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A. INTRODUCTION 
 
The Orcutt Community Plan (Plan) updates the 1980 Santa Barbara County Comprehensive Plan 
for the unincorporated area of Orcutt, located south of the City of Santa Maria in northern Santa 
Barbara County.  The Plan identifies growth projections and provides for orderly development to 
meet the full spectrum of housing, commercial and industrial space, roads, public facilities, and 
amenities for the community.  The Plan's Goals, Policies, Programs, Actions and Development 
Standards provide the framework for all future development in Orcutt over the next 10-15 years. 
 
General Plan Requirements:  California State Law (Government Code §65300 et. seq.) requires 
that every jurisdiction prepare a comprehensive, long term General Plan consisting of land use maps 
and accompanying text to specify how development shall occur.  The General Plan must include 
seven State mandated General Plan Elements:  Land Use, Circulation, Housing, Conservation, Open 
Space, Noise, and Safety.  Comprehensive plans may also include optional Plan Elements; Santa 
Barbara County's Comprehensive Plan includes optional Agriculture, Energy, Scenic Highways and 
Environmental Resources Management Elements.  Finally local jurisdictions may prepare more 
focused Community Plans for smaller geographic regions.   Previously adopted Community Plans in 
Santa Barbara County include Los Alamos, Summerland, Montecito and Goleta.   
 
All Comprehensive Plan Elements and Community Plans must be internally consistent.  State law 
also requires all development to be consistent with the adopted General Plan and any adopted 
Airport Land Use Plan for the region.  General Plans must also be amended regularly to remain 
"current."  General Plans are further defined and implemented through zoning maps and ordinances 
which must also be consistent with the General Plan.  The applicable zoning ordinance in Orcutt is 
Article III of Chapter 35 of the Santa Barbara County Code. 
 
Orcutt Community Plan Adoption Process:  In early 1994, the Santa Barbara County Board of 
Supervisors began an update to the Comprehensive Plan's Land Use and Circulation Elements, 
respectively adopted in 1980 and 1991, for the community of Orcutt.  The Board established a 
citizen advisory committee, the Orcutt General Plan Advisory Committee (GPAC), to assist the 
County in the preparation of the Orcutt Community Plan.  The GPAC and Planning and 
Development staff conducted a survey of property owners in Orcutt (Appendix A), held numerous 
public meetings in Orcutt and prepared land use recommendations for consideration by the Planning 
Commission.  Following public hearings on the proposal, the Planning Commission "initiated" a 
draft plan for environmental review including alternative high and low build scenarios in November 
1994.  The County released an Environmental Impact Report (EIR) on the proposal in December 
1995.  Through 1996, the Planning Commission held 41 public hearings on the Draft Orcutt 
Community Plan resulting in a Draft Plan and a recommendation to the Board of Supervisors for 
adoption.  The Board held 18 public hearings in early 1997 with final adoption of this Plan 
occurring on July 22nd. 
 
Community Survey:  Over one thousand responses to a 1992 community-wide survey on land uses, 
quality of life, existing and future community needs, and residents' "vision" for Orcutt were received 
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by the County at the beginning of the Community Plan process.  In some cases, the responses were 
overwhelmingly toward one answer or point of view; in others, the citizens of Orcutt were more 
evenly divided between what could be seen as conflicting points of view (Appendix A). 
 
On overall community identity, the majority of respondents thought that Orcutt was best described 
today as a suburb of Santa Maria (56%), followed by a semi-rural community (18%), and an 
independent self-sufficient community (17%).  The "vision" for Orcutt's future was fairly evenly 
divided between a suburb of Santa Maria (31%), a semi-rural community (26%), and a self-
sufficient community (32%).  However, when asked should Orcutt officially become a part of Santa 
Maria, almost 65% answered no (24% said yes), and when asked if Orcutt should become its own 
city, 61% said no (and 21% said yes). 
 
Regarding the growth rate over the last five years, 45% thought growth has been too fast and 44% 
thought the rate was appropriate; only 7% thought that it was too slow.  When asked what type of 
new development should be encouraged, 50% favored little or no new development, 20% favored 
additional commercial growth, 17% favored additional residential development, and almost 7% 
favored additional industrial development. 
 
The five most important issues as described by respondents were (in order of importance): loss of 
open space, traffic, loss of agriculture, the need for more parks and recreation, and the loss of scenic 
views.  The preservation of agricultural lands over additional residential and/or commercial 
development was favored 70% to 21%.  The majority of respondents have lived in Orcutt over five 
years and the highest number of responses came from residents of over 20 years. 
 
Orcutt Community Plan Goals:  Based on the written survey of Orcutt homeowners and input from 
the community, the GPAC, Planning and Development staff and the Planning Commission, the 
following goals and objectives provided the foundation for the policies, recommendations and land 
use proposals presented in this Orcutt Community Plan: 
 
   · Enhance the quality of life for residents of the Orcutt Planning Area. 
 
   · Promote development which is consistent with available resources, including infrastructure. 
 
   · Balance needed residential, commercial and industrial growth with the need for 

environmental protection. 
 
   · Maintain the community's semi-rural character and quality of life, and the need to preserve 

agricultural land where feasible.  
 
   · Provide the means by which the Orcutt Planning Area can develop a self-supporting 

financial base. 
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   · Encourage the development of infrastructure in order to provide for a reasonable level of 
planned growth. 

 
   · The Orcutt Community Plan should explore various governmental options for the future 

management of the area. 
 
   · Future growth and development shall be contained within the urban boundary line. 
 
   · The County shall encourage infill development of the urban area balanced by the need to 

provide adequate recreational and open space areas. 
 
   · The County shall allow controlled growth while maintaining the community's semi-rural 

character. 
 
   · Future growth and development shall be directed so as to create neighborhood centers and to 

develop neighborhood identities. 
 
   · County planning efforts shall support a balance of land use designations. 
 
   · The Orcutt Community Plan shall identify and establish open space and recreational areas. 
 
   · The County shall provide open space and recreational areas while preserving agriculture. 
 
   · As part of the community plan adoption, the County shall include an implementation plan 

that supports all land use planning with a comprehensive Capital Improvements Plan.  The 
Capital Improvements Plan shall identify and plan for capital improvements, upgrades and 
requirements for all County departments and non-County service providers.  Funding 
sources shall also be identified, quantified, and utilized.   

   
 · The County should investigate the potential to use additional funding sources, such as the 

implementation of developer fees, which may be required to provide necessary capital 
improvements. 

 
   · Appropriate planning methods should be explored which provide for the clustering or 

transfer of development away from environmentally sensitive or visually prominent areas to 
less sensitive areas. 
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B.   BACKGROUND 
 
Location and Boundaries  
 
Regional: The Orcutt Planning Area is located in the northern portion of Santa Barbara County 
within the Santa Maria Valley (Figure 1).  The Santa Maria Valley is a roughly east/west trending 
valley bounded on the north by the Sierra Madre Mountains and the Nipomo Mesa.  The southern 
boundary of the valley is formed by the Solomon Hills and the Casmalia Hills.  To the west are the 
Guadalupe Dunes and the Pacific Ocean. Important water features in the Santa Maria Valley include 
Twitchell Reservoir, Betteravia Lakes, the Santa Maria River and Orcutt/Solomon and Pine Canyon 
Creeks.  
 
The valley is dominated by the City of Santa Maria with the unincorporated community of Orcutt 
immediately to the south.  Other urbanized areas include the much smaller City of Guadalupe and 
the unincorporated towns of Garey and Sisquoc.  The rural areas surrounding these urbanized zones 
include rolling hills dominated with oak woodlands and chaparral and a flat coastal plain with 
coastal dune sage.  These rural areas are used largely for cultivated agriculture, grazing, crude oil 
production and open space. 
 
The Santa Maria Valley is served by U.S. Highway 101, and State Routes 1 and 135.  The Santa 
Maria Airport is located in the southwest corner of the City of Santa Maria immediately northwest 
of Orcutt.  The Southern Pacific Railroad also traverses the valley from north to south with a spur 
into Santa Maria from the west. 
 
Orcutt Community Planning Area:  The Orcutt Planning Area (OPA) is located immediately south 
of the City of Santa Maria and contains approximately 14,650 acres within 10,300 assessors parcels 
(Figure 2).  Consistent with State law, the planning area boundary contains both the unincorporated 
urban areas of the community of Orcutt and adjacent rural unincorporated areas which either have 
some potential for urbanization during the next 20 years (e.g., west Orcutt), or are related to the 
urban area from a resource perspective (e.g., Solomon Hills). 
 
Development within the OPA in 1996 included about 11,000 residential units, primarily detached 
single-family dwellings at densities of 3.3 & 4.6 units per acre, and 609,000 sq. ft. of non-residential 
development (commercial, industrial, institutional, etc.). 
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History of Orcutt:  Orcutt's history dates back to the Chumash Indian culture and Spanish, Mexican, 
and early American farming settlements.  Orcutt remained small through the 1800s and made a 
major economic turn from farming to petroleum development in the early 1900s.  An important 
contributor to this shift was William Warren Orcutt, a civil and hydraulic engineer who worked as a 
geologist for Union Oil in the early 1900s.  By 1906 Orcutt was the largest trading center in the 
north county, surpassing Santa Maria.  Between 1906 and 1920, Orcutt's oil production rose from 
95,000 barrels to 3,742,249 barrels annually, fed by demand created by U.S. involvement in World 
War I. 
 
Growth in Orcutt exploded again in the early forties during World War II, stimulated by the war 
effort, and in the late fifties with the building of Camp Cooke, a U. S. military base.  In 1956, Camp 
Cooke was chosen to become a new missile training center and in 1958 was renamed Vandenberg 
Air Force Base.  Many of the Base's families could not be accommodated in the town of Lompoc 
and they spread out to other nearby towns, especially Orcutt.  Orcutt's population grew from 3000 in 
1950 to 19,477 in 1970, concentrated in the Orcutt "Wye" (a four square-mile area east of the 
airport).  In the late '70s and '80s Orcutt continued to grow, primarily as a "bedroom" community 
serving the adjacent city of Santa Maria.  Over time, many of the large vacant parcels in and around 
Orcutt were developed, resulting in a gradual change in character from rural to urban, commonly 
referred to as "semi-rural." 
 
Demographics:  The following demographic information provides a profile of the Orcutt Planning 
Area's population and housing stock, based on information derived from the U.S. Census Bureau.  
Census data and information from the State of California are valuable in discerning trends and 
changes in the population which can be used in assessing housing needs, public services and 
impacts of growth, as well as being of interest to members of the general public in terms of the 
changing nature of their community. 
 
Every ten years, the Bureau of the Census of the U.S. Department of Commerce commissions a 
national census of population and housing.  To compile data, areas such as the County are divided 
into sub-regional areas called "census tracts".  The Orcutt Planning Area encompasses all of Census 
Tracts 20.05, 20.08, 20.09 and 20.10, and portions of tracts 20.03, 20.06 and 20.07.  Where tracts 
were split, Census information had to be estimated.  Therefore, while figures for the Orcutt Planning 
Area provide a fairly accurate picture of the community, they should not be considered exact.   
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County Population Trends, 1950-1990:  In general, the overall County population growth rate 
lessened in the 1980s compared with the surges of growth experienced in the 1950s, 1960s and 
early 1970s.  Between 1950 and 1960, the total County population increased by 72 percent.  By 
1970, the County population increased another 56 percent.  Growth rates slowed between 1970 and 
1980 to a more moderate 13 percent.  However, between 1980 and 1990, the County experienced a 
24 percent growth rate.   
 

Orcutt Planning Area Population Trends and Growth Rate:  According to the 1990 Census, the 
population of Orcutt was approximately 33,000 persons.  Orcutt and neighboring Santa Maria grew 
at an annual rate of 4.1% from 1980 to 1989, considerably higher than the overall county growth 
rate of 2.1% for that same period.  Orcutt and Santa Maria are expected to experience declining 
growth rates over the next twenty years, averaging an annual rate of 2.5%, but still higher than the 
county-wide growth rate.  This projected growth rate assumes relatively unconstrained growth 
without regard to land availability or environmental factors such as water or sewer limitations1.  As 
discussed later in this report, both water and sewer services may have a substantial impact on 
growth rates, at least in the near term. 
 
Employment growth: Employment growth in the Orcutt/Santa Maria area is projected to increase 
by 60% over existing levels by the year 2010 (from approximately 40,000 current jobs to 63,000 
total jobs).  This projection assumes historic growth, projected population levels and the current 
distribution of jobs in the Santa Maria/Orcutt area. 
 
Housing Characteristics:  Table 1 depicts the number of housing units within the OPA and the 
County as a whole.  Housing units include detached and attached units as well as mobile homes and 
an "other" category.  Census counts make no distinction as to whether or not the unit counted is on 
file with the County as a permitted unit.  Therefore, the number of housing units counted by the 
Census Bureau includes permitted units, legal non-conforming units (built before permits were 
required) and illegal units (built or converted without permits).  The method of counting or 
surveying housing units also varies from census to census.  In 1980, a mail survey was used, 
whereas in 1990, a mail survey and field work were used.  Thus, it is likely that the 1990 Census 
identified additional housing units that had not been counted in 1980. 
 
  

                                                           
 
    1  Source for information in this section: City of Santa Maria Sphere of Influence/Annexation Study, Economic Analysis. 
December, 1990. 
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Table 1 
Housing Units within the Orcutt Planning Area and Santa Barbara County, 1970-1990. 

AREA 1970 1980 1990 Increase from 
1970-1980  

Increase from 
1980-1990  

Orcutt Planning 
Area 

4,935 7,107 10,806 44% 52% 

Santa Barbara 
County  

88,755 114,720 138,149 29% 20% 

 

Residential development in Orcutt is overwhelmingly single family in nature, with 97% of the 
existing housing falling into the single family category (compared with 61% county-wide).  Up to 
one-fifth of these homes are occupied by renters.  This preference for single family housing is 
expected to continue; however, multi-family condominium and apartment development is expected 
to increase as a response to lifestyle preferences among seniors and other special needs groups.  
Additional affordable housing is needed in both the low moderate and low income categories.  The 
Board of Supervisors directed through the adopted County Housing Element that more affordable 
housing be provided in the community. 
 
New housing completions for the Orcutt area have averaged from between 286 and 441 units a year 
from 1980 through 1989 and then dropped off significantly due to a slow economy and constraints 
on sewer service.  Total new housing demand for the Orcutt/Santa Maria area is projected to be 
approximately 22,000 units by the year 2010, with about one-third of this demand in the Orcutt area, 
calculated from current population and development ratios.  Actual growth rates could differ 
substantially due to a number of factors including commercial space port development at 
Vandenberg Air Force Base or lack of basic services such as sewer or water. 
 
The vast majority of homes are occupied (10,420 occupied, 386 vacant).  Compared with the Orcutt 
area's 3.6% vacancy rate for 1990, the County as a whole had a 6.0% vacancy rate (138,149 total 
units, 8347 vacant).  (The Census Bureau classifies a unit as vacant if it is habitable and available 

for occupancy but is not occupied.  This may include vacant homes for sale or rent, vacant homes 

that are used occasionally as non-primary residences, and homes that are vacant because of repair 

or restoration.) 
 
The median price of homes within both the Orcutt Planning Area and the County as a whole has 
greatly increased since 1970.  For the period 1970-1980, median prices rose 280% in the Orcutt 
versus 340% Countywide.  This gap closed for the period 1980-1990 to 140% in both areas.  
 
Commercial Needs:  Commercial needs in the Orcutt/Santa Maria area are expected to require 
almost 3 million additional square feet (s.f.) of development by 2010, and general estimates allocate 
25% of total commercial demand to Orcutt.  Likewise, office space demand for Orcutt/Santa Maria 
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is projected to reach approximately 1.2 million s.f. by 2010 (estimates give 20% of the office 
demand to Orcutt).  Finally, industrial demand by 2010 will total almost 3.7 million s.f., with the 
vast bulk of this development targeted for the Santa Maria area (Santa Maria alone could 
accommodate up to 8.8 million s.f. of additional industrial space under land use plans in place in 
1996).  As of 1996 Orcutt does not have a high industrial inventory and the Plan provides for a 
moderate increase in that inventory. 
 
Agricultural Activity:   Agricultural activity in the area has steadily increased through the 1980s in 
terms of both acreage and crop value.  This increase is largely due to increased utilization of 
marginal lands and increases in rotational cropping.  Significant amounts of marginal land remain in 
the Santa Maria/Orcutt area, and these lands may continue to contribute to additional cultivation in 
the future.  Virtually all of the prime agricultural land in the area is currently cultivated. 
 
C.  OVERVIEW OF THE ORCUTT COMMUNITY PLAN 
 
Structure of Orcutt Community Plan:  Each of the seven mandated General Plan Element are 
grouped and presented in three "Super-Elements": 
 
   · Community Development; 
   · Public Facilities And Services; and 
   · Resources and Constraints. 
 
Within each of the Super Elements, broad comprehensive planning policies are implemented 
through a series of actions and programs to be taken by Santa Barbara County, and development 

standards to which new development must adhere.  The Orcutt Community Plan is further 
implemented through the Article III Zoning Ordinance. 
 
The following is an explanation of the purpose and definition of the goals, objectives, policies and 
actions found in each Super Element of the Community Plan. 
 
Goal- A goal is an ideal future end, condition or state related to the public health, safety or general 

welfare toward which planning efforts are directed.  A goal is a general expression of community 

values and, therefore is abstract in nature (e.g., "An aesthetically pleasing community," or "Quiet 

residential streets").  Verbs are usually not included in the goals. 

 

Objective - An objective is a specific end, condition or state that is an intermediate step toward 

attaining a goal.  It should be achievable and, when possible, measurable and time-specific (e.g., 

"One hundred affordable housing units for low-income households by 1995").  Objectives usually 

do not include verbs. 

 

Policy - A policy is a specific statement that guides decision making that is based on a general 

plan's goals and objectives as well as the analysis of data.  Policies should be clear and 
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unambiguous (e.g., "The County shall install left-turn lanes at arterial intersections with peak-hour 

level of service worse than C"). 

 

Action - An action is a one-time action or program that carries out General Plan policy.  Actions 

also include verbs.  An Action is a direction to the County to perform a certain task (e.g., "The 

County shall facilitate a Farmer's Market in Old Town." 

 

 One-time Actions: - The completion of one-time actions will be indicated by an asterisk (*).  

Once these actions are adopted concurrent with the adoption of the Community Plan, they 

will be placed in an appendix to the Plan. 

 

 Programs - Programs are actions that are primarily administrative functions, such as the 

development of an ordinance or study to address a goal (e.g., "The Fire Dept. shall prepare 

a Fuel Management Program").  Program Actions will be adopted with the goals, objectives 

and policies of the Plan. 

 

Development Standards - Development Standards are measures that will be incorporated into 

development projects to provide consistency with certain policies of the Community Plan.  Not all 

policies require development standards. 
 
Orcutt Community Plan policies in the Super Elements are named with identifiers which abbreviate 
subject headings like noise (NSE) or biology (BIO).  Please see the Index following the Table of 
Contents for a key to these identifiers. 
 
Urban/Rural Boundary Line:  The Urban/Rural Boundary is a planning tool used to promote 
compact efficient land development, and to preserve agriculture and expanses of open space.  The 
Boundary Line separates areas adequately served by existing -- or logical extensions of -- public 
infrastructure (urban) and areas best suited for agriculture and open space (rural).  As the 
developable areas are built out, expansion of the urban area is considered in order to accommodate 
additional growth while continuing to protect agriculture and areas inappropriate for development, 
such as mountains. 
 
Sub-Areas of the Orcutt Planning Area:  The Orcutt Planning Area (OPA) was divided into four 
sub-regions for consideration under this Community Plan (Figure 3).  The sub-regions tend to have 
unique planning and resource issues, but also share larger planning issues which are common to all 
of Orcutt.  These sub-regions are briefly described below. 
 
Central Urban Core:  This 3600-acre area is located between U.S. Highway 101 to the east, Clark 
Avenue and Rice Ranch Road to the south, Blosser Road to the west and the City of Santa Maria to 
the north.  This area was largely built out by 1996 and contained about 8,250 residential units.  All 
of Orcutt's major commercial development is located in this sub-area, concentrated in four 
neighborhood shopping centers and the Old Town.  The Acorn and Oak Knolls shopping centers, 
located at the intersection of Clark and Bradley, contain approximately 220,000 s.f. of mixed 
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commercial development.  The Evergreen center, located at Lakeview and Orcutt Roads, and 
scattered smaller centers located along Clark Avenue and the State Route 135 frontage road, total an 
additional 164,000 s.f. of commercial development.  The Old Town contained about 142,000 s.f. of 
commercial and light industrial development in 1996. 
 
The Urban Core contains Waller Park, the only major public park in Orcutt, and a number of small, 
private neighborhood parks scattered throughout the developed neighborhoods.  Topography is 
generally level or gently rolling, except along the floodplain of Orcutt Creek where low bluffs and a 
gentle valley exist.  In 1996 this sub-region contained 400 acres of open space southeast of the 
airport and along Orcutt Creek in the southwest portion of the area.  These open areas are used for 
passive recreation via a number of unofficial hiking/biking trails. 
 
Issues common to this sub-section include protection of the medium density, single family, 
neighborhood character; preservation of open space; completion of planned circulation 
improvements; interaction with the City of Santa Maria and the Airport; and the need for 
commercial revitalization. 
 
South Orcutt:  This 4400-acre area lies between U.S. Highway 101 to the east, State Route 135 to 
the west, Clark Avenue to the north and the ridgeline of the Solomon Hills to the south.  In 1996 the 
area was lightly developed with 1700 units of residential development, mostly low to medium 
density, including estates and residential ranchettes in the lower foothills.  Commercial development 
was limited to a fast food restaurant and a service station, and there were two small public 
neighborhood parks and one small private park in this region. 
 
The topography of this area is more level in the developed northern areas, with the southern areas 
becoming increasingly steep along the canyons, terraces and slopes of the Solomon Hills.  The 
lightly developed floodplains of Orcutt, Solomon and Pine Canyon Creeks currently provide a band 
of mostly undeveloped open space through the urban portions of this area.  The rural open spaces of 
the foothill areas also support grazing and extensive oil development.  Diverse vegetation types 
include extensive grasslands on level terraces and a mix of oak woodland, oak savannah, coastal 
sage scrub and chaparral on the slopes, with grasslands and mixed native riparian and oak forest and 
eucalyptus woodlands along the creeks.  The Solomon Hills are visible from much of the 
community and its major roads, and provide a significant visual backdrop to Orcutt, enhancing its 
semi-rural qualities. 
 
Planning issues for this area include high fire danger, incomplete traffic circulation, protection of 
sensitive habitat areas, preservation of public viewsheds, maintenance of open space areas, 
development of the trails system, location of potential schools sites, and access to public services 
such as sewer and water. 
 
West Orcutt:  This 5500-acre area is located west of Blosser Road and State Route 1, south of the 
City of Santa Maria, east of Black Road and north of the ridgeline of the Casmalia Hills.  In 1996 
there were approximately 675 units in this area, mostly medium density single family homes found 
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in the Tanglewood subdivision in the northwest corner and ranchettes on 1-3 acre lots in the eastern 
portion of this sub-region.  Approximately 34,000 s.f. of light industrial development is also found 
in the Tanglewood neighborhood. 
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This sub-region contains an expanse of level fields bisected by the broad east-west tending 
floodplain of Orcutt Creek.  Strawberry farming is the main use north of the creek, with irrigated 
pasture, grazing and occasional cultivated areas south of the creek.  A relic sand dune/oak woodland 
is found in the northeast corner of this area, and the largest known vernal pool complex in the 
county is located in the northern portion of the sub-region.  South of State Route 1, the undeveloped, 
grass-covered Casmalia Hills mark the western boundary of the planning area; this area has been 
used for grazing and there is currently some cultivated agricultural use adjacent to the south side of 
State Route 1. 
 
Planning issues in this sub-region include protection of the Orcutt Creek corridor, the potential loss 
of agricultural lands, restrictions imposed by the Santa Maria Airport flight path, and the location of 
Union Valley Parkway. 
 
East of U.S. Highway 101:  This 2640-acre area contains the lands east of U.S. Highway 101 to the 
edge of the planning area.  In 1996 there were 205 units in this sub-region, all low density single 
family dwellings, the majority of which (174 units) were found in Lake Marie Estates, a developed 
tract north of Clark Avenue and discontinuous with the main Orcutt urban area.  The  
remaining units were found in the very southern portion of this sub-area on one-acre lots, with a 
scattering of ranchettes south of Clark Avenue. 
 
The topography of this region is generally level with large areas of grassland, transitioning to rolling 
hills in the north and south.  The southern hills contain mixed oak woodland and chaparral habitats.  
Existing uses consist of the Lake Marie Estates tract and other scattered residential development, 
scattered oil production, vineyards, strawberry fields, and cattle grazing. 
 
Planning issues for this area include high visibility from U.S. Highway 101, the freeway division of 
the community, and how to provide public services to any development east of U.S. Highway 101. 
 
Key Sites:  The Orcutt Planning Area contains forty-three Key Sites which were identified by 
Planning and Development staff and the GPAC during the formulation of the draft Community Plan 
(Figure 4).  Generally, the Key Sites are larger than three acres and consist of both individual lots 
and groupings of lots.  Key Sites are identified in each of the four sub-regions previously described. 
 
Within the Key Sites, areas suitable for development and constrained areas were identified.  
Environmental analysis of the Key Sites is contained in Volume II of the EIR (95-EIR-01).  More 
detailed analysis was performed for Key Sites where owners funded special studies relating to their 
sites, thereby streamlining future environmental review when the actual development of the site is 
proposed.  By using the information in the Key Sites analysis, better initial development plans can 
be expected with reduced permitting costs and accelerated processing timelines. 
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Mini-EIR Sites:  Recent changes in State planning laws encourage the use of the Comprehensive 
Planning process to expedite the permitting of development projects in the State of California.  To 
the extent that development projects are consistent with the General Plan and the environmental 
analysis prepared for adoption of the General Plan, future project level environmental review could 
be reduced. 
 
In order to maximize the benefits of the Community Plan process, Santa Barbara County entered 
into "public/private" partnerships with those Key Site owners who wanted to provide more detailed 
environmental review than the "programmatic" EIR required for adoption of the Community Plan.  
Other Key Site owners contributed to major regional planning studies such as circulation and 
flooding which would also benefit future site-specific projects.  In addition the County conducted 
site specific environmental review on other Key Sites to promote development of certain critical 
land uses such as commercial development and parks. To the extent that future projects are 
consistent with the project descriptions and include identified development standards for these sites, 
only minor additional environmental review may be required. 
 
Consistency with Other Adopted Local Plans and Policies:  Under state law, the Orcutt 
Community Plan must be consistent with other applicable parts of the adopted Comprehensive Plan 
and certain plans of other agencies (e.g., the Airport Land Use Plan), and its relationship to other 
relevant plans and policies also must be considered. 
 
1. Land Use Element:  The Land Use Element has four fundamental goals, which are listed 
verbatim below. 
 
Environment - Environmental constraints on development shall be respected.  Economic and 

population growth shall proceed at a rate that can be sustained by available resources.  

 

Urbanization - In order for the County to sustain a healthy economy in the urbanized areas and to 

allow for growth within its resources and within its ability to pay for necessary services, the County 

shall encourage infill, prevent scattered urban development, and encourage a balance between 

housing and jobs. 

 

Agriculture - In rural areas, cultivated agriculture shall be preserved and where conditions allow, 

expansion and intensification should be supported.  Lands with both prime and non-prime soils 

shall be reserved for agricultural uses. 

 

Open Lands - Certain areas may be unsuitable for agricultural uses due to poor or unstable soil 

conditions, steep soils, flooding or lack of adequate water.  These lands are usually located so that 

they are not necessary or desirable for urban uses.  There is no basis for the proposition that all 

land, no matter where situated or whatever the need, must be planned for urban purposes if they 

cannot be put to some other profitable economic use. 
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The Land Use Element (LUE) policies direct how development may be carried out while also 
respecting physical and environmental constraints.  The policies specifically address streams and 
creeks, hillsides and watersheds, flood hazard areas, historical and archeological sites, parks and 
recreation areas, visual resources, and air quality.  The LUE also contained a number of goals and 
policies specific to the Orcutt Planning Area, which were incorporated within this Community Plan. 
 
In addition to the LUE, the County's General Plan contains nine other Elements that address specific 
issue areas.  The policies in these Elements will continue to apply to the OPA, except where 
specifically superseded by policies in this Community Plan.  The nine additional Elements area:  
Circulation, Environmental Resource Management, Seismic Safety/Safety, Noise, Housing, 
Conservation, Open Space, Agriculture, and Scenic Highways.  
 
2.  Santa Maria Airport Land Use Plan (SMALUP):  The primary goal of the SMALUP is to 
preserve navigable airspace around the airports, the general safety of people and property around 
airports, and to mitigate aircraft noise impacts through compatible land use planning.  In the OPA 
the major effect of the ALUP is to restrict the intensity and type of uses in the areas subject to 
hazards or airport noise, and these cover a substantial portion of Orcutt.  Several policies of this 
Community Plan address Airport noise and safety issues and work to ensure consistency with the 
SMALUP. 
 
3. Orcutt Transportation Improvement Program (OTIP):  The OTIP describes the transportation 
system improvements that will be necessary to support growth pursuant to the Orcutt Community 
Plan.  Major capital improvements associated with the Circulation Element are detailed and cost 
estimates are provided.  State law requires that the Land Use Element and the Circulation Element 
be internally consistent. 
 
4. Orcutt Master Drainage Plan: This plan describes the retention basins and conveyance systems 
necessary to provide adequate drainage for new growth in the Orcutt area.  This plan includes the 
regional retention basin system.   In order for the regional retention basin system to succeed, all new 
development should participate in the regional system. 
 
5. Transportation Demand Management Ordinance:  On May 7, 1991, the Board of Supervisors 
adopted Ordinance 3922, establishing a Transportation Demand Management Program (TDM).  
The intent of this ordinance was to assist the County in reducing traffic congestion, thereby 
improving air quality, minimizing demand for new parking, and delaying or reducing the need for 
expensive new circulation capital improvements.  This is achieved by reducing the number of 
commuters driving alone during the peak hours through such TDM programs as variable work 
schedules, car/van pooling, bicycle commuting, etc.  The ordinance sets standards to regulate major 
employers, including those in the OPA.  The main goals of the ordinance are reflected in the 
policies of the Community Plan. 
 
Public Infrastructure Financing Program:  The Orcutt Community Plan includes the 
development, operation and maintenance of essential public infrastructure and community 
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amenities.  The Plan entails broad capital improvement programs to provide essential public 
services and to mitigate significant environmental impacts.  These programs must be delivered by 
governmental jurisdictions either directly or indirectly through privatization and involve costs which 
must be financed and paid for through a combination of developer and user fees and taxes.  This 
fiscal section of the plan describes the public facilities and costs, both capital and operating and 
maintenance, associated with the plan.  Revenue sources are also described. 
 
The Orcutt Community Plan includes a Public Infrastructure Financing Program to ensure a sound 
financial basis for the construction, operation and maintenance of public infrastructure.  This 
program assess whether new service districts or other governmental options would more efficiently 
deliver essential public services and programs to Orcutt. 
 
Consistency Rezones:  In the rural areas the Community Plan included a consistency rezone to 
bring parcels zoned under outdated Ordinance 661 into conformity with current zoning districts 
used in Article III of Chapter 35 of the Santa Barbara County Code.  The areas rezoned are located 
outside the Urban Boundary Line, primarily in West Orcutt, the Solomon Hills, and east of U.S. 
Highway 101.  The new zone districts generally correspond to existing Comprehensive Plan 
designations of Agriculture (A-I, A-II). 
 
In the urban areas, several urban parcels were redesignated to bring their Comprehensive Plan and 
zoning designations into consistency as required by State planning law.  Most of the discrepancies 
occurred in residential areas where the densities differed between the land use designation and zone 
district (e.g., a parcel had a 12.3 units/acre zoning designation and a 20 units/acre land use 
designation).  Also, the County rezoned some parcels where the current (1996) and projected long-
term land use did not match the current zoning and/or land use designation.   
See Appendix D for a complete list of all parcels which received a consistency rezone. 
 
D.  FUTURE PERMITTING 
 
The purpose of this section is to inform the public and prospective developers of policies, 
development standards, and actions which apply to development in Orcutt, but may not be 
contained explicitly within the Key Site texts in the Orcutt Community Plan.  These include: 
 
 Community-wide policies and development standards that are addressed in the Plan, such as 

noise, public services, traffic and recreation; 
 Policies and development standards that address specific planning concerns, such as 

Gateway parcels, Orcutt Creek, Bradley-Solomon sewer line, Open Space areas, oil activity, 
foothill parcels, Old Town, and roadway medians; 

 Policies and development standards specific to each Key Site;  
 Santa Barbara County Standard Conditions of Approval and Standard Mitigation Measures; 

and 
 Other agency standards (e.g., Building and Safety codes). 
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Community-wide Issue Areas:  Certain Orcutt Community Plan policies and development 
standards apply to all new development in the OPA, including air quality, visual resources, 
biological resources, traffic, schools, and noise.  These policies were carefully crafted and tailored 
with the needs of the Orcutt community in mind.  For example, Visual Resource policies and 
development standards ensure that new development in Orcutt is consistent with the semi-rural 
character of the community. 
 
Focused Issue Areas:  These include policies and development standards which pertain to certain 
sites due to constraints and resources onsite or the nature of potential development.  For example, a 
site that serves as a "gateway" to the Orcutt community is subject to Gateway policies contained 
within the Visual/Aesthetic Resources section of the Plan.  Sites with the following characteristics 
are subject to policies and development standards found in the noted sections of the Plan: 
 
Sites crossed by Orcutt Creek: 
 Flooding and Drainage 
 Geology 
 Topography 
 Soils 
 Biological Resources 
 
Sites serviced by the Bradley-Solomon sewer line: 
 Sewer Systems 
 
Sites with Open Space areas:   
 Visual/Aesthetic Resources 
 Biological Resources 
 Parks, Recreation, Trails and Open Space 
 
Gateway sites:   
 Visual/Aesthetic Resources 
 
Old Town sites:   
 Land Use-Commercial/Industrial 
 Land Use-Old Town 
 Visual/Aesthetic Resources 
 History and Archaeology 
 Transportation 
 
 
Sites with current or historic oil activity:   
 Risk of Upset/Hazards 
Sites affected by Santa Maria Public Airport:   
 Noise 
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 Risk of Upset/Hazards 
 
Key Sites and Mini-EIR Sites:  The second half of the Orcutt Community Plan contains specific 
policies and development standards for 43 Key Sites within the planning area and each Key Site has 
the following general structure:  
 
 an introduction with location, parcels and surrounding uses; 
 a general setting description, including existing uses and development, topography, 

vegetation, other resources (archaeological sites, visual qualities, etc.), and hazards (oil, 
flooding, noise, etc.); 

 project description with land use and zoning designations, buildout estimates2, and probable 
location of development; 

 a constraints/project considerations section; 
 policies and development standards which guide development on each Key Site; and 
 a map showing constraints (open space, steep slopes, habitats, noise contours), 

improvements (bikepaths) and buildable areas. 
 
Standard Conditions of Approval and Standard Mitigation Measures:  County Standard 
Conditions of Approval and Standard Mitigation Measures apply to all development in Orcutt.  
These include conditions which may be applicable for development within Santa Barbara County, 
as well as conditions which may be applicable for various types of permits (e.g., conditional use 
permit, development plan, parcel map, etc.). 
 
 
Other Agency Conditions/Standards:  Development in Orcutt is subject to the standards and 
conditions of other agencies, such as sewer and water districts, Public Works, Parks Department, 
and Building and Safety Division.  This level of review will be further defined through the 
development review process. 
 

                                                           
    2The residential and commercial/industrial buildout figures in the Key Site texts reflect staff's estimates of average density 
and use by zone district, and are subject to change. 
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A.   Land Use--General 
 
1. EXISTING SETTING AND ISSUES 
 
Substantial residential growth has occurred in Orcutt since the 1980 
county-wide Comprehensive Plan update.  This largely residential growth 
has created a need for additional water, wastewater capacity, transportation 

systems, schools, libraries, and local parks; commercial development is also needed to provide 
convenient shopping for residents and revenue to offset the costs of serving the community. In 
addition, much of the private open space that had provided a "semi-rural" feeling in Orcutt has been 
developed, creating the need for comprehensive open space planning for existing and future 
residents.  The Orcutt Community Plan (OCP) was crafted to provide guidance for anticipated 
growth in Orcutt and to address the deficiencies of existing development patterns. 
 
The OCP (Plan) meets the projected needs of the community, addresses existing and anticipated 
resource and service constraints, and provides for future growth in Orcutt as resources become 
available.  The Plan builds upon the existing infrastructure framework, increases densities where 
appropriate and promotes infill development to reduce or delay the need to expand the urban/rural 
boundary line or develop expensive new infrastructure.  Providing compact development with 
abundant open space protects the semi-rural character of Orcutt while minimizing home prices, 
taxes and user fees. 
 
The Plan identifies commercial and industrial sites which can supply goods, services and 
employment to the area, and to enhance sales tax revenue.  Areas for schools and other public 
services have been identified to serve the needs of the community.  Finally, open space areas are 
designated and agriculture lands preserved to the greatest degree possible to maintain and enhance 
the existing semi-rural character of the community.  Figures 5, 6, and 7 show the Comprehensive 
Plan Land Use Designations which are adopted as a part of the Plan.  Table 2 shows existing 
development and estimated buildout of the Plan by Land Use designation. 
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 Table 2 
 Existing Development and Buildout Under the Proposed Plan 

 
 PROPOSED 
 Comp. Design. 

 
 ACRES 

 
 EXISTING 
 Units/SF 

 PROPOSED 
 Additional 
 Units/SF 

A-I-40 78.73 0 / 0 1 / 0 

A-II-100 5,242.32 4 / 0  2 / 0 

Cemetery 1.87 0 / 0 0 / 0 

Educ. Fac. 162.38 1 / 0 0 / 0 

ExtRecOpnSpc 425.11 1 / 0 0 / 0 

GC/Res. 14      20.93 77 / 102,344 0 / 0 

General Comm. 136.27 5 / 336,578 0 / 1,379,186 

General Ind. 12.20 0 / 50,448 0 /  

Highway Comm 53.11 2 / 11,197 0 / 363,491 

Ind Park 37.14 0 / 0 0 / 452,957 

Inst/GovtFac 6.17 0 / 11,500 0 / 0 

Light Ind 47.29 0 / 0 0 / 190,000 

NeighbhdComm 3.66 2 / 15,364 0 / 0 

Office&Prof 51.86 1 / 107,908 0 / 222,500 

OthrOpenLand 1,660.74 0 / 0 0/ 0 

PD 0.5 8.02 1 / 8,500 2 / 0 

PD 0.6 86.76 0 / 0 130 / 0 

PD 1.0 25.14 4 / 0 21 / 0 

PD 1.8 103.94 7 / 0 161 / 0 

PD 2.7 46.83 1 / 0 115 / 0 

PD 3.3  43.25 0 / 0 140 / 0 

Plnd Dvlp 1,228.54 418 / 0 1,341 / 0 

Pub Utility 5.34 0 / 0 0 / 0 
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 PROPOSED 
 Comp. Design. 

 
 ACRES 

 
 EXISTING 
 Units/SF 

 PROPOSED 
 Additional 
 Units/SF 

Res 0.3 78.34 12 / 0 12 / 0 

Res 1.0 732.87 549 / 5,200 162 / 0 

Res 1.8 40.87 46 / 6,200 33 / 0 

Res 12.3 106.39 801 / 0 43 / 0 

Res 14.0 27.31 235 / 500 11 / 0 

Res 20.0 20.14 124 / 0 253 / 0 

Res 3.3 1,636.96 5,798 / 106,600 180 / 0 

Res 4.6 429.94 2,114 / 25,100 176 / 0 

Res 8.0 155.94 893 / 5,800 123 / 0 

ResRanch 1,516.53 8 / 0 81 / 0 

Resranch20 20.00 1 / 0 0 / 0 

ResRanch5 120.67 13 / 0 10 / 0 

 TOTALS 14,373.56 11,118 / 793,239 2,997 / 2,608,134 

 
Table does not reflect zoning changes adopted as part of the 2001 OCP Amendments. 
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2. LAND USE GENERAL POLICIES, ACTIONS AND IMPLEMENTING STRATEGIES 
 
GOAL:  Accommodate growth within available resources and service capacity, 
provide a range of housing types affordable to all Orcutt residents, provide a 
range of commercial and industrial uses which promote orderly economic 
development, improve the balance between jobs and housing, protect 
agriculture, provide recreation and open space, protect natural resources, 
preserve Orcutt's "semi-rural" character,  balance the needs of the future with 
the needs of existing residents, and provide fiscal balance in public 
infrastructure. 
 
Policy LU-O-1: All existing Countywide Comprehensive Plan Elements and policies 

apply to the Orcutt Planning Area in addition to those specific policies 
and action items identified below. 

 
 
Policy LU-O-2: The Development Standards contained within this Plan shall be utilized 

to implement the policies of the Plan.   Each of these standards shall be 
applied to the project under review unless the standard would be 
inapplicable, ineffective or preclude reasonable development and/or 
other equivalent standards have been developed as part of project 
approval which implement the goals and policies of this plan.  

 
 
Objective LU-O-1: As adequate resources and services become available, at full buildout up to a 

maximum of the following additional development may be allowed: 
 
   a.  3,751 new dwelling units; and 
 
   b.  2.5 million square feet of combined commercial and industrial space. 
 
 
Policy LU-O-3: The County shall require that adequate resources and service capacity 

are available to accommodate the growth identified within this Plan. 
 
Action LU-O-3.1: To reduce property owners' time and fees, the County should work with 

LAFCO, the Laguna County Sanitation District and the Orcutt Lighting 
District to facilitate a comprehensive annexation to bring all parcels within 
the urban boundary of Orcutt within the service boundaries of these two 
districts. 
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Policy LU-O-4: The County shall provide a range of commercial and industrial uses 

which promote orderly economic development, and improve the balance 
between jobs and housing. 

 
Action LU-O-4.1:  The County shall improve Orcutt's jobs/housing balance by providing 

permitting assistance and by considering fee reductions for commercial and 
industrial projects which provide substantial numbers of high paying jobs. 

 
 
Policy LU-O-5:  To improve fiscal balance in both the development, and operations and 

maintenance of public infrastructure, the County shall pursue 
establishment of appropriate funding mechanisms to ensure that 
development pays its "fair share" of public infrastructure costs. 

 
 
Policy LU-O-6: The Orcutt Urban/Rural Boundary shall separate principally urban 

land uses and those which are rural and/or agricultural in nature.  This 
boundary shall represent the maximum extent of the Orcutt urban area 
and the Urban/Rural Boundary shall not be extended until existing 
inventories of vacant land within the urban area are nearing buildout.  
Boundary adjustments shall be approved only as part of a major 
Community Plan update. 

 
Action LU-O-6.1: The Board of Supervisors shall formally petition LAFCO to officially 

recognize the Orcutt Community Plan boundary as the community's "sphere 
of influence" and strongly discourage any annexations of this land unless 
agreed to by the Board of Supervisors. 

 
 
Policy LU-O-7: The County shall monitor and account for City of Santa Maria and 

Vandenberg Air Force Base growth projections in Orcutt land use 
planning. 

 
Action LU-O-7.1:  County Planning & Development shall contact the City of Santa Maria and 

Vandenberg Air Force Base and request growth projection reports. The 
County shall review these reports in order to determine any future effects 
upon the Orcutt Planning Area.  Growth in these areas shall be considered in 
decisions concerning the need to update the Orcutt Community Plan. 

 
 
Policy LU-O-8: In order to preserve the semi-rural character of Orcutt, protect natural 

resources, and avoid development in hazardous areas, the County shall 
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provide for large useable areas of (public or private) open space within 
the community.  Appropriate planning tools should be explored and 
adopted which provide for the clustering or relocation of development 
from hazardous, environmentally sensitive or visually prominent ares, 
or other sites which are deemed unsuitable for development, to areas 
appropriate for development. 

 
Action LU-O-8.1: The County shall consider Transfer of Development Credits (TDC) for the 

designated sender and receiver sites in Orcutt. 
 
Action LU-O-8.2: The Board of Supervisors shall consider mechanisms to implement the 

Transfer of Development Credit (“TDC”) policies and development 
standards of the Orcutt Community Plan. These mechanisms shall be limited 
to the Orcutt Planning Area. Added by Res. 01-226, 7/10/2001 

 
 
Policy LU-O-9: Planning & Development, in coordination with the County 

Administrator's office and LAFCO, shall explore the long-term viability 
of the formation of a Community Services District (CSD) for Orcutt.  
The intent of the CSD is to provide more local control to the citizens of 
Orcutt and the first step in self governance. 

 
Action LU-O-9.1: This CSD should include the ownership of Orcutt's water supply, its sewer 

system, the Parks, Open Space and Landscape Maintenance District (if 
formed) the Street Lighting District and any other applicable districts or 
entities, as feasible. 

 
Action LU-O-9.2: Development of one of the larger Key Sites (Site 12 or 22) may be the 

preferable point to initiate a CSD as the amount of infrastructure needed to 
support these sites, and the fees generated by this development, would 
provide a substantial base from which to start. 
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B.   Land Use--Residential 
 
1. EXISTING SETTING AND ISSUES 
 
A.  Regional Setting: Orcutt was founded as an oil boom town in the 
early 1900s.  As growth in the oil business slowed, Camp Cooke (later 
renamed Vandenberg Air Force Base) was built in the 1950s.  Eventually, 
industrial uses declined and residential demand to serve Vandenberg and 

the City of Santa Maria increased to the point where almost exclusively residential development 
was taking place through the 1960s, '70s and '80s.  In addition, Route 2 (now U.S. 101) was moved 
to the west out of the town of Orcutt and commercial and industrial development in the Valley then 
located primarily in the City of Santa Maria.  Finally, in the 1980s a growing number of workers 
employed in the south county bought homes in Orcutt and commuted to work.  Thus, Orcutt's 
current character as a "bedroom" community was developed over several decades and for a variety 
of reasons. 
 
B.  OPA Setting:   As a semi-rural bedroom community, Orcutt is largely defined by the type and 
location of residential development.  Residential neighborhoods are interspersed among large vacant 
parcels, some of which include grazing livestock, and many large parcels on the edges of the 
community ("gateway" parcels) still remain vacant.  This internal open space contributes to Orcutt's 
semi-rural character.  The vast majority of development in the community is single family homes on 
lots from 7,000 to 10,000 square feet in size, with larger estate and ranchette homes on ½, 1 and 5 
acre lots around the periphery of the urban core.  Over 20% of the existing development in Orcutt is 
found in mobile homes, condominiums and townhomes scattered throughout the community (Table 
3). 
 
 Table 3:  Existing (1996) Housing Units 

 Housing Types  # of units 

 single family  8,568 

 condominium/townhome  715 

 apartment  409 

 mobile home  1,258 

 Total  10,950 

 
Over the last 30 years, most of the residential development in the central urban area has occurred in 
developer-constructed subdivisions rather than custom homes on single lots.  This type of 
development and the lack of a defined commercial/cultural center leads many residents to identify 
more with a neighborhood or area than with the community of Orcutt as a whole. 
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The existing community contains 21 main neighborhoods and areas, primarily identified by a 
subdivision name.  These neighborhoods are described below and shown on Figure 8.  As 
development continues, additional neighborhoods will be created, primarily in southeast and west 
Orcutt. 
 
C.  Existing Neighborhoods 
 
1. North Wye:  Bounded by Santa Maria Way on the northeast, Highway 135 on the west, 
Lakeview road on the south, and the Community Plan Boundary and Santa Maria City limits on the 
north.  Predominately made up of single family homes on lots of 8,000 and 15,000 square feet built 
in the mid 1950s to late 1970s.  The Los Pinos apartments are developed at 12.3 units per acre.  
Remaining vacant land consists of the approved, undeveloped Mormon church and a portion of Key 
Site 32.  The Evergreen shopping center is located in the southwest corner of the neighborhood at 
the intersection of Lakeview Road and State Route 135.  Public recreation is provided by Waller 
Park, which lies to the west across State Route 135, and Joe Nightingale Elementary School on 
Winter Road. 
 
2. College:  Located between Santa Maria Way and US 101 with College Drive running north/south 
through its center.  This neighborhood consists of 6 and 7 unit per acre developments, including a 
mobile home park, a mobile home subdivision, condominiums, and single family detached housing.  
The commercially-zoned, 25-acre, undeveloped Adam property (Key Site #25) is found here as 
well. 
 
3. South Wye:  Extending from Union Valley Parkway (UVP) and the Flight Approach Zone open 
space in the south, to Lakeview Road in the north, State Route 135 on the west, and Bradley Road 
on the east, this neighborhood is developed with single family dwellings on 7,000 to 10,000 square 
foot lots.  Housing types here are similar to the North Wye, and the neighborhood is almost 
completely built out.  Remaining vacant land includes a portion of Key Site G.  Public schools 
include Righetti High, Lakeview Junior High, and Alice Shaw Elementary.  Waller Park is 
immediately to the northwest and provides recreation, although access is somewhat limited by 
Highway 135. 
 
4. Knollwood:  Bordered by Bradley Road on the west, US 101 and Santa Maria Way on the 
northeast, and the UVP corridor to the south.  Residential densities in this area range from 3.3 to 
12.3 units per acre, and consist of a mobile home park, several condominium developments, and 
single family detached housing on small lots.  The private St. Joseph High School is located in this 
neighborhood and the small private Edgewood park lies adjacent to the school. 
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5. Woodmere:  Bounded on the north by UVP, on the east by Bradley Road, and on the west and 
south by open space beneath the Flight Approach Zone and the Unocal Bradley property (Key Site 
#30).  The uses are exclusively residential and consist of the Woodmere Villas condominium 
development and single family detached housing on 10,000 square foot lots.  With the exception of 
the Unocal property, this neighborhood is completely built out. 
 
6. Patterson:  Bordered by Highway 135 on the west, Bradley Road on the east, Clark Avenue to 
the south and on the north by the open space beneath the Santa Maria Airport Flight Approach 
Zone.  This area contains residential development on 10,000 square foot lots and a 14 unit per acre 
apartment complex adjacent to one of the community's main commercial centers, Acorn Plaza, 
located at the Clark Avenue/Bradley Road intersection.  Two small public parks are located in this 
neighborhood, and Patterson Road Elementary School provides additional recreation opportunities.  
Some remaining buildout potential remains on several large parcels, including Key Site 31, in the 
western section of this neighborhood. 
 
7. Oak Knolls:  Bounded by Bradley Road on the west, US 101 on the east, UVP on the north, and 
Clark Avenue on the south.  Single family homes range from the 1960s-era Oak Knolls subdivision 
on 10,000 square foot lots, to the Edgewood and Tiffany Park subdivisions on 7,000 square foot 
lots.  The latter subdivisions have shared private open space, including a pedestrian path adjacent to 
the sound barrier wall along US 101, several small neighborhood parks, a large retention area in the 
center of the neighborhood (planned as Oak Knolls public park), and a linear park.  Ralph Dunlap 
Elementary School lies in the center of this neighborhood.  Commercial uses consist of the existing 
100,000 square foot Oak Knolls Village North shopping center at the southeast corner of Clark and 
Bradley and an undeveloped 21-acre site at the northwest corner of Clark Avenue and U.S. 101 
(Key Site 1). 
 
8. Deerfield:  Bordered on the north by the proposed extension of UVP, to the east by Blosser Road, 
to the south by the Solomon neighborhood, and by undeveloped agricultural land to the west.  It is a 
recently constructed residential area of 1 acre lots, with ½ acre lots located along Blosser Road.  
Two parcels near the western terminus of Foxenwood Drive, which currently serve as a flood 
control retention basin, are under consideration for development as a neighborhood park.  Several 
other lots remain vacant but do not represent significant buildout potential. 
 
9. Solomon:  Bounded by Solomon Road to the south, Blosser Road to the east, the Deerfield 
neighborhood to the north, and by undeveloped agricultural land to the west.  This neighborhood, 
also known as Key Site E, was the subject of the 1989 Residential Ranchette Study and is sparsely 
developed with single family homes on lots of one to three acres in size.  Several large-lot (½ to 1 
acre) residential developments have been approved in this area since 1990. 
 
10. Orcutt Ranchettes:  Located between Solomon Road to the north, Highway 1 to the south, a 
point to the east where the two roads meet, and the Westtrails equestrian community to the west.  
This neighborhood is Key Site D and has a rural character due to a high percentage of equestrian 
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properties and homes on 1 to 8 acre lots.   Parcels in this area are mainly 3 acres in size and are 
elongated, oriented in a north/south direction.  Flooding constraints associated with Orcutt Creek 
limit potential additional development.  Additional information can also be found about this area in 
the 1989 Residential Ranchette Study. 
 
11. Westtrails:  Bounded by Solomon Road in the north, by Clark Avenue and Highway 1 on the 
south, Blosser Road on the east and the common boundary with the Orcutt Ranchettes 
neighborhood on the west.  It is a private, large lot equestrian community with a private system of 
equestrian trails found in the Westtrails development.  The neighborhood is exclusively residential 
and is completely built out on 1 acre lots with the exception of Key Site 19 in the southeast corner.  
Also located in this neighborhood is the Palomino Estates subdivision, three block-long rows of 
houses which were re-purchased and abandoned by Unocal due to oil contamination in the soil 
beneath the homes. 
 
12. Foxenwoods:  Located between the proposed extension of UVP on the north, Highway 135 to 
the east, Blosser Road to the west and Orcutt Creek to the south.  All the homes are on lots of 
10,000 s.f. to one acre in size and were built in the last 15 years, with the exception of homes along 
Stansbury Drive which were built in the mid-1960s.  This area is virtually built out with the 
exception of Key Site 20 (owned by Union Oil).  A small park is located in the center of this 
neighborhood adjacent to California Boulevard and additional recreational needs are met by a 
private country club.  Key Site 18 is comprised of the open space area along Orcutt Creek to the 
south of this neighborhood, with exception of the Southpoint parcel on which the tennis courts are 
located.  This site is under consideration for development as a public park which would serve 
Foxenwoods and other neighborhoods. 
 
13. Old Town Orcutt:  Bounded roughly by Orcutt Creek to the north, Highway 135 to the east, 
Rice Ranch Road to the south, Clark Avenue to the southwest and Blosser Road to the west.  Old 
Town is the original location of Orcutt and many of the buildings in this neighborhood, including 
the Torch/Union Oil Building, may have historical significance.  Old Town was the subject of a 
specific study in 1986 and was rezoned at that time to include the OT designation.  The purpose and 
intent of the study was to restrict the demolition of existing homes for conversion to larger 
apartment complexes, and to establish standards for appropriate commercial development.  A strip 
of commercial development one block deep on each side of Clark Avenue includes a small market, 
antique shops, and several other small local businesses.  The rest of Old Town includes a sprinkling 
of commercial uses, older residential units, higher density condominiums and apartments at 6 to 8 
units per acre, and a large mobile home park.  Orcutt Junior High and May Grisham Elementary 
schools are located in Old Town, providing for some public recreation.  Several large undeveloped 
parcels to the south (Key Site 17) contain the majority of the buildout potential.  Additional 
discussion and analysis is located in the Old Town section. 
 
14. Orcutt Hills:  Located to the south of the Rice Ranch Road undercrossing at Highway 135, to 
the west of Key Site 12, and with open agriculture land to the south and west.  There are three 
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developed projects in this area -- Elkhorn Estates, Oak Hill County Estates and Sandy Creek -- on 
lots from 1/2 to 2 acres in size.  Elkhorn Estates has a significant amount of private open space 
located in a common central parcel.  The area immediately to the north of Sandy Creek is under 
consideration for development as a public neighborhood park to serve Sandy Creek as well as the 
higher density developments in Rice Ranch, which lies to the northeast. 
 
15. Orcutt Creek:  Located within the canyon of the Orcutt Creek floodplain, between State Route 
135 on the west, Bradley Road to the east and Clark Avenue to the north.  Residential uses consist 
of large lot equestrian properties (generally one acre or larger) along the canyon.  Two small 
commercial facilities (fast food restaurant and a gas station) are located in the northwest corner of 
the neighborhood at Clark and State Route 135, and a professional building, bank, and gas station 
are located in the northeast corner of the neighborhood at the SW corner of Clark and Bradley.  
Buildout potential remains on several parcels in this neighborhood, including Key Sites 11 and 10. 
 
16. East Clark:  Bounded on the west by Bradley Road, on the north by Clark Avenue on the east 
by Stillwell Road and on the south by Key Sites 5, 8, and B.  This neighborhood is characterized by 
high density development, including two condominium developments (Oak Ridge and Creekridge 
Villas), in addition to 10,000 square foot single family detached housing (Old Oak Knoll, built in 
1959).  A major commercial center, the Oak Knolls Village South shopping center, is located in the 
northeast corner of this neighborhood. 
 
17. Rice Ranch:  Located immediately south of the canyon of Orcutt Creek, with Orcutt Road on 
the west, Bradley Road on the east and Rice Ranch Road to the south.  All of the development 
within this neighborhood is residential, a majority of which was constructed from the early 1970s to 
the mid 1980s on lots of 7,000 and 10,000 square feet.  A condominium project at six units per acre 
is located on the southern edge of the neighborhood.  A significant feature of this neighborhood is a 
densely vegetated canyon which cuts into the center of it near Crescent Drive.  A small 
neighborhood park (Domino) has been developed adjacent to this canyon and two other parks 
(Highland Drive and Lee West) are also located in this neighborhood.  A strip of open space lies 
along the top of the southern ridge of the Orcutt Creek Canyon.  This open space is under 
consideration for development as a linear park with a multi-use pathway running along the ridge.  
Pine Grove Elementary School lies immediately to the south and serves as an additional recreational 
area.  For all practical purposes, this neighborhood is completely built out. 
 
18. Mira Flores:  Bounded by Bradley Road to the west, Stubblefield Road to the south, Orcutt 
Creek floodplain to the north, and Key Site 7 to the east.  This neighborhood was constructed during 
the 1960s and is entirely residential, single family detached housing on lots of 8,000 square feet in a 
10,000 square foot minimum zone district due to the developer's offer to provide open space on the 
Worsley parcel of Key Site 8.  The area is completely built out, with no remaining open space.  Pine 
Grove Elementary School is immediately to the west, and serves as a recreational area for residents. 
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19. Stillwell:  Located south of Clark Avenue, east of Stillwell Road, and west of U.S. 101 and 
north of the foothills of the Solomon Hills.  Orcutt Creek passes through the middle of the 
neighborhood.  To the north of the creek, land uses include two large mobile home parks and some 
single family detached houses, predominantly located on one acre lots.  An approved, undeveloped 
10 unit subdivision at 3.3 units per acre is located in this area.   The area to the south of the creek is 
rural in character, consisting of 5 to 10 acre equestrian-type ranchette properties.  With the 
exception of the foothill area to the south, a large amount of residential development is expected to 
occur around this neighborhood.  A small public park is proposed immediately east of this area on 
Site 5. 
 
20. Lake Marie:  Located east of Telephone Road and north of Clark Avenue.  Lake Marie is an 
outlying area which is not adjacent to the urbanized portion of greater Orcutt.  It was established in 
1961 and built out during the early 1960s.  Homes are on lots of 30,000 square feet.  A private 
country club serves the recreational needs of the residents. 
 
21. Tanglewood:  Bounded by Black Road to the west, Key Site 22 to the south, the City of Santa 
Maria to the east and agricultural land to the north.  Tanglewood was established in 1959 and built 
out during the early 1960s on 7,000 square foot lots.  A former small commercial center in the 
southwest corner of the neighborhood has been converted to a shoe-importing firm, and only a 
convenience store remains of the commercial center.  Arellanes School is located in the southeast 
corner and serves the recreational needs of the residents in a limited capacity.  A primary problem 
for residents of this neighborhood is its limited access to commercial services. 
 
2. THE COMMUNITY PLAN 
 
A.  Growth Projections:  Between 1980 and 1990, approximately 3,600 new units were 
constructed in Orcutt, a 56% increase in housing stock.  Growth slowed in the 1990s due to a 
weakening economy and a sewer connection moratorium imposed by the Regional Water Quality 
Control Board.  Although the economy improved in the mid 1990s, growth remained impeded by 
the ongoing sewer moratorium.  Forecast '94, the regional growth forecast, predicts a 21% increase 
in population for the Santa Maria Valley between 1990 and 2015, with an annual growth rate of 2%.  
Orcutt specifically is forecast to have a demand for 2,500 new units by 1999 (Regional Needs 
Housing Plan, SBCAG 1994). 
 
In addition to these overall housing needs, the County's Housing Element identifies special housing 
needs for seniors, farm employees, single room occupancy developments, and housing affordable to 
all segments of the community (especially low-income). 
The OCP's land use and zoning designations will accommodate approximately 3,700 new units at 
full buildout, providing for maintenance of the community's moderate and middle income home 
inventory and limited opportunities to increase provision of low and very low income housing.  
Approximately 2,700 units on Key Sites are considered likely to partially or wholly develop within 
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the next ten years (Table 4); however, growth rates are contingent upon provision of adequate 
public service (sewer, water, etc.). 
 
 TABLE 4:  10 YEAR BUILDOUT RESIDENTIAL SCENARIO 

Project Name # of Units # Built 

APPROVED PROJECTS 

Terrace Ranch  17  7 

Lorraine Estates  45  36 

Solomon Estates  21   1 

Morningstar II  14   3 

Las Brisas 152  115  

Brunello Condos  12    2 

Northpoint V & VI    80     0 

Oakhill  12    7 

Sejera/Cimarron  37  29 

Suncrest Gardens  28    0 

Individual projects less than 10 units 
each 

 39  10 

SUB-TOTAL    457 1  200 

OCP KEY SITES 

M.V. Smith (Site 3) 125 0 

Jensen (site 5)  124 0 

Mesa Verde (active application) (Site 6)  74 0 

Kelly/Bidart (Site 7)  44 0 

Taft/Jones (Site 8)  48 0 

Bowers/Rees (Site 10)  29 1 

Rice Ranch (Site 12) 825 0 

Byron (Site 13  13 1 

Grigg/Hartnell (Site 17) 209 1 

West Orcutt   0 2 

Roth (Site 24)  63 3 

Richards (Site 26) 140 (70) 1 

Edgar (Site 27)  15 (7) 0 

Hummel Dr. (Site 29)  62 (28) 6 
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Project Name # of Units # Built 

Olive Hill Rd. (Site B)  36 (10) 16 

Orcutt Creek (Site C)  37 (9) 19 

Ranchette Area South (Site D)  25 (5) 14 

Ranchette Area North (excluding Lorra-
ine & Solomon Estates covered in "ap-

proved projects" above)  (Site E) 

 130 (51) 28 

Southeast Orcutt (Site F)  25 (6) 14 

Palmerston (Site H)  8 1 

SUB-TOTAL (Proposed and Key Sites) 1,996 110 

INFILL ON EXISTING URBAN RESIDENTIAL LOTS 

misc. 250 N/A 

TOTAL 2,7012 290 
 
* Key Sites 26,27,29 and B-F are either partially built out, or likely to build out upon completion of 
services (completion of UVP, Hummel Dr., etc.).  Numbers shown in parentheses are units assumed to be 
constructed within the 10-year buildout scenario, and represent 50% of remaining unbuilt potential units 
(accounting for existing units). 
 
1 100 units assumed to remain unbuilt at time of Community Plan adoption in Summer '97. 
2 This number only includes the 100 units assumed to remain unbuilt at Plan adoption in the 
Approved Projects  category 
 
 
B.  Residential Land Uses:   Priorities for land development in Orcutt include: providing higher 
densities along existing infrastructure, the completion of development of existing neighborhoods 
before expanding the community outward, the retention of the semi-rural flavor of the community, 
providing compatible densities with adjoining properties, and the current market preference for 
single family homes over townhomes and/or condominiums or apartments.  However, with only 9% 
of the estimated new units to be other than single family homes (as compared to the current 20%), 
the Plan may not fully meet the needs of all segments of the community, especially as the 
community ages. 
 
The OCP relies primarily on the Small Lot Planned Development (SLP), Planned Residential 
Development (PRD), and Design Residential (DR) zone districts to meet the community's housing 
needs.  The SLP zone is designed to provide affordable home ownership by allowing single family 
homes on lots that average between 5,000 to 7,000 s.f. in size, which are affordable at market rates 
to upper- and lower-moderate income levels.  This zone encourages development on infill parcels 
consistent with the existing neighborhoods, especially in the urban core area. 
 
The PRD and DR zone districts allow a variety of densities and housing types (SFDs, condos, etc.) 
on the same site, require at least 40% of the site to be set aside in open space, and require site 
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planning that is sensitive to the surrounding uses.  The primary difference is that DR is used on sites 
up to ten acres and PRD on sites over ten acres.  The DR zone was applied in the urban area where 
clustering was desired to protect resources and/or visual corridors and to provide setbacks from 
existing development.  The PRD zone was assigned to the larger sites on the periphery of the urban 
area where flood hazards, steep slopes, fire hazards, visual corridors, and sensitive resources 
required large bands of contiguous open space and where clustering could provide this open area 
and minimize the need for additional infrastructure. 
The DR and PRD districts encourage development that is compatible with neighboring development 
by allowing similar units on the periphery and different types of units in the interior and/or buffering 
the development through setbacks.  This also allows affordable units onsite, where part of the site 
may be single family homes and part may be higher density (and more affordable) townhomes, 
condominiums, duplexes or homes on smaller lots.  
 
C.  Sub-Areas: The four sub-areas have different development conditions and offer different 
opportunities to meet the residential needs of the community. 
 
Urban Core:  The most highly developed of the sub-areas and the one where compatibility with 
existing development is most crucial.  Fifteen residential Key Sites in this area cover 277 acres, and 
this is where the emphasis on in-filling to take advantage of existing infrastructure is most effective.  
The majority of these Key Sites were zoned DR to provide buffers, protect open space and allow for 
maximum flexibility in site design. 
 
South Orcutt:  Fourteen Key Sites covering 1,480 acres of land represent the vast majority of 
buildout potential in the southern area.  Eight of these sites are zoned PRD to require clustering to 
protect the Orcutt Creek corridor, provide fire and flooding setbacks, retain important visual 
resources of the lower foothills, and minimize additional infrastructure needs.  Most of the homes in 
this area will be visible from U.S. 101, Hwy 135 and many parts of the Orcutt community; therefore 
the site design, architecture and color scheme used in this area will have a significant impact on the 
visual character of the community.  Key Sites 3, 5, 12 and 14 are large enough to accommodate a 
mix of residential types which could include some on-site affordable units. 
 
West Orcutt:  Four of the western Key Sites are zoned PRD to provide significant development 
levels and protect large bands of contiguous open space.  The two non-PRD sites (D & E) continue 
to be zoned R-1 as they are largely developed and are made up of several lots of less than 10-acres.  
Key Site 22, at over 1,000 acres is large enough to accommodate a wide variety of residential units, 
including on-site affordable, at the time it is developed at an urban density. 
 
East of US 101:  Additional residential development here is limited as the majority of land is zoned 
for agriculture and the few areas zoned for residential use are already largely built out.  There is the 
potential for approximately 25 additional units in the Ranchette area.  Site 33 is the only Key Site in 
this sub-area and it is zoned AG and Highway Commercial. 
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D.  Affordable Housing: The intent of the County's affordable housing program is to ensure 
that all members of the community have safe and decent shelter.  The State and Federal standard for 
affordability is that housing costs not exceed 30% of gross income for rent or mortgage payments, 
including the cost of utilities, insurance and property taxes.  People in need of affordable housing 
include new families, first-time home buyers, senior citizens on a limited income, students, and 
people with lower paying service-oriented jobs.  Affordability levels are derived in relation to Santa 
Barbara County's assigned median income.  Please see Appendix B for a more complete description 
of the County's affordable housing program. 
 
The County's Housing Element identifies four levels of affordable housing: very low income (0% to 
50% of median income), low income (51% to 80%), lower-moderate income (81% to 100%), and 
upper-moderate income (101% to 120%).  The 1996-97 County median income for a family of four 
was $49,500.  Of the 2,500 units estimated to be needed in Orcutt by 1999, approximately 250 need 
to be affordable to upper-moderate households, 250 to lower-moderate households, 500 to low 
income households and 500 to very low income households; additional affordable units required 
beyond 1999 will be identified as the Housing Element is updated. 
 
Market forces in Orcutt have typically produced housing affordable to middle and moderate income 
tenants and home buyers; therefore the OCP focused on providing housing for low and very low 
income households.  These low and very low income household needs can be met by medium to 
higher density designations of 8 to 20 units an acre.  A number of the medium density SLP, DR and 
PRD sites may provide units which, at best, satisfy a portion of the community's projected demand 
for low income housing. 
 
Key Site 24 was zoned DR 20, for a potential buildout of 66 higher density units, with an 
inclusionary provision of 10% of the total units developed on site.  Sites 17, 26, 31, 34 and H were 
all assigned zoning that would allow SLP-type development.  Several of the larger Key Sites were 
also assigned densities which can provide some affordable units.  The site size, total number of 
proposed units and the use of the PRD and DR zone districts on Key Sites 3, 5, 12, and 15, for 
example, could provide affordable units to help meet State mandates if the inclusionary requirement 
for these sites is constructed on-site.  Payment of in-lieu fees rather than on-site development has 
not historically met the affordability goals for this area. 
 
In addition to the Key Sites, 77 residential units on mixed use sites currently exist in Old Town 
where densities are 14 units per acre, and this area could provide additional affordable housing.  
Table 5 shows the densities that can meet each income category and the number of estimated units 
provided by the OCP (note that the Community Plan does not contain sufficient numbers of units to 
meet State housing goals in the low and very-low income categories). 
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VI. Table 5:  Affordability Comparison of Residential Buildout 

 Income Category Density Needed3 Potential Units Provided 

 Very Low  14.0 - 30.0 units per acre  279 

 Low  8.0 - 12.3  295 

 Moderate  3.3 - 6.0  2,978 

 Above Moderate to Market Rate  < 1.8 - 2.1  2,642 

 Total                               6,194 

Table does not reflect changes adopted as part of the 2001 OCP Amendments. 
 
3. PLANNING ISSUES 
 
Orcutt's predominately low-density residential development does not provide a sufficient variety of 
densities, especially higher densities, to meet the needs of all members of the community.  The 
programs and policies of the Orcutt Plan are intended to maintain the character of existing 
residential neighborhoods and the quality of life for community residents while providing additional 
housing opportunities, and some affordable housing. 
 
For sites with sensitive resources and/or other constraints (e.g., steep slopes, flooding hazards, 
scenic open space), the Plan provides the following: 1) appropriate designations and densities for 
these sites,  2) site-specific development standards which guide development of a site, and  3) 
application of the resource protection policies outlined in the Resources and Constraints section of 
this Plan.  The appropriate designations and policies and development standards will help property 
owners and developers design a project that will fit the neighborhood and the site, as well as 
streamline the application submittal and review process. 
 
Please see Section VI. of this Plan for Key Site discussions and site-specific development standards. 
 
 
4. RESIDENTIAL GOALS, POLICIES AND ACTIONS 
 
Goal: Promote development of housing which is affordable to area residents 
through a mix of residential types, using a variety of programs, policies and 
land use zoning designations. 
 
 
                                                           
    3Frank Thompson Housing Consultants, September 1993; based on market research for current rental and sales 
prices in the Santa Maria HMA. 
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Policy LUR-O-1: Consistent with the Housing Element, the County shall encourage the 
provision of a mix of affordable units on parcels within the Orcutt 
Planning Area. 

 
Action LUR-O-1.1: Planning and Development and other County departments shall provide fast-

track processing to projects which provide 50% (or more) of the units in 
affordable price ranges consistent with the criteria in the County's Housing 
Element. 

 
Action LUR-O-1.2: Consistent with the Housing Element, the County shall consider delays in 

payment of fees, use of in-lieu or other funds and other appropriate methods 
for encouraging the provision of affordable housing. 

 
 
Policy LUR-O-2: Future growth and development shall occur in a manner which 

minimizes construction related impacts on the community. 
 
 
Policy LUR-O-3: The County shall encourage development of senior housing and shall 

work to preserve the existing senior housing stock. 
 
 
Policy LUR-O-4: In reviewing a bonus density project proposed for a site, the County 

shall consider the project's effects on the physical character of the 
existing neighborhoods but shall mitigate any significant impacts only in 
compliance with Public Resources Code §21085 and only deny or 
condition consistent with Gov't Code §65589.5(d). 

 
Action LUR-O-4.1: The County shall encourage development which preserves the character of 

existing neighborhoods, particularly as to key natural undeveloped open 
space preservation, traffic safety on local roads and preservation of important 
natural features.  Where a proposed development project requires 
redesignating the property to a density exceeding that of all contiguous 
residential parcels by more than 50%, the County may consider reducing the 
proposed density or denying the project in order to prevent a substantial 
deterioration of these factors. 

 
Action LUR-O-4.2: The County shall encourage the distribution of bonus density projects 

throughout the community.  Where more than one density bonus project has 
been constructed within a neighborhood, the County shall consider whether 
to grant any additional bonus density projects in that neighborhood or, 
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instead, to provide an alternative incentive of equivalent financial value 
pursuant to Gov. Code § 65915(b). 

Policy LUR-O-5: The County shall encourage the development of Second Units in Orcutt 
to provide more opportunities for senior and affordable housing. 

 
Action LUR-O-5.1: Planning & Development shall work with other County departments to 

reduce potential regulatory barriers to Second Units while still ensuring 
neighborhood compatibility. 

 
 
Policy LUR-O-6: In order to provide community cohesiveness, new neighborhoods should 

be designed to provide circulation, pedestrian, bicycle and public 
transportation linkage to existing neighborhoods, schools, parks, and 
commercial areas. 

 
 
Policy LUR-O-7: County planning and maintenance efforts shall support development of 

safe, clean residential areas. 
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C.   Land Use--Commercial & Industrial 
 
 
1. EXISTING SETTING AND ISSUES 
 
A.  Regional Setting:   The City of Santa Maria is the primary retail 
center for the Santa Maria Valley, with Orcutt and Guadalupe residents 
served by more neighborhood commercial uses.  Regional industries 

include packing and shipping associated with valley-wide agricultural operations, light industry 
located around the City's airport, and the oil industry's continued, although diminishing, role in the 
local economy.  Vandenberg Air Force Base and its associated support facilities also continue to be 
an important source of basic sector jobs. 
 
B.  OPA Setting:    The approximately 524,000 square feet of developed commercial space in 
Orcutt focuses on convenience goods such as food stores, laundromats, and restaurants, with the 
emphasis on serving the local community.  Industrial development is limited to a few small areas 
south of Old Town where Torch Oil is headquartered and some limited oil activity still occurs. 
 
Most of Orcutt's commercial development is found at the intersections of Clark and Bradley (the 
Acorn and Oak Knolls Centers), in the Old Town area, and at the corner of Lakeview and Orcutt 
Roads (Evergreen Center).  Smaller commercial areas are found at the intersection of Clark Avenue 
and Orcutt Road, Foster and Orcutt Roads, Foster and Bradley Roads, and Winter and Orcutt Roads.  
Large vacant commercial sites are found at Clark Avenue and U.S. 101 (Key Sites 1 & 2), and the 
intersection of Santa Maria Way and College Drive (Key Site 25). 
 
Orcutt is primarily a bedroom community, with most of its workers commuting to jobs in Santa 
Maria, Vandenberg Air Force Base, or the South Coast.  Similarly, over 45% of the community's 
retail commercial purchases were made outside of Orcutt, primarily at regional retail centers in the 
City of Santa Maria.  These trends were accelerated by the County's 1980 Land Use Plan which did 
not provide land designated for professional or industrial uses, by de facto County policy of not 
seeking or encouraging commercial and industrial (C/I) uses, and Santa Maria's aggressive pursuit 
of C/I uses in the 1980s and 1990s. 
 
C.  Existing Primary Centers:    Orcutt has three "major" shopping centers currently serving local 
residents, and a number of smaller centers scattered throughout the community.  None of the 
smaller centers nor Acorn Plaza -- one of the larger centers -- has room to expand significantly. 
Both Oak Knolls I and the Evergreen Center could potentially add 30,000 square feet each, but this 
would require either major reconfiguration of existing development or potential displacement of 
existing stores and parking. 
 
Oak Knolls I & II:  This center occupies the northeast (8 ac.) and southeast (7 ac.) corners of the 
intersection of Clark and Bradley and is the largest of the commercial centers serving Orcutt.  A 
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20,000 square foot Longs Drugs is the anchor in the northern center, and it is accompanied by a 
bank and a number of smaller retail and service stores.  The southern center has approximately 
60,000 s.f. of various retail and service stores but is proposing major expansion and renovation 
(including incorporating Key Site 9) as this Plan is going to print. 
 
