an alternative form of application. 

 Public Facility Financing, Phasing, and 
Operation 

Concurrent with construction of each residential 
neighborhood or non-residential use, the responsible party 
will construct and improve the necessary public facilities, 
including water, wastewater, and storm drainage 
infrastructure; streets, sidewalks, and trails; and parks and 
open spaces. Construction, maintenance, and financing 
responsibilities for these improvements are summarized in 
Table 6-1: Infrastructure and Public Facilities 
Construction, Administration, and Maintenance.  

Alternative financing methods are discussed in Section 6.6 
Financing Programs. Development Agreement(s) between 
the City and developer may further establish in more 
detail the phased construction of improvements and how 
the financing programs will be used to fund construction, 
administration, and maintenance of the public facilities 
serving Vista Lucia. 
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Table 6-1: Infrastructure and Public Facilities Construction, Administration, and Maintenance 
Abbreviations 

1.      MD - The Master Developer as per the Development Agreement for Vista Lucia.     
2.      B - A Builder is a homebuilder or a commercial builder. The developer of a tract’s local streets will generally be Builder if the local streets are not improved by the Master Developer.     
3.      LSDF (Land Secured Debt Financing ) - Future CFDs (Community Facilities Districts), LMLDs (Landscape Maintenance and Lighting Districts), CSDs (Community Services Districts), IFDs (Integrated Financing 
Districts), and EIFDs ( Enhanced Infrastructure Financing Districts) all are more particularly defined in Section 6.6.     
4.      Impact Fees - Fees established and collected by the City for impacts resulting from new development and fees established or amended and collected by the City in a Development Agreement. 
5.      HOA – Homeowners Association. 
 

INFRASTRUCTURE AND PUBLIC FACILITIES CONSTRUCTION, ADMINISTRATION AND MAINTENANCE 

 

Service, Facility, Open Space 
Construction Administration/Maintenance 

Responsibility Funding Responsibility Funding 
TRANSPORTATION/CIRCULATION SYSTEM 

Hwy 101/ Alta St. & Associated Lane 
Interchange City & Caltrans LSDF, Caltrans, Impact Fees City, Caltrans City, Caltrans 

Associated Lane Widening and Fanoe 
Road Relocation and Improvements City LSDF, Impact Fees City City 

Internal Local Streets & Lanes (public) MD or B LSDF, MD, B City City 

Internal Local Streets & Lanes (private) MD or B LSDF, MD, B HOA, Private Parties HOA, Private Parties 

Internal Street Lighting & Landscaping MD or B LSDF, MD, B City, HOA, Private Parties LSDF, HOA, Private Parties, City 

Transit Pullouts and Shelters & Park and 
Ride Lot MD or B LSDF, Impact Fees, MD, B Monterey Salinas Transit Authority Monterey Salinas Transit Authority 

WATER SUPPLY SYSTEM 

Fanoe Road Water Supply Mains MD or B LSDF, Impact Fees City Water Use Fees 

Water Supply Tanks City LSDF, Impact Fees City Water Use Fees 

Well City LSDF, Impact Fees City Water Use Fees 

Internal Street Water Supply Mains MD or B LSDF, MD, B City Water Use Fees 

SANITARY SEWER SYSTEM 
Existing Wastewater Plant Improvements  City LSDF, Impact Fees City Sewer Fees 

External Street Sanitary Sewer Mains  City LSDF, Impact Fees City Sewer Fees 

Internal Sanitary Sewer Mains MD or B LSDF, MD, B City Sewer Fees 
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Abbreviations 

1.      MD - The Master Developer as per the Development Agreement for Vista Lucia.     
2.      B - A Builder is a homebuilder or a commercial builder. The developer of a tract’s local streets will generally be Builder if the local streets are not improved by the Master Developer.     
3.      LSDF (Land Secured Debt Financing ) - Future CFDs (Community Facilities Districts), LMLDs (Landscape Maintenance and Lighting Districts), CSDs (Community Services Districts), IFDs (Integrated Financing 
Districts), and EIFDs ( Enhanced Infrastructure Financing Districts) all are more particularly defined in Section 6.6.     
4.      Impact Fees - Fees established and collected by the City for impacts resulting from new development and fees established or amended and collected by the City in a Development Agreement. 
5.      HOA – Homeowners Association 
 

Table 6-1 continued 

INFRASTRUCTURE AND PUBLIC FACILITIES CONSTRUCTION, ADMINISTRATION AND MAINTENANCE (CONT’D) 