Both Oak Knolls centers have excellent frontage along two main streets operating at LOS A.  
Additional residential development is expected in the area south of this center and should increase 
market demand for these businesses. 
 
Acorn Plaza:  This 5-acre center is located across Bradley Road from Oak Knolls I and is the 
newest of Orcutt's shopping centers.  A 30,000 square foot grocery store is the anchor of this center 
with another 30,000 square feet of convenience stores.  Acorn Plaza also has excellent road frontage 
in a part of the community with good levels of service and will benefit from future development 
south of Clark. 
 
Evergreen:  This 7-acre center is located at the northeast corner of the intersection of Lakeview and 
Orcutt Roads and contains a 16,000 square foot market, another 37,000 square feet of strip mall 
uses, an animal clinic and a car wash.  The whole center was built in the 1960s and has not been 
renovated/upgraded since then.  The Evergreen Center is in the northernmost section of the Orcutt 
community where significant retail business is lost to the City of Santa Maria.  This site is highly 
visible from State Route 135 and has frontage all along Orcutt Road.  Lakeview and State Route 
135 operate at LOS C and Lakeview and Bradley operate well at LOS A. 
 
Old Town:  While not specifically a retail center, Old Town contains a variety of commercial uses 
that serve local residents and provide some tax base for the community.  Old Town contains 
approximately 120,000 square feet of existing C/I development on just over 120 parcels which 
primarily serve the surrounding neighborhood.  Since the mid 1980s, office and professional uses 
have replaced predominately retail commercial uses; now the two uses are about equal. 
 
D.  Professional-Industrial Development:    As noted above, the majority of Orcutt's workers are 
employed outside of the community.  However, Orcutt currently contains approximately 35,000  
square feet of professional service and office uses (e.g., insurance, health care, financial) under the 
C-2 and OT zone districts, with many of these office uses concentrated in the OT area. 
 
E.  10-Year Potential Buildout:  Table 6 shows the project ten-year buildout scenario for 
commercial and industrial development.  Not all potential development on a site is listed as some 
sites may develop in phases.  The pace of residential development and market forces will ultimately 
determine how much and when commercial and industrial development occurs. 
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VII. TABLE 6:  10-YEAR BUILDOUT COMMERCIAL SCENARIO 

Project Name Square Footage 

OCP KEY SITES 

Site 1 (Radford)    150,000   

Site 2 (Simonian)  50,000 

Site 9 (Pine Abby) 30,000 

Site 18 (McCalip/Schwalbe)    28,850  

Site 23 (County)  37,000 

Site 26 (Richards)  50,000 

EXPANSION OF EXISTING COMMERCIAL 

Evergreen SC    25,000** 

Oak Knolls SC      5,000** 

Acorn SC      5,000** 

Old Town Orcutt    40,000** 

TOTAL 420,850 sq.ft.  

 
   **  additional square footage anticipated at 10-year buildout. 
 
2. PLANNING ISSUES 
 
Orcutt's low residential densities and lack of commercial or industrial development have rendered 
the community unable to support itself in terms of public services and require many residents to 
commute long distances for their jobs.  To decrease car trips out of the area for basic goods and 
services, provide more choices for Orcutt shoppers and expand the employment base, the OCP 
expanded commercial and industrial opportunities.  This local development will retain tax dollars 
within the Orcutt community, enabling the county to maintain or improve local public services, 
provide revenue to support formation of a Community Services District or enable Orcutt to become 
a self-sufficient city. 
 
The OCP's land use and zoning designations would permit development of up to approximately 2.5 
million square feet of additional C/I space.  The majority of this space is designated general 
commercial, which can accommodate retail and service commercial uses, and is supplemented by 
neighborhood and highway commercial, professional office and light manufacturing uses on a 
number of Key Sites.  The OCP contains measures to stimulate C/I development, but the extensive 
existing and planned C/I uses in Santa Maria present serious competition. 
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A.  Retail Commercial Demand:  Based upon existing population demographics, household 
incomes, and planned residential growth, Orcutt could support approximately 800,000 to 1 million 
square feet (s.f.) of new retail commercial space4.  Specifically, expansion and modernization or 
construction of a new supermarket (40,000-50,000 s.f.) and the addition of one new drug store 
(18,000 s.f.) could be currently supported.  However, because the Santa Maria Valley is overbuilt in 
retail space, additional demand for 1 million s.f. in Orcutt may not occur until significant residential 
development has occurred. 
 
The OCP accommodates this retail demand through expansion or modernization of existing centers, 
development of new local and or highway serving centers and the development of a new regional or 
sub-regional mall.  Each major existing center (Oak Knolls, Acorn Plaza, Evergreen) would have to 
be expanded to accommodate the current demand for 40,000-50,000 s.f. grocery stores, and each 
center has conditions which may make expansion infeasible, ranging from displacement of existing 
uses to fractured or disinterested owners.  However, Oak Knolls south is preparing to build a new 
major grocery store at this time (late 1997). 
 
Key Sites 1, 2, 16, 25 and 26 are ideally suited to accommodate major local-serving supermarket/ 
drug store centers.  While such centers could impact existing retail centers, long term growth 
permitted under the Plan should generate sufficient demand to support one or two new centers of 
this type.  Given location and market demand, Key Site 25 would be the most appropriate site for a 
sub-regional mall, containing stores not currently found in Santa Maria's existing retail centers.  
However, the currently overbuilt nature of the retail market and lack of property owner interest on 
this site may delay or preclude construction. 
 
B.  Old Town:    As described more completely in the Old Town Section, development of vacant 
land and expansion of existing uses could accommodate about 220,000 s.f. of new development.  
Because of the unique character of Old Town within the Valley, uses such as wineries, a theater 
and/or restaurants could be attracted here.  Continued expansion of office and service uses could 
also occur.  When Site 22 develops, sufficient demand may exist for a major retail/office 
development in Old Town, which could then increase the draw from other areas. 
 
C.  Professional/Industrial:    The OCP provides for over 600,000 s.f. of new professional or 
industrial uses under the M-1, M-2, PI and M-RP zone districts.  In addition, approximately 250,000 
s.f. of Service Industrial uses could occur on Key Site 23, which is County-owned property within 
the city of Santa Maria's boundary.  Office and professional uses are also allowed in the General 
Commercial/C-2 designations.  The majority of future industrial development is likely to occur on 
Key Site 15 where 37 acres are zoned MRP. 
 

                                                           
4 Robert Charles Lesser and Co., Market Analysis of Retail Commercial Opportunities: Orcutt, CA (1994) 
4 



ORCUTT COMMUNITY PLAN 
 

Orcutt Community Plan           49  
 

 
Vacant C/I Sites:  The OCP identifies the following vacant sites (Table 7) as the most appropriate for major 
C/I development. 
 
 Table 7: Vacant Sites Proposed for Commercial and Industrial Development   

 Key Site #  Acreage  Land Use/Zoning  Estimated 
 Commercial/Industri
al 
 Development 
Buildout 
 (in square feet) 

 Comment 

 1  23.9  Gen.Comm./C-2  
 372,000 

Visually prominent gateway 
parcel.  Identified as potential 
sub-regional center. 

 2  18.2  Gen.Comm./C-2  383,500 Visually prominent gateway 
parcel. 

 4  1.1  Gen.Comm./C-2  17,000 Adjacent to Site 2 

 15  128  Gen. Comm./C-2  
 (3 ac.) and 
 Industrial Park/ 
 MRP (37 Ac.) 

 46,500 
 
 480,000 

Small commercial site 
adjacent to major industrial 
park and larger commercial 
center on Site 16 

 16  11.8  Gen.Comm./C-2  194,500 Possible commercial anchor 
for OT or in conjunction with 
other OT sites. 

 18  39.7  Gen.Comm./OT-
GC  (1.85 Ac.) 

 31,000 Potential to focus commercial 
development to benefit from  
Orcutt Creek visual 
prominence. 

 25  22.2  Gen.Comm./C-2   318,000 Good location for regional or 
sub-regional center. 

 26  51.5  Gen.Comm/PRD  
 (3 Ac.), Off.& 
Prof./ PRD (3.5 
Ac.) 

 
 115,500 

Central location.  Good access 
with the completion of UVP.  

 
3. COMMERCIAL & INDUSTRIAL POLICIES AND ACTIONS 
 

GOAL:     Provide an expanded commercial base to provide greater revenue 
for a potential CSD or community incorporation and provide a greater range 
of services and employment for residents. 
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Policy LUC-O-1: The County shall actively facilitate full development of the Commercial 

and Industrial buildout potential of the Orcutt Community Plan. 
 
Action LUC-O-1.1: Planning & Development shall coordinate with property owners and 

developers to encourage buildout of Commercial and Industrial designated 
parcels. 

 
Action LUC-O-1.2: The Office of the County Treasurer-Tax Collector shall pursue issuance of 

Industrial Development bonds to facilitate development of employment 
opportunities in Orcutt. 

 
Action LUC-O-1.3: Planning & Development should review the status of Orcutt commercial 

development in three years, and prepare a report to the Board of Supervisors 
with recommendations.  Additional reports shall be prepared a the direction 
of the Board of Supervisors. 

 
Action LUC-O-1.4: The County Business Assistance Team (BAT) shall work with the Santa 

Maria Economic Development Association to encourage business 
development in Orcutt.  The BAT shall report to the Planning Commission 
within six months of the adoption of this Plan on potential constraints to C/I 
development and analyze those constraints in comparison to the City of 
Santa Maria. 

 
 
Policy LUC-O-2: The County shall provide incentives for commercial and industrial uses 

permitted under the plan. 
 
Action LUC-O-2.1: Planning and Development shall provide fast track review of non-residential 

projects on sites greater than five acres. 
 
Action LUC-O-2.2: The County should consider deferred or reduced processing fees and 

reduction in impact fees for commercial and industrial projects. 
 
Action LUC-O-2.3: The County shall work with the owners of the Evergreen Center to facilitate 

the expansion/upgrading of that center. 
 
 
Policy LUC-O-3: Mixed-use development on land designated for commercial use shall be 

encouraged where appropriate. 
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Policy LUC-O-4: Prior to approving major (over 50,000 s.f.) commercial development on 
Site 22, the County shall assess the potential economic effect of that 
development on Old Town. 

 
 
Action LUC-O-4.1: The developer of Site 22 shall submit an economic analysis which assesses 

potential economic effects of that development on Old Town.  This analysis 
shall include potential current and future draw from Old Town, direct and 
indirect competing uses, and any other relevant effects which may reduce 
Old Town's long-term commercial viability. 

 
Action LUC-O-4.2: The County shall encourage commercial development within and adjacent to 

Old Town (e.g., Site 16) to serve Site 22 residential demand and surrounding 
demand. 

 
Policy LUC-O-5: All commercial and industrial projects shall minimize impacts to 

adjoining residences, businesses and open space areas. 
 
DevStd LUC-O-5.1: Rooftop mechanical structures shall be minimized.  Where they cannot be 

avoided (e.g., vents, air conditioning, etc.), they shall be shielded from view 
from surrounding roadways and residences through architectural design, 
camouflage housing, or other appropriate methods. 

 
DevStd LUC-O-5.2: Project design shall minimize long-term operational noise exposure to 

residences in close proximity to the site through limited, posted delivery 
hours (between 6 am to 8 pm) and soundwall(s) along site boundaries where 
appropriate, or through other measures which provide equivalent noise 
reduction.  Additional noise reduction measures such as loading only on 
sides of buildings not adjacent to residences or below-grade delivery bays 
shall be considered.  All noise-generating equipment (including delivery 
trucks) shall be enclosed and/or shielded to the maximum extent feasible to 
reduce noise levels. 

 
DevStd LUC-O-5.3: All exterior lighting features used within 100 feet of residential areas, 

designated Open Space areas and surrounding biologically sensitive areas 
shall be directed away from adjacent units and habitat.  Hoods shall be 
installed on lighting fixtures to prevent "spill-over" into adjacent residences 
and habitat areas when deemed necessary by P&D.  Decorative lighting shall 
utilize low intensity sources. 
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D.   Land Use--Old Town 
 
 
1. EXISTING SETTING AND ISSUES 
 
A.  Introduction  
 

When first surveyed in 1904, the Town of Orcutt was bounded by Clark Avenue to the north, Pinal 
Avenue to the south, First Street to the east, and Marcum Road to the west.5  Today, Old Town 
comprises approximately 200 acres on 400 parcels, generally west of State Route 135, east of U.S. 
Highway 1, north of Rice Ranch Road, and south of Orcutt Creek. For many years Old Town 
commercial establishments met the needs of the small community.  However, rapid suburban 
expansion over the last 30 years and increased commercial development in other areas (e.g., Oak 
Knolls and Evergreen Shopping Centers, as well as in Santa Maria) resulted in a decline in services 
in Old Town. 
 
B.  Setting 
 
Old Town Orcutt contains 30 blocks, with 21 complete and nine partially complete blocks having 2 
or 3 perimeter streets (Figure 9), with an estimated population of 1,000 persons. Old Town's 
commercial core contains approximately 120,000 square feet of retail commercial uses (18% of 
Orcutt total) on 61 parcels, intermixed with and surrounded by residential development.  Residences 
are mostly single family dwellings about 50 years old, with some scattered duplexes and 
apartments.  Most commercial development is concentrated on Clark Avenue, the primary access 
route running east/west through the center of town, with additional commercial uses on side streets 
(e.g., Bradley, Union, etc.).  Access from the north and south is via California/ Broadway/Rice 
Ranch and Blosser Roads.  Public service buildings consist of Orcutt Junior High School, May 
Grisham Elementary School (southeast corner of Pinal Avenue and Dyer Street), Orcutt Volunteer 
Fire Station (northwest corner of Union Avenue and Gray Street) and the U.S. Post Office 
(northwest corner of Union Avenue and Pacific Street).  There are no public parks in Old Town 
Orcutt; the playing fields of the public schools are used by the residents for recreation. 
 
Orcutt Creek bisects northern Old Town from east to west and provides a scenic open space 
backdrop to the commercial and residential development of Old Town.  Key Site 18 is located in 
this corridor and consists of 16 parcels: 11 designated as recreation, 3 as residential and 2 as 
commercial. 

                                                           
    5   The history of the community is well documented in two publications, "Orcutt - Boomtown to Bedroom Community" 
and "History of Orcutt, California, 1904-1982." 
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The Unocal/Torch building is also located in Old Town and may provide opportunities for some 
public uses such as a library, a community center, or, if the building is not dedicated to the public, 
other uses that are compatible with the owner's continued use of the site. 
 
C.  Zoning and Land Use 
 
Most of Old Town is regulated by the Old Town (OT) zone district in Article III of the Santa 
Barbara County Zoning Ordinance.  In Orcutt, the "OT" zone contains five classifications: 
residential only, residential and light commercial, residential and general commercial, light 
commercial only, and general commercial only.  The intent of the "OT" district is to ensure 
architectural continuity in areas that have unique historic neighborhood characteristics, and to 
protect and preserve the character of the neighborhood and the architectural styles that have 
developed there historically.  Properties that are zoned both residential and commercial allow for 
both uses, individually or combined as a "mixed use."  The "OT" district requires architectural 
review of all development, frontage improvement requirements, and total building coverage limited 
to 50-55% of the lot size.  Residential development is allowed at a density of 14 units an acre. 
 
The combined residential and commercial zones are located on both sides of Clark Avenue.  A 
mixed commercial and residential zone also exists from Clark south to Pinal, east of Pacific, which 
is developed with several combination small businesses/residences.  A higher concentration of 
commercial buildings is found at the western end of Clark Avenue, where several blocks are 
predominantly commercial in nature.  Other Land Use designations in Old Town Orcutt include 
residential, industrial, and Highway Commercial. 
 
Major Undeveloped Parcels:   Seventeen undeveloped parcels, covering approximately 36 acres, 
are located within the commercial center of Old Town (Figure 9 and Table 8).  All but 1.37 acres 
of this undeveloped land is on Key Sites (Sites 16, 17 & 18).  "Mini-EIRs" completed on Key Sites 
17 & 18 will encourage commercial development and affordable housing.  Key Site 16 may develop 
approximately 120,000 square feet of retail commercial space, expanding Old Town's commercial 
base.  The residential designations on Site 17 allow a mix of small-lot single family homes and 
higher density units.  The designations for Site 18 allow for open space/recreation and a community 
park along Orcutt Creek, with commercial uses fronting Clark Avenue and residences in the site's 
northeast corner. 
 
Underdeveloped Parcels:    Twenty-two additional commercial or residential/commercial parcels 
in Old Town (8.79 acres total) are considered "underdeveloped" with full development contributing 
substantially to Old Town revitalization (Figure 9 and Table 8).  These properties have the 
potential for at least a 50% increase in on-site development.  However, many of these parcels 
contain residences and may not add commercial development in the near term. 
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VIII. Table 8:    Undeveloped (Vacant) Land In Old Town Orcutt 
 (Shaded Boxes Identify Contiguous Parcels) 
 
 

 APN #  ADDRESS  SIZE  ZONING 

105-020-38 (Site 18) None 0.60 Commercial (OT-GC) 

105-020-41 (Site 18) None 1.25 Commercial (OT-GC) 

105-092-03 130 Clark Ave. 0.09 Comm & Res 14 Units/Ac. (OT-R-
14/GC) 

105-094-11 110 First St. 0.16 Comm & Res 14 Units/Ac. (OT-R-
14/GC) 

105-111-03 620 Clark Ave. 0.11 Comm & Res 14 Units/Ac. (OT-R-
14/GC) 

105-111-04 630 Clark Ave. 0.11 Comm & Res 14 Units/Ac. (OT-R-
14/GC) 

105-071-11 None 0.80 Comm & Res 14 Units/Ac. (OT-R-14) 

105-060-16 None 0.08 Res 12.3 Units/Acre (MHP) 

105-330-01 (Site 16) None 9.29 Shopping Center (SC) 

105-330-02 (Site 16) None 2.48 Shopping Center (SC) 

105-330-04 (Site 17) None 7.91 Residential (SLP) 

105-330-05 (Site 17) None 4.18 Residential (SLP) 

105-330-06 (Site 17) None 2.36 Residential (SLP) 

105-330-08 (Site 17) 621 Dyer St 2.59 Residential (SLP) 

105-134-04 (Site 17) None 1.86 Residential (SLP) 

105-134-05 (Site 17) None 1.06 Residential (SLP) 

105-020-41 (Site 18) None 1.25 Commercial (OT-GC) 
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 Table 8 (cont.) 
 Commercial "Underdeveloped" Parcels Greater Than 0.1 Acre 

 APN #  ADDRESS  SIZE  ZONING 

105-073-09 153 E. Clark Ave. 0.16 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-073-08 155 E. Clark Ave. 0.16 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-084-19 515 E. Clark Ave. 0.50 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-084-14 535 E. Clark Ave. 0.14 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-101-11 300 E. Clark Ave. 0.34 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-113-01 110 Norris St. 0.35 Highway Comm / CH 

105-113-31 None 0.33 Highway Comm / CH 

105-094-08 205 Union Ave. 0.25 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-093-15 205 S. First St. 0.57 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-060-05 205 W Clark Ave. 0.80 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-084-10 455 E. Clark Ave. 0.40 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-084-11 465 E. Clark Ave. 0.40 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-084-12 505 Clark Ave. 0.40 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-105-02 520 W Clark Ave. 0.28 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-105-03 540 W Clark Ave. 0.14 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-105-04 550 W Clark Ave. 0.14 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-095-13 205 S. Pacific St. 0.23 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-060-20 235 W Clark Ave. 0.70 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-060-09 315 W Clark Ave. 0.16 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-060-13 335 W Clark Ave. 0.70 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-060-14 235 W Clark Ave. 0.58 General Comm with Res 14 Units/Acre OT-R-14/GC 

105-060-19 4950 Marcum St. 0.90 General Comm with Res 14 Units/Acre OT-R-14/GC 
Table does not reflect zoning changes adopted as part of the 2001 OCP Amendments. 
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D.  Circulation 
 
Roadways:  Old Town streets are generally wide and carry light traffic (Table 9).  Clark Avenue 
and California Boulevard are the primary access routes into Old Town, with Union Avenue and 
Dyer Street as major internal roads. 
 
Clark Avenue is an east-west 4 lane arterial extending through Old Town (35 mile/hour speed 
limit).  Intersections with California Boulevard and Gray Avenue have both stop signs and cross-
walks, with a cross-walk only at First Street.  Building setbacks from Clark Avenue vary from 0 to 
70 feet (the maximum required setback for commercial uses is 10 feet and for residential uses it is a 
minimum of 10 feet).  No street trees exist except at the eastern end in front of some residential 
units.  Sidewalks are generally complete. 
 
Broadway is a north-south 2 lane road that extends from Foxenwood Estates to Rice Ranch Road.  
A stop sign and pedestrian cross-walk are located at the intersection with Clark Avenue.  Building 
setbacks vary from 0 to 35 feet.  Street trees are placed intermittently except for 15 shade trees in 
front of the Unocal/Torch Headquarters.  Sidewalks are provided along the majority of the street. 
 
Union Ave is an east-west 2 lane road between Broadway on the west and Oak St. on the east.  A 
stop sign is located at the intersection with Dyer Street.  Commercial uses are concentrated on the 
Avenue's west end, with residential uses concentrated in the east.  Building setbacks range from 0 to 
30 feet.  Street trees are found variably along the street but mostly in front of residential 
development. 
 
Dyer Street is a north-south 2 lane road between Clark Avenue on the north and Rice Ranch Road 
on the south.  Stop signs are located at Clark Avenue and Rice Ranch Road.  Pedestrian crosswalks 
are found at the intersection with Pinal Avenue.  Building setbacks range from 10 to 20 feet.  Dyer 
contains only five street trees and 145 feet of sidewalk on the street's west side near the intersection 
with Union Avenue. 
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 Table 9 
 Primary Old Town Roadways 

 STREET NAMES  ORIENTATIO
N 

 RIGHT OF WAY 
WIDTH 

 NUMBER OF 
LANES 

 North Avenue  east/west  60 feet  2 

 Park Street  "  80 feet  2 

 Clark Avenue  "  85 feet  4 

 Union Avenue  "  60 to 80 feet  2 

 Pinal Avenue  "  80 feet  2 

 Broadway/California  north/south  100 feet  2 

 First Street  "  60 feet  2 

 Pacific Street  "  60 feet  2 

 Gray Street  "  80 feet  2 

 Dyer Street  "  60 feet  2 

 Twitchell Street  "  60 feet  2 

 Norris Street  "  50 to 60 feet  2 

 
Parking:  County parking regulations require new commercial development to provide off-street 
parking on the site or within 500 feet of the main building.  Currently, adequate parking exists due 
to the light use of the area and the availability of on-street diagonal parking on Broadway, one block 
of Union, Pacific and Gray. 
 
Alleys:  Twenty four blocks contain public alleys, all of which are twenty feet wide with the 
exception of the 30-foot privately-owned alley within the Park/Gray/Clark/Pacific block.  The 
alleys, most of which are in varying degrees of disrepair, provide primary as well as secondary 
access to businesses and residences as well as limited parking. 
 
Pedestrian Access:    Much of Old Town does not have sidewalks, thereby requiring pedestrians to 
walk on the streets.  Only Clark Avenue has a nearly complete sidewalk system.  Most blocks 
contain intermittent sections of sidewalks associated with private development improvements. 
 
Bikeways:    Currently, no bikeways exists within or connect to Old Town.  A Class I bikeway is 
planned along the Orcutt Creek open space corridor and Class II bikeways are designated along 
Clark Avenue and California/Broadway/Rice Ranch Road.  A Class III bikeway is designated on 
Dyer Street between Pinal Avenue and Rice Ranch Road. 
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E.  Historical Sites 
 
Many of Old Town Orcutt's historic structures such as the Graciosa School, the Orcutt School, the 
Orcutt Mercantile, and the Union Oil Worker's Building were destroyed by fire or replaced by 
modern buildings.  The "Whiskey Row" buildings, on the north side of the 100 block of Clark 
Avenue, were rebuilt with similar western-style false fronts after a fire consumed them (Figure 9).  
A local drinking establishment (Elmer's Bar) has occupied a space on this block since 1936. 
Significant historic structures still remaining in their original townsite locations are shown in Table 
10. 
 
Of these structures, two stand out as particularly significant buildings reflecting the character of the 
era: 
 
    The James L. Forbes house, located on the northwest corner of Pinal Avenue and 

Pacific Street, was built in 1906.  The two-story, white-walled house is well-kept 
and considered the most notable and impressive privately-built residence in Old 
Town. 

 
    The Orcutt Hotel (i.e., Orcutt Trading Center), located on the northwest corner of 

Clark and Broadway, was built around 1922.  Long-time residents maintain that 
Stephen dal Porta (the original owner), an alleged Santa Cruz bootlegger, built the 
hotel as an outlet for his whiskey during Prohibition. 
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 Table 10 
 Old Town Historic Structures 
 

 APN  LOCATION  HISTORIC USE/NEW USE  YEAR BUILT 

 105-094-06 NW Union & Pacific Orcutt Church/Heritage House 
Antiques 

 1907 

 105-131-01 SW Pinal & Pacific Boiler Works Building/ Little 
People Preschool 

 1910 

 105-071-13 NW Clark & Broadway Bank Building/ABC Realty  1920 

 105-093-15 SW Union & First Union Oil Co. Hospital/ 
Trophy Building 

 <1920 

 105-093-04 235 S. First Union Oil Co. Bunk 
House/Church 

 <1920 

 105-094-08 205 Union House of Prostitution/ 
Attorney's Office 

 <1920 

 N/A Marcum & Clark Pacific Coast Railway Right of 
Way 

 1882 

 105-071-14 NW Clark & Broadway Orcutt Hotel/Orcutt Trading 
Center 

 1922 

 105-095-05 NW Pinal & Pacific James L. Forbes House 
(residence) 

 1906 

 105-095-07, 
 08,09,10,11 

210, 220, 230, 240, 250  
S. First Street 

Residences  <1920 

 105-122-03, 
 06,07 

130, 140, 150 Pinal Residences  <1920 

 105-103-02, 
 03 

410, 420 Clark Residences  <1920 

 105-072-09, 
 105-095-13 

155 Park  
205 Pacific  

Residences  <1920 

 
 
Many other buildings in Old Town appear to date to the same period (1900 to 1930).  An additional 
historic site not demarcated by a structure is the Pacific Coast Railway (PCR) right of way, marked 
by a plaque on Clark Avenue across from Marcum Street.  The PCR was a narrow gauge railroad 
established in 1882 that connected Avila Beach in the north and Los Olivos to the south. 
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2. PLANNING ISSUES 
 
With thousands of new units planned south and west of Old Town over the next twenty years, the 
demand for commercial and office space will grow substantially.  Old Town's location along Clark 
Avenue -- south Orcutt's main east/west thoroughfare -- and its ease of access from the west and 
south, make it ideal to accommodate this demand.  However, Old Town's small parcel sizes, years 
of benign neglect and more aggressive commercial development in other parts of the community, 
require substantial attention to ensure that it is able to meet the future demand. 
 
Therefore, a primary Plan objective is the revitalization of Old Town as a viable commercial and 
mixed use area while preserving its historic atmosphere and protecting the neighborhood character.  
Old Town's high density residential development and the area's older historic homes provide both a 
pool of local shoppers and an attractive physical setting to attract customers from other areas.  
However, the small size of most parcels limits commercial and mixed-use development and may be 
an obstacle to revitalization. 
 
Circulation issues will also be significant in revitalization efforts.  The presence of a wide boulevard 
and public alleys will help provide easy access, but the barren appearance of Clark Avenue and the 
dilapidated condition of the alleys make them uninviting.  Since many lots are small, on-site parking 
is not feasible and so development of a good on-street system with additional parking in lots and 
possibly in alleys is necessary. 
 
Development Potential:   In the Old Town, an additional 114 units on non-Key Site residential 
parcels could be developed on parcels zoned "Old Town" and approximately 25 additional units 
could be built on parcels zoned 7-R-1.  Since most of these units would be a second unit on an 
already developed parcel, actual buildout would likely be lower.  Mixed use provisions are currently 
underutilized, but more mixed uses may be developed as revitalization efforts make it more 
attractive to both live and work in Old Town.  The segregation of existing development and 
perceptions of incompatibility may be an obstacle to additional mixed use, but the benefits of 
housing on top of, or adjacent to, local businesses should eventually outweigh concerns. 
 
The OCP allows development of a 37-acre manufacturing/research park and 200 residential units on 
Key Site 15 west of Old Town, several hundred units on Key Sites to the south of Old Town, and 
eventually the potential for 2,000-3,000 units on Key Site 22 to the north and west of Old Town.  
This surrounding development will create a significant demand for goods and services.  Some 
general commercial development is anticipated on Site 22 in the future, but the policies of the OCP 
call for major commercial development to be focused on Old Town rather than Site 22. 
 
Under the OCP, Old Town Orcutt could accommodate approximately 220,000 additional square 
feet of retail commercial uses (200,000 sq.ft. on Key Sites 15, 16 & 18).  The Retail Market 
Analysis performed as part of this Community Plan recommended that the Old Town area "Preserve 
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and promote tourist-oriented uses; alter land planning and public policy to encourage tourism and 
create a distinct retailing area."  
 
Public Benefits/Improvements:    A greenbelt and public bikepath/walkway are proposed for 
Orcutt Creek throughout southern Orcutt, including a park on Key Site 18.  A walking path/ 
bikeway would tie Old Town into many areas of the community and provide recreational 
opportunities for residents and visitors.  Other proposed improvements include completing the 
sidewalk network, providing small parking lots, the use of an attractive streetscape, street trees and 
appropriate street facilities (planters, bike racks, benches, trash cans, street lighting, etc.), and 
installing center medians along Clark Avenue.  Commercial parking problems caused by small 
parcel sizes will be addressed by a future study of Old Town's circulation needs and the 
development of methods to provide on-street parking (Figure 10). 
 
Future Planning Efforts:   Options range from a full redevelopment agency requiring financial 
feasibility and tax studies, to revitalization efforts aimed at a lower level to provide improved 
circulation, streetscapes and parking, to possibly just developing design guidelines.  The OCP calls 
for the formation of a revitalization program for Old Town to be implemented as expeditiously as 
possible and the results of that effort will determine the best method for addressing Old Town's 
needs.  The initial focus will identify: 1) optimal mechanisms for commercial revitalization;   2) 
desirable public improvements (see above); and  3) possible funding mechanism for essential 
improvements.  Redevelopment/revitalization efforts could also pursue: 
 
* rehabilitation/reconstruction of deteriorating or substandard structures; and planning in 

difficult areas where parcels are held by multiple owners, are in irregular patterns, small 
individual size, or do not have adequate infrastructure; 

* provide for the construction or rehabilitation of affordable housing; and 
* purchase blighted property for demolition and sale to the private sector for development. 
 
Old Town has potential to become the "cultural center" of Orcutt with the addition of pedestrian-
oriented uses such as a movie theater, a small live theater, antique stores, a bed and breakfast, 
restaurants and similar commercial uses; it would also be the ideal location for a community center.  
Old Town could also take advantage of the attractiveness of the Valley and offer more regional 
businesses such as a winery.  To meet these needs, the area needs physical improvements as well as 
concerted efforts by local residents, businesses and property owners to improve Old Town and 
create a thriving living and shopping atmosphere. 
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3. OLD TOWN ORCUTT POLICIES AND ACTIONS 
 
Goal:  The County should promote the rehabilitation and revitalization 

of Old Town as a commercial center, a mixed use residential 
area, and a cultural focus for the community. 

 
 
Policy OT-O-1: The County should develop and implement an Old Town Revitalization 

Program as expeditiously as possible which identifies incentives for 
commercial development and historic preservation. 

 
Action OT-O-1.1: Planning and Development should work with theater companies to establish 

a multi-use theater in Old Town.  P&D shall identify a preferred site and 
work with a theater company to acquire sufficient land. 

 
Action OT-O-1.2: Planning and Development and Public Works should identify contiguous 

vacant and underdeveloped parcels along Clark Avenue in combination with 
surplus right-of-way and or side street closures to help accommodate a 
multi-use theater complex, winery, bed and breakfasts, small inns, retail 
uses, etc. 

 
Action OT-O-1.3: The former Unocal headquarters in Old Town Orcutt shall be considered for 

a community center and historic museum, and if appropriate, the County 
shall coordinate with the owners of the property to negotiate a possible 
dedication or purchase. 

 
Action OT-O-1.4: Planning and Development shall work with Public Works to determine the 

feasibility of temporary road closures on Old Town to facilitate a farmer's 
market. 

 
 
Policy OT-O-2: The County should develop and implement an Old Town Revitalization 

Program as expeditiously as possible which includes circulation 
improvements for Old Town. 

 
 
Prog. OT-O-2.1: Planning and Development and Public Works should develop a 

Traffic/Circulation Plan identifying methods to improve roadway circulation, 
public transit, parking, and bicycle and pedestrian safety/access to and within 
Old Town. 
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Action OT-O-2.2: The OT Traffic/Circulation Plan should include the identification and 

development of satellite parking lots, shared off-street parking, creation of 
diagonal parking on Clark Avenue and streets adjacent to Clark Avenue and 
on-street parking in the OT Zone District in order to support reduced on-site 

   parking requirements for commercial development in Old Town.  
   Amended by Res. 04-261, 10/15/04 

 
Action OT-O-2.3: Where necessary, the County should consider amending Article III Zone 

Parking Regulations for the OT Zone District to implement Policy OT-O-2. 
 
Action OT-O-2.4: The OT Traffic/Circulation Plan should identify methods to enhance the 

Clark Avenue corridor, such as improvements to crossing points for 
pedestrian safety, reduction in width of traffic lanes, widening of sidewalks, 
installation of landscaped center medians and streetscapes, and construction 
of a Class II bike lane as shown on the Bikeways map. 

 
Action OT-O-2.5: Planning & Development and Public Works should examine methods to 

clean up and improve the alleyways in Old Town for potential use as parking 
areas and/or pedestrian walkways. 

 
Action OT-O-2.6: As part of the OT Traffic/Circulation Plan, Public Works and Planning & 

Development should pursue the purchase and development of vacant 
properties, underdeveloped properties, or existing right-of-way for potential 
use as parking and bus turnout areas, to alleviate traffic congestion, and 
better serve commercial development. 

 
Action OT-O-2.7: Planning & Development and Public Works should coordinate with Santa 

Maria Area Transit (SMAT) to consider establishment of shuttle service to 
and from Old Town. 

 
Action OT-0-2.8 Upon implementation of the OT Parking Zones, Planning and Development 

shall monitor and review the status of parking resources and utilization rates 
along Clark Avenue and adjacent streets in Old Town information relative to 
parking demand, parking availability, and influence of parking supplies on 
pedestrian activity shall be periodically revised to determine the adequacy of 
parking resources in Old Town. Planning and Development shall identify 
and implement additional and/or modified parking measures as necessary to 
ensure continued parking resources in Old Town are sufficient to meet the 
demands of the District. Not less frequently than once every three (3) years 
Planning & Development shall present a report to the Board of Supervisors 
addressing the results of parking monitoring and management efforts. 
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   Amended by Res. 04-261, 10/15/04 

 
Policy OT-O-3: As part of the Old Town Revitalization Program, the County should 

work with the development community to identify possible incentives, 
regulatory changes and funding mechanisms to encourage appropriate 
development in Old Town. 

 
Action OT-O-3.1: The County should consider and, if appropriate, establish an Old Town 

Redevelopment Agency to direct tax dollars to Old Town Revitalization. 
 
Action OT-O-3.2: The County should consider directing a portion of Orcutt sales tax revenue 

associated with new commercial development toward the revitalization of 
Old Town. 

 
Action OT-O-3.3: Planning & Development should work with Public Works to establish a road 

fee reduction for development in Old Town. 
 
Action OT-O-3.4: The Old Town Revitalization Program should examine potential regulatory 

changes such as: applying commercial designations to all of Clark Avenue in 
Old Town; consistency in residential densities; changing the square foot 
requirement for a development plan to encourage the combining of small 
lots; and adjusting setback requirements. 

 
Action OT-O-3.5: To facilitate visual improvements to Old Town, the Revitalization Program 

should consider the following: requiring uniformity in signage, application 
and enforcement of sign standards; allowing Orcutt's BAR to have more 
authority; reviewing required building materials; review restrictions on 
covered walkways, awnings, etc. to facilitate an "Old Town look;" and 
requiring greater enforcement of community standards. 

 
Action OT-O-3.6: The County shall work with the Orcutt community to expedite the formation 

of a local Board of Architectural Review (BAR).  This BAR may take the 
form of strengthening the existing Old Town BAR, or creating a separate 
Orcutt or North County BAR.  In addition, the County shall work with the 
community to review the regulatory rules that apply to Old Town and revise 
them as feasible to facilitate the development of new, and redevelopment of 
existing, homes and businesses. 
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E. Land Use--Agriculture 
 
1. EXISTING SETTING AND ISSUES 
 
A. Regional Setting:   Agriculture is a leading industry in Santa 
Barbara County with a gross production value of over $581 million for 
1996 (Santa Barbara County Agricultural Production Report, 1996).  
There are approximately 712,400 acres of agricultural land currently in 

production in the County (597,700 non-irrigated pasture and 114,700 cultivated).  In addition to its 
primary role in production of food and fiber, agricultural and rural lands in Santa Barbara County 
also provide an important filter for rainfall, a means for recharging groundwater basins, valuable 
wildlife habitat and open space. 
 
With 40,000 acres of irrigated agriculture land, the Santa Maria Valley is one of the County's most 
active and productive agricultural regions, generating more than half of the County's agricultural 
revenue.  The region's intensive irrigated croplands produce the bulk of the County's strawberries, 
broccoli, lettuce, and other fresh vegetables.  Due to technological advances, strawberry production 
acreage has expanded from approximately 3,430 acres in 1988 to 4,500 acres in 1994, often on 
lands unsuitable for other crops.  In addition, Valley agricultural lands provide a significant amount 
of dry farming and cattle grazing.  Currently, between 1,500 and 2,000 acres of agricultural land in 
the Santa Maria Valley are planned for urbanization. 
 
B.  Regulatory Setting:    The California Land Conservation Act ("Williamson Act") of 1965 
allows counties and cities to establish agricultural preserves and offer contracts to landowners for 
the purpose of protecting agricultural land from premature conversion to other uses.  Under the 
provisions of the Act, landowners voluntarily enter into long-term contracts with cities and counties 
to form agricultural preserves and maintain their property in agricultural and open space uses in 
return for a reduced property tax assessment based on the agricultural value of the property.  The 
minimum contract term is 10 years and automatically renews each year unless a Notice of Non-
Renewal is filed, in which case the contract expires at the end of the 10 year period following the 
filing of such notice. 
 
The Agricultural Element of the Comprehensive Plan, adopted in 1991, provides goals and policies 
to protect and maintain a healthy agricultural economy, to provide for the conservation of 
agricultural land, and preserve the continuation of agriculture as a major production industry in 
Santa Barbara County.  As with all development in the county, development within Orcutt must be 
consistent with all applicable goals and policies of the Agricultural Element, which are implemented 
through the agriculture zone districts, related programs and procedures in the Zoning Ordinance.  
The County's Right-to-Farm Ordinance provides protection for farmers primarily through 
notification provisions to residences located near agricultural lands. 
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C.  OPA Setting:    Prior to adoption of the OCP there were approximately 8,600 acres of 
agriculture-designated land in the Orcutt Planning Area (OPA) (Table 11) and approximately 6,300 
acres of agriculturally designated land "in production" within the plan area (Table 12 and Figure 
11).  This includes roughly 4,800 acres of grazing land and 1,500 acres of cultivated land (including 
about 90 acres of irrigated pasture).  There are approximately 2,060 acres remaining under 
Williamson Act contract in the OPA in late 1997. 
 
 
 Table 11 
 Agriculture-Designated Land in Orcutt Plan Area 

 AREA  Pre-OCP  
 AG-Designated Land 

OCP AG-Designated 
Land 

Urban Core  78 ac.  78 

South Orcutt  2,368 ac.  1,916 ac. 

West Orcutt 
(includes Casmalia Hills) 

 3,738 ac.  3,299 ac. 

East of US 101  2,434 ac.  1,837 ac. 

 Total  8618 ac.  7,130 ac. 
Table does not reflect zoning changes adopted as part of the 2001 OCP Amendments. 

 
Table 12 

Orcutt Agricultural Lands - 19951 

 AREA  Cultivated  Grazing  
 Non-Irrig. 

Total 
Productive 

Urban Core  0  78  0 

South Orcutt  60 ac.  810 ac.  870 ac. 

West Orcutt  835 ac.  1,900 ac.  2,735 ac. 

East of US 101  615 ac.  2,100 ac.  2,715 ac. 

 Total  1,510 ac.  4,888 ac.  6,320 ac. 

 
  1  These acreage figures are estimates only and are pre OCP buildout. 
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Irrigated agriculture (primarily strawberries, broccoli and sugar peas) occupy most of the cultivated 
land in production.  Although more than 90 percent of the undeveloped soils in Orcutt are sand, 
cultivated agriculture (primarily strawberries) in the Orcutt area has steadily increased over the past 
15 years, both in terms of total acreage and crop value.  This increase is partially due to 
technological advances which enable farmers to produce strawberries on what were considered 
"marginal" Orcutt Sands, which generally do not retain water and are nutrient-poor. 
 
The productivity of grazing operations in the Santa Maria Valley is lower than in some other areas 
of the county, in part due to the low production of grasses and forage associated with the Orcutt 
Sands.  Low agricultural suitability is particularly evident in the southern portion (Solomon Hills) of 
the OPA, where sandy soils, combined with steep slopes, make this area largely unsuitable for either 
cultivation or intensive grazing. 
 
Central Urban Core:  Agriculture here is minimal other than "hobby farms" which are not 
considered part of the agricultural industry.  The only active agricultural use in the urban core is the 
grazing on Site 30.  No lands in the Central Urban Core are currently enrolled in the County's 
Agricultural Preserve program. 
 
South Orcutt:  Agricultural production in South Orcutt is primarily limited to approximately 800 
acres of livestock grazing in the foothills and lower slope grasslands of the Solomon Hills.  Portions 
of Key Sites 3, 6, 7, 10 and 12 and Unocal/Torch property extending south of the urban/rural 
boundary historically supported some livestock grazing; as this area develops grazing will be phased 
out.  Approximately 60 acres of cultivation occurs on the narrow floodplain of Pine Canyon Creek 
on Key Site 12.  Two parcels on the southern edge of the planning area are in Agricultural Preserve 
contract. 
 
West Orcutt:  This area historically contained the largest concentration of cultivated agriculture in 
Orcutt, encompassing roughly 830 acres.  The majority of the cultivated land in West Orcutt is 
contained within Key Site 22 and is used to produce strawberries, peas, squash and other crops on 
non-prime and prime soils, while a smaller amount is in irrigated pasture. 
 
There are approximately 1,900 acres of land in West Orcutt used for livestock grazing, the majority 
of which is found along the Casmalia foothills in the rural southern portion of this area.  Three 
contiguous parcels on the south side of Highway 1 are in Agricultural Preserve contracts. 
 
East of Highway 101:  Approximately 600 acres east of U.S. Highway 101 are in cultivation 
including production of strawberries, grapes, ornamental eucalyptus, Christmas trees, and 
miscellaneous row crops.  The majority of these soils are non-prime with the exception of the area 
due north of Lake Marie Estates which consists of Class I soils planted in vineyard.  The majority of 
grassland in this area is used for cattle grazing and oil production.  This area is currently not in 
Agricultural Preserve contract. 
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2. PLANNING ISSUES 
 
Loss of soil due to erosion, water availability, incompatibility with urban uses and conversion of 
agricultural lands are all issues affecting agricultural and rural lands in the Orcutt Planning Area.  
Development allowed under the Plan would substantially affect existing agricultural lands through 
direct conversion of prime and non-prime lands and introduction of non-agricultural uses adjacent to 
agricultural operations.  Approximately 1,500 acres of agricultural-designated lands were re- 
designated to non-agriculture uses with adoption of the OCP, resulting in a net reduction of 
agriculture-designated land within the OPA to approximately 7,000 acres (Table 11). (When Key 
Site 22 converts to urban uses, an additional 878 acres of ag-designated land will be lost.) 
 
Sixty three percent of respondents to the 1992 community survey indicated that open space used for 
agriculture and grazing should be preserved even if it restricts future development.  When asked to 
list the most important issues facing Orcutt's future, the loss of agriculture rated fourth behind the 
loss of open space, traffic concerns and the need for more parks. 
 
To protect agriculture in the OPA and Santa Maria Valley, the development of agricultural 
protection programs such as Transfer of Development Credits and Agricultural Clustered 
Development should provide land use options for the protection of regional agriculture.  In addition, 
development standards that address new development adjacent to existing agricultural operations 
will help provide compatibility between uses. 
 
3. AGRICULTURAL & RURAL POLICIES AND DEVELOPMENT STANDARDS 
 
Policy LUA-O-1: The County shall develop and promote programs to preserve 

agriculture in the Santa Maria Valley. 
 

Action LUA-O-1.1: The County shall utilize all available agricultural preservation programs, 
including but not limited to the Williamson Act, Transfer of Development 
Credits, Agricultural Clustered Development and Purchase of Development 
Credits, to preserve agricultural resources in the OPA and the Santa Maria 
Valley. 

 

Policy LUA-O-2: Development in Orcutt shall be compatible with adjacent or nearby 
agricultural lands. 

 

DevStd LUA-O-2.1: Fencing, berming and/or landscaping shall be installed along property lines 
or across ends of street stubs contiguous to agricultural and/or permitted oil 
operations unless a waiver to the satisfaction of Planning & Development is 
obtained from the adjacent agriculturist(s) and property owner(s), and/or 
operators.  Fencing, berming and/or landscaping shall be designed, installed, 
and maintained to protect agricultural land and permitted oil operations from 
effects of residential development. 
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DevStd LUA-O-2.2: Consistent with the County's adopted Right to Farm Ordinance, a buyer 

beware notification shall be recorded on a separate information sheet with 
the final tract and/or parcel maps of properties within 1,000 feet of 
agriculturally zoned land.  The notification shall inform the buyer that: The 

adjacent property is zoned for agriculture and is located in an area that has 

been planned for agricultural uses, including permitted oil development, and 

that any inconvenience or discomfort from properly conducted agricultural 

operations, including permitted oil development, shall be allowed consistent 

with the intent of the Right to Farm Ordinance.  For further information, 

contact Santa Barbara County Planning and Development. 
 
DevStd LUA-O-2.3: All new urban and EDRN development which borders agriculturally 

designated lands shall include a minimum 100-foot buffer between structures 
and agricultural land and shall include appropriate landscaping, including but 
not limited to the planting of hedges and/or windrows with a sufficient 
density of trees and shrubs to reduce noise, odor, dust or chemical effects 
associated with the agricultural operations.  This buffer is a minimum 
adjacent to lighter agricultural uses (such as grazing) and should be adjusted 
upward if the adjacent agricultural operation is considered more intensive 
(such as strawberry cultivation or oil development). 

 
Policy LUA-O-3: In consideration of conversion of any agricultural land within the urban 

boundary to urban uses, the County shall first consider smaller, more 
isolated parcels with greater urban/agricultural conflicts prior to 
considering conversion of larger blocks of agricultural lands. 

 
 



 

 

 
 
 
 
 
 

III. 
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ORCUTT COMMUNITY PLAN 
 

Orcutt Community Plan            73 

 
A.   Fire Protection 
 
1. EXISTING SETTING AND ISSUES 
 
A. Regional Setting:  The Santa Barbara County Fire Department 
provides fire protection for all areas not protected by a city, special 
district, state or federal agency.  The City of Santa Maria Fire Department 

operates 3 stations each staffed with full-time professional fire fighters.  The closest station which 
could provide mutual aid to Orcutt is Station 3 located on Carmen Lane. 
 
B. Orcutt Plan Area:  In 1997 the Santa Barbara County Fire Department (SBCFD) served a 
population of 33,000 in the Orcutt area and approximately 600,000 square feet of non-residential 
development.  SBCFD Stations 21 and 22 provide primary fire protection service for Orcutt area 
with additional service provided by the Orcutt Volunteer Fire Department (which provides first 
response in the Old Town area).  Backup is provided by mutual aid agreements with the Santa 
Maria City Fire Department and the Orcutt Volunteers.  County Stations 21 and 22 are each staffed 
with 9 full-time professional fire fighters, 3 of whom are on duty at all times (Table 13).  The 
volunteer station currently has 26 volunteers and is staffed with 2 live-in permanent (night duty) 
volunteers year-round and an additional 2 full-time volunteers in the day from April to October.  
Advanced life support paramedic service is provided by American Medical Response through 
County contract.  All fire fighters (including volunteers) stationed within the OCP are trained as 
Emergency Medical Technicians (EMTs) for the delivery of basic life support. 
 
 Table 13 
 Orcutt Fire Protection Services 

 Station  Location  Personnel  Equipment 

 21  3339 Terminal Drive 
 Santa Maria Airport 

 3 per shift 
 9 total 

 1 Pumper 
 1 Res. Pumper 

 22  1526 Tiffany Park Court; 
 Clark Ave./US 101 

 3 per shift 
 9 total 

 1 Pumper 
 1 Brush Truck 

 Orcutt Volunteer 
 Fire Department 

 335 Union Street 
 Old Town 

 0-2 per shift 
 26 total 

 2 Pumpers, 1 Brush 
 Truck, 1 Rescue 
 Vehicle 

 
Most of the community's fire hydrants meet fire department standards for spacing and water 
pressure.  However, in some outlying areas, neither the water main infrastructure nor the hydrants 
meet fire department standards.  In areas not served by Cal-Cities Water Co., the Fire Department 
requires mitigation of new development through private water supply sprinkler systems. 
 
Levels of Service:  SBCFD uses a county-wide service ratio maximum of one on-duty fire fighter 
per 4,000 population served and a five-minute response time from a fire station location to 
determine the fire protection levels within Orcutt (Figure 12).  The current (1997) service ratio is 
considered adequate.  Orcutt is largely within the five minute response time except for some areas in 
the west and south.  Location of a new fire station and/or redefinition of service area boundaries 
between stations will provide adequate fire protection services. 
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High Fire Hazard Areas:  SBCFD has identified portions of the OPA south of Clark Avenue, east 
of Highway 1, and west of U.S. 101 as high fire hazard areas due to limited access, topography, 
limited water available for fire protection, and the presence of flammable vegetation.  Building 
standards for high fire hazard areas, including roof coverings, construction materials, structural 
components, and clearing of brush and vegetative growth, are identified in the Uniform Building 
Code (administered by the Santa Barbara County Building and Safety Division) and the Uniform 
Fire Code. 
 
Central Urban Core:  Developed portions of the Urban Core as well as Key Sites 25-32 & 34 are 
currently outside of the five minute response zones.  There are not identified high fire hazard areas 
in the Urban Core. 
 
South Orcutt:  The southern foothills are the primary fire threat to Orcutt.  Woody chaparral 
species, oak woodlands, eucalyptus groves, and other dense vegetation on steep slopes create high 
fire hazards during dry times and present a risk to structures in and around these areas.  In the past 
five years only minor brush and grass fires have occurred in this area, several of which caused 
severe damage to wooden structures in this area.  Most of South Orcutt is outside the five minute 
response zones, with the exception of the corner adjacent to the south side of Clark Avenue and 
west of U.S. 101. 
 
West Orcutt:  West Orcutt contains some high fire hazard areas in the northeastern corner of Site 22 
(oak woodlands/chaparral), and scattered throughout the Casmalia Hills (grasslands).  All of this 
area is currently outside the five minute response zones.  The SBCFD has identified West Orcutt 
(Key Site 22) as an area requiring a new fire station if urbanized. 
 
East Orcutt:  Portions of East Orcutt are within the five minute response zone of Station 22, 
including about half of the Lake Marie Estates.  The rest of this area, including Site 33, are outside 
the five minute response zones.  There is a small section of identified high fire hazard area 
(grassland) in the southeastern portion of East Orcutt.  Improved access across U.S. 101 will be 
necessary to provide satisfactory fire service to Site 33. 
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2. PLANNING ISSUES   
 
Fire protection service is generally satisfactory within the urbanized areas of Orcutt.  Some areas 
along the periphery of the OPA experience a reduced level of fire service due to limited access.  
Southeast Orcutt contains many dead-end roads and cul-de-sacs which complicate access for fire 
trucks.  Orcutt Creek and its limited crossings present a barrier to access to several areas.  The 
development of the emergency access route/multi-use trail along Orcutt Creek will improve access 
to these areas. 
 
In some instances, providing fuel breaks for protection of homes can have a significant effect on 
native wildlife and habitats, such as the removal of mature oak trees.  Public or private roads located 
along the perimeter between development and open space areas, and orientation of structures so 
yards abut open space areas could minimize exposure of new homes to wildland fires.  This will 
also protect habitat areas, particularly along significant natural undeveloped open space areas 
(Figure 13).  
 
As buildout of the community occurs, the County Fire Department will need to hire additional fire 
fighters, purchase equipment, and construct a new station and/or expand an existing fire station 
(depending on location of growth) to meet the future fire protection service needs of the community.  
As illustrated in Table 14, under current staffing levels, the service ratio would decrease at 10-year 
and at full buildout, causing service to drop to unacceptable levels.  To meet the preferred ratio of 1 
fire fighter/4,000 persons, 3 additional on-duty fire fighters would be needed under buildout of the 
Plan.  However, based on SBCFD staffing standards of 3 on-duty firefighters per station, a total of 9 
additional full-time firefighters will be required by buildout of the Plan.  In addition, the fee 
structure used to support construction and maintenance of Fire Department facilities will need to be 
adjusted to meet these future needs (refer to Section I - Fiscal Analysis and the 1997 OCP Public 
Infrastructure Financing Program for more information). 
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 Table 14 
 Orcutt Area Fire Fighter To Resident Ratio 

Year Current Staff Levels Populatio

n 

Service 

Ratio 

Preferred 

Ratio 

Add'l Fire Fighters 

Needed
6
 

 Total
7
 On-Duty

8
    Total  On-Duty 

1997 44 8 33,000 1:4,125 1:4,000 0 0 

10-Year 44 8 42,308 1:5,288 1:4,000 9 3 

Buildout 44 8 42,853 1:5,356 1:4,000 0 0 

 TOTAL 9 3 

 
 
3. FIRE PROTECTION POLICIES AND DEVELOPMENT STANDARDS 
 
Policy FIRE-O-1: The County shall strive to provide adequate fire protection service for 

the residents of Orcutt. 
 
Action FIRE-O-1.1: As funds become available, the County shall maintain the fire fighter/ 

population ratio as set by the Board of Supervisors. 
 
 
Policy FIRE-O-2: Fire hazards in Orcutt shall be minimized in order to reduce the cost 

of/need for increased fire protection services and to protect the natural 
resources in undeveloped open space areas. 

 
DevStd FIRE-2.1: Development within or adjacent to high fire hazard areas should include the 

use of fire prevention measures such as perimeter roads, trails, Class A or B 
roofs, adequate access to the urban/rural interface and inclusion of structural 
setbacks per DevStd BIO 1.7. Fencing within the structural setback shall be 
comprised of fire-resistant material to minimize fire hazards. 

 
DevStd FIRE-2.2: The County shall require two routes of ingress and egress for development 

unless waived by the Fire Department. 
 
DevStd FIRE-2.3: Orcutt foothill development shall be protected by water storage tanks 

connected to an existing water purveyor or private water supplies. 
 

                                                           
    6  Total firefighters needed is based on SBCFD staffing standard of 3-person (24 hour) station shift which requires a total of 
9 firefighters per station. Therefore, based on this standard a total of 9 additional firefighters will be required at buildout of the 
Plan. 
    7  Total 1997 fire fighting staff includes: 18 professional and 26 volunteers. 

    8  SBCFD standard of 3 on-duty firefighters/station and Orcutt Volunteer fire station of 2 on-duty. 
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Program FIRE-2.4: Planning & Development and the County Fire Department shall prepare a 
Fuel Management Program for wildlands within designated undeveloped 
natural open space areas which could include a controlled burn program.  
Implementation of this program shall be funded by fees assessed on affected 
parcels. 

 
 
Policy FIRE-O-3: The use of fuelbreaks in Orcutt shall be minimized, and where 

fuelbreaks are necessary they shall be sited to minimize disruption of 
significant natural resources. 

 
DevStd FIRE-3.1: Fuelbreaks should incorporate perimeter roads and yards to the greatest 

extent feasible.  (See Section IV.B (Biology) for additional firebreak 
standards) 

 
DevStd FIRE-3.2: To the maximum extent feasible, fuelbreaks shall not be constructed through 

riparian or wetland areas or result in the removal of healthy specimen oaks.  
Within fuelbreaks, treatment of oak trees shall be limited to limbing the 
branches up to a height of 6 feet, removing dead wood, and mowing the 
understory.  Where specimen oaks have multiple trunks, all trunks shall 
remain. 
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B.   Libraries 
 
1. EXISTING SETTING AND ISSUES 
 
A. Regional Setting:  The County of Santa Barbara does not operate 
a library system in unincorporated areas.  All branch facilities located in 
the unincorporated areas are operated through contracts with the cities of 
Santa Maria, Santa Barbara, and Lompoc and are funded by the County 

and cities.  The County is divided into three zones with the city library system in each zone 
providing library services to both the city and unincorporated population.  The City of Santa Maria 
serves a population of 110,000, including Orcutt.  The main branch of the Santa Maria Public 
Library is located at 420 S. Broadway in Santa Maria, approximately 4 miles north of Orcutt.  This 
28,000 s.f. facility contains approximately 129,200 volumes, operates with 23 full-time equivalent 
staff members, and has an annual (1996-1997) total circulation (includes books, compact discs, 
videos, magazines, etc.) of approximately 540,000.  The City operates branches in Orcutt, 
Guadalupe and Cuyama. 
 
B. Existing Setting:  The one library within the OPA is located in the Oak Knolls Shopping 
Center at 1157 East Clark Avenue, Suite K.  This 1,800 square foot facility contains approximately 
25,000 volumes, operates with 1.65 full-time equivalent staff members and serves a 1997 Orcutt 
population of 33,000.  This branch facility operates on an annual budget of approximately $118,000 
funded primarily by the County General Fund with gifts, fines, fees for service, and contributions by 
the City of Santa Maria providing partial funding. 
 
2. PLANNING ISSUES 
 
Based on state standards (0.6 s.f./person), Orcutt's existing population requires a library facility 
approximately 19,800 s.f. in size; at buildout of the OCP, this need would increase by 
approximately  5,900 s.f.  To address the current deficit and meet future demand, the OCP directs 
the County to assist in the identification of an appropriate location for a new library and establishes 
a developer fee to fund construction of a new library facility. 
 
3. LIBRARY SERVICES POLICIES AND DEVELOPMENT STANDARDS 
 
Policy LIB-O-1: The County shall strive to provide adequate library services for 

residents within the OPA. 
 
Action LIB-O-1.1: The County should seek funding mechanisms for library services. 
 
DevStd LIB-O-1.2: The County shall require a library mitigation fee on development to fund the 

cost of acquisition by purchase or lease, construction, and furnishing of a 
new library facility.  The fee shall be determined upon completion of an 
infrastructure financing program.  All development approved after adoption 
of the OCP shall be subject to this fee, which shall be paid prior to issuance 
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of Building Permits or as determined by the infrastructure financing 
program. 

 
Action LIB-O-1.3: In the expenditure of General Funds, a high priority should be given to 

libraries.  The County shall continue to coordinate with the City of Santa 
Maria on the provision of library services. 

 
DevStd LIB-O-1.4:  If Mello Roos Community Facilities Districts are formed in the Orcutt 

Planning Area to fund operation and maintenance of a library, prior to 
discretionary project approval of projects which impact libraries, all 
applicants in the planning area must agree to either participate in the 
District's funding mechanisms for library services or otherwise demonstrate 
that the project is fully mitigating the increase in demand for library services 
caused by the project. 
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B.  Parks, Recreation, Trails, and Open 

Space  
 
1. EXISTING SETTING 
 
A. Introduction 

 
The Parks, Recreation, Trails and Open Space section addresses five major issues central to 
community character: aesthetics, quality of life, and infrastructure maintenance, construction and 
funding.  The community's existing park system lacks the acreage, facilities and distribution to serve 
existing residents.  Recreational services are provided mainly by local non-profit organizations (e.g., 
AYSO) and the City of Santa Maria, and often lack widespread availability and specific facilities.  
Orcutt currently has no official trail system, and the extensive network of informal trails is being 
diminished by development.  The community's open spaces, while still extensive, have also been 
diminished by development and are becoming fragmented, reducing both their contribution to the 
community's semi-rural character and their value as wildlife habitat.  Finally, what roadway 
medians and planters exist are often weedy and/or undeveloped and detract from, rather than 
enhance, the aesthetic quality of Orcutt's roads. 
 
These disparate issues affect the community's character and the quality of life for existing and future 
residents.  Existing Orcutt residents identified open space protection and the provision of parks as 
two primary concerns (1992 community survey).  The 1980 Comprehensive Plan did not address 
these issues and ongoing development in the community has reflected this lack of cohesive 
planning.  For example, between 1980 and 1995 over 4,000 new units covering several hundred 
acres were developed, yet the County acquired no new parkland, only 3/4 of a mile of trail 
easement, and virtually no natural, undeveloped open space.  Although some quality private 
facilities were constructed, overall community needs remain unserved.  In summary, because of a 
lack of long-range planning and financial support for both construction and maintenance (see Fiscal 
section), these issues are among the most significant addressed within the Plan. 
 
B. Regional Setting 
 
The City of Santa Maria (population 69,000) provides 250 acres of parks and recreational facilities, 
including the Santa Barbara County Fairgrounds regional recreation area.  The City owns 18 parks, 
four of which (Preisker, Adam, Pioneer and Miramonte) are over 9 acres in size, and fourteen 
neighborhood parks two- to six-acres in size to meet the needs of 3,000 to 5,000 residents each.  
Seven of these neighborhood parks are located adjacent to public school playfields.  The Minami 
Center provides gymnasium, tennis courts, softball and volleyball facilities.  The City Recreation 
Department provides a range of organized sports leagues, many of which are utilized by Orcutt 
residents (a higher non-resident registration fee is required).  The Santa Maria Recreation Dept. also 
uses the Hagerman softball facility located at the County's Waller Park.  While no formal 
recreational trails exist in Santa Maria, several are planned for construction. 
 
No natural undeveloped public open space is available to Valley residents for passive recreation; 
instead, residents use a network of unofficial trails on private or Airport property, or travel 20-30 
minutes to the Los Padres National Forest, Guadalupe Dunes State Park, or the Burton Mesa 
Ecological Reserve north of Lompoc.  Many Valley residents highly value the area's semi-rural 
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character.  However, as urbanization increases, the visual, natural resource, and agricultural 
components of open space within the Valley are being lost. 
 
C. OPA General Setting 
 
Parks:  Orcutt has 160 acres of public park land, with most (about 95%) located at the community's 
northern end in Waller Park, the regional park for the Santa Maria Valley.  This highly developed 
153.54-acre County park serves both City and Orcutt residents9 and contains an extensive urban 
forest, hilly turf areas, two ponds, group and family picnic/barbecue areas, a basketball court, 
softball fields, volleyball courts, pony rides, and parking.  The Park Department also maintains four 
public neighborhood open spaces in Orcutt, totaling about seven acres (1997; Table 15 & Figure 
14).  
 
 Table 15:  Existing Orcutt Public Parks & Open Spaces  

NAME (acreage) LOCATION FACILITIES 

Waller Park 
(153.54 ac) 

Intersection of Waller Ln 
and State Route 135 

 

Urban forest, hilly turf areas, two ponds, 
group/family picnic/BBQ areas, basketball, 
volleyball, ballfields, frisbee golf course, 

exercise course, and parking 

Domino Open Space 
(1.1 ac) 

North of Rice Ranch Rd 
on Domino Ave 

Turf area, playground equipment, and 
landscaping 

Highland Drive Open 
Space 

(0.8 ac) 

Southeast corner of Orcutt 
and Rice Ranch roads 

Turf areas and trees 

Lee West Open Space 
(1.7 ac) 

East of Cherry Ave on 
Glen Cairon Dr 

Turf area, playground equipment, and 
landscaping 

Stonebrook Open Space 
(3.08 ac) 

East of California Blvd Turf area, volleyball courts, and backstop 

                                                           
    9  User surveys have shown that approximately 2/3 of the users of Waller Park are non-City residents.  Therefore this Plan 
recognizes that only 60%, or approximately 92 acres, should be counted as parkland for Orcutt. 
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Thirteen developed private neighborhood parks totaling 37 acres are located in Orcutt's newer 
neighborhoods (Figure 14, Table 16).  The Tiffany Park neighborhood also contains several 
undeveloped lots maintained as landscaped turf areas.  Public access to these private facilities is 
often discouraged by signage (e.g., "For Residents and Guests Only").  
 
  TABLE 16   
 IDENTIFIED EXISTING PRIVATE NEIGHBORHOOD PARKS* 

NAME 
 (acreage) 

NEIGHBORHO
OD 

SERVED 

LOCATION FACILITIES 

Harmony/Woodmere (7.75 
ac) 

Oak Knolls Between US 101 and 
Woodmere/Harmony 

Walking path 

Hartnell Road (4.17 ac) Southpoint/Foxen
wood 

South of Hartnell Rd Tennis courts 

Imperial Way (1.5 ac) Rice Ranch Between Crescent & 
Imperial 

Basketball courts, turf area, 
BBQ 

Ivory Drive (1.73 ac) Oak Knolls End of Ivory Drive Turf area 

Kenneth Avenue (5.03 ac) Oak Knolls Along Kenneth 
Avenue 

Turf area and walking path 

Las Brisas (2.7 ac) Knollwood Terminus of Lakeview Walking path and exercise 
course 

Morning Ridge Rd (1.53 
ac) 

Knollwood Morning Ridge Road Turf area, playground 
equip., BBQ 

Northpoint (3.0 ac) Northpoint Hummel Drive Turf, tennis, swimming, 
basketball and volleyball 

Ruby Crest Court-North  
(1.0 ac) 

Patterson Ruby Crest Court Turf area 

Ruby Crest Court-South 
(1.31 ac) 

Patterson Ruby Crest 
Court/Clark 

Turf area 

SE Oak Knolls Footpath 
(1.91 ac) 

Oak Knolls Cameo Drive Turf area 

Turtle Creek Drive (3.88 
ac) 

College East of Santa Maria 
Way 

Stormwater basin and 
walking path 

Woodmere Road (1.2 ac) Woodmere West end of 
Woodmere Road 

Turf area 

  *  Parks are named for the development to which they belong, or for nearby roads and listed alphabetically. 
 
Recreation:   The County Parks Department does not provide recreational programs and the only 
designated recreation areas currently in Orcutt are the play fields in Waller Park.  To help fill this 
gap, twelve public schools in the OPA provide recreation facilities for formal and informal activities 
(e.g., Orcutt Youth Little League management of Little League/softball fields) both after-school and 



ORCUTT COMMUNITY PLAN 
 

Orcutt Community Plan            86 

on weekends.  (Although these areas provide recreational facilities, with the restrictions on use, they 
are not counted toward the total parkland serving Orcutt.) 
 
Private Country Clubs in Orcutt include the Lake Marie Valley Club (pool, tennis, meeting 
room/clubhouse) and the Foxenwood Tennis and Swim Club with similar facilities.  Lake Marie 
membership is available to the public, subject to membership committee approval and payment of 
an initiation fee, while the Foxenwood Club is restricted to Foxenwood homeowners and renters. 
 
Three stables available to the public, the Vic Diamond stables on Domino Avenue, Fletcher Farms 
on Telephone Road, and Rancho Miranda on Cambridge Way (Figure 14), provide equestrian 
boarding and/or rental options near Orcutt.  These stables have space to accommodate the current 
boarding demand.  A fourth stable, Graymare Farms on State Route 1, closed in 1994. 
 
Trails:   No dedicated public hiking/equestrian trails or off-road bikepaths exist in Orcutt. Although 
an extensive network of "unofficial" trails exists in the community's undeveloped areas, 
urbanization has substantially diminished the extent of this unofficial network (e.g., "Mud Lake" 
east of Bradley Road).  The trail system remains extensive in northern Orcutt and the Airport 
Approach Zone and in the south along Orcutt Creek and the Solomon Hills.  These informal trails 
provide a substantial recreational outlet for the general public. 
 
Open Space:  Open space in Orcutt is found predominately on agricultural lands (approximately 
7,000 acres), the rolling hills at the southern edge of the Santa Maria Valley, the northern slopes of 
the Solomon and Casmalia Hills, the drainage corridors and canyons of Orcutt, Pine Canyon, and 
Graciosa Creeks, within the Santa Maria Airport Clear Zone and the undeveloped land east of U.S. 
101.  These open areas contain important visual and natural resources such as extensive open 
grasslands, native oak woodlands, eucalyptus woodlands and windrows, riparian corridors, coastal 
sage scrub, and chaparral covered hills.  The open spaces also contain natural hazards such as 
floodways, steep slopes, and fire dangers.  While not developed as parks, these areas experience a 
significant amount of recreational use. 
 
While these natural open space areas meet some of the community's recreational demand, the 
majority are located on private property.  As a result, public access is restricted by measures ranging 
from the posting of "No Trespassing" signs to the construction of physical barriers which prevent 
access on or across a parcel.  Even if a single landowner significantly restricts access, the results can 
be severe (e.g., fencing and "No Trespassing" signs on a single parcel greatly decreases the use of 
an open space corridor). 
 
An additional threat to the future viability of "unofficial" open space areas is the continued 
encroachment of urban development.  Without formal designation as public open space, portions of 
these areas may be built upon, and developers may meet their "open space" zoning requirements by 
providing isolated pockets accessible only to future residents of their projects. Future development 
of currently vacant lots will reduce opportunities to provide for development of trails, parks, and 
other recreational facilities, as well as reduce the aesthetic quality of existing recreational resources. 
 
Medians and Landscaping:  Orcutt's existing roadway medians and sidewalk planters generally 
lack trees and other landscaping and are poorly maintained.  Unlandscaped raised center medians 
exist at the intersections of Bradley/Clark, Orcutt Road/Clark, and Bradley/Santa Maria Way, and 
along Santa Maria Way north of Bradley.  Landscaped medians along Bradley exist on the Las 
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Brisas project frontage south of the Bradley/Santa Maria Way intersection.  Street trees in older 
neighborhoods (Valley View Drive), have been removed due to sidewalk damage, and most new 
neighborhoods have front yard trees, rather than "parkway" or street trees.  All existing medians are 
located within the Central Urban Core. 
 
 
D. Sub-Area Setting 
 
Central Urban Core:  Existing park and recreational facilities include Waller Park and the 3.1-acre 
Stonebrook and 1.7-acre Lee West neighborhood public open spaces.  The Santa Maria Valley 
YMCA on Skyway Drive provides an olympic size swimming pool, handball courts, a weight room, 
aerobics activities, 8,372 s.f. of therapeutic activities, rest rooms and a 25-child daycare facility.  
The Orcutt Recreation Center on Foster Road, operated by the Orcutt Youth Organization, is 
available to community groups for barbecues and indoor events. 
 
Major core area open spaces contain about 400 acres in and around the Airport approach zone (Sites 
23, 26, 27 and 30).  An extensive network of unofficial trails exists on undeveloped public and 
private property within this open space, with public views provided from adjacent roadways.  This 
corridor contains extensive grasslands, significant eucalyptus groves and relictual sand dunes.  The 
County, Airport District, and City of Santa Maria have a unique opportunity to establish a regional 
open space corridor in conjunction with future buildout of the OPA and the Airport Research Park.  
An Action of the OCP calls for the County to work with other agencies on the development of a 
regional open space ("boundary park") incorporating active (golf course) and passive (Pioneer Park) 
recreation, and natural resource preservation (sand dunes, oak woodlands and the vernal pool 
complex). 
 
South Orcutt:  Public parks are limited to turf area and playground equipment at the 1.1-acre 
Domino Open Space, and turf in the 0.8-acre Rice Ranch Open Space.  In the urban area, the Orcutt 
Creek corridor provides a broad, 2-mile long expanse of scenic open space including steep bluffs, 
open meadows and major oak, riparian and eucalyptus woodlands.  Highly visible from area roads 
and residences, this corridor and its watershed areas include Key Sites #3, 5, 6, 7, 8, 10, 11, 12, 14, 
B, C and F and contribute significantly to the community's semi-rural character.  The corridor 
receives substantial public use on an extensive network of informal trails.  In the rural area, the 
Solomon foothills are covered with chaparral, oak woodlands and on-going oil production and 
provide a 3,000-acre scenic natural backdrop for the community. 
 
West Orcutt:  Although no public parks exist in this area, the Rancho Maria Golf Club, the only 
public golf course in the OPA, is located here.  Some areas of Site 22 adjacent to airport property 
contain trails used by walkers and bicyclists, and multi-use trail easements have long been 
recommended as part of any future development in the Ranchette Area (largely Key Sites 19, D and 
E).  The Orcutt Creek corridor continues through this area, across Sites 19, D and 22, providing 
trails and scenic open spaces.  Key Site 22 provides vast areas of open space adjacent to the urban 
area.  
 
Open spaces in the west also include the Casmalia foothills which encompass wide expanses of 
rural agricultural land (primarily used for grazing) interspersed with oak woodlands and eucalyptus 
groves in canyon drainages.  The importance of these contiguous open spaces is augmented by the 
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proximity of thousands of additional acres of largely undeveloped open lands immediately south 
and west of the planning area. 
 
East Orcutt:  No public recreational facilities, parks or medians are located in this sub-area.  The 
Elks Rodeo took place in the summers of '95, '96 and '97 using temporary facilities on a 107-acre 
parcel in this sub-area and the Elks intend to develop a permanent rodeo/events center on the parcel.  
Except for the small pockets of development in the EDRN area, this entire sub-area is open space 
made up of largely grazing agricultural land. 
 
 
2. PLANNING ISSUES 
 
Public parks, recreational facilities, open spaces, trails and attractively maintained roadways 
significantly enhance a community's appeal and quality of life.  A well developed public park and 
open space system provides amenities for enjoyment by all residents.  Parks, natural open space and 
trails are 3 of the 5 top amenities sought by new home buyers (National Associations of 
Builders/Realtors).  In a 1992 survey of Orcutt residents, 25% considered their community to be 
"semi-rural," and survey respondents indicated that loss of open space is the number one issue 
facing the community, with the need for more parks rated fourth and the loss of scenic views ranked 
fifth. 
 
Orcutt's current deficiency in parks, recreational programs, open space, roadway landscaping and 
trails will be exacerbated by the additional demands created by future development.  Additional 
community and neighborhood parks are needed throughout the community to provide soccer and 
ball fields, tennis and basketball courts, large picnic areas, and expansive open areas for 
unstructured play and enjoyment.  A location is needed for a community pool, as a stand-alone 
facility or in conjunction with a park.  Dedicated and maintained trails are needed to provide hikers, 
bicyclists and equestrians with safe and legal pathways.  Public and private open spaces need to be 
identified and preserved to maintain the community's semi-rural character, provide protection from 
natural hazards and protect valuable resources.  And finally, medians and street landscaping are 
needed to enhance the natural and aesthetic beauty of Orcutt. 
 
To address these issues, the OCP contains a Parks, Recreation, Trails, Open Space, and Medians 
Plan (collectively called the Open Space Plan), with individual sub-sections for each component 
(recreation is included in each sub-section except medians).  This Open Space Plan identifies 
acquisition methods for each park, open space, trail and median (i.e., dedication or public purchase), 
and identifies how these facilities are to be maintained.  The Plan also prioritizes the acquisition of 
sites/facilities in terms of future funding needs.  The Open Space Plan provides active and passive 
recreation for existing and future residents and protects Orcutt's open space heritage, while 
permitting reasonable development on affected parcels. 
 
 
3. THE ORCUTT OPEN SPACE PLAN 
 
A. Overview 
 
OCP buildout would generate a minimum need for approximately 100 additional acres of park land 
(4.7 acres/1,000 residents; SB County adopted ratio).  No adopted standards currently exist for 
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amount of open space or length of trails needed to serve an identified population, although the OCP 
contains provisions for 1,300 acres of open space and about 40 miles of trails.  In addition, 
provisions are made for recreational facilities as part of the parks, trails and open space components 
of this plan.  Finally, a median and streetscape program is included within the Open Space Plan to 
complete the aesthetic benefits of this plan. 
 
One of the major components of the Open Space Plan is the proposed Parks, Open Space and 

Landscape Maintenance District (Open Space District).  This District, funded by new residents, 

would pay for park, trail, landscaped median, and minor open space maintenance, and possibly 

acquisition of additional park and open space areas (see Section 5 below). 
 
The phasing of open space acquisition and development of parks, trails and roadway medians is 
largely dependent on when certain properties are developed.  Almost all of the land identified for 
these amenities, and the funding to pay for their acquisition and/or construction, is found on the Key 
Sites.  While some park areas or trails may be identified as public priorities, they will not be 
developed until the parcel they are on is developed, or possibly earlier in the rare instance when the 
land is dedicated or purchased in advance of development. 
 
The proposed parks, trails, open spaces and medians are described in the sections below.  These 
sections will be followed by discussions of acquisition methods, costs and funding sources, and 
lastly, the Open Space District. 
 
 
B. Major Public Park/Recreation Areas 
 
Approximately 100 acres of active recreation areas are proposed in 7 community parks (Table 17), 
providing residents with convenient access to recreational facilities such as softball, soccer and play 
fields, basketball/tennis courts, picnic areas, and children's play areas.   These active recreation areas 
are generally centrally located and accessible to residential and business areas.  Where feasible, 
parks are proposed adjacent to schools to facilitate joint-use.  Table 17 lists the proposed parks in 
order of priority to meet the needs of Orcutt residents.  The priority listing is necessary in case 
funding for the entire parks system is not available or the funding is only available over time and 
direction is needed on where funds should be allocated first.  The three primary active parks are 
described below.  The OCP Public Infrastructure Financing Program (PIFP) identifies a park 
priority list based on a 10-year absorption projection for new residential development.  Under the 
10-year scenario, approximately 114 acres of new parks would be developed.  This development 
would occur within the Urban Core and South Orcutt sub-regions of the OPA. 
 
Oak Knolls Park:  A Preliminary Master Plan for the 15.1-acre Oak Knolls Park in the Flood 
Control Basin at Kenneth Avenue/Via Santa Maria proposes approximately 2 acres of irrigated turf 
for softball/soccer fields and a hard-surface basketball and/or roller-hockey court (SB County Parks; 
Key Site Figure OAK-1).  Also included are a tot lot, a gazebo, a small rest room with drinking 
fountains, four family picnic sites, 40 off-street parking spaces, bike racks, benches, concrete 
walkways, and landscaping of slopes. 
 
Union Valley Park:  Proposed for 46.2 acres located on both sides of Union Valley Parkway and a 
portion of Key Site 30 (Figure 15), the park would integrate an existing retention basin (proposed to 
be a regional basin), existing open space areas within the airport "No-Build" zone, and existing 
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private recreation areas located to the east on both sides of Union Valley Parkway.  The park may 
include 3 softball fields, 3 playfields, 2 picnic areas, hard courts, tennis courts, etc.  If Key Site 30 is 
purchased by the public, it is required to be planned together with Union Valley Park and additional 
active and passive recreational uses may be provided. 
 
Orcutt Creek Park:  Proposed for approximately 11 acres along the south side of Orcutt Creek in 
the floodplain between State Route 135 and California Blvd., this park would include restoration of 
Orcutt Creek, the Orcutt Creek Class I bikeway/walking path, picnic areas, and potential turf and 
hard court areas. 
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 TABLE 17 
 COMMUNITY & NEIGHBORHOOD PARK PRIORITY TABLE* 

COMMUNITY PARKS 

Park Size Use Description Method of Acquisition 

Oak Knolls Park 15.1 ac. Active Ballfields, play areas, restrooms, 
picnic areas, basketball courts, 

etc. 

County Owned 

Orcutt Creek Park 10.42 ac. Active Play fields, restrooms, picnic 
areas, basketball and tennis 

courts, etc. 

Dedication/Purchase 

Stubblefield School 5.00 ac. Active Ballfields, play and picnic areas, 
and trails 

Dedication 

Union Valley Park 46.20 ac. Active Ballfields, play and picnic areas, 
restrooms, pond, basketball and 

tennis courts, trails, etc.  

Donation/Partial 
Dedication/Purchase 

Site 12 5.00 ac. Active  Play fields, restrooms, picnic 
areas, basketball and tennis 

courts, etc. 

Dedication 

Solomon School 5.00 ac. Active Ballfields, play and picnic areas Dedication 

Site 22 15.00 ac. Active Ballfields, play and picnic areas, 
restrooms, basketball courts, etc. 

Donation/Partial 
Dedication/Purchase 

NEIGHBORHOOD PARKS 

Stillwell 2.00 ac. Passive Picnic areas, trails Dedication 

Old Town 2.00 ac. Passive Play and picnic areas Dedication 

Site 12 4.00 ac. Passive Four 1-acre parks with picnic 
areas and trails 

Dedication 

Orcutt Canyon Ridge 15.36 ac. Passive Picnic areas and trails Portion County-
owned/Partial Donation 

Terrazzo Way 4.44 ac.  Passive Play areas, picnic areas, and trails Dedication/Donation/  
Purchase 

Foxenwood 1.42 ac. Passive Play, picnic, and open areas Donation/ Purchase 

Shilo 3.18 ac. Passive Play and picnic areas Donation/Purchase 

Site 22 15.00 ac. Passive Eight 1-2 acre parks w/ play, 
picnic and open areas 

Dedication 

Total 149.12 ac.  

*  Parks listed in order of priority. 
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Local Neighborhood Public Parks:  Eighteen local neighborhood public parks, totalling 
approximately 47 acres, are also proposed in the Open Space Plan (Table 17).  All of these parks 
would provide passive recreational activities, which include designated picnic and children's play 
areas.  Many of the parks would be linked by segments of the proposed recreational trail system.  In 
addition, some parks would be located entirely or partially within existing and future flood control 
retention basins (OCP policies require dual use of regional retention basins where possible; see page 
35 for basin locations). 
 
C. Recreational Trails and Staging Areas 
 
Currently there are no officially designated public hiking, equestrian or off-road bike paths within 
the Orcutt area.  To address this shortage, several multi-use recreational trails and staging areas have 
been added to the Orcutt PRT map (Figure 14 and Tables 18 and 19).  These trails and staging areas 
will provide a complete and interconnecting trail system, facilitating access for pedestrians, 
equestrians, and bicycle trail users between jobs, shopping, schools, park facilities, the SMPA, and 
the local foothills. 
 
The staging areas and the portions of trails on Key Sites will be acquired through dedication and the 
remainder of the trails will have to be purchased.  Where appropriate, the trails crossing Key Sites 
will be constructed by the site developer.  Maintenance of these trails will be provided by the Open 
Space District. 
 
Implementation of the Orcutt trail system will require proper siting, design and construction 
to minimize conflicts with existing residences, avoid constraints, and minimize user/surrounding use 
conflicts.  The OCP Multi-Use Trail Plan and Trail Siting Guidelines (Appendix C) guides proposed 
trail development and addresses potential public/private conflicts and trail liability issues. The trails 
component of the Open Space Plan is divided into three sub-sections by geographic area: the 
foothills, Orcutt Creek and urban trails.  (Proposed bikepaths are discussed primarily in the 
circulation chapter.) 
 
Foothill trails:  This trail system both formalizes portions of the existing informal trail network in 
the Solomon Hills and identifies new trails in the Solomon and Casmalia Hills and along the 
ridgetop of the Solomon Hills.  Eighteen trails totalling almost 23 miles in length will provide 
access to rural areas with a diversity of habitats and panoramic views, with some linking up to 
Orcutt Creek and other urban trails.  Staging areas for these trails are proposed on Key Sites 12, 14, 
and 21 and a lookout/staging area is proposed on the top of Graciosa Ridge. 
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 TABLE 18 
 RECREATIONAL TRAILS1 

Trail2 Type/Length Description 

Orcutt Creek Trail (OC-1) Urban/7.4 mi Traverses OPA along Orcutt Creek 

Rice Ranch Trails (RR-1  9) Urban/Rural/7.4 mi Provides access to the foothills 

Mesa Verde Trail (MV-1) Urban/0.70 mi Orcutt Creek to Rice Ranch/Graciosa Ridge 

Graciosa Ridge Connector (GR-
1) 

Rural/2.20 mi Orcutt Creek to the Solomon Hills ridgeline 

John Karamitsos Trail (JK-1) Urban/Rural/2.55 
mi 

Provides link between urban area and 
foothills 

Old Town Connector (OT-1) Urban/0.65 mi Provides link w/ Old Town and foothill trails 

Woodmere Trail (W-1) Urban/4.0 mi Parallels west side of US 101  

Bradley Connector (B-1) Urban/0.80 mi Traverses Site 30 to Hummel Dr and UVP 

Village Connector (B-2) Urban/0.25 mi Provide access opposite Village Dr to Site 30 

Union Valley Pkwy Trail (UVP-
1) 

Urban/3.05 mi Parallels the planned extension of UVP 

Union Valley Pkwy Trail (UVP-

1) 

Urban/1.70 mi Parallels planned UVP ext. w/in City limits 

Rancho Maria Trail (RM-1) Rural/1.7 mi Provides only foothill access west of SR 135 

Solomon Connector (S-1) Rural/0.85 mi Provides a link to several rural foothill trails 

Ridgetop Trail (R-1) Rural/1.8 mi Connects ridgetop trails 

Black Road Trail (BR-1) Urban/1.1 mi Extends between SR 1 and Tanglewood 

Coastal Trail Urban/Rural/(na) Parallels SR 1 through the OPA 

Tanglewood Trail (T-1) Urban/2.1 mi Provides loop with the Orcutt Creek Trail 

Tanglewood Trail (T-1) Urban/0.75 mi Connects to Santa Maria Airport property 

Graciosa Canyon Trail (GC-1) Rural/2.0 mi Extend south through sites 15 & 14 to 
foothills 

Marcum Connector (M-1) Urban/0.50 mi Provides link between OT-1 and GC-1 

Old Maud Trail (OM-1) Rural/0.35 mi Provides access to the Old Maud oil well site 

Pioneer Trail (P-1) Urban/0.30 mi Link to City's Pioneer Park 

Windrow Connector (WR-1) Urban/0.50 mi Provide loop between West Orcutt Trails 

 TOTAL          42.65 mi (includes 2.75 miles of trails w/in City limits) 
1  Trails listed in order of priority. 
2  Trail or trail segments denoted in bold italic are located w/in Santa Maria City limits.    
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 TABLE 19 
 RECREATIONAL TRAIL STAGING AREAS 

Staging Area Type Acres Description 

Graciosa Ridge (SA-4) Rural 0.50 Staging area for ridgetop trails. 

Rancho Maria (SA-1) Urban 0.50 Trailhead for the Rancho Maria trail along SR 1. 

Graciosa Canyon (SA-2) Urban 0.50 Staging area for foothill trails. 

Rice Ranch (SA-3) Rural 0.50 Central trailhead for Rice Ranch trail system. 

TOTAL 2.00  

 
Orcutt Creek trails:  A 7.4-mile interlinked trail is proposed to extend along Orcutt Creek east 
from U.S. 101 to State Route 1 on the west.  Large trail segments on un- or underdeveloped parcels 
will be acquired through development dedication; segments crossing developed parcels would be 
purchased to complete this system.  This paved multi-use trail will accommodate recreational 
bicyclists and commuters, hikers and equestrians.  The Orcutt Creek trail will also provide access 
for emergency and flood control vehicles to reach portions of properties and the creek which are 
currently inaccessible. 
 
Urban trails:  A system of on- and off-road trails is proposed throughout the urban area (north of 
Rice Ranch Road), with off-road trails limited to Key Sites 8, 22 and 30 (along existing informal 
trails) and along the borders of Key Sites 1, 2, 15, 16 and 17.  The Site 1 and 2 trail will connect 
with an existing trail parallel to U.S. 101; the trails on Sites 8, 15, 16 and 17 will connect with the 
Orcutt Creek and foothill trails; and the trails on Site 22 will connect with the proposed trails of the 
City's boundary park on the Airport property.  On-road trails are proposed along UVP and the 
extension of "E" Street, as well as along State Route 1 and Black Road.  Proposed north Orcutt foot 
and bike trails would connect with existing/planned trails in southern Santa Maria.  Most proposed 
urban trails are on un- or underdeveloped land to be acquired through dedication, with some short 
segments to be purchased, and on-road trails located mostly within existing right-of-way. 
 
D. Open Space Areas 
 
Overview:  To preserve Orcutt's semi-rural character and scenic value, avoid natural hazards, and 
provide for recreational opportunities or habitat preservation, seven contiguous bands of open space 
are proposed.  Most proposed parks and trails are included within proposed open spaces.  The Open 
Space Plan provides public access on trails and seating areas in most of the undisturbed areas. 
 
Proposed open spaces are concentrated in south and west Orcutt in newly developing areas.  In 
these areas, portions of Key Sites with steep slopes, floodways and floodplains, high fire danger, 
and significant biological habitats were set aside as open space.  Large contiguous bands of open 
space are planned which still allow reasonable development on affected parcels.  In the urban core, 
most open space is located within and adjacent to the Airport approach zone and around County-
owned Key Site 23. 
 
Proposed Open Space areas on Key Sites are depicted on the Key Site maps, with boundaries 
determined after extensive review of resources and constraints.  Minor alterations are permitted only 
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when necessary to improve project design and only when adjustments do not create adverse impacts 
to resources and/or recreational opportunities. 
 
Major Corridors:  Orcutt's proposed open spaces can largely be found in three major corridors: 
Orcutt and Pine Canyon Creeks, the foothill corridor, and northern Orcutt (Figure 17). 
 
Orcutt Creek corridor: The significant open space corridor along Orcutt Creek traverses the entire 
community and is highly visible from public roads and adjacent neighborhoods.  A natural hazard, 
the creek is prone to flooding during heavy rains, with a floodplain of up to 1,000 feet wide.  
Portions of this corridor are used for recreation with informal trails on a number of Key Sites (3, 5, 
8, 13, 18).  This corridor also contains a variety habitats (e.g., oak, riparian and eucalyptus 
woodlands) and is a major wildlife corridor.  Figure 17 presents a schematic of how development 
could occur along the creek.  Although Orcutt Creek's major tributaries, Pine Canyon and Graciosa 
Creeks, have small watersheds, these creeks often present similar flooding hazards and support 
important natural resources. 
 
Foothill corridor:  Unobstructed views of the Solomon Hills, available from almost the entire 
community, will be preserved by the foothill open space corridor.  This corridor will also buffer the 
expanding urban area from hundreds of acres of highly flammable vegetation, protect the steep 
slopes that surround the community, preserve the diverse habitats of the hills (oaks, coastal sage 
scrub, chaparral, etc.), provide continued foraging grounds for a variety of animals, and preserve 
trail opportunities.  The connectivity of the open spaces in the foothills is critical in allowing free 
movement between foothill areas and providing passageways to Orcutt Creek. 
 
Northern corridor:  This corridor encompasses a band of open space extending from the "No-build" 
corridor on Site 30 to the western edge of Site 22.  This western area supports a wide variety of 
wildlife, including rare species, and serving as prime foraging habitat for numerous birds species.  
The eastern area, including Key Sites 30, 26, 27, 28 and 29, contains some of the best remnants of 
Orcutt Terrace dune sheet topography and dune scrub habitat left in the planning area.  This area 
also contains an extensive network of informal trails.  This highly-visible corridor provides some 
visual relief in the highly developed urban core and will be connected to the hundreds of acres of 
open space and recreation planned around the southern portion of the Airport. 
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Types of Open Space:  Under the Open Space Plan, the areas designated as open space fall into 
two categories: public and private (or "common").  Public open spaces are usually proposed for 
County (or other agency) ownership and include land with significant hazards (flooding, slopes) 
and/or habitats; these areas could also provide recreation for residents of multiple neighborhoods.  
Access to most areas would be unrestricted and available to all of the community.  Public open 
spaces include major public recreation areas, neighborhood parks, passive open space areas, and 
trail corridors. 
 
Common open spaces are the property of homeowners associations, typically providing recreation 
for the residents of a single sub-division or neighborhood.  Use of these areas is often restricted, 
although the degree to which public access is limited varies significantly.  Private open spaces 
include country clubs, neighborhood parks, and recreational and passive open space areas.  The 
County may set standards for private open space use, maintenance, conservation or trail easements, 
natural resource protection, and the provision of public trails. 
 
E. Roadway Medians and Planters 
 
Attractive roadway planters, street trees and medians are central to a community's character and 
help maintain and increase property values.  The proposed Open Space (and Landscape 
Maintenance) District would be responsible for upgrading existing unmaintained planters and 
medians and providing maintenance of new facilities installed by anticipated development (Table 
20).  Landscaping in center medians and roadway planters along major roads such as Clark Avenue, 
Bradley Road and Union Valley Parkway would be consistent with the semi-rural character of the 
community. 
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TABLE 20 
 Roadway Medians and Planters 

 Roadway  Length  Description 

 Clark/Bradley  1,200 feet Currently a cement center median in all four approaches.  Will be 
replaced by landscape planters with shrubs and groundcover. 

 Clark/Orcutt Road  200 feet Cement center median in eastern segment of Clark Ave. only. 

 Western Clark Ave.  1,000 feet Landscaped planter along frontage of Sites 15 and 16 with shrubs/ 
groundcover/some smaller trees providing entry to community. 

 Clark/Foxenwood Ln  1,000 feet Landscaped planter between Foxenwood and Dyer with shrubs/ 
groundcover/some smaller trees would minimize traffic hazards. 

 Bradley/Santa Maria Way  600 feet Currently a cement center median along portion of church frontage.  
Would be extended and replaced by landscape planter with 
shrubs/groundcover/some smaller trees. Minimize traffic hazards. 

 Bradley Road  4,500 feet Currently fronts the Las Brisas development; the only landscaped 
median in the community. 

 Clark Avenue  960 feet US 101 southbound ramps to Stillwell Rd.  Would provide entry to 
community with major trees and minimize traffic hazards. 

 Clark Avenue  560 feet From Bradley Road to across frontage of Key Site 9.  Extend 
existing median and plant with small trees and shrubs.  

 Bradley Road  600 feet Bradley Road north of Amethyst Drive.  A mix of ± 25' trees and 
shrubs along approx. 600 feet in front Key Site 30. 

 Santa Maria Way  1,000 feet Continue existing median south of Bradley Road along this gateway 
road.  Shrubs, groundcover, some small trees. 

 
 
4. ACQUISITION METHODS 
 
A major goal of the Open Space Plan is to have most, if not all, of the designated open space land 
eventually held by the public.  Public versus private ownership is primarily a maintenance issue as a 
single entity (County Parks, a land trust, or the Open Space District) is better able to maintain the 
variety of open spaces and can provide liability insurance more cost-effectively than several 
individuals or homeowner associations can.  For example, in the foothill region where fire danger is 
high and controlled burns may be required, one agency can provide this service more effectively 
and with less damage to habitat areas.  However, all open space land will be privately held until it is 
dedicated or purchased, and acquisition efforts will focus on willing sellers and voluntary 
dedications. 
 
These open spaces also contain almost all of the parks, trails and recreational facilities proposed in 
the Plan.  Most of the Key Sites with designated open space are found in the southern and western 
portions of the OPA.  Public open space acquisition priorities are on PRD-zoned sites within or 
adjacent to major open space corridors, with acquisition in other zone districts based on the site's 
natural resources, recreation potential, and level of public and property owner interest.  Acquisition 
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of public open space areas shall demonstrate a rough proportionality between the level of permitted 
development and its associated impact consistent with applicable laws. 
 
Key Sites with high priority open space areas are shown in Table 21.  Almost all of the open space 
listed will be dedicated to the public upon development; the areas that are not initially dedicated 
may be dedicated at a later date.  Additional open space is identified on many of the other Key Sites, 
but those areas are not seen as high priority open spaces. 
 
Open space areas will be handled in one of three ways: dedication to the public (County or other 
agency), purchase by the Open Space District, or held as private (or common) open space.  Tables 
17 (parks) and 21 (open space) identify how acquisition is anticipated. 
 
Dedication:  As a condition of development on some sites, part or all of the identified open space 
will be dedicated to the County or an appropriate land trust to mitigate the impacts of development.  
This will occur where the site was granted a significant increase in density as part of this Plan, the 
site will have a large number of units and thus create a sizable demand for recreation/open space, or 
where there is a significant historic public use of the site.  In other instances, on sites where only a 
portion of the open space is required for dedication, the owner(s) may choose to voluntarily dedicate 
the remainder of the open space to reduce maintenance  and liability costs. 
 
In addition, many homeowner groups have found that the costs of maintaining common open space 
and providing liability insurance have generated high fees for the owners.  As additional 
developments are constructed in the south, these costs may go higher due to the need for fire 
maintenance.  Therefore, it is anticipated that most new and some existing homeowners associations 
will choose to dedicate their common open space to the County or the Open Space District to reduce 
maintenance and liability costs (see additional discussion in the Open Space District section below). 
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TABLE 21 
 KEY SITE OPEN SPACE1 

  HIGH PRIORITY SITES FOR PUBLIC OPEN SPACE 

Key 
Site 

Open 
Space 

Acreage 

Open Space Uses/Resources  Projected 
 Acquisition 
 Method 

3 98 ac trails, picnic tables, lookout/oak & riparian woodland, dune 
scrub 

 dedication* 

5 13 ac public park, trails, picnic tables/Orcutt Creek, riparian 
woodland 

 dedication* 

6 16 ac trail, picnic tables, look-out/chaparral, coastal scrub, oaks, 
pines 

 dedication* 

7 17.42 ac trail, picnic tables/oak woodland, wildlife corridor  dedication* 

8 60 ac trail, picnic tables/Orcutt Creek oak woodland,wildlife 
corridor 

dedication/purchase* 

10 4.8 ac trail, picnic tables/Orcutt Creek, riparian habitat  dedication 

11 18.43 ac picnic tables, passive areas/Orcutt Creek riparian habitat  dedication 

12 345 ac public parks, private parks, trails, picnic tables, passive 
areas/Pine Canyon Creek, freshwater marsh/seeps, grasslands, 
oak woodland, chaparral, riparian corridors 

 dedication* 

18 35 ac public park, trail, passive open space/oaks, riparian vegetation  dedication/purchase 

23 32 ac trail, passive open space/eucalyptus grove, coastal scrub  county-owned 

26 11.9 ac passive open space/no-build corridor  purchase/private 

27 2.9 ac passive open space/eucalyptus grove  purchase/private 

29 1.8 ac passive open space/no-build corridor  purchase/private 

30 59 ac public park, trail, passive open space/dune scrub habitat  dedication/purchase 

UV Park 46.20 ac public park/dune scrub, grasslands  

TOTAL 761.45 ac   
1  These sites are anticipated to dedicate their full open space as part of development. 
 
 
 
 
It is anticipated that approximately 600 acres of the proposed open space will be dedicated "up 
front" as part of development on six Key Sites (Table 21 above).  An additional 436 acres of open 
space will also be dedicated on Key Site 22 when that area applies for a rezone to urban 
designations. 
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Purchase:  For those areas where a required or voluntary dedication has not occurred, and the land 
is seen as a priority for public use, the land will be purchased where possible.  Funds for this 
purchase will come from fees on new development and/or from the revenue generated by the Open 
Space District (discussed below).  There are a number of crucial links in the trails system and open 
space corridors that are on already-developed land where dedication is not likely.  Where an owner 
is willing to sell a portion of their land, those segments can be added to the system.  Priorities for 
purchase will be areas adjacent to major open space corridors, trail links, and open space with 
significant habitat value. 
 
Private Open Space:  Where open space is internal to a project or is not part of a required or 
voluntary dedication, and where there is not a benefit to public ownership, the open space will be 
held as common by the homeowners association of the surrounding development.  The association 
will be responsible for maintenance of the open space and providing liability insurance. 
 
 
5. COSTS AND FUNDING 
 
A. Costs 
 
Capital:   The capital and maintenance costs for parks and trails are listed in Tables 22 and 23 
respectively.  Estimated capital (construction only) costs for active parks is $165,000/acre; for 
passive parks, $76,000/acre; and for trails, $5-8/foot.  Open space costs include the acquisition of 
22.50 acres ($129,375) of open space designated land.  Table 24 provides capital cost estimates for 
the proposed landscaped medians.  Total capital cost estimates for all components of the Open 
Space Plan (including landscaped medians) are shown in Table 25.  The 10-year capital cost 
projections for parks, trails, open space, and landscaped medians are identified in the Fiscal section.  
These cost estimates primarily reflect the entire OPA less Key Site 22 improvements.  It should be 
noted that cost estimates for open space acquisition or capital improvements are minimal as almost 
all of the public open space will be dedicated and no "improvements" will be made to natural open 
space.    
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 TABLE 22 
 COMMUNITY & NEIGHBORHOOD PARK CAPITAL AND O&M COSTS1 

COMMUNITY PARKS 
Facility Size 

(acre) 
Use Description Capital 

Cost2 
Maintenance 

Cost3 

Oak Knolls Park  15.1 Active Play fields, play areas, restrooms, picnic 
areas, basketball courts, etc. 

$1,770,000 $52,600 

Orcutt Creek Park 10.42 Active Play fields, restrooms, picnic areas, 
basketball and tennis courts, etc. 

$1,719,000 $36,300 

Stubblefield School 5.00 Active Ballfields, play and picnic areas, and trails $825,000 $17,400 
Union Valley Park 46.20 Active Ballfields, play and picnic areas, restrooms, 

pond, basketball/tennis courts, trails, etc. 
$7,623,000 $160,900 

Site 12 5.00 Active Two 5-acre parks w/play fields, restrooms, 
picnic areas, basketball/tennis courts, etc. 

$825,000 $17,400 

Solomon School 5.00  Active Ballfields, play and picnic areas $825,000 $17,400 
Site 22 15.00 Active Ballfields, play and picnic areas, restrooms, 

basketball courts, etc 
$2,475,000 $52,200 

Land4 (purchased) - 61.62 acres  $608,100  

Sub-total 101.72  $16,670,100 $354,200 

NEIGHBORHOOD PARKS 

Stillwell 2.00 Passiv
e 

Picnic areas, trails $152,000 $5,700 

Old Town 2.00 Passiv
e 

Play and picnic areas $152,000 $5,700 

Site 12 4.00 Passiv
e 

Four 1-acre parks w/ picnic areas and trails $304,000 $11,400 

Orcutt Canyon 
Ridge5 

15.36 Passiv
e 

Picnic areas and trails $152,000 $2,840 

Terrazzo Way5 4.44 Passiv
e 

Play areas, picnic areas, and trails $152,000 $2,840 

Foxenwood6 1.42 Passiv
e 

Play, picnic, and open areas $0 $4,000 

Shilo 3.18 Passiv
e 

Play and picnic areas $242,000 $9,000 

Site 22 15.00 Passiv
e 

Play/picnic areas and trails $1,140,000 $42,600 

Land4 (purchased) - 20.80 acres  $224,000  

Sub-total 47.40  $2,518,000 $84,080 

TOTAL 149.12   $19,188,100 $438,280 
1  All cost estimates have been rounded. 
2  Capital costs based on average development cost per acre provided by SB County Park Dept (active park costs,          
$165,000/acre;  Oak Knolls, $117,000/acre; passive parks; $76,000/acre.) 
3  Park Maintenance costs provided by Santa Barbara County Park Dept ($3,482/acre - active; $2,840/acre- passive). 
4  Refer to OCP PIFP for information on land cost assumptions. 
5  Only 2 acres proposed for development. 
6  Existing neighborhood park - County would purchase park for public use. 
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 TABLE 23 
 RECREATIONAL TRAIL CAPITAL AND O&M COSTS1 

Multiple Use Trails 

Trail2 Length (miles) Capital Cost3 Maintenance Cost4 

Orcutt Creek Trail (OC-1) 7.40 $292,000 $2,775 

Rice Ranch Trails (RR-1  9) 7.40 $292,000 $2,775 

Mesa Verde Trail (MV-1) 0.70 $27,650 $260 

Graciosa Ridge Connector (GR-1) 2.20 $86,900 $825 

John Karamitsos Trail (JK-1) 2.55 $100,700 $955 

Old Town Connector (OT-1) 0.65 $25,700 $245 

Woodmere Trail (W-1) 4.00 $158,000 $1,500 

Bradley Connector (B-1) 0.80 $31,600 $300 

Village Connector (B-2) 0.25 $9,900 $95 

Union Valley Pkwy Trail (UVP-1) 3.05 $120,500 $1,150 

Union Valley Pkwy Trail (UVP-1) 1.70 $67,150 $640 

Rancho Maria Trail (RM-1) 1.70 $67,150 $640 

Solomon Connector (S-1) 0.85 $33,600 $320 

Ridgetop Trail (R-1) 1.80 $71,100 $675 

Black Road Trail (BR-1) 1.10 $43,500 $410 

Coastal Trail n/a n/a n/a 

Tanglewood Trail (T-1) 2.10 $83,000 $800 

Tanglewood Trail (T-1) 0.75 $29,600 $280 

Graciosa Canyon Trail (GC-1) 2.00 $79,000 $750 

Marcum Connector (M-1) 0.50 $19,800 $190 

Old Maud Trail (OM-1) 0.35 $13,800 $130 

Pioneer Trail (P-1) 0.30 $11,900 $110 
Windrow Connector (WR-1) 0.50 $19,800 $190 

TOTAL 
(includes 2.1 miles of trails w/in 

City Limits) 

42.65 $1,685,000 $16,000 

1  Trails listed in order of priority. 
2  Trail or trail segments denoted in bold italic are located within Santa Maria City limits. 
3  Based on Santa Barbara County Park Dept construction cost estimate of $5-8/foot.  Average cost was used plus 15%      
contingency ($7.48/foot).  All figures have been rounded. 
4  Based on Santa Barbara County Park Dept annual operation and maintenance estimate of $250-$500/mile/year.            
Average cost used ($375/mile/year).  All figures have been rounded. 
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 TABLE 24 
 Landscaped Median Capital Costs 

Facility Location Number of Lineal Feet1 Capital Cost2 

Landscaped Medians (site specific) 
Clark/US 101 (Sites 1 & 2) 
Clark Avenue/Bradley Road (Site 9) 
Santa Maria Way (Site 33) 

 
2,104 
1,000 
2,032 

 
$246,158 
$116,995 
$237,734 

Subtotal 5,136 $600,887 

Landscaped Medians (general benefit) 
Clark/Bradley (N,S, and W) 
Clark/Foxenwood Lane (Site 18) 
Clark Avenue (Sites 15 & 16) 
Bradley Road (Site 30) 

 
3,000 
1,000 
1,000 
1,232 

 
$350,985 
$116,995 
$116,995 
$144,138 

Subtotal 6,232 $729,113 

TOTAL 11,368 $1,330,000 
1  Lineal feet are based on the perimeter of each median. 
2  No land cost is included, assumes land will be dedicated (or already owned by County). 
 
 
 TABLE 25 
 Estimated Capital Costs 
 (Parks, Recreation, Trails, Open Space, Bikeways and Medians) 

Facility O&M Cost 

Parks - Active Recreation $16,670,100 

Parks - Passive Recreation $2,518,000 

Recreational Trails $1,685,000 

Open Space Acquisition1 $129,375 

Roadway Medians/Planters $1,330,000 

Total $25,498,000 
1  Open space acquisition costs include those areas where land dedication is not likely. 
 
 
Maintenance:  The County currently spends approximately $440,000 (fiscal 95/96) a year 
maintaining 160 acres of parks and open space in Orcutt (CSA-5), most of which is concentrated in 
Waller Park.  This maintenance is funded through the Parks Department (General Fund) and CSA-5 
contributions and requires at least 5 full time personnel.  Estimated annual operations and 
maintenance (O&M) costs for active parks are $3,482/acre, and $2,840/acre for passive parks.  
These costs cover such duties as turf maintenance, upkeep of bathroom and other permanent 
facilities, weed abatement, facility repairs (fences, tables, etc.), landscaping, road repair, as well as 
any aspects associated with active recreational facilities.  The Parks Dept. currently cannot maintain 
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any street or median landscaping and only has the ability to add maintenance of Oak Knolls Park to 
their duties without additional sources of revenue. 
 
Estimated annual O&M costs for trails are $250-500/mile/year depending on the terrain, vegetation 
present and damage from exposure to the elements.  There is currently no public trail maintenance 
in Orcutt.  Trail maintenance costs are included in annual open space estimate.  Estimated 
maintenance costs for natural/passive open space areas are minimal and relate primarily to brushing 
and fire prevention activities.  Maintenance costs for landscaped medians are estimated at 
$3.48/square foot/year.  Total estimated annual operations and maintenance costs for all 
components of the Open Space Plan are shown in Table 26. 
 
 TABLE 26 
 Estimated Annual Operation and Maintenance Costs 

Facility Cost 

Parks - Active Recreation $354,200 

Parks - Passive Recreation $84,080 

Open Space  $146,000 

Recreational Trails  included in open space estimate 

Roadway Medians/Planters $19,575 

Total $603,855 

 
B.  Funding 
 
The parks, open spaces, trails and medians identified in the Open Space Plan require two types of 
funding: capital funds for acquisition and construction of facilities, and funds to maintain these 
facilities. 
 
Capital funding:  Developer fees, specifically Quimby Fees and Park Development Mitigation 

Fees, are the primary source of capital funding.  The Quimby Act (Government Code Section 
66477) is the enabling statute for Ordinance #3339 and #3656 of the Santa Barbara County Code 
which requires dedication of land and/or payment of a fee for the purposes of providing park and 
recreation facilities as a condition of all subdivisions.  Any subdivision creating 50 or more units 
may be required to dedicate land for park purposes.  Expenditure of Quimby funds is limited to 
capital improvements.  Park Development Mitigation Fees are collected for other residential 
developments per County Resolution 88-328.  The use of these fees is not restricted, but they have 
only been used for capital improvements.  Quimby Fees in 1997 were $585.00 per new residential 
lot or unit, and Park Development Mitigation Fees for 2nd units were $210/bedroom, $380/unit for 
mobile homes, $415/unit for apartments, and $505/unit for duplexes.  No fees are collected for 
commercial/industrial developments. 
 
Additional sources of capital funds include State and Federal grants, private corporations and 
foundations.  These grants include such varied sources as the Habitat Conservation Fund Program 
(habitat conservation and open space planning), Environmental Enhancement and Mitigation 
Program (land acquisition), Land and Water Conservation Fund Program (parks and recreation), 
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National Recreational Trails Fund (trails), Lindbergh Grants (tree planting), and Water Quality 
Management Planning (water quality planning). 
 
The County's Quimby and Park Mitigation fees in 1997 were considerably lower than neighboring 
jurisdictions; subsequently Orcutt experiences a deficit of mandated park facilities.  That deficit will 
be exacerbated by additional development proposed under the OCP, thereby requiring an increase in 
developer's park fees to meet the needs of the community. 
 
The Public Infrastructure Financing Program (PIFP) developed for the OPA includes an AB 1600 
Fee Justification Study which will be completed as part of this Plan and will determine appropriate 
fee levels to meet infrastructure development requirements.  An estimated park development fee 
(assessed on new development) of $2,600/unit and $0.05/s.f. of commercial/industrial space would 
likely provide adequate funding for capital improvement costs associated with the proposed 10-year 
park, trail, and open space systems.  Funding for landscaped medians and bikeway facilities are 
included within the transportation section. 
 
Maintenance funding:  Where the County is usually able to secure enough capital funds to 
purchase land for parks and open space, it has not historically been able to secure sufficient funds 
for long-term maintenance of these facilities.  Maintenance funding has primarily come from the 
General Fund, and there are enough significant competing factors for General Fund monies that 
maintenance of public park/open space facilities has declined substantially. 
 
Almost all of the grant programs noted above are specifically for the purchase of land and/or the 
development of facilities (playgrounds, trails, tree planting, etc.).  Most do not provide for the 
maintenance of these facilities.  In some instances, the County has been rejected for a grant, or not 
even applied for a grant, because there was no identified funding for the maintenance of the grant 
project.  Or, in other cases the County has not accepted the dedication of land due to the lack of 
maintenance funding. 
 
With little grant money available for maintenance of the parks, recreation, trails, open space and 
landscape amenities the community wants, the proposed Open Space District may be the best source 
of long-term maintenance funds.  The level of funding necessary to provide this maintenance will 
also be determined by the Public Infrastructure Financing Program performed as part of this Plan. 
 
 
6. OPEN SPACE DISTRICT 
 
Orcutt currently has a deficit and poor distribution of parkland, no public trails, a minimum of 
public open spaces, no maintained landscape medians or street trees, and residents must rely on the 
City of Santa Maria for recreational programs.  With buildout of the Community Plan, these needs 
will increase substantially and current County mechanisms are insufficient to meet these needs.  
Developer fees (Quimby fees) are proposed to increase with the adoption of this Plan to help pay for 
the open space and recreational infrastructure the community needs, but acquisition of new parks, 
trails, etc. will be premature if maintenance of these facilities cannot be provided. 
 
An Open Space District (District) is proposed as the implementing arm of the Open Space Plan.  
This District would serve several functions: through the County Park Department it would provide 
comprehensive management of parks, open space areas, street landscaping and trails; it would raise 
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revenue for the maintenance of these facilities; it would prioritize and execute acquisition of 
properties if acquisition is determined to be part of the District's mission; and it could function as the 
first step in local governance for the citizens of Orcutt. 
 
The boundaries of the District would encompass the existing and proposed urban areas of Orcutt.  
The District would likely be managed initially by the County Park Department working 
cooperatively with local recreational service providers.  The District would have the authority to 
levy equitably distributed benefits assessments for management and maintenance of public 
amenities. 
 
Under the Open Space District as currently envisioned, new development would provide the 
dedication of land and pay for the installation of facilities to mitigate the impacts of those new 
homes.  However, since well-maintained parks, trails, open spaces and medians would be enjoyed 
by all residents of Orcutt, the distribution of the costs to maintain these facilities to all residents 
would be equitable. 
 
Funding for the Open Space District could be divided into three tiers based on needs and benefits.  
Since most of the new parks, trails and open space areas would be in the newly developing areas 
and would be most accessible to those new residents, District fees on new homes could be set at a 
higher level.  The next level of fees could be paid by residents of existing Homeowners 
Associations who would find their annual maintenance and liability costs reduced with the 
dedication of their open space and/or recreation areas to the District.  Finally, the lowest fees could 
be paid by existing residents who would be able to enjoy many of the new amenities, but may have 
to travel a little further than new residents to access the parks, trails, etc. 
 
In addition to the funds generated by the Open Space District, additional resources for acquisition, 
construction and maintenance of parks and open space facilities can come from grants, donations (of 
land and materials) and voluntary labor.  Such public/private partnerships have proven highly 
successful in other areas in augmenting limited public funds for public amenities. 
 
District Options:  There are several options in how the District could be formed.  The District 
could be voted in by the citizens quickly (likely 1998 at the soonest) and landscaping installed and 
trails constructed immediately.  Maintenance funds would be available as soon as parks are 
developed and homeowners associations would be able to dedicate their common open space to the 
District. 
 
Another option would be for the District to begin as a Landscape and Lighting District initially on 
new development only, and then as facilities are more fully developed and open to the general 
public, the District could be expanded into the community-wide district discussed above.  This 
would delay a general fee on existing residents for a few years until a portion of the lands had been 
dedicated and the facilities constructed.  However, there would be fewer funds available to pay for 
acquisition of priority land (primarily trail linkages) and limited acceptance of common open space 
of developments as revenues would be lower for the first few years. 
 
Alternative options to assessing a community-wide maintenance fee include the use of special 
districts such as Mello-Roos Districts.  Mello-Roos districts are applied to new developments only 
and they allow for differing taxing levels on homes within the boundaries of the district.   Other 
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options include making all of the new parks private to be enjoyed solely by the residents of the new 
development which pays for their construction and maintenance. 
 
 
7.   PARKS, RECREATION, AND TRAIL (PRT) AND OPEN SPACE (OS) POLICIES AND 
DEVELOPMENT STANDARDS 
 
 
Parks 
 
Policy PRT-O-1:      Diverse passive and active recreational activities shall be developed in   

Orcutt. 
 
DevStd PRT-O-1.1: To the maximum extent feasible and consistent with applicable law, 

development on sites with identified proposed public parks shall dedicate 
and, where appropriate, construct such facilities. 

 
Action PRT-O-1.2:   The County shall continue to coordinate with the school districts to include 

joint-use park and recreation facilities adjacent to public schools. 
 
Action PRT-O-1.3:   The County shall seek funding sources for the acquisition of proposed park 

facilities as identified on the Orcutt Trails and Recreational Facilities Map.  
(Figure 14) 

 
Action PRT-O-1.4:    The County shall work with the City of Santa Maria, the Santa Maria Public 

Airport and Caltrans to develop a Regional Open Space Corridor Plan 
(Boundary park) for the Union Valley Parkway corridor and areas 
immediately north (between the City of Santa Maria and Orcutt). 

 
Action PRT-O-1.5:    Union Valley Park and Key Site 30 (if it is purchased by the public) shall be 

developed according to a Master Plan.  County Parks and P&D staff shall 
assist interested community groups by reviewing and refining a Master Plan 
developed by the community for these properties  This Plan should identify 
access points, internal circulation, building envelopes, parking areas, 
locations for active playfields (soccer, softball, etc.), picnic and passive play  

 
 
              areas, playgrounds, hard courts for basketball and tennis, hiking and nature 

trails, an aquatic center, a library and any other uses the public deems 
necessary and desirable for public recreation and enjoyment. 

 
Policy PRT-O-2:      Development of parks shall be consistent with the community's existing 

semi-rural character and landscaping. 
 
DevStd PRT-O-2.1: Except for active recreation areas and other essential lawn space, park 

landscaping should consist of drought tolerant species.  Appropriate native 
plants shall be utilized along park boundaries adjacent to passive 
undeveloped open space areas. 
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Action PRT-O-2.2: The County should consider a park development fee, to the extent 

permissible under law, in addition to Quimby fees on development to ensure 
that development pays its fair share of new parks required by that 
development.  The fee shall be determined upon completion of an 
infrastructure financing program and implemented to the extent such fees are 
allowed under law.  All development approved after adoption of the OCP 
shall be subject to this fee, if adopted, which shall be paid prior to issuance 
of Building Permits or as determined by the infrastructure financing 
program. 

 
Action PRT-O-2.3:  Planning & Development shall work with the County Administrator to 

consider the expansion and/or reorganization of County Service Area 5 
(CSA-5) or the formation of new service districts to fund long-term 
maintenance of parks. 

 
Policy PRT-O-3:       Regional retention basins shall serve a dual flood control/recreational use 

where feasible and appropriate given flood control constraints and 
appropriate levels of natural resource protection. 

 
DevStd PRT-O-3.1:  Within regional retention basins, recreational areas must have side slopes no 

steeper than 6:1 along access frontage side (one side only) and 5:1 on all 
others.  Basins totalling 10-15 acres may be no more than 15' deep.  The 
minimum slope of the recreation area within a basin should be 0.5% to 
prevent ponding and allow runoff.  Fencing of retention basins shall be 
minimized to the greatest extent feasible. 
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Trails 
 
Policy PRT-O-4:     The County Park Department and other agencies or groups pursuing 

implementation of the trail system shall use the Orcutt Multiple Use 
Trails Plan and its Trail Siting and Design Guidelines to guide future 
trail development and implementation. 

 
Prog PRT-O-4.1:      Planning & Development and the County Park Department shall implement 

the Orcutt Multiple Use Trails Plan, including the Trail Siting Guidelines, by 
requiring, to the maximum extent feasible, development projects to dedicate, 
and where appropriate, construct designated trails.  The County shall also 
pursue other methods to acquire and construct the trail system, including the 
use of grants and community volunteers. 

 
DevStd PRT-O-4.2:   Development shall comply with the Trail Siting Guidelines as set forth in the 

Orcutt Multiple Use Trails Plan. 
 
DevStd PRT-O-4.3: Development on sites with identified trail corridors (PRT-6 map) shall 

include, where appropriate, the construction and assurance of the fitness of 
designated trails for two years, at which time the County Park Department 
would assume maintenance responsibility.  Where immediate construction is 
not required, a construction bond shall be required. 

 
DevStd PRT-O-4.4:  Trails should cross primary, and where appropriate secondary, roadways at 

controlled intersections.  Trails located within an urban area may be included 
within the sidewalk system where appropriate.  Trails in natural undeveloped 
open space areas, except Class I bikeways and emergency access routes, 
shall be limited to 6 feet in width. 

 
Action PRT-O-4.5:    The County should support the efforts of private organizations to establish an 

Orcutt Trails Foundation.  County support may include, but not be limited to: 
coordinating volunteer efforts, designating a liaison between volunteer 
groups and the County Park Department, providing information on grant 
opportunities, and facilitating communication between the organization and 
other trail organizations. 

 
Action PRT-O-4.6:    If feasible, the Orcutt trails system shall utilize the old narrow-gauge railroad 

tracks/trail as an additional hiking and/or biking trail. 
 
 



ORCUTT COMMUNITY PLAN 
 

Orcutt Community Plan            112 

Open Space 
 
Policy OS-O-1:         When considering approval of development projects within or adjacent 

to areas identified for potential public open space (see Table 21), the 
County shall review the appropriate mix of public and/or private open 
space, and to the maximum extent feasible require dedication of 
contiguous areas identified as a priority for public acquisition as public 
open space based on the following criteria: 

    •      location within designated open space corridors and proximity of 
adjacent open space; 

   •        the criteria and intent of the PRD zone district; and 
   •   demonstration of rough proportionality between the level of 

permitted development, its associated impact, and the open space 
dedication, consistent with applicable laws. 

 
 
Policy OS-O-2:         The County's priority for acquisition of public open space is on PRD sites 

within and adjacent to areas identified for potential public open space 
(see Table 21).  The County should consider acceptance or acquisition of 
public open space in other zone districts based on the criteria in Policy 
OS-O-1, the importance of the site's natural resources and recreation 
potential, and the level of public and property owner interest. 

 
Action OS-O-2.1:    The County shall encourage property owners to contact the Land Trust or other 

appropriate agencies regarding the dedication of conservation or open space 
easements for lands within the designated open space corridor.  Such 
easements may be considered for eventual transfer to the County or held in 
perpetuity by the organization as long as the lands are managed in a manner 
consistent with the policies of the Open Space Plan for the provision of 
recreation and protection of natural resources. 

 
 
Policy OS-O-3:          Private open space within designated open space corridors shall be sited, 

designed, and managed to protect the natural resources and/or 
recreation potential of these corridors, consistent with the Open Space, 
Park, Recreation & Trails, and Biological Resource policies of this Plan. 

 
DevStd OS-O-3.1:    Where lands within open space corridors remain in private open space, at the 

time of discretionary development approval the County should consider 
acquiring open space easements or using other mechanisms to ensure 
management of the natural resources in these corridors consistent with the 
goals of the Open Space Plan. 
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Policy OS-O-4:          Development adjacent to, or within designated open space areas, shall be 
sited and designed to protect and enhance the natural resources of these 
areas, and accommodate appropriate recreation opportunities as 
identified in the Parks, Recreation & Trails section of this Plan. 

 
 
 
DevStd OS-O-4.1:     Prior to project approval for any development within or adjacent to an open 

space area, a determination must be made that the proposed development is 
consistent with all applicable open space policies of the Orcutt Community 
Plan, the OCP Open Space Map, as well as the regulations of the base zone 
district. 

 
DevStd OS-O-4.2:   Designated open space boundaries may be subject to minor adjustments 

inward or outward from the designated open space area on a case-by-case 
basis in order to allow for substantial improvements in project design, 
enhance fire safety buffers and fuel management zones, to protect visual 
qualities from and of adjacent open space areas, or to include biological, 
historic or archaeological sites.  The Orcutt Community Plan, EIR, and other 
available data (e.g., maps, studies, site observations) shall be used in 
determining the location, width, and extent of the open space boundary 
adjustment.  Decision-makers shall make a determination that such minor 
boundary adjustments would be consistent with the overall goals of the Open 
Space Plan and Biological/ History/Archaeology policies, and would avoid 
disruption of significant natural resource and recreation opportunities located 
within designated open space areas. Amended by Res. 01-226, 7/10/01 

 
DevStd OS-O-4.3:    No structures shall be located within a designated open space area with the 

exception of: related structures necessary for the provision of active and 
passive recreation opportunities that would not adversely affect open space 
areas, and flood control projects where no other method for protecting 
existing structures in the floodplain is feasible and where such protection is 
necessary for public safety (including retention basins).  Culverts, crossings, 
roads, pipelines, fences, and bridges may be permitted when no alternative 
route or location is feasible, or where other constraints or site design 
considerations (e.g., public safety) would require such structures. 

 
DevStd OS-O-4.4:     Development adjacent to public trails, parks or other usable public open 

space areas shall include a combination of setbacks and landscaping within 
and/or outside of developable areas to avoid to the extent feasible or, if 
avoidance is not feasible, minimize the impacts of new development on users 
of such open space. Added by Res. 01-226, 7/10/01 
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Policy OS-O-5:         The County shall encourage public use of trails and recreation facilities 
within designated open space areas consistent with protection of natural 
resources.  Such public trails and recreation facilities shall be sited and 
designed to reduce conflicts with adjacent private property through use 
of unobtrusive fencing, landscape screening, appropriate setbacks, 
signage, etc. 

 
Program OS-O-5.1:  County Park Department, in consultation with P&D, should develop an Open 

Space Education Program which may include interpretive facilities such as 
kiosks, signage, trail overlooks, and educational literature. 

 
Policy OS-O-6:        The County should acquire the open space lands prioritized for public 

acquisition through dedication by working with property owners and 
interested groups, or through purchase.  Where dedication is required, 
the County shall offset fees as required.  If dedication is not required, 
the County may consider purchase, use of the TDC program or 
permitting the property to remain as private open space, consistent with 
the standards of this plan for natural resource protection and provision 
of passive and active recreation opportunities. 

 
Action OS-O-6.1:     On sites being considered for a rezone from rural or more open space uses 

(e.g., agriculture, ranchette) or sites receiving substantial increases in density 
and/or developable area, the County should delay approval of the rezone to a 
higher density until the preferred public open space lands on theses sites 
have either been dedicated to the County or secured by other mechanism 
(e.g., development agreement). 

 
Action OS-O-6.2:   On sites containing preferred public open space lands, where the County cannot 

require dedication of the open space, the County should consider the 
adoption of additional incentives to encourage private landowners to donate 
these lands to the public or interested groups. 

 
Action OS-O-6.3:    The Parks Department shall commence upon adoption of this Action and 

complete 36 months thereafter the development, in coordination with 
Planning and Development Department and interested members of the 
community, of an adequate implementation plan which further develops the 
OCP’s “active” and “passive” parks, recreation and open space plan, and 
identifies how the specific elements of that plan will be accomplished. In 
developing said plan, the Parks Department will give consideration to the 
requirements of Government Code § 65564 and the guidance of the 
California Office of Planning and Research, including but not limited to the 
General Plan Guidelines and the publication Putting Action Into the Open 
Space Element. This implementation plan shall address, at a minimum, the 
community’s priorities for regional “active” and “passive” park, recreation 
and open space resources, including a botanic garden, and identify 
prospective sources of funding for construction and operations and 
maintenance of regional “active” and “passive” park, recreation and open 
space lands. Added by Res. 01-226, 7/10/01 
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Policy OS-O-7:          To the maximum extent feasible, the County shall set Quimby and other 

fees at sufficient levels to permit construction and acquisition of the 
parks, open space, trails, and landscape improvements identified in the 
Orcutt Community Plan, in the proposed Public Infrastructure Finance 
Program and in reports/recommendations from the proposed Citizens 
Parks/Open Space Committee.  Where the costs of these proposed 
improvements exceed funds generated by the fee(s), the County should 
pursue grants, work with community organizations, consider 
assessments agreed to by the residents, or other appropriate 
mechanisms. 

 
Action OS-O-7.1:   The County should establish a broad-based Citizens Parks/Open Space 

Committee to work with P&D and the Park Department on formation of a 
Landscape, Parks, and Open Space Maintenance District, or other 
maintenance funding options, and to refine plans for provision of active and 
passive recreation uses, landscape medians, and protection of natural 
resources.  Citizen representatives should include members of active 
recreation groups, hiking and equestrian organizations, landscape or parks 
professionals, groups interested in natural resource protection, business 
groups, Old Town representatives, the Elks and other service groups, and 
youth groups.  

 
Action OS-O-7.2:  The County shall pursue a variety of funding sources to support the 

maintenance of the open space, parks, trails and landscape improvements 
proposed in the Orcutt Community Plan, in the proposed public 
infrastructure financing program and in reports/recommendations from the 
Citizens Parks and Open Space Committee, if established. 

 
DevStd OS-O-7.3:   If a Mello Roos District is formed in the Orcutt Planning Area to fund 

operations and maintenance of parks, recreation, open space and trails, prior 
to discretionary project approval of projects which impact open space, all 
applicants in the Planning Area must agree to either participate in the Mello 
Roos District, or provide other mitigation of the project's impact on these 
services and demonstrate that a Home Owners Association will be formed 
which will generate adequate revenues to provide long term operations and 
maintenance of any private services. 
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Policy OS-O-8:         Property outside of designated Open Space areas shall be available for 
development consistent with other applicable policies in this Plan. 

 
Policy OS-O-9:        The County shall encourage restoration and enhancement of degraded 

habitats within natural undeveloped open space areas. 
 
 
Action OS-O-9.1:     The Planning and Development and Parks Departments shall actively seek 

grants, donations and other sources of funding to finance habitat restoration 
projects with the open space areas. 

 



 

 

Police Protection 
 



ORCUTT COMMUNITY PLAN 
 

Orcutt Community Plan           118  
 

D.   Police Protection 
 
1. EXISTING SETTING AND ISSUES 
 
A. Existing Setting:  Police protection is provided by both the Santa 
Barbara County Sheriff Department and the California Highway Patrol 
(CHP).  The Santa Maria Valley Sheriff substation located at 812-A West 
Foster Road in Orcutt (North County Division Headquarters), provides 

primary service to the OPA with backup from the CHP, Santa Ynez Valley Sheriff substation, the 
City of Santa Maria, and the City of Lompoc's Police Department, on an as needed basis. 
 
The Sheriff Department fields a patrol sergeant and four deputies on twelve-hour day shifts (6 a.m. - 
6 p.m.), and the night shift (6 p.m. - 6 a.m.) fields a sergeant and six deputies.  The weekend night 
shift also includes a canine unit.  Sheriff patrol cars are dispatched to the OPA in response to 
emergency service calls or to provide police services at events.  The Sheriff Department also 
responds to calls in Guadalupe, Casmalia, Garey, and Los Alamos; response time in Orcutt can 
increase substantially if officers are out on call in one of these outlying areas. 
 
While the Santa Barbara Sheriff Department provides general police service to the area, the CHP 
enforces the Vehicle Code and investigates accidents.  The two police agencies have reciprocal 
agreements to provide mutual assistance in emergency situations.  Two CHP cars patrol the three 
major routes (U.S. 101, State Routes 1 & 135) through Orcutt as part of the Santa Maria patrol area. 
 
B. Current Levels of Service:  The service ratio standard for the County of Santa Barbara is 
one officer per 1,200 persons.  The Sheriff's substation uses 23 patrol officers and detectives to 
serve the Orcutt area.  The current service ratio is one officer per 1,434 persons.  Five additional 
officers would need to be hired to meet the preferred standard; however the Sheriff Department 
considers the current service ratio adequate. 
 
C. Planning Issues:  Police protection service is currently not a problem within the OPA.  
However, as Orcutt's population increases, the need for adequate police services will also increase.  
It is projected that the current population of 33,000 will expand by approximately 9,850 persons at 
buildout of the OCP.  This would require the hiring of 8 additional deputies over the 5 already 
needed to meet the preferred ratio of 1 officer to 1,200 persons (Table 26).  This personnel increase 
would also require new patrol cars and other supporting equipment, as well as the eventual 
expansion of the existing substation facility to accommodate new deputies.  It is uncertain if 
sufficient revenue would be available to cover these costs.  Neighborhood watch programs, sheriff 
bicycle patrols, and the lighting of urban trails are methods which could address safety concerns 
within the OPA. 
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 Table 27 
 Orcutt Area Police Officers to Resident Ratios 

Year Population Existing staffing 
level (officers) 

Service Ratio  Preferred 
Ratio 

Add'l Officers 
needed 

Total 
Officers  

1997 33,000 23 1:1,434 1:1,200 5 28 

10-Year 42,308 23 1:1,839 1:1,200 8 31 

Buildout 42,745 23 1:1,858 1:1,200 0 31 

 
 
2.  POLICE PROTECTION POLICIES AND DEVELOPMENT STANDARDS 
 
Policy PP-O-1: The County shall strive to provide adequate police protection for 

residents within the OPA. 
 
Action PP-O-1.1: The Sheriff Department shall phase the hiring of additional officers with 

population growth to meet the Board of Supervisors adopted ratio of 
officers/population and additional support personnel as required. 

 
Action PP-O-1.2: Upon completion of the Orcutt Creek Bikeway, the County Sheriff 

Department should consider establishing a bicycle patrol. 
 
Action PP-O-1.3: The County Public Works Department should work with the CHP to address 

speeding issues on problem streets (e.g., California Blvd.).  
 
Prog. PP-O-1.4: The Sheriff Department should work with the community to develop 

neighborhood watch programs within the urbanized areas of Orcutt as 
deemed necessary. 

 
Action PP-O-1.5: The Sheriff Department shall strive to maintain a 5-minute response time to 

all urban areas of Orcutt and should consider retaining the sub-station in 
Orcutt. 

 
Action PP-O-1.6: P&D shall give the Sheriff Department the opportunity to review 

development projects with substantial open space to determine the 
adequacy of public safety measures. 
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E.   Resource Recovery 
 
1. EXISTING SETTING AND ISSUES 
 
A. Regional Setting:  The 290-acre Santa Maria Landfill (located at 
the northeastern corner of the Santa Maria city limits adjacent to the Santa 
Maria River) is a Class III solid waste disposal site (cannot accept 
hazardous waste or liquids) which includes a 68-acre inactive area, an 

active area of 134-acres, and a potential expansion area of 88 acres. The landfill is the second largest 
in the county, accepting approximately 300 to 400 tons daily (109,500-146,000 tons/year). 
 
The California Integrated Waste Management Act of 1989 (AB 939) requires each city and county 
to develop a Source Reduction and Recycling Element (SRRE) that provides strategies for diverting 
50% of all solid waste from landfills by 2000 (County SRRE adopted, 1991). 
 
The California Regional Water Quality Control Board Waste Discharge Requirement Order for the 
Santa Maria landfill has limited future capacity by precluding use of the potential expansion area 
and establishing limitations on maximum elevations.  The City of Santa Maria estimates that the 
capacity of the active landfill area is approximately 3.0 million cubic yards of solid waste.  Based on 
this estimate, and the solid waste projections of approximately 300-400 tons/day, the landfill could 
accommodate waste disposal demands until 2008-2009 (estimates include AB 939 waste reduction 
requirements).   
 
B. OPA Setting:  Health Sanitation Service (HSS), a private refuse collection, recycling and 
disposal company, is authorized by the County to provide solid waste collection service in the 
Orcutt area.  HSS transports solid waste daily to the City of Santa Maria's landfill for its current 
11,399 active residential, 587 commercial, and 26 industrial accounts (1995).  The amount of waste 
collected from these accounts is approximately 14,400 tons/year of residential waste, 6,120 
tons/year of commercial waste, and 480 tons/year of industrial waste. 
 
Recycling services provided by Valley Recycling are included in the base fee for trash pick-up.  
This community-wide curbside recycling program collects aluminum, glass, 2-liter plastic bottles, 
newsprint and waste oil.  In addition, HSS operates a recycling center at 1850 W. Betteravia Road 
in the unincorporated area of the County which accepts green waste (landscape clippings), metals, 
glass, paper, and motor oil.  HSS has also recently implemented a community-wide green waste 
curbside collection service for Orcutt.  HSS estimates the amount of green waste currently collected 
between its curbside collection and recycling center to be approximately 300 tons per month (3,600 
tons/year) in the Orcutt area. 
 
C. Planning Issues:  Over the next 15-20 years, increased urbanization in the Santa Maria 
Valley could result in the development of 20,000 new homes and 5 - 10 million square feet of 
commercial space.  This growth would create a significant increase in the waste stream which could  
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exceed the permitted capacity of the Santa Maria landfill within the next ten years, requiring 
expedited siting and opening of a new landfill. 
 
 
2. RESOURCE RECOVERY POLICIES AND DEVELOPMENT STANDARDS 
 
Policy RR-O-1: Resource conservation and recovery shall be implemented in Orcutt to 

divert the waste stream from area landfills to the maximum extent 
feasible. 

 
Action RR-O-1.1: The County, in conjunction with the local waste hauler, shall continue to 

encourage a residential, commercial, and industrial recycling program 
throughout the Orcutt Planning Area, including yard waste collection, 
composting and conservation programs.   

 
Action RR-O-1.2: The County should develop an education program in Orcutt to provide 

information on conservation, recycling and composting techniques and an 
awards campaign to recognize significant local reduction achievements. 

 
DevStd RR-O-1.3: All multi-family residential areas and commercial/industrial projects shall 

establish a recyclable material pickup area (i.e., recycling bins, loading dock) 
where collection of currently accepted recyclable materials could be 
accommodated. 

 
DevStd RR-O-1.4: Developers shall provide recycling bins at all construction sites, where 

collection of currently accepted recyclable construction materials could be 
accommodated. 

 
Action RR-O-1.5: The County shall encourage developers to use recycled building materials 

such as composites, metals, and plastics, to the greatest extent feasible. 
 
Action RR-O-1.6: The County shall explore potential recycling drop-off sites that will not 

impact residential areas. 
 
Action RR-O-1.7: To the greatest degree feasible, in new development of 20 units or greater, 

the developer shall work with the local recycling service to ensure that 
curbside recycling pick-up service is provided. 

 
Policy RR-O-2: The County shall strive to ensure that adequate solid waste services are 

available to accommodate expected growth in Orcutt. 
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Action RR-O-2.1: The County of Santa Barbara Public Works Department shall continue to 
work with the City of Santa Maria to pursue the siting of a new landfill to 
serve northern Santa Barbara County. 
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F.   Schools 
 
1. EXISTING SETTING AND ISSUES 
 
A.  Statewide Setting:   The number of students attending public K-12 
schools statewide is expected to increase by 600,000 by the year 2000.  To 
meet this demand, school districts statewide have submitted State funding 
applications for approximately $7.1 billion through May 1995, for school 

construction, reconstruction or modernization, purchase of portable classrooms, removal of 
hazardous asbestos, and provision of air conditioning for year-round schools (California State 
Department of Finance).  School enrollment capacities can be calculated in three ways: 1) students 
accommodated in permanent structures; 2) students accommodated in existing portable (modular) 
structures on site; and 3) student population based on the maximum number of portable/modular 
units which can be placed on a given site. 
 
Statewide bonds are a primary source of funds for school renovation/construction.  Since 1986, 
voters have approved approximately $10 billion in state general obligation bonds to fund K-12 
school facilities, of which approximately $60 million remains.  The Public Education Facilities 
Bond Act of 1996 (Measure 203) will provide an additional $3 billion in general obligation bonds 
for the construction and renovation of approved public elementary, secondary, and higher education 
facility construction projects.  Approximately $2 billion in Measure 203 funds will go to K-12 
schools (with a minimum of $960 million for new school construction) for use in earthquake safety 
renovations, computer technology installations, class size reduction, and enrollment growth 
provisions.    
 
B.  Regional Setting:    Elementary and Junior High school students (K-8) in the City of Santa 
Maria are served by the Santa Maria-Bonita Union School District, which operates ten K-6 and two 
K-8 elementary, and two 7-8 junior high schools, with a combined traditional design capacity of 
7,902 students (8,748 under Year Round Education (YRE)) based on permanent classrooms and a 
current enrollment of 10,254 (96-97 California Basic Education Data System [CBEDS]).  4,438 
high school students are served by the Santa Maria Joint Union High School District, which 
operates two standard high schools (Santa Maria and Righetti) and one continuation high school 
(Delta).  Santa Maria High School has a current enrollment of 2,672 (95-96 CBEDS), well in excess 
of the 1,105 student design capacity, and the maximum expanded capacity of 2,552 (based on 
permanent and portable classrooms). 
 
C.  OPA Setting:    The Orcutt Union School District (OUSD) provides K-8 instruction at six 
elementary schools and two junior high schools, all within the OCP boundary (Figure 18 & Table 
27).  The current enrollment of 4,766 exceeds the design capacity of 3,923 students, based on 
permanent classrooms (CBEDS, 1996). These additional students are accommodated by increasing 
class size to state maximums and using 43 portable classrooms; however, several schools in the 
OUSD are at or very near their maximum expanded capacity. 
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Santa Maria Joint Union High School District (SMJUHSD) operates two grade 9-12 high schools 
which serve the Orcutt area.  Ernest Righetti High School is a comprehensive high school on a 38-
acre site located on Foster Road in central Orcutt.  Delta High School is a continuation school 
providing alternative learning methods for students who would otherwise attend either Righetti or 
Santa Maria High School.  Several elementary schools located outside the OPA serve as "feeder" 
schools to Righetti and Delta High (Table 27), therefore enrollment at these high schools is affected 
by a much larger geographic area than the OPA. 
 
Arellanes Elementary School, within the Santa Maria-Bonita School District (SMBSD), serves K-8 
students residing in the Tanglewood development at the northwest edge of the OPA, students within 
the City of Santa Maria, and students within a portion of the northeastern edge of the OPA.  The 
permanent site design capacity of Arellanes School is 450 students (800 under YRE), with a current 
enrollment of 490.  As part of the recent City of Santa Maria annexations, LAFCO directed that the 
residents of Tanglewood be given the opportunity to also annex to the City.  Should this occur, the 
SMBSD would operate fully within the City of Santa Maria. 
 
Approximately 1,300 students attend 4 private schools located within the OPA: Saint Joseph's High 
School (grades: 9-12, current enrollment: 640 students); Saint Louis De Montfort (grades: K-8, 
current enrollment: 295); Pacific Christian School (grades: K-8, current enrollment: 312); Children's 
Montessori School (grades: K-6, current enrollment: 46).  In addition, Valley Christian Academy 
(grades: K-12, current enrollment: 410) is located immediately north of the OPA.  Enrollment at 
these private schools is not entirely contingent on Orcutt's population as students may attend from 
outside the OPA.  There are approximately 10 preschool/daycare facilities currently within the 
OPA, including the YMCA, Pacific Christian School and Valley Christian Academy. 
 
2. PLANNING ISSUES 
 
A.  Regional Growth:   At buildout of the City of Santa Maria's annexation Specific Plans, the Santa 
Maria-Bonita School District projected enrollment is 10,249 students (97-98).  This enrollment 
increase will require the construction of three new elementary and two new junior high schools in 
the City of Santa Maria and northern parts of the OPA, including Tanglewood.  The District uses a 
student generation rate of 0.520 students/household (1996 Developer Fee Justification Study).  The 
District has instituted the Class Size Reduction Program for grades 1-3 and is contemplating the 
addition of kindergarten. 
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 Table 28 
 Orcutt Area Public Schools 

 
 
 
 SCHOOL 

 ENROLLMENT CAPACITY1 CURRENT 
ENROLLMENT 

(97-98) 
CBEDS 

 Existing 
Permanent 
Structures 

Existing 
Permanent 
+Modular 

Maximum 
Permanent 
+Modular 

 

SANTA MARIA JOINT UNION HIGH SCHOOL DISTRICT 

Ernest Righetti 
HS (9-12) 

1,558 1,780 3,026 2,109 (96-97) 

Delta HS 
(continuation) 

150  120 532 252 (96-97) 

ORCUTT UNION SCHOOL DISTRICT 

Orcutt Jr. High 
School (7-8) 

568 680 837 652 

Lakeview Jr. High 
School (7-8) 

364 430 787 498 

Ralph Dunlap 
Elementary (K-6) 

514 628 628 626 

May Grisham 
Elementary (K-6) 

544 586 718 579 

Joe Nightingale 
Elementary (K-6) 

510 643 747 740 

Patterson Road 
Elementary (K-6) 

430 510 638 526 

Pine Grove 
Elementary (K-6) 

469 496 523 482 

Alice Shaw 
Elementary (K-6) 

524 562 639 579 

SANTA MARIA-BONITA SCHOOL DISTRICT 

Arellanes 
Elementary (K-8) 

450 600 n/a 490 

 
1   Based on State guidelines 
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The SMJUHSD estimated student generation rates for grades 9-12 are 0.151 students/household 
(1996 Developer Fee Justification Study).  SMJUHSD's projected enrollment is approximately 
11,000 students by 2015 at residential buildout within existing City boundaries (buildout 
assumption includes recent City of Santa Maria annexations and 1,900 new residences10 in 
Orcutt).  This enrollment increase will require the construction of one new high school in the 
Santa Maria area. 
 
Enrollment projections in the elementary "feeder schools" (Table 28) to Righetti and Delta High 
include:  1) the Blochman School District, which has no future enrollment projections (Dr. Irene 
Sherman, Superintendent, 04/16/96);  2) the Casmalia School District, which includes a trailer 
court within its boundaries that if converted from the existing adults-only policy would increase 
enrollment to 45-50 students (Ken McCalip, Superintendent, 09/29/97);  3) the Guadalupe Union 
School District, which is operating at 129% of capacity and actively pursuing additional school 
sites (Hugo Lara, Superintendent, 10/15/96); and  4) the Los Alamos School District, which is 
experiencing annual growth of 5% to 10% and anticipates an enrollment of 280 to 320 students 
by 2001 (Chris Whitmore, Superintendent/Principal, 09/29/97). 
 
 Table 29 
 Righetti & Delta High School "Feeder" School Districts 
 Orcutt Area Public Schools 

 
 
 
 SCHOOL 
 DISTRICT 

 ENROLLMENT CAPACITY CURRENT 
ENROLLMENT 

(97-98) 
CBEDS 

 Existing 
Permanent 
Structures 

Existing 
Permanent 
+Modular 

Maximum 
Permanent 
+Modular 

 

Blochman (K-8) 
Benjamin Foxen 

180 n/a n/a 117 

Casmalia (K-8) 
Casmalia 

60 n/a n/a 26 

Guadalupe Union 
Mary Buren (K-5) 
MacKenzie (6-8) 

876 
579 
297 

1,171 
   806 
   365 

n/a 1,171           
746           
368           

Los Alamos (K-8) 
Olga Reed 

224  n/a n/a 210 

 

                                                           
    10County Planning Staff estimate for new residential construction in Orcutt is much higher than 1900 additional units by 
2015. 
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B.  OCP Growth:    The OUSD estimated student generation rates for K-8 are 0.433 student/ 
detached single family dwelling (SFD); 0.220 student/attached SFD; and 0.152 student/multi-
family dwelling unit or mobile home (1996 Developer Fee Justification Study). 
 
Although several schools in the OUSD are at or very near their maximum capacity for portable 
classroom use, the District estimates that it can add enough portables to serve an additional 400 
students over current enrollment levels (Table 27).  The OUSD currently needs $1.8 million to 
provide permanent space to meet projected student growth through the year 2003-2004.  
Projected enrollment through the 1999-2000 school year is expected to reach nearly 5,000 
students with no additional housing constructed in OUSD boundaries.  Projected enrollment in 
the OUSD for the 2005-06 school year is 5,600 students (Keith Martindale, OUSD, 10/24/96).  
Approximately 864 additional K-8 students (1,996 sfd x 0.433 students/sfd) will be generated 
under the 10-year build-out scenario and approximately 3,090 K-8 students (7,138 sfd x 0.433 
students/sfd) generated as a result of OCP full buildout. 
 
Based on SMJUHSD generation rates, approximately 300 additional 9-12 grade students (1,996 
sfd x 0.151 students/sfd) will be generated by the 10-year build-out of the OCP and 1,078 
additional students (7,138 sfd x 0.151 students/sfd) by full buildout of the Plan.  Development 
under the OCP exacerbates the existing need for a new high school in the City of Santa Maria; 
additional students in the OPA will likely be accommodated at Righetti High School by shifting 
school attendance boundaries. 
 
C.  OCP New School Facilities:    At least 4 new schools will be needed in the OPA (3 
elementary, 1 junior high and possibly 1 high school) to accommodate the estimated 3,090 K-8 
students and 1,000 high school students at OCP full build-out.  A preliminary site suitability 
screening identifies Key Sites 3, 12, 14, 15, 20, 22, 23, and 26 as potential locations for new 
public schools with sufficient distance from existing schools.  The OUSD has also indicated Key 
Sites 5, 20, B, D, and E would be acceptable school sites (Figure 18). 
 
The state recently offered incentives to school districts to limit class sizes in grades 1-4 to 20 
students.  It is anticipated that these incentives may be extended to include grades 1-8.  As a 
result, the OUSD will need larger campuses for their elementary schools than originally 
estimated. 
 
New public schools required to accommodate students generated by the Plan are proposed as 
follows (cost sharing agreements for school construction will be determined through an AB 1600 
fee study):  
 
• Three 12-acre elementary (K-6) schools, two of which will have adjacent three-to-five 

acre parks.  Two schools may be located on Key Site 22 and one school on Key Site 12.  
Conditions on development for Key Sites 12 and 22 require school sites at no cost to the 
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District.  The total cost of construction for three elementary schools is estimated at $18 
million. 

• One 19-acre junior high school (grade 7-8) on Key Site 22, to be provided at no cost to 
the district.  The cost of construction for the junior high school is approximately $11 
million. 

 
• One 40-acre high school, if the high-build scenario on Site 22 is adopted, would be 

required in the OPA. 
 
D.  Funding Sources:    In addition to obtaining money from State tax revenue, local school 
districts raise funds for school construction and maintenance in four main ways: 
 
• State General Obligation Bonds.  With the approval of a majority of voters, the State is 

authorized to sell bonds which are paid off by General Fund monies derived from taxes 
levied on property within the State.  

 
• Local General Obligation Bonds.  With the approval of two-thirds of voters, school 

districts are authorized to sell bonds which are paid off by taxes levied on property within 
that school district. 

 
• Special Local Bonds ("Mello-Roos" Bonds).  With the approval of two-thirds of voters 

in a special district (generally not encompassing an entire school district), school districts 
are authorized to sell bonds which are paid off by charges assessed to property owners 
within the special district. 

 
• Developer Fees.  School districts are authorized to impose developer fees (up to $1.84 

per square foot on residential buildings and $0.28 per square foot on commercial and 
industrial buildings, 1996).  Such fees may be used only for construction and 
reconstruction of school buildings. 

 
An additional school construction and maintenance funding mechanism used in Orcutt includes 
the Community Facilities District No. 1 formed by the Orcutt Area School Facilities Joint 
Powers Authority specifically to obtain school fees from the Las Brisas residential project; the 
boundaries of this District could be revised to encompass parts or all of the OPA. 
 
3. SCHOOL POLICIES, ACTIONS AND DEVELOPMENT STANDARDS 
 
Policy SCH-O-1: The County shall strive to ensure that new development fully 

mitigates its impacts to school facilities and does not cause school 
overcrowding. 
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Action SCH-O-1.1: The County shall require that all statutory school facilities fees established 
by School Districts in the Orcutt Planning Area pursuant to Govt. Code 
Section 65996 be paid in full prior to issuance of building permits or as 
agreed to by the applicant and the school district. 

DevStd SCH-O-1.2: If a Mello-Roos Community Facilities District is formed in the Orcutt 
Planning Area, all applicants for new discretionary development which 
impact schools in the Planning Area must agree to participate in the 
Mello Roos District's mechanisms for funding school facilities or 
demonstrate an alternative method of consistency with Policy SCH-O-1 
as set forth below, before any discretionary approval is granted.  

 
   As an alternative to participation in any Mello-Roos District formed in the 

Orcutt Planning Area, applicants may demonstrate compliance with 
Policy SCH-O-1 by presenting evidence of an alternative method for 
mitigating the proposed project's impact to school facilities, including 
but not limited to: 

 
   1) a mitigation agreement between the applicant and the school 

district; 
 
   2) a proposal phasing the project in a manner which allows the school 

districts to adequately accommodate the project as it is built out; 
 
   3) a proposal demonstrating reducing the density from the density 

designated in this Plan; and/or 
 
   4) evidence demonstrating that the project will not create need for 

additional school facilities (e.g., the proposed project is a senior 
housing project). 

 
Action SCH-O-1.3: Prior to adopting the increased density proposed for Key Sites 3, 5, 7, 12 

or 14, the County shall require that the owner(s) of those sites record a 
written agreement, which will run the land, which states:  

 
   1)  that the owner(s) understands that the County cannot make the 

requisite legislative findings to increase the potential density on 
those sites without certainty that the sites will not cause 
overcrowding of the area's school facilities; and  

 
   2)  in consideration for receiving higher densities than the County 

would otherwise grant, the owner(s) agree that prior to receiving 
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any discretionary approvals they will fully comply with Dev. Std. 
SCH-O-1.2 

 
Action SCH-O-1.4: The County shall designate three elementary and one junior high school 

sites as part of adoption of the OCP.  If a "high build" alternative (2,001 
to 3,000 units) is adopted on Key Site 22, the County shall designate a 
new high school site in the OPA. 