Service, Facility, Open Space 
Construction Administration/Maintenance 

Responsibility Funding Responsibility Funding 
STORM DRAINAGE SYSTEM 

Internal Street Storm Drainage Mains 
and Basins MD or B LSDF, MD, B City Drainage Fees, CFD 

BMPs and Drainage Swales MD or B LSDF, B City Drainage Fees, CFD 
UTILITIES 

Natural Gas PG&E, MD, B PG&E, MD, B PG&E Utility Fees 

Electricity PG&E, MD, B PG&E, MD, B PG&E Utility Fees 

Phone/Fiber Optics AT&T or other providers AT&T or other providers AT&T or other providers AT&T or other providers 

Cable Services Spectrum Spectrum Spectrum Spectrum 
PUBLIC/COMMUNITY FACILITIES 

Schools 
GUSD o other Educational 
Entity 

MD Land Donation, School 
Agreement Fees, Negotiated 
School Fees, State Funding, or 
Private Funding 

GUSD or other Educational Entity 
State Funding, School District, or 
Private Funding 

Public Community Park(s) City LSDF, Impact Fees City LSDF, City, CFD 

Neighborhood Park(s), Trails, 
Promenades, and Agricultural Buffers 

MD or B LSDF, MD, B City LSDF, City, CFD 

Private Parks MD or B LSDF, MD, B HOA, Private Parties HOA, Private Parties 

Temporary or Permanent Agricultural 
Buffers 

MD, B LSDF, MD, B City CFD 
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6.5.1 Circulation System 

Circulation improvements for Vista Lucia include funding 
for off-site freeway interchange improvements, widening 
Associated Lane, relocating, and improving Fanoe Road, 
and construction of interior streets and private common 
drives within the planning area. Pedestrian and bicycle 
pathways are also included.  

The cost of improving the Highway 101 and Alta Street/ 
Associated Lane interchange will be funded through 
various means, including impact fees. The costs for 
widening Associated Lane and relocating and improving 
Fanoe Road will be financed by impact fees.   

Phasing of internal street improvements will generally 
correspond to the phased development of residential and 
commercial land uses. The internal arterial streets and 
residential collector streets of Vista Lucia identified in 
Section 3.3 Roadway Cross Sections, and their associated 
improvements, will be generally financed and constructed 
by the developer, homebuilders, and commercial builders 
as part of backbone infrastructure. Internal local streets 
and lanes, and their associated improvements, will 
generally be financed and constructed by the 
homebuilders as each neighborhood is built out, and by 
commercial builders as each commercial center is 
constructed. Associated street improvements include 
right-of-way landscaping, bicycle and pedestrian paths, 
sidewalks, signage, and lighting. The bicycle and 
pedestrian paths located in the community parks and 
neighborhood parks will be constructed by the responsible 

party when these areas are improved. See Section 6.5.7 
below for more information regarding the construction 
and maintenance of parks, trails, the promenades, and 
agricultural buffers. 

Each internal public street and the associated street 
improvements shall be dedicated to the City upon 
acceptance of the subdivision. Following dedication and 
acceptance by the City, the City will be responsible for the 
maintenance of all public streets and associated 
improvements within the planning area. The commercial 
builders(s) or a commercial association and the residential 
developer(s) or a residential association/group will be 
responsible for the maintenance of private streets (if any) 
within the commercial and residential portions of the 
project, such as may be expected in a condominium-type 
development with common access ways and drives. The 
commercial association(s) and the residential 
association(s)/groups may enter into maintenance 
agreement(s) with the City’s Public Works Department to 
maintain private streets. Homeowners/commercial 
association dues or funding established through private 
contractual obligations will provide financing for 
maintenance of the private residential streets. 

6.5.2 Water Supply System 

Water supply system improvements consist of water 
mains along internal arterial and collector streets, 
distribution mains along internal local streets and lanes, 
and connections to the City’s water system. The water 
mains within Fanoe Road and connections to the City’s 
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water supply system will be financed and constructed, to 
the extent such improvements are necessary, as part of the 
Fanoe Road infrastructure improvements through impact 
fees, or Land Secured Debt Financing (LSDF). The water 
mains and the water distribution mains along internal 
streets and lanes will be financed and constructed by the 
homebuilders for each residential neighborhood and by 
the commercial builder(s) for the commercial portion of 
the project through private funding or Land Secured Debt 
Financing (LSDF). Each water supply system 
improvement located within a public right-of-way shall be 
dedicated to the City. A new well and water supply tank 
will be constructed within or in close proximity of the 
Project area if the City determines that such facility is 
necessary, and the City and Developer are able to reach an 
agreement with regard to the location of each facility. The 
City shall be responsible for financing and constructing 
the new well and water storage tank, financing for which 
will be through land-secured debt financing or impact 
fees. Maintenance of the water system will be the 
responsibility of the City. Funding for maintenance of the 
water system will be provided through water use charges 
or other mechanism as may be negotiated in the 
Development Agreement(s). 