 
Policy SCH-O-2: New recreational facilities should be located near or adjacent to 

school facilities as much as possible to allow for joint-use by schools 
and the community. 

 
Action SCH-O-2.1: The County shall work with the school districts to ensure that school 

buildings are available to the public to the extent feasible.  
 
Action SCH-O-2.2: The County shall designate three five-acre parks adjacent to new 

elementary schools, one on Key Site 12 and two on Key Site 22 as part 
of OCP adoption. 
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G.   Sewer 
 
1. EXISTING SETTING AND ISSUES 
 
A.  Regional and OPA Setting:   Wastewater from the Orcutt area is 
collected, treated and disposed of by the Laguna County Sanitation 
District (District).  The District's boundaries encompass most of the urban 
area of Orcutt and areas to the west and north of the Orcutt Planning area, 

including portions of the City of Santa Maria and the Airport (Figure 19).  The District's 24" main 
trunk line runs under the Santa Maria Airport and is fed by gravity flow from the majority of the 
planning area.  South of Clark Avenue (where the majority of potential future development in 
Orcutt will occur), customers are served by two trunk lines which extend from approximately 
Blosser Road and Clark Avenue southeast toward Elkhorn Estates (12"), then east to Bradley Road 
south of Clark Avenue (10").  These two lines connect to a pump station located at Blosser and 
Clark where the sewage is pumped up to the main trunk line adjacent to the Airport.  All of the 
District's treated effluent is disposed of by spray irrigation over 410 acres of land surrounding or 
near the District's treatment plant. 
 
Central Urban Core:  All of the Urban Core is within the current boundaries of the District, with 
the exception of Waller Park, Key Sites 17 and 23, and the parcel immediately adjoining Site 17 to 
the east.  This area is largely built out and there are adequate trunk lines to serve new development.  
Flows in the northernmost portion of this area (all parcels north of Winter Road and some scattered 
parcels south) are traded between the Laguna Sanitation District and the City of Santa Maria's sewer 
district.  Key Site 24, for example, may be served by a Laguna trunkline and the effluent treated by 
the City.  Likewise, parcels in the City's service area (northern Blosser Road and parts of the Airport 
around Foster Road) have their effluent treated by Laguna.  In the balance, the City treats 
approximately 0.28 mgd for Laguna and Laguna treats approximately 0.036 mgd for the City.  
Laguna pays approximately $145,000 a year for this imbalance of service. 
 
West Orcutt:  Most of this sub-region is within the District's boundaries, with the exception of Key 
Site 15.  However, no trunk lines serve this area except for the line that crosses Site 15 to serve 
Elkhorn Estates to the south.  The proposed Dutard/Solomon line is expected to traverse the 
southern portions of Key Sites 22 and D and will be able to serve the future development of this 
region as well as accommodate flows that are currently being pumped up to the main line.  The 
existing pump station is located at the eastern edge of this area and will be abandoned once the 
Dutard/Solomon line is constructed.  The proposed route for this trunk line is generally along 
Orcutt/Solomon Creek. 
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South Orcutt:  The District's boundary line bisects this area in a east-west direction, encompassing 
the existing Elkhorn and Oakhills Estates neighborhoods, Rice Ranch Road, the Mira Flores 
neighborhood, Key Sites #3, 6, 7, and the northern half of F.  Key Site 12 is not currently within the 
District's service area.  The Bradley/Solomon extension is proposed to run from Bradley Road south 
of Clark Avenue to the current southern terminus of Stillwell Road, extending potential sewer 
service to the remainder of the south Orcutt (except Site 12). 
 
East of Hwy 101:  With the exception of the area around the abandoned Highway Patrol office near 
Santa Maria Way, none of this area is currently within the District's boundaries.  All of the area is 
on septic tanks, including Lake Marie Estates.  The Elks Rodeo project and potential future 
commercial development will require sewer service, either from the District or the City of Santa 
Maria.  The District could extend its Foster Road trunk line across U.S. 101 to serve this 
development or the City of Santa Maria could provide sewer service as their plant is more in line 
with gravity flows from this area. 
 
2. PLANNING ISSUES 
 
A.  Regulatory Limitations:    The physical processing capacity of the District's treatment plant is 
3.2 million gallons per day (mgd).  Permitted capacity is limited to 2.4 mgd by the Regional Water 
Quality Control Board (RWQCB) due to the high salt content in the treated effluent.  Existing 
groundwater supplied to Orcutt contains approximately 650 mg/l of total dissolved solids (TDS) and 
normal domestic use (exclusive of salt-based water softeners) adds another 250-300 mg/l TDS.  The 
difference between the "normal" domestic total of 900-950 mg/l and the readings of 1100-1200 mg/l 
in the District's effluent is attributed to home regenerating water softeners.  The brine solution used 
to recharge these softeners enters the wastewater stream, creating salty wastewater.  After treatment, 
these salts remain in the effluent which is discharged through spray irrigation, potentially impacting 
groundwater quality and may be one factor in the degradation of the Santa Maria groundwater 
basin.  The RWQCB prohibited the District from expanding its service until the problem of high-
salt effluent is resolved.  The District did attempt to enact a Brine Ordinance to prohibit the use of 
home regeneration salt water softeners by 1996; however, the Ordinance was successfully 
challenged in court.  Remaining options to reduce TDS levels fall into two categories: water source 
management and effluent management. 
 
The two potentially effective water source management options are the acquisition of (low TDS) 
State Water for all new growth, and treatment of water at the well head.  Both of these options are 
relatively expensive compared to the current costs of water and sewer service.  However, the 
acquisition of additional State Water is being examined as part of the water demand study, and it 
may be deemed feasible as part of the water balance for Orcutt. 
 
The three primary methods of managing the effluent are disposal though an ocean outfall line, 
splitting off the highest TDS wastewater for additional treatment and disposal, and sending excess 
flows to the City of Santa Maria.  Ocean outfall disposal is possible due to several old oil lines that 
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run from Orcutt to the ocean; one or more of these lines could potentially be used for effluent 
disposal.  The splitting of in-flows may be a viable solution for Orcutt as there is a high TDS "plug" 
in the early morning hours (many softeners regenerate in the middle of the night) and this plug 
could be separated for subsequent treatment, leaving the average TDS level in the rest of the 
influent within regulatory guidelines. 
 
Effluent treatment options for the high TDS plug include sending the high TDS flows to ponds or 
wetlands, treatment by reverse osmosis, distillation treatment and disposal in injection wells.  Non-
discharging ponds or wetlands could be created where a combination of settling and evaporation of 
effluent would occur.  Salt-tolerant or estuarine plants would be required, as other plants would not 
survive this environment.  This option would likely require pond liners which raise the $5 million 
base cost by another $5 million.  Reverse osmosis treatment of the plug would be one of the less 
expensive options to install ($3 million) but would cost more to operate over time.  The benefit to 
this option is that useable water is returned to the system.  Distillation also produces a useable end 
product but would be very expensive to install ($10.5 million).  Finally, injection wells could be 
used to either directly dispose of the split flows or dispose of the brine stream of reverse osmosis or 
distillation. 
 
Finally, sending excess flows to the City of Santa Maria may be the most viable of the treatment 
options.  The LCSD and the City are already connected via pipelines, their sewer treatment plant 
has excess capacity sufficient to serve the Orcutt area, and their disposal ponds are perched over less 
"sensitive" portions of the Santa Maria groundwater basin.  With the anticipated arrival of State 
Water and a policy in this Plan which requires that water serving new development have a TDS 
level of no greater than 425mg/l, these alternative treatment options may eventually be rendered 
unnecessary.  The lower TDS source water should reduce the TDS level in LCSD's effluent and the 
moratorium should be lifted, thereby allowing the LCSD to serve all development in Orcutt. 
 
Any of these options could conceivably solve the TDS problem in the District's effluent and thus 
free up treatment plant capacity to allow additional development in the relative near-term.  
However, the costs associated with most of these options are high and new development would 
need to fund the majority of construction and on-going maintenance (or pay the costs for more 
expensive State Water).  (See Appendix O in Vol. III of the EIR for a more complete discussion of 
treatment options.) 
 
Plant Capacity Limitations:  The average single family homes produces 200 gallons a day of 
wastewater and 350 s.f. of commercial or industrial use (average) is considered equivalent to one 
single family home for wastewater generation.  Theoretical full buildout of the proposed 
Community Plan (3,100 units and 2,600,000 million s.f.) creates a potential additional demand of 
2.1 mgd above the 2.4 mgd currently being treated (for a total demand of just over 4.5 mgd) and an 
additional demand of 1.3 mgd over the capacity of the existing plant (Table 29).  In the near term, 
the projected 10-year growth scenario would require approximately 0.54 mgd of wastewater 
treatment capacity, which is within the existing plants physical capacity.  To accommodate potential 
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development beyond the projected 10-year scenario, an expanded plant may have to be constructed 
or flows sent to Santa Maria.  However, it is not anticipated that full buildout of the Plan, especially 
in the C/I category, will occur within the next 20 year or longer.  At this time, there does not appear 
to be any readily-available State or Federal grants to assist in the construction of a new treatment 
plant. 
 
Service Area Limitations:  In addition to the regulatory constraints set by the RWQCB, the 
District is also physically limited in how much additional service it can offer to certain areas of 
Orcutt.  As shown on Figure 19, there are no sewer lines to serve the southeast portion of the 
community and the pump station at Clark Avenue and Blosser Road, which serves southwest 
Orcutt, is currently operating at near-capacity.  The District has plans to:  1) extend the 
Bradley/Solomon line further east to Stillwell Road and possibly beyond (likely to be 8" in 
diameter); and  2) build a new 24" diameter sewer main from Blosser Road and Clark Avenue 
directly to their facilities north of Black Road, thereby bypassing and removing the need for the 
pump station.  The District is currently planning the installation of these trunk lines and expects to 
begin construction in early 1998.  Fees for the Bradley/Solomon extension are $1,400 per unit (or 
unit equivalent for commercial development) and $300 for the Dutard/Solomon line (1996 dollars).  
Trunk line fees are additive where flows would travel through more than one line (most of the new 
development in southeast Orcutt would also flow through the Dutard/Solomon line).  
 
 Table 30 
 LCSD Plant Capacity and Demand 

  Units  Demand  C/I  Demand  Total 

 Existing Service  11,000 
 units 

 2.2 
 mgd 

 609,000 
 sf 

 .34 
 mgd 

 2.54* 
 mgd 

 Orcutt Community Plan  3,100 
 add'l 
 units 

 .62 
 mgd 

 2,589,445 
 sf 

 1.48 
 mgd 

 2.1 
 mgd 

Total Buildout Demand 
 (Existing + Plan) 

 14,100 
 units 

 2.82 
 mgd 

 3,198,445 
 sf 

 1.82 
 mgd 

 4.64* 
 mgd 

 Plant Capacity      3.2 
 mgd 

 Permitted Capacity 
 (75% of Plant Capacity) 

     2.4 
 mgd 

 Permitted 
 Capacity Deficit 
 (Buildout) 

     2.24 
 mgd 

 
*  This figure is higher than actual treatment levels as it does not subtract for vacant houses and vacant C/I space.  1996 
treatment levels are just under 2.4 mgd. 
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The District is no longer issuing "Can-and-Will Serve" (C&WS) letters for new development except 
for homes on existing legal lots or homes converting from septic to sewer.  The District could be 
issuing C&WS letters as early as 1998, or possibly later, depending on potential solutions to the 
TDS problem and whether modifications to the treatment plant are necessary.  Current projects 
within the District's service boundaries are being issued "Letters of Intent to Serve" until the 
RWQCB reinstates the District's full capacity.   
 
3. WASTEWATER POLICIES AND DEVELOPMENT STANDARDS 
 
     Policy WW-O-1:  The County shall strive to ensure development of 

adequate sewer facilities necessary to service projected growth. 
  
     Action WW-O-1.1: Planning and Development (P&D) should coordinate with the 

Laguna County Sanitation District (LCSD) and the Regional Water 
Quality Control Board in order to ensure that appropriate and timely 
planning for expansion of the LCSD's treatment and disposal 
capacity occurs, or additional alternative capacity is procured, to 
accommodate buildout under the Orcutt Community Plan.  P&D 
shall provide the LCSD with regular development scenarios on 
anticipated growth rates.  Upon adoption of the Orcutt Community 
Plan, the County shall encourage the LCSD to commission and 
oversee a current analysis to determine the range of options available 
for expansion of the District's capacity. 

 
     Action WW-O-1.2: The infrastructure financing program shall identify the cost of new 

trunk and feeder lines necessary to serve full buildout of the 
Community Plan and the County shall encourage the LCSD to revise 
the fee assessed on new development, as necessary, to fund the entire 
cost of the additional lines, and new development’s proportionate 
share of upgraded and/or expanded wastewater infrastructure. Amended 

by Res. 01-226, 7/10/01 
 
     Action WW-O-1.3: Planning and Development and Public Works Departments shall 

work with the LCSD to restructure the sewer waiting list system in 
order to balance the allocation of limited capacity with community 
planning priorities (including public facilities, commercial 
developments, and affordable housing). 

 
     Policy WW-O-2:  Prior to discretionary approval of new development, the 

County shall make a finding that there will be adequate capacity 
and availability for LCSD to serve the new development. Amended by 

Res. 01-226, 7/10/01 
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     DevStd WW-O-2.1: Prior to the discretionary approval of new development, the 
developer shall identify all additional facilities required to adequately 
collect, convey, treat and dispose of the sewage effluent from the 
development. Added by Res. 01-226, 7/10/01 

     
 Action WW-O-2.2:  As funding is secured for increased sewer treatment plant and 

transmission line capacity, the County shall work with the LCSD on 
submitting annexation request(s) to LAFCO to amend its service 
boundary line in order to serve development currently outside the 
LCSD service boundary which can be adequately served by the 
increased plant and transmission line expansions. In addition, if 
feasible this annexation effort should also include annexation of 
properties into the North County Lighting District where appropriate. 

 
     DevStd WW-O-2.2: At the time of discretionary approval, the County shall condition 

trecordation of the final map or issuance of LUPs on provision of an 
adequate “Can and Will Serve” letter from LCSD. Added by Res. 01-226, 

7/10/01 
      
     Action WW-O-2.3: P&D will work with the LCSD and other applicable regulatory 

agencies to continue to maintain and regularly update sewer 
generation and capacity figures for the Laguna County Sanitation 
District plant. 

      
     DevStd WW-O-2.3: A “Can and Will Serve Letter” from LCSD will be found adequate 

for recording of maps or issuance of land use permits (including 
permits for development of preexisting lots) on if the letter 
demonstrates: 

    LCSD’s effluent, including the effluent from the proposed project, 
will not exceed the discharge standards established by the Regional 
Water Quality Control Board; 

    Adequate disposal capabilities exist at the plant or through agreement 
with the City of Santa Maria (providing that treatment and disposal 
by the City does not further degrade the underlying groundwater 
quality) to serve the project(s); and 

    Existing or planned and funded transmission lines have available 
capacity to serve the project(s). Added by Res. 01-226, 7/10/01 

 
     DevStd WW-O-2.4: Prior to final inspection, adequate collection, transmission, treatment 

and disposal facilities to serve the development must be operational. 
Added by Res. 01-226, 7/10/01 
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     Policy WW-O-3:  The County shall encourage the LCSD to continue to 
actively pursue methods to reduce the TDS level of the influent 
flow entering the plant and reduce TDS levels in effluent flow. 

 
     DevStd WW-O-3.1: All new commercial and industrial development which will 

contribute grease, oils, and/or chemicals to wastewater flows shall be 
fitted with onsite filtration consisting of charcoal filters or other 
methods approved by the LCSD to reduce site-specific discharge of 
these substances. 

 
     DevStd WW-O-3.2: In drought years (as determined by the County Water Agency) or 

when State Water exceeds 425mg/L TDS, the LCSD shall dispose of 
its effluent which is in excess of 1,000mg/L TDS to a recharge basin 
or other disposal option where the underlying groundwater has a 
TDS level in excess of the TDS level of the effluent (i.e., 1,000mg/L 
or greater). 

 
     Policy WW-O-4:  The County shall encourage the LCSD to use all feasible 

methods of water conservation and reclamation. 
 
     Action WW-O-4.1: As the LCSD continues to pursue methods to reduce TDS levels in 

the District's effluent, a high priority shall be given to economically 
feasible methods that provide reclaimed or reused water which can 
be returned to the system to offset groundwater pumpage or be used 
for landscape irrigation. 

 
     Policy WW-O-5:  Planning and Development shall work with the LCSD to 

ensure that future trunk and service lines are sited and 
constructed consistent with Orcutt Community Plan policies. 
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H. Transportation 

 

1. EXISTING SETTING AND ISSUES 

 

A.  Regional/OPA Setting: Regional access to the planning area is 

provided by U.S. Highway 101 from the east, State Route 1 from the 

south, and State Route 135 from the south through the center of Orcutt 

and continuing north through the City of Santa Maria.  East-west 

circulation through the planning area is primarily provided by Clark Avenue and State Route 1. 

 

State Highways 

 

U.S. Highway 101 is a 4-lane freeway which serves as a major north-south link through the OPA 

and the Santa Maria Valley.  Used by a significant number of local drivers as an intra-community 

route, it provides the principal connection between Orcutt and southern Santa Barbara County, and 

northward to Santa Maria, Nipomo, Five-Cities, and the City of San Luis Obispo.  Access to U.S. 

101 from Orcutt is provided by the Santa Maria Way and Clark Avenue interchanges.  In 2008, 

Caltrans opened a new interchange at Union Valley Parkway, which includes diamond ramps on the 

west side and cloverleaf ramps on the east side of U.S. Highway 101.  A full-diamond interchange 

may be funded in the future.  Amended by Res. 20-229, 12/15/2020 

 

State Route 135 is 4- to 6-lanes providing the primary north-south route through the Santa Maria 

and Orcutt urban area.  Route 135 (Orcutt Expressway) consists of divided and undivided sections 

with at-grade intersections and extends from Route 1 south of Orcutt to U.S. 101 near the northern 

Santa Barbara County line.  Route 135 is a 4-lane freeway from Route 1 to Foster Road and a 4-lane 

limited access expressway from Foster Road to Santa Maria Way.  It is signalized with left-turn 

channelization at Waller Lane, Goodwin Road, Skyway Drive-Lakeview Road, and Foster Road.  A 

full-access diamond interchange provides access between Route 135 and Clark Avenue. 

 

State Route 1 is a 2-lane highway which diverges from Route 135 south of Orcutt and extends to the 

northwest serving the communities of Guadalupe, Oceano and Grover Beach.  Access to Route 1 

within Orcutt is by stop-sign controlled at-grade connections at Clark Avenue, Solomon Road, and 

Black Road. 

 

Primary Roadways 

 

Santa Maria Way is 4-lanes extending from Route 135 to a full-access interchange at U.S. 101 

(currently stop-sign controlled).  The Santa Maria Way/Bradley Road intersection is signal 

controlled. 

 

Union Valley Parkway (UVP) runs east-west and is currently 2 lanes wide between Hummel Drive 

and Boardwalk Lane.  According to both the City of Santa Maria and County Circulation Elements, 
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this arterial is planned to eventually extend from the interchange at U.S. Highway 101 to State 

Route 1.  Amended by Res. 20-229, 12/15/2020 

 

Clark Avenue is an east-west roadway through Orcutt from east of U.S. Highway 101 to Route 1 on 

the west.  This roadway provides connections to both U.S. 101 and Route 135 by full access 

interchanges.  Clark Avenue is 4-lanes wide between U.S. 101 and California Boulevard and 

narrows to 2 lanes west of that point.  Stop signs control the intersections at Route 1, Blosser Road, 

California Boulevard, Gray Avenue, and the Clark Avenue/U.S. 101 interchange, while signals 

control the Route 135 interchange, Orcutt Road and Bradley Road intersections. 

 

Rice Ranch Road is 2-lanes extending west from Bradley Road to Old Town Orcutt where the 

roadway continues as Broadway Street. The intersections of Rice Ranch Road with both Bradley 

Road and Orcutt Road are stop sign controlled.   

 

Bradley Road extends from Santa Maria Way on the north to Stubblefield Road.  This road is 4-

lanes wide and signalized at Santa Maria Way, Lakeview Road, Foster Road, and Clark Avenue.  

Four-way stop signs control the Patterson Road and Rice Ranch Road intersections. 

 

Secondary Roadways 

 

Lakeview Road is a 2-lane east-west arterial extending from Bradley Road to Highway 135 

providing primary access to the Santa Maria Airport.  The Lakeview Road/Bradley Road 

intersection is controlled by a 3-way signal while the Lakeview Road/Highway 135 intersection is 

controlled by a 4-way signal. 

 

Foster Road is an east-west street located south of the Santa Maria Airport.  Foster Road extends 

from Blosser Road to a point east of Bradley Road where it terminates.  Foster Road is 2 lanes wide 

and currently signalized at Route 135 and at Bradley Road, with left-turn channelization at major 

cross-streets.  The intersections of Foster Road at Blosser Road and California Boulevard are stop-

signed controlled. 

 

Woodmere Road is an east-west road which extends east and west of Bradley Road.  The eastern 

segment of Woodmere Road currently terminates adjacent to U.S. 101 just east of Harmony Lane.  

According to the County Circulation Element, Woodmere Road may be extended from its current 

terminus southeasterly along the freeway and connect to Clark Avenue. 

 

Kenneth Avenue is a two-lane street which extends north-south between Clark Avenue and 

Woodmere Road.  This street serves primarily residential traffic and provides an indirect connection 

between Union Valley Parkway and Clark Avenue. 

 

Solomon Road is a 2-lane east-west collector road which extends between Route 1 and Blosser 

Road.  The Route 1 and Blosser Road intersections are controlled by stop signs. 
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Patterson Road is 2 lanes extending east-west between Orcutt Road and a point southeast of its 

intersection with Bradley Road.  The Patterson Road/Bradley Road intersection is controlled by a 4-

way stop. 

 

Stubblefield Road is a 2-lane roadway which serves neighborhood traffic and extends easterly from 

Bradley Road to Black Oak Drive.  It terminates at a “T” intersection and 1-way stop at Black 

Oak Drive.  Amended by Res. 06-238, 07/25/2006 

 

Black Road is a north-south road located at the western boundary of the OPA.  This 2-lane road 

currently serves the Tanglewood subdivision located west of the Santa Maria Airport.  The Black 

Road/Route 1 intersection is stop sign controlled. 

 

Blosser Road is a 2-lane north-south roadway which extends from the Santa Maria Airport to Clark 

Avenue.  The intersections of Blosser Road at Foster Road, Solomon Road and Clark Avenue are 

stop-sign controlled. 

 

California Boulevard is a 2-lane north-south street that extends from Foster Road on the north to 

Clark Avenue on the south.  The intersections of California Boulevard at Foster Road, Foxenwood 

Drive, Old Mill Lane and Clark Avenue are stop-sign controlled. 

 

Foxenwood Lane is a 2-lane north-south local frontage road which extends from Foster Road on the 

north to Clark Avenue on the south.  Both of these intersections are controlled by stop signs. 

 

Orcutt Road is a north-south 2-lane frontage road which extends from Goodwin Road on the north 

to Rice Ranch Road on the south.  South of Rice Ranch Road the roadway continues as Graciosa 

Road and parallels Route 135.  The Orcutt Road/Clark Avenue intersection is signalized. 
 

Hummel Drive extends south from Foster Road to a point south of the UVP.  A segment of 

Hummel Drive also extends north from Patterson Road.  However, the roadway is discontinuous 

between UVP and Patterson Roads. 

 

Stillwell Road is a 2-lane road which extends north and south of Clark Avenue.  North of Clark 

Avenue the roadway extends to Oak Knoll Road, while south of Clark Avenue the roadway 

terminates adjacent to Chancellor Street.  The intersections of Stillwell Road with Clark Avenue are 

controlled by stop signs. 

 

Telephone Road is a north-south road located along the eastern boundary of the study area.  This 2-

lane road primarily serves agricultural uses and the Lake Marie Estates. 

 

“Rodeo Drive” is an unnamed public frontage road located on the east side of U.S. Highway 101.  It 

extends approximately 4,000-feet south from the Santa Maria Way/U.S. 101 interchange to a private 
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drive known as Morningside Drive.  Rodeo Drive is a 2-lane road that serves lands to the east of 

U.S. Highway 101 and Key Site 33.  Amended by Res. 20-229, 12/15/2020 

 

B. Existing Levels of Service 

 

The primary factor influencing efficiency of operation of a roadway system is the adequacy of 

intersection design and operation.  Operating conditions are described by level-of-service (LOS), 

which is derived by comparing traffic volumes with roadway capacity.  LOS A represents the best 

traffic operation, while LOS F represents the worst.  Generally LOS C is considered the minimal 

level desired.  The six LOS categories are described in Table 31. 

 
 

 Table 31 

 Level of Service Definitions 

 LOS  Definition 

 A Free unobstructed flow, no delays; signal phases able to handle approaching vehicles. 

 B Stable flow, little delay, few phases unable to handle approaching vehicles. 

 C Stable flow, low to moderate delays, full use of peak direction signal phases. 

 D Approaching unstable flow, moderate to heavy delays, significant signal time deficiencies experienced 

for short durations during peak traffic period. 

 E Unstable flow, significant delays, signal phase timing is generally insufficient, extended congestion 

during peak period. 

 F Forced flow, low travel speeds and volumes well above capacity. 

 

 

Most of the 20 major intersections in the OPA operate at LOS C or better during the P.M. peak hour 

(Table 32).  The Foster Road/Route 135 intersection is, however, currently operating at LOS F 

during the P.M. peak hour. 
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 Table 32 
 Existing Intersection Levels of Service - P.M. Peak Hour 

 Intersection  Control  V/C / LOS 

1.  Waller Ln/SR 135  Signal  0.47/A 

2.  Skyway Dr-Lakeview Rd/SR 135  Signal  0.73/C 

3.  Lakeview Rd/Bradley Rd  Signal  0.68/B 

4.  Santa Maria Way/Bradley Rd  Signal  0.68/B 

5.  Foster Rd/California Blvda  1-Way Stop  1.0 sec./A 

6.  Foster Rd/State Route 135  Signal  1.02/F 

7.  Foster Rd/Bradley Rd  Signal  0.49/A 

8.  Patterson Rd/Bradley Rd  4-Way Stop  0.66/B 

9.  Clark Ave/SR 1a  2-Way Stop  2.3 sec./A 

10. Clark Ave/Blosser Rda  1-Way Stop  5.2 sec./B 

11. Clark Ave/California Blvd  4-Way Stop  0.26/A 

12. Clark Ave/SR 135 SB Ramps  Signal  0.43/A 

13. Clark Ave/SR 135 NB Ramps  Signal  0.35/A 

14. Clark Ave/Orcutt Rd  Signal  0.50/A 

15. Clark Ave/Bradley Rd  Signal  0.61/B 

16. Clark Ave/Stillwell Rda  2-Way Stop  9.7 sec./B 

17. Clark Ave/U.S. 101 SB Rampsa  1-Way Stop  1.8 sec./A 

18. Clark Ave/U.S. 101 NB Rampsa  1-Way Stop  2.2 sec./A 

19. Rice Ranch Rd/Orcutt Rda  2-Way Stop  2.5 sec./A 

20. Rice Ranch Rd/Bradley Rd  4-Way Stop  0.23/A 

 
a V/C ratio not applicable.  LOS based on delay. 
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C. Alternative Transportation Modes: 
 
Transit Facilities:  Three transit services are provided within the OPA by Santa Maria Area Transit 
(SMAT).  The largest is the fixed route service for the general public which provides service along 
most primary and secondary roadways in the OPA.  The second largest is demand response which 
provides door-to-door service for eligible elderly and disabled persons. The third and smallest  
service, related to demand response, is the special health bus which transports north county residents 
to medical facilities in the Santa Barbara/Goleta area.  
 
Carpooling:  Approximately 17% of Orcutt's commuting workers carpool, largely due to long 
commute distances.  Two developed park-and-ride lots currently exist near the north-bound and 
south-bound ramps of Highway 135 and Clark Avenue.  Several park-and-ride locations have 
developed informally adjacent to the U.S. Highway 101 interchange at Clark Avenue, evidencing    
the need for these type of facilities.  As population levels increase in the OPA, demand for       
additional park-and-ride facilities will increase throughout Orcutt. 
 
Existing Bikeways System:  There are currently 9.6 miles of public bikeways in the OPA.  Class II 
(separated on-street) lanes are located along Bradley Road between Lakeview Road and Rice Ranch 
Road; along Lakeview Road between Route 135 and Bradley Road; along Clark Avenue between 
Telephone Road and Route 135; along Rice Ranch Road between Bradley Road and Orcutt Road; 
and along portions of Orcutt Road between Clark Avenue and Lakeview Road.  Class III routes  
(right-of-way designated by signs and markings and shared with motorists) are designated along 
Foster Road between Route 135 and Blosser Road; however, no signs indicate the route.  Currently, 
there is no direct north-south bikeway link between the residential areas in Orcutt and the  
employment and shopping centers in Santa Maria.  The planning area also lacks contiguous east-  
west bikeway links. 
 
The shortcomings of the existing bikeway network decrease its utility as a commuting option and 
recreational resource.  The Class II Bike Lane along Orcutt Road has an incomplete section between 
Foster Road and Mooncrest Lane.  Two of the Class II Bike Lanes (along Bradley Road and Clark 
Avenue) are located on roadways that experience a high volume of traffic.  Although bicyclists have 
their own lane, they may perceive travel along these roads as dangerous, and the lanes may be      
under-utilized as a result.  Limited access to these bike lanes/routes also decrease their utilization.  
The Bradley Road facility provides north/south access for only the eastern section of the planning 
area.  Although the Clark Avenue and Rice Ranch Road bike lanes provide east/west travel through 
the southernmost portions of the OPA, they do not extend west of Highway 135.  Additionally, the 
unmarked Class III Bike Route along Foster Road does not provide a useful connection between      
any origin or destination as it travels through a sparsely developed area and terminates at a    
eucalyptus grove in the west and at Highway 135 in the east. 
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2. CIRCULATION ELEMENT 
 
Policy A of the Santa Barbara County Comprehensive Plan Circulation Element states that: 
 
 "The roadway classifications, intersection levels of service, and capacity levels adopted in  

this Element shall apply to all roadways and intersections within the unincorporated area of 
the County, with the exception of those roadways and intersections located within an area 
included in an adopted community or area plan.  Roadway classifications, intersection levels 
of service, and capacity levels adopted as part of any community or area plan subsequent to 
the adoption of this Element shall supersede any standards included as part of this Element." 

 
This section of the OCP updates the roadway classifications and project consistency standards of the 
County's Circulation Element for the community of Orcutt.  In so doing, this Community Plan 
identifies a new system of roadway classifications and project consistency standards which    
supersede the prior classifications and standards of the Circulation Element for Orcutt. 
 
A. Definitions: 
 
Acceptable Capacity:  The maximum number of Average Daily Trips (ADTs) that are acceptable     
for the normal operation of a given roadway.  As defined by this Community Plan, the Acceptable 
Capacity for a given roadway is based upon its roadway classification and the acceptable level of 
service for that roadway.  The acceptable level of service for roadways and intersections in the     
Orcutt Planning Area is Level of Service C. The minimum LOS shall be “D” or better for the 
following roadway segments and intersections: 

 The Foster Road and Highway 135 intersection; 
 The Lakeview Road and Skyway Drive intersection; 
 Stillwell Road; 
 Lakeview Road; 
 All the Clark Avenue roadway segments and intersections between Blosser Road on the     

west and Foxenwood Lane on the east (Old Town). 
 
Estimated Future Level of Service:  For a given intersection, the County accepted LOS is based on 
projections from the Orcutt Traffic Model (near-term scenario) or on existing traffic levels     
combined with traffic to be generated by approved but not yet occupied projects as referenced by     
the public draft environmental documents for the development project under review.  The Estimated 
Future Level of Service must consider all funded but not yet constructed improvements that are 
planned for completion prior to the project's occupancy.  This includes mitigation from projects that 
have been approved by the Planning Commission or Board of Supervisors but have not yet been 
constructed. 
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Estimated Future Volume:  For a given roadway segment, the most recent County accepted 

projections based upon the Orcutt Traffic Model or a count of Average Daily Trips (ADTs) plus any 

ADTs associated with approved projects that are not yet occupied as referenced in the public draft 

environmental document for the development project under review. 

 

Design Capacity:  The maximum number of ADTs that a given roadway can accommodate, based 

upon roadway design as determined by the County Public Works Department.  Design Capacity 

usually equates to LOS E/F. 

 

B. Roadway Classification System: 

 

The Orcutt roadway classification system (Table 33) is divided into two main designations: Primary 

and Secondary roadways.  Each of these main designations is further subdivided into three 

subclasses, dependent upon roadway size, function, and surrounding uses.  Primary roadways serve 

mainly as principal access routes to major shopping areas, employment and community centers, and 

often carry a large percentage of through traffic (Table 34).  Secondary roadways are two lane roads 

designed to provide principal access to residential areas or to connect streets of higher 

classifications to permit adequate traffic circulation.  Such roadways may be fronted by a mixture of 

uses and generally carry a lower percentage of through traffic than primaries.  Figure 24 is the OPA 

circulation map. 
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Table 33 
 Orcutt Street Classifications 

Class P-1 US Highway 101 

 State Route 1 

 State Route 135 

Class P-2 Santa Maria Way 

 Union Valley Parkway (State Route 1 to US Hwy 101) 

 Clark Avenue (State Route 135 to east of US Hwy 101) 

 "E" Street 

Class P-3 Clark Avenue (State Route 135 to State Route 1) 

 Bradley Road 

 College Drive 

 Broadway Street 

 Rice Ranch Road 

Class S-1 Lakeview Road 

 Foster Road 

 Solomon Road 

 Black Road 

 Graciosa Road 

 Telephone Road 

 Blosser Road 

 Rodeo Drive 

Class S-2 Patterson Road 

 Orcutt Road 

 California Boulevard 

 Foxenwood Lane 

Class S-3 Woodmere Road 

 Hummel Drive 

 Kenneth Avenue 

 Stillwell Road 

 Stubblefield 

 Foxenwood Drive 
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Table 34 
 Definitions Of Roadway Classifications 

 
 

Classification 

 
 

Purpose and Design Factors 

Design Capacity LOS C Threshold1 

  2 Lane 4 Lane 2 Lane 4 Lane 

Primary 1 Roadways designed to serve primarily non-
residential development.  Roadways would 
have a minimum of 12-foot wide lanes with 
shoulders and few curb cuts.  Signals 
would be spaced at 1 mile or more 
intervals. 

19,990 47,800 15,900 38,200 

Primary 2 Roadways which serve a high proportion of 
non-residential development with some 
residential lots and few or no driveway 
curb cuts.  Lane widths are a minimum of 
12 feet with well spaced curb cuts.  Signals 
intervals at a minimum of 1/2 mile. 

17,900 42,500 14,300 34,000 

Primary 3 Roadways designed to serve non-residen-
tial development and residential develop-
ment.  More frequent driveways are ac-
ceptable.  Potential signal intervals of 1/2-
1/4 mile. 

15,700 37,700 12,500 30,100 

Secondary 1 Roadways designed to primarily serve non-
residential development and large lot 
residential development with well spaced 
driveways.  Roadways would be 2 lanes 
with infrequent driveways.  Signal would 
generally occur at intersections with pri-
mary roads. 

11,600 NA 9,300 NA 

Secondary 2 Roadways designed to serve residential and 
non-residential land uses.  Roadways 
would be 2 lanes with close to moderately 
spaced driveways. 

9,100 NA 7,300 NA 

Secondary 3 Roadways designed to primarily serve 
residential with small to medium lots.  
Roadways are 2 lanes with more frequent 
driveways. 

7,900 NA 6,300 NA 

 
1 Defined as 80% of Design Capacity. 
  Source: Santa Barbara County Public Works, Transportation Division. 
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C. Standards For Determination of Project Consistency: 
 
Purpose:  This section defines intersection and roadway standards in terms of level of service, 
provides methodology for determining project consistency with these standards, and defines how     
the roadway and intersection standards will be applied in making findings of project consistency with 
this Community Plan. The intent of this section is to ensure that roadways and intersections in             
the Planning Area continue to operate at acceptable levels. 
 
Consistency Standards for Primary Roadways (P-1 through P-3) 
 
1) For Primary roadway segments, a project is considered consistent with this section of the 

Community Plan where the Estimated Future Volume does not exceed the Acceptable 
Capacity.  

 
2) For Primary roadway segments where the Estimated Future Volume exceeds the Acceptable 

Capacity, a project is considered consistent with this section of the Community Plan if: 1) 
intersections affected by traffic assigned from the project operate at or above minimum level 
of service standards, or 2) if the project provides a contribution toward an alternative 
transportation project (as identified in the OTIP) that is deemed to offset the effects of   
project-generated traffic. 

 
Consistency Standards for Secondary Roadways (S-1 through S-3) 
 
3) For Secondary roadway segments where the Estimated Future Volume does not exceed the 

Acceptable Capacity, a project is consistent with this section of the Community Plan.  
However, county decision-makers may impose additional mitigation measures (i.e., traffic 
calming, alternative transportation, etc.) based upon project impacts and specific road 
segment characteristics (i.e., site distance, school proximity, parking driveways, roadway 
width, safety, vehicle speed, etc.). 

 
4) For Secondary roadway segments where the Estimated Future Volume exceeds the 

Acceptable Capacity, a project is consistent with this section of the Community Plan if: 1)   
the project generates 100 ADT or less, or 2) if the project provides a contribution toward an 
alternative transportation project (as identified in the OTIP) that is deemed to offset the  
effects of project-generated traffic. 

 
Signalized Intersection Consistency Standards 
 
Intersection capacity is stated in terms of the proportion of the volume of traffic carried (V) to its 
design capacity (C); with a volume to capacity ratio (V/C) of 1.00 equal to LOS F, a V/C ratio of     
.90 equal to LOS E, on down to a V/C ratio of .70 equal to LOS C and a V/C ratio of .50 equal to 
LOS A. 
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1) Projects contributing Peak Hour Trips to intersections that operate at an Estimated Future 
Level of Service A shall be found consistent with this section of the Community Plan unless 
the project results in a change in V/C ratio greater than 0.20. 

 
 • For intersections operating at an Estimated Future Level of Service B, no project  

shall result in a change in V/C ratio greater than 0.15. 
 
 • For intersections operating at an Estimated Future Level of Service C, no project  

shall result in a change of V/C ratio greater than 0.10. 
 
 • For intersections operating at an Estimated Future Level of Service D, no project 

shall result in a change of V/C ratio greater than 0.03. 
 
 • For intersections operating at an Estimated Future Level of Service E, no project  

shall result in a change of V/C ratio greater than 0.02. 
 
 • For intersections operating at an Estimated Future Level of Service F, no project  

shall result in a change of V/C ratio greater than 0.01. 
 
2) Where a project's traffic contribution does result in a measurable change in V/C ratio and 

also results in a finding of inconsistency with the above intersection standards, intersection 
improvements that are sufficient to offset project changes in V/C ratio, in excess of the 
applicable intersection standards above, shall be required in order to make a finding of 
consistency with the Community Plan. 

 
3) These intersection standards shall also apply to projects which generate Peak Hour Trips to 

intersections within incorporated cities that are operating at levels of service worse than  
those allowed by the city's Circulation Element. 

 
Unsignalized Intersection Consistency Standards 
 
1) Projects contributing peak hour trips to unsignalized intersections that operate at an 

Estimated Future Level of Service A shall be found consistent with this section of the 
Community Plan unless the project results in a change of two levels of service or an  
equivalent amount of delay. 

 
2) Projects contributing peak hour trips to intersections that operate better than Estimated 

Future Level of Service C shall be found consistent with this section of the Community Plan. 
 
3) Unsignalized intersections that do not trigger traffic signal warrant criteria shall be found 

consistent with this section of the Community Plan. 
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Special Standards for Projects Involving Comprehensive Plan Amendments 
 
1) Comprehensive Plan Amendments submitted by private applicants that propose changes in 

land use designation on any given parcel in the planning area shall be required to 
demonstrate that the proposed change in land use would not potentially result in traffic    
levels higher than those anticipated for that parcel by the Community Plan and its     
associated environmental documents.  If higher traffic levels could potentially result from 
such an amendment, then the following findings must be made by the Board of Supervisors   
to approve the amendment: 

 
 • The increase is not large enough to cause the affected roadways and/or 

intersections to exceed their designated acceptable capacity levels at   
buildout of the Community Plan, or 

 
 • Road improvements included as part of the project description are consistent 

with the Community Plan and are adequate to fully offset the identified 
potential increase in traffic, or 

 
 • Alternative transportation improvements included as part of the project 

description, that are consistent with the Community Plan, have a reasonable 
relationship to the project, and substantially enhance the alternative 
transportation system consistent with the OTIP. 

 
Exemptions 
 
Roadway and Intersection standards stated above shall not apply to: 
 
1) Land use permits if the Zoning Administrator/Planning Commission/Board of Supervisors  

has taken final action on a valid prerequisite discretionary approval (e.g., FDP, CUP) and    
a finding of Comprehensive Plan consistency was made at the time of approval, and no 
substantial change has occurred in the project. 

 
2) Projects which contain a minimum of 50% of the units in price ranges affordable to persons 

of low or moderate income, consistent with the policies of the County's Housing Element. 
 
3) The accessory use portion of mixed-use projects.  This exemption shall apply only to a  project 

where the accessory use portion is no greater than 5,000 square feet in size and                    
where the mixed-use accommodates alternative transportation and is likely to substantially 
reduce single occupancy vehicle trips. 
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3. PLANNING ISSUES 

 

The community of Orcutt has one of the worst ratios of jobs to housing in the county (Jobs Housing 

Study; Santa Barbara County Association of Governments, 1995).  As a result of the low 

employment base and lack of commercial development in Orcutt, most residents leave the 

community for work and/or shopping.  Vehicle miles travelled are high for local residents 

commuting south to Lompoc, Santa Ynez, Goleta, and Santa Barbara, as well as north to Santa 

Maria and San Luis Obispo County.  In addition, use of alternative travel modes for work related 

commutes is low in the Orcutt-Santa Maria area, with just 2.3% walking, 1% using bicycles, and 

0.35% using public transit (1990 Census). 

 

A primary goal of the OCP is to complete the roadway system: providing through-links where 

needed, providing new or extended roads in areas expecting significant additional growth, and 

identifying ways alternative transportation can reduce congestion and overall vehicle miles.  The 

OCP addresses these needs through the OTIP, the Bikeways Plan, and development standards 

which call for additional bus turnouts, connecting pathways between residential developments and 

commercial centers, additional park-n-ride lots, and traffic calming methods to reduce circulation 

impacts.  The urban trails component of the Parks, Recreation and Trails section can also help 

reduce car trips by providing a safe way for residents to walk without having to compete with cars. 

 

A. Orcutt Transportation Improvement Plan 

 

The Orcutt Transportation Improvement Plan (OTIP) includes long-term improvements to 

roadways, intersections, and alternative transportation facilities intended to provide acceptable 

levels of service within the planning area.  These improvements were developed using the results of 

the traffic and circulation analysis and Orcutt Traffic Model completed for the OCP.  Bicycle, 

transit, and "traffic calming" measures are also included in the OTIP.  Since market factors and land 

use changes can significantly influence the need for and timing of construction of improvements 

identified for the buildout scenario (15-20 years), the OTIP Transportation Impact Fee is calculated 

on the costs associated with funding and implementing 10-year improvements.  The OCP includes 

policies directing County Public Works to update the OTIP as necessary (e.g., every 2-3 years) to 

account for capital improvement changes.  The following section summarizes the 10-year 

intersection and roadway improvements identified in the OTIP.  (The OTIP is adopted with, but 

found under separate cover from, the OCP). 

 

Intersection Improvements (10-year):  Existing, 10-year, and buildout traffic volumes and 

corresponding levels of service at the 20 critical intersections evaluated in the Orcutt Traffic Model 

are shown in Table 35.  Level of service projections for the 10-year scenario assume completion of 

the funded and unfunded roadway improvements described in the OTIP. 

 

Foster Road/State Route 135:  This intersection is forecast to operate at LOS D (V/C 0.82) with 10-

year traffic volumes.  In order to achieve LOS C, additional lanes would be required on Route 135.  
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As outlined in the City of Santa Maria Circulation Element, State Route 135 will be widened to 6 

lanes from Union Valley Parkway to Betteravia Road, including one additional northbound and 

southbound thru-lane at Foster Road/State Route 135.  With this improvement, the Foster 

Road/State Route 135 intersection would operate at LOS B (V/C 0.61) under the 10-year traffic 

scenario. 

 

Patterson Road/Bradley Road:  10-year traffic volumes indicate that traffic signals will be required 

at this location.  Installation of traffic signals would provide for LOS A (V/C 0.47). 

 

Clark Avenue/U.S. 101 SB Ramps:  This unsignalized intersection is forecast to operate in the LOS 

E range with 10-year traffic.  Installation of traffic signals and minor widening to align the on- and 

off-ramps will provide for LOS B (V/C 0.67). 

 

Clark Avenue/U.S. 101 NB Ramps:  This unsignalized intersection is forecast to operate in the LOS 

F range with 10-year traffic.  Installation of traffic signals and minor widening to align the on- and 

off-ramps will provide for LOS C (V/C 0.76). 

 

Skyway Drive-Lakeview Road/State Route 135:  This intersection is forecast to operate at LOS C 

(V/C 0.83) with 10-year traffic volumes.  As outlined in the City of Santa Maria  Circulation 

Element, State Route 135 will be widened to 6 lanes north of Union Valley Parkway.  With this 

improvement, the intersection will operate at LOS C (V/C 0.72) with 1-year traffic volumes. 

 

Signalization Projects:  In addition to the traffic signal improvements identified above, the OTIP 

includes funding for signalizing up to 5 additional intersections in the OPA in the 10-year scenario.  

Additional signals may be required at intersections along Clark Avenue, Bradley Road, and other 

primary arterials in the planning area. 

 

Roadway Improvements (10-Year): Existing, 10-year, and buildout ADT volume forecasts for the 

primary and secondary roadway segments serving the OPA are provided in Table 36 and depicted in 

Figure 25 (10-year Roadway Volumes) and Figure 26 (Buildout Roadway Volumes). The following 

text identifies the roadway improvements that would be required to accommodate traffic generated 

under the 10-year scenario. 

 

Union Valley Parkway:  Likely construction of a full-diamond interchange at U.S. 101, extend UVP 

west across SR 135 to California Boulevard.  Signalization would occur at UVP/Bradley Road and 

UVP/SR 135.  Completion of this segment of UVP as a 2-lane facility will significantly decrease 

traffic volumes on north Bradley Road, sections of Lakeview Road, Foster Road, and the northern 

end of California Boulevard. 

 

State Route 135:  As outlined in the City of Santa Maria Circulation Element, SR 135 will be 

widened from Betteravia Road to Union Valley Parkway.  This widening project will enhance 

intersection levels of service at intersections along SR 135 by providing increased capacity. 
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Hummel Drive:  Complete the Hummel Drive missing link between UVP and Patterson Road. 
 
Stillwell Road/Bradley Road Extension:  Construction of a through public road from the end of 
Stillwell Road to Bradley Road through Key Sites 5, 6, 7, and 12.  This roadway extension would 
carry between 1,200 and 1,500 ADT and serve existing residential neighborhoods and    
approximately 1,110 new residential units.  The roadway extension will also provide options for 
school bus routes, trash collection, and emergency vehicle access that will benefit the residents of    
the area. 
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Table 35 
 10-Year and Buildout Intersection Levels of Service - P.M. Peak Hour 

 
 

Intersection 

V/C/LOS 

  
Existing 

 
10-Year 

10-Year/ 
Mitigated 

 
Buildout 

Buildout/
Mitigated 

1. Waller Ln/SR 135 0.47/A 0.54/A N/A 0.75/C N/A 

2. Skyway Dr-Lakeview Rd/SR 135 0.73/C 0.83/D .72/C 0.94/E 0.75/C 

3. Lakeview Rd/Bradley Rd 0.68/B 0.61/B N/A 0.78/C N/A 

4. Santa Maria Way/Bradley Rd 0.68/B 0.44/A N/A 0.85/D 0.70/B 

5. Foster Rd/California Blvda 1.0 sec/A 3.9 sec./A N/A 3.7 sec./A N/A 

6. Foster Rd/State Route 135 0.76/C 0.82/D 0.61/B 0.87/D 0.69/B 

7. Foster Rd/Bradley Rd 0.49/A 0.42/A N/A 0.44/A N/A 

8. Patterson Rd/Bradley Rd 0.66/B 0.79/C .47/A 0.90/D 0.56/A 

9. Clark Ave/SR 1a 2.3 sec/A 3.7 sec./A N/A 8.0 sec./B N/A 

10. Clark Ave/Blosser Rda 5.2 sec./B 5.9 sec./B N/A 14.8 sec./C N/A 

11. Clark Ave/California Blvd 0.26/A 0.38/A N/A 1.01/F 0.76/B 

12. Clark Ave/SR 135 SB Ramps 0.43/A 0.49/A N/A 0.68/B N/A 

13. Clark Ave/SR 135 NB Ramps 0.35/A 0.57/A N/A 0.72/C N/A 

14. Clark Ave/Orcutt Rd 0.50/A 0.64/B N/A 0.70/B N/A 

15. Clark Ave/Bradley Rdd 0.61/B 0.77/C .77/C 0.92/E 0.78/C 

16. Clark Ave/Stillwell Rdb 9.7 sec./B .36/A N/A NA/Fc 0.67/B 

17. Clark Ave/U.S. 101 SB Rampsa 1.8 sec./A 17.1 sec./C .71/C NA/Fc 0.76/B 

18. Clark Ave/U.S. 101 NB Rampsa 2.2 sec./A NA/Fc 0.76/C NA/Fc 0.75/C 

19. Rice Ranch Rd/Orcutt Rda 2.5 sec./A 11.9 sec./C N/A 11.2 sec./C N/A 

20. Rice Ranch Rd/Bradley Rd 0.23/A 0.37/A N/A 0.47/A N/A 

21. Union Valley Parkway/SR135 N/A 0.77/C N/A N/A N/A 

 
a V/C ratio not applicable.  LOS based on delay. 
b Existing LOS based on stop signs, 10-year LOS assumes signals planned by end of 1997. 
c Volumes exceed capacity.  Delay value meaningless. 
d LT phasing does not change V/C ratio. 
Bolded-Underlined values exceed LOS C. 
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 Table 36 
 Roadway ADT Volumes, 10-Year & Buildout 

CLASS Roadway Segment  ADT LOS C 
Threshold 

Design 
Capacity 

  1995  10-year  Buildout   

P-2 Santa Maria Way n/o Bradley Road  13,500  18,600  26,200  34,000  42,480 

P-2 Santa Maria Way s/o Bradley Road  13,600  15,700  18,300  34,000  42,480 

P-2 U.V.P. e/o Bradley Road  1,500  12,000  17,100  14,300  17,900 

P-2 U.V.P. e/o SR 135  800  7,700  15,400  14,300  17,900 

P-2 U.V.P. w/o SR 135  NA  8,000  18,500  14,300  17,900 

P-2 Clark Ave. e/o Orcutt Rd. 15,800 18,400 28,600 34,000 42,480 

P-2 Clark Ave. e/o Bradley Rd. 17,600 19,500 27,500 34,000 42,480 

P-3 College Drive n/o Santa Maria Way 3,900 4,200 19,400 30,100 37,680 

P-3 Bradley Rd. s/o Lakeview Rd. 23,300 20,600 22,900 30,100 37,680 

P-3 Bradley Rd. s/o U.V.P. 13,700 17,400 18,900 30,100 37,680 

P-3 Bradley Rd. n/o Rice Ranch Rd. 8,450 13,100 14,900 30,100 37,680 

P-3 Clark Ave. w/o Blosser Rd. 2,800 4,250 9,500 12,500 15,700 

P-3 Clark Ave. w/o Foxenwood Ln. 9,900 14,100 20,700 30,100 37,680 

P-3 Clark Ave. e/o US 101 3,250 4,250 5,400 12,500 15,700 

P-3 Rice Ranch Rd. e/o Orcutt Rd. 2,600 5,900 6,400 12,500 15,700 

S-1 Black Rd. n/o Route 1 2,900 4,600 7,200 9,300 11,600 

S-1 Lakeview Rd. e/o Orcutt Rd. 10,200 10,300 11,700 9,300 11,600 

S-1 Lakeview Rd. w/o Hillview 9,100 9,000 9,400 9,300 11,600 

S-1 Foster Rd. w/o California Blvd. 2,200 2,050 1,800 9,300 11,600 

S-1 Foster Rd. e/o California Blvd. 6,500 5,500 4,500 9,300 11,600 

S-1 Foster Rd. w/o Bradley Rd. 7,400 6,700 6,000 9,300 11,600 

S-1 Solomon Rd. w/o Blosser Rd. 900 1,100 2,150 9,300 11,600 

S-2 Patterson Rd. w/o Bradley Rd. 3,850 4,250 1,200 7,300 9,100 

S-2 Blosser Rd. s/o Foster Rd. 2,600 4,100 3,400 7,300 9,100 

S-2 Blosser Rd. n/o Calrk Ave. 1,300 2,600 4,000 7,300 9,100 

S-2 California Blvd. n/o Clark Ave. 3,250 3,650 6,600 7,300 9,100 

S-2 Orcutt Rd. s/o U.V.P. 4,500 6,900 6,000 7,300 9,100 

S-2 Orcutt Rd. s/o Clark Ave. 4,450 6,300 4,750 7,300 9,100 

S-3 Foxenwood Ln. n/o Clark Ave. 2,200 2,400 2,200 6,300 7,900 

S-3 Hillview Rd. n/o Foster Rd. 1,700 1,800 2,100 6,300 7,900 
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CLASS Roadway Segment  ADT LOS C 
Threshold 

Design 
Capacity 

  1995  10-year  Buildout   

S-3 Still Rd. n/o Clark Ave. 1,500 1,650 1,800 6,300 7,900 

S-3 Stillwell Rd. s/o Clark Ave. 1,200 2,350 6,600 6,300 7,900 

S-3 Stubblefield Rd. e/o Bradley Rd. 1,100 1,150 3,200 6,300 7,900

 
Bolded roadways exceed LOS C 
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B. Bikeways Plan: 
 
The expanded bikeways system for the OPA, as shown in Figure 23, includes new Class I  
bikeways adjacent to UVP, Orcutt Creek, and U.S. 101.  Additional Class II lanes will be    
provided on several roadways including Hummel Drive, California Boulevard, Foxenwood    
Road, and Blosser Road. The primary intent of this system is to provide a comprehensive system 
that will link-up with the City of Santa Maria's future bikeway system and provide contiguous 
east/west paths across the planning area as well as north/south links between commercial and 
employment centers in Santa Maria and residential areas in Orcutt.  For commuters, this    
expanded system will offer safe routes for bicycle travel between residential areas, schools, 
employment and commercial locations, and intermodal transfer points (Park & Ride Sites).  
Additionally, the network will serve as a recreational amenity and will be easily accessible to 
residents throughout the Orcutt area.  
 
Dedicated bike paths in the OPA fall into three categories:  
 
Class I Bike path (Off-road Path):  A completely separated facility for use by bicyclists.  It 
consists of a paved two-way bike lane having a minimum width of 8 feet.  An adjacent graded  
area no less than 2 feet wide is provided on both sides of the paved area to accommodate some 
pedestrian use.  Pathways closer than 5 feet from the edge of a traveled way must include a  
physical barrier to prevent users from encroaching onto motor vehicle lanes. 
 
Class II Bike path (On-road Bike path):  A separate lane for use by bicyclists which is    
established within the paved area of a road.  Stripes painted on the pavement delineate separate 
areas to be used by bicyclists or motorists.  In addition, bike lane signs and pavement markings 
provide for an orderly flow of traffic and reduce the risk of bicycle/motorist collisions resulting 
from confusion about where cyclists will be.  Class II bike paths are exclusively one-way   
facilities.  On-street parking is sometimes permitted within Class II Bike paths.   
 
Class III Bike path (Sign Designated, On-Road Bike path):  The purpose of these routes is to 
provide continuity to the network.  They are located along through streets which are not served   
by Class I or Class II Bike paths and are established by the placement of bike path signs along    
the roadways which they follow. The routes are shared with motor vehicles on the street, or with 
pedestrians on sidewalks. 
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4. TRANSPORTATION POLICIES AND DEVELOPMENT STANDARDS 

 

Policy CIRC-O-1: The County shall adopt and implement an Orcutt 

Transportation Improvement Plan (OTIP) which includes 

long-term improvements to roadways and alternative 

transportation facilities targeted to provide for acceptable 

levels of service on roadways and intersections within the 

planning area.  The OTIP shall be an integrated Plan for 

capital improvements of roads and intersections as well as 

alternative transportation facilities.  The OTIP shall contain a 

list of transportation projects to be undertaken and include 

projected costs for each funded and unfunded improvement.  

The County shall also revise the Transportation Impact Fee 

based upon the projected cost of transportation system 

improvements identified in the OTIP. 

 

Action CIRC-O-1.1:  Future circulation improvements may include construction of 

missing street segments, roadway widening, intersection 

improvements, completion of the Union Valley Parkway, transit, 

and alternative modes of transportation (e.g., bikeways and 

pedestrian paths). 

 

Action CIRC-O-1.2:  The OTIP shall be updated by the Public Works Department, in 

consultation with P&D, and presented to the Board of Supervisors 

for review no less than once every three years. At such time, the 

Transportation Impact Fees will be re-evaluated and modified as 

necessary to account for any changes to the OTIP. (Amended by 

Res. 01-226, 7/10/2001) 

 

Action CIRC-O-1.3:  As part of each OTIP update, the Public Works Department shall 

submit current traffic count and intersection level of service data to 

the Planning Commission and Board of Supervisors. In addition, 

every 18 months the Public Works Department will present the 

Board of Supervisors with a report on significant development 

projects that are under construction and a summary of related, 

current traffic count and intersection levels of service, and OTIP 

projects which are scheduled for or under construction. (Amended 

by Res. 01-226, 7/10/2001) 

 

Policy CIRC-O-2:    The County shall serve to provide an efficient and safe 

circulation system to accommodate future growth in Orcutt. 

The County will use its best efforts to coordinate the timing of 
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roadway, intersection and other transportation improvements 

with the completion of the development projects that the 

improvements are intended to serve. (Amended by Res. 01-226, 

7/10/2001) 

 

Action CIRC-O-2.1:  The County should acquire right-of-way for 4-lanes along Union 

Valley Parkway between Blosser Road and Highway 1.  The two 

lanes required to accommodate Buildout ADT's (8,500 - 8,700 

ADT) on UVP west of Blosser should be constructed along the 

northern right-of-way boundary to provide access to residential and 

commercial uses associated with Key Site 22.  The undeveloped 

right-of-way to the south should be landscaped with drought-

tolerant and/or native vegetation until such time as 4-lanes are 

required for UVP. 

 

DevStd CIRC-O-2.2: The developer of the U.S. Highway 101 Highway/Union Valley 

Parkway Road Connection, Case No. 18GPA-00000-00001, shown 

on the Orcutt Community Plan Circulation Map, Figure 24 – CIRC-

6, above, shall accept and implement the adopted Mitigation 

Monitoring and Reporting Program, Case No. 19NGD-00000-

00013, throughout the project development process, as well as any 

mitigation required by additional site-specific CEQA analysis, as 

applicable. unless the project requires a new environmental 

document to comply with the requirements of CEQA.  (Amended by 

Res. 20-229, 12/15/2020) 

 

Policy CIRC-O-3:  The County shall maintain a minimum Level of Service (LOS) 

C or better on roadways and intersections within the Orcutt 

Planning Area, except that Minimum LOS shall be “D” for the 

following roadway segments and intersections: 

 Foster Road and Highway 135 intersection 

 Lakeview Road and Skyway Drive intersection 

 Stillwell Road and Lakeview Road intersection 

 All the Clark Avenue roadway segments and intersections 

between Blosser Road aon the west and Foxenwood Lane on the 

east.  

 

Action CIRC-O-3.1:  Public Works Department shall regularly monitor the operating 

conditions of designated roadways and intersections in Orcutt.  If 

traffic on any roadway or intersection is found to exceed the 

acceptable capacity level defined by this Plan, the County should 

reevaluate, and if necessary, amend the Community Plan in order to 
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reestablish the balance between allowable land uses and acceptable 

roadway and intersection operation.  This reevaluation should 

include, but not be limited to: 

    • redesignating roadways and/or intersections to a different 

classification; 

    • reconsidering land uses to alter traffic generation rates, 

circulation patterns, etc.; and 

    • changes to the Orcutt Transportation Improvement Plan 

including reevaluation of alternative modes of transportation. 

 

Action CIRC-O-3.2:  The County, with assistance from the SBCAG, should pursue a cost 

sharing agreement with the City of Santa Maria and Santa Maria 

Public Airport for roadway improvements within the OPA.  The 

cost-sharing agreement should be based upon the percentage of 

peak-hour trips by jurisdiction which contribute to the required 

roadway/ intersection improvements. 

 

Policy CIRC-O-4:  A determination of project consistency with the standards and 

policies of the Orcutt Community Plan Circulation Section 

shall constitute a determination of consistency with LUDP#4 

with regard to roadway and intersection capacity. 

 

Policy CIRC-O-5:  Planning and construction of regional-serving transportation 

facilities in the planning area should be shared by the City, the 

County, and the State (Caltrans).  Regional-serving 

transportation facilities include Union Valley Parkway, College 

Drive, "E" Street, and widening State Route 135 between 

Betteravia Road and Union Valley Parkway. 

 

Action CIRC-O-5.1:  County Public Works Department and P&D should work with 

Caltrans on the planning associated with widening the U.S. 

101/Santa Maria River Bridge which should include a separated 

Class I bicycle path or shall pursue a separate bike crossing over 

the Santa Maria River. 

 

Action CIRC-O-5.2:  The County Public Works Department and P&D should coordinate 

with Caltrans, the Association of Governments, and the City of 

Santa Maria to discuss long-term operation of Highway 135 and 

potential modifications to the existing freeway agreement between 

the County and Caltrans. 

Policy CIRC-O-6:  The County shall encourage development of all feasible forms 

of alternative transportation in the Orcutt/Santa Maria area. 
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Action CIRC-O-6.1:  The County shall work with SMAT and the City of Santa Maria to 

improve transit services between the two communities and shall 

participate in any planning efforts by City of Santa Maria to 

establish a light rail system and/or multi-modal transit center. 

 

Action CIRC-O-6.2:  The County shall coordinate with Caltrans to incorporate park-and-

ride facilities (including bike lockers, transit stops and benches) 

near planned freeway interchange improvement projects such as 

UVP/U.S. 101 and UVP/SR 135 interchange.  Park-and-ride 

locations shall be considered for Key Sites located adjacent to these 

interchanges. 

 

Policy CIRC-O-7:  The County shall encourage Caltrans to accommodate planned 

bicycle facilities in the design and construction of new highway 

overpasses and/or widening of existing overpasses. 

 

Policy CIRC-O-8:  The County shall ensure that the circulation system maintains 

the quality of life within residential neighborhoods in the 

Orcutt Planning Area to the greatest extent feasible. 

 

Action CIRC-O-8.1:  The Public Works Department shall review and respond to a 

proposal from Planning and Development which lists locations for 

possible width reduction and/or vacation of existing road right-of-

way where future traffic volumes would not require the current 

right-of-way.  Any resulting effects to roadway frontage and parcel 

setbacks should be addressed to ensure that structural development 

would maintain an orderly pattern in relation to the affected 

surrounding neighborhood and roadway(s). 

 

Action CIRC-O-8.2:  Public Works shall minimize all new public roadway widths south 

of Clark Avenue where feasible to minimize construction and 

maintenance costs and environmental impacts. 

 

Program CIRC-O-8.3: The County Public Works Department shall develop a 

comprehensive neighborhood traffic management program to 

address problems related to increased vehicular traffic and/or 

vehicular speeds in residential areas.  Improvements identified 

through this program shall be funded through collection of traffic 

mitigation fees in the OPA and implemented through the OTIP, 

with the County Public Works Department responsible for 

implementation. 
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    The integrated program should involve a multi-faceted approach, 

utilizing a system of thresholds or criteria to evaluate the need for 

traffic calming strategies.   Traffic calming techniques may include: 

    • Utilization of "roundabouts" at local intersections. 

    • Implementation of "speed humps" to control speeds and reduce 

volumes. 

    • Street design strategies including landscaping and roadway 

narrowing. 

    • Implementation of angled slow points or chicanes. 

 

Policy CIRC-O-9:  Development shall be sited and designed to provide maximum 

access to non-motor vehicle forms of transportation, including 

well designed walkways, paths and trails between residential 

development and adjacent and nearby commercial uses and 

employment centers, where feasible. 

Policy CIRC-O-10:  Developers should be encouraged to pursue innovative 

measures to fully mitigate the transportation impacts associated 

with their projects. 

Action CIRC-O-10.1: The County Public Works Department and P&D should work with 

members of the development community and interested agencies to 

identify incentives which encourage the use of innovative measures 

to reduce project related traffic impacts.  Measures to be considered 

should include, but are not limited to, reduction in fees, tax 

incentives and design flexibility. 

DevStd CIRC-O-10.2: If an Assessment District is formed in the Orcutt Planning Area to 

fund and maintain internal subdivision roads, prior to discretionary 

project approval of projects which impact transportation systems all 

applicants in the Planning Area must agree to either develop and 

maintain internal subdivision roads through the Assessment 

District, or agree to maintain these roads privately and demonstrate 

that a Homeowners Association will be established which will 

generate adequate revenues to provide long term maintenance of 

the roads. 

DevStd CIRC-O-11:  If it is determined that a project may cause significant traffic 

impacts which generate the need for offsite traffic improvements 

that are not identified in the then current OTIP, the County shall 

condition any approval of the project to ensure that those 

improvements are funded and completed before issuance of final 

inspection. Amended by Res. 01-226, 7/10/2001 
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I.   Water 
 
1. EXISTING SETTING AND ISSUES 
 
A. Regional Setting: California Cities Water Company  (CCWC) 
serves approximately 12,000 accounts in the Santa Maria Valley and is the 
only water purveyor in the Orcutt area.  CCWC-supplied water is produced 
from 14 Santa Maria Groundwater Basin (SMGB) wells, and is used for 

residential, commercial, industrial, and public purposes.  Agricultural water within Orcutt is 
supplied by private, primarily non-metered wells.  The total water demand on the SMGB includes 
pumpage by the CCWC, the Cities of Santa Maria and Guadalupe, Nipomo Community Service 
District, and private well pumpage for irrigated agriculture and industrial users (Table 36). 
 
The water "supply" provided by the SMGB is theoretically equivalent to its estimated "safe yield" 
(i.e., average annual net recharge to a basin).  Average annual pumpage at a level equal to the safe 
yield would not result in a progressive long-term drop in basin water levels.  Long term average 
pumpage which exceeds the safe yield (i.e., overdraft) will result in a gradual dewatering of a basin 
and declining water quality.  Ongoing overdraft of the SMGB has resulted in a substantial reduction 
(300,000 acre feet) in the amount of water in storage over the 45-year period (1935-1980) studied 
by the County Water Agency.  The actual amount of basin overdraft may vary from 10,000 acre-
feet-a-year (AFY) to as much as 30,000 AFY. 
 
"Available storage" is the amount of water in storage which can be pumped out of a basin before 
substantial adverse environmental effects would be anticipated to occur.  The current available 
storage in the SMGB is estimated to be 1,100,000 AFY (equal to half of the water above sea level in 
the basin). 
 
Since constructed in 1959, Twitchell Reservoir has been an integral part of the Santa Maria Valley 
water supply by capturing flows of the Cuyama River and providing a supplemental source of 
groundwater recharge.  Water conserved in the reservoir is released down the Santa Maria River 
where it percolates into the groundwater basin.  The incremental increase in recharge attributable to 
Twitchell Reservoir (approximately 20,000 AFY) is incorporated into the safe yield figures for the 
SMGB. 
 
The County Flood Control District (Flood Control) maintains a storm water drainage system in the 
Orcutt area which conveys runoff to a groundwater recharge basin.  This system percolates about 
1,200 AFY of water into the basin.  The potential for expansion/improvement of the system is under 
review by Flood Control.  (Note: The 1,200 AFY figure reflects gross input of the recharge system 

and is somewhat greater than actual net recharge to the basin.  This is because natural recharge 

which would have occurred in the absence of the system is not subtracted.) 
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 Table 37 
 Estimated Long-Term Supply and Demand Balance  
 Santa Maria Groundwater Basin4 
 

  Gross Pumpage (AFY)  Net Consumptive Use1 (AFY) 

SUPPLY  
 
 118,500 

 
 
 83,800 

    Santa Maria Basin Safe Yield   

DEMAND - Municipal and Industrial2  
 
 12,388 

 
 
 6,194 

    City of Santa Maria   

    City of Guadalupe  1,148  574 

    Cal. Cities WC (Orcutt)  8,724  6,020 

    SM Valley Industrial  5,400  3,726 

    SM Farm Homesteads  154  106 

    Casmalia  12  12 

          Sub-total M & I  27,827  16,632 

DEMAND - Agriculture3  
 
 97,297 

 
 
 67,135 

    54,600 acres (SB County)   

    21,090 acres (SLO County)  33,322  22,992 

          Sub-total Agriculture  130,619  90,057 

TOTAL PUMPAGE  158,446  106,689 

SUPPLY DEFICIT  (Overdraft)  39,946  22,889 

                      Rounded to 20,000 AFY net 

 
     1  The difference between Gross Pumpage and Net Consumptive Use is the amount of pumped water that percolates back 
into the basin (e.g. approximately 31% of water used for agricultural irrigation infiltrates the soil and returns to the basin). 
     2  From Ahlroth and Cosby (1991) 
     3  From Naftaly (1994) 
     4  All numbers are estimates; the figures are not as precise as implied by the valves shown. 
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B. Water Quality:  Generally, as you move further from the Santa Maria River (source of 
recharge), water quality becomes poorer (i.e., higher total dissolved solids TDS).  No long-term 
regional trend toward decreasing water quality, associated with TDS, was observed in the sparse 
historic water quality data available.  However, an earlier study by the County Water Agency states 
that groundwater in the SMGB is gradually degrading in quality due to salt loading from 
agricultural return flows and wastewater infiltration.  This combination of factors has resulted in 
Orcutt receiving source water at 650-800 ppm TDS while average TDS levels elsewhere are 250-
500.  This high TDS source water has created problems at the sewer end of the cycle as high TDS 
effluent is difficult to dispose.  Therefore, the Laguna Sanitation District has been required by the 
Regional Water Quality Control Board to reduce the TDS level of its treated effluent to reduce 
impacts on groundwater quality. 
 
C. Current Water Demand:  The most recent analysis of demand for the SMGB is shown in 
Table 36.  Gross pumpage in the OPA is approximately 10,000 AFY (6% of the total pumpage in 
the basin).  This figure is based on CCWC demand of 8,724 AFY plus 2,100 AFY for the 1,050 
acres of irrigated agriculture in the planning area. 
 
D. Available Future Water Supplies:  In an advisory election on June 4, 1991, voters 
approved the importation of water to the SMGB through the State Water Project (SWP).  The Cities 
of Santa Maria and Guadalupe committed to participating in the construction of the Coastal Branch 
of the SWP, Phase II, an 87-mile pipeline extending from the California Aqueduct in Kern County 
to the Santa Maria River. 
 
The total SWP entitlement held by "participating" purveyors in the SMGB (City of Santa Maria, 
City of Guadalupe, CCWC) is 17,250 AFY.  Average annual municipal and industrial deliveries by 
the SWP without major system improvements will be 75% of entitlement in the year 2010 
according to the California Department of Water Resources (1993), assuming that contractor 
requests would be at the maximum 4.2 million AFY.  The Central Coast Water Authority (CCWA) 
holds a "drought buffer" of 3,908 AFY in SWP entitlement proportionately shared by the CCWA 
member agencies according to the amount of entitlement held by each agency.  The drought buffer 
serves to reduce drought period cutbacks to the CCWA and increases the long-term average annual 
yield of SWP supplies held by CCWA member agencies to 87.3% of entitlement.  As a result of 
negotiations with CCWA, Cal Cities has retained 500 AFY of permanent entitlement.  Long-term 
average annual yield of this entitlement is estimated to be 437 AFY.   
 
Note:  Cal Cities may be legally unable to provide the 437 AFY of State Water yield for new 

development because of a settlement agreement to which they are a party as member of the CCWA.  

This settlement agreement specifies that Cal Cities use their State Water entitlement to offset their 

proportional share of SMGB overdraft. 
 
State Water arrived in the Santa Maria Valley in mid 1997.  Based on the estimated basin overdraft 
of 20,000 AFY (net), the delivery of State Water to the Santa Maria Valley, primarily to the City of 
Santa Maria, should substantially reduce the overall supply deficit and could alleviate a large share 
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of the overdraft.  The City's use of SWP supplies could result in a long-term reduction in 
groundwater pumpage and basin overdraft of 5,310 to 9,850 AFY. 
 
Most of the urban water conservation programs in place in the Santa Maria/Orcutt area involve 
public education and direct customer contact regarding ways to use water more efficiently.  Since 
1992, over 150 urban water purveyors in the state have signed a Memorandum of Understanding 
(MOU) to implement urban best management practices (BMPs).  These BMPs include innovative 
and intensive demand management practices.  There are 16 BMPs in the MOU targeted for 
immediate implementation due to their proven water savings potential.    
 
The Southern California Water Company (parent company of Cal-Cities in Orcutt) has signed the 
MOU.  This district also adopted a Water Management Plan in August, 1994 which identifies six 
best management practices that will be the focus of their water conservation efforts. These six 
practices include: ultra-low flush toilet retrofits, residential landscape water audits, commercial/ 
industrial water audits, in-school education, public education and water distribution system audits 
and leak detection.  Implementation of these measures in the Orcutt area would result in water 
savings.  The remainder of the water purveyors in the SMGB have not signed the MOU. 
 
To date, purveyors have not adopted restrictions or incentive programs to achieve water use 
reductions, relying instead on public education and voluntary efforts by customers.  There are, 
however, several state mandated conservation measures (water efficient plumbing devices in new 
construction, water efficient landscape design criteria for some new development) which the 
cities/counties must enforce.  To facilitate implementation of the MOU in Santa Barbara County, to 
coordinate other local efforts to promote efficient use of water, and to eliminate duplication of 
efforts, the County Water Agency's regional water conservation program includes implementation 
of several BMPs on a regional basis. 
 
The Cachuma Resource Conservation District (CRCD) and the U.C. Cooperative Extension office 
offer technical assistance to farmers and turf irrigators to improve irrigation efficiency.  Continued 
improvement in agricultural irrigation efficiency is anticipated to result in a 5% to 10% reduction in 
applied water by the year 2010.  Such a reduction in agricultural water use equals a savings of 4,500 
to 9,000 AFY (net) in the SMGB. 
 
2. PLANNING ISSUES 
 
The provision of a secure long-term water supply for the community of Orcutt is a significant issue 
surrounding the development of this Community Plan.  The approximate increase of net water 
demand for the OCP 10-Year growth scenario is 1,657 AFY and the total increase of net water 
demand for the OCP buildout growth scenario is 1,727 AFY.  Reliance upon continued overdrafting 
of the groundwater basin is not sound long-range planning.  Options for long-term water sources to 
address buildout demand within the OPA, which are reasonably foreseeable at this time, include 
water conservation, retirement of irrigated agriculture lands, construction of a seawater desalination 
plant and the purchase of out-of-basin supplemental supplies. 
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The OCP contains policies and related programs, actions and development standards that intend to 
realize the development of long-term reliable water sources.  A Water Supply Program will address 
the concerns associated with increased demand of the 10-year and full build-out scenarios of the 
OCP.  These policies, together with Land Use Development Policy #4 (Land Use Element, 
Comprehensive Plan), will assure that the OCP will not exacerbate water supply deficit concerns.  
Potential short and long-term water supply sources to consider in developing a Water Supply 
Program, and the funding approach to secure such sources, are discussed below. 
 
Potential Future Water Supplies:  A long-term or permanent source of water supply will need to 
be developed to support buildout of the OCP.  Options for developing new supplies vary greatly in 
terms of cost, the amount of potential new supply and implementation constraints.  The first three 
options below are already being pursued, the other options could be considered supplemental or as a 
back-up to the main resources. 
 
State Water Project:  CCWC (the local purveyor) has retained 500 AFY of permanent entitlement 
to the SWP.  Long-term yield of this entitlement is estimated to be 437 AFY and represents new 
supplemental supplies available to the Orcutt area.  This amount of water represents about 26% of 
the supply needed to support the 10-year buildout scenario of the OCP and about 25% of the supply 
needed for the buildout scenario.  However, as noted above, this water may not be available for new 
development because of a CCWA settlement agreement obligating proportional share of SMGB 
overdraft to be offset with State Water.  Thus, additional long-term supplies would be required to 
support buildout. 
 