6.5.3 Sanitary Sewer System  

Sanitary sewer system improvements consist of upgrading 
the City’s existing wastewater treatment plant and 
collection mains outside of the project site. (See Figure 2-
13 Wastewater System). The wastewater treatment plant 
and the collection mains will be financed and constructed 

by the City. The wastewater collection system within 
internal streets and lanes will be financed and constructed 
by developer, homebuilders, and commercial builders 
through private funding or LSDF. The sanitary sewer 
system improvements located within a public right-of-way 
shall be dedicated to the City upon completion. 
Maintenance of the sanitary sewer system will be the 
responsibility of the City. Funding for maintenance of the 
sanitary sewer system will be provided through sewer use 
charges or other mechanism as may be negotiated in the 
Development Agreement(s). 

6.5.4 Storm Drainage System 

The storm drainage system consists of stormwater 
collection basins and mains along the internal streets and 
lanes of Vista Lucia. The internal stormwater drainage 
swales, basins, collection mains, and drain inlets will be 
financed and constructed by the developer, the 
homebuilders for each residential neighborhood and the 
commercial builder(s) for the commercial portion of the 
project as part of the internal infrastructure of Vista Lucia 
through impact fees, private funding, or LSDF. One or 
more temporary stormwater collection basins may be 
constructed and used within the Project area and will be 
financed and constructed by the developer or builders 
through impact fees, private funding, or LSDF. The storm 
drain system improvements located within the public 
right-of-way will be dedicated to the City upon 
completion. Maintenance of the storm drainage system 
and its facilities will be the responsibility of the City. 
Funding for maintenance of the storm drainage system 
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will be provided through drainage facility fees or a 
Community Facilities District (CFD), if necessary. 

6.5.5 Schools 

The 12-acre site for an elementary school within The 
Santa Lucia Neighborhood is being donated to Gonzales 
Unified School District (GUSD). The second 12-acre 
school site and the 18-acre school site in The Gabilan 
Neighborhood are available for development of 
educational facilities. Construction of any school 
buildings and the related recreation facilities, including 
connection to all infrastructure, will be financed by the 
entity building the school. Ongoing funding for the 
operation and maintenance of the school constructed 
within The Santa Lucia Neighborhoodby the GUSD will 
be provided through its normal financing sources, such as 
State payments and local bonds. Ongoing funding for the 
operation and maintenance of the school(s) constructed 
within The Gabilan Neighborhood will be the 
responsibility of GUSD or other entity building the 
school(s). 

6.5.6 Parks, Trails, the Promenades, and Agricultural 
Buffers 

The land for the community park(s), the residential 
neighborhood park(s), the trails, the promenades, and the 
permanent agricultural buffers will be dedicated or 
donated to the City by the developer or builders. 
Financing and construction of the community park(s) shall 
be the responsibility of the City. Financing and 

construction of the neighboring parks, trails, the 
promenades, and all private parks, if any, will be the 
responsibility of the developer and builders through 
private funding, or a LSDF. Upon acceptance of 
dedication or donation, maintenance of all public parks 
will be the responsibility of the City. General funds, a 
CFD, or a similar mechanism will provide the funding for 
operation and maintenance of all public parks, trails, 
promenades, and agricultural buffers. Maintenance and 
funding for maintenance of any private parks or open 
spaces shall be the responsibility of the City. 

The community parks, residential neighborhood parks, the 
trails, the promenade, and the agricultural buffers may be 
built in multiple phases, corresponding with adjoining 
neighborhoods. 
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 Financing Programs 

6.6.1 Land Secured Debt Financing (LSDF) 

The City and Master Developer may agree to financing a 
portion of the public infrastructure or other public 
facilities by means of land secured debt financing which 
allows for the issuance of bonds which are secured by the 
land itself and repaid through taxes and assessment.   

6.6.2 Mello-Roos Community District Act of 1982 

The Mello-Roos Community Facilities District Act of 
1982 established a method whereby cities may form a 
separate district to finance certain public facilities and 
services on a pay-as-you-go basis through the sale of 
bonds. A Community Facilities District (CFD) or 
equivalent may provide for the design, purchase, and 
construction of public improvements. A Community 
Facilities District may finance a wide range of public 
services including: 

 Police and fire protection; 
 Recreation services including operating and 

maintenance costs for parks, parkways and open 
space; 

 Flood and storm drainage services; 
 Public school sites; 
 Natural gas, telephone, or electrical transmission 

lines and facilities; and 
 Street, sewer, and water systems. 