Many water purveyors in Santa Barbara County, including those in the Santa Maria Valley, are 
participating in the Coastal Branch Aqueduct and Santa Ynez Extension pipeline projects which 
will deliver State Water to Santa Barbara County.  Various agencies hold by contract more water 
than they are likely to need for the next ten to fifteen years or even longer.  It is anticipated that 
substantial amounts of surplus State Water would be available for purchase, and that the Orcutt 
water purveyor would be able to purchase sufficient amounts of this water to support growth in the 
OPA.  In fact, it may be possible for the local purveyor to bank (store for future use) purchased 
State Water in the SMGB. 
 
Water Conservation - New single family dwellings:  The 1,673 AFY (net) water demand of the 
proposed 2,819 single family dwellings out of a total buildout of 3,100 units represents the majority 
of the OCP water demand.  If the 0.86 AFY (gross pumpage) average water use estimated per unit is 
reduced through active conservation measures, the demand of the community plan could be 
substantially reduced.  Water-efficient landscaping, limitations on turf, efficient watering techniques 
and other measures, would reduce landscape irrigation water use in the early years of occupancy by 
approximately 20%.  Over the long-term, the average efficiency of irrigation systems tends to drop 
and the landscaping could become less water-efficient due to inconsistent system maintenance and 
higher water demand replacement plantings.  However, a meaningful proportion of the homes 
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initially built with water-conserving landscape design would continue to use less water.  Water-
conserving landscape design could result in water savings of approximately 81 AFY. 
 
Water Conservation - Existing residential units:  An active retrofit program to replace high-flow 
(5.5 gallon/flush) toilets in existing older homes with low-flow (1.6 gallon/flush) toilets would 
result in long-term water savings of 177 AFY (net).  Toilet retrofits is currently one of the BMPs in 
Cal Cities' adopted Water Management Plan. 
 
Purchase and Retirement of Irrigated Agricultural Lands:  The purchase and retirement of 
historically irrigated agricultural land is a technically feasible option to free up existing water 
demand for new water demand associated with the community plan.  To offset the remaining 734 
AFY of net new urban demand under the proposed community plan, the purchase and retirement 
from irrigation of 442 acres of land would be required (based on an average net water duty factor of 
1.66 AFY/acre). However, retirement of such a large area of irrigated land would constitute a 
significant adverse impact on agriculture in the Santa Maria Valley.  Furthermore, it is possible that 
some of the agricultural operations displaced by such a land purchase would be transferred to 
another location in the basin. Pumpage at the new location would offset some of the water savings 
of the land purchase. 
 
Artificial Recharge Improvements:  The County Flood Control District maintains a storm water 
drainage system in the Orcutt area which conveys runoff to a groundwater recharge basin.  This 
system percolates about 1,200 AFY of water from the Orcutt area and portions of the City of Santa 
Maria into the basin.  It is not anticipated that a substantial portion of buildout demand can be met 
through expansion of this system.  The County Water Agency and a consultant are currently 
analyzing the feasibility, cost and potential yield of a stream diversion and associated artificial 
recharge system constructed on or adjacent to Orcutt Creek.  It is estimated that long-term yield of 
such a system would be a maximum of about 300 AFY, assuming a maximum 6.7 cubic-feet/second 
diversion rate and a 40 acre-foot capacity reservoir. 
 
Purchase of Out-of-Basin Permanent Supplemental Supplies:  Because the Orcutt area is connected 
to the SWP through the Central Coast Water Authority pipeline, it is possible for the local water 
purveyor to purchase, and have delivered, permanent supplemental water supplies (i.e., supplies 
other than SWP entitlement) produced in other parts of the State to support buildout under the OCP.  
The supplemental water would not be physically delivered to the Orcutt area but would be 
transferred in the form of a credit for an amount of State Water.  Supplemental water produced 
elsewhere could be delivered to a nearby State Water contractor and the equivalent amount of water 
would be drawn from the SWP pipeline in Orcutt.  Such a water supply program would mainly be 
limited to arrangements with downstream water purveyors due to the limits on CCWA pipeline 
capacity.   
 
Funding for Water Supply Program:  New development will likely carry the burden for these 
new water sources through development fees.  Such a fee would likely be on the order of several 



ORCUTT COMMUNITY PLAN 
 

Orcutt Community Plan           175  
 

thousand dollars per unit.  The Public Infrastructure Study will determine if the costs of new water 
should be borne up front or paid over the long term. 
 
3. GROUNDWATER POLICIES, ACTIONS AND DEVELOPMENT STANDARDS  
 
Policy WAT-O-1: County staff shall actively assist local purveyors, users, special districts 

and/or regulators in the development of a long-term* supplemental** 
water to meet present and future water needs for Orcutt.  However, the 
County shall not become a water purveyor or attempt to manage 
groundwater through a Groundwater Management Plan. 

    *   “long-term” means permanent source of water for development. 
   ** “supplemental” water means a source of water other than groundwater, unless: 1. the 

groundwater basin has been determined to be no longer in overdraft, or 2. The use of 
groundwater is consistent with the final water rights judgement entered in the Santa Maria 
Groundwater Basin adjudication (Santa Maria Valley Water Conservation District v. City 
of Santa Maria, et al., Santa Clara County Superior Court Case No. CV 770214). 

   Amended by Res. 01-225, 7/10/01 
 
 
Prog. WAT-O-1.1: County staff shall assist the Cal Cities Water Company and the Conservation 

District in preparing and implementing a long-term Water Supply Program 
for the community of Orcutt.  This program should include pursuit of (1) 
long-term supplemental sources such as additional State Water entitlement 
and long-term exchange agreements with out-of-basin water purveyors, and 
(2) analysis of the availability and reliability of long-term supplemental 
water supplies, to be reflected in periodic reports prepared by the County 
Water Agency and Planning & Development. Amended by Res. 01-225, 7/10/01 

 
 
Action WAT-O-1.2: The County should consider a community services district or other 

governance mechanism to deal with long-term water issues in Orcutt if the 
Water Supply Program does not obtain long-term supplies or cannot be 
pursued.   

 
DevStd WAT-O-1.3: As part of the infrastructure financing program or through the Water Supply 

Program the County shall identify the costs of providing adequate long-term 
water supplies for development.  The County shall strive to ensure that fees 
sufficient to offset increased water demand are collected from development. 
All development approved after the adoption of the OCP shall be subject to 
these fees, which shall be paid prior to issuance of Building Permits or as 
determined by the infrastructure financing program. 

 
Action WAT-O-1.4: No less often than every 5 years, County shall undertake, review and publish 

a report on water supply issues relevant to the OPA based on available 
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information. Said review and report shall address, at a minimum, the 
following issues: 

 
a. Identify and evaluate the factors affecting reliability of supplemental 

supplies. Review the effectiveness of state water entitlement 
“drought buffers” maintained by purveyors serving wholesale or 
retail customers in the OPA. Identify the known availability and use 
of water storage strategies, conjunctive groundwater use, or banking 
techniques that potentially enhance the reliability of supplemental 
water supplies delivered to the OPA. Report the projected range of 
potential state water delivery amounts to the County under drought 
and normal conditions for the forthcoming 5 year period, and the 
percentage of the County’s full entitlement that all OPA and other 
County purveyors have accepted and are projected to accept during 
that period. (CWA, with CCWA) 

 
b. Calculate amount of supplemental water entitlement available for 

new development. Identify how much of supplemental water 
supplies are serving existing residents and other uses in the OPA, and 
calculate the amount of supplemental water available for future 
customers and new development in the OPA. (CWA, with PDD) 

 
c. Review fundamental assumptions of supplemental supply 

availability and reliability. Identify and review the central 
assumptions relied upon in state predictions of future supply 
adequacy and reliability within the OPA such as conservation 
programs, management of drought buffer entitlement, and 
availability of storage facilities for drought buffers and/or other 
surplus water. Identify any instances where OPA purveyors’ actions 
and/or policies significantly differ from the central assumptions 
concerning the availability, reliability or adequacy of water supplies. 
(CWA) 

 
d. Compare projections of demand with actual consumption. 

Compare the projected water demand from each approved project, 
subdivision or area of development and the total actual 
consumption from these projects, subdivisions or areas of 
development, to the extent possible.  Identify projects, subdivisions 
or areas of development whose actual consumption is substantially 
different from the projected demand.  (PDD)  

 
e. Changed conditions affecting entitlement.  Report any 

modification of the County master and/or purveyors’ state water 
entitlement due to master contract adjustments, reductions in 
entitlement or delivery due to reduced state water project system 
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reliability, over-subscription, system failure or other changed 
circumstances.  (CWA) Added by Res 01-225, 7/10/01 

 
Policy WAT-O-2: In order to be found consistent with Land Use Development Policy No. 4 

(LUDP#4), the water demand of new discretionary development must 
be offset by long-term* supplemental** water supplies that do not result 
in further overdraft of the local groundwater basin and that are 
adequate to meet the project’s net water demand as determined by the 
County considering appropriate reliability factors as determined by 
County Water Agency. To demonstrate an adequate long-term 
supplemental water supply, projects must comply with the following 
development standards: 

 
    *   “long-term” means permanent source of water for development. 
   ** “supplemental” water means a source of water other than groundwater, unless: 1. the 

groundwater basin has been determined to be no longer in overdraft, or 2. The use of 
groundwater is consistent with the final water rights judgement entered in the Santa Maria 
Groundwater Basin adjudication (Santa Maria Valley Water Conservation District v. City 
of Santa Maria, et al., Santa Clara County Superior Court Case No. CV 770214). 

   Amended by Res. 01-225, 7/10/01 
 
DevStd Wat-O-2.1: Prior to discretionary action by any County decision-maker on new 

development, the applicant shall provide one of the following: 
 

1. A "Can and Will Serve" letter from California Cities Water 
Company dated before July 1997; 

  2. An "Intent to Serve" letter from California Cities Water 
Company or other water purveyor(s) including draft contract(s), if 
any, demonstrating to the County’s satisfaction that the 
development’s net water demand will be offset by a long-term 
supplemental water supply and that the development will have a 
continuing right to obtain water equal to that of the water purveyor’s 
other customers. Contract(s), if any, must include terms consistent 
with the requirements of DevStd WAT-O-2.2. 

  (Amended by Res. 01-225, 7/10/01) 
 
 
Policy WAT-O-2: In order to be found consistent with Land Use Development Policy No. 4 

(LUDP#4), the water demand of new discretionary development must 
be offset by long-term* supplemental** water supplies that do not result 
in further overdraft of the local groundwater basin and that are 
adequate to meet the project’s net water demand as determined by the 
County considering appropriate reliability factors as determined by 
County Water Agency. To demonstrate an adequate long-term 
supplemental water supply, projects must comply with the following 
development standards: 

 
    *   “long-term” means permanent source of water for development. 
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   ** “supplemental” water means a source of water other than groundwater, unless: 1. the 
groundwater basin has been determined to be no longer in overdraft, or 2. The use of 
groundwater is consistent with the final water rights judgement entered in the Santa Maria 
Groundwater Basin adjudication (Santa Maria Valley Water Conservation District v. City 
of Santa Maria, et al., Santa Clara County Superior Court Case No. CV 770214). 

   Amended by Res. 01-225, 7/10/01 
 
DevStd Wat-O-2.1: Prior to discretionary action by any County decision-maker on new 

development, the applicant shall provide one of the following: 
 
   1. A "Can and Will Serve" letter from California Cities 

Water Company dated before July 1997; 
2. An "Intent to Serve" letter from California Cities Water Company or 

other water purveyor(s) including draft contract(s), if any, 
demonstrating to the County’s satisfaction that the development’s net 
water demand will be offset by a long-term supplemental water 
supply and that the development will have a continuing right to 
obtain water equal to that of the water purveyor’s other customers. 
Contract(s), if any, must include terms consistent with the 
requirements of DevStd WAT-O-2.2. 

   Amended by Res. 01-225, 7/10/01 

 
DevStd Wat-O-2.2: Prior to discretionary action on new development, the applicant must 

demonstrate adequacy of the water supply proposed to serve the project, 
unless the applicant has satisfied DevStd WAT-O-2.1 #1 above.  This 
demonstration shall be based on the following information, which must be 
provided prior to application completeness: 

 
Resources 
1. Provide information on project’s projected gross and net demand 

for water. The supplemental water supply must offset the project’s 
net water demand. 

2. Documentation of the reliability of the proposed water supply as 
projected by the Department of Water Resources (for State Water) 
and confirmed by the County Water Agency. 

3. A description of how the project will be served during drought 
periods. If conjunctive use of the Santa Maria Groundwater Basin 
is planned, demonstration that use of the basin will not contribute 
to long-term groundwater overdraft considering drought periods. 
The factual determination of overdraft contribution shall be made 
by the Planning & Development Department and County Water 
Agency. 

4. Provide a factual demonstration that the water purveyor has 
available, firm, long-term reliable water supplies which equal or 
exceed present demand from existing customers, projects approved 
for new service, and the proposed project under County review. 
The demonstration should also show that the project use would not 
contribute to overdraft of the basin.  The factual determination of 
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no additional overdraft shall be made by Planning & Development 
and County Water Agency. 

5. Provide draft contract(s) with water purveyor(s), which 
demonstrate(s) to the satisfaction of the County that the 
development will be served by a long-term supplemental water 
source and will have a continuing right to obtain water equal to 
that of the water purveyor’s other customers. 

6. Provide information on the water purveyor’s existing and projected 
range of potential State Water and/or other supplemental water 
delivery amounts needed for full buildout under the water 
purveyor’s management plan, status of conservation programs, 
drought buffers, and groundwater pumpage consistent with 
applicable state government code requirements on water reporting. 
Provide information on the most recent annual water deliveries 
from various sources in the purveyor’s service area, as available 
from existing reports. 

 
Facilities 
1. Documentation of the facilities necessary to deliver water and 

demonstration of permanent access to the facilities such that 
uninterrupted service would be provided.  The documentation must 
include a list and description of facilities, site plans, capacity and 
capital costs necessary to distribute water to the project. 

2. Demonstration that capital costs associated with providing service 
to the new development will not impact existing Orcutt 
development. 

3. Demonstration that the water supply project is designed, approved, 
funded and scheduled for implementation prior to tract map 
recordation or land use clearance. 

4. Describe approvals and entitlements necessary for the proposed 
water supply and delivery system. Added by Res. 01-225, 7/10/01 

 
DevStd Wat-O-2.3:  Prior to map recordation or land use clearance, the developer must 

provide a Can and Will Serve letter and necessary final contract(s) 
consistent with the conditions of the discretionary permits and terms 
of the draft contract(s). Added by Res. 01-225, 7/10/01 

 
Policy WAT-O-3: Development in Orcutt shall incorporate water efficient design and 

technology. 
 
Action WAT-O-3.1: The County Water Agency and P&D should develop a county-wide Water 

Conserving Landscape Design Program to be implemented through 
ordinance or other regulatory procedure.  As appropriate, this program shall 
address planning areas such as Orcutt. 
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Policy WAT-O-4: Previous agricultural historic use shall not be credited toward the water 
demand for urban development, unless required by law. 

 
Policy WAT-O-5: To reduce overall TDS levels in the wastewater in Orcutt, and thereby 

reduce the level of potential groundwater contamination from disposal 
of this wastewater, water used to serve new development in Orcutt must 
have a TDS level of no greater than 425 mg/L.  This may either be 
provided through direct deliveries of 425mg/L or less water to new 
development or through the delivery of offsetting 425mg/L or less water 
to the water system serving Orcutt.  An exception to this standard is 
allowed only when the TDS level of State Water delivered to Santa 
Maria exceeds 425mg/L; in that case, the TDS level of water serving 
Orcutt may not exceed the TDS level of State Water.  However, in 
"drought years" (as determined by the County Water Agency) water 
demand may be satisfied by groundwater pumpage in compliance with 
the adopted groundwater management agreement between the City of 
Santa Maria and the SMV Water Conservation District. 

 
Policy WAT-O-6: The County shall work with the Public Utilities Commission and the 

California Cities Water Company and/or other purveyors in an attempt 
to ensure that existing Orcutt residents do not pay directly or indirectly 
for water supplies necessary to serve new development. 

 
Action WAT-O-6.1: Upon adoption of the Orcutt Community Plan, the Board of Supervisors 

shall transmit a letter to the Public Utilities Commission stating its 
opposition to approval of any rate increase for existing residents which will 
pay directly or indirectly for water supplies necessary to serve new growth in 
Orcutt.  



 

 

 
 
 

IV. 
 

RESOURCES & 
CONSTRAINTS 
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A.   Air Quality 
 
1. EXISTING SETTING AND ISSUES 
 
A. Regulatory Setting:  The Federal Clean Air Act requires that the 
U.S. Environmental Protection Agency establish national ambient air 
quality standards (NAAQS) that protect the public health and regulate the 
emission of air-borne pollutants.  In California, air quality management 

and regulation has been legislatively granted to the California Air Resources Board (CARB), with 
Air Pollution Control Districts (APCD) at the regional level.  The CARB established California 
Ambient Air Quality Standards (CAAQS) and is responsible for regulation of mobile sources, while 
APCDs enforce and regulate stationary emission sources.  By law, the Federal standards may be 
exceeded not more than once per year, while the California standards may not be exceeded at all.   
The 1994 Clean Air Plan (CAP) is a comprehensive planning document prepared by the Santa 
Barbara County APCD in response to the mandates established by the Federal Clean Air Act 
Amendments of 1990 and California Clean Air Act (1988). The CAP is comprised of programs and 
control measures intended to provide guidance to the APCD, the county, cities and other local 
agencies on how to achieve attainment of federal and state ozone standards. Consistency with the 
CAP means that the stationary source and motor vehicle emissions associated with a project are 
accounted for in the CAP's emissions growth assumptions.  The 1994 CAP assumes development of 
3,800 new residential units in Orcutt by 2015. 
 
Orcutt Community Plan buildout of 2,997 new residential units is within the CAP growth 
assumptions for Orcutt11.  Inconsistencies with the CAP could occur if significant future growth in 
Orcutt (e.g., more than 3,800 new units) occurs prior to subsequent versions of the CAP which may 
incorporate technological advances that would permit a greater number of new residential units 
while still meeting air quality goals.  It is anticipated that an updated CAP will be prepared long 
before residential growth in Orcutt approaches 3,800 units. 
 
B. Regional & OPA Setting:  Santa Barbara County is located in the South Central Coast Air 
Basin which also includes neighboring San Luis Obispo and Ventura Counties. The Mediterranean-
type climate of the Santa Maria Valley is characterized by warm, dry summers and cool, damp 
winters with occasional rainy periods.  Westerly wind circulation is dominated by the Pacific high 
pressure system where light to moderate sea breezes predominate during daytime hours and milder 
land breezes from the east predominate during night and early morning hours.  
 
 
Ambient air quality in the region is generally good, however the County has historically exceeded 
California and/or federal health standards for three pollutants: ozone (O3), particulate matter less 
than 10 microns in diameter (PM10), and hydrogen sulfide (H2S).  Santa Barbara County is currently 
                                                           
    11 The Urbemis runs for the high-build scenario evaluated 10,000+ units, which more than encompasses the Plan level. 
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classified "non-attainment" for the state standards for ozone and PM10, and the federal standard for 
ozone. 
 
The closest air monitoring station to the Orcutt Planning Area is the Santa Maria Broadway/Library 
monitoring station in downtown Santa Maria.  This station measures ozone (O3), PM10, and SO2. 
 
Ozone:  Ozone is formed in the atmosphere through a series of chemical reactions involving oxides 
of nitrogen (NOx), reactive organic compounds (ROC), and sunlight occurring over a period of 
several hours.  The major source of NOx in the county is combustion of fossil fuels in automobiles, 
the petroleum industry, and channel shipping.  ROC sources include natural seeps of oil and gas, use 
of solvents in paints, consumer products and industry, automobiles, natural vegetation, and the 
petroleum industry.   
 
Historical ozone data show that Santa Barbara County air quality is improving.  The number of 
times which the state ozone standard has been exceeded has declined from a high of 43 days in 1988 
to 23 days in 1996.  The number of times the less stringent federal ozone standard has been 
exceeded has also declined from a high of 9 days in 1989 to 3 days in 1995 and 4 days in 1996.  
However, Santa Barbara County continues to violate the state and federal ozone standards.  Because 
of the high number of violations of the federal ozone standard, in 1997 the U.S. Environmental 
Protection Agency redesignated Santa Barbara County from Moderate to Serious for non-
compliance with ozone standards. 
 
Particulate Matter:  Particulate matter is a respiratory irritant which can cause serious health effects.  
PM10 is generated by a wide variety of sources including road dust, internal combustion engines, 
wind blown dust, wildfires, construction sites, and agricultural tilling.  In the Orcutt Planning Area, 
prevailing winds in combination with sandy soils naturally put particulate matter into the 
atmosphere; however, these conditions are aggravated by activities such as agricultural 
discing/plowing and blowing sand from construction grading and unvegetated slopes.  Construction 
activities associated with development projects must employ dust control measures such as 
watering, revegetation, project phasing, and covered stockpiling. 
 
Santa Barbara County violates both state PM10 annual and 24-hour standards. The downtown Santa 
Maria monitoring station has the county's third highest exceedance rate of the State annual PM10 
standard (28 days between 1986 and 1994).  County-wide, the number of times the State annual 
PM10 standard has been exceeded has declined from a high of 17 in 1989 to 9 in 1996.  Instances 
where the 24-hour standard has been exceeded are more widespread across the county, although 
they do not occur frequently.   
 
 
Land Use Patterns:  With the exception of Old Town Orcutt, existing land use patterns throughout 
most of the planning area are not conducive to walking, cycling, and transit use for local trips.  
Many residential developments have low densities and are often isolated from commercial services. 
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The majority of lots in Orcutt are 6,000 to 10,000 square feet, which leads to population densities 
too low to support frequent and direct transit service.  This predominant suburban development 
pattern increases auto trips for shopping, recreation, school, as well as employment commuting.  
This trend leads to increased vehicle miles travelled and ever wider, more congested arterial streets 
which in turn discourage walking or cycling to even nearby destinations. 
 
Jobs-Housing Balance:  The community of Orcutt has one of the lowest ratios of jobs to housing in 
the county (Jobs Housing Study; SBCAG, 1995).  As a result of the low employment base, most 
residents of Orcutt leave the community for work.  While local ozone levels are below state and 
federal air quality thresholds, the jobs-housing imbalance contributes to the county-wide ozone 
problem since local residents commute greater distances south to Lompoc, Santa Ynez, Goleta, and 
Santa Barbara, as well as north to Santa Maria and San Luis Obispo County.  
 
C. Planning Issues:   The primary air quality planning issues facing Orcutt include low-density 
development and the jobs-housing imbalance which contribute to the County's ozone problems, and 
the generation of particulate matter from site preparation activities and agricultural tilling. 
 
The Orcutt Plan addresses the jobs-housing balance and land use patterns affecting the generation of 
ozone precursors (i.e., NOx and ROC) in several ways.  Emphasis has been placed on developing 
in-fill parcels within the urban core to reduce the number of vehicle trips and vehicle miles 
travelled.  This land use strategy is designed to provide a more compact urban form conducive to 
pedestrians and alternative modes of transportation.  Higher density designations have been placed 
on properties near or adjacent to major roadways to increase access to public transportation.  Mixed-
use zone designations and implementation of a vehicle trip reduction incentive program are 
designed to encourage pedestrian oriented developments. The OCP also expands commercial and 
business opportunities to allow more Orcutt residents to work and shop locally.  And finally, an 
expanded bikeways system has been designed to serve both recreation and commuting needs and to 
reduce auto trips.  From a regional perspective, the bikeway plan identifies "nodes" which connect 
the Orcutt bikeways system with the City of Santa Maria bikeway system. 
 
The Orcutt Plan addresses the generation of PM10 through the application of the PRD zone district 
on many Key Sites. The PRD zone district requires clustering of units which will minimize the 
extent of graded areas.  In addition, new development will be required to implement APCD Dust 
Control Requirements.  Proper implementation of these measures is assumed to achieve a 50% 
reduction in fugitive dust. 
 
2. AIR QUALITY POLICIES AND DEVELOPMENT STANDARDS 
 
The following Policies and Development Standards address air quality issues in the Orcutt Plan 

Area.  Please also refer to Section III.H--Transportation for related polices designed to improve 

local air quality. 
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Policy AQ-O-1: The County shall encourage land use planning and development design 
which reduces air pollution through development of transportation 
infrastructure supportive of alternative modes of transportation and 
pedestrian oriented developments. 

 
Prog. AQ-O-1.1: The County should develop a vehicle trip reduction incentive program for 

projects incorporating measures proven to reduce employee commute trips 
or customer trips.  Incentives could include reduced permit fees, expedited 
permit processing, and/or on-site parking requirement reductions. 

 
Prog. AQ-O-1.2: The County should develop a program (i.e., enterprise zone, redevelopment, 

incentive programs, etc.) which promotes and supports Old Town Orcutt as 
the primary pedestrian-oriented, commercial center in the community. 

 
Action AQ-O-1.3: The County should encourage mixed use developments that provide 

commercial services such as day care centers, restaurants, banks, and stores 
near employment centers. 

 
 
Policy AQ-O-2: Significant fugitive dust and PM10 emissions shall be reduced through 

implementation of appropriate construction restrictions and control 
measures, consistent with standards adopted by the Board. 

 
 
Policy AQ-O-3: The County should promote the use of alternative fuels, solar energy 

systems, and the use of construction techniques which are designed to 
conserve energy and minimize pollution in Orcutt, consistent with, but 
not limited to the provisions of the CA Building Code. 
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B.   Biologic Habitats 
 
1. EXISTING SETTING 
 
A. Regional Setting:  The Santa Maria Valley lies within the 
Santa Maria Basin, a northwest to southeast-trending trough extending 
from Morro Bay southward to Point Arguello.  Three large dune 
complexes are found in this basin; one of which, the Santa Maria 
Valley Dune Complex, is the largest system of coastal dunes in 

California.  Point Conception, located south of the Santa Maria Valley basin, is a transition zone 
between the southern and central California maritime plant communities.  Due to its location near 
this transition zone, the Santa Maria Valley Basin supports diverse vegetation communities from 
both the southern and central California plant communities (Figure 24).  
 
B. Regulatory Setting:  Several existing Federal, State and local procedures protect important 
biological communities and sensitive species in Santa Barbara County.  "Sensitive Species" is used 
as a broad term that may include Federal and State-listed threatened, endangered or candidate 
species, as well as "species of special concern" and species that are locally rare, uncommon or 
endemic to particular sites (Table 37 summarizes some of the listed and candidate species which 
occur in the OPA).  The Land Use Element and Environmental Resource Management Element of 
the County Comprehensive Plan include biological protection policies for new development. 
 
C. OPA Setting:  Orcutt is located in the southern portion of the Santa Maria Valley and is 
bounded to the south by the Solomon Hills and to the west by the Casmalia Hills.  This area is 
biologically unusual as it is situated on a series of wind-blown sand dunes known as the Orcutt 
Terrace, deposited approximately 6,000 to 80,000 years ago.  The Orcutt Terrace is exposed to 
warm, dry summers with coastal fog and cool, wet winters combined with prevailing winds from 
the northwest.  These sand dunes are one of the oldest, largest and best preserved wind-blown dune 
systems in coastal California.   
 
Although a majority of habitats within the Orcutt area have been disturbed by past urban, 
agricultural and oil development, regionally significant habitats remain in the Solomon and 
Casmalia Hills and within the corridors of Orcutt, Pine Canyon, and Graciosa Creeks, with other 
biological communities found on the remaining open lands throughout Orcutt (Table 38 and Figures 
25 and 26).  Even some of the open spaces within the urban area (such as the central dune scrub on 
Key Site 30) support unique ecological communities.  These habitats support substantial 
populations of native plants and animals, and serve as links or corridors from the surrounding hills 
to the valley floor. 
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South Orcutt:  South Orcutt and the Solomon Hills support the highest biological diversity within 
the OPA because of the variety of plant communities represented.  These include riparian 
communities along Orcutt Creek and smaller drainages, central dune scrub and grassland at lower 
elevations, oak woodland on north-facing slopes and in canyons, coastal sage scrub and sandhill 
chaparral on the higher and drier slopes, and Bishop Pine Forest on and near Graciosa Ridge.  These 
habitats support a wide diversity of wildlife including deer herds, bobcats, etc.  
 
Central Urban Core:  Significant biological resources here consist of central dune scrub, eucalyptus 
woodland, mixed woodland, grassland, and riparian communities along Orcutt Creek and the 
drainages originating in Pine and Graciosa Canyons.  These small but important areas link the open 
lands of the Solomon and Casmalia Hills with the extensive grasslands and wetlands beyond the 
limits of Orcutt and the City of Santa Maria.   
 
West Orcutt:  This area is relatively flat and dominated by grassland.  Riparian communities occur 
along Orcutt Creek and several unnamed drainages, and provide habitat continuity with the more 
rugged and open lands of the Solomon Hills, as well as access opportunities for foraging by birds 
and large mammals in the adjacent grasslands.  The sand dunes in the northeast corner of Key Site 
22 support sandhill chaparral.  
 
The grasslands in west Orcutt provide ideal hunting opportunities for many species of raptors, 
including the sensitive golden eagle, loggerhead shrike, and white tailed kite.  The Casmalia Hills to 
the south are vegetated with grassland, oak woodland and central coastal scrub.  Small wetlands 
occur near the ridge of these hills.  Golden eagle and red-tailed hawk have been observed on the 
ridge.  Tiger salamander, American badger and burrowing owl also live in this area. 
 
East of Highway 101:  This area is dominated by grassland which provides hunting grounds for a 
wide variety of raptors including northern harrier and white-tailed kite.  Extensive wildflower 
displays occur here in the spring including lupines and owl's clover.  Central dune scrub dominated 
by silver lupine occurs on some of the rolling dunes.  Despite subjection to intensive grazing, 
agricultural, and oil-development activities, this area contains the largest and least-disturbed 
examples of Orcutt Terrace grassland. 
 
The area east of 101 contains habitat for and populations of the silvery legless lizard, the coast 
horned lizard, the California tiger salamander, the spadefoot toad, and the American badger (Hunt, 
1995).  The open grassland and vegetated dunes of this area provide for free wildlife movement. A 
eucalyptus windrow along Telephone Road, north of Clark Avenue may support a turkey vulture 
roost. 
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2. PLANNING ISSUES 
 
Private as well as public projects have the potential to directly affect biological resources in the 
OPA through removal of habitats and indirectly through the effects of urbanization (noise, fencing, 
domestic animals, lighting, erosion, etc.)  Public projects required to support development under the 
Orcutt Community Plan which may impact biological resources include roadway extensions, trails 
and bike paths, expansion of sewer services, development of water supplies, flood control activities 
and facilities, construction of new schools and fire management activities. 
 
The most sensitive biological resources in Orcutt are protected through the Open Space Plan which 
designates appropriate undeveloped natural areas as open space and sets standards for development 
adjacent to these areas.  The Orcutt Creek corridor, Casmalia and Solomon foothills, and slope and 
flood prone areas are examples of open space corridors that contain important biological resources 
protected through Open Space designation.  The Planned Residential Development (PRD) and 
Design Residential (DR) zone districts protect biological resources through development design 
(e.g., clustering) to allow sufficient development while ensuring the protection of sensitive 
resources.  Finally, for sites in Orcutt that do not have the PRD or DR designation or identified 
Open Space areas, development standards are applied to protect biological resources. 
 
3. BIOLOGICAL POLICIES, ACTIONS & DEVELOPMENT STANDARDS  
 
Policy BIO-O-1: Important natural resources in Orcutt, including sandhill chaparral, 

central dune scrub, wetlands, oak trees and woodland, Bishop pine 
forest, specimen trees, and central sage scrub shall be protected, 
consistent with the Open Space Plan and the standards below, unless 
this would prevent reasonable development of a property. 

 
 DevStd BIO-O-1.1: Development shall be sited and designed to avoid disruption and 

fragmentation of significant natural resources within and adjacent to 
designated undeveloped natural open space areas, minimize removal of 
significant native vegetation and trees, preserve wildlife corridors and 
provide reasonable levels of habitat restoration.  Where possible, significant 
natural resources, such as specimen trees, adjacent to designated, natural 
undeveloped open space corridors should be preserved.   

 
 DevStd BIO-O-1.2: Development within or adjacent to designated natural open space areas shall 

be reviewed for, and required to implement, habitat restoration where site-
specific impacts require restoration.  If restoration on or near the site is not 
feasible, acquisition and preservation of additional habitat acreage should be 
considered, as a last resort if no other like-kind habitat mitigation options are 
available, payment into a mitigation bank program within the OPA that is 
acceptable to the County as provided for by new DevStd BIO-O-1.8.  
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Mitigation and restoration plans should identify acreage impacted, 
replacement ratios, success criteria, remedial measures, and funding and 
responsibility for long-term maintenance and monitoring.  All such 
restoration projects shall utilize native plants derived from local (Orcutt) 
seed and cutting stock, or as deemed biologically acceptable by a County 
qualified biologist.  Wildlife relocation should be avoided.  However, any 
wildlife relocation should be coordinated with Fish and Game and be 
consistent with applicable State standards. Amended by Res. 01-226, 7/10/01 

 
 DevStd BIO-O-1.3: Landscaping for development on the edge of designated natural undeveloped 

open space areas shall include native trees and shrubs, with habitat 
restoration efforts focused on buffers.  Planting of highly invasive weedy 
plants (e.g., iceplant, pampas grass, veldt grass, monterey pine, eucalyptus, 
spiny clotbur, and Australian fireweed) shall be prohibited within 500 feet of 
natural undeveloped open space areas as designated on the Open Space map 
(Figure 17). 

 
 DevStd BIO-O-1.4: To allow the potential for wildfire and tree regeneration to occur, new 

structures should be located an adequate distance from the Bishop Pine 
forest boundaries.  Trails should be sited and designed to protect Bishop Pine 
forests.  

 
 DevStd BIO-O-1.5: The edges of designated undeveloped natural open space areas shall be 

clearly delineated and fenced where necessary to protect resources both 
during construction and, when appropriate, over the life of the project.  Long 
term fencing shall be designed to accommodate wildlife passage where 
appropriate. 

 
 Prog. BIO-O-1.6: When funding is available, P&D should work with the cities of Santa Maria 

and Guadalupe, Laguna County Sanitation District, Caltrans, and other 
interested agencies to develop a Regional Mitigation Banking Program for 
the Santa Maria Valley.  The program should identify mitigation sites within 
(and outside) the OPA that could be purchased for the purpose of 
preservation and/or restoration and should include standards for mitigation 
objectives, maintenance, monitoring, and funding.   

 
 DevStd BIO-O-1.7: Development adjacent to undeveloped natural open space within high fire 

hazard areas shall be sited and designed to minimize fire protection activities 
(e.g., fuel breaks) that may potentially disrupt these areas.  Structures shall 
be sited a minimum of 100 feet from the edge of designated open space areas 
in the rural area and along the urban/rural corridors (e.g., Orcutt Creek).  
This setback may be adjusted downward to retain open space vegetation and 
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allow reasonable use of a property.  Fire fighting equipment access shall be 
allowed within this setback and landscaping within this area should not 
impede the use of such equipment.  Paved roads and trails may be allowed 
within the setback area. 

  
 DevStd BIO-O-1.8: Where new development eliminates important onsite habitat (e.g. coastal 

sage scrub, grasslands, riparian habitat and wetlands), County shall require 
development to restore or enhance like-kind habitat either onsite or offsite. If 
restoration sites are limited or unavailable, County shall require payment of 
adequate fees into a mitigation bank program acceptable to County to 
permanently protect a comparable or greater amount of created or restored 
habitat elsewhere within the OPA. Added by Res. 01-226, 7/10/01 

  
 Action BIO-O-1.9: The County shall develop a mechanism to demonstrate how mitigation bank 

fees are to be expended. Added by Res. 01-226, 7/10/01 
 
 Policy BIO-O-2: Consistent with necessary flood control practices, natural stream 

channels and riparian vegetation in Orcutt shall be maintained in an 
undisturbed state in order to protect banks from erosion, enhance 
wildlife passageways, and provide natural greenbelts, unless this would 
prevent reasonable development of a property. 

 
 DevStd BIO-O-2.1: Development shall include: a minimum setback of 50 feet from the outside 

edge of riparian vegetation or the top of creek bank (whichever is further) 
which may be adjusted upward depending on slopes, biological resources 
and erosion potential; hooding and directing lights away from the creek; 
drainage plans shall direct polluting drainage away from the creek or include 
appropriate filters; and erosion and sedimentation control plans shall be 
implemented during construction. 

 
 Action BIO-O-2.2: The County shall explore methods of returning more water to Orcutt Creek 

in non-flood times to facilitate more year-round flows; such releases of water 
should be implemented only if determined to be biologically beneficial.  
Methods could include directed run-off from Sites 3, 5 and 6, designing the 
retention basins to release water more slowly, or installing parallel LCSD 
trunk lines to allow reclaimed water to be pumped east and placed in Orcutt 
Creek. 

  
 DevStd BIO-O-2.3: Setbacks shall be sufficient to allow and maintain natural stream channel 

processes (e.g. erosion, meanders) and to protect all new structures and 
development from such processes. Hardbank protection (including riprap, 
boulders, concrete) shall be prohibited unless necessary to protect an existing 
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structure or facilities of a public works nature, whether existing or proposed 
(e.g., energy dissipators, upstream fact of retention basins, high flow 
diversion structures, bridges, roads, trails, necessary private access, etc.), 
subject to Public Works and Planning and Development Department review. 
Added by Res. 01-226, 7/10/01 

 
 Policy BIO-O-3: Established native trees in designated open space areas shall be 

protected.  Established native trees in developable areas shall be 
incorporated into the site landscaping plan to the greatest degree 
feasible except where it would interfere with reasonable development of 
a property.  Native trees shall be considered established if they are six 
feet in height.  

 
 DevStd BIO-O-3.1: To the maximum extent feasible, development shall be designed to avoid 

damage to established native trees (e.g., oaks) by incorporating setbacks, 
clustering, or other appropriate methods.  Areas protected from grading, 
paving, and other disturbances shall include the area 6 feet outside of 
established native tree driplines, unless this distance would interfere with 
reasonable development of a property.  Where native trees are removed, they 
shall be replaced in a manner consistent with County standards. 

 
 Policy BIO-O-4: Non-native trees (e.g., eucalyptus groves and windrows) that provide 

known raptor nesting or key roosting sites shall be protected; non-
native specimen trees shall be protected to the greatest degree feasible 
except where it would interfere with reasonable development of a 
property.  Non-native trees of less than 25 inches in diameter at breast 
height do not qualify as specimens for this Policy. 

 
 DevStd BIO-O-4.1: Where non-native specimen trees are removed for development the County 

should consider replacement with native trees. 
 
 Policy BIO-O-5: New facilities in Orcutt, including roads, bikepaths/trails, sewer lines 

and retention basins, shall to the maximum extent feasible be sited and 
designed to avoid disruption of significant natural resources within 
designated natural undeveloped open space areas, minimize removal of 
significant native vegetation and trees and provide for reasonable levels 
of habitat restoration for significant habitats disrupted by construction.  

 
 DevStd BIO-O-5.1: Road construction shall minimize filling within creeks, stream corridors and 

wetlands and avoid or minimize removal of riparian vegetation. To the 
maximum extent feasible, bridges (rather than culverts) shall be required 
over all major creeks and wildlife corridors. Such bridges shall be designed 
to facilitate wildlife passage by providing at least 6 feet of vertical clearance 
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and locate support structures outside of creekbanks, if feasible. Crossings of 
tributaries and drainages should use bridges if a bridge would avoid or 
substantially reduce impacts to sensitive habitat and sediment buildup.  Road 
projects should also preserve the hydrologic connectivity between wetlands, 
and between wetlands and upland areas. 

 
 DevStd BIO-O-5.2: In designated open space areas, roadway segments (e.g., Union Valley 

Parkway and E Street) shall be designed in consultation with P&D, the Park 
Department, and appropriate federal and state agencies to allow wildlife 
passage through provision of appropriately placed bridges and/or culverts, 
and shall prohibit all night lighting in designated open space corridors except 
as necessary for public safety (e.g., intersections, trailheads or crossings).  
Light "spill over" should be minimized by directing lighting away from the 
open space area, the use of hoods, and landscape screening (with native 
species) along the road. 

 
 DevStd BIO-O-5.3: Multi-use trail construction should avoid removal of riparian vegetation to 

the maximum extent feasible.  The Orcutt Creek multi-use trail shall be set 
back a minimum of 50 feet from the outside edge of riparian vegetation or 
the top-of-bank (whichever is further), unless this would make the multi-use 
trail link infeasible.  Trail construction shall include riparian restoration  
between the edge of existing native vegetation and the bicycle path.  Trail 
lighting should be directed away from the creek. 

 
 DevStd BIO-O-5.4: Trails should follow existing dirt road and trail alignments and utilize 

existing bridges where feasible.  Where this is not possible, prior to final trail 
alignment proposed trail routes should be surveyed and rerouted where 
necessary to avoid sensitive species, subject to final approval by P&D and 
the Park Department.  All trails shall be sited and designed to avoid or 
minimize impacts to sensitive resources, areas of steep slopes and/or highly 
erosive/sandy soils, where feasible.  Developers shall fund sign installation 
along certain trails (as identified in the Multi Use Trail Guidelines) providing 
educational and interpretive information and advising dog owners to keep 
their dogs out of sensitive habitats. 

 
 DevStd BIO-O-5.5: Siting and construction of a new or expanded sewage treatment facility and 

associated ponds and/or spraying grounds and sewer trunk line extensions 
shall avoid important natural resources and should be based on results of 
sensitive species surveys.  Facilities shall be constructed a minimum distance 
of 50 feet from the edge of riparian, marsh and wetland areas and shall avoid 
amphibian retreat areas.  Sewer trunk lines should be placed under or 
adjacent to roads, bike paths or trails, not within creeks or wetland areas. 
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 DevStd BIO-O-5.6: Excavated fill for retention basin construction shall not be placed within 

important natural resource areas.  Areas adjacent to or within habitats which 
are disturbed during construction shall be revegetated with appropriate native 
species.  All sensitive habitat areas adjacent to proposed retention basins 
shall be fenced before grading begins to prevent disturbance and stockpiling 
in these areas. 

 
 Action BIO-O-5.7: Any County approval of plans for diversion of Orcutt Creek water should 

include formulation and implementation of an Orcutt Creek Watershed 
Management Plan that provides an adequate water supply in and below the 
stream channel for sustained riparian habitat associated with the stream. 
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C.   Flooding and Drainage 
 
1. EXISTING SETTING AND ISSUES 
 
A. Regional Setting:  The Santa Maria Valley watershed is a 
southeast to northwest trending alluvial basin.  The Santa Maria River, 
which flows from the confluence of the Sisquoc and Cuyama Rivers at the 

northern edge of the valley south to the Pacific Ocean, is the primary drainage for the Valley.  Prior 
to 1952, when the construction of Twitchell Dam and the Santa Maria River levees reduced peak 
discharges and corresponding flooding, major flood damage occurred in the valley.  In the City of 
Santa Maria, most storm drain facilities have the capacity to convey up to 25-year storm flows, with 
the balance carried in streets and gutters.  Several floodwater retention basins located throughout the 
Santa Maria Valley function as storm water holding areas to reduce peak flows and avoid the need 
to develop larger capacity conveyance systems. 
 
B. OPA Setting:   The Orcutt Planning Area (OPA) is wholly contained within the Flood 
Control District-defined 29,000 acre Orcutt Drainage Area.  Orcutt Creek, the primary drainage in 
the OPA, flows southeast to northwest across the 5,000-acre drainage area into the former 
Betteravia Lakes and terminates at the Santa Maria River.  This primarily natural channel varies 
from a shallow meandering course to areas of deep incision and carries significant amounts of silt 
which cause flood waters to overflow the banks (Figure 27). 
 
The majority of urban development is located in the relatively flat, low-lying northern portion of the 
Plan Area, while the southern portion contains Orcutt Creek, foothill slopes and less development.  
The amount of impervious surfaces and level topography in the northern portion results in increased 
deposition and flooding in this area, and the steeper, less developed southern area is subject to rapid 
soil erosion. 
 
The average rainfall of 13.4 inches per year in Orcutt does not produce substantial surface runoff in 
most years as the extraordinary perviousness of the dune sand allows complete absorption of high 
intensity rainfall.  However, upon saturation of the dune sand layer, storm water runoff is nearly 
equivalent to the amount of rainfall.  As a result of these factors, significant runoff occurs about 
once every 6 to 7 years. 
 
Agriculture has had a significant effect on the natural drainage patterns in the Santa Maria Valley.  
The Betteravia Lakes, which accept flood waters from Orcutt Creek, were once a series of natural 
shallow lakes.  These lakes have since been reclaimed as prime farmland, acting as a de facto basin 
during periods of wet weather.  Historically, flooding associated with agriculture in the Orcutt area 
has been negligible since the majority of the watershed's agricultural land consisted of non-irrigated 
pasture land.  In recent years, drip-irrigation farming technology has resulted in the conversion of 
over 3,000 acres of pasture land to primarily strawberries, which are grown using plastic membrane 
to cover the planting beds.  Use of these membranes creates an impervious surface, comparable to 
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commercial development in an urban setting.  Where such agricultural uses occur upstream of urban 
areas, serious flooding occurs.  Santa Barbara County Flood Control is working with growers to 
ensure that offsite runoff is adequately addressed. 
 
Central Urban Core:  Orcutt Creek between State Route 135 and California Boulevard is the 
natural drainage course in the central urban core.  Orcutt Creek crosses State Route 135, Bradley 
Road, Orcutt Road, and California Boulevard through a series of under-sized culverts which cause 
upstream ponding of storm water during major storm events.  The California Boulevard retention 
basin is located in this area and receives runoff from approximately 4,900 acres of the Orcutt Creek 
watershed.  Most of the existing development here is adequately served by private or public 
retention basins. 
 
South Orcutt:  Natural drainage courses in this area consist of the upper reaches of Orcutt Creek and 
primary tributaries from Graciosa and Pine Canyon.   The Orcutt Creek channel is largely 
characterized by natural banks with a channel depth of 5-10 feet and a width of 25-50 feet.  Some 
development in this area is served by private retention basins. 
 
West Orcutt:  Natural drainage courses in this area consist of the lower reaches of the Graciosa and 
Pine Canyon tributaries of Orcutt Creek, the 2-mile portion of Orcutt Creek below their confluence, 
and unnamed drainages beginning in the Casmalia Hills.  The banks of the Orcutt Creek channel 
range from 5-10 feet deep and in most areas widths range from 25-75 feet, with widths increasing 
substantially on Site 22.  Some development in this area is served by private retention basins. 
 
East of Highway 101:   Natural drainage courses in this area consist of the origin of Orcutt Creek 
and three minor drainages.  Lake Marie (for which the subdivision is named) is located just outside 
the OPA.  The Betteravia Basin, located at the intersection of Miller Street and Betteravia Road in 
the City of Santa Maria, receives runoff from 2,200 acres east of Highway 101, portions of which 
are located within this sub-area.  There are no retention basins located here, however several low 
points along the frontage road collect excess runoff which either evaporates or percolates into the 
ground.  Strawberry production in this area results in significant downstream flooding due to 
increased runoff from extensive use of plastic membranes. 
 
C. Regulatory Setting:  The Flood Control District operates under the regulatory authority of 
County Ordinance #3095, which requires mitigation for any development within 50 feet of the top 
of bank of any watercourse, and Ordinance #3898, which requires the finish floor elevation of all 
habitable structures to be a minimum of two feet above the 100-year flood elevation.  A floodplain 
is the area of land defined by the Federal Emergency Management Agency (FEMA) that may be 
submerged by flood waters during a 100-year storm event.  A floodway is the area of a channel or 
river which must be reserved in an unobstructed condition in order to convey a 100-year flood 
without increasing flood elevations more than one foot.  These areas are defined on Federal 
Emergency Management Association (FEMA) Flood Insurance Rate Maps (FIRM). 
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The County Flood Control and Water Conservation District Orcutt Master Drainage Plan identifies 
and provides for construction and maintenance of regional drainage facilities, primarily drainage 
channels and culverts, in the Orcutt area.  In 1983, the District completed the design and 
construction of the Orcutt Regional Recharge Project, a series of pipelines and channels linked with 
32 (5 public, 27 private) retention basins.  Retention basins are designed to capture storm water 
runoff during peak flows and release it at a slower rate so that it may be adequately conveyed 
through drainage facilities and Orcutt Creek, whose capacity cannot accommodate the peak flows.  
Most retention basin and storm drain facilities in the system are designed to accommodate a 25-year 
storm event with major culvert crossings and open channel drainage facilities sized to a 100-year 
event. 
 
2. PLANNING ISSUES 
 
Although the OPA has large areas of highly permeable soils, full buildout of the Plan would create 
over 1,500 acres of new impervious surfaces, leading to substantial increases in runoff.  In the more 
urban portions of the community much of the runoff from development would drain into man-made 
and natural drainage systems which cannot accommodate flows from storms at or above 25-year 
flood levels, resulting in  localized ponding in area streets and possible flooding along Orcutt Creek.  
Even if adequate retention basin systems are provided to reduce peak flows, the increased runoff 
would result in substantial increased flooding and ponding at terminal storage, the former Betteravia 
Lakes. 
 
In addition to hazards from increased runoff, the majority of Orcutt's undeveloped Key Sites are 
located adjacent to or partially within areas exposed to flooding from Orcutt, Pine Canyon and 
Graciosa Creeks.  Although major flooding is likely to be confined to Orcutt Creek, the extent of 
flood hazards associated with Graciosa and Pine Canyon Creeks is not well documented. Pressure 
for development in these floodplains could expose new development to flood hazards.  
 
A 1995 Flood Evaluation Report for Orcutt concluded that FEMA hydrology and drainage areas for 
Orcutt Creek are essentially accurate, but that existing topography, hydraulics and drainage vary 
significantly from the adopted flood maps along certain cross sections of the creek.  The Flood 
Control District has delineated the floodplain and floodway in the more restrictive locations (the 
boundary furthest away from the creek).  When results of the evaluation are confirmed by further 
investigation, the provisional floodway and floodplain boundaries will likely be submitted by the 
County to FEMA to allow revision of the officially adopted Flood Insurance Rate Maps (Figures 
28, 29, 30).  Until then, the Flood Control District will delineate the floodway and floodplain by the 
more restrictive of the 2 sets of maps. 
 
The OCP relies on two primary methods to address the flood hazards associated with increased 
runoff and flooding along creeks: the Open Space Plan and the Regional Retention Basin System. 
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Open Space Plan:  The Orcutt Open Space Plan (see the Parks, Rec., Trails and Open Space 
section) has been designed to minimize the exposure of new development to hazards, including 
flooding.  To accomplish this, known and potential floodplains along Orcutt, Pine Canyon and 
Graciosa Creeks have been designated as open space.  Development within the majority of Key 
Sites affected by flooding along these creeks will be clustered in areas outside of floodways through 
use of the PRD and DR zone districts.  In very limited circumstances, some development may be 
allowed in the floodplain with finish floor elevations constructed on raised foundations rather than 
fill.  Where sites along the creeks are designated with zoning which does not require clustering, 
flood hazard areas are designated as no build zones. 
 
Regional Retention Basin System:  The majority of the urban core is served by private drainage 
facilities.  These mostly small and discontinuous basins are often not as effective as large regional 
basins, are difficult to maintain and are often unsightly.  The Flood Control District has identified 
twelve potential regional retention basin locations in the OPA designed to minimize or eliminate the 
use of project-specific onsite basins.  These regional basins could accommodate both increased 
storm flows associated with new development and flows from existing private basins (Figure 31).  
These larger basins also provide opportunity for dual use as recreational facilities during the dry 
season. 
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3. FLOODING AND DRAINAGE POLICIES, ACTIONS AND DEVELOPMENT 
 STANDARDS 
 
Policy FLD-O-1: Flood risks in the Orcutt planning area shall be minimized through 

appropriate design and land use controls. 
 
Action FLD-O-1.1: The County shall designate all areas within the 100-year floodplain and 

floodway of Orcutt, Pine Canyon, and Graciosa Creeks as Open Space.  As 
new flood maps are adopted by FEMA, they will be followed.  Until then, 
the more protective of the two maps (HEC II and current FEMA) will be 
followed. 

 
DevStd FLD-O-1.2: No structures or other development (except for bridges, culverts and flood 

control requirements) shall be allowed within creek channels. 
 
DevStd FLD-O-1.3: No development shall be permitted within the floodplain of Orcutt, Pine 

Canyon or Graciosa Creeks unless such development would either be 
necessary to: 

 
   1. Permit reasonable development of the site and would not lead to 

disturbance or removal of significant riparian/wetland vegetation; or 
 
   2. Accomplish a major public policy goal of the Orcutt Community 

Plan. 
 
DevStd FLD-O-1.4: Residential units requiring raised finish floor elevations in areas prone to 

flooding shall be constructed on raised foundations rather than fill material, 
where practical. 

 
Policy FLD-O-2: Off-site runoff associated with development should be minimized. 
 
DevStd FLD-O-2.1: Pervious construction materials, such as turf block, non-grouted brick, and 

gravel, shall be used where feasible. 
 
Policy FLD-O-3: Short-term and long-term erosion associated with development shall be 

minimized. 
 
DevStd FLD-O-3.1: Development projects shall incorporate sedimentation traps to minimize the 

erosion of soils into natural and manmade flood control drainages, where 
feasible.  All development adjacent to stream channels shall be required to 
install check dams as deemed appropriate by Flood Control and Planning & 
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Development to minimize channel down-cutting and erosion.  To the 
maximum extent feasible, all such structures shall be designed to avoid 
impacts to creek vegetation. 

 
DevStd FLD-O-3.2: Silt fencing, straw bales, sand bags, and sediment basins shall be used in 

conjunction with other methods to prevent erosion on slopes and siltation of 
the stream channel. 

 
DevStd FLD-O-3.3: Drainage outlets into natural creek channels shall be constructed in a manner 

which causes outlet flow to approximate the general direction of natural 
stream flow.  Energy dissipators beneath outlet points shall be incorporated 
where appropriate, and designed to minimize damage to creek vegetation. 

 
Policy FLD-O-4: All applications for development within the Orcutt Community Plan 

area shall comply with applicable County development standards 
regarding drainage, floodplain management, and stream setbacks. 

 
DevStd FLD-O-4.1: The Santa Barbara Flood Control and Water Conservation District shall 

review all site and grading plans that are subject to County Floodplain 
Management and Stream Setback ordinances and verify conformance to all 
applicable County development requirements to ensure proposed drainage 
and water conveyance systems are designed to meet District standards and 
are directed into a District approved watercourse or drainage facility.  
Quality Best Management Practices that meet or exceed current County of 
Santa Barbara Project Clean Water and Drainage Ordinance standards.  

 
DevStd FLD-O-4.3: Regional retention basins shall be reviewed by EHS for inclusion of 

mosquito management plans, and shall be designed to minimize the use of 
fencing through the use of  6:1 slopes and depths of ponded water not more 
then 2 feet or other means to protect public safety, where feasible.  Where 
fencing must be used it shall be unobtrusive and landscaped. 

 
DevStd FLD-O-4.4: Where a regional retention basin is identified on a site, easements for the full 

original footprint must be reserved even if the project on that site is smaller 
than originally anticipated.  A smaller basin may be constructed (to meet 
current demand), but easements must be available to enlarge the basin as 
necessary to meet ultimate buildout demand. 

 



ORCUTT COMMUNITY PLAN 
 

Orcutt Community Plan           210  
 

D.   Geology, Topography and Soils 
 
1. EXISTING SETTING AND ISSUES 
 
A. Regional and OPA Setting:  The Orcutt Planning Area (OPA) is 
located along the southern end of the Santa Maria Valley, extending west 
of the Solomon Hills.  Most of the OPA is characterized by gently-sloped 
low hills underlain by ancient sand dune deposits.  Slopes are generally 

less than 20% except on the banks of major creeks and in the Solomon Hills along the southern 
boundary of the OPA (Figure 32).  Elevations range from 300 to 700 feet above sea level and reach 
1,000 feet in the Solomon Hills. 
 
The rocks and sediments exposed in Orcutt include the Sisquoc, Careaga and Paso Robles 
Formations and the Orcutt Sand, Dune Sand and Alluvium (Figure 33).  Both the Orcutt Sand (or 
Orcutt Formation) and the Dune Sands are, in general, unconsolidated, poorly cemented, highly 
erodible and potentially subject to collapse under certain load and moisture conditions.   
 
The Orcutt area overlies the southern and deepest part of the structural "downfold" or syncline 
which forms the Santa Maria Valley.  This valley is bounded by the northwest-trending San Rafael 
Mountains to the north and by the generally west-trending Solomon Hills to the south.  The 
Solomon Hills are an "upfold" or anticline uplifted along a fault zone extending along the northern 
flank of this topographic highland. 
 
The Orcutt/Casmalia Fault is recognized as potentially active due to offsets of the formation along 
its trend. The Santa Maria Fault does not have displacement of the formations along the fault line 
and is considered inactive.  One subsurface "blind thrust" fault (Orcutt Frontal) also occurs within 
the Orcutt Planning Area.  Of these, the Orcutt/Casmalia Fault, located in the southeast portion of 
the OPA, is the only fault with setback policy implications for new development.  This active fault 
is outside the urban area but crosses the southern foothills (Figure 33). 
 
Central Urban Core:  This area is almost entirely underlain by Dune Sand deposits with a small 
area of sandy alluvium along Orcutt Creek.  Severe erosion and collapsible soils present potential 
geologic hazards in this area. 
 
South Orcutt:  This area is underlain by Dune Sand, the Orcutt Formation and sandy alluvium.  
Severe erosion and collapsible soils present potential geologic hazards in this area.  The potentially 
active Orcutt/Casmalia Fault is also a known geologic hazard in South Orcutt. 
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West Orcutt:  This area is underlain by Dune Sand, Orcutt Formation and alluvial deposits.  Other 
than the area of clay-rich alluvial deposits, this area would have similar hazards as the Central 
Urban Core.  In addition to these constraints, the soil in the Graciosa Canyon/Orcutt Creek area is 
clay-rich and expansive. 
 
East of Hwy 101:  This area is underlain by Dune Sand and the Orcutt Formation.  Geologic 
concerns in this area would be similar to the Central Urban Core. 
 
B. Regulatory Setting:   Development in these areas is governed by the Hillside and Watershed 
protection policies of the Comprehensive Plan Land Use Element as well as the geologic policies in 
the Open Space, Safety and Environmental Resource Management Elements.  Grading activities are 
regulated through the County Grading Ordinance (#3937) which requires soils investigations and 
implementation of appropriate measures.  The California Uniform Building Code defines 
development improvements necessary to address seismic safety issues.     
 
2. PLANNING ISSUES    
 
Geologic hazards associated with the physical nature of surface soils include expansiveness, severe 
erosion, collapsibility and the lack of septic capability.  The sandy soils which occur over most of 
the Orcutt Planning Area are subject to severe erosion by wind and water, especially when disturbed 
by development.  Sedimentation in nearby creeks could be substantial if large areas are developed 
concurrently.  Designing development to limit the creation of high cut or fill slopes and to prevent 
substantial new runoff across bare ground would minimize potential erosion problems. 
 
Major potential hazards to the plan area from seismic activity involve ground shaking and related 
effects from earthquakes on local and major regional faults.  These effects can include ground 
rupture, ground acceleration, liquefaction and landslides. 
 
The OCP addresses geological hazard areas primarily through the Open Space designation for 
erosion prone areas, unstable soils and areas of steep slopes.  The Open Space Plan sets standards 
for development adjacent to undeveloped natural open spaces areas to ensure that development will 
not result in geologic hazards.    
 
3. GEOLOGY, TOPOGRAPHY AND SOILS POLICIES, ACTIONS AND 

DEVELOPMENT STANDARDS 
 
Policy GEO-O-1: Development shall be sited to avoid geologically hazardous areas. 
 
DevStd GEO-O-1.1: New construction shall be set back a minimum of 50 feet from all known 

active or potentially active faults which have been mapped. 
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DevStd GEO-O-1.2: The County shall determine the need for a fault study conducted by a 
Registered Geologist or Certified Engineering Geologist in order to 
determine the presence and location of any active or potentially active 
faults.  

 
Action GEO-O-1.3: The County shall consider performing a comprehensive fault study, with 

funding to be reimbursed by identified affected developers. 
 
 
Policy GEO-O-2: In areas of high erosion potential, development shall be sited and 

designed to minimize increased erosion. 
 
DevStd GEO-O-2.1: Consistent with Hillside and Watershed Policy #1, excessive grading for 

creation or enhancement of views shall not be permitted.  Where new 
roads and driveways would require substantial grading, development shall 
be sited close to existing access roads. 

 
DevStd GEO-O-2.2: Development shall be prohibited on slopes greater than 30% unless this 

would prevent reasonable development of a property.  In areas of unstable 
soils, highly erosive soils or on slopes between 20% and 30% 
development shall not be allowed, unless an evaluation by a qualified 
professional (e.g., soils engineer, geologist, etc.) establishes that the 
proposed project will not result in unstable slopes or severe erosion or this 
would prevent reasonable development of a property. 

 
DevStd GEO-O-2.3: To aid in erosion control, existing hillside topography, large stands of 

trees, and natural flood channels shall be preserved, unless this would 
prevent reasonable development of a property. 

 
DevStd GEO-O-2.4: All surface water runoff shall be culverted and diverted to avoid erosion of 

exposed slopes and shall be directed to the nearest natural drainage 
channel.  Where such measures are feasible and would not substantially 
increase erosion, vegetated earthen channels should be substituted for 
culverts.  Cribwalls or other methods should only be used where necessary 
to retain slopes.  

 
DevStd GEO-O-2.5: In foothill areas, cut and fill slopes shall be planted with slope-stabilizing 

plants.  Only native species shall be planted within designated natural open 
space corridors, and shall be irrigated until the plants are established. 
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DevStd GEO-O-2.6: All landscape plans shall be reviewed by P&D to ensure revegetation of 
graded areas in areas of sandy soils.  Landscape securities shall be required 
unless expressly waived by P&D. 

DevStd GEO-O-2.7: The County shall consider allowing lots to be drained to the rear only 
where it can be demonstrated that such rear-draining will reduce overall 
grading associated with a project and will provide an equal level of flood 
control protection as standard front-draining design. 

 
Policy GEO-O-3: No grading in excess of 50 cubic yards (combined cut and fill) shall be 

permitted within areas designated open space in the Orcutt 
Community Plan without an approved Grading Permit.  This 
requirement applies to all grading activity (including activities 
otherwise exempted under County Grading Ordinance 3937, Sections 
14-6 and 14-8).  This requirement shall not apply to the emergency 
activities of a public agency, including but not limited to wildfire 
and/or flood control. 
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E.   History and Archaeology 
 
1. EXISTING SETTING AND ISSUES 
 
A. Prehistoric Setting:   The Orcutt Plan Area was once part of the 
territory of the Purismeno branch of Chumash speaking people, and was 
likely inhabited thousands of years earlier by their ancestors or other 

peoples.  At the time of early Spanish exploration in this area, the Chumash occupied two villages in 
the vicinity of the present-day community of Orcutt.  Both are presumed to have been located along 
Orcutt Creek but have not been relocated to date. 
 
Within the OPA, there are four known prehistoric archaeological sites, three mixed archaeological 
sites (containing both historic and prehistoric resources), and ten known isolated artifacts.  A 
number of these sites are small, low density, prehistoric campsites which provide information 
regarding the hunting and gathering nature of Chumash society.  
 
There are no known prehistoric archaeological sites on undeveloped properties within the Central 
Urban Core based on surveys conducted prior to, and during 1995.  The remaining unsurveyed 
parcels in the Central Urban Core area have a low probability of containing archaeological 
resources due to their distance from water and blufftops, although important resources could be 
present. 
 
Other known archaeological sites are located on Key Sites 3, 12, 14, 19, 21 and 22.  Key Sites 13, 
15, and 16, and portions of Key Sites 19, 21, D and E have not been surveyed and could contain 
archaeological resources.  Research indicates that there is a large prehistoric site in the Casmalia 
Hills.  Another large prehistoric site is located southeast of Key Site 21, and over fifty prehistoric 
sites have been found outside the OPA within the boundaries of Vandenberg Air Force Base to the 
south. 
 
No known archaeological sites exist east of Highway 101 within the planning area, and although 
this area has a low probability of containing archaeological sites due to the distance from a fresh 
water source, archaeological resources may be present. 
 
B. Historic Setting:  The written historic period for the Santa Maria Valley can be divided into 
three main periods: the Spanish Legacy (1769-1821), the Mexican Period (1821-1848), and the 
American Period (1848-present).  Land grants first appeared near present day Orcutt after the end of 
the Mexican War in 1821.  Three large Ranchos (ranches) were created and deeded by Mexican 
governors between 1839 and 1844: Ranchos Los Alamos, southeast of Orcutt, Todos Santos y San 

Antonio, southwest of Orcutt, and Punta de la Laguna, west of Orcutt.    
 
Following the admission of California as a state and the gradual decline of the Ranchos, the 
Spaniards and Mexicans were replaced as landholders and more diversified agricultural pursuits 
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such as dairying and farming were added to the established beef cattle operations.  The nearby 
community of La Graciosa, also known as Fruitvale, became a center for an orchard industry.   
 
In the late 1800s, the economic focus of the Orcutt area turned from farming to petroleum 
development.  William Warren Orcutt, a civil and hydraulic engineer, known as the "father of 
modern oil geology," conducted studies which lead to the discovery of large petroleum deposits 
throughout the North County region.  Oil activity in the Solomon Hills region became so great that 
Mr. Orcutt selected and planned a townsite in 1904 to serve as a business center for the industry.  
The town was named after Orcutt by E.W. Clark.  It soon became the trading and supply center for 
the North County's oil district, at which time included Lompoc, Bricknell, Casmalia, and Orcutt. 
 
In 1905, the area around the small town of Orcutt was being developed with residential and 
commercial buildings to accommodate the increase in population as people flooded into the area 
searching for work in the oil fields.  Many structures built during the early oil days still exist in what 
is referred to as "Old Town" Orcutt.  The most significant cluster of Old Town buildings associated 
with the historic period are located in the area bounded by Marcum Street, North Avenue, Rice 
Ranch Road, Gray Street and Oak Street (Figure 34).  Architectural styles found in the historic 
district are reminiscent of the early western vernacular, complete with unpretentious, false-front, flat 
or gable-roofed, wood frame structures.  A number of old homes are also found west, east and south 
of this area, interspersed among more recent residences. 
 
Until the late 1950s, Orcutt remained a small, rural town with an economy based primarily on two 
local industries, oil and agriculture.  The creation of Vandenberg Air Force Base, however, 
stimulated the development of large residential communities on land historically used for cattle 
grazing and dry farming.  Population increased by the thousands, primarily in the Orcutt Wye, a 
four square mile area adjacent to and south of the City of Santa Maria.  Orcutt's largest development 
boom occurred in the period between 1958 and 1963.   
 
Orcutt's rich and varied history has left behind numerous historical sites and structures as described 
below: 
 
Old Town:  Many of the Orcutt Old Town historic structures were destroyed by fire or replaced 
with modern buildings.  Historic structures still remaining in their original townsite locations 
include the James L. Forbes house and the Orcutt Hotel, now called the Orcutt Trading Center (see 
the Old Town section for greater detail on historic structures). 
 
In addition, three houses built by Standard Oil Company are located on South Blosser, north of Key 
Site 19 and west of Key Site 20.  Key Site 13 has a historic ranch house located on Rice Ranch 
Road, that was moved to this site from its original location.  There are many other buildings in Old 
Town that appear to date to the same period (1900 to 1930). 
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South Orcutt:  The town of La Graciosa was established in 1868 and was located somewhere in the 
Solomon Hills.  The precise location of the townsite has yet to be determined.  Hartnell Well No. 1 
(Old Maud) is located on Union Oil Company property in the Solomon Hills southwest of Key Site 
12, east of Graciosa Road. 
 
South of Key Site 12, Orcutt Hill, also called Newlove Hill, was developed with houses and 
Newlove School at the turn of the century.  The Newlove Schoolhouse, built in 1908, is located on 
Orcutt Hill along the southern boundary of the planning area.  The large, two room wooden 
structure is used today for community gatherings.  Historic sites located on and south of Key Site 14 
may represent remnants of the historical community of La Graciosa.  The Pine Grove Cemetery, the 
only designated S.B. County Historical Landmark in Orcutt, is located near the corner of Bradley 
and Stubblefield Roads, across the street from Key Site 12.  Key Sites 3, 7, 8, & 12 and 14 contain 
historic sites, all of which are remnants of turn-of-the-century residences associated with oil 
exploration. 
 
West Orcutt:  Key Site 21 contains historic sites which are the remains of a late 1800 or early 1900 
occupation.  Other sites may also be found on Site 21, as only a portion of the site has been 
surveyed.  There is one recorded historic site west of Key Site 21.  Key Site 22 contains 8 historic 
sites and 10 isolated artifacts.  Key Sites 13, 15, 16 and D have not been surveyed and may contain 
cultural resources. 
 
East of Highway 101:  Existing historic structures in this area are limited to the Newlove Mansion, 
Pleasant Valley Schoolhouse and Paulding House, which were built in the early 1900s.  They were 
moved from their original locations in Old Town Orcutt to save them from demolition and are now 
located east of Highway 101 at Santa Maria Way.  The owner, Dr. Roger Ikola, has proposed to 
create a historical park out of these three and other historical structures. 
 
C. Regulatory Setting:  The Land Use Element of the County Comprehensive Plan includes 
Historical and Archaeological policies to ensure the protection of these resources through surveys,  
avoidance of resources, and implementation of mitigations consistent with State Historic and 
Archaeological Preservation guidelines.  In addition, the County Archaeological Element, Cultural 
Resource Guidelines and Historic Resource Element provide guidelines for resource protection.  
The California Environmental Quality Act (CEQA, Appendix K) also specifies historic and 
archaeologic protection measures for projects subject to CEQA.  Finally, the Historical Landmarks 
Committee advises decision-makers on issues related to historical structures.   
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2. PLANNING ISSUES   
 
Several existing historic structures, especially in Old Town, contribute to Orcutt's rich and colorful 
history and are worthy of preservation.  In addition, prehistoric archaeological resources in the 
Orcutt area provide important cultural value and scientific information and should also be protected. 
 
The OCP provides protection of these historical and archaeological resources in several ways.  
Where feasible, identified resources adjacent to designated Open Space areas were included within 
the open space boundary to ensure their preservation.  The use of the Design Residential and 
Planned Residential Development zone districts allow for flexible development design to avoid 
resources on historic sites where some development must occur.  And finally, the proposed 
establishment of a Historic District in Old Town includes development incentives and funding for 
protection of historic structures. 
 
3. HISTORY AND ARCHAEOLOGY POLICIES, ACTIONS & DEVELOPMENT 

STANDARDS 
 
Policy HA-O-1: Archaeological and historic resources in the Orcutt Planning Area shall 

be protected and preserved to the maximum extent possible. 
 
DevStd HA-O-1.1: Development on Key Sites that have not been surveyed by a County-

qualified archaeologist should be surveyed and mitigated in accordance with 
State and County archaeological and historic guidelines. 

 
Policy HA-O-2: Structures of historic significance in Old Town Orcutt, as shown on 

Figure 34, shall be preserved unless this would prevent reasonable 
development of a property.  If any of these structures are not designated 
as a historic structure by the County Landmarks Commission, it should 
be considered for such a designation as part of the Old Town 
Implementation Study. 

 
Action HA-O-2.1: Where feasible, historic structures should be incorporated within 

development proposals. 
 
Action HA-O-2.2: If significant impacts to historic resources in the rural areas of Orcutt cannot 

be feasibly mitigated onsite, the County should consider the appropriateness 
of offsite mitigation consisting of improvements to the character and 
integrity of structures in Old Town. 

 
Action HA-O-2.3: In cooperation with private citizens, the County should establish a Historic 

District in Old Town Orcutt with the intent of protecting and restoring the 
community's most valuable historic homes through a combination of 
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incentives and regulations, and maintaining and enhancing the overall 
historic character of Old Town.  The boundaries of this district should be 
North Avenue, Gray Street, Clark Avenue, Highway 135, Pinal Avenue, 
Dyer Street, Rice Ranch Road, and Marcum Street. 

 
Action HA-O-2.4: As funding becomes available, the County shall consider adopting an 

ordinance or modifying Section 35-243.1 of Article III of the County Zoning 
Ordinance for Orcutt to prevent demolition of historically significant 
structures (see Figure 34) by neglect, and avoid demolition without 
examining alternative methods for preserving the resources including 
relocating structures.  The ordinance should include incentives for the 
protection of historic structures such as encouraging uses consistent with the 
preservation of the building (e.g., bed and breakfast, museum, library). 

 
Action HA-O-2.5: To encourage the preservation of historic resources, the County shall actively 

pursue potential funding from federal, state and local sources to provide 
monetary assistance for applicants undertaking preservation and renovation 
projects for historic structures. 
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F.   Noise 
 
1. EXISTING SETTING AND ISSUES 
 
A. Regional and OPA Setting:  Primary sources of intrusive sound 
within the planning area are motor vehicles traveling along roads and 
highways, aircraft activities at Santa Maria Public Airport, construction 
activities, and commercial/industrial operations. 

 
Several roadways within the OPA carry traffic volumes which create major noise corridors in 
excess of 65 dB(A).  These roadways include Highway 101, Highway 135, Highway 1, Bradley 
Road, Clark Avenue, Lakeview Road and Santa Maria Way.  Additionally, Union Valley Parkway 
could become a significant source of roadway noise as a result of its expansion for use as a cross-
town expressway. 
 
The Santa Maria Public Airport is the primary source of aircraft noise in the OPA.  However, the 
Plan area is not adversely affected by the 65 dB(A) airport noise contour, which falls closer to the 
main runway facility in the southern Santa Maria city limits.   The flight approach zone for the 
airport's main runway (12-30) passes over a large portion of the urbanized area, with an additional 
flight approach zone for the airport's secondary runway (2-20) extending over the agricultural lands 
in the northwestern planning area (Key Site 22).   
 
B. Regulatory Setting: 
 
County of Santa Barbara Noise Element:  A noise level of 65 dB(A) CNEL12 is the maximum 
exterior noise exposure compatible with noise-sensitive uses unless noise mitigation features are 
included in project design.  Noise sensitive uses (residences, lodging, hospitals, schools, libraries, 
churches, places of public assembly) proposed in areas where the exterior noise level is 65 dB(A) 
CNEL or greater should be designed so that interior noise levels attributable to exterior sources do 
not exceed 45 dB(A) CNEL when doors and windows are closed. 
 
State of California:  California Administrative Code Title 24 (CAC Title 24), Noise Insulation 
Standards, requires that the interior noise level of all new multi-family residences be 45 dB(A) or 
below.  In addition, if the exterior noise level is greater than 60 dB(A), CAC Title 24 requires 
preparation of an acoustical analysis showing that the proposed design will limit the noise level to 
the 45 dB(A) requirement. 
2. PLANNING ISSUES 

                                                           
    12 The Countywide Noise Element uses another measure: the Day-Night Average Level, abbreviated LDN which varies 
slightly from the Community Noise Equivalent Level (CNEL) by not weighting early evening (7-10 p.m.) noise levels in 
determining a 24-hour average.  For the purposes of this Plan and the Countywide Noise Element, CNEL and LDN are 
considered to be equivalent, interchangeable measures and standards. 
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Buildout under the Community Plan would likely increase noise levels within the OPA (Figure 35). 
Noise impacts could result in the following four ways:   
 
1) Increased traffic volumes on roadways which may cause noise impacts to adjacent structures 

which are not currently exposed to significant ambient noise levels;  
 
2) New structures may be built in areas within or adjacent to noise corridors, resulting in 

exposure of sensitive receptors to significant noise levels; 
 
3) Construction activities associated with buildout could result in short term impacts to 

surrounding areas; and  
 
4) Cumulative growth in the Orcutt/Santa Maria area could lead to the expansion of airport 

facilities and an increase in the number of daily flights which could result in increased noise 
impacts. 

 
Many of the undeveloped parcels in Orcutt are of insufficient size to afford flexibility in siting new 
development completely away from significant noise sources.  Therefore, future development will 
need to be designed to minimize the potential impacts from existing and projected high noise levels. 
 
Several Key Sites within the OPA currently experience noise levels in excess of 65 dB(A) from 
adjacent roadways (Table 39) and additional sites will at buildout as well.  The amount of exposed 
area on each Key Site will vary depending on property line locations, roadway dimensions and 
amenities (e.g., landscape berms).  Existing development along these roadways will also be affected 
by these noise levels. 
 
Key Site 22 currently has little urban development and as a result, sensitive receptors are not 
exposed to adverse impacts from aircraft noise.  However, as development increases on Site 22 
and/or if flight patterns change in the future, or if larger aircraft begin to use the airport, the noise 
contours for the flight approach zones could change significantly, possibly exposing noise-sensitive 
uses to high noise levels. 
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 Table 40   
 Key Sites Affected By 65 dB(A) Noise Levels 

  Distance to 65 dB(A)*  

 Key Site  Existing  Buildout  Comments** 

 1  Clark Ave-104' 
 Highway 101-266' 

 Clark Ave-132' 
 Highway 101-366' 

1,800' border with US 101 and 1,000 feet with Clark 
Ave; Gateway parcel 

 2  Clark Ave-104' 
 Highway 101-227' 

 Clark Ave-132' 
 Highway 101-280' 

600' border along Clark Ave and 1,000' border with 
US 101; Gateway parcel 

 3  Highway 101-227'  Highway 101-280' 4,000' border with US 101; low-lying terrain 

 4  Clark Ave-104'  Clark Ave-132' borders Clark Ave for 900'  

 5  n/a  Stillwell Rd-24' 1,800' border with Stillwell Rd; rolling terrain 

 9  Clark Ave-104'  Clark Ave-132' 250' frontage along Clark Ave 

 10  Bradley Rd-73'  Bradley Rd-96' 1,600' border with Bradley Rd 

 11  Clark Ave-114'  Clark Ave-132' 900' frontage with Clark Ave; low-lying terrain  

 13  Highway 135-126' 
 Rice Ranch Rd-32' 

 Highway 135-171' 
 Rice Ranch Rd-54' 

1,700' border with Highway 135 and Rice Ranch Rd; 
low-lying terrain 

 14  Highway 135-126'  Highway 135-171' Highway 135 borders 3,600' of site 

 15  Highway 135-126' 
 Highway 1-44' 
 Rice Ranch Rd-32' 

 Highway 135-171' 
 Highway 1-106' 
 Rice Ranch Rd-54' 

2,500' border with SR 135; 4,000' with SR 1; and 
1,500' with Rice Ranch Road; Gateway parcel 

 17  Rice Ranch Rd-32'  Rice Ranch Rd-54' 2,200' border with Rice Ranch Road 

 18  Clark Ave-54' 
 Highway 135-141' 

 Clark Ave-77' 
 Highway 135-204' 

1,200' border with Clark Ave and 1,000' with SR 
135; Gateway to Old Town 

 21  Highway 1-59'  Highway 1-95' 3,750' border with SR 1; West Orcutt gateway 

 22  Highway 1-59' 
 Black Rd-37' 

 Highway 1-95' 
 Black Rd-57' 
 E St-79' 
 UVP-64' 

9,000' border with SR 1, 5,000' with Black Rd, 4,500' 
with UVP and 5,000' with E Street; Gateway parcel 

 23  Foster Rd-37'  Foster Rd-30' 
 UVP-91' 

2,700' border along Foster Rd and UVP 

 25  US 101-280' 
 Santa Maria Wy-72' 

 US 101-374' 
 Santa Maria Wy-90' 

1,800' border along US 101 and Santa Maria Way; 
Gateway parcel 

 26  Highway 135-141' 
 UVP-16' 

 Highway 135-204' 
 UVP-83' 

1,500' border with SR 135 and 1,200' with UVP 

 27  UVP-16'  UVP-83' 550' border with UVP 

 30  Bradley Rd-89'  Bradley Rd-106' 1,350' border along Bradley Road 

 31  Highway 135-141'  Highway 135-204' 400' border with SR 135 
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  Distance to 65 dB(A)*  

 Key Site  Existing  Buildout  Comments** 

 32  Bradley Rd-119' 
 Lakeview Rd-64' 
 Santa Maria Wy-76' 

 Bradley Rd-121' 
 Lakeview Rd-67' 
 Santa Maria Wy-107' 

500' border with Bradley Rd, 800' with Lakeview 
Rd, and 1,600' with Santa Maria Way 

 33  Highway 101-266'  Highway 101-366' 6,400' border with US 101 

 34  Highway 135-141'  Highway 135-204' 450' border with SR 135 

 D  Highway 1-59'  Highway 1-95' 2,800' border with SR 1 

 H  Highway 101-266'  Highway 101-366' 650' border with US 101 

 
*  Distance in feet from centerline of roadway to 65 dB(A) noise contour 
** Distance along roadway/key site boundaries are approximations 
 
 
2. NOISE POLICIES AND DEVELOPMENT STANDARDS 
 
Policy NSE-O-1: Development of new noise sensitive uses (as defined in the Noise 

Element) in Orcutt should provide attenuation of ambient noise levels 
for indoor living areas and, where practical, for outdoor living areas. 

 
DevStd NSE-O-1.1: Noise sensitive land uses should be located outside of the 65 dB(A) CNEL 

contours, unless this would prevent reasonable development of a property. 
 
DevStd NSE-O-1.2: Noise sensitive uses proposed in areas exceeding 65 dB(A) CNEL shall be 

designed so that exterior living spaces do not exceed 65 dB(A) CNEL and 
interior noise levels attributable to exterior sources do not exceed 45 dB(A) 
CNEL when doors and windows are closed.  Noise insulation construction 
techniques may include installation of air conditioning for all units and 
double-paned windows and wall insulation for all window and wall locations 
with lines of sight to the noise source.  Building design and construction 
specifications shall meet the interior noise standard set forth in California 
Administrative Code, Title 25, as demonstrated through an acoustical 
analysis prior to project approval. 

 
DevStd NSE-O-1.3: Project design shall use a combination of vegetated berms, unit orientation or 

other methods to reduce noise affecting interior and exterior living spaces. 
The developer should retain a County-approved noise consultant to conduct 
a study determining the design and effectiveness of proposed noise reduction 
measures.  Soundwalls shall only be used if alternative noise reduction 
measures are ineffective.  If found necessary soundwalls shall be decorative 
masonry or wood walls planted with fast-growing vines and shrubs.  
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DevStd NSE-O-1.4: All P-2 classified roadways and other major transportation facilities such as 

light rail corridors shall be designed with the use of attenuation features such 
as setbacks, depressed roadways, solid masonry walls, earthen berms and 
extensive landscaping to minimize noise levels on adjacent existing or 
planned noise sensitive uses to the maximum extent feasible. 

 
DevStd NSE-O-1.5: All residential development proposed for the area within the 60 dB or greater 

CNEL airport noise contour shall provide a Truth-in-Sales notice for future 
units indicating that the site is affected by low aircraft overflights and 
nuisance noise impacts.  These sites include 5-9, 12, 18-23, 25-30, 32, 34, N, 
E, F and G. (per Airport Land Use Commission) 

 
Policy NSE-O-2: Construction noise in Orcutt shall be minimized during non-standard 

work hours. 
 
DevStd NSE-O-2.1: Standard construction working hours (i.e., 7 a.m. to 4:00 p.m., Monday-

Friday) shall be required for development activities.  Flexibility to allow 
extended hours on weekdays and/or occasional working hours on Saturdays 
should be determined on a case-by-case basis. 

 
DevStd NSE-O-2.2: Noise attenuation barriers, muffling of grading equipment and additional 

mitigation where deemed appropriate should be required for development 
where construction equipment generates noise levels in excess of 95 dB(A). 
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G.   Risk of Upset/Hazardous Materials 
 
1. EXISTING SETTING 
 
A. Regional Setting:   Primary hazards and risks in the Santa Maria 
Valley are associated with oil and gas operations and, to a lesser degree, 
airport safety.  The Guadalupe, Santa Maria Valley, Orcutt and Cat 
Canyon oil fields, located in the vicinity of the Orcutt Planning Area, are 

all active and rely on petroleum related gas and oil pipelines located throughout the region.  The 
3,000-acre Santa Maria Public Airport (SMPA) is located immediately north of the OPA in the City 
of Santa Maria.  
 
Other potential hazards and risks in the Valley include hazardous material facilities such as the 
closed Casmalia Hazardous Waste Disposal Facility located approximately 3 miles west of the OPA 
and Vandenberg Air Force Base located southwest of the OPA, and from a number of antennae and 
transmission facilities and three electrical substations in the general vicinity of the OPA. 
 
B. OPA Setting 
 
Oil and Gas Activity:  The areas of highest oil activity are in the Solomon Hills in southeast Orcutt 
and the northeastern corner of the OPA, east of US 101.  Beyond these areas of historic and existing 
oil activity there are few scattered sites in central Orcutt as well as two concentrated areas, one to 
the southwest in the Casmalia Hills and the other toward Santa Maria (Figure 36).  Several 
petroleum related oil and gas pipelines exist throughout the planning area with major lines along 
Bradley Road and California Boulevard.  Some of these lines are idle (not permanently abandoned) 
and have the potential to carry toxic hydrogen sulfide gas (H2S).  These lines extend south through 
the foothills and are tied into the Orcutt Hill facilities and the Cat Canyon Plant.  In Orcutt, 
problems such as the Palomino residential subdivision (located southwest of the Blosser Road/Old 
Mill Lane intersection) built on the site of a Union Oil tank farm, have resulted in heightened 
concern over potential contamination. 
 
State Division of Oil and Gas/Geothermal Resources (DOGGR):  Records of all work done on 
wells, from installment to abandonment, are maintained at the DOGGR.  When proposed 
construction of structures over, or in proximity to, a well could result in a hazard, the DOGGR has 
authority (Section 3208.1 of the Public Resources Code) to require re-abandonment of wells not 
abandoned in accordance with present standards.  DOGGR has instituted several programs to 
encourage proper well abandonment including the Idle Well Abatement Program (PRC Sections 
3206 & 3206.5) and the Well Conservation Program (PRC section 3208.1). 
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County Petroleum Office Provisions:  The County Petroleum Ordinance includes provisions for 
plugging and abandoning wells (Sec. 25-32), removal of all drilling equipment within 60 days 
following abandonment (Sec.25-33), and abandonment within 90 days of determination of idle well 
status (Sec. 25-44).  In addition, the County has established review procedures to determine whether 
prior oil and gas activity would impact new development proposals.  If a site shows signs of 
contamination, the County Environmental Health Services Department (CEHS) requires a 
preliminary site assessment involving numerous soil tests.  If test results are above CEHS action 
levels for Maximum Contaminant Levels for groundwater, remedial action would be overseen by 
the County Protection Services Division Site Mitigation Unit. 
 
County Zoning Requirements:  The Article III Zoning Ordinance, while not requiring a specific 
permit for abandonment procedures, requires oil and gas sites to be recontoured, reseeded, and 
landscaped to approximate original conditions or other conditions recommended by the applicant.  
 
Airport Safety:  The OPA surrounds the eastern, western, and southern boundaries of the SMPA.  
Approaching commercial aircraft routinely fly over the southern, eastern and central sub-areas; 
smaller private planes overfly the entire OPA.  Two flight approach zones for the SMPA extend 
southward into the OPA (Figure 37).  The flight approach zone for runway 12-30 extends southeast 
toward Bradley Road passing over a large portion of the Central Urban Core area, while the flight 
approach zone for runway 2-20 extends southwest over the agricultural lands of Key Site 22.  The 
County's Land Use Element includes a 1,500 foot-wide "No Build" corridor located centrally within 
the flight approach zone for runway 12-30, which precludes development. 
 
The County's Airport Land Use Plan (ALUP - revised 1993) defines three safety areas for the 
SMPA as shown on Figure 37.  Safety area 1 is the "clear zone," which exists entirely on airport 
property.  Safety area 2 is the "flight approach zone," an extension of the clear zone in which uses 
are allowed which do not result in a particular fire hazard or create a concentration greater than 25 
people per acre for non-residential uses and no more than four units per acre for residential use.  
Safety area 3 is the general airport traffic pattern area in which development is subject to ALUC 
review if it may result in "concentrations of people."  Table 40 identifies which Key Sites are 
located within each of the safety areas. 
 
 Table 41:  Key Sites Within Each Safety Area* 

 Safety Area 1 
 "Clear Zone" 

 Safety Area 2 
 "Flight Approach Zone" 

 Safety Area 3 
 "Airport Traffic Pattern Zone" 

 No Key Sites Key Sites:  22, 26, 27, 28, 29 & 30 Key Sites:  18, 20, 22, 23, 24, 25, 26, 27, 28, 
29, 30, 31, 32, 33, 34, D, E & G 

* Based on Santa Barbara County ALUP (1993) aerials. 
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Airport Land Use Commission (ALUC):  The purpose of the ALUC is to minimize noise and safety 
conflicts between the airport and surrounding uses.  The ALUC is responsible for preparing an 
Airport Land Use Plan (ALUP) detailing provisions for compatible uses with the airport in terms of 
safety.  The Santa Barbara County Association of Governments is the ALUC for Santa Barbara 
County. 
 
Caltrans Airport Land Use Planning Handbook:  Recent legislation requires all jurisdictions to use 
the Caltrans Airport Land Use Planning Handbook in evaluating the impacts of proposed new plans 
on airports and the effect of airport operations on proposed land uses to avoid inconsistent land use 
proposals. 
 
Hazardous Materials:  The Hazardous Materials Management Act requires that any business 
which handles hazardous materials greater than specified threshold quantities must prepare a 
"Hazardous Materials Business Plan" (HMBP).  A Business Plan, on file with County EHS, 
includes an inventory of hazardous materials stored on-site (above specified quantities), an 
emergency response plan, and an employee training program in the event of a release of hazardous 
materials.  Such Plans must be prepared when new facilities begin operation, and are reviewed and 
rectified every two years or whenever conditions change at the facility.  There are about 30 
businesses in Orcutt which have filed HMBPs with EHS (see 95-EIR-1, Vol-I, Table 5.12-1).  
 
Nine facilities with Leaking Underground Fuel Tanks (e.g., gas stations) are listed as underground 
tank clean up sites in the OPA (see 95-EIR-1, Vol. 1, Table 5-12-2).  Facilities with leaking 
underground fuel tanks are disclosed to EHS under the statutory authority of the Health and Safety 
Code and the Administrative Code.  Any leak of a hazardous material from an underground storage 
tank must be reported to EHS and soil remediation requirements must be complied with. 
 
High pressure gas lines exist along California and Solomon roads, as well as along portions of 
Blosser Road, Clark Avenue and State Highway 1.  In addition, sections of these lines extend 
through Sites 14, 15 & 16.  Petroleum related gas lines exist along Bradley Road and California 
Boulevard.  These lines extend south toward the Orcutt Hill oil production facilities. 
 
Electromagnetic Fields (EMF):  At present, there are no sources of extremely low frequency 
EMFs (high power lines and electric transformer/substations) or radio frequency EMFs 
(communication facilities) of concern located within the urban area of Orcutt.  Portions of the out-
of-service 70 kV Divide-Zaca-Lompoc transmission line are located on Sites 14, 15, D, and 22 in 
West Orcutt. 
 
2. PLANNING ISSUES 
 
A. Oil and Gas Activity:  Under the OCP, new development would be permitted in areas which 
have previously been used for oil exploration and drilling activities, possibly exposing people to 
hazards associated with abandoned oil wells (Table 41).  There are a large number of abandoned oil 
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wells in the OPA, not all of which have been accurately mapped and/or properly abandoned.  Even 
where sites are known, it is often difficult to precisely locate abandoned pipelines, site dumpings, 
etc.  Old sumps requiring clean up are likely to be uncovered during grading or construction activity 
in the OPA.  The OCP includes a systematic review of sites by the County Petroleum Office and 
environmental site assessments to minimize hazards associated with oil and gas activity.  Oil and 
gas pipelines extend through the urban core and potential development along these pipelines should 
be evaluated in terms of risk of upset, especially with respect to potential toxic hydrogen sulfide 
(H2S) gas releases. 
 
 Table 42:  Key Site Oil Activity 

 Key Site  Activity 

 3 Plugged and abandoned dry-hole on southern boundary 

 7 Dry-hole on southern boundary 

 12 Three historic oil tank sites, 3 sumps, 4 wells, and a dry-hole   

 13 Potential historic oil pipeline corridor 

 14 Remnant oil dam 

 15 Two abandoned historic oil tanks on southern boundary 

 16 Unocal oil storage facility consisting of three large oil sumps and an oil tank 

 17 Potential historic oil pipeline corridor 

 20 Historic Unocal oil storage facility consisting of two tanks 

 22 Plugged and abandoned oil well along its northeastern boundary 

 23 Unocal fuel gas line crosses through the central portion of the site 

 25 Presently abandoned Unocal gas gathering line (H2S) crosses the eastern boundary  

 30 Abandoned well site in center of parcel 

 33 One dry-hole and one abandoned well site 

 35 Oil pipelines located across site, two sumps and an oil tank on northern boundary 

 D Old oil flows from Old Maud may have pooled onsite 

 F One plugged and abandoned dry-hole near center of southern boundary 

 
 
B. Airport Safety:  Buildout of the OCP would permit development in areas surrounding the 
SMPA.  Key Sites 22 and 26-30, which fall beneath the SMPA's flight approach zones, have the 
highest potential for safety impacts.  Specific land use restrictions apply to these areas (see Key Site 
discussions for restrictions).  The County's Land Use Element includes a 1,500 foot-wide "No 
Build" corridor for runway 12-30 that extends over portions of Key Sites 26, 27, 29 & 30 which 
restricts  development to the outer portions of the flight approach zone.  The OCP also designates 
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open space areas and specific land use and zoning designations to allow higher densities clustered 
away from flight approach zones. 
 
C. Electromagnetic Fields:  Numerous studies which have attempted to determine the human 
health effects from long term exposure to electromagnetic fields, such as those found near power 
lines, have resulted in considerable disagreement over the conclusions.  As more studies become 
available public health and planning officials will need to determine what levels of electromagnetic 
radiation are acceptable and how new development should be planned near existing power lines, 
power stations, and other development which may emit electromagnetic fields/radiation. 
 
3.  RISK OF UPSET/HAZARDS POLICIES AND DEVELOPMENT STANDARDS 
 
Oil Hazards 
 
Policy RISK-O-1: The County shall minimize the risk to public safety associated with oil 

and gas activity. 
 
DevStd RISK-O-1.1: Parcels listed in Table 41 shall be inspected by County Petroleum Office 

personnel to determine the existence of hazardous substances on the property 
or immediately abutting properties prior to County acceptance of an 
application for development.     

 
DevStd RISK-O-1.2: In the event that past oil activity or potential hazardous substances are 

uncovered during grading or construction-related activity, such activity 
should be suspended immediately until a Phase II Environmental Site 
Assessment and appropriate remedial action has been completed.  

 
DevStd RISK-O-1.3: Development should be sited and designed to include remedial and/or 

avoidance measures which may include actions such as setbacks and/or 
excavation as determined appropriate by a Phase II study.  Any remediation 
plan shall include requirements that soil undergoing remediation must be 
tarped and not placed within the viewshed of the public or adjacent residents, 
where feasible. 

 
DevStd RISK-O-1.4: New habitable development shall be setback a minimum 25 feet from known 

oil and gas-related pipeline rights-of-way unless a project specific risk 
assessment indicates closer development is appropriate. 

 
 
 
 
Airport Safety 
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Policy RISK-O-2: The County shall minimize the risk to public safety associated with 

airport operations. 
 
Action RISK-O-2.1: The County should continue to work with the City of Santa Maria to 

coordinate the orderly development of the Santa Maria Public Airport 
(SMPA) and the surrounding unincorporated areas in a manner which 
safeguards the general welfare of the inhabitants in such areas, assures the 
safety of air navigation, and maintains the utility of the airport as outlined in 
the ALUP. 

 
DevStd RISK-O-2.2: Habitable structures should be located outside the flight approach zone for 

SMPA runway 2-20 (see Figure 37). 
 
DevStd RISK-O-2.3: Habitable structures shall not be located within the County's "No Build" 

corridor.  
 
Hazardous Materials 
 
Policy RISK-O-3: The County shall minimize the risk to public safety associated with 

hazardous materials. 
 
Action RISK-O-3.1: To minimize the transportation of hazardous materials through the OPA, the 

County should map and identify with signs all existing hazardous material 
transportation routes as determined and updated by the California Highway 
Patrol.   

 
DevStd RISK-O-3.2: The County should require development involving the transportation of 

hazardous materials to prepare a Comparative Route Assessment, 
determining the route with the least risk and designate that route as the 
preferred transportation corridor. 

 
Electromagnetic Fields 
 
Policy RISK-O-4.0:  Consistent with County policy, the County should minimize risk to 

public safety determined to be associated with electromagnetic fields. 
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H. Visual/Aesthetic Resources 
 
 
1. EXISTING SETTING AND ISSUES 
 
 
A. Regional Setting:  The Santa Maria Valley consists of 
predominately level topography surrounded by the San Rafael and Sierra 

Madre Mountains to the east, the Solomon Hills to the southeast, and the Casmalia Hills to the 
southwest.  With the exception of the Santa Maria/Orcutt urban area, typical views throughout the 
valley consist of long range vistas of the surrounding mountains and foothills across open grazing 
lands and agricultural fields.  As a result, the visual character of the Valley is agricultural in nature, 
with both cultivated row crops and cattle ranching, which provide a distinctly rural ambience.  The 
primary through-travel corridors in the Valley and Orcutt are U.S. Highway 101 and State Route 1 
(both designated as "Scenic Highways" along portions and "eligible for designation" along their 
entire length in Santa Barbara County). 
 
The City of Santa Maria and the community of Orcutt represent a functionally unified urban area, 
yet distinct differences exist between the two.  The City is located exclusively on the relatively level 
valley floor; Orcutt encompasses portions of the valley floor as well as elevated dune terraces, 
foothills and riparian corridors.  Vegetation in the City consists almost exclusively of maintained 
landscaping; Orcutt contains large areas of unmaintained natural vegetation and eucalyptus 
windrows.  The built environment of the City contains numerous commercial developments 
occupied by regional chains ranging from very new to old and outdated, with extensive signage, 
parking lots, and night-lighting.  The majority of commercial development in Orcutt was 
constructed prior to or in the 1970s.  Roadway medians and rights-of-way in the City are generally 
well-landscaped and maintained, as are stormwater basins; in Orcutt roadways and retention basins 
are devoid of landscaping and are unmaintained.  Most roadways in the City contain streetlights, 
while road lighting in Orcutt is more sporadic. 
 
B. OPA Setting:  The 15,000 acre OPA incorporates relatively level dune fields, elevated 
stream terraces and floodplains, and the Solomon and Casmalia Hills.  State Route 1 is classified as 
a "moderately scenic" highway through the OPA.  Prominent natural scenic resources in Orcutt 
include:  1) rolling hills at the southern edge of the Valley;  2) the northern slopes of the Solomon 
and Casmalia Hills (which provide a significant visual backdrop to the urban areas);   3) the 
drainage corridors and canyons of Orcutt, Pine Canyon, and Graciosa Creeks (which provide a 
natural vegetated open space corridor through the community);  4) the undeveloped land east of 
U.S. 101 (which provides a distinct pastoral setting); and  5) oak woodlands, eucalyptus and pine 
windrows. 
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Old Town Orcutt, in existence since the 1880s, represents a significant visual resource.  Several 
historic structures have been restored, with facades of many newer structures along Clark Avenue in 
a compatible western motif. 
 
Most of Orcutt's approximately 33,000 residents live in owner-occupied single family homes.  In the 
late 1950s, these homes began to appear in small residential tracts developed between the City of 
Santa Maria and Old Town Orcutt.  In general, the homes and neighborhoods of Orcutt are well-
maintained, although not distinguished by unique architectural styles or integrated into a natural 
setting.  Residences are best characterized as following a "ranch" style in most of the older tracts 
and custom homes, with a "mediterranean" style in newer homes.  Residential landscaping consists 
mostly of non-native ornamental vegetation, including lawns.  Night lighting associated with 
residential, commercial, educational and religious facilities is prominent.  There are numerous 
stormwater retardation basins, surrounded by chain-link fencing and supporting vegetation which 
has not been planted and/or maintained in a systematic manner. 
 
Undeveloped properties located at the principal entryways to the community provide an important 
semi-rural context to the community.  The U.S. 101 corridor Gateway parcels (Key Site 1, 2, and 3 
and the area east of U.S. 101) provide the first view of the Santa Maria Valley and Orcutt to north- 
and eastbound travellers.  State Route 1 Gateway parcels (Key Sites 14, and 15), create the southern 
gateway to Old Town Orcutt and the Santa Maria Valley. 
 
C. Regulatory Setting:  The Land Use Element (LUE) and Open Space Element of the County 
Comprehensive Plan include policies to protect and enhance visual resources.  The LUE Hillside 
and Watershed Protection Policies, as well as the Hillside and Ridgeline Protection Ordinance 
(Ordinance 3714), regulate development on slopes to minimize grading, disruption of natural 
vegetation, and erosion.  Visual Resource Policies of the LUE include measures to ensure 
compatibility of structures with the surrounding natural environment and/or existing community 
through structural design review and landscaping requirements, limitations on signs which disrupt 
public views (also regulated by County Zoning Ordinance Article I of Chapter 35), and 
requirements for undergrounding of new utilities (also regulated by Public Works Department.)  
 
The Open Space Element identifies the County's scenic beauty as a principal factor in the attraction 
of residents and visitors, evaluates the visual quality of natural resources and travel corridors, and 
emphasizes the importance of urban perimeters.  A Scenic Values model in the Open Space 
Element includes intensity, design, and arrangement of development, preservation of natural 
features, and variety in landscaping as criteria for the protection of visual resources.  
 
The County Zoning Ordinance (Article III) contains an Old Town Design Overlay, the purpose and 
intent of which is to protect the unique visual resources and neighborhood characteristics of Old 
Town Orcutt.  This Overlay requires all development in Old Town to be reviewed by the County 
Board of Architectural Review (BAR) and the Old Town advisory BAR. 
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2. PLANNING ISSUES   
 
Buildout associated with the OCP will transform Orcutt from a semi-rural community into a more 
urban area.  The following Plan components focus on retaining the best remaining examples of the 
semi-rural atmosphere, while also permitting reasonable development. 
 
A. Compatibility with Existing Residential Characteristics:  Compatibility between existing 
and future residential areas is achieved through the use of the PRD zone district and the coordinated 
Parks and Open Space Plan.  The PRD district allows for flexible development design on 
constrained parcels to preserve natural and significant visual features.  This district also allows a 
project to be designed to be compatible with surrounding land uses.  For example, a project could 
transition from single family 7,000 s.f. lots on the perimeter of the site adjacent to a similar 
neighborhood, to 5,000 s.f. lots or multi-family dwellings within the interior of the project. 
 
B. Open Space Corridors:  The remaining undeveloped open spaces in the OPA contain 
extensive tracts of agricultural areas and natural settings including chaparral, oak woodlands, 
riparian corridors, large eucalyptus groves and windrows, and open grasslands; all visible from 
public vantage points throughout the community.  The OCP identifies view corridors which are 
preserved through the use of integrated open space areas in which development is precluded. 
 
C. Gateway Parcels:  Primary entryways into the community are currently undeveloped, 
thereby providing a sense of a semi-rural community.  The OCP identifies Key Sites which serve as 
these entryways ("gateway parcels") and includes development standards requiring design 
guidelines (setbacks, landscaping, etc), entryway signage and road median landscaping. 
 
D. Open Space/Landscape Maintenance District:  The OCP includes the establishment of an 
Open Space/Landscape Maintenance District to ensure that these areas are maintained in a cost 
effective and aesthetic manner.  The District will be responsible for management of identified open 
space corridors for public uses, including active and passive recreation areas and trails, as well as 
the maintenance of landscaped roadway medians and street plantings. 
 
E. Boundary Park:  The Union Valley Parkway corridor will provide a major east-west 
expressway through the community from U.S. 101 to State Route 1, forming the boundary between 
Orcutt and the City of Santa Maria and the Santa Maria Airport to the north.  On Key Sites 22 and 
23, this area contains a vernal pool complex, sand dunes and oak woodlands which provide a unique 
vista in the Santa Maria Valley.  To preserve the views around the airport and portions of Site 22, 
the OCP provides a Regional Open Space Corridor ("Boundary Park") which will provide a 
prominent visual corridor through the community and may be expanded through coordination with 
the Santa Maria Airport Research Park Specific Plan. 
 
F. Old Town Orcutt Enhancement:  The OCP includes an Old Town Revitalization Program 
designed to enhance commercial development in Old Town while retaining important historic, 
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cultural and visual qualities.  The Revitalization Program includes development standards, 
transportation improvements, incentives for preserving older structures, and funding sources.  See 
Land Use-Old Town for a complete discussion of this program. 
 
3. VISUAL POLICIES, ACTIONS, AND DEVELOPMENT STANDARDS  
 
Policy VIS-O-1: Significant scenic and visual natural resources in Orcutt shall be 

protected in order to preserve the semi-rural character of the OPA. 
 
DevStd VIS-O-1.1: All development including buildings, understories, fences, water tanks and 

retaining walls adjacent to designated natural open space areas shall be sited 
and designed to protect the visual character of these areas and blend in with 
natural landforms through the use of such methods as setbacks, building 
orientation, materials and colors (earth tones and non-reflective paints), 
landscape buffers, shielded exterior lighting, screening of parking areas and 
inclusion of perimeter roads to allow maintenance of open space corridors. 

 
Action VIS-O-1.2: When funding is available, the County shall develop and implement a street 

tree planting program for existing and future public rights-of-way in Orcutt.  
This program shall address acceptable plantings, use of low maintenance 
trees and installation of deep root guards to protect streets, sidewalks, and 
other physical improvements.  The use of native and/or drought tolerant trees 
shall be encouraged where appropriate. 

 
Policy VIS-O-2: Prominent public view corridors (U.S. 101, State Routes 1 & 135, Clark 

Ave., Santa Maria Way, and Union Valley Parkway) and public 
viewsheds (Orcutt/Solomon Hills, Casmalia Hills, and Orcutt Creek) 
should be protected. 

 
DevStd VIS-O-2.1: Development shall be sited and designed to minimize disruption of 

important public view corridors and viewsheds through building orientation, 
minimization of grading on slopes, landscaping and minimization of sound 
walls. 

 
DevStd VIS-O-2.2: New homes on lots on the edge of bluff tops and canyon walls along 

significant open space/view corridors shall be of single story or partial 
second story design to minimize impacts to public view corridors (ie: public 
roads, trails, etc).  

 
DevStd VIS-O-2.3: All projects in the Orcutt Hills (eg: sites 6, 7, 12 and 14) shall utilize a 

combination of perimeter landscaping, the planting of street trees and other 
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trees, and other design techniques to screen new homes from the community 
while minimizing disruption of views through to the Solomon Hills. 

 
Policy VIS-O-3: Parcels along primary entryways into Orcutt are designated as 

"Gateway" parcels (Key Sites # 1, 2, 3, 14, 15, 21, 22, 25 and part of 18).  
These gateway parcels shall be developed in a manner that preserves the 
semi- rural character and provides an inviting and visually pleasing 
entrance to the community. 

 
DevStd VIS-O-3.1: Development shall be sited and designed with adequate street frontage 

building setbacks to allow an average 35 foot landscaped buffer containing 
sufficient plantings of major trees and shrubs to obscure parking areas from 
public view and to "soften" building masses. 

 
DevStd VIS-O-3.2: The County shall work with Caltrans to coordinate State road frontage 

landscaping with adjacent gateway parcels to the greatest extent feasible. 
 
DevStd VIS-O-3.3: Sound wall construction shall be minimized through the alternative use of 

landscaped berms for noise reduction. 
 
DevStd VIS-O-3.4: Trash enclosures shall be located outside of public view to the maximum 

extent feasible. 
 
DevStd VIS-O-3.5: Rural-type design signs (e.g., wooden, natural colors) shall mark the 

entrance/exit to Orcutt, and where appropriate, shall identify the route to Old 
Town Orcutt. 

 
DevStd VIS-O-3.6: Developers of gateway parcels shall fund and construct median strips along 

designated gateway roads (i.e., Clark Ave., Santa Maria Way, Union Valley 
Parkway) that include landscaping with low maintenance trees, shrubs, and 
groundcover designed to minimize obstruction of views by motorists, 
bicyclists, and pedestrians.  The developer shall be reimbursed by other 
benefitted owners in accord with the Infrastructure Fee Study. 

 
DevStd VIS-O-3.7: Development on gateway parcels shall be subject to review by the County 

Board of Architectural Review and/or the Orcutt BAR. 
 
Policy VIS-O-4: Public and private stormwater systems (recharge, retention, and 

retardation basins, culverts, channels, etc.) shall be designed and 
maintained to be visually attractive. 
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DevStd VIS-O-4.1: Basins shall be engineered so that perimeter fencing is minimized.  Where 
required, perimeter fencing shall be unobtrusive (while minimizing 
interference with wildlife movement on rural parcels).  Perimeter 
landscaping of basins shall consist of low maintenance trees, shrubs, turf, 
etc., and on public basins should be designed to accommodate recreational 
uses where appropriate.  Landscaping and fencing within basins should be 
maintained through a Landscape-Open Space Maintenance District. 

 
Action VIS-O-4.2: To the greatest degree feasible, the County shall strive to clean up and 

enhance existing basins to make them more visually attractive.  Owners of 
private basins shall be encouraged to enhance their basins as well. 

 
Policy VIS-O-5:  The historic, small town character of Old Town Orcutt should be 

preserved and enhanced. 
 
Action VIS-O-5.1: The Old Town Revitalization Program shall address preservation and 

enhancement of the historic, small town character of Old Town. 
 
Policy VIS-O-6: Outdoor lighting in Orcutt shall be designed and placed so as to 

minimize impacts on neighboring properties and the community in 
general. 

 
Action VIS-O-6.1: Low pressure sodium (LPS) lighting or other alternative methods used for 

street lighting, parking lot lighting and security lighting should be 
investigated by the Public Works Department to reduce off-site impacts from 
night lighting. 

 
DevStd VIS-O-6.2: Planning and Development shall work with Public Works to address street 

lighting needs and impacts, especially in the area south of Clark Avenue. 
 
DevStd VIS-O-6.3: Night lighting fixtures adjacent to residential areas shall be of the minimum 

height and intensity required for security/safety. 
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I. Fiscal Analysis 
 
NOTE:  The figures presented in this section are subject to revision.  A Public Infrastructure 
Financing Program (PIFP) is underway as this Plan is going to print.  The numbers cited here 
will change with the findings of that study and are only included for illustrative purposes.  
Please refer to the PIFP for final numbers and detailed information. 
 
1.  EXISTING SETTING AND ISSUES 
 
A. Regional Setting:  The two major providers of public services within the Santa Maria 
Valley are the City of Santa Maria and the County of Santa Barbara.  The County provides general 
governmental services (e.g., police and fire protection, parks and road maintenance) in 
unincorporated areas similar to the City's service provision within its limits.  The County is also 
responsible for a broader range of public services such as court administration and oversight of 
public assistance programs for both the cities and the unincorporated area.  Consistent with other 
local governments, the County receives the vast majority of its discretionary13 revenue (General 
Fund monies) from property and sales taxes.  These revenues are primarily used for ongoing 
operation and maintenance (O&M) of public facilities and are not usually allocated toward capital 
improvements.  Because the cost of general governmental services greatly exceeds revenue 
provided by property taxes, fees and fines, potential sales tax revenue generated by commercial 
development has become a key factor in land use planning. 
 
Three issues have forced the County to devise new strategies for financing public services:  1) voter 
approved Constitutional restrictions on property taxation (Proposition 13); 2) the State's 
reapportionment of property taxes from counties to the state (as of 1997, the County of Santa 
Barbara retains only 21% of the general property tax levy for the General Fund); and 3) declining 
levels of federal assistance.  The effect of these revenue changes on the County's budget is 
illustrated by the approximately $66 million backlog of road maintenance projects ('96-'97 budget 
year).  Of this $66 million, focused projects within the Fourth and Fifth districts (not separated for 
Orcutt) account for approximately $5.5 million.  County service areas have also lost significant 
revenue to the State.  County Service Area 5, which helps to fund the maintenance of Waller Park 
and open space in Orcutt, has lost approximately $150,000 in property tax revenue because of 
transfers to the State.   
 
The County is responsible for ensuring that adequate public services are available to serve new 
development.  However, continued reductions in both state and federal funding and recent actions 
taken by the state to finance schools and balance the state budget, have all contributed to the 
decrease in revenues available to the County.  Due to this continuing shortage of revenues, the 
                                                           
    13 Discretionary income are funds the County Board of Supervisors may spend without restriction. Non-discretionary 
income includes intergovernmental revenue which is received from the state and federal governments for mandated programs 
such as health, welfare and the justice system.  These funds must be used for the provision of the corresponding programs.  
Theoretically, revenue should equal cost; however, program deficits are common due to unfunded mandated state and federal 
programs.  



ORCUTT COMMUNITY PLAN 
 

Orcutt Community Plan           243  
 

County is experiencing difficulty in operating and maintaining public facilities and services at 
existing levels, much less provide new public improvements necessary for new development.  As a 
result, the County has relied more on its legal authority to require developers to pay for new 
infrastructure through the use of developer fees. 
 
On April 16, 1996, the Board of Supervisors adopted a Strategic Plan for Santa Barbara County 
which provides broad goals, objectives and actions for the management of County government.  As 
part of this Strategic Plan, the County has identified the need to develop Infrastructure Financing 

Programs for Community Plans to ensure adequate funding for public infrastructure. 
 
B. OPA Setting:  The County of Santa Barbara currently provides almost all of the public 
services to Orcutt's 33,000 residents, either directly through general government or indirectly via 
special service districts (Table 42).  However, many Orcutt area residents take advantage of the 
higher level of some services provided by the City of Santa Maria for recreation, libraries, etc.  In 
addition, since residential development in Orcutt has far outpaced commercial development, many 
of the community's retail dollars flow into the adjoining City of Santa Maria, decreasing potential 
sales tax revenue for the County. 
 
As of 1995, the Orcutt area generated approximately $12.3 million in annual revenues and had an 
annual County cost of about $15.3 million, resulting in an annual County deficit of approximately 
$3 million (Davis Co. Study - "Fiscal Implications of the Orcutt Community Plan).  It should be 

noted that these figures represent order of magnitude estimates and will be subject to refinement in 

subsequent fiscal studies (e.g., the PIFP).  The PIFP and Volumes I (Fiscal Section) & III 
(Technical Appendices) of the OCP EIR should be referred to for expanded discussions on the fiscal 
issue. 
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 Table 43   
 Provision of Community Services in Orcutt 

 Type  Provider  Description  Financing 

Traffic law enforcement  CHP Enforces traffic laws State 

State Highways  Caltrans Owns and maintains State 
Highways 

State 

Local Public Roads  County Owns and maintains roads 
and facilities 

County Road Fund 

Land Use Planning & 
Zoning 

 County Responsible for land use 
planning and permitting 

Developer Fees and County General Fund 

Plan check & inspection  County Responsible for safety of 
private buildings 

Charges for service 

Wastewater  County Responsible for collection 
and treatment of effluent 

Annual service charges and connection fees 

Flood Control  County Provides flood control 
protection and water 
conservation 

Property taxes and benefit assessments 

Water Supply  Cal-Cities Provides water through 
groundwater pumping 

Service fees 

Fire Protection  County District provides fire 
protection services 

Property tax from Fire Districts; contract 
revenue from CA Dept. of Forestry; 
Chevron and Union Oil; fees; 
reimbursements; CO. General Fund 

Police Protection  County County Sheriff provides 
police protection 

CSA 32/ Prop. 172/ half-cent County-wide 
sales tax  

Library Services  County City of Santa Maria 
provides library services 

General Fund through contract with City of 
Santa Maria 

Street Lighting  County Provides street lighting North County Lighting District through 
benefit assessments 

Parks and Open Space  County Owns/operates regional & 
local parks/open space 

General Fund and property tax captured 
within CSA 5 

Recreation  none none none 

Schools  OUSD Provides K-8 instruction 
at 6 elem. and 2 Jr. High 

Property taxes 
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Capital Improvements:  Since the passage of Proposition 13, special assessments, exactions in the 
form of fees, and Mello-Roos special taxes have emerged as the dominant sources of funding for  
infrastructure construction.  These include small-scale projects such as streets, sidewalks and 
lighting, to medium-scale projects such as schools, police and fire stations, libraries, parks and 
freeway interchanges.  The County of Santa Barbara currently funds many of its capital 
improvement expenditures through developer fees, special assessments and the General Fund.  
Table 43 presents the fees currently collected (1997) for residential and non-residential projects in 
the Orcutt area.  The 1997 fee structure does not account for such things as increased water supply, 
construction of a library, construction of bikepaths or trails, etc.  It is important to note that these 

developer fees may only be used for capital projects only and do not provide for the long-term 

operation and maintenance of these facilities. 
 
 Table 44  
 1996-1997 County Facility Fee Schedule* 

 Parks 
 

Roads Laguna County 
Sanitation  

District 

Fire Flood 
Cont-
rol 

Schools 

Residential 
Fee/Unit 

Quimby 
Fees 

 
$585.00/ 
Parcel 

(TM/TPM) 
 

Park-Dev. 
Mit. Fees 

 
$505.00 

(Duplexes) 
$415.00 
(Apt's.) 
$380.00 
(Mobil 
Homes) 
$215.00/ 
Bedroom 

(2nd units) 

$1025.00 
(per peak hour 

trip) 

$1,119.00 + appli-
cable *  

(SFD/ duplex) 
$952.00 +  

applicable * 
 (Apt, condo, trail-

er/ 
mobile home) 

 
*Elkhorn Trunk Fee 

$1,806.00 
Dutard/Solomon 

Trunk Fee 
$306.00 

Bradley/Solomon 
Trunk Fee 
$1,415.76  

$0.20 per   
 
(on all new 
residential 
buildings, 
including 
mobilehomes) 
 

$490-
.00 

$1.84/
 

Commercial 
Fee  

N/A $1025 per 
peak hour trip) 

$1,119.00 (per 
$80K building cost) 

$0.20 per   $500-
.00 
(Per 
acre 

$0.30/
 

*  These fees are subject to revision.  For current fee schedule refer to OCP PIFP. 
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Operation & Maintenance (O&M):  The County of Santa Barbara has traditionally relied upon 
property and sales tax revenues to fund most of the operation and maintenance activities associated 
with public facilities.  However, due to a shortage of revenues the County must now look to special 
districts to provide additional revenue for operation and maintenance funding.  Table 44 lists the 
special districts that currently include and serve the Orcutt area. 
 
 Table 45 
 Special Districts that Include and Serve Orcutt 

 Type  Description 

 County Service Area 5 
 (CSA-5) 

CSA-5 located south of Santa Maria maintains approx. 17 acres in eight open 
space areas.  Financing is from property taxes and the County General Fund. 

 County Service Area 32 
 (CSA-32) 

CSA-32 finances unincorporated area sheriff patrols from non-property tax 
sources such as sales tax, transient occupancy tax, Proposition 172 and other 
general revenues generated in the county unincorporated areas. 

 Santa Barbara County  
 Fire Protection District 
 (SBCFPD) 

SBCFPD finances a majority of the County Fire Department costs.  The 
County Fire Department provides fire protection for all areas in the county not 
protected by a city, special district, or state or federal agency.  SBCFD receives 
funding through a portion of the basic county-wide property tax levy. 

 Orcutt Fire Protection District 
 (OFPD) 

The OFPD operates one fire station w/ volunteer fire fighters which primarily 
serves Old Town Orcutt.  OFPD receives funding through a portion of property 
taxes generated within the district. 

 Orcutt Flood Zone 3 This district finances flood protection/water conservation activities for 
residents within this zone.  Funding is provided from property taxes and 
benefit assessments. 

 North County Lighting District 
 (NCLD) 

NCLD provides street lighting to Casmalia, Orcutt and Los Alamos as well as 
annexed street lighting functions previously budgeted in CSA-4, Vandenberg 
Village, Mission Hills, Onstott subdivisions and CSA-5.  This district 
maintains 2,298 street lights and is primarily financed through property taxes 
and benefit assessments. 

      Laguna 
County Sanitation District    
 (LCSD) 

This district provides collection, treatment and disposal services to Orcutt and 
is primarily funded through charges for services. 

 
 
2. PLANNING ISSUES   
 
Development under the Orcutt Community Plan will increase the demand for new roads, water 
supply, sewer lines and treatment capacity, flood control retention basins, fire stations, police 
services, parks and library services.  In addition, new development will contribute to the need to 
expand regional public facilities such as disposal sites for solid waste.  These projected public 
improvements (described in detail in the 1997 OCP PIFP) would increase the County's existing 
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annual deficit for service to Orcutt, due to increased O&M requirements.  Table 45 provides a 
cost/revenue breakdown of the projected public facilities.  These deficits are due in part to the 
limited capacity of existing community facilities such as roads, sewer, fire, police and water, and the 
need to expand them to meet the existing community's needs.  Major new capital expenditures will 
be required to serve the growth anticipated under the plan.  The cost of most facilities would exceed 
the potential revenues generated by new growth within the community through current revenue 
sources.   
 
 
 Table 46 
 Cost/Revenue Comparison1 

  Potential Source of Funds 

  Other Revenue Sources 

Infrastructure 
Improvements 

Estimated 
Facilities Cost 

Fee 
Revenues 

Existing 
Deficiency2 

Future 
Development 

General Fund, Grants, 
LCSD, Future 
Development 

Bikeways $2,718,119 $628,279 $2,089,840 $0 $0 

Fire Facilities $1,857,513 $1,857,513 $0 $0 $0 

Landscaped Medians $1,330,000 $729,113 $0 $600,887 $0 

Libraries $5,914,557 $1,461,999 $4,452,558 $0 $0 

Parks $14,744,780 $7,839,231 $6,905,549 31.7 acres $0 

Public Adminstration 
Buildings 

$1,700,000 $850,000 $0 $0 $850,000 

Public Open Space $129,375 $129,375 $0 807.3 acres $0 

Regional Flood 
Control 

$3,488,460 $3,488,460 $0 $0 $0 

Road Facilities $14,514,580 $14,514,580 $0 $0 $0 

Sheriff $600,633 $600,633 $0 $0 $0 

Trails $1,221,535 $271,909 $949,625 $0 $0 

COUNTY TOTAL $48,219,552 $32,371,092 $14,397,573 $600,887 $850,000 

Schools $18,998,153 $10,332,960 $0 $8,665,193 $0 

Sewers $1,975,659 NA $0 $0 $1,975,659 

Water Supply $17,868,000 NA $0 $17,868,000 $0 

TOTAL $87,061,364 $42,704,052 $14,397,573 $27,134,080 $2,825,659 
1  Figures current as of 1997. 
2  Identifies an existing deficiency in certain public facilities for existing development within the OPA.  
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The OCP contains several features to minimize the negative fiscal effects of new development: 1) 
promotion of use of existing infrastructure as a means to delay the development of expensive new 
infrastructure,  2) where expansion of the urban area is necessary, provision of urban densities to 
minimize per unit costs for new infrastructure, and  3) encouragement of commercial development 
to increase the level of sales tax revenue retained in Orcutt.  Despite efforts to provide fiscal balance 
through land use designations alone, it is apparent that a substantial negative fiscal imbalance would 
continue under existing funding mechanisms. 
To address this fiscal imbalance, the County will need to re-evaluate existing funding mechanisms 
and develop new funding mechanisms to support both the capital improvements needed under the 
OCP, and address the serious longer-term problem of funding the ongoing operational and 
maintenance costs of these facilities.  Revised developer fees (used to fund development of 
necessary infrastructure) and new assessment districts (used to provide ongoing operations and 
maintenance) are the two primary methods of addressing the fiscal needs of Orcutt.  Finally, 
because some public facilities such as parks and libraries will benefit existing residents as well as 
new development, cost sharing (capital and O&M) for these types of public facilities must be 
addressed. 
 
A public facility fee schedule to be levied on new development in Orcutt, would offset new 
development's fair share of the capital costs for the Plan's required public improvements is presented 
in Table 46.  These fees are reflected in 1996 dollars and are subject to revision. 
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Table 47 
 Summary Public Facility Fee Schedule 

Type of Facility Single Family 
Detached Unit 

Multi-Family 
Attached Unit 

1,000 Square Feet 
Retail Commercial 

Development 

1,000 Square Feet of Non-
Retail Commercial 

/Industrial Development 

Bikeways $198.93 $135.47 $136.56 $192.59 

Fire Facilities $588.14 $400.51 $403.74 $569.39 

Landscaped Medians $230.86 $157.21 $158.48 $223.50 

Libraries $462.91 $315.23 $317.77 $448.15 

Parks $2,482.12 $1,690.28 $1,703.91 $2,402.98 

Public Adminstration 
Buildings 

$269.13 $183.27 $184.75 $260.55 

Public Open Space $40.96 $27.90 $28.12 $39.66 

Regional Flood Control1 $1,170.16 $967.93 $1,617.92 $443.04 

Road Facilities2 $3,277.62 $1,882.89 $14,330.86 $6,230.96 

Sheriff $190.18 $129.51 $130.55 $184.11 

Trails $94.14 $64.11 $0.00 $0.00 

TOTAL COUNTY 
FEES 

$9,005.15 $5,954.30 $19,012.67 $10,994.93 

School Fees3 $3,431.60 $3,431.60 $300.00 $300.00 

Laguna Santiation 
District4 

$2,925.00 $2,758.00 $839.25 $559.50 

Cal Cities Water 
Compnay 

$6,000.00 $6,000.00 NA NA 

TOTAL FEES $21,361.75 $18,143.90 $20,151.92 $11,854.43 

1  Weighted average flood control fee is shown in table.  Flood Control fee ranges from $1,002 to $8,322 per       
equivalent dwelling unit and varies depending on location of new development (see OCP PIFP). 
2  Road Fee is currently being updated and is subject to change. 
3  Assumes statutory fees and average unit size of 1,865 sf. 
4  Maximum sewer fee is shown.  Actual fee will depend on location of new development. 
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Based on the long term fiscal needs of the community and the number and diversity of existing 
special districts which serve Orcutt, several governmental options are available which could provide 
adequate financing for the public facilities in the OCP.  Table 47 lists various service districts which 
could provide funding for public improvements. 
 
 Table 48   
 Service Districts 

 Type  Description 

Special District Special Districts (i.e. County Service Areas) provide a variety of 
municipal-type services from fire protection to mosquito abatement.  
Costs are borne by property owners within the district billed though the 
property tax bill.  These districts are dependent which operate under the 
control of the Board of Supervisors.  

Community Services District (CSD) A CSD has broad powers to either provide services which are not 
currently being provided or to consolidate delivery of existing services.  
The primary reason to form a CSD in Orcutt would be to have greater 
local control.  Funding is generated from non-property tax revenues.   

Mello-Roos Community Facilities 
District 

Mello-Roos Districts apply per-unit taxes on new development that is 
paid annually and the funds earmarked specifically for certain 
expenditures (schools, roads, libraries, etc.).  Mello Roos financing has 
been primarily used to secure bonds to finance public improvements 
required by new development.    

Benefit Assessment District Special assessments are charges imposed on property to pay for public 
improvements of direct benefit to that property. 



ORCUTT COMMUNITY PLAN 
 

Orcutt Community Plan           251  
 

3. FISCAL POLICIES AND DEVELOPMENT STANDARDS 
 
Policy-FSCL-O-1: The County shall ensure that adequate funding is available for the 

construction of public infrastructure and facilities as identified in the 
Orcutt Community Plan and the Public Infrastructure Financing 
Program. 

 
Action-FSCL-O-1.1: Consistent with the Santa Barbara County Strategic Plan, the County 

Planning and Development Department, the Office of the County 
Administrator and other departments, shall prepare a public infrastructure 
financing program, including an AB 1600 study, for the Orcutt 
Community Plan. The program shall identify mechanisms to fund needed 
public facilities/infrastructure, including development fees, grants, 
assessments etc.  The County should consult with interested parties such as 
community groups and developers during the development of this 
program.  The AB1600 Study and Fiscal Impact Report shall be updated 
periodically, consistent with the County's Five Year Capital Improvement 
Program. The first update of the AB1600 Fee Study shall be initiated two 
years from OCP adoption. 

 
Action-FSCL-O-1.2: Based on the results of the public infrastructure financing program, the 

County shall consider modifying its developer fees such that development 
pays its fair share of public infrastructure costs. 

 
Devstd-FSCL-O-1.3: Any development approved after community plan adoption and prior to 

completion of the Public Infrastructure Financing Program and adoption of 
associated fee revisions shall be required to pay the revised fees, which 
shall be paid prior to issuance of Building Permits or as determined by the 
infrastructure financing program. 

 
Action FSCL-O-1.4: The Financing Program shall include a reimbursement mechanism so that 

developers required to install infrastructure which exceeds the costs 
attributable to the project, as demonstrated by the fee study, shall receive 
reimbursement when other developers fees are received. 

 
Action FSCL-O-1.5: County shall actively facilitate the expeditious formation of a Community 

Facilities District (CFD) and/or Community Services District (CSD). Added 

by Res. 01-226, 7/10/2001 

 

Action FSCL-O-1.6: At the time the County considers Phase II of the OCP (the potential 
redesignation of Site 22) the County will review and update the fiscal 
policies and consider any appropriate changes to the fees. Added by Res. 01-226, 

7/10/2001. 
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Action FSCL-O-1.7: If State law is revised in a manner that enables local governments to 

condition approval of new development upon the payment of operation 
and maintenance costs, the County shall review these fiscal policies for 
potential revision. Added by Res. 01-226, 7/10/2001. 

 
Policy-FSCL-O-2: The County shall strive to ensure that funding is available for the 

operation and maintenance of public facilities in the community of 
Orcutt. 

 
Action-FSCL-O-2.1: The Public Infrastructure Financing Program shall analyze the cost of 

operation and maintenance of existing and proposed public infrastructure. 
The program shall propose mechanisms to provide adequate levels of 
funding for such operation and maintenance, including the equitable 
sharing of costs between new development and existing residents. 

 
Devstd-FSCL-O-2.2: All development should be required to pay its fair share of the cost of 

operation and maintenance of public facilities. 
 
Devstd-FSCL-O-2.3: Any development approved after community plan adoption and prior to 

completion of the Public Infrastructure Financing Program shall be 
required to participate in maintenance funding mechanisms adopted as part 
of that program, and must agree to pay those on-going fees before issuance 
of Building Permits. 

 
Policy FSCL-O-3: Where appropriate the County shall consider a reduction in fees 

based upon land dedication and developer construction of public 
facilities and improvements. 

 



 

 

 
 
 

 
 

V. 
 

KEY SITES 
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Key Sites Introduction 
 
The Orcutt Planning Area contains 43 Key Sites and Mini-EIR sites, principally vacant and 
under-developed parcels, generally larger than three acres and consisting both of individual lots 
and groupings of lots (Figure KS-I).  The Key Sites have been identified as having the greatest 
potential for developmentwhich would have a community-wide influence.  Consistent with State 
planning law, the OCP may be used to expedite the permitting of development projects within 
several Mini-EIR sites.  For these sites property owners entered into “public/private” 
partnerships to provide more detailed environmental review and major regional planning studies 
such as circulation and flooding.  To the extent that future projects are consistent with the project 
descriptions and include the identified development standards for these sites, only minor 
additional environmental review may be required. 
 
In using this Key Sites section, it should be noted that a number of policies, development 
standards, and actions not stated within each Key Site section itself may also be applicable to the 
site.  These standards may be associated with community-wide, county-wide, and focused issue 
areas, depending on the Key Site’s characteristics.  The Future Permitting section on page 21 of 
this Plan should be referenced in determining what policies, development standards, and actions 
may also apply. 
 
Each Key Site section contains the following general structure: 
 
 An introduction with location, parcels and surrounding uses; 
 
 A general setting description, including existing uses and development, topography, 

vegetation, other resources (archaeological sites, visual qualities, etc.), and hazards (oil, 
flooding, noise, etc.); 

 
 Project description with land use and zoning designations, buildout estimates14, and probably 

location of development; 
 
 A contraints/project considerations section; 
 
 Policies and development standards which guide development on each Key Site; and  
 
 A map showing contraints (open space, steep slopes, habitats, noise contours), improvements 

(bikepaths) and buildable areas. 
 
 
 

                                                           
14 The residential and commercial industrial buildout figures in the Key Site texts reflect staff’s 
estimates of averaged density and use by zone district, and are subject to change. 
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KEY SITE 1 (Koenen) 
 
This undeveloped 23.9-acre site (APN 129-120-24), is located on the northwest corner of the Clark 
Avenue/U.S. Highway 101 interchange in southern Orcutt.  Surrounding land uses include Highway 
101 to the east and north, Clark Avenue and undeveloped Site 2 (General Commercial/C-2) to the 
south, and residential (10-R-1) to the west (Figure KS1-1).   
 
Topography of Key Site 1 is generally level with gently rolling hills sloping up to the east along 
Highway 101.  A depression in the center of the site collects runoff for most of the site, which then 
slowly percolates into the ground or evaporates.  A culvert runs under Clark Avenue collecting 
excess runoff from Site 2.  A small trench which flows along the western boundary of Site 1 carries 
runoff to a storm sewer located at the terminus of Turquoise Court at the site boundary.   
 
Important vegetation consists primarily of mature eucalyptus trees along the eastern and southern 
borders.  The site is highly visible from Clark Avenue and U.S. Highway 101.  This visibility 
combined with the site's rolling undeveloped grasslands and scattered trees contribute to the semi-
rural character of the entrance to the Orcutt community.  This site has received some informal 
recreational use.  Due to the site's proximity to Highway 101 and Clark Avenue, noise levels are 
generally high along these roadways. 
 
The land use designation and zoning for this site are General Commercial and C-2, with a potential 
buildout of an estimated 375,000 square feet of commercial space.  A commercial center would 
likely include a 40,000 to 60,000 square foot grocery store, a 15,000 to 20,000 square foot drug 
store, and various other uses including sit down and fast food restaurants, retail shops, office space, 
and possibly a motel.  Primary access would be provided from Clark Avenue at the "preferred" 
location  shown on Figure KS1-2.  Secondary access may be provided from "right-in/right-out only" 
driveways on Clark Avenue. 
 
The site's location at Highway 101 and Clark Avenue make it a key "gateway" parcel into the 
community of Orcutt.  This location also makes the site an excellent location for a semi-regional 
shopping center provided that development maintains the community's semi-rural character and is 
designed to protect neighborhood character.  The site is large, well located, highly visible, has good 
access, and lacks any important environmental resources. 
 
Due to the site's potential for major commercial development, a "mini-EIR" was conducted for this 
site.  Site concerns include flooding hazards, long-term noise, compatibility between commercial 
development and the existing adjacent residential area, coordinated access alignment and 
intersection signalization, and visual treatment of this "gateway" parcel. 
 
Construction of approximately 19 acres of impervious surfaces associated with development would 
increase runoff and could cause localized flooding around the residences along the western site 
boundary and Turquoise Court.  Noise from long-term operation of the commercial development, 
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including trash compactors, air conditioning, delivery trucks, and parking lot cleaning (due to 
typical early morning or late night hours), will likely affect surrounding residences.  Access 
constraints due to the closeness of the southbound on- and off-ramps from US Hwy 101 to the east 
of this site and the planned signal light at Stillwell road to the west, as well as commercial 
development across Clark Avenue on Site 2, dictate that only one left-turn access point be allowed, 
and that it be located at the "preferred" access point shown on Figure KS1-2. Coordinated 
signalization of Clark Avenue at the access road, Stillwell Rd., and the US Hwy 101 off- and on-
ramps will be required.  And finally, landscape screening along roadways and the installation of 
landscaped medians on Clark Avenue are necessary to preserve the semi-rural gateway features of 
this site. 
 
 KEY SITE 1 DEVELOPMENT STANDARDS 
 
Policy KS1-1: Key Site 1 (APN 129-120-24) is designated General Commercial and zoned C-2.  

Any proposed development on Key Site 1 shall comply with the 
following development standards. 

 
DevStd KS1-1: If development is phased, all infrastructure, including but not limited to 

roads, bikepaths, sewer, water and utility lines, retention basins, roadway 
medians, the traffic signal at Clark/Stillwell, and gateway improvements, 
shall be installed during Phase I project construction. 

 
DevStd KS1-2: To the maximum extent feasible, stormwater from this site shall be captured 

onsite in a surface retention basin sized adequately to also serve Site 2.  If the 
County determines that locating a surface retention basin onsite is 
impractical, other options may be considered, including an offsite basin, 
underground facilities, or drainage to Orcutt Creek. 

 
DevStd KS1-3: The developer shall dedicate easements to the County and construct a Class I 

bikepath/public trail through Site 1.  The multi-use trail shall be integrated 
with the internal circulation plan and landscape plan and shall connect with 
the primary access point at Clark Avenue. 

 
DevStd KS1-4: Primary access to the site from Clark Avenue shall be from one signalized 

intersection located at the "preferred access point" shown on Figure KS1-1.  
In addition to this signalized intersection, secondary right-turn in/right-turn 
out access points may be constructed upon approval by the County 
Transportation Division and P&D.  The developer shall construct a raised 
center median and planter on Clark Avenue for the entire length of the site 
boundary to control turning movement on and off the site through left turn 
access lanes.  The County shall establish a reimbursement agreement to 
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allow the costs of such improvements to be shared on a pro-rata basis with 
Sites 2 & 3. 

 
DevStd KS1-5: The applicant shall fund and implement traffic signal improvements required 

by the Public Works Transportation Division at the Clark Avenue/U.S. 101 
interchange.  The Public Works determination shall be based upon a detailed 
traffic warrant analysis, funded by the applicant and managed by the Public 
Works Transportation Division. 

 
DevStd KS1-6: Delivery trucks shall be prohibited from exiting the site through the 

residential areas to the north. 
 
DevStd KS1-7: The site shall be designed to promote internal pedestrian circulation among 

all the buildings on the site. 
 
DevStd KS1-8: The developer and County shall coordinate with SMAT to determine the best 

way to provide public transit service to the center.  The project shall provide 
frontage and construct a bus pull-out on Clark Avenue and shall also 
construct a bus stop shelter on Clark Ave if required by the County. 

 
DevStd KS1-9: To reduce the effect of project related traffic in the adjacent residential area, 

the developer shall fund the construction of off-site traffic calming features, 
such as speed humps, roundabouts, diagonal diverters, and curb extensions. 

 
DevStd KS1-10: Development of the site shall include installation of the following 

landscaping features (consisting of drought-tolerant trees, shrubs and vines): 
 
   · A minimum 50-foot wide landscaped buffer along Highway 101 with 

trees which would exceed 50 feet in height at maturity planted in 
clusters a maximum of every 100 feet (part of this buffer may be 
developed in an easement secured from Caltrans, with a minimum of 20 
feet of this buffer located on the project site); 

   · An average 35-foot wide landscaped buffer along Clark Avenue with 
trees which reach a minimum height of 35-50 feet at maturity with a 
sufficiently large canopy to partially extend over Clark Avenue; 

   · A minimum 15-foot wide landscape planter strip along the entire 
western project boundary to soften the views of new buildings and to 
partially obscure building masses; 

   · Raised landscape berms and/or decorative masonry walls incorporated 
into the buffer strips to supplement the screening provided by 
vegetation; 

   · Fast growing vines and shrubs planted along all screening walls; and 
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   · Inviting landscaped pedestrian entries from adjacent roadways with 
attractive "stamped concrete" or other treated surface walkways linking 
existing sidewalks/paths with the center's own internal pedestrian 
circulation. 

 
DevStd KS1-11: In order to mitigate the change in visual character at the "gateway" to the 

community, the entire length of the center median shall be landscaped with 
drought tolerant street trees, shrubs, groundcover and decorative flatwork 
acceptable to County Public Works and P&D, or shall be consistent with the 
standard established by the landscape/median maintenance district (Figure 
KS1-2).  Trees shall be of sufficient size and spacing to provide a partial 
canopy over Clark Avenue.  The developer shall provide financial security to 
ensure maintenance of the new landscaping for a period of three years or 
until such a time as the County determines they are "established" or adopts a 
landscape maintenance district or other method for median maintenance, 
whichever occurs first.  Through the Infrastructure Financing Program, the 
County shall establish a reimbursement mechanism to allow median 
landscaping and maintenance costs to be shared on a pro-rata basis with the 
developer of Site 2. 

 
DevStd KS1-12: Development on the site shall be consistent with the "gateway policies" in 

the Visual Resources Section IV.H. 
 
DevStd KS1-13: An on-site manager shall be provided, available by telephone, and the 

manager's phone number shall be conspicuously posted. 
 
DevStd KS1-14: To the extent feasible, site plans for Sites 1 and 2 shall be coordinated in 

order to provide the most appealing gateway commercial development.  
Such coordination shall include design, scale, architectural style, and color of 
development. 







ORCUTT COMMUNITY PLAN 
 

Orcutt Community Plan           KS2.1  

KEY SITE 2 (Highway 101 South) 
 
This 18.2 acre site, APN 129-280-01 (5.83 ac, Minson Co.), -03 and -04 (9.62 ac and 2.75 ac, 
Simonian), is located at the southwestern corner of the Highway 101 and Clark Avenue interchange 
in southeast Orcutt (Figure KS2-1).  Surrounding land uses include Clark Avenue and Site 1 (Gen. 
Comm./C-2) to the north; a mobile home park to the south; Cimmeron Estates and  Site 4 to the 
west; and Highway 101 to the east.  Topography is generally level in the interior of the site, sloping 
up slightly to Clark Avenue and Highway 101 in the northeastern corner.  Much of the site appears 
to have been previously graded.  Vegetation consists of mostly introduced grasses, scattered sage 
scrub and scattered trees along Highway 101.  
 
The access road for the mobile home park to the south currently bisects the site from Clark Avenue 
to the southern border.  The road, along with a 15-foot segment along the entire southern boundary, 
has been granted in easement to the neighboring development by the owners of the site.  A Caltrans-
constructed road extends across the site creating a large berm that bisects the site from Clark 
Avenue to the southeastern corner.  High level noise corridors from Clark Avenue and Highway 
101 extend into the site. 
 
Under the General Commercial designation and C-2 zoning, approximately 280,000 square feet of 
commercial space could be constructed.  Primary access to the site would be from a new access 
road/Clark Avenue intersection (Figure KS1-2), with secondary access from Stillwell Road 
extending into the site along the southern boundary or additional locations on Clark Avenue.  Future 
residential development on Site 3 will need to utilize the mobile home park access easement and the 
new primary access point on Clark Avenue will require the realignment of this access road to the 
west. 
 
The site is highly visible from Clark Avenue and both directions on Highway 101, and constitutes a 
"gateway" parcel to Orcutt.  Plan policies and development standards require that development on 
Site 2 preserve the gateway features of the site.  Proposed improvements include a bikepath and a 
multi-use trail along the eastern boundary of the site from Clark Avenue to the southeast corner, 
planter median(s) along Clark Avenue, and signalization of Clark Avenue and Woodmere Road. 
 
KEY SITE 2 DEVELOPMENT STANDARDS 
 
Policy KS2-1:  Key Site 2 (APN 129-280-01, 03 and 04) is designated General 

Commercial and zoned C-2.  Any proposed development on Key Site 2 
shall comply with the following development standards. 

 
DevStd KS2-1: Parcels within Site 2 should be developed under an integrated development 

plan, if feasible.  Development on all parcels within Site 2 and the 
undeveloped portion of Site 4 shall incorporate compatible design and 
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architecture.  Development on Site 2 shall also be reviewed for design 
compatibility with Site 1. 

 
DevStd KS2-2: If development is phased, all infrastructure, including but not limited to 

roads, bikepaths, sewer, water, and utility lines, retention basins, roadway 
median, and gateway improvements, shall be installed during the first phase 
of project construction. 

 
DevStd KS2-3: If possible, stormwater from this site shall be conveyed to a regional 

retention/retardation basin located on Site 1, with an appropriate 
reimbursement agreement between the sites.  Other options which may be 
considered include an onsite basin, underground facilities, or drainage to 
Orcutt Creek. 

 
DevStd KS2-4: Primary access to the site from Clark Avenue shall be from one signalized 

intersection located at the "preferred access point" shown on Figure KS2-1. 
Access to the mobile home park and Site 3 shall be revised to meet this new 
primary access point.  In addition to the signalized intersection, secondary 
right-turn in/right turn-out access points may be constructed upon approval 
by the County Transportation Division and P&D.  The developer shall 
construct a raised center median and planter on Clark Avenue extending the 
entire length of the site.  A vegetated setback (minimum 15 ft) between the 
road and the mobile home park's northern and eastern parcel boundaries and 
the Site 3 access shall be provided. 

 
DevStd KS2-5: P&D shall work with Public Works and Caltrans to explore the use of excess 

right-of-way for a "park and ride" lot.  If this is infeasible, the excess R.O.W. 
should be relinquished once Clark Avenue has been widened and 
reconfigured per Public Works' requirements. 

 
DevStd KS2-6: As a part of any development project, the existing easement for Site 3 and 

the mobilehome park shall be renegotiated and realigned as shown on Figure 
KS2-1, or an alternative alignment route acceptable to the County, to 
connect with the intersection located at the "preferred access point." 

 
DevStd KS2-7: In order to provide access for pedestrians and cyclists to the commercial 

center, the developer shall dedicate a trail easement to the County and 
construct a multi-use public trail as shown in Figure KS2-1.  

 
DevStd KS2-8: The developer and County shall coordinate with SMAT to determine the best 

way to provide public transit service to the center.  The project shall provide 
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frontage and construct a bus pull-out on Clark Avenue and shall also 
construct a bus stop shelter on Clark Ave if required by the County. 

 
DevStd KS2-9: Development of the site shall include installation of the following 

landscaping features (consisting of drought-tolerant trees, shrubs, and vines): 
 
   · A minimum 50-foot wide landscaped buffer along Highway 101 with 

trees which would exceed 50 feet in height at maturity planted in 
clusters a maximum of every 100 feet (part of this buffer may be 
developed in an easement secured from Caltrans, with a minimum of 20 
feet of this buffer located on the project site); 

   · An average 35-foot wide landscaped buffer along Clark Avenue with 
trees which reach a minimum height of 35-50 feet at maturity with a 
sufficiently large canopy to partially extend over Clark Avenue; 

   · A minimum 15-foot wide landscape planter strip along the entire 
southwestern project boundary to soften the views of new buildings and 
to partially obscure building masses; 

   · Raised landscaped berms and/or decorative masonry walls incorporated 
into these buffer strips to supplement the screening provided by 
vegetation; 

   · Fast growing vines and shrubs planted along all screening walls; 
   · Inviting landscaped pedestrian entries from adjacent roadways which 

include attractive "stamped concrete" or other treated surface walkways 
linking existing sidewalks/paths with the center's own internal 
pedestrian circulation; and 

   · Incorporation of the pedestrian access serving residential areas to the 
south into the project design. 

 
DevStd KS2-10: In order to mitigate the change in visual character at the "gateway" to the 

community, the developer shall landscape the entire length of the center 
median of Clark Ave with drought tolerant street trees, shrubs, groundcover 
and decorative flatwork acceptable to County Public Works and P&D, or 
shall be consistent with the standard established by the landscape/median 
maintenance district (Figure KS2-2).  Trees shall be of sufficient size and 
spacing to provide a partial canopy over Clark Avenue.  The developer shall 
provide a financial security to ensure maintenance of the new landscaping 
for a period of three years or until such a time as the County determines they 
are "established" or adopts a landscape maintenance district or other method 
for median maintenance, whichever occurs first.  Through the Infrastructure 
Financing Program, the County shall establish a reimbursement agreement to 
allow median landscaping and maintenance costs to be shared on a pro-rata 
basis with the developers of Sites 1 and 4. 
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DevStd KS2-11: An on-site manager shall be provided, available by telephone, and the 

manager's phone number shall be conspicuously posted. 
 
DevStd KS2-12: To the extent feasible, site plans for Sites 1 and 2 shall be coordinated in 

order to provide the most appealing gateway commercial development.  
Such coordination shall include design, scale, architectural style, and color of 
development. 

 
DevStd KS2-13: Development on this site shall be consistent with the "gateway policies" in 

the Visual Resources Section IV.H. 
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KEY SITE 3 (Smith) 

 

This 146.49 acre site (APN 129-151-26) is located in the southeastern section of the Orcutt 

Planning Area.  It is bounded by Highway 101 on the northeast, the Sunny Hills mobile home park 

on the north, 5-20 acre ranchettes to the west, and the undeveloped Solomon Hills to the south 

(Figure KS3-1).  The site is vacant and a portion is currently used for cattle and horse grazing.  It 

contains approximately 43 acres on a level northern mesa and approximately 45 acres in a central 

low lying area.  These areas are separated by a steep bluff which drops 30-50 feet from north to 

south.  Orcutt Creek and its floodplain extend from east to west through the site along the base of 

the Solomon Hills, with the floodplain extending over approximately 37 acres of the central low 

lying area.  South of the creek, approximately 60 acres of the site rise close to 200 feet to the 

foothills from the lower mesa.  These areas are characterized by steep slopes (many in excess of 

30%) and erosional features including deep gullies.  A plugged and abandoned dry hole is located 

in the SW corner of the site. 

 

Vegetation on the site varies greatly.  The northern mesa contains non-native grasslands currently 

used for livestock grazing.  The central low lying area has been re-colonized by coyote bush and 

non-native grasses.  Orcutt Creek supports a rich and diverse riparian community dominated by 

large oak trees.  Another small segment of the creek crosses the northern portion of the site.  The 

portions of the site which extend into the foothills south of the creek are densely vegetated with 

coastal sage scrub, chaparral, oak/sage complexes, oak woodland and other vegetation.  Seven large 

eucalyptus trees are scattered along the site's boundary with Highway 101. 

 

The site serves as a visual "gateway" as it is plainly visible to surrounding developed properties and 

both north and southbound travelers on Highway 101.  The existing views experienced by residents 

of the adjacent developments include the Solomon Hills to the south and east, and undeveloped 

open space to the east.  Residents of the ranchettes to the southwest enjoy a view of the valley 

between the bluff and the Solomon Hills as well as the Orcutt Creek riparian corridor.  High noise 

levels from US Highway 101 affect the eastern property boundary.  The entire site lies within a 

County Fire Department designated "High Fire Hazard" area. 

 

Land use and zoning designations for Site 3 are Residential Ranchette/RR-10 and Multi-Family 

Residential – Orcutt/MR-O with all development limited to the northern mesa; the remainder of the 

site is to remain in open space.  The MR-O zoned portion allows for 20 residential units/acre by 

right as a result of the General Plan Housing Element Focused Rezone Program. If the 

owner/developer dedicates the areas identified as "Open Space" on Figure KS3-1 to a public agency 

and agrees to pay the revised school fee (as outlined in Action SCH-O-1.3), the land use and zoning 

for the portion of the site zoned RR-10 may be changed to PD/PRD 125 units.  Under this 

alternative scenario potential projects within the developable area could consist of single family 

dwellings, multiple family dwellings (townhouses, condominiums, etc.), or a combination of these 

housing types. 
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Constraints on this site are related to flood hazards and aesthetic qualities of Orcutt Creek, visual 

resources, compatibility with adjoining uses, limited access, noise, fire hazards, and archaeological 

resources.  Development standards for Key Site 3 require development to be concentrated on the 

northern portion of the site due to the presence of Orcutt Creek, the riparian corridor and the flood 

hazard area (see Figure KS3-1).  The northern portion of the site is most suitable for higher density 

development due to its level terrain and proximity to the high density mobile home park to the 

north. 

 

Key Site 3 does not have direct access to any existing public roadway.  Primary access would be via 

easement from an existing access road which originates at the northeast corner of the site and 

continues as a Highway 101 "frontage road" to Clark Avenue.  Secondary, emergency-only access 

could be from Oakbrook Lane to the west. 

 

Site 3 is the eastern terminus for the Orcutt Creek Open Space Corridor, with open space covering 

the area extending from the "neck" in the parcel to the southern parcel boundary, and a 75-foot strip 

of land along the eastern boundary with Highway 101.  A 2,000 foot segment of Class I 

bikepath/multi-use public trail would parallel the northern bank of Orcutt Creek across the site.  

Hiking trails are proposed along the entire length of the site's boundary with Highway 101 and 

along the western boundary from the southern bank of Orcutt Creek, near the terminus of 

Chancellor Drive, to the southern site boundary.  The latter trail would include a 1/8-acre rest area 

which overlooks the Santa Maria Valley. 

 

KEY SITE 3 DEVELOPMENT STANDARDS 

 

Policy KS3-1:  Key Site 3 (APN 129-151-26) is designated PD, Residential 20.0, and 

Open Space and zoned PRD-119, and MR-O.  Any proposed 

development on Key Site 3 shall comply with the following development 

standards. 