6.6.3 Landscape and Lighting Act of 1972 

The Landscape and Lighting Act of 1972 allows for 
issuance of assessment bonds to finance landscaping, 
lighting, and recreational improvements for the public in 
public places. This act also provides for the creation of a 
district divided into benefit zones. 

6.6.4 Community Services District (CSD) 

Community Service Districts (CSD) can be formed to 
provide a method of financing services for traffic and 
circulation, street lighting, police services, recreational 
services, and facility maintenance for a specific area. 

6.6.5 Utility Districts 

Utility districts, including districts for furnishing potable 
water, irrigation, electricity, sewer, solid waste, and 
hazardous waste facilities, are empowered by California 
law to incur bond debt according to revenues received 
from their operations. Utility Districts can also issue 
general obligation bonds up to a maximum of 1% of the 
assessed value of the property, improvement bonds, 
special tax bonds, or revenue or bond anticipation notes. 

6.6.6 Integrated Financing Districts (IFD) 

The Integrated Financing District (IFD) Act is a financing 
mechanism used to construct expensive public projects, 
such as freeway interchanges, that might not otherwise be 
built. The IFD authorizes the levy of an assessment on 
private property in a fixed dollar amount, which is 
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contingent upon the development of land within the 
boundaries of the IFD. 

6.6.7 Enhanced Infrastructure Financing Districts 
(EIFD) 

Enhanced Infrastructure Financing Districts (EIFDs) can 
be formed to provide a method of financing construction 
and maintenance of infrastructure, among other things.  
The EIFD can issue bonds and is funded through the 
increment in property taxes resulting from the identified 
new development. 

6.6.8 Development Exactions 

Development exactions are dedications or donations of 
land, improvements, or fees that are levied on 
development to fund the construction of capital facilities. 
The scope of improvements includes road improvements, 
parks, school sites, fire and police stations, and libraries. 
Unlike taxes that are used to raise revenues, an exaction is 
levied to finance a specific activity, facility, or service. 
Exactions cannot be used for operation or maintenance. 
Exactions are more fully addressed in the Development 
Agreement(s). 

6.6.9 Development Impact Fees 

Development impact fees may be used to finance local 
improvements. These fees are used to pay for the costs of 
public facilities and services that the development will 
cause. The City is supportive of development impact fees 
specifically for Vista Lucia related improvements, the 

specifics of which will be more particularly set forth in the 
Development Agreement(s). 

Subject to the terms set forth in the Development 
Agreement(s), impact fees are paid when certificates of 
occupancy are issued unless otherwise agreed to between 
the public entity and the developer. Impact fees may be 
charged to fund among other things, traffic mitigation 
measures, storm drainage facilities, water and sewer 
facilities, and public buildings.  

6.6.10 General Obligation Bonds 

General obligation bonds are bonds that may be sold by 
the City, repaid through a tax levied against the property, 
and used to acquire, construct, or improve real property, 
but not to purchase equipment or pay for operating or 
maintenance costs. 

6.6.11 Revenue Bonds 

Revenue bonds may be issued to finance facilities that 
provide benefits to a group of easily identifiable users. 
Revenue bonds are used for financing or reimbursing 
developers to construct specific projects. They are repaid 
from the income generated by use of the property or 
facility. Revenues to underwrite the revenue bond may 
include service charges, tolls, connection fees, standby 
charges, leases, and rents. 
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6.6.12 User Charges 

User charges are fees that are levied by the developer, 
City, or utility providers to finance maintenance of certain 
infrastructure elements of a development. 

6.6.13  Statewide Community Infrastructure Programs 
(SCIP) 

To reduce the upfront cost of development, a public 
agency may allow the developer to defer paying the 
impact fees until the development is ready for final 
inspection or occupancy. Cities offer developers a cost-
effective solution through Statewide Community 
Infrastructure Program (SCIP), which helps maximize 
project cash flow and provides an alternative to deferring 
payment.  SCIP is highly versatile and provides low-cost 
financing of impact fees for commercial, industrial, retail, 
and multifamily and single-family residential projects. 
Designed to minimize local agency staff involvement by 
using an experienced team of financial professionals, 
SCIP is a development impact fee and public 
improvement financing program 
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