 

Policy KS3-2:  The County shall consider redesignating/rezoning portions of Key Site 3 

to PD/PRD 125 units only if: 

 

   A. The areas identified as "Open Space" on Figure KS3-1 have 

been dedicated to the County or other County-approved group 

or agency, and 

 

   B. The property owner has demonstrated compliance with Action 

SCH-O-1.3. 

 

   Any proposed development on Key Site 3 shall comply with the 

following development standards. 
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DevStd KS3-1: Development of the site shall be limited to the northern mesa as designated 

on Figure KS3-1 (north of the "neck" created by the NE corner of the lots on 

Chancellor Street). 

 

DevStd KS3-2:  In order to provide compatibility with existing adjacent development, 

density shall transition from "lower" at the southern and western perimeters 

of the mesa to "higher" for the internal development.  The area extending 

from the top of the bluff to the southern site boundary, and a 75 foot strip 

along the entire eastern site boundary shall remain in natural, undeveloped 

open space.  No development except bikepaths, hiking trails, rural 

landscaping, the proposed rest area and other passive recreational areas (e.g., 

seating areas) shall be permitted within this area. 

 

DevStd KS3-3: If it is determined that a weir or retention basin is needed onsite to control 

runoff, such a facility shall be sited within the proposed open space area 

(shown on Figure KS3-1) in coordination with SBCFCD and P&D, and 

designed to minimize impacts to riparian and/or oak woodlands. Peak runoff 

shall be controlled consistent with County Flood Control District and 

appropriate National Pollutant Discharge Elimination Systems permits. 

 

DevStd KS3-4: Drought tolerant landscape screening such as oaks and other trees and 

shrubs shall be planted on the southwest facing slope leading down to 

Chancellor Street and on the southern slope between development and the 

proposed open space area. 

 

DevStd KS3-5: The bikepath, public multi-use trails, rest area, and secondary access roads 

shall be located to minimize loss of significant vegetation.   

 

DevStd KS3-6: No development, other than a secondary access road from Oakbrook Lane or 

Chancellor Street, shall occur within 100 feet of the dripline of the 

vegetation in the southwest corner of the northern mesa, or within a 25-foot 

buffer from the top of bluff of the canyon in the northeast corner of the site.  

 

DevStd KS3-7: Primary access to the site shall be from the frontage road along US Hwy 

101.  The existing easement over Site 2 shall be renegotiated to 

accommodate development of Site 2 and to align with the "preferred access 

point" intersection.  The developer shall coordinate with P&D, Public 

Works Transportation Division, and the Fire Department to ensure 

appropriate secondary access from Oakbrook Lane or Chancellor Street 

using the developer’s existing Chancellor Street easement. 
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DevStd KS3-8: The developer shall construct access road improvements along the eastern 

boundary of Sunny Hills Mobile Home Park in coordination with 

development on Site 2.  Improvements shall include standard County 

Roadway frontage improvements, landscape screening from US Hwy 101, 

and a separated, public off-road trail.  Through the Infrastructure Financing 

Program, the County shall establish a reimbursement mechanism to allow 

road improvement costs to be shared on a pro-rata basis with the developer 

of Site 2.  In addition, once the access road to Site 3 enters the developable 

area, it should be located away from US Hwy 101. 

 

DevStd KS3-9: Development setbacks shall be applied to identified archeological resources 

(see EIR, Vol. III). The areas within the identified setbacks shall be 

incorporated into the project design and designated on construction drawings 

as "Undevelopable Open Space."  These areas shall be seeded with shallow-

rooted vegetation. 

 

DevStd KS3-10: The developer shall dedicate an easement for, and construct, a flood 

control/emergency access route along Orcutt Creek which can also be used 

as an off road Class I bikepath as well as public multi-use trails through Key 

Site 3, with appropriate links to new onsite development. 

 

DevStd KS3-11: Homes located on the northern, western and southern mesa boundaries 

adjacent to existing residential development that are not zoned MR-O shall 

be limited to one story in height to reduce visual impacts on these existing 

residences. In addition, on the northern site boundary, the developer shall 

install a 25-foot wide rural landscape buffer. Taller buildings within the MR-

O zone shall be located away from the edge of the zone district to the 

maximum extent feasible. 

 

DevStd KS3-12: Development on the site shall be consistent with the "gateway policies" in 

the Visual Resources section (IV.H). 

 

DevStd KS3-13: Development on the portion of the property designated Res. 20.0 and zoned 

MR-O shall be constructed at a minimum and maximum of 20 dwelling 

units/acre by right, excluding private and public right-of-way. 

 

DevStd KS3-14: Future residential development shall, at minimum, include the design 

components listed below: 

    

1. Roofing and Feature Color and Material. Development shall 

include darker, earth tone colors on structure roofing and other on-

site features to lessen potential visual contrast between the structures 



ORCUTT COMMUNITY PLAN 
 

Orcutt Community Plan           KS3.5  

and the natural visual backdrop of the area, as applicable. Roof 

materials shall match the prevailing materials used in the 

surrounding vicinity in order to preserve, to the extent feasible, 

current visual characteristics. Natural-appearing building materials 

and colors compatible with surrounding terrain (earth tones and non-

reflective paints) shall be used on exterior surfaces of all structures, 

including fences. 

 

2. Compatibility with Adjacent Uses. The design and character of the 

project architecture shall be compatible with the existing 

development adjacent to the site, to the extent feasible. 

 

3. Masonry Walls and Sound Walls. All masonry walls, including 

sound walls, shall provide color in tones compatible with 

surrounding terrain, using textured materials or construction methods 

that generate a textured effect. Clinging vines and/or native 

vegetation planting shall be provided directly adjacent to any walls 

to soften the visual effect. Vegetation that is planted along walls 

adjoining habitable structures shall be consistent with the 

requirements of an approved fire/vegetation management plan. 

 

DevStd KS3-15: All front, side and rear elevations for all structures visible from public 

viewpoints shall incorporate design features that avoid long, unarticulated 

facades. 

 

DevStd KS3-16: Project entrance monuments that may be provided shall be visually 

compatible with surrounding development, shall be consistent with the 

natural character of the area, and shall only be illuminated with hooded and 

downward-directed lighting of the lowest intensity that provide adequate 

lighting. Excessive lighting intensity shall not be permitted. 

 

DevStd KS3-17: Signs shall be constructed of high quality materials and are encouraged to 

have borders, trim, and be recessed into their frames. Lettering style and 

colors shall be consistent with the rural character of Orcutt. 

 

DevStd KS3-18: Future development proposals for the MR-O portion of the site shall be 

designed in a manner that avoids potential privacy impacts through the use 

of one or more of the following measures, as appropriate: 

 

 Use of building setbacks from existing development and/or landscaping 

to increase privacy and reduce potential nuisance noise impacts; 

 Adherence to lower building heights for components of the development 
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closest to existing neighborhoods; 

 Ensuring that any proposed balconies and proposed third story windows 

do not present privacy issues such as having line of sight views into rear 

yards and other private areas of adjacent existing development. 

 

DevStd KS3-19: New lighting shall be oriented away from sensitive uses, and shall be 

hooded, shielded, and located to direct light pools downward and prevent 

glare. The following standards shall also be implemented: 

 

 All exterior lighting shall be designed as part of the overall architectural 

concept. 

 Fixtures, standards and all exposed accessories shall be harmonious with 

the building design, the lighting design and hardware of the public spaces, 

and the overall visual environment of the County. 

 Lighting shall be used for safety and security to illuminate building 

entrances, parking and loading areas, and pedestrian walkways. 

 Light fixtures with exposed light bulbs shall generally be avoided. 

 All light fixtures shall be shielded or of a type fitted with lenses to 

confine the cone of light to the extent feasible. 

 Lighting sources shall not cast stray light beyond the property line on 

which they are installed. 

 

DevStd KS3-20: Finish materials, including glazing, shall be of a low reflectivity to minimize 

glare. Development shall include low reflectivity glass, subdued colors for 

building materials in high visibility areas, and the use of plant material along 

the perimeter of the structures to soften views. 

 

DevStd KS3-21: Streetlights located within the development shall be pedestrian in scale, and 

range in height from 12 feet to 25 feet, and shall be architecturally 

compatible with surrounding development. Streetlights, where they are 

included, shall be primarily for pedestrian safety (at roadway intersections 

only), and shall not provide widespread illumination. High mast street 

lighting shall be shielded and decorative to be compatible with the rural 

character of Orcutt. 

 

Mitigation Program: Development of Key Site 3 shall also be subject to additional mitigation 

measures prior to final zoning clearance. Refer to the Mitigation Monitoring 

and Reporting Program (MMRP) in Appendix F for additional requirements 

related to development of the site. 

 

 



 

 

 

 
 KS3.7 
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KEY SITE 4 
 
In the Initiation stage of the OCP, Key Site 4 was a 15.94 acre undeveloped parcel.  Since then, a 
residential development (Cimmeron Estates) has been constructed on most of the site.  The 
developed project includes 35 units, two retardation basin lots, and realignment of Stillwell Road 
through the eastern portion of the property.  The Stillwell Road realignment has created a remnant 
parcel (part of 103-750-38).  This remnant parcel now constitutes all of Key Site 4. 
 
The 1.1-acre remnant parcel is located west of US Highway 101, at the southeast corner of Clark 
Avenue and Stillwell Road (Figure KS4-1).  It is bounded by single family residential developments 
(Res. 3.3/10-R-1) to the north across Clark Avenue, by Cimmeron Estates to the west, undeveloped 
land (Site 5; PD 1.8/PRD 1.8) to the south, and undeveloped land (Site 2; Gen Comm/C-2) and 
Town & Country Mobile Home Park to the east. 
 
Land Use and zoning for Site 4 are General Commercial/C-2 so as to match the commercial 
designations on Site 2 immediately to the east.  Key Sites 4, 2 and 1 all create a general commercial 
entryway on both sides of Clark Avenue at US Hwy 101 to serve the surrounding residential 
development as well as passersby on the highway.  Commercial development on this site will either 
be incorporated/integrated with commercial development on Site 2 or it will develop as a small 
neighborhood-type center. 
 
Due to the narrow frontage of this site with Clark Avenue, and its close proximity with the 
Stillwell/Clark intersection, left-turn access from Clark Avenue is not deemed feasible.  Access to 
this site may either be from Stillwell Road or from right-in, right-out only access from Clark 
Avenue. 
 
KEY SITE 4 DEVELOPMENT STANDARDS 
 
Policy KS4-1: Key Site 4 shall be designated General Commercial and zoned C-2 on 

the portion east of Stillwell Road. 
 
DevStd KS4-1: The development on Site 4 east of Stillwell Road shall incorporate design 

and architecture compatible with the development on Site 2. 
 
DevStd KS4-2: Full access shall not be permitted from Clark Avenue.  Full access to the site 

should be coordinated with the primary access for Sites 1 and 2 and from 
Stillwell Avenue.  Secondary right-turn in/right turn-out access point(s) on 
Clark Avenue may be permitted upon approval by the County Transportation 
Division and P&D.  If such "right turn only" access from Clark Avenue is 
developed, the developer shall construct a raised center median and planter 
on Clark Avenue extending the entire length of the site. 
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DevStd KS4-3: In order to mitigate the change in visual character at the "gateway" to the 
community, the developer shall fund landscaping of the entire length of the 
center median of Clark Avenue fronting the site with drought tolerant street 
trees, shrubs, groundcover and decorative flatwork acceptable to County 
Public Works and P&D, or shall be consistent with the standard established 
by the landscape/median maintenance district (see Figure KS1-2).  Trees 
shall be of sufficient size and spacing to provide a partial canopy over Clark 
Avenue.  The developer shall provide financial security to ensure 
maintenance of the new landscaping for a period of three years or until such 
a time as the County determines they are "established" or adopts a landscape 
maintenance district or other method for median maintenance, whichever 
occurs first.  Through the Infrastructure Financing Program, the County shall 
establish a reimbursement mechanism to allow median landscaping and 
maintenance costs to be shared on a pro-rata basis with the developers of 
Sites 1 and 2. 

 
DevStd KS4-4: P&D shall work with Public Works to explore the relinquishment of any 

excess Clark Avenue right-of-way once Clark Avenue has been widened and 
reconfigured per Public Works' requirements. 

 
DevStd KS4-5: Stormwater from this site should be conveyed to an adequate regional 

retention/retardation basin, with an appropriate reimbursement agreement 
between the sites.  Other options which may be considered include an onsite 
basin, underground facilities or drainage to Orcutt Creek. 

 
DevStd KS4-6: Development of the site shall include installation of the following 

landscaping features (consisting of drought-tolerant trees, shrubs, and vines): 
 
  · A minimum 35-foot wide landscaped buffer along Clark Avenue 

with trees which would exceed 35-50 feet in height at maturity with a 
sufficiently large canopy to partially extend over Clark Avenue; 

  · Fast growing vines and shrubs planted along all screening walls; 
and 

  · Incorporation of pedestrian access features serving nearby 
residential areas in project design. 

 
DevStd KS4-7: Existing eucalyptus trees should be incorporated in the project design.  

Where removal is necessary, drought tolerant replacement trees shall be 
incorporated in project landscaping. 
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KEY SITE 5 (Jensen) 
 
This site, APN 103-200-68 and -69 (total 46.83 acres), is located approximately ½ mile west of US 
Highway 101 and ¼ mile south of Clark Avenue within a semi-rural area in southeast Orcutt.  It is 
bounded by Site 4 (Cimmeron Estates and C-2) to the north, Site 6 (Mesa Verde; PD/PRD 1.8) to 
the south, and residential development to the east and west (Site B; 1-E-1/2-E-1/3-E-1).  The site is 
currently undeveloped with the exception of a single family residence on Stillwell Road in the 
northeastern corner of the property.  Stillwell Road provides the only existing access to the site 
(Figure KS5-1). 
 
Key Site 5 is characterized by semi-rural open space set against the backdrop of the foothills of the 
Solomon Hills.  It is visible from Stillwell Road, Clark Avenue, and adjacent residences.  Onsite 
topography consists of an elevated terrace in the northern portion which slopes toward Orcutt Creek 
in the southern portion of the site.  The central low lying area is bisected in an east-west direction by 
Orcutt Creek and other minor drainages, with the floodplain covering approximately 15 acres (32%) 
of the site.  South of the creek, the north-facing slope rises steeply to a broad terrace on Site 6.  The 
site is located within a County designated "High Fire Hazard" area. 
 
Much of the site is disturbed.  A dirt road off Stillwell enters the site south of Orcutt Creek and 
extends into Site 6 to the south.  The site is crossed in several places by jeep trails, including a trail 
across the creek near the western boundary.  The northern area has been plowed and consists of 
overturned grassland and scrub with two eucalyptus/oak groves near the northwestern edge.  A deep 
gully runs along the eastern boundary of the eucalyptus woodland commencing at the top of the 
terrace slope. 
 
This stretch of the Orcutt Creek corridor has experienced a higher level of disturbance than many 
other areas of Orcutt Creek, however it still functions as an important wildlife corridor as evidenced 
by deer tracks in the creek bed.  Riparian vegetation includes a mix of willow riparian, coastal sage 
scrub and oak woodland near the western site boundary, although no substantial areas of oak 
woodland or grasslands, commonly found along other stretches of Orcutt Creek, exist here.  Heavy 
sedimentation of this stretch of the corridor has reduced the capacity of Orcutt Creek across this site.  
There is a 15' wide clearing across the north-south tributary just south of Orcutt Creek.  South of the 
creek, the vegetation increases in density, with coastal sage scrub, oak woodlands, and introduced 
grassland areas on the southern slope. 
 
Site 5 is designated PD 2.7 and zoned PRD.  This designation includes the base of PD 1.8 plus TDC 
units from part of Key Site 8.  The units would be located on 26 acres north of the floodplain on the 
northern terrace and south-facing slope with some potential for limited residential in the northern 
section of the floodplain.  Any development in the floodplain would have to be elevated above the 
flood level.  Development would likely consist of 10,000 to 14,000 square foot single family lots 
and would be accessed from Stillwell Road.  An extension of Stillwell Road to Bradley Road, 
which would pass through Sites 5, 6, 7, & 12, is proposed as part of this Plan. 
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Concerns on this site include the provision of adequate access, preservation of visual resources such 
as oaks and eucalyptus trees, and flooding and biological constraints related to Orcutt Creek.  The 
area approximately 200 feet north of the northern bank of Orcutt Creek to the southern boundary of 
the site (13 acres) would remain in natural, undeveloped open space (except for 1 acre set aside for 
2 units).  Open space on this site is an integral part of the overall Open Space Corridor 
recommended for Orcutt Creek.  A Class I bikeway and multi-use public trail would parallel the 
creek corridor on the northern side within the open space and a 1 to 2-acre public park is proposed 
for the open space area adjacent to Stillwell Road.  A Class II bikeway is also proposed along 
Stillwell Road. 
 
KEY SITE 5 DEVELOPMENT STANDARDS 
 
Policy KS5-1:  Key Site 5 (APN 103-200-68 and -69) is designated PD 2.7 and zoned 

PRD.  Any proposed development on Key Site 5 shall comply with the 
following development standards. 

 
DevStd KS5-1: The southern area shown on Figure KS5-1 shall remain in natural, 

undeveloped open space, with the northern boundary delineated by the 
planting of native trees (e.g., oaks and cottonwood) and other appropriate 
screening.  Development within this area is limited to the bikepath/hiking 
trail, a 1-2 acre park, a footbridge and the extension of Stillwell Road, with 
no development within 50 feet of the top of the creek bank.  This 50 foot 
setback shall include plantings of native trees and shrubs, and if deemed 
appropriate, delineation by decorative fencing (eg: split rail).  Up to two 
residential units may be constructed in  the southeastern one acre, and no 
development shall encroach within 50 feet of the top of the creek bank. 

 
DevStd KS5-2: The developer shall dedicate and construct a 1-2 acre public park within the 

open space area north of Orcutt Creek as shown in Figure KS5-1. 
 
DevStd KS5-3: A creek restoration program using only appropriate native trees, shrubs and  

understory species, shall be required along the length of the Orcutt Creek 
corridor banks and top of banks, with this vegetation maintained by the 
developer for a period of 3 years until established.  This program should 
include tree planting north of the multi-use trail and screening on the eastern 
boundary of the creek area. 

 
DevStd KS5-4: The developer shall pay a proportionate share of the improvement of the 

Clark/Stillwell intersection, including traffic signals and realignment and/or 
widening of Stillwell Rd., to mitigate the increased vehicle trips along the 
proposed Stillwell Road extension.  Improvements shall include visual 
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landscaped screening to the south and east to provide screening of the new 
higher density development and the road from the surrounding open space 
and lower density residential areas.  This landscaping shall include a buffer, 
which includes oak trees, on the west side of Stillwell Road along the 
developed portion of the site. 

 
DevStd KS5-5: The developer shall dedicate an easement for, and construct, a flood 

control/emergency access route along Orcutt Creek which can also be used 
as a Class I bikepath. 

 
DevStd KS5-6: The final Development Plan shall depict a minimum setback of 25 feet 

between trunks of remaining eucalyptus trees and oak trees and any 
inhabitable structures. 

 
DevStd KS5-7: If Stillwell is extended as part of this project, native oaks and other native 

vegetation shall be planted along the roadway on the north-facing slope for 
erosion control and to screen the road from the view of residents and 
roadways to the north. 

 
DevStd KS5-8: Any development on the south-facing slope shall include a 25-foot building 

height limitation from existing grade.  All structures, fences, walls, and roofs 
shall be constructed using earth tone colors and construction materials that 
are compatible with the natural surroundings. 

 
DevStd KS5-9: The developer shall dedicate an easement to the County for, and construct, a 

public hiking trail along the north-facing slope concurrent with the road 
(Figure KS5-1).  The developer shall also construct a footbridge over Orcutt 
Creek and connect this southern trail with the proposed trail network for 
southeast Orcutt, the park at Stillwell Road, and the proposed multi-use trail. 

 
DevStd KS5-10: All development on the northern perimeter of this site shall include a 16-foot 

building height limit from the existing grade.  In addition, all northern 
perimeter lots shall incorporate a landscape buffer within the lots along the 
northern boundary.  This landscape screen shall be installed by the developer 
and shall be of predominately native, drought-tolerant species. 

 
DevStd KS5-11: Any development in the southeast one acre shall be fully screened from the 

extension of Stillwell Road which surrounds the area on three sides.  Trees which 
reach at least 35-feet at maturity shall be planted between the residential units and 
the road on the south side, with a mix of lower growing shrubs filling in the gaps.  
On the north and west sides of the units, a mix of trees and shrubs shall be planted to 
effectively block views of the units from the road. 
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KEY SITE 6 (Mesa Verde) 
 
This site, APN 101-010-03 (41.38 acres), is located approximately ½ mile east of Highway 101 and 
½ mile south of Clark Avenue in southeast Orcutt.  It is bounded by Site 5 (PD/PRD 2.7) to the 
north, Site 7 (PD/PRD 52 units) to the west, Site 12 (PD/PRD 725 units) to the south, and Site F 
(Res. Ranchette/RR-5) to the east.  Site 6 is located on an upland mesa south of Orcutt Creek in the 
lightly developed foothills of southeast Orcutt (Figure KS6-1).  There is currently no access to the 
site other than a dirt road originating at Stillwell Road on Site 5, approximately 300 feet to the 
north.  The site has historically received light to moderate public use for recreation.  At the time of 
Plan adoption, a "Complete" permit application for a tentative tract map was on file with Santa 
Barbara County. 
 
Key Site 6 is characterized by semi-rural open space set against the backdrop of the Solomon Hills.  
The site consists primarily of a central, highly visible scenic bluff, and views of the site are provided 
from Stillwell Road, Clark Avenue, and adjacent residences. 
 
Topography consists of an upland mesa in the center bounded by slopes of 20-30% to the north and 
15-20% to the south.  A shallow central drainage channel bisects the mesa from southeast to 
northwest.  The northeastern portion of the site contains a deep, densely vegetated canyon which 
drains into Orcutt Creek on Site 5.  The eastern edge of the site contains sandhill chaparral and 
mature trees.  The southern portion of the site slopes toward a canyon on Site 12 which is vegetated 
with oak woodland.  The canyon functions as an important wildlife corridor between Orcutt Creek 
and the Solomon Hills, and along with the vegetation provides a buffer between residential 
ranchettes to the east and medium density residential farther to the west.  The mesa top is vegetated 
mostly by introduced grasses and scattered coastal sage scrub.  Dense scrub vegetation occurs in the 
northwestern portion of the site near the small drainage and the site supports two California Species 
of Special Concern.  Site 6 is also located within a County designated "High Fire Hazard" area. 
 
Land use and zoning for the site are PD 1.8/PRD, with a potential buildout of 74 units.  Future 
development on the site would be located on the upland mesa in a developable area of 
approximately 25 acres.  The units would likely consist of 10,000 to 14,000 s.f. single family lots.  
Roadway access to the site will be from an extension between Stillwell Road to the northeast and 
Bradley Road to the west, crossing through Sites 5, 7 & 12 which adjoin the site to the north, west 
and south (Figure KS6-2). 
 
Approximately 16 acres of this site would be retained in open space, encompassing steep slopes on 
the north, chaparral/pine and coastal scrub habitat on the east, and the two oak woodlands in the 
south (Figure KS6-1).  A north/south multi-use trail is proposed through the eastern open space. 
 
Site development concerns include provision of adequate roadway access, preservation of the semi-
rural character of the area and scenic resources onsite, flood and fire hazards, maintaining flora and 
fauna connections between the Solomon Hills and Orcutt Creek, and siltation of the creek.  
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Construction on the mesa could increase siltation in the creek due to erosion down the slope during 
construction and in the long term due to increased volumes of water through storm drains.  
Impervious surfaces associated with development would increase storm water runoff and flooding 
in areas located downstream from the site.  Development within or adjacent to the fire hazard area 
along the north, south and east perimeter of the site could expose residents to wildfire hazards.  
Development intruding too far to the east could squeeze shut an existing wildlife corridor down to 
Orcutt Creek. 
 
KEY SITE 6 DEVELOPMENT STANDARDS 
 
Policy KS6-1:  Key Site 6 (APN 101-010-03) is designated PD 1.8 and zoned PRD 1.8.  

Any proposed development on Key Site 6 shall comply with the 
following development standards. 

 
DevStd KS6-1: The area around the north, south, and east site perimeter which includes the 

chaparral and coastal scrub habitats, and the steep slopes along the northern 
portion of the site shall remain in natural, undeveloped open space (Figure 
KS6-1).  No development except hiking trails and the Stillwell extension 
shall be permitted within this area.  The minimum width of the eastern open 
space corridor shall be 120 feet between the eastern site boundary and the 
rear lot/fence line of the closest lot. 

 
DevStd KS6-2: Key Site 6 shall be designed in a manner which includes the extension of 

Stillwell Road to Bradley Road as a public road as generally shown on 
Figure KS6-1. 

 
DevStd KS6-3: The Stillwell Road extension through the site should be of rural design and 

as narrow as possible while still allowing a Class II bikepath.  Revegetation 
of areas disturbed during road construction shall include oak trees and 
appropriate native vegetation to maintain the scenic and natural resource 
qualities of the bluffs.  On the north facing slope, to the maximum extent 
feasible the roadway shall be aligned to cross the slope to minimize grading, 
vegetation removal and visual impacts to views from roads and residences to 
the north.  A slope stabilization plan which includes effective planting with 
native, drought-tolerant species shall be prepared by the developer subject to 
approval by P&D. 

 
DevStd KS6-4: Any development on the north and west sides of the terrace shall include a 

25-foot building height limitation from existing grade, and shall be reviewed 
by BAR for visual impacts.  All structures, fences, walls, and roofs shall be 
constructed using earthtone colors and construction materials that are 
compatible with the natural surroundings. 
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DevStd KS6-5: Any Development Plan application shall include dedication of an easement 

and construction of a public hiking trail that extends through the site along 
the site's eastern boundary (Figure KS6-1) to connect with the proposed trail 
network for southeast Orcutt, as part of the first phase of any development.   

 
DevStd KS6-6: To the extent feasible, locations for all utilities required to service the site, 

including sewer lines, shall be within road right-of-ways. 
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KEY SITE 7 (Kelly) 
 
This 31.52-acre site, APN 101-010-02, is located in semi-rural southeast Orcutt, northeast of the 
current Stubblefield Road eastern terminus.  The site is surrounded by undeveloped land to the east 
(Site 6; PD 1.8/PRD) and south (Site 12; PD/PRD 725 units), low-density residential to the north 
(Site B; 1-E-1/2-E-1/3-E-1) and the medium density Miraflores residential neighborhood to the west 
(Figure KS7-1). 
 
Site 7 is part of a broad area of open space in southeast Orcutt and is visible from Stubblefield Road, 
Hwy 101, and adjacent neighborhoods.  Site topography consists of two relatively level mesas 
bisected from southeast to northwest by a tributary to Orcutt Creek in a canyon up to 20 feet deep 
with some slopes exceeding 30 percent.  The creek is the major wildlife corridor between central 
Orcutt and the Solomon Hills.  West of the creek, a narrow flat area rises into a steep, densely 
vegetated slope leading to an elevated terrace.  Near the south central border a steep canyon leads 
into the main drainage.  Approximately 75 young oaks are located within the coastal sage scrub on 
both terraces.  The site's biological value is high, with varied habitats including multi-trunked live 
oak woodland, grasslands and sandhill chaparral supporting several sensitive plant and wildlife 
species.  The site is within a designated "High Fire Hazard" area with vegetation re-growing from a 
1985 fire. 
 
The largely undisturbed site contains an abandoned oil well (dry hole) in the south central section 
and a historic archaeological site.  An informal trail system also exists, crossing the creek near the 
confluence of the main drainage and the tributary canyon. 
 
The site is designated PD/PRD 52 units.   Development is restricted from the area surrounding the 
historic oil well near the south central boundary and from the open space corridor in the middle of 
the site.  Access will be from the extension of Stillwell Road to Bradley Road which crosses Sites 5, 
6, 7 & 12.  A bridge spanning the creek will be required on this site. 
 
The central 17.42 acres which includes the drainage and surrounding slopes would be retained as 
natural, undeveloped open space, preserving both some habitat and the wildlife corridor (Figure 
KS7-1).  A hiking trail will cross the site along the western side of the creek.  All habitable 
structures will be set back 100 feet from the edge of vegetation to minimize fire hazards (Figure 
KS7-2).  
 
Site development concerns include avoidance of hazardous and sensitive resources (e.g., an oil well, 
steep slopes, an archaeological site, biological resources, and a creek), provision of adequate 
roadway access, and preservation of the visual qualities of the site.  In addition, the use of the creek 
across this property as both a wildlife corridor and an important trail link to the foothill area requires 
that the roadway bridge that spans the creek be built to a higher level to accommodate the use of the 
corridor. 
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KEY SITE 7 DEVELOPMENT STANDARDS 
 
Policy KS7-1:  Key Site 7 (APN 101-010-02) is designated PD and zoned PRD (52 units 

maximum.  Any proposed development on Key Site 7 shall comply with 
the following development standards. 

 
DevStd KS7-1: All development shall be limited to the 6.9-acre mesa on the southwest 

corner (31 units maximum potential buildout) and the 7.2-acre mesa on the 
northeast corner (21 units maximum potential buildout).  No development 
shall be permitted within the open space areas shown on Figure KS7-1 
except the road crossing, the proposed hiking trail, and limited drainage 
improvements. 

 
DevStd KS7-2: Development of the site shall include the implementation of a County 

approved habitat restoration plan within the open space areas of sandhill 
chaparral with a focus on oak replacement and rare plant regeneration. 

 
DevStd KS7-3: The developer shall construct the extension of Stillwell Road across this site 

including a Class II bikeway and a bridge across the tributary of Orcutt 
Creek as shown on Figure KS7-1.  That portion of these improvements 
which are regional in nature and beyond that required to serve development 
immediately on the site (e.g. the bridge) shall be funded through the OTIP 
consistent with Policy CIRC-O-1. 

 
DevStd KS7-4: The segment of the road crossing the creek shall be designed to avoid or 

minimize removal of oak woodland.  The creek shall be spanned by a bridge 
with sufficient minimum clearance to permit free movement of large 
mammals and trail users.  These facilities shall be designed to maintain the 
area's rural character through use of stone, rough hewn timbers, or other 
materials, the planting of oaks, and other appropriate measures. 

 
DevStd KS7-5: In order to reduce potential fire danger and protect the oak woodlands and 

other valuable resources on this site, development on the western mesa shall 
transition from "higher" density adjacent to the Oak Knolls subdivision (with 
lot sizes compatible to the existing lots) to "lower" adjacent to the open 
space in the center of the site.  Lots adjacent to the border of the open space 
area shall be a minimum of 12,000 square feet.  On the eastern mesa, lot 
sizes shall be compatible with those on Site 6 to the east; lots adjacent to the 
open space area shall be a minimum of 12,000 sf. 

 
DevStd KS7-6: All development, including the road extension, shall be aligned to avoid the 

archaeological site identified in the EIR.  If avoidance is infeasible, the 



ORCUTT COMMUNITY PLAN 
 

Orcutt Community Plan           KS7.3 

developer shall employ other measures discussed in the EIR (Section 5.7, 
EIR Volume I). 

 
DevStd KS7-7: Trees shall be planted along the Stillwell Road extension in order to 

minimize the visual impacts to the surrounding community.  Native, 
drought-tolerant vegetation, including oak trees, shall be replanted in open 
space areas to stabilize graded slopes and screen the road from the trail.  The 
perimeter of residential development shall be landscaped with native, 
drought-tolerant vegetation to screen it from the open space area. 

 
DevStd KS7-8: The developer shall construct a public hiking trail adjacent to the tributary of 

Orcutt Creek, as shown in Figure KS7-1, that will connect with the proposed 
trail network for southeast Orcutt. 

 
DevStd KS7-9: Any development on the north, west and east sides of the site shall include a 

25-foot building height limitation from existing grade and shall be reviewed 
by BAR for visual impacts.  All structures, fences, walls, and roofs shall be 
constructed using earthtone colors and construction materials that are 
compatible with the natural surroundings. 

 
DevStd KS7-10: If feasible, access to the southern portion of Key Site B shall be coordinated 

with/provided through this site. 
 
DevStd KS7-11: While this site may develop up to the maximum density established by the 

OCP and zoning, if the owner wishes to transfer some units off this site to 
Site 12, the County prefers that units first be transferred off of the eastern 
mesa to reduce visual impacts and impacts to the grassland. 
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KEY SITE 8 (Solomon Creek) 
 
This 78.24-acre site consists of the following 6 parcels:  103-200-11 (18.32 ac/Jones); 103-200-26 
(19.93 ac/Taft); 103-200-45 (2.21 ac), 103-200-67 (35.48 ac), 103-361-12 (.9 ac), and 103-361-13 
(1.4 ac) (Worsley -- 39.99 ac. total).  The site is located approximately 1,000 feet southeast of the 
Clark Avenue/Bradley Road intersection in southeast Orcutt.  It is bounded by Bradley Road to the 
west, the Miraflores residential development (Res 3.3) to the south, Key Site B (underdeveloped; 1-
E-1/2-E-1/3-E-1) to the east, and single family and condominium residential development (Res 3.3) 
to the north (Figure KS8-1). 
 
The site is located in the lightly developed valley of Orcutt Creek, with the creek traversing the site 
from east to west.  The valley is broad, generally level and is bounded by relatively steep slopes of 
15-40% on the northern and southern walls of the valley.  A tributary of Orcutt Creek which drains 
portions of Sites 6, 7 and 12 crosses the southeast part of the site.  Vegetation consists of broad 
expanses of open grassland along much of the valley bottom, with occasional stands of oaks, 
eucalyptus and patches of brush.  The creek is lined with a mixture of native riparian vegetation and 
large stands of eucalyptus.  A major oak forest is located on the steep north-facing slopes for the 
entire length of the site's southern boundary. 
 
The site is currently undeveloped with the exception of two water pumping stations operated by 
California Cities Water Company located along the eastern project boundary.  An extensive trail 
network exists onsite with evidence of hiker, bicycle, motorcycle, and 4-wheel drive vehicle use.  
The site acts as a de facto retention basin during floods, reducing peak storm flows downstream.  A 
Phase I Archaeological Survey conducted on the site identified one archaeological site (ISERA 
Group 3/95).  The entire site lies within a County-designated "High Fire Hazard" area. 
 
The Taft parcel is designated and zoned PD/PRD (48 units).  The Jones parcel has been designated 
Open Space/REC and identified as non-developable open space, as the development credits have 
been transferred off-site (to Site 5).  The Worsley parcels are designated for Open Space as they 
were the remnant open space parcels for the Miraflores development directly to the south.  Due to 
the scenic qualities, environmentally sensitive oak woodland and the wildlife corridor of Orcutt 
Creek on the Worsley parcels, this portion has been identified as a TDC sender site.  Under TDC, 
the parcels would be purchased and dedicated to the County in exchange for an increase in 
development on the "receiver" site (likely Site 12).  A 15.5-acre regional retention basin and an 
upstream desilting basin are proposed for the western section of the site on the level grassland 
portion of the Worsley parcel.  The retention basin could accommodate up to 31 acre-feet of water 
and would serve development in southeast Orcutt, including Sites 3, 5, 6, 7, 8, 9, B, and F.  In 
addition to the basins, only passive recreational activities, such as bikepaths and trails, will be 
allowed south of Orcutt Creek.  Primary roadway access would come from Harp Road to the north; 
secondary access could come from Olive Hill Road to the east if an easement is granted. 
With the exception of approximately 12 acres on the Taft parcel, the entire site would be retained as 
natural, undeveloped open space.  An emergency access/Class I bikepath/multi-use, public trail is 
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proposed across the site in an east/west direction along the south side of Orcutt Creek, crossing to 
the north side near the northeast corner of parcel -11.  Additionally, a recreational trail would be 
located along the south side of the central drainage leading up into the foothills. 
 
Site development concerns include the provision of adequate roadway access, flooding and riparian 
vegetation associated with Orcutt Creek, fire hazards, change in visual character of the site, and 
recreational use of the site. 
 
KEY SITE 8 DEVELOPMENT STANDARDS 
 
Policy KS8-1:  Key Site 8 is designated PD and zoned PRD (48 units maximum) on 

parcel 103-200-026 (Taft) and designated REC-OS and zoned REC on 
the remaining parcels (103-200-011, -45 & -67, and 103-361-12 & -13).  
The Jones parcel (APN 103-200-11) shall be a TDC sender site.  Any 
proposed development on Key Site 8 shall comply with the following 
development standards. 

 
General 
 
DevStd KS8-1: Except as noted in DevStds KS8-3 and KS8-13, the entire site shall remain 

in natural, undeveloped open space, except for the developable area on the 
Taft parcel (APN 103-200-26) (Figure KS8-1).  No development except 
passive recreation such as the Class I bikepath/multi-use trail and those uses 
identified in DevStds KS8-6, -7 and -8 below, sewer/utility lines, and a 
regional retention basin shall be permitted within the open space area.  
Riparian and other significant native vegetation within the open space area 
shall be enhanced and protected.  All development adjacent to the open 
space area shall be required to install and maintain a landscape screen of 
native trees and shrubs. 

 
Jones (APN 103-200-11) 
 
DevStd KS8-2: If a Transfer of Development Credits (TDC) occurs from the Jones parcel, 

the Jones parcel shall be dedicated to the County. 
 
DevStd KS8-3: If TDC does not occur on the Jones Parcel, the County shall consider 

redesignating and rezoning that parcel to PD/PRD one unit. 
 
Taft (APN 103-200-026) 
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DevStd KS8-4: Development on the eastern portion of the Taft parcel shall not be allowed 
within of the 100-year flood hazard line as determined by the 1995 HEC II 
study and shown on Figure KS8-1. 

DevStd KS8-5: A creek restoration program, using only appropriate native trees, shrubs and 
understory species, shall be required along the length of the Orcutt Creek 
corridor north bank and top of  bank (between Harp Road and Olive Hill 
Road), with this vegetation maintained for a period of 3 years.  This program 
should also include tree planting north of the multi-use trail. 

 
DevStd KS8-6: A landscape plan shall include landscape buffers along the southern and 

eastern perimeters of the development area.  To the extent feasible solid 
fencing shall be avoided, and where it is installed it shall be screened with 
native drought-tolerant plants.  Where appropriate, this buffer should be 
integrated with the creek restoration program above. 

 
DevStd KS8-7: As part of development on the Taft parcel, the developer shall dedicate an 

easement for and construct a flood control/emergency access route which 
can be used as a Class I bikepath/multi-use trail between Harp Road and 
Olive Hill Road, as shown on Figure KS8-1.  If the Worsley parcel is 
dedicated to the County or held in an open space easement, the developer of 
the Taft site shall construct the multi-use trail segment across the entire 
width of Site 8. 

 
DevStd KS8-8: The developer shall construct a footbridge across Orcutt Creek from the 

terminus of Harp Road to connect with the multi-use trail. 
 
DevStd KS8-9: Primary access shall be from Harp Road with possible secondary access 

from Olive Hill Road.  The segment of Harp Road south of the entrance to 
Site 8 should be developed at rural road standard widths if such a narrowing 
of the road is necessary to allow the stand of eucalyptus trees along this road 
to be preserved.  Harp Road sidewalks installed as part of development of 
this site shall match the existing sidewalk northward on Harp Road. 

 
DevStd KS8-10: The applicant shall work with the County and the private school facility 

located on Harp Road to analyze traffic flows on Harp Road and develop an 
appropriate traffic plan for the area. 

 
DevStd KS8-11: Harp Road south of the entrance road to development on the Taft parcel 

should be considered for abandonment.  Abandonment may only occur if 
continued access to Orcutt Creek is provided for flood control purposes, 
public parking is provided for access to the trail and sufficient room is 
provided for cars to turn around. 
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DevStd KS8-12: The eucalyptus trees located along the northern property line shall be 

preserved and protected as a buffer between new and existing development. 
These trees shall be trimmed by a County-approved arborist during 
development of the site.   When the final map is recorded, a deed restriction 
shall be placed on the property and a separate buyer notification sheet also 
provided, prohibiting tree removal unless determined to be an imminent 
safety hazard by the Building and Safety Division. 

 
Worsley (APNs 103-200-067, 103-361-13) 
 
DevStd KS8-13: This property has been zoned recreation since 1963 with the intent that it be 

used on an ongoing basis as compensatory open space with potential 
recreational uses for the benefit of the residential development project 
immediately to the south which was rezoned at the same time and was part 
of the same development plan.  Due to the constrained access to the site, 
intensive traffic generating uses shall not be permitted.  Recreational uses 
shall be confined to the meadow area and setback a minimum of 50 feet 
from the top of the creek bank/edge of riparian vegetation, whichever is 
further, and 50 feet from the canopy of the oak forest.  In order to screen 
adjacent habitats from active use areas, landscaping of these 50 foot wide 
buffer strips with native trees and shrubs shall be required. 

 
DevStd KS8-14: The regional retention basin(s) shall be sited and designed to minimize both 

construction related impacts to riparian and oak woodlands and operational 
impacts to reestablished grassland and adjacent habitats.  The northern and 
southern edge of the potential retention basin on the Worsley parcel shall be 
setback a minimum of 50 feet from the top of the creek bank/edge of riparian 
vegetation, whichever is further, and 50 feet from the canopy of the oak 
forest.  The perimeter of the basins shall be revegetated with native oak 
woodland and riparian trees, shrubs, and understory.  The basin bottom shall 
be revegetated with appropriate native and annual grassland and/or wetland 
species.  If necessary, sufficient top soil shall be stockpiled to allow proper 
revegetation of the basin bottom to occur.  Retention basin design and 
construction shall be subject to review and approval by SBCFCD and P&D.  

 
Action KS8-15: In order to minimize traffic impacts and protect the valuable resources 

onsite, the County should consider a residential project of up to three units.  
The site is also identified as a TDC sender site to KS12.  If TDC occurs, an 
open space easement shall be placed on the parcel.  If the property owner has 
agreed to dedicate the property to the County, the County should consider 
granting the property owner additional TDC. 
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KEY SITE 9 (Pine Abbey) 
 
This 3.45-acre site (APNs 103-200-75, -76, and -77) is located on the south side of Clark Avenue 
and east of the commercial center located at the SE intersection of Clark Avenue and Bradley Road 
in central Orcutt.  It is bounded by the Oak Knolls shopping center to the west, St. Louis de 
Montfort Catholic Church and School to the east, residential development to the south, and Clark 
Avenue to the north.  
 
Topographically, the site is mostly flat with a slight slope towards the west.  Vegetation consists 
mainly of non-native grassland with a row of large pine trees along the western and southern 
boundaries (Figure KS9-1).  High noise levels from Clark Avenue extend into northern portion of 
the site. 
 
This site is designated General Commercial and zoned C-2.  Development on this site will likely 
contain an extension of the Oak Knolls shopping center to the west.  Approximately 30-40,000 
square feet of retail uses are anticipated and access between the shopping center and development 
on this site must be coordinated so as to minimize impacts on Clark Avenue.  In addition, as this 
will contain commercial uses on a major road, a landscaped median is required the entire length of 
the site.  Left-turn movements to and from this site may need to be restricted; however, a site-
specific traffic study will determine the best circulation plan for the area. 
 
KEY SITE 9 DEVELOPMENT STANDARDS 
 
Policy KS9-1:  Key Site 9 (APNs 103-200-75, -76, and -77) is designated General 

Commercial and zoned C-2.  Any proposed development on Key Site 9 
shall comply with the following development standards. 

 
DevStd KS9-1: The row of pine trees along the western and southern boundaries shall be 

retained as visual buffers unless P&D determines that new plant material 
would provide better screening. 

 
DevStd KS9-2: The developer shall fund and install a landscaped center median on Clark 

Avenue along the entire frontage of this site.  The entire length of the center 
median shall be landscaped with drought tolerant street trees, shrubs, 
groundcover and decorative flatwork acceptable to County Public Works and 
P&D, or shall be consistent with the standard established by the 
landscape/median maintenance district.  Trees shall be of sufficient height at 
maturity and spacing to provide a partial canopy over Clark Avenue.  The 
developer shall be responsible through a bond for maintaining the new 
landscaping for a period of 3 years or until such time as the County 
determines it is "established" or adopts a landscape maintenance district, 
whichever occurs first. 
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DevStd KS9-3: A future traffic study (performed at the time of application for commercial 

development) shall determine if left turns into and out of this site are 
feasible.  If they are determined feasible, the median shall include turning 
pockets; if not, the entire median shall be landscaped. 
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KEY SITE 10 (Bowers/Rees) 
 
This site, APN 103-181-24 (7.8 acres-Bowers) and -29 (9.3 acres-Rees), is located on the west side 
of Bradley Road, approximately 300 feet south of Clark Avenue.  It is bounded by commercial and 
office/professional uses to the north, a shopping center to the northeast, Creekridge Villas 
condominiums and undeveloped land (Key Site 8; PRD/REC) to the east across Bradley Road, 
residential development (10-R-1) and open space to the south, and residences (Site C; 1-E-1) to the 
west. 
 
The 17.1 acre site consists of two parcels which are divided by Orcutt Creek (Figure KS10-1).  The 
northern property is currently undeveloped.  The southern parcel contains one single family 
residence, two barns, and three small horse corrals with the remainder of the parcel used for grazing 
and cultivated agriculture.  Access to both parcels is from Bradley Road. 
 
Topographically, the northern portion of the site is comprised of moderately steep slopes (20-30%), 
eventually leveling out for approximately 300 feet near Orcutt Creek.  The majority of the southern 
portion is located in the level valley of Orcutt Creek, ascending up the relatively steep canyon slope 
(10-15%) at the southern end of the site.  The northern area is vegetated primarily with annual 
grasses and exhibits signs of past off-road vehicle use.  The southern portion is almost entirely in 
cultivated agriculture, with the exception of the southeast corner.  Existing vegetation consists 
primarily of introduced grasses.  A dense stretch of riparian vegetation, including numerous willow 
trees, mule fat, coyote bush, and occasional small coast live oaks occurs along Orcutt Creek, which 
extends from east to west across the site.  A number of specimen coast live oak trees exist along the 
slopes to the south of the site. 
 
The 100-year floodplain extends across the central portion of the site covering approximately 3.1 
acres.  The eastern portion of the site is exposed to high noise levels from traffic along Bradley 
Road. 
 
The site is designated PD 1.8 and zoned PRD 1.8 with a potential buildout of 14 units on the 
northern parcel and 16 units on the southern parcel.  Due to the steep slopes and access difficulties 
on the northern parcel, development on this parcel would be clustered within a 3.0 acre developable 
area at the top of the slope as close as possible to Bradley Road.  Units on the southern parcel would 
most likely be clustered within 5.6 acres located outside of the floodplain and steep slopes.  
Potential projects within the developable areas on the northern parcel could consist of single family 
dwellings on lots of 9,000 to 10,000 square feet, with 13,000 to 15,000 square foot lots on the 
southern parcel. 
 
Site concerns include avoidance of the floodplain and riparian vegetation associated with Orcutt 
Creek, noise impacts from Bradley Road, provision of adequate access, protection of existing oak 
trees, and the visual quality of the site.  The Orcutt Creek corridor and associated 100-year 
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floodplain are identified as open space, which extends approximately 150 feet north and south of 
creek centerline across the site (Figure KS10-1).  The open space areas on Site 10 total 
approximately 4.8 acres (northern-1.7 acres; southern-3.1 acres).  An emergency access/Class I 
bikepath/multi-use, public trail is proposed to cross the site in an east/west direction along the south 
side of Orcutt creek within the open space areas. 
 
KEY SITE 10 DEVELOPMENT STANDARDS 
 
Policy KS10-1: Key Site 10 is designated PD 1.8 and zoned PRD 1.8.  Any proposed 

development on Key Site 10 shall comply with the following 
development standards. 

 
DevStd KS10-1: The area 150 feet north and south from the creek centerline shall be 

designated open space, as shown on Figure KS10-1.  No development shall 
be permitted in the open space area except the proposed flood 
control/emergency access/Class I bikepath/multi-use trail and development 
of public or private recreation areas.  The emergency access/Class I 
bikeway/multi-use trail and all recreation areas shall be located a minimum 
of 50 feet from the top of bank of Orcutt Creek.  Riparian and other 
significant native vegetation within this open space shall be protected and 
enhanced. 

 
DevStd KS10-2: Development on the Bowers parcel (APN 103-181-024) shall be limited to 

the northeastern 3 acres and access to this development shall be located as 
far north as possible off Bradley Road. 

 
DevStd KS10-3: A landscape and screening plan shall be submitted for each parcel.  This plan 

shall include project screening from both Bradley Road and the open space 
and trail areas.  This landscape screen shall be incorporated within the 
development so as to avoid a landscape wall down Bradley Road.  To the 
greatest degree feasible, this plan shall be coordinated between the two 
parcels so as to provide unified landscape and screening across the whole 
site.  

 
DevStd KS10-4: Development onsite shall include installation of landscaped buffer strips of 

native trees and shrubs between the bike path and other active use areas and 
the existing edge of riparian vegetation.  A landscape buffer of native, 
drought-tolerant trees and shrubs (e.g., oaks, sycamores, and lemonadeberry) 
shall be installed between developable areas and the open space areas and 
shall be maintained for a period of 3 years until established. 
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DevStd KS10-5: All oak trees onsite shall be protected to the maximum extent feasible.  
Where removal is necessary, revegetation and restoration of disturbed areas 
shall be required with native trees and vegetation. 

 
DevStd KS10-6: The developer shall dedicate an easement for and construct a flood 

control/emergency access route which can also be used as Class I 
bikepath/multi-use trail, as shown on Figure KS10-1. 
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KEY SITE 11 (George) 
 
This 21.43-acre undeveloped site is located in the central urban core of Orcutt, southeast of the 
intersection of Highway 135 and Clark Avenue (Figure KS11-1).  It is bounded by service 
commercial to the northwest (Chevron Service Station and Jack in the Box), Clark Avenue and 
residential to the north (Res. 3.3), Site C to the east (Res 1.0/1-E-1), and residential to the south (Res 
3.3).  The site is currently used for seasonal grazing and no structures exist on the property. 
 
Topography is a rectangular depression, with steep sides (10-30% slopes) and a flat bottom (0-2% 
slopes).  Elevations vary from 346 feet at the center of the western boundary to 390 feet on the 
northern and southern boundaries.  Orcutt Creek crosses the center of the site from east to west.  The 
banks of the creek have been lined with soil and scattered broken concrete in an attempt to deepen 
the channel and reduce erosion.  Although much of creek corridor is disturbed, large groves of 
arroyo willows occur at either end of this segment of the creek, and are scattered along the banks 
along with occurrences of coastal sage scrub.  A perennial pond in the southwest corner of the site 
contains wetland vegetation and supports waterfowl, amphibians, and other reptiles.  The north-
facing slope along the south side of the site supports coastal sage scrub and scattered oaks. 
 
Approximately 85% of the site is located within the 100 year floodplain and floodway of Orcutt 
Creek, which encompasses all of the level valley bottom.  The culvert located at the west end of the 
site passes under Orcutt Road, Highway 135, and Clark Avenue before emerging on Site 18 to the 
northwest.  The site acts as a retention basin during floods, reducing peak storm flows downstream.  
The site is exposed to high noise levels from traffic on Clark Avenue and Orcutt Road.   Much of 
the developable portions of the site along Clark Avenue fall within the 65 dB noise contour. 
 
Due to its low-lying elevation and large size, the site is highly visible from Clark Avenue, Orcutt 
Road, and surrounding residences.  This expansive open space provides a visual relief from Orcutt's 
developed central urban core. 
 
Land use and zoning designations for the site are PD 0.3 and PRD 0.3.  Up to 6 residential units 
could be constructed onsite within a 3.2-acre area north of the creek, outside the floodway.  The lots 
would likely be about 15,000-20,000 s.f. in area.  This site is identified as a potential sending site for 
a Transfer of Development Credits program to allow development to be transferred offsite to avoid 
constraints.  The site's central location and relatively flat topography would make it ideal for a 
community park and/or ballfields.  Access would be provided from the north by Clark Ave. and 
secondary access would come from Orcutt Road to the west. 
 
The floodplain and floodway areas and the southern slope would remain in natural, undeveloped 
Open Space.  A multi-use trail and a Class I bikeway are proposed along an existing terrace on the 
southern perimeter of the site within the Open Space.  These paths would be part of a regional trails 
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and bikeways system, connecting to paths to the east south of Site C.  Site 11 has also been 
proposed as a location for a regional retention basin. 
If the owner of the site dedicates an Open Space Easement over the majority of the site, the northern 
4 acres may be rezoned to C-2 and the remainder of the site zoned REC.  This would allow for a 
variety of commercial uses fronting Clark Avenue and public recreation uses in the level central 
area of the site.  A Specific Plan will be required for any commercial development and must include 
provisions for recreational uses.  The trail and bikeway will still be required if the property is 
rezoned C-2/REC. 
 
Site development concerns include Orcutt Creek and its associated floodplain, the site's visibility 
from adjacent roads and residences, noise from adjacent roadways, and provision of safe access.  
Given the high speeds along Clark Avenue and proximity of other intersections/driveways, 
development could increase traffic turning onto and off of Clark Avenue from residential or 
commercial driveways.  A landscaped center median will be required along the entire site on Clark 
Avenue if commercial uses are developed.  Although development of this parcel would likely be 
confined to non-floodway areas along Clark Avenue, the potential exists for some development and 
fill to be located in the floodway/floodway areas which could affect the wildlife habitat of Orcutt 
Creek and the adjacent pond.  Residents and property could be exposed to flooding within the 
floodway/floodplain. 
 
KEY SITE 11 DEVELOPMENT STANDARDS 
 
Policy KS11-1: Key Site 11 (APN 103-181-06) is designated PD 0.3 and zoned PRD 0.3.  

Any proposed development on Key Site 11 shall comply with the 
following development standards. 

 
DevStd KS11-1: Open Space areas shall be designated as shown on Figure KS11-1.  The row 

of eucalyptus trees depicted on Figure KS11-1 shall be protected if feasible.  
If infeasible, native drought-tolerant trees shall be planted within the open 
space area.  Any development in the open space area (e.g., the retention 
basin) shall not disturb the pond in the southwest corner. 

 
DevStd KS11-2: This site shall be considered as a sending site for a Transfer of Development 

Credits Program.  If all development credits are purchased and transferred 
offsite, the owner should dedicate an Open Space easement to the County or 
private non-profit agency, the County shall consider designating the site 
Open Space and zoning it REC, and the site shall be developed as a public 
park, if feasible.  Alternatively, if units are developed onsite, the County 
shall consider purchasing the open space area, rezoning it, and developing it 
as a park, if feasible. 
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DevStd KS11-3: Development of residences onsite shall be confined to the north side of 
Orcutt Creek, above the 100-year floodplain.  If portions of the floodplain 
are filled to raise development, all associated embankments shall be 
revegetated with native, drought-tolerant trees and shrubs. 

 
DevStd KS11-4: Ingress and egress to the site shall be limited to one access point from Clark 

Avenue to be shared by all residences. 
 
DevStd KS11-5: A landscape screening plan shall be submitted which details the screening of 

the development from both Clark Avenue and Orcutt Road.  To the greatest 
degree feasible, this plan shall include native, drought-tolerant species. 

 
DevStd KS11-6: If the site is developed as a park, the County should consider including trail 

linkage from the identified trail on Fig. KS11-1 to a trail along the creek. 
 
Policy KS11-2: The County shall consider redesignating the entire site to General 

Commercial/Existing Public or Private Recreation and/or Open Space, 
and rezoning the four acres adjacent to Clark Avenue C-2 with the 
remainder of the site zoned REC, upon the dedication of a permanent 
Open Space easement over the area shown as REC in Figure KS11-2.  
Any proposed development on Key Site 11 shall comply with the 
following development standards. 

 
DevStd KS11-7: Due to the topography, size, location, and resource and access constraints 

associated with this site, Key Site 11 shall be developed as a whole subject to 
a Specific Plan (Government Code §65450) which shall include the 
following requirements: 

   A. The Specific Plan and any sub-division maps must be conditioned to 
ensure that the recreational area has adequate parking on the level 
area adjacent to Clark Avenue as well as adequate access; and 

   B. Due to the close proximity of this site to Delta High School, liquor 
stores and/or bars (except those within a restaurant where the bar 
constitutes one fourth or less of the seating area) shall not be allowed. 

 
DevStd KS11-8: All commercial development and activity shall be limited to a four-acre area 

adjacent to Clark Avenue.  The remainder of the site shall be designated 
Open Space as shown on Figure KS11-2.  Active recreation shall be 
confined to the area within the regional retention basin.  Recreational uses 
outside of the regional basin shall be limited to the Class I bikeway and 
walking trails.  Any development in the open space area, including 
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stormwater retention and recreational facilities, shall avoid disturbance to the 
pond in the southwest corner of the site. 

 
DevStd KS11-9: Full access to the site shall be limited to one intersection located directly 

across from Bethany Lane and one access point from Orcutt Road (noted as 
"potential access" points on Figure KS11-1).  The intersection shall be 
signalized if determined necessary by Public Works.  In addition to the 
intersection, additional right-in/right-out only access points on Clark Avenue 
may be considered for approval by Public Works and P&D.  The developer 
shall construct a raised center median and planter on Clark Avenue for the 
entire length of the site boundary to control turning movements on and off 
the site through left turn access lanes. 

 
DevStd KS11-10: All drainage systems for site development shall be designed to avoid 

introduction of contaminants from urban runoff into the creek through the 
inclusion of silt and grease traps on all drains. 

 
DevStd KS11-11: The developer and the County shall coordinate with SMAT to determine the 

best way to provide public transit service to the site. 
 
DevStd KS11-12: Site design shall include pedestrian access between the commercial and 

recreational uses on the site. 
 
DevStd KS11-13: An on-site manager(s) for both commercial and recreational uses shall be 

provided, available by telephone, and the manager's phone number(s) shall 
be conspicuously posted. 

 
Commercial Development Standards 
 
DevStd KS11-14: In order to mitigate the change in visual character associated with structural 

development at the "gateway" to Old Town, the entire length of the center 
median  shall be landscaped with drought tolerant street trees, shrubs, 
groundcover and decorative flatwork acceptable to County Public Works and 
P&D, or shall be consistent with the standard established by the 
landscape/median maintenance district.  Trees shall be of sufficient size and 
spacing to provide a partial canopy over Clark Avenue.  The developer shall 
provide financial security to ensure maintenance of the new landscaping for 
a period of three years or until such a time as the County determines that 
they are "established" or adopts a landscape maintenance district or other 
method for median maintenance, whichever occurs first. 
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DevStd KS11-15: Installation of the Class I bikeway and trail, as shown on Figure KS11-1, 
shall be required as part of any commercial development of the property.  
Development of recreational uses on the property should include 
consideration of a trail linkage along the creek. 

 
DevStd KS11-16: Development of the commercial portion of the site shall include installation 

of the following landscape features (consisting of drought-tolerant trees, 
shrubs and vines): 

 
   · An average 15-foot wide landscaped buffer along Clark Avenue with 

trees which reach a minimum height of 35-50 feet at maturity with a 
sufficiently large canopy to partially extend over Clark Avenue; 

   · A minimum 10-foot wide landscape planter strip along the entire  
southern boundary of the commercial area to soften the views of new 
buildings and to partially obscure building masses (openings shall be 
allowed for pedestrian and vehicle access to the recreational area 
below); 

   · Revegetation with native species of all fill slopes resulting from 
creation of commercial building sites; 

   · A minimum 75-foot wide landscape buffer along the eastern boundary 
with a double row of non-deciduous trees which reach a minimum 
height of 35-50 feet at maturity.  Additional plantings shall consist of 
shrubbery which completes the vegetative buffering of the adjoining 
property to the east; 

   · A solid masonry wall on the eastern edge of the commercial zone for 
the entire width of the commercial development. Additional raised 
landscape berms and/or decorative masonry walls incorporated into the 
buffer strips to supplement the screening provided by vegetation; 

   · Fast growing vines and shrubs planted along all screening walls; 
   · Inviting landscaped pedestrian access point(s) from Clark Avenue with 

attractive "stamped concrete" or other treated surface walkways linking 
existing sidewalks/paths with the center's own internal pedestrian 
circulation; and 

   · Additional plantings of oak trees on the north-facing slope located at the 
southern edge of the site. 

 
DevStd KS11-17: Development on the site shall be consistent with the "Commercial Policies" 

in Land Use--Commercial and Industrial Section II.C. 
 
DevStd KS11-18: Development on the site shall be consistent with the "Gateway Policies" in 

Visual Resources Section IV.H, shall adhere to all applicable "Old Town" 
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development standards, and shall be subject to review by the Old Town 
Board of Architectural Review. 

 
Recreational Development Standards: 
 
DevStd KS11-19: Development of the recreational portion of the site shall include installation 

of the following landscaping features (consisting of drought-tolerant trees, 
shrubs and vines): 

 
   · An average 25-foot wide landscaped buffer along the eastern property 

line for the width of the recreational development, with  native trees 
which reach a minimum height of 50 feet at maturity; 

   · A minimum 10-foot wide landscaped buffer along the northern, 
southern, and western perimeter of recreational development to soften 
the views of structural development within the Creek corridor; 

   · Fast growing vines and shrubs planted on all chain link fences, if 
feasible; and 

   · Inviting landscaped pedestrian access point(s) from adjacent roadways 
with attractive "stamped concrete" or other treated surface walkways 
linking existing sidewalks/paths with internal pedestrian circulation. 

 
DevStd KS11-20: All recreational uses shall be consistent with the requirements of the 

proposed regional retention basin, and constructed in accordance with the 
County's Floodplain Management Ordinance. 

 
DevStd KS11-21: All recreational uses shall maintain an average 75' setback from the top of 

bank of Orcutt Creek.  The 75' setback shall include plantings of native trees 
and shrubs, and if deemed appropriate, delineation by decorative fencing 
(e.g., split rail).  Allowable development within the setback consists of: 1) a 
pedestrian bridge over the creek; 2) vehicle access across the creek (e.g., 
Arizona crossing), and 3) a walking path along the creek.  All development 
is subject to review and approval by County Flood Control and P&D.  The 
bridge should provide a minimum 6' vertical clearance above the channel, 
unless flood flows or topography dictate a different height. 

 
DevStd KS11-22: To the maximum extent feasible, recreational development on the site shall 

be designed to utilize the access and parking provided for commercial 
development. 
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DevStd KS11-23: Night-lighting of play fields and parking lots shall be prohibited.   Lighting 
shall be limited to security lighting of storage structures and/or other 
accessory structures. 

 
DevStd KS11-24: No amplified Public Address, music systems or live music shall be allowed. 
 
DevStd KS11-25: The row of eucalyptus trees depicted on Figure KS11-1 shall be protected if 

feasible.  If deemed infeasible, native drought-tolerant trees shall be planted 
within the open space area. 

 
DevStd KS11-26: Recreational development of the site shall include a plan for revegetation of 

Orcutt Creek with appropriate native species, approved by Flood Control and 
P&D. 

 
DevStd KS11-27: In order to prevent future change of use on the non-commercial portion of 

the site, an Open Space Easement shall be placed on the open space areas of 
the site.  A fence which clearly delineates the open space area shall be 
installed and maintained throughout the life of the project. 
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KEY SITE 12 (Rice Ranch) 
 
Background: 
This 589.75 acre site (APN 101-010-13 and 105-140-16) is located south of Rice Ranch and 
Stubblefield Roads in southeast Orcutt.  Surrounding land uses include oil development to the south 
(Torch Oil Newlove field), existing residential to the north (DR-6.0 and 10-R-1) and west (1-E-1), 
and undeveloped land to the east (AG-I-40). 
 
The undeveloped site is currently used for grazing, unofficial passive recreation, and access to the 
Torch Oil Newlove field.  Historic oil facilities onsite include oil tanks, six abandoned dry holes, 
and pipeline corridors (Figure KS12-1).  Entering the site from Rice Ranch Road 200 feet west of 
Princeton Drive, the Torch access road crosses the site from northwest to southeast.  Access to the 
east end of the site is via a paved road off the eastern terminus of Stubblefield Road, extending to 
the site's southern boundary.  The property lies within a County-designated "High Fire Hazard" 
area. 
 
Segments of an unofficial trail system in Orcutt extend across this site, linking Orcutt Creek to the 
north with the Solomon Hills to the south.  Portions of these trails currently receive light to 
moderate, unofficial public use. 
 
Setting: 
The site can be divided into three major areas:  western, central and eastern. 
 
Western Section:  Approximately 294 acres west of the Torch access road is dominated by a 
ridgeline descending northward from the Solomon Hills to a level mesa, terminating at a bluff 
overlooking Pine Canyon Creek, approximately 500 feet south of Rice Ranch Road.  To the west, 
this area contains gently sloping, grassy valleys used for cattle grazing, separated by steep slopes 
and ridges vegetated with oak and eucalyptus woodlands, coastal sage scrub, sandhill chaparral, 
annual grassland and central dune scrub.  Two intermittent streams cross the southwestern corner 
valley-mesa of this portion of the site.  An undetermined area along the northern boundary is within 
the 100-year floodplain of Pine Canyon Creek, containing a diverse riparian woodland.  Access to 
this western section is difficult due to irregular topography and the lack of public roads along the 
site boundary. 
 
A large water tank owned by California Cities Water Company is located on a 3-acre parcel in the 
southern area of this section.  Two oil tanks were formerly located near the water tank as evidenced 
by historical photographs, occurrences of oily sand flows, and the presence of nearby sumps.  
Several dirt roads and trails cross the area.  A possible historic pipeline corridor commences at the 
northwest corner and extends southeasterly to the site's southern boundary. 
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Central Section: The 210 +/- acre central area extends east from the main Torch access road to the 
terminus of Stubblefield Road, opposite Via Alta.  Native herbs and non-native grassland dominate 
the central section.  This section contains about 80 acres of gently north sloping mesa/meadow 
fronting Stubblefield and Rice Ranch Roads, with the valley of Pine Canyon Creek cutting across 
this section from the southeast to the northwest.  A sandstone ridge supporting oak woodland and 
sandhill chaparral tops the south end of the meadow area, with its south and east facing slope 
located north of Pine Canyon Creek.  An agricultural field extends ½ mile south of Rice Ranch 
Road along the eastern side of the access road and another agricultural field, divided by the Pine 
Canyon Creek corridor, lies along the site's southern boundary and extends off the site to the east.  A 
small area of freshwater marsh is located near the southern boundary just east of the access road. 
 
At the site's southern boundary, a dirt road extends to the east off the paved road and leads to a large 
residence located just beyond the southern site boundary.  Petroleum lines parallel the paved access 
road, as well as along a dirt road following the north side of the creek leading to the 
Bradley/Stubblefield Road intersection.  The remains of an abandoned oil well are evident on the 
north side of the creek, but a Phase I assessment detected no contamination or gases15.   
 
Eastern Section:  This 86+/- acre rectangular area extends to the east of the paved Stubblefield oil 
access road, located at the terminus of Stubblefield Road, which forms the western border of this 
section.  The western and southern 40 acres are an extension of the gently sloping mesa/hillside 
found in the central section.  The northeastern 30+ acres of this section are crossed from the 
southeast to northwest by a canyon containing a major tributary of Orcutt Creek with a side canyon 
draining east into this tributary.  About 10 acres of dense coast live oak woodland grow along the 
northeast facing slope above the creek and extend off site to the south (Site 7) and to the north.  
Patches of central dune scrub and/or sandhill chaparral are interspersed with large areas of non-
native grassland.   
 
Aesthetics:  Site  12, located at the base of the highly visible Solomon Hills, contains some of the 
most significant natural scenic resources in the OPA (scenic bluffs, steep ridges, and oak 
woodlands) and supports abundant wildlife, including mule deer herds.  This contiguous 
undeveloped open space is visible from Clark Ave., Rice Ranch, Bradley Rd, Graciosa Rd., 
Stillwell Rd. and other primary public roadways, and is a significant contributor to the semi-rural 
character of southern Orcutt. 
 
Project Description: 
 
Residential Development:  Land Use and zoning on this site are Planned Development (PD) 
maximum 725 units and Planned Residential Development (PRD).  These designations allow for 

                                                           
    15Dames and Moore, Phase I Environmental Site Assessment, Brookshire Fee, 1994. 
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construction of residential units of various densities, clustered on a maximum total of about 250 
acres. 
 
Transfer of Development Credits:  The site has been identified as a potential TDC receiver site.  The 
developer of the site may purchase credits from other sites (including 3, 7, 8, 11, and B), and with 
incentive units added on raise potential development on Site 12 up to 825 units.  In exchange, 
development levels and impacts would be reduced and open space permanently preserved on the 
sender sites. 
Specific Plan:  In order to address project phasing, affordable housing, and park and trial 
dedications, a Specific Plan will be prepared to address future development of this site.  Figure 
KS12-3 shows required open space as well as buildable areas and locations for parks and trails. 
 
Access:  The Torch access road intersection with Rice Ranch Road would be realigned to a position 
opposite Princeton Drive.  Access to the site east of Princeton Drive would be from a loop road 
connecting East Rice Ranch Road opposite Lorraine Avenue and Esplanada Avenue, and this loop 
could connect with Stubblefield Road at Bradley Road.  Access to the western portion of the site 
would either be from the existing access road or a new road connection from East Rice Ranch Road 
near the western boundary across Pine Canyon Creek (Figure KS12-3).  Access to the eastern 
portion would be via an extension of Stillwell Road through Sites 5, 6 & 7 entering Site 12 east of 
Stubblefield and connecting through to Bradley Road. 
 
Public Services:  The site was identified as a good location for a new elementary school and the 
owner has dedicated a 13-acre site fronting Stubblefield Rd. across from Via Margarita and Via 
Pavion to the school district.  A 2± acre park will be located next to the school. 
 
Retention Basin:  An 8.8-acre retention basin will be constructed near the intersection of Princeton 
Drive and Rice Ranch Road to collect increased runoff into Pine Canyon Creek resulting from 
development of extensive impervious surfaces onsite.  The retention basin would either be located 
east of the access road in the existing agricultural field or west of the road within Pine Canyon 
Creek.  If located within the creek, the basin would be designed to minimize removal of existing 
vegetation (e.g., by raising the roadway). 
 
Open Space:   The open space area onsite is one of the most significant in the OPA. Approximately 
345 acres would remain in natural, undeveloped open space (Figure KS12-3).  The area within the 
open space would encompass the floodplain of Pine Canyon Creek and its tributaries, significant 
drainage corridors in the southwestern and eastern sections, minimize development on steep slopes 
and adjacent to historic oil hazards, and protect contiguous areas of sensitive habitats.  The open 
space will also protect the semi-rural character, provide both passive and active recreation, and 
allow continued wildlife movement across the site. 
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Trails:  A series of interconnecting hiking trails providing access to the nearby foothills and 
connecting to neighboring trails would cross this site (Figure KS12-3).  Approximately 8 miles of 
trails would extend along the perimeter of the site, along Pine Canyon Creek and its tributaries, 
along the drainages corridors in the eastern and western sections, and along existing dirt roads.  A 
trail staging area is proposed for a location near the northern boundary of the site across from 
Lorraine Avenue. 
 
Site Constraints/Considerations:  Potential hazards that could result from buildout include 
development on steep, sandy slopes within a high fire hazard area, flooding and increased 
sedimentation of Pine Canyon Creek and several unnamed drainages, turning movement safety 
hazards and increased congestion, potential soil contamination, and health hazards from 
transportation of potentially hazardous materials on the Torch access road.  Oil activity hazards 
could affect development proposed in the southern area in the vicinity of the existing water tanks, 
around the six abandoned dry holes, and along the pipeline corridors.  Compatibility with active oil 
uses to the south may affect development in the southern portions of the site.   Other constraints 
include biological and scenic natural resources, cultural resources, increased noise exposure to 
residents, and insufficient infrastructure (e.g., sewer, roads). 
 
KEY SITE 12 DEVELOPMENT STANDARDS 
 
Policy KS12-1: Key Site 12 (APN 101-010-13 and 105-140-16) is designated PD/PRD 

with a maximum potential buildout of 825 units (725 residential units is 
the base density with the potential to increase development with the 
purchase of development credits from Key Site 7, as well as Key Sites B, 
8, 30 and 3). 

 
Policy KS12-2: Key Site 12 shall be developed subject to a Specific Plan (Government 

Code §65450) which includes the following dedications and 
improvements.  Any proposed development on Key Site 12 shall comply 
with the following development standards: 

 
   A.  All required affordable housing shall be developed onsite. 
 
   B. The developer shall dedicate an additional 5-acre park and a 

minimum of four 1-acre neighborhood parks.  These park sites and 
the park adjacent to the school (previously dedicated) shall be 
developed to Parks Department specifications.  These parks may be 
wholly or partially located in the open space area. 

 
   C. Bikeways and trails shall be developed to County Standards within 

the previously dedicated public trail easements.  One of these trails 
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shall be a historic nature trail that includes educational interpretive 
signs describing the history of this site and the historic features once 
found on this site. 

 
DevStd KS12-1: The project shall include dedication of public easements for hiking trails as 

shown in Figure KS12-1 that will link  development on the site with the 
proposed trail network for southeast Orcutt.  New trail easements shall be 
aligned with existing dirt-roads/trails to the greatest extent possible. 

 
DevStd KS12-2: The development plan shall include a master drainage and erosion control 

plan, addressing both facilities and maintenance, prepared by a Civil 
Engineer in consultation with SBCFCD and P&D.  Methods to minimize 
increases in erosion shall also be identified. The developer shall construct an 
on-site retention basin along Pine Canyon Creek consistent with the 
Regional Retention Basin Program.  To the maximum extent feasible, this 
basin shall minimize impacts to the existing wetlands/riparian habitats of 
Pine Canyon Creek through use of raised roadway berms to eliminate or 
reduce the need for grading within the wetland/riparian areas. The basin shall 
be designed to minimize maintenance disturbances.  None of the excavated 
material from the retention basin shall be placed within the creek channels, 
within areas of native vegetation, nor within areas designated as open space. 

 
DevStd KS12-3: If the historic pieces of farm equipment are left behind by the property owner 

or lessee, the County should encourage the owner or lessee to donate them to 
a local historical society or museum, or to utilize them in a display onsite 
accompanied by an interpretive sign. 

 
DevStd KS12-4: The Development Plan shall include a study conducted by a state-registered 

Civil Engineer which identifies project impacts to the public water system.  
The Development Plan shall incorporate all feasible design measures to 
mitigate these impacts. 

 
DevStd KS12-5: Access to the western section of this site shall be located near the west 

boundary.  The eastern section of the Rice Ranch property shall take primary 
access at the intersection of Stubblefield Road and Via Pavion. The 
developer shall provide continued access to the existing residence to the 
south (APN 101-010-06).  New roads shall be aligned with existing roads to 
the extent possible and be designed to rural road standards where 
appropriate. 
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DevStd KS12-6: The Specific Plan shall include a landscape, open space management, and 
habitat protection plan approved by P&D.  A draft plan shall be submitted 
prior to environmental review.  This plan shall: 

 
  · Identify methods for the long term management, protection and 

enhancement of habitats within the open space onsite, including protection 
of wildlife corridors; 

  · Identify methods to protect and enhance habitats including, but not limited 
to, installation of landscape buffers of native trees and shrubs, restoration of 
degraded habitats, use of fencing to protect wildlife corridors, use of signs, 
etc; 

  · Include habitat restoration of sandhill chaparral with focus on rare plants; 
  · Design development in open space areas to maintain habitat continuity 

between grassland, oak woodland, sandhill chaparral, and coastal sage 
scrub; 

  · Include unified landscape themes protecting and enhancing open space 
corridors and the site's semi-rural character through use of native trees, 
plants, and other appropriate species; 

  · Include perimeter landscaping, including center and roadside median 
plantings and street trees.  This landscaping shall be of sufficient density to 
break up building masses and partially screen development and rear yards 
from surrounding roads and neighborhoods.  The project landscape 
plantings shall be oriented toward maintaining the semi-rural character of 
the site (e.g., use of natives and informal plantings) and provide screening 
while maintaining key view corridors; 

  · Ensure that the open space "neck" in the eastern mesa is a minimum of 200 
feet wide; and 

  · Ensure that a minimum ten-foot setback is maintained between the edge of 
lots and the edge of vegetation and/or the break in slope in identified open 
space areas. 

 
DevStd KS12-7: If the New Love Oil Field access road continues to be used to transport 

potentially hazardous materials, the Specific Plan shall qualitatively identify 
risks and include measures to mitigate impacts to project development from 
such use. 

 
DevStd KS12-8: No development shall occur in the southwesternmost valley (see Figure 

KS12-2) unless the County Fire Dept. has determined that adequate setbacks 
are established to minimize fire danger and that adequate access is provided 
to allow safe evacuation in the event of a fire or other emergency. 
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DevStd KS12-9: As areas south of the Specific Plan area are zoned for agricultural uses, including 
permitted oil development, the Specific Plan shall include appropriate setbacks and 
other mitigation to protect agricultural and permitted oil operations on agriculturally 
zoned lands.  These measures may include berming, landscaping and a "buyer 
beware" notification as set forth in DevStd LUA-O-2.2. 
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Figure KS12-3 **not in online PDF** 
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KEY SITE 13 (Elkhorn Spring East/West) 
 
This 20.12 acre site includes four Assessor Parcels: 105-330-11 (4.28 acres), 105-330-12 (3.74 
acres), 105-330-13 (6.01 acres), and 105-330-14 (6.09 acres) and is located between Rice Ranch 
Road and State Route (SR) 135, at the western quadrant of the Rice Ranch Road/SR 135 
undercrossing.  It is bounded by Rice Ranch Road on the north, SR 135 on the east and south, and 
Key Site 15 (PD 3.3/PRD) on the west.  Key Site 13 is undeveloped with the exception of a single 
family dwelling located at the northeast corner of the site on parcel -011, and a church and asphalt 
parking lot located on the northern half of parcel -012 (Figure KS13-1). 
 
The site is traversed by two branches of Pine Canyon Creek flowing east to west.  Riparian 
corridors along both branches of the creek contain a wide variety of vegetation including willows, 
coast live oaks and blue gum eucalyptus.  The riparian corridor widens substantially to the west of 
the intersection of the north and south branches of Pine Canyon Creek.  Two small eucalyptus 
groves with 50-75 foot tall trees are located near the eastern end of the site, in the center of parcel -
14. 
 
Topography is highly variable, ranging from relatively flat areas to slopes in excess of 30%.  A level 
area is located adjacent to Rice Ranch Road along the western half of the northern site boundary.  A 
second level area is located on the eastern half of the site, between the northern and southern 
branches of Pine Canyon Creek.  Steep slopes are present along the entire length of the southern site 
boundary adjacent to SR 135. 
 
The site is highly visible from SR 135 and Rice Ranch Road.  Additionally, the southern portions of 
the site are affected by high noise levels generated by traffic on SR 135.  The site may also be 
located within an area occupied by a historic oil pipeline corridor which linked wells in the foothills 
with production facilities in the Old Town area.  
 
Given its limited level building area and various physical and environmental constraints, Key Site 
13 is suited to accommodate a limited amount of residential development.  Its location near two 
public schools and an existing residential neighborhood (north of Rice Ranch Road), make it a 
logical residential site. 
 
Land use and zoning designations are Res. 1 and DR 1 and the two eastern parcels and Res. 0.5/DR 
0.5 on the two western parcels.  Development onsite would be clustered within the 12.1 acres of the 
two easternmost parcels outside of hazardous and sensitive areas. Potential projects within the 
developable areas would likely consist of single family dwellings on 20,000 to 30,000 sf lots.  
However, under the DR zone district, combinations of lot size for single or multi-family dwellings 
are possible.  Two existing access points serve the church and the single family residence on the 
western parcels.  Access to the eastern two parcels is difficult due to high speeds and visibility 
concerns on Rice Ranch Road.  Access to these two parcels should be combined and coordinated 
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with other access points to reduce potential conflicts on Rice Ranch Road.  In addition, access 
should be coordinated with Site 17 (across Rice Ranch Rd.) to further minimize conflicts. 
 
The Pine Canyon Creek corridor and associated 100-year floodplain are retained in natural, 
undeveloped open space.  The open space area extends approximately 50 feet from the top of bank 
along the southern and northern branches of Pine Canyon Creek, extending to 200 feet north and 
south from top of bank at their confluence near the western site boundary (Figure KS13-1), totaling 
approximately 6.5 acres.  The remaining 1.5 acres of open space could be utilized for recreational 
areas within the future development.  This open space would connect to open space on Key Site 15 
to the west, protect the extensive willow and oak forest, and provide a continuous open space band 
through all of Key Sites 13 and 15. 
 
Primary site issues are avoidance of flood hazards and potential downstream flooding impacts, 
minimization of impacts to trees and vegetation along Pine Canyon Creek, retention of the site's 
existing visual character, minimization of noise impacts to future residents on the site, minimization 
of access points and evaluation of the potential for contaminated soils onsite. 
 
KEY SITE 13 DEVELOPMENT STANDARDS 
 
Policy KS13-1: Key Site 13 is designated Res 1.0, and zoned DR 1.0 on parcels 105-330-

13 & -14 and DR 0.5 on parcels 105-330-11 & -12.  Any proposed 
development on Key Site 13 shall comply with the following 
development standards. 

 
DevStd KS13-1: The area encompassing 50 feet north and south of the top of bank along both 

branches of Pine Canyon Creek, extending to 200 feet north and south near 
the western boundary of the site, shall remain in natural, undeveloped open 
space as shown on Figure KS13-1.  No development except access roads and 
public sewer lines shall be permitted within this open space.  The access road 
and sewer lines shall be located a minimum of 50 feet from the top of bank 
of either branch of Pine Canyon Creek, to the maximum extent possible.  
Where this is not feasible, restoration and revegetation of disturbed areas 
shall be required with native riparian vegetation. 

 
DevStd KS13-2: Appropriate native drought-tolerant or riparian trees shall be planted within the open 

space along Highway 135 to provide visual screening of future development.  Trees 
shall be selected on the basis of screening capabilities and compatibility with 
adjacent riparian vegetation.  This landscaping shall be incorporated into the final 
landscaping plans for future proposals on the site. 

 
DevStd KS13-3: Existing eucalyptus trees shall be retained to the maximum extent feasible to 

preserve the existing visual character of the site and screen future development. 
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DevStd KS13-4: Access points to this site shall be minimized to the extent feasible.  The developer of 
parcels 105-330-13 and -14 shall share one access point and coordinate with the 
church driveway if feasible, or if infeasible, shall coordinate access onto Rice Ranch 
Road with Site 17 to the north. 
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KEY SITE 14 (Hartnell) 
 
This 86.76 acre site, APN 105-140-30, is located south and east of Highway 135 where it splits 
from Highway 1, south of Old Town Orcutt.  It is bounded by Elkhorn Estates to the east, Highway 
135 to the west and north, and undeveloped lands outside the urban boundary line to the south.  The 
urban/rural boundary line abuts the site's southern property line. 
 
Site 14 is located on the eastern flank of Graciosa Canyon at the southern entrance to Orcutt from 
Highway 1 (Figure KS14-1).  The western portion of the site is a broad valley bottom paralleling 
Graciosa Creek, which runs along the site's western edge.  The topography slopes up into rolling 
hills and mesas to the east, with several areas steeper than 30% slope.  The northern boundary is 
especially steep where the terrain was graded for State Route 135. 
 
The site is used for cattle grazing and oil transportation via pipelines.  A 10" insulated pipeline 
transports oil from the Lompoc Dehydration Facility to the Orcutt Pump Station (located south of 
Site 16) along Highway 1 and the west side of Site 14.  Petroleum pipelines cross the southern part 
of the site from east to west.  A historic oil dam, used to stop the flow of the gusher "Old Maud" in 
1904, is evident by soil discoloration near the central eastern boundary. 
 
Vegetation consists of grazed grassland over the majority of the site, with a eucalyptus windrow 
located along the northern part of the eastern boundary, and riparian woodland and scrub along 
Graciosa Creek.  An isolated clump of trees is found near the northwestern corner, where a seasonal 
drainage terminates in a marshy lowland.  Other low lying areas on the site become marshy during 
the rainy season, and a freshwater spring is located on the central eastern boundary. 
 
High noise levels from traffic on Highway 135 and Graciosa Road extend onto the site.  The 
property contains two known archaeological sites and an isolated find: a historic site (SBA 1970H), 
a mixed historic and prehistoric site (SBA 2122/H), and an isolated chert flake.  The historic 
resources may be related to the pioneer townsite of La Graciosa, which has yet to be located.  The 
prehistoric resources are remnants of Chumash civilizations. 
 
The land use designation is PD 1.5 units/acre and zoning is PRD.  Low density single family lots 
would likely average 14,500 square feet, similar to lots in the neighboring Elkhorn and Oakhill 
Estates.  The units would be clustered to avoid oil hazards and the creek corridor.  Access to the 
project site would be from Graciosa Road, the existing frontage road along Highway 1.  This road 
may have to be widened and repaved to serve the new development.  Potential access points include 
the western edge and the northern tip near the eucalyptus trees. 
 
This parcel is an important part of the rural character of western and southern Orcutt, and its 
location on the edge of the Orcutt area functions as a "visual gateway" into the community.  To 
maintain the rural character at this entrance to the Orcutt area, approximately ten acres of open 
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space would be preserved in a visual buffer 50 feet wide along Highway 135.  A segment of a multi-
purpose trail would follow along on the east side of Graciosa Creek and continue up into the 
Solomon Hills.  A multi-use trail will also cross this site from north to south, linking with trails from 
Old Town (across Site 15) to the foothills.  Parking, garbage cans, and trail information would be 
provided at a staging area near the historic dam site in the center of the property. 
 
Development will include measures to enhance gateway features, and will be sited to avoid oil 
hazards, archaeological sites, noise corridors, and the creek corridor.  Oil Activity policies and 
development standards will ensure that historic oil related activity be examined for potential 
contamination to determine the proper location for development.  This may affect development in 
the area surrounding the historic oil dam near the center of the eastern boundary and along the 
pipeline corridor. 
 
KEY SITE 14 DEVELOPMENT STANDARDS 
 
Policy KS14-1: Key Site 14 (APN 105-140-30) is designated PD 1.5 and zoned PRD. Any 

proposed development on Key Site 14 shall comply with the following 
development standards: 

 
DevStd KS14-1: The areas shown on Figure KS14-1 shall remain in natural, undeveloped 

open space.  No development except access roads or trails shall be permitted 
within the open space area. 

 
DevStd KS14-2: The historic dam should be preserved and protected and the staging area 

shall be located there and developed as a part of any discretionary 
development project.  The dam should be incorporated into any discretionary 
project, linked to the Rice Ranch Trail System, and marked with a 
monument explaining the significance of the structure. 

 
DevStd KS14-3: Residential development on the site shall be limited to 16 feet in height 

maximum above existing grade on the perimeter of the site and 24 feet in the 
interior. 

 
DevStd KS14-4: The developer shall submit a landscape plan which includes a 50-foot wide 

visual landscaped buffer along the western boundary of the site along 
Graciosa Road and provides screening along the south to shield views from 
Highway 135.  Where the creek runs adjacent to the road, the buffer may be 
placed on the east side of the creek corridor.  The landscape plan shall also 
include a creek restoration plan which uses appropriate native trees, shrubs 
and understory species only along the length of the Graciosa Creek corridor 
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banks and tops of banks.  All landscape vegetation shall be maintained for a 
period of 3 years or until established. 

 
DevStd KS14-5: Development on the site shall be consistent with the "gateway policies" in 

the Visual Resources section of this Plan (Section IV.H). 
 
DevStd KS14-6: The developer of Site 14 shall construct a trail from the staging area to 

Graciosa Road and this trail should connect with any linkage provided 
between Sites 14 and 15, if feasible. 
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KEY SITE 15 (Union Oil "Wye" Site) 
 
This 128 acre site, APN 105-140-55, is located in the "Wye" between Highways 1 and 135, south of 
Clark Avenue.  Surrounding land uses include Site 16 (General Comm/SC) and large residential lots 
across Clark Avenue to the north; rural agricultural land (Site 14; PD 1.5/PRD) across State 
Highway 135 to the south; Site 17 (Res 8.0/SLP 7.0), the Torch/Unocal headquarters and Site 13 
(PD 1.0/PRD) to the east; and agricultural land across State Route 1 to the west.  The site consists of 
mostly undeveloped land, with the exception of two abandoned oil storage tanks in the southeastern 
portion of the parcel (Figure KS15-1). 
 
The site is bisected by Graciosa Creek which runs north to a shared border with Site 16 and crosses 
Clark Avenue at the site's northern boundary.  While not a main channel, the Pine Canyon Creek 
bed bisects the eastern portion of the site and empties into Graciosa Creek adjacent to Site 16.  The 
site contains extensive riparian forests along portions of Graciosa and Pine Canyon Creeks, with a 
large willow grove and oak forest (approximately 18 acres) surrounding the Pine Canyon Creek bed 
and extending east into Site 13.  The creeks and associated forests provide important foraging 
grounds and roosting habitat for a variety of wildlife.  The remainder of the site is mostly covered 
by disturbed non-native grasslands. 
 
Topography is relatively level in the site's central and northern portions with low rolling hills to the 
east and west.  The western hills partially screen the site's interior creating a visual and partial noise 
buffer from Highway 1.  The eastern hills straddle both sides of the Pine Canyon Creek bed.  South 
of the creek bed is a large steep hill topped by the abandoned oil tanks.  North of the creek bed, the 
site slopes up to Rice Ranch Road.  The perimeters of the site are visible from, and exposed to high 
traffic generated noise levels by, State Routes 1 and 135 and Clark Avenue.  
 
Other features include a large, remnant, Pacific Coast Railway berm east of Graciosa Creek which 
houses a gas line and blocks water runoff from Pine Canyon Creek into Graciosa Creek, creating a 
small pond to the east.  A high pressure gas line, a petroleum line and a regular gas line, all 
abandoned, follow Graciosa Creek from the southern border to Site 16.  The LCSD Elkhorn Trunk 
Line extends across the site from the northern border at Clark Avenue through the low-land areas 
west of Graciosa Creek.  The trunk line crosses Graciosa Creek in approximately the center of the 
site and extends through the biological habitat along Pine Canyon Creek to the eastern border with 
Site 13. 
 
Primary constraints associated with this site relate to flooding, visual impacts, and a number of 
utilities which cross the site, including oil pipelines, gas main, sewer trunk line, and an old 
electricity main.  This site lies adjacent to Clark Avenue, a primary gateway road into the 
community of Orcutt, and is also located adjacent to the visual corridor of State Routes 1 and 135.  
The site's undeveloped grasslands and creeks provide a key component to the semi-rural character in 
this part of the community. 
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The land use designation/zoning for the site are 3 acres of Shopping Center/SC in the NE corner, 37 
acres of Industrial Park/MRP in the northern portion of the site, and Planned Development/ PRD 
(200 units) on the remainder. 
 
The northeastern portion of the site is intended for a small commercial node, primarily to serve the 
MRP uses and the residents.  Despite the physical separation by Graciosa Creek of this commercial 
area and the commercial on Site 16 to the east, the two sites should be coordinated due to their high 
visibility as western gateway parcels.  Primary access would likely be provided from Clark Avenue. 
 
The MRP zone is intended to allow the development of a large industrial park with offices, 
warehouses and other uses which will be compatible with the proposed residential development on 
the southern portion of the site. 
 
The PD/PRD (200 units) designation would allow for construction of residential units on the 
remaining 88 acres of the site.  Units would be clustered within approximately 30 acres of 
developable land in the central portion of the site west of Graciosa Creek, 20 acres in the southern 
area, and 3 acres in the grassland north of Pine Canyon Creek.  Potential projects within the 
developable areas could consist of single family dwellings on 6,000 to 8,000 s.f. lots, multi-family 
dwellings (townhouses, condominiums, etc.), or a combination of these housing types.  The 3-acre 
area adjacent to Rice Ranch Road has been identified as a good location for SLP-type development.  
Access would likely be from Clark Avenue and Marcum Road, with access from Rice Ranch Road 
for the area west of Pine Canyon Creek. 
 
The Pine Canyon creekbed and the Graciosa Creek corridor and associated 100-year floodplains 
would remain in natural, undeveloped open space, extending along Graciosa Creek the entire length 
of the site as well as the woodland areas surrounding the Pine Canyon Creek bed, approximately 45 
acres.  The purpose of the open space is to avoid flooding hazards and to retain the aesthetic 
qualities of the natural drainages.  
 
KEY SITE 15 DEVELOPMENT STANDARDS 
 
Policy KS15-1: Key Site 15 (APN 105-140-55) is designated General Commercial and 

zoned SC on the northeast 3 acres along Clark Avenue, designated 
Industrial Park and zoned MRP on the remaining 37 northern acres, 
and designated PD/PRD (maximum 200 units) on the remaining 88 
acres (Figure KS15-1).  Densities of 6-8 units/acre (e.g. SLP) should be 
considered in the developable area fronting Rice Ranch Road.  Any 
proposed development on Key Site 15 shall comply with the following 
development standards. 
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DevStd KS15-1: The area extending along Graciosa and Pine Canyon Creeks, including the 
riparian corridor and associated woodlands, shall remain natural, 
undeveloped open space as shown on Figure KS15-1.  No development 
except bikepaths, hiking trails, a potential access road, or a park shall be 
permitted within this open space and no structures shall be permitted within 
50 feet of the top of the creek bank.  A creek restoration program using only 
appropriate native trees, shrubs and understory species shall be required 
along the length of the creek corridors, both banks and top of banks, and 
shall be maintained by the developer for a period of 3 years until established. 

 
DevStd KS15-2: Development of the site shall include installation of the following 

landscaping features (consisting of drought-tolerant trees, shrubs and vines): 
   · Minimum 50-foot wide landscaped buffers along Highway 1 and 

Highway 135 with trees exceeding 50 feet in height at maturity planted 
in clusters a maximum of every 100 feet (part of this buffer may be 
developed in an easement secured from Caltrans, with a minimum of 20 
feet of this buffer located on the project site); 

   · Buffers along Highways 1 and 135 shall be landscaped with a sufficient 
density of trees and shrubs to entirely screen all parking areas from 
these roadways and to break-up/partially obscure building masses; 

   · An average 35-foot wide landscape buffer along Clark Ave. with trees 
which reach a minimum height of 35 feet at maturity with a sufficiently 
large canopy to partially extend over Clark Avenue; 

   · A minimum 15 foot wide landscape planter strip along the entire 
southern boundary of the commercial project to screen new residences; 

   · Raised landscape berms and/or decorative masonry walls incorporated 
into the buffer strips to supplement the screening provided by 
vegetation; 

   · Fast growing vines and shrubs planted along all screening walls; and 
   · Where rear yards abut Hwy 1 or Hwy 135, these yards shall be 

completely screened from view through the use of vegetation, 
landscaped berms or decorative masonry walls. 

 
DevStd KS15-3: To the extent feasible, Site 15 and 16 shall be designed in coordination to 

provide the most appealing gateway development.  Such coordination shall 
include design, scale, architectural style and color of development. 

 
DevStd KS15-4: To provide pedestrian circulation within the site and with the commercial 

uses on Site 16 and the rest of Old Town, the developer shall construct a 
walkway along the length of the western boundary of Graciosa Creek 
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(setback a minimum of 50 feet from the top of the bank) connecting with a 
footbridge across Graciosa Creek linking this site with Site 16 to the east. 

 
DevStd KS15-5: Access to this site shall align with the access points as depicted on Figure 

KS15-1 to the greatest degree feasible, and no access shall be allowed from 
Hwy 1 or Hwy 135. 

 
DevStd KS15-6: Access to the buildable area surrounded by the open space in the southern 

portion of the property (see Figure KS15-1) shall be limited to one point and 
may be from an extension of Marcum Road providing there is not significant 
grading or other intrusion into the wetland areas adjacent to the existing 
berm.  If this is not feasible, access may be across Graciosa Creek from a 
single bridge. 

 
DevStd KS15-7: Project design shall minimize long-term operational noise exposure to the 

residences on the southern portion of the site.  This design shall include 
locating loading bays and other areas of truck use away from residences, the 
use of landscaped berms or the minimal use of soundwalls, and enclosing 
noise generating uses in sound-reducing structures. 

 
DevStd KS15-8: Development on this site shall be reviewed for gateway landscaping along 

Clark Avenue, including pedestrian access and landscaping on the frontage, 
and consideration of the need for a center median on Clark Ave. If a median 
is deemed necessary, the entire length of the center median shall be 
landscaped with drought tolerant street trees, shrubs, groundcover and 
decorative flatwork acceptable to County Public Works and P&D, or shall be 
consistent with the standard established by the landscape/median 
maintenance district.  Trees shall be of sufficient height at maturity and 
spacing to provide a partial canopy over Clark Avenue.  The developer shall 
provide financial security for maintenance of the new landscaping for a 
period of 3 years or until such time as the County adopts a landscape 
maintenance district or other method for median maintenance, whichever 
occurs first. 

 
DevStd KS15-9: Development of the site shall include attractively landscaped pedestrian 

entries from adjacent roadways and the footbridge from Site 16, with 
attractive "stamped concrete" or other treated surface walkways linking 
existing sidewalks/paths with the site's own internal pedestrian circulation. 
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DevStd KS15-10: A phase I oil survey shall be performed prior to development on this site.  
All future property owners shall be notified in writing of the presence of oil 
and gas lines within 100 feet of their property. 

 
DevStd KS15-11: Development on the site shall be consistent with the "gateway policies" in 

the Visual Resources section of this Plan (Section IV. H). 
 
DevStd KS15-12: The developer shall construct a pedestrian/bicycle crossing under Hwy 135 

linking this site to the trail on Key Site 14 to the south, if feasible. 
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KEY SITE 16 (Union Oil Clark/California) 
 
This 11.77 acre site, APN 105-330-01 (9.29 ac) and 105-330-02 (2.48 ac), is located on the south 
side of Clark Avenue at Marcum Road, just west of California Boulevard.  Surrounding land uses 
include Clark Avenue and residential development to the north; a Union Oil production facility to 
the southeast; Marcum Road and the Unocal Headquarters to the east; and undeveloped land (Key 
Site 15) to the south and west (Figure KS16-1). 
 
Key Site 16, in combination with Key Site 15 (which extends west and south of the site) serve as a 
visual gateway into Old Town Orcutt.  The site's topography gently slopes to the southwest.  
Graciosa Creek flows from southeast to northwest along the western site boundary and several 
abandoned oil pipelines are located within the creek corridor.  Vegetation onsite consists primarily 
of non-native grasses, ice-plant and mustard.  Scattered willows and coastal dune scrub are also 
present along portions of Graciosa Creek. 
 
The entire site was heavily disturbed by previous oil production activity.  A large oil storage tank 
was located near the northeastern corner of the site but has been removed.  The Orcutt Pump 
Station, an active oil production facility, is located near the southeast corner of the site adjacent to 
Marcum Road and immediately south of the oil storage tank's former location.  The site's northern 
boundary is exposed to high noise levels (65-69 dB) from traffic on Clark Avenue. 
 
Due to its location near Old Town, proximity to existing and future residential areas, and lack of 
significant environmental or physical constraints, the site is a prime location for commercial 
development.  Land use designation/zoning for the site is General Commercial/SC.  The site is not 
large enough for a major shopping center, but it could provide a range of goods and services that are 
currently not available to Old Town residents.  Access could be from Clark Avenue, Marcum Road, 
and/or the unnamed road at the center of the northern border.  Any development along Graciosa 
Creek would require a minimum 50 foot setback along with mitigation measures to restore the 
creek's degraded riparian habitat. 
 
Some planning issues for this site, such as setbacks, parking, and architectural styles will be 
addressed in the Old Town Implementation Study. 
 
OPA policies and development standards require that future commercial development on the site be 
consistent with the visual character of the Old Town area, located immediately to the east.  
Additionally, projects on the site shall not detract from Clark Avenue's value as a gateway to the 
Old Town area. 
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KEY SITE 16 DEVELOPMENT STANDARDS 
 
Policy KS16-1: Key Site 16 (APN 105-330-01 and -02) is designated General 

Commercial and zoned SC (Shopping Center).  Any proposed 
development on Key Site 16 shall comply with the following 
development standards. 

 
DevStd KS16-1: To the extent feasible, Site 15 and 16 shall be designed in coordination to 

provide the most appealing gateway development.  Such coordination shall 
include design, scale, architectural style and color of development. 

 
DevStd KS16-2: The area extending along Graciosa Creek shall remain in natural, 

undeveloped open space as shown on Figure KS16-1.  No development 
except hiking trails, a footbridge or a park shall be permitted within the open 
space.  The eastern boundary of the open space area shall be delineated by a 
low fence and planting of native trees and shrubs.  As part of development 
on this site, a foot trail shall be constructed along Graciosa Creek as shown 
on Figure KS16-1, linking with the trail on Site 15 to the south.  Riparian 
and other significant native vegetation within this open space shall be 
protected and enhanced and the Creek shall be incorporated wherever 
feasible into the design of the site. 

 
DevStd KS16-3: Development of the site shall include installation of an average 35 foot wide 

landscaped buffer along Clark Avenue.  The buffer shall be landscaped with 
a sufficient density of drought-tolerant trees and shrubs to entirely screen all 
parking areas from this roadway and to break-up/partially obscure, building 
masses.  Trees shall be planted along Clark which reach a minimum height 
of 35-50 feet at maturity with a sufficiently large canopy to partially extend 
over Clark Avenue. 

 
DevStd KS16-4: Landscaped buffer areas along the perimeter of the development shall 

include decorative masonry walls and/or landscaped berms to break up 
views of parking areas and building masses onsite.  In addition, landscaping 
on this site shall screen views from the site of the pump station and oil tanks 
on the adjoining property to the southeast.  All screening walls shall be 
planted with fast growing vines and shrubs along the base. 

 
DevStd KS16-5: Development of the site shall include attractively landscaped pedestrian 

entries from adjacent roadways and the footbridge from Site 15, with 
attractive "stamped concrete" or other treated surface walkways linking 
existing sidewalks/paths with the site's own internal pedestrian circulation. 
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DevStd KS16-6: No parking shall be allowed on the northward (Clark Ave.) frontage of this 

site.  To the greatest degree feasible, parking areas shall provide pedestrian 
linkage to other areas of Old Town. 

 
DevStd KS16-7: In order to minimize automobile traffic and provide for alternative 

transportation, the project shall provide frontage and construct a bus pull-out 
on Clark Avenue.  If deemed necessary, the project shall also construct a bus 
stop shelter on Clark Avenue. 

 
DevStd KS16-8: Development on this site shall be reviewed for gateway landscaping along 

Clark Avenue, including pedestrian access and landscaping on the frontage 
and consideration of the need for a center median on Clark Ave. if 
appropriate.  If a median is deemed necessary, the entire length of the center 
median shall be landscaped with drought tolerant street trees, shrubs, 
groundcover and decorative flatwork acceptable to County Public Works and 
P&D, or shall be consistent with the standard established by the 
landscape/median maintenance district.  Trees shall be of sufficient size and 
spacing to provide a partial canopy over Clark Avenue.  The developer shall 
be responsible through a bond for maintaining the new landscaping for a 
period of 3 years or until such time as the County determines it is 
"established" or adopts a landscape maintenance district or other method for 
median maintenance, whichever occurs first. 

 
DevStd KS16-9: Development on the site shall be consistent with the "gateway policies" in 

the Visual Resources section of this Plan (Section IV. H). 
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KEY SITE 17 (Old Town South) 
 
Key Site 17 (APNs 105-134-04, 05, 105-330-04, 05, 06, and 08) is located at the southern edge of 
Old Town Orcutt.  It is bounded by the Orcutt Union School District headquarters and the Oasis 
Senior Center to the northeast, residences to the north across Soares Avenue, a church and a single 
family dwelling to the south across Rice Ranch Road (Key Site 13; PD 1.0/PRD), Key Site 15 to the 
west across Broadway (MRP/PRD), and Orcutt Junior High School to the east (Figure KS17-1).  
The level site is vegetated primarily with non-native grassland, scattered central dune scrub and 
curly dock.  A small number of mature pines are present on the southeast 2.59-acre parcel.  This site 
may have been part of a historic oil pipeline corridor linking foothill oil production areas to the 
Orcutt Pump Station on South Broadway. 
 
The 19.7-acre site is the largest remaining undeveloped area in Old Town Orcutt.  The site consists 
of six parcels under three ownerships.  Access is available from Soares Avenue to the north and 
Rice Ranch Road to the south (Figure KS17-1).  This site serves as the southern "gateway" to Old 
Town Orcutt, with scenic views across the site to the Solomon and Casmalia Hills. 
 
Site 17 is designated Res 8.0 and zoned SLP with a provision that five of the parcels (APNs 105-
134-04, -05, 105-330-05, -06 and -08) be designated Res 20/DR 14 if a 100% senior project is 
developed on these parcels.  Potential projects within the developable area could consist of single 
family dwellings on 4,000 to 7,000 sf lots, multiple-family dwellings (townhouses, condominiums, 
apartments, etc.), or a combination of these housing types.  Access to the site would likely come 
from extensions of Soares Avenue, First, Pacific and Gray Streets to the north and possibly from 
Dyer Street to the southeast.  In addition, access from Rice Ranch Road may be possible if 
coordinated with access to Site 13 to the south. 
 
Potential development concerns with this site include visual impacts to the neighbors, especially on 
Soares Avenue, and provision of safe and adequate access. 
 
A multi-use trail is proposed along the southern perimeter of the site paralleling Rice Ranch Road, 
which would provide a link between Old Town Orcutt and the southern foothill trails.  In addition, a 
one to two-acre neighborhood park is required onsite. 
 
KEY SITE 17 DEVELOPMENT STANDARDS 
 
Policy KS17-1: Key Site 17 is designated Res 8.0 and zoned SLP.  Any proposed 

development on Key Site 17 shall comply with the following 
development standards. 
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DevStd KS17-1: Any discretionary development shall include a landscape buffer consisting of 
drought-tolerant trees and shrubs of sufficient density to partially screen the 
proposed development from Rice Ranch Road, Soares Avenue, and Dyer 
Street.  The buffer along Soares shall be integrated with the planned park 
(see Figure KS17-1).  A meandering trail as shown on Figure KS17-1 shall 
also be developed. 

 
DevStd KS17-2: Homes located on the periphery of the site and those adjacent to the 

neighborhood park shall be one-story, except as noted in Action KS17-6.  
Any two story development shall be visually compatible with, and shall not 
significantly block long-range southerly views from, Old Town Orcutt. 

 
DevStd KS17-3: Any discretionary development shall provide for dedication and construction 

of a 1-2 acre public neighborhood park fronting along the western portion of 
Soares Avenue as conceptually depicted on Figure KS-17-2.  Parcels 105-
330-004 and 105-134-004 shall each contribute at least 3/4 of an acre to this 
park and the park shall be a minimum of 100 feet wide where it fronts Soares 
Avenue. 

 
DevStd KS17-4: Development on the site shall facilitate pedestrian access to Old Town.  The 

developer(s) shall coordinate with Santa Maria Area Transit (SMAT), and 
shall provide either a bus turn-out pocket along a public road (e.g., Rice 
Ranch Road), or a bus stop within the site, if requested by SMAT. 

 
DevStd KS17-5: Any access to Rice Ranch Road from this site shall be limited to one point 

from APN 105-330-06 and shall be coordinated to the greatest degree 
feasible with access to Site 13. 

 
Action KS17-6: If an application is filed for a 100% senior housing project, as defined by 

California Civil Code § 51 et. seq, on Assessors Parcels 105-134-04, -05; 
105-330-05, -06, or -08, the County should consider redesignating and 
rezoning affected parcels to Res. 20 and DR 14.  However, to ensure 
neighborhood compatibility, the homes fronting Soares Ave. and the homes 
adjacent to the park should be single family on lots at least 6,000 s.f. in size.  
In addition, buildings on APNs 105-330-05, -06 and -08 may be two stories 
in height but should be of low profile and screened to the greatest degree 
feasible. 
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KEY SITE 18 (Southpoint) 
 
This site contains 15 parcels and is located northwest of the corner of Foxenwood Lane and Clark 
Avenue.  It is bounded by Foxenwood Lane on the east, Clark Avenue and existing residential and 
commercial development on the south, California Boulevard on the west, and Hartnell Road and 
existing residential development on the north (Figure KS18-1).  The majority of this 39.73 acre site 
is currently vacant, with the exception of a single family residence near the northeast corner and 
private recreational facilities. 
 
The site is basin-shaped with level lower portions and steep slopes on all sides.  In the southeast 
corner and along the site's boundary with Clark Avenue, a narrow level area is present on top of the 
slope.  The site experiences substantial use as a passive recreation area as evidenced by several trails 
currently onsite.  Areas near the eastern site boundary and the common boundary with Clark 
Avenue are exposed to noise levels exceeding 65 dB from traffic on Highway 135 and Clark 
Avenue. 
 
Orcutt Creek and its floodplain extend across the site from east to west with the floodplain covering 
a significant area of the lower portions of the site.  At the west end, near California Boulevard, a 
large in-stream retention basin has been constructed by the SBCFCD.  Vegetation on the site 
primarily consists of non-native grasslands.  Riparian vegetation is spread intermittently along 
Orcutt Creek, with the densest concentrations located near the eastern site boundary.  Other 
vegetation includes a eucalyptus windrow along the southern site boundary near the southwest 
corner, Italian thistle, and invasive species such as iceplant and veldt grass. 
 
Key Site 18 serves as a visual "gateway" into Old Town Orcutt from the east.  It is highly visible 
from adjacent roads and residential areas and provides significant open space in an area of high 
urbanization.  Policies and development standards in the Plan require development on this site to 
provide measures to enhance this gateway feature. 
 
Site 18 is designated Res 3.3 and zoned DR 3.3 in the northeast corner of the site (APN 105-020-18 
and -22); designated General Commercial and zoned OT-GC along Clark Avenue (APN 105-020--
38 and -41 and a portion of -63); and designated Open Space and zoned REC on the remaining 
parcels (Figure KS18-2).  Buildout could result in the construction of approximately 8 residential 
units and 30,000 square feet of general commercial space, with approximately 8.5 acres of public 
recreational space.  Given the constraints on this parcel, residential development would consist of 
multiple family dwellings clustered outside of the Orcutt Creek floodplain and away from the steep 
slopes along the northern and eastern parcel boundaries.  Commercial development would be 
located at the southern terminus of Foxenwood Lane and Clark Avenue, and along the site's 
frontage with Clark Avenue, and could include retail shops, restaurants, banks, doctor's offices, or 
other uses generally compatible with surrounding residential development.  Access to commercial 
areas would be from the adjacent roadways. 
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Development standards require a Class I bikepath/multi-use public trail, a park, retention basin, and 
a landscaped median.  The 35 acres zoned REC would remain in natural, undeveloped open space.  
The eastern portion of the REC zoned parcels south of Orcutt Creek (approximately 8.5 acres) is 
identified as a park site.  This park could include picnic areas, informal recreational facilities, tot-
lots, and active recreational facilities such as a volleyball court or outdoor basketball court.  Vehicle 
access to the park should be provided through the commercial development along Clark Avenue.  
The Class I bikepath across the site would provide access between California Boulevard and 
Foxenwood Lane and would run along the southern boundary of the retention basin.  A public 
hiking/equestrian path would parallel the bikepath.  Additionally, the existing retention basin near 
California Boulevard would be deepened to accommodate a larger volume of stormwater runoff. 
 
Constraints on Site 18 include avoidance of flood hazards, biological resources and noise, 
preservation of visual qualities, compatibility with adjacent development, access, and provision of 
recreational resources.  Buildout of 30,000 sf of commercial development would eliminate the 
existing unobstructed view of the Orcutt Creek stream valley from westbound Clark Avenue.  
Project-generated traffic on Clark Avenue could increase turning movement conflicts near the 
Clark/Foxenwood intersection.  Drivers slowing to make left-hand turns from eastbound Clark 
Avenue into commercial areas and onto Foxenwood Lane would adversely affect traffic flow on 
Clark. 
 
KEY SITE 18 DEVELOPMENT STANDARDS 
 
Policy KS18-1: Key Site 18 is designated Res 3.3 and zoned DR 3.3 on APNs 105-020-18 

and -22; designated General Commercial and zoned OT-GC along 
Clark Avenue (APNs 105-020-38 and -41 and the southernmost 1/3 acre 
of APN 105-020-63); and designated Open Space and zoned REC on the 
remaining parcels, as shown on Figure KS18-1.  Any proposed 
development on Key Site 18 shall comply with the following 
development standards. 

 
DevStd KS18-1: The entire site, with exception of the residential and commercial areas noted 

in Policy KS18-1 above, shall remain in natural, undeveloped open space.  
On parcel 105-020-22, the open space shall include the area extending 50 
feet from the top of the northern bank of Orcutt Creek.  No development 
other than the proposed park, retention basin, and Class I bikepath/multi-use 
trail shall be permitted within the open space. 

 
DevStd KS18-2: All development allowed on APNs 105-020-18 and -22 shall occur only on 

APN 105-020-22; an Open Space easement shall be placed on APN 105-
020-18 for the benefit of the residents of APN 105-020-22 to ensure that no 
development will be allowed on this parcel in the future. 
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DevStd KS18-3: All residential development shall be clustered on the northern half of APN 
105-020-22 to avoid the Orcutt Creek corridor, slopes, and access constraints 
on the southern portion. 

DevStd KS18-4: The route for the multi-use public trail/bikepath shall be sited south of Orcutt 
Creek and designed to minimize the loss of significant vegetation.  The 
northern side of the path should be revegetated with appropriate riparian 
vegetation and the southern side shall be planted with oaks throughout the 
segment which crosses the proposed park. 

 
DevStd KS18-5: The retention basin onsite shall be modified, if necessary, to serve as a 

regional retention basin based upon SBCFCD criteria and the flood control 
policies of this Plan.  Any such modification shall be designed to minimize 
the extent of future disturbance to the site from maintenance activities.  
Excavated material from the retention basin shall be stored in a manner 
which avoids covering riparian vegetation. 

 
DevStd KS18-6: The developer of commercial uses shall construct a raised center median and 

planter on Clark Avenue between Foxenwood Lane and Dyer Street which 
includes left-hand turn pockets serving commercial development along Clark 
Avenue, Foxenwood Lane, Norris Street, and Twitchell Street.  The entire 
length of the center median shall be landscaped with drought tolerant street 
trees, shrubs, groundcover and decorative flatwork acceptable to County 
Public Works and P&D, or shall be consistent with the standard established 
by the landscape/median maintenance district.  Trees shall be of sufficient 
height at maturity and spacing to provide a partial canopy over Clark 
Avenue.  The developer shall be responsible through a bond for maintaining 
the new landscaping for a period of 3 years or until such time as the County 
determines it is "established" or adopts a landscape maintenance district, 
whichever occurs first. 

 
DevStd KS18-7: Development on the eastern portions and the Clark Avenue frontage of this 

site shall adhere to the "gateway" policies found in the Visual Resources 
section of this Plan.  This gateway treatment shall include landscaping on the 
perimeter of parcel 105-020-41 sufficient to screen any development on this 
parcel from the westbound travel lanes along Clark Avenue at the Hwy 135 
off-ramp. 

 
DevStd KS18-8: The area on the north-facing slope immediately south and east of the park 

access road and parking area shall be landscaped with native shrubs of 
sufficient height to block views of the paved area from the north.   
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DevStd KS18-9: The County shall work with the developer of the commercial uses fronting 
Clark Ave. to provide the maximum buildable area while minimizing 
impacts to the hillside and riparian corridor below and views from the public 
park. 
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KEY SITE 19 (Toy) 
 
This partially developed 13.04 acre site (APN 105-010-16) is located northwest of the intersection 
of Blosser Road and Clark Avenue in western Orcutt.  Surrounding land uses include the Palomino 
subdivision to the north, Blosser Road and two single family lots to the east (near the northern 
boundary), Clark Avenue, two single family lots, and Site 15 to the south, and the Westtrail Estates 
subdivision to the west.  Two existing single family residences and a structure containing two 
attached residential units are located near the northeast corner of the site.  The entire site was subject 
to the Orcutt "Ranchette Area" Special Area Development Standards in the Land Use Element; 
however, these standards are now incorporated into this Community Plan. 
 
The topography of Key Site 19 is level over the entire site, with the exception of steep man-made 
slopes which are found along portions of the northern and southern site boundaries.  Orcutt Creek 
and its floodplain and a riparian corridor cross through the central portion of the site from east to 
west (Figure KS19-1), with the riparian corridor supporting a wide variety of trees and vegetation.  
In addition, water collects in a slight depression located south of Orcutt Creek which exhibits 
characteristics of a wetland; however, this area has not been evaluated by a biologist to confirm 
whether it is a wetland. 
 
The site is designated PD 1.0 and zoned PRD consistent with the low-density character of the 
surrounding area.  Most of the potential units would be located north of Orcutt Creek, although one 
or two units could be located between the creek and Clark Avenue.  Primary access to units on the 
northern portion of the site would be from Blosser Road, and access to units south of the creek 
could potentially be from Arabian Lane, a private road located to the west of the site. 
 
The 4.2± acre area extending approximately 150 feet north and 100 feet south of Orcutt Creek will 
be retained as natural, undeveloped open space, encompassing the most flood-prone and 
biologically sensitive portions of the site.  Consistent with the Ranchette Area Standards, a Class I 
bikepath and public recreational trail would cross Orcutt Creek at the western site boundary and 
would extend to the eastern site boundary, paralleling the creek at approximately 40 feet from the 
top of the bank. 
 
The clustering of units under the PRD zone district will allow for maximum flexibility in avoiding 
flood hazards and environmental constraints.  An open space corridor along the creek will allow for 
the future provision of a multi-use, public recreational trail through the site, and would maximize 
the potential for restoration and enhancement of the riparian corridor, consistent with community 
wide policies.  This corridor would also provide access to the stream channel for the SBCFCD 
during emergencies and routine maintenance. 
 
Primary site issues are avoidance of potential flood hazards, minimization of impacts to trees and 
vegetation within the Orcutt Creek riparian corridor, and the future provision of recreational 
amenities along the creek corridor.  The potential wetland in the southern portion of the site will 
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require evaluation by a biologist to determine its significance prior to preparation of a development 
plan for the site.  If it is a wetland, avoidance by properly siting development is significantly 
preferred over other forms of mitigation. 
 
KEY SITE 19 DEVELOPMENT STANDARDS 
 
Policy KS19-1: Key Site 19 (APN 105-010-16) is designated PD 1.0 and zoned PRD 1.0.  

Any proposed development on Key Site 19 shall comply with the 
following development standards. 

 
DevStd KS19-1: The creek area shown in Figure KS19-1 shall remain as natural, undeveloped 

open space.  No structures shall be permitted within the open space, and 
development shall be limited to bikepaths, hiking/equestrian trails, the access 
road, and sewer lines.  Prior to development in the area of potential wetland 
as identified on Figure KS19-1, the County shall determine the wetland 
status of this area.  If it is a wetland, no development shall occur there. 

 
DevStd KS19-2: The developer shall dedicate an easement for and construct a flood control 

access route that can also function as a Class I Bikepath. 
 
DevStd KS19-3: To the maximum extent feasible, no vehicular ingress to nor egress from this 

site shall be allowed from Clark Avenue. 
 
DevStd KS19-4: To prevent the visual impacts of rear yards backing on to Clark, if homes are 

built south of Orcutt Creek, to the greatest degree feasible they should front 
Clark Avenue with access from the rear.  If this is infeasible, landscape 
screening shall be installed which will screen rear yards from Clark Avenue. 

 
DevStd KS19-5: Future development16 shall be served by public sewers.  An exception to this 

standard may be granted where the County can make all of the following 
findings: 

 
   i. The application is for the two-way division of a lot legally created prior 

to March 2, 1987, and both resultant lots would contain a gross area of at 
least one acre; 

 

                                                           
    16 For the purpose of this Standard, "development" does not include the construction of a primary single family dwelling on 
a lot legally created prior to March 2, 1987, nor to development which can be accommodated by an existing private sewage 
disposal (septic) system and permitted by the County without discretionary action, in compliance with applicable regulations 
and policies. 
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   ii. Public sewer service to the property would not be feasible17 during the 
time legally allowed for map recordation, including any permissible time 
extension(s); 

 
   iii. All septic systems on the property shall comply with all customary 

County requirements and standards, to the satisfaction of County 
Environmental Health Services Division. 

 
   In any case where this exception is granted, the project shall be conditioned 

such that:  no further division of the property shall be permitted until such 
time as public sewer service becomes feasible; and, all existing and new 
structures served by septic systems shall be required to connect to public 
sewers as soon as service becomes feasible. 

 
DevStd KS19-6: A home buyer notification shall be recorded in a separate information sheet 

with the final tract map and/or parcel maps notifying the buyer that the 
owner is required to connect to the sewer line when it becomes available. 

 
 

                                                           
    17 For the purpose of these Development Standards, "feasible" means "capable of being accomplished in a successful 
manner, taking into account economic, environmental, legal, and technological factors."  The Orcutt "Ranchette Area" is 
within the Laguna County Sanitation District, and it is the responsibility of the project applicant to provide a compelling 
factual demonstration that service would not be "feasible" under finding e.ii. 
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KEY SITE 20 (Union Oil-Blosser) 
 
This 18.79-acre site (APN 105-020-46), is located at the southeast corner of Blosser Road and Old 
Mill Road.  It is bounded by residential developments (10-R-1) to the north and east, mixed-density 
residential development to the west (20-R-1, 1-E-1, and 3-E-1), and a mobile home park (Res 8.0) 
to the south (Figure KS20-1). 
 
The undeveloped site is located within a mostly developed residential area of Orcutt. Historically, 
this site was part of an oil storage tank farm operated by Standard Oil.  Two oil tanks were located 
on the northern portion of this parcel with five additional tanks located directly to the west across 
Blosser Road.  The latter area is the location of the Palomino subdivision, which homes were 
purchased back from their owners by Unocal due to evidence of soil contamination from the historic 
tank farm.  Key Site 20 is level, sloping gradually towards the west.  Several trails located onsite are 
currently utilized by neighboring residents for passive recreational activities. 
  
Existing vegetation consists primarily of annual grasses.  Two large, highly visible eucalyptus 
windrows exist onsite, one extending in a north/south direction and the other in an east/west 
direction.  These windrows provide habitat for a variety of birds, including roosting raptors, as well 
as providing a major visual resource to this area of Orcutt.  A small stand of eucalyptus (3-5 trees) 
exists near the southeast corner of the property. 
 
The land use and zoning designations for this property are Residential 3.3 and Design Residential 
3.3.  Potential projects within the developable areas would likely consist of single family dwellings 
on 7,000 to 8,000 s.f. lots.  Roadway access to the site could be from the west off Blosser Road, or 
from the north off Old Mill Lane via existing dirt roads.  Access could also be possible through an 
extension of Terrazo Way from the east. 
 
The approximately 6.6 acres of open space required by the DR zone district could preserve the two 
mature eucalyptus windrows and provide ample room for a Class I bikepath/multi-use public trail to 
be developed along the southern property boundary (Figure KS20-1).  The bikepath would become 
Class II if Terrazo Way is extended west across the site connecting to Blosser Road. 
 
Constraints on this site include preservation of the eucalyptus windrows and potential soil 
contamination.  Potential hazardous wastes remaining onsite would need to be remediated prior to 
development of this site for urban uses.  This parcel has also been identified as a potential school 
site by the OUSD.  While there may be sufficient area to develop a school away from potentially 
contaminated areas, some remediation of the site will likely be necessary. 
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KEY SITE 20 DEVELOPMENT STANDARDS 
 
Policy KS20-1: Key Site 20 (APN 105-020-46) is designated Res 3.3 and zoned DR 3.3.  

Any proposed development on Key Site 20 shall comply with the 
following development standards. 

 
DevStd KS20-1: If the proposed lots on the eastern boundary are of comparable size or larger 

than the residential lots in the adjacent existing development, no landscape 
buffer shall be required.  If the proposed lots are smaller, a landscaped open 
space buffer installed by the developer of at least 15 feet shall be included 
along the eastern border of this site to buffer development from the existing 
homes to the east.  If these lots abut the eastern border of the site, the 
landscape buffer shall be included within these lots. 

 
DevStd KS20-2: If Terrazzo Way is extended through this site, a Class III bikeway shall be 

included.  If it is not, a Class I bikepath/multi-use public trail along the 
southern property boundary should be constructed (Figure KS20-1). 

 
DevStd KS20-3: The developer shall construct a meandering walkway through the existing 

trees fronting Blosser Road in place of a standard sidewalk.  Where there are 
no trees, a standard sidewalk may be installed. 
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KEY SITE 21 (Old World) 
 
Site 21 (340.7 acres; APNs 113-250-5, -6, -8, and 14-17) is located on the south side of Highway 1 
between Solomon Road and Black Road, approximately half a mile west of the Highway 1/ 
Solomon Road intersection (Figure KS21-1).  The site is surrounded on the east, west, and south by 
rural agricultural land, and on the north by Highway 1 and Key Site 22.   The entire site is 
considered an Existing Developed Rural Neighborhood (EDRN). 
 
The Rancho Maria Golf Club, a public 18-hole golf course, is located on a pinwheel-shaped parcel 
which occupies 129.6 acres of the site.  The clubhouse and parking area for the course are located in 
the center of the site, and the fairways radiate outward.  Several small dilapidated agricultural 
structures are also located near the northeastern corner of the site.  The site's undeveloped parcels 
are located around its edges and between the fairways of the golf course. 
 
Topography on the site varies greatly, from gently sloping terraces near Highway 1 to the steep 
canyons along the drainages.  Much of the area occupied by the Rancho Maria Golf Club is fairly 
level, with slopes increasing towards the southern end of the site.  The site lies adjacent to Highway 
1 in the foreground of the Casmalia Hills and contributes significantly to the rural character of west 
Orcutt.  The site serves as a visual gateway to west Orcutt for eastbound travellers on Highway 1.  
Views to the southeast across the site include expanses of rolling grassland, agriculture, eucalyptus 
windrows along the central drainage, and the golf course.  
 
Two drainage corridors flow from south to north across the site.  On the southern portions of the 
site, these drainages have eroded deep canyons with slopes exceeding 40%.  Dense riparian 
vegetation is present along both drainages.  Riparian vegetation is also located in an isolated canyon 
near the eastern site boundary, and in a depression at the northeast corner of the site.  Other 
vegetation onsite includes two large eucalyptus groves located adjacent to and just north of the 
existing golf course parking area, five stands of coastal scrub, mixed woodlands near the northeast 
and northwest corners of the site, and a marsh located near the northwest corner of the site.  A 
recorded archaeological site (SBA 1149) is also located on this site. 
 
Given the site's physical and environmental constraints and its distance from areas served by public 
infrastructure and services, it is suited to accommodate low density residential development.  This 
type of development would allow for maximum flexibility in avoiding hazards and impacts, and 
would be consistent with the rural character of the site and the surrounding area. 
 
The land use designation is PD (maximum of 150 units) and Resort-Visitor Serving Commercial on 
parcels -5, -6, -8, -15, -16, and 17, and REC on parcel -14 (golf course).  The corresponding zoning 
is PRD with Open Space on the golf course.  Units would be clustered on 211 acres on parcels -15, -
16, and -17, away from topographic, biological, and flooding constraints. 
Parcel -15 could accommodate approximately 15 units and the other 135 units would likely be 
divided between the two larger parcels (16 and 17).  The neighborhood would have a semi-rural 
character due to the large lot size and substantial acreage of surrounding open land.  Access would 
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be from Highway 1 and the existing golf course access road.  To access parcels 15 and 17, it would 
be necessary to cross the central creek and the path of recreational golfers. 
 
The site may also contain up to 20 acres of Resort-Visitor Serving Commercial uses providing that 
the total number of residential units is reduced to allow for commercial development without 
compromising the rural setting and density on the site. 
 
The drainage corridors and the steep canyons on the southern boundary would remain in natural, 
undeveloped open space, extending along the central drainage from the site's northern boundary to 
the southern boundary and along the two drainages in the southwest corner.  The areas within the 
open space on Site 21 would total approximately 25 acres. 
 
Due to the existing public recreational use and the site's location adjacent to rural areas, a public trail 
corridor is proposed along the eastern site boundary, as well as a staging area near the northeast 
corner of the site.  This trail segment would likely be buffered from development by use of a fence, 
wall, or landscape buffer and would provide recreational access between Highway 1 and the 
Casmalia Hills to the south. 
 
Major issues to be considered during the design of future projects on the site include:  avoidance of 
geological hazards associated with erosion along the canyons, preservation of a scenic corridor 
along Highway 1, minimization of potential impacts to wildlife and sensitive vegetation, 
consistency between the existing public recreational use and future private residential uses, and 
recognition of the rural setting of the site. 
 
KEY SITE 21 DEVELOPMENT STANDARDS 
 
Policy KS21-1: Parcel 113-250-14 is designated Open Space and zoned REC.  The 

remainder of Key Site 21 is designated PD and Resort Visitor Serving 
Commercial and is zoned PRD (maximum 150 units).  Any proposed 
development on KS-21 shall comply with the following development 
standards. 

 
DevStd KS21-1: No applications for development shall be accepted prior to approval of a 

Specific Plan for the entire site. 
 
DevStd KS21-2: Any Specific Plan application shall indicate the location of the residential 

units and may indicate the location of up to 20 acres of Resort Visitor 
Serving Commercial uses.  For every acre of Resort Visitor Serving use 
proposed, the maximum allowable number of residential units shall be 
decreased by four.  If the full 20 acres of commercial is developed, the 
maximum number of residential units will be 70.  Any proposed Resort 
Visitor Serving uses shall be integrated/ coordinated with the preexisting 
golf course uses. 
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DevStd KS21-3: If a Specific Plan is adopted which includes Resort Visitor Serving 
Commercial, the County shall rezone portions of the property to CV as 
necessary to be consistent with the adopted Specific Plan. 

 
DevStd KS21-4: The area depicted in Figure KS21-1 shall remain in natural, undeveloped 

open space.  No development except trails or a roadway to parcel 113-250-
17 and/or the existing parking lot shall be permitted within this open space 
and no structures shall be permitted within 50 feet of the top of the creek 
bank.  The 50-foot setback shall be delineated by a low fence and plantings 
of native trees and shrubs. 

 
DevStd KS21-5: The developer shall dedicate an easement for and construct a public staging 

area and hiking trail along the east side of the site boundary as depicted on 
Figure KS21-1. 

 
DevStd KS21-6: Development along Highway 1 shall include installation and maintenance of 

an average 50-foot wide landscaped buffer along the highway with trees 
which would exceed 50 feet in height at maturity planted in clusters a 
maximum of every 100 feet (part of this screen may be developed in an 
easement secured from Caltrans, providing an adequate permanent buffer is 
ensured). The buffer shall be landscaped with a sufficient density of trees 
and shrubs to screen views of all parking areas and to break-up and screen 
views of development from Highway 1. 

 
DevStd KS21-7: Residential units adjacent to the existing golf course should be designed to 

include private outdoor areas (eg: landscape buffering) and ensure safety 
from stray golf balls.  Development shall be designed to facilitate pedestrian 
access to the golf course and accommodate continued use of the public golf 
course. 

 
DevStd KS21-8: All development shall be sited to preserve the natural landforms of the site 

and minimize grading. 
 
DevStd KS21-9: The Specific Plan shall, to the maximum extent feasible, provide for 

coordinated access points on Highway 1 between this site and Key Site 22. 
 
DevStd KS21-10: The layout and design of the development should be compatible with golf 

course actions and minimize risks to occupants and visitors from golf course 
activity. 

 
DevStd KS21-11: The development should minimize visual impacts to Highway 1 and the 

surrounding rural area through the use of low-profile design, earthtone colors 
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and vegetated setbacks.  The Specific Plan shall be reviewed for 
compatibility with adjoining agricultural uses. 
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KEY SITE 22 (West Orcutt) 
 
Background: 
 
Site 22 consists of 16 individual parcels totaling 1,179.45 acres.  The site is located in west Orcutt, 
and bounded by Solomon Road and Highway 1 to the south, Black Road to the west, the 
Tanglewood residential subdivision to the north, the Santa Maria Public Airport to the northeast, 
and ranchettes (Key Site E) to the east (Figure KS22-1). 
 
Approximately 480 acres are in agricultural production, including 380 acres of strawberries and 80 
acres of irrigated pasture.  Most of the remaining 700 acres is open grassland, floodplain and 
wetlands, and is used for grazing.  The site contains four single family residences, several 
greenhouses and agricultural coolers.  The old road bed for Dutard Road crosses the northern 
portion of the site from west to east and another dirt road enters the southeast corner from Solomon 
Road and extends along the eastern site boundary. 
 
Setting: 
 
Topography/Aesthetics:  The site is mostly level with the exception of two canyons cut by unnamed 
drainages near the northwest corner.  Orcutt Creek's wide meandering floodplain extends through 
the entire southern portion of the site, generally parallel to Highway 1.  Site 22 contains panoramic 
open spaces, contributes significantly to the semi-rural character of Orcutt, and provides a scenic 
gateway to west Orcutt from Highway 1. 
 
Natural Resources:  Orcutt Creek's floodplain ranges from 500 to 1,000 feet in width and occupies 
approximately 130 acres of the site (Figure KS22-2).  The floodplain supports scattered riparian 
vegetation.  The Orcutt Creek channel becomes wide and flat throughout the central portion of the 
site, supporting several freshwater marsh areas.  Freshwater marsh is also found at three locations 
along the western site boundary. 
 
The largest known vernal pool complex in Santa Barbara County (120 acres), located north of 
Dutard Road, supports a wide variety of wildlife including such rare species as tiger salamanders, 
Pacific chorus frogs, and larvae of the western spadefoot toad, along with many resident and 
migratory bird species, including several types of shorebirds and ducks. 
 
A 33-acre stabilized dune area along the central eastern boundary, adjacent to the Santa Maria 
Public Airport, contains sandhill chaparral including a large number of multi-trunked coast live 
oaks.  The dunes are one of the last such intact habitats in the planning area.  Water accumulates and 
ponds in depressions between the dunes during wet years and supports wildlife such as the western 
pond turtle, a threatened species.  A thin strip of central dune scrub separates these areas from 
cultivated fields to the south.  The remainder of the areas which are not in active cultivation are 
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covered by large tracts of annual grassland, which serve as foraging habitat for a number of bird 
species including the golden eagle. 
 
Archaeological Resources:  A recorded archaeological site (SBA-1159) is also located on Site 22.  
Several additional archaeological and historical sites have been identified on the property, but the 
site records have not been officially recorded at this time. 
 
Noise:  Approximately 90 acres of the site lie beneath the flight approach zone for runway 2/20 at 
the Santa Maria Public Airport and are affected by noise from aircraft overflights.  Potential 
development on strips of land along the western and southern site boundaries would be affected by 
roadway noise from Black Road and Highway 1 respectively.  Portions of the site which lie adjacent 
to the future extensions of "E" Street and Union Valley Parkway would also be affected by traffic 
generated noise. 
 
Safety/Hazards:  The 90-acre area under the flight approach zone would not be suitable for 
development which creates high concentrations of people (no more than 4 units/acre or 25 
persons/acre if commercial) due to hazard concerns from the Airport. 
 
Project Description: 
 
Once the urban core if more fully developed, this site's size and physical characteristics could 
accommodate extensive residential development, while allowing flexibility in locating future 
structures and major roads, neighborhood commercial facilities and public services (e.g., schools, 
fire stations) needed to serve the residences. 
 
Residential Development:   The land use designation and zoning are Res Ranch/RR-20.  To allow 
the urban core area of Orcutt and other "infill" parcels an opportunity to develop, and to delay costly 
infrastructure improvements/extensions to Site 22, a consideration of redesignation/rezone of this 
site to PD/PRD is to be delayed 10 years or until such time as 60% of the available units on all the 
other Key Sites have received Land Use Permits, whichever occurs first. 
 
Under the PRD zone, a variety of densities could be developed on this site.  In general, the lowest 
densities would be located along the Highway 1 corridor, the highest would be located near the 
intersection of Union Valley Parkway and "E" Street, and moderate density development would be 
located throughout the remainder of the developable area.  Development would be clustered within 
743 acres of the site, located mainly within areas currently used for grazing or agricultural 
production. 
 
Transfer of Development Credits:   If Site 22 is rezoned to PRD, several hundred acres of 
agricultural land will be lost to residential and commercial development.  To help mitigate this loss 
and address the loss of prime agricultural land valley-wide, Site 22 has been identified as a TDC 
receiver site for credits from other agricultural land in the Santa Maria Valley.  If a Countywide 
TDC program is implemented, it will be necessary to identify potential receiving site(s) and Key 
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Site 22 may provide the only significant opportunity as a large receiving site for the Santa Maria 
area.  With the potential increase in development on this site from approximately 50 units to 2-3,000 
units, this site could afford to purchase some development credits to offset the loss of agricultural 
land. 
 
Specific Plan:  In order to address project phasing, distribution of densities across parcels, 
infrastructure financing, school construction funding, affordable housing, and park and trail 
development, a Specific Plan will be prepared to address future development of this site.  Figures 
KS22-4 and -5 show conceptual plans which identify areas for different densities, as well as land for 
protection as Open Space. 
 
Access:  To provide access to the site, Dutard Road would be realigned to the south and upgraded to 
a primary road.  In addition, a two lane segment of Union Valley Parkway (UVP) would be 
extended through the southeast portion of the site connecting to Hwy 1, with right-of-way reserved 
for expansion to four lanes.  Finally, the City of Santa Maria's Circulation Element contains a 
proposal for a new $8,000,000 north-south primary road, "E" street, which could connect 
development on Site 22 more directly with future industrial development on the Airport and with 
planned development west of the City (Figure KS22-3). 
 
Commercial Development:  The PRD zone allows for up to 2 acres of supporting "neighborhood" 
commercial facilities on a 200 unit or more PRD "site."  However, since Key Site 22 may have up 
to 3,000 units and seven of the 15 parcels exceed 100 acres in size, it is anticipated that up to 15 
acres of commercial development could be accommodated. 
 
Open Space:  The floodplain of Orcutt Creek, the canyons of the drainages near Black Road, the 
grassland complex and remnant dune area on the northern portions of the property are to be retained 
as open space (Figure KS22-3).  This open space area would reduce flooding and geologic hazards, 
provide land for a park and a community center, and protect sensitive biological and cultural areas. 
 
The open space area would also include most of the public trails and a park sited in the Flight 
Approach Zone of the Santa Maria Public Airport. The rest of the open space area serves to satisfy 
the goals of the PRD zone district by protecting the site's most sensitive biological resources, 
including two floodplain areas of Orcutt Creek, a 30+ acre ancient sand dune area with specimen 
oaks, and 120 acres of grassland complex.  The habitat and hazard-based open space totals 436 
acres, and when combined with schools and active parks, total open space would constitute 
approximately 45% of the site. 
 
Parks:  A variety of parks will be developed on this site to accommodate the needs of new residents.  
For example, a minimum of 28 acres of parkland will be needed at buildout of 2,000 units,18 and 42 
acres at 3,000 units.  A 15-20 acre regional park could be developed partially within the Orcutt 

                                                           
    18 (2,000 x 3 persons/unit = 6,000 persons into the Board-adopted standard of 4.7 acres of parks per 1,000 persons = 
28.2 acres) 
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Creek floodplain and include active recreational facilities such as baseball/softball fields, group and 
family picnic areas, and passive recreational space.  This park could also include a community 
center with meeting rooms, a swimming pool and banquet facilities, and could be linked to the 
linear park along the Orcutt Creek greenway.  The greenway would include a paved bikepath, 
walking trails, picnic areas and space for habitat restoration/urban forest areas.  An additional 20+ 
acres would still be required to meet the minimum park standard and could be utilized for a system 
of 1-2 acre neighborhood parks. 
 
Major Trails:  A 1.3-mile segment of Class I bikepath/multi-use trail would parallel the northern 
bank of Orcutt Creek across the entire site.  An additional Class I bikepath would be located along 
the eastern site boundary between the future location of UVP and Solomon Road and a Class II 
bikepath would be located along UVP through the site.  Hiking trails are also proposed along the 
northern bank of the unnamed drainage which flows through the northern portion of the site, along 
the southern edge of the oak woodland/dune scrub area, along the western site boundary between 
Dutard Road and the northern edge of the Orcutt Creek floodplain, and parallel to the Class 1 
bikepath along Orcutt Creek (Figure KS22-3).  Additional local trails would be constructed to link 
neighborhoods to parks, the community center, and regional trails. 
 
Retention Basins:  The SBCFCD identified potential locations for three regional retention basins 
along the site's western boundary to accommodate runoff from urbanization on the site (Figure 
KS22-3).  These basins would be located within the three canyons of the drainages north of Orcutt 
Creek, and developed through modification of the culverts under Black Road.  These basins would 
be designed to accommodate all runoff from future development and would preclude the need for 
multiple, project-specific basins. 
 
Public Services:  Two 12-acre elementary school sites and a 19-acre junior high school site will be 
necessary to serve development on Key Site 22 at the 2,000 unit level.  If more than 2,000 units are 
built, a 40-acre high school site will also be needed.  However, airport restrictions may limit 
development of schools on Site 22 and off-site locations may need to be found. 
 
Portions of the site lie outside of the Fire Department's 5-minute response zone.  To provide service 
to the entire site and improve service to western Orcutt, a half-acre fire station site would need to be 
located in an area approved by the County Fire Department. 
 
Site Constraints/Considerations: 
 
Urbanization on the southern portions of the site could change the visual character of the site and 
eliminate the scenic value of the northern side of the Highway 1 corridor between Black Road and 
Solomon Road, adversely impacting views from this Scenic Highway/"gateway road."  New 
development will also cause a reduction in and disruption of habitat, including the Orcutt Creek 
wildlife corridor.  Destruction or displacement of historic/archaeological resources could also occur. 
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Conversion of large portions of the site from agriculture and open space to urban use will result in 
significant increases in stormwater runoff and exposure of residents to flood hazards.  Roadway 
noise from Highway 1 and Black Road will increase significantly in association with traffic 
generated by urbanization of the project site.  Decreased level of service on area roadways, long-
term exposure of residents to noise, and exposure of residents and property to airport hazards are 
also expected to occur.  
 
KEY SITE 22 DEVELOPMENT STANDARDS 
 
 
Policy KS22-1: Key Site 22 is designated Res Ranch and zoned RR-20.  Any proposed 

development on Key Site 22 shall comply with the following 
development standards. 

 
DevStd KS22-1: The project shall include development of Union Valley Parkway between 

Highway 1 and the eastern site boundary, and "E" Street between the 
northern site boundary and Union Valley Parkway. "E" Street shall be 
aligned as shown in Figure KS22-1.  The exact alignment of this road shall 
be determined at the time of the Specific Plan. 

 
DevStd KS22-2: Development shall not be located within 50 feet of Highway 1 and an 

appropriate distance from UVP and "E" Street, as established in a site-
specific noise analysis.  Noise reducing features such as vegetated berms, 
building orientation, adequate setbacks, and extensive landscaping shall be 
incorporated along the airport approach zone and the site's southern 
boundary.  Soundwalls shall not be utilized along public highways. 
Residential uses proposed within the 60 dB or greater CNEL airport noise 
contour  shall provide an aviation easement to the Santa Maria Public 
Airport District. 

 
DevStd KS22-3: Drainage improvements shall be provided to control contaminated run-off 

from paved surfaces.  Parking areas shall incorporate design features such as 
perimeter drains equipped with silt/grease interceptors and catch basins to 
reduce contaminant levels in runoff before it enters the storm drain system. 

 
DevStd KS22-4: Any development shall include an erosion control plan.  Energy dissipators, 

silt fencing, straw bales, and sand bags shall be used in conjunction with 
other methods to prevent erosion on slopes and siltation of the stream 
channel and other wetland habitats 

 
DevStd KS22-5: Paved access sufficient to support the weight of SBCFCD maintenance 

vehicles and/or emergency vehicles shall be provided along Orcutt Creek.  
This road shall also function as a Class I bikepath. 
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DevStd KS22-6: If development is proposed in areas where archaeological/historical 

resources have been identified in the EIR, it shall be conducted consistent 
with County CEQA Guidelines.  The areas within the identified development 
setbacks shall be incorporated into the project design as "Undevelopable 
Open Space"  and the site shall be seeded prior to sale of units.  The areas 
designated "Undevelopable Open Space" shall be clearly labeled on all 
development and grading plans.  Fill shall not be placed on archaeological 
resources within environmentally sensitive areas. 

 
DevStd KS22-7: Development shall be located and constructed in a manner which reduces 

exterior noise affecting residential units to a maximum of 65 dB.  
 
DevStd KS22-8: If agricultural wells are to be converted for use as a municipal water source, 

evidence shall be submitted as a part of the Development Plan that water 
quality meets state and federal standards.  Any measures recommended by 
CCWC or CEHS shall be implemented prior to issuance of a Land Use 
Permit. 

 
DevStd KS22-9: Development (including fences) shall be not be located within 50 feet of the 

site's southern boundary with Highway 1.  Structures shall not be located 
within 100 feet of this boundary.  Property fences along the Highway 1 
corridor must be designed to allow for unobstructed views through the fence 
(e.g., polecraft fencing).  Landscaping within these setbacks shall be 
designed to accentuate the semi-rural character of the area, and include 
sufficient densities of trees and shrubs to break up building masses without 
obstructing primary views north from Hwy 1. 

 
DevStd KS22-10: Any subdivision application shall include a landscape, open space 

management, and habitat protection and restoration plan to be prepared by or 
under the direction of P&D.  This plan shall: 

 
   · Protect the vernal wetland/grassland complex from urban encroachment; 
   · Enhance the disturbed vernal wetland/grassland complex immediately adjacent to the 

existing alignment of Dutard Road; 
   · Include protection measures, including the installation of fencing, signs, and landscape 

buffers of appropriate native trees and shrubs; 
   · Protect and enhance the Orcutt Creek corridor; 
   · Plant groves of appropriate native trees and stands of shrubs along selected portions of 

the "banks" and top of bank of Orcutt Creek; 
   · Restore and enhance selected wetlands areas within the floodplain; 
   · Install fencing around the most significant wildlife areas and install signs and 

walkways to help guide public use of these areas and the Orcutt Creek greenway; and 
   · Provide measures to ensure biological connectivity between Orcutt Creek and the 

primary drainage coming from the Casmalia Hills. 
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DevStd KS22-11: Any development within the floodplain shall be sited and designed to 

minimize the exposure of such development to hazardous or nuisance 
conditions (e.g., flooded yards) arising from flooding of developed facilities, 
such as buildings, parks, and parking.  Such development shall also be sited 
and designed to minimize or avoid any increase in the cost, frequency and 
intensity of channel maintenance activities required to protect these areas 
from flooding.  As part of the application for any development within the 
floodplain, the developer shall fund a study under the guidance of SBCFCD 
and P&D to evaluate the effects of project design on downstream floodwater 
volumes, increases in maintenance, and potential impacts to biological 
resources within the creek channel.  The goal of the study shall be to provide 
development and modified channel designs which allow the creek system to 
function in a natural manner (e.g. one which allows meandering and 
deposition of sediments), in addition to protecting development and the 
creek's resource values. 

 
DevStd KS22-12: No grading shall occur in the area identified as vernal pools/wetland until the 

Army Corps of Engineers has made a determination whether a Section 404 
permit is needed. 

 
DevStd KS22-13: Any residential development constructed under the RR-20 zone district shall 

be located outside of productive agricultural land to the greatest degree 
feasible. 

 
Policy KS22-2: When either 2000 LUPs have been approved on the other OCP Key 

Sites or after January 1, 2017, whichever is sooner, the County shall 
consider redesignating/rezoning Key Site 22 to PD/PRD. The site shall 
also be considered as a TDC receiver site if the County has a TDC 
program at that time. Key Site 22 shall be developed only subject to a 
Specific Plan (Government Code §65450).  Any proposed development 
shall comply with the following development standards. Amended by Res. 01-226, 

7/10/2001 

 
DevStd KS22-14: The Specific Plan shall include the following public dedications and 

improvements: 
 
   A. Three schools sites: a 17 acre junior high school and two 10 acre 

elementary school sites.  To the maximum extent feasible, these school 
sites shall be located adjacent to developed parkland; and 
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   B. A 40-acre high school site dedicated to the Santa Maria Joint Union 
High School District if more than 2,000 units are proposed for 
development; and 

 
   C. A half acre Fire Station constructed and dedicated to County; and 
 
   D. The areas designated "Open Space" in Figure KS22-1 shall be dedicated 

to the County or other County approved group/agency; and 
   E. A 15-acre developed regional park in the Santa Maria Airport approach 

zone adjacent to Orcutt Creek; and 
 
   F. 1-2 acre developed neighborhood parks (approximately one acre 

park/200 units) distributed appropriately throughout the site; and 
 
   G. The Orcutt Creek Class I bikepath and hiking trail system depicted on 

Figure KS22-1 developed to Public Works Department standards with 
linkage to the parks and schools. 

 
DevStd KS22-15: Compliance with DevStds KS22-1 through -11 shall be demonstrated in the 

Specific Plan. 
 
DevStd KS22-16: The Specific Plan shall include a phasing plan specifying that development 

shall occur on the eastern portions of the site (nearest to the existing urban 
core) first. 

 
DevStd KS22-17: The Specific Plan shall include development of Dutard Road between Black 

Road and "E" street.   Dutard Road shall be aligned as shown on Figure 
KS22-2. 

 
DevStd KS22-18: The 12 unit/acre or greater density shall be located adjacent to commercial 

uses, parks and with convenient access to public transportation. 
 
DevStd KS22-19: If a high school site has been dedicated, the Specific Plan shall contain a 

reimbursement provision to enable the developer of Key Site 22 to obtain 
funding from other developers in the area to potentially offset the cost of the 
high school. 

 
DevStd KS22-20: All required affordable housing shall be developed onsite. 
 
DevStd KS22-21: Uses and development in the Flight Approach Zone shall be of lower 

population density, such as low density residential, parking lots, recreation, 
and open space. 

 



ORCUTT COMMUNITY PLAN 
 

Orcutt Community Plan           KS22.9

DevStd KS22-22: Structures and paved surfaces, except paved walkways, bikepaths, or 
interpretive displays, shall not be developed within the open space corridor 
of the vernal pool/dune complex. 

 
DevStd KS22-23: No structures shall be located within 20 feet of the western site boundary and 

development in this area shall be screened with extensive landscaping. 
 
DevStd KS22-24: Prior to receiving approval for major (over 50,000 sf) commercial 

development, the developer of Site 22 shall submit an economic analysis 
which assesses potential economic effects of that development on Old Town.  
This analysis shall include potential current and future draw from Old Town, 
direct and indirect competing uses, and any other relevant effects which may 
reduce Old Town's long-term commercial viability.   (See Policy LUC-O-4 

and Action LUC-O-4.1) 
 
DevStd KS22-25: In the environmental analysis for Site 22, the area east of US 101 and west of 

Telephone Road shall be examined as an alternative site for the development 
proposed for Site 22. 
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KEY SITE 23 (County Foster Road Facilities) 
 
This 90.94 acre site (APN 111-230-69) is located west of Highway 135, adjacent to and south of the 
Santa Maria Airport.  This site is owned by the County but is within the boundaries of the City of 
Santa Maria and has City designations.  Surrounding uses include undeveloped Santa Maria Public 
Airport property to the north and west; single-family residential (Foxenwood Planned Community, 
3.3 units/acre) to the south; and undeveloped land to the east.  The site currently provides the 
location for many Santa Barbara County facilities and department offices.  Total existing building 
space is approximately 55,300 s.f., located in six one-story structures with approximately 200 total 
parking spaces (Figure KS23-1).  
 
Topography onsite is generally level.  Undeveloped portions are vegetated with non-native 
grasslands, which are surrounded by very large blue gum eucalyptus windrows and scattered coastal 
dune scrub.  The windrows parallel California Boulevard, Foster Road and the eastern property 
boundary, and serve as important roosting and nesting habitat for raptors and songbirds.  In the past, 
the grasslands were used for cattle grazing operations. 
 
Existing access is from Foster Road, which runs east-to-west along the northern boundary of the 
site, and California Boulevard which runs north-to-south through the center of the site.  A frontage 
road runs parallel to Foster Road between the eucalyptus trees along the northern border.  
Driveways branch off the frontage road to access the County facilities, parking lots, etc.  An access 
road branches off Foster Road near the northeastern corner and extends to a building near the 
eastern side of the site. 
 
The site is located south of the Santa Maria Airport and lies within Safety Area 3 (General Traffic 
Pattern Area).  Under the Airport Land Use Plan, public facilities, such as those proposed on the 
site, have been determined to be compatible in Safety Area 3, but may be subject to review by the 
ALUC.  Unocal gas/flow lines and a Gas Company high pressure gas line extend through the site 
parallel to California Blvd. on the west side. 
 
Due to the presence of County offices, the proposed extension of Union Valley Parkway through 
the southern end of the site, and the site's proximity to the proposed industrial development on the 
Airport property, Site 23 is a suitable location for light industrial and office uses. 
 
Approximately 350,000 sf of additional mixed professional and industrial development could occur 
on the site, concentrated in the undeveloped grassland areas or as extensions of existing buildings.  
Potential uses could include light industrial, limited manufacturing, various storage uses, 
educational, institutional, governmental and other public facilities.  Possible access points include 
Foster Road and the parallel frontage road, California Blvd., the unnamed access road in the 
northeastern corner, and Union Valley Parkway. 
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The City of Santa Maria has proposed an extension of Union Valley Parkway (UVP) along the 
southern border of the site as part of a regional plan to complete the Parkway from Highway 101 to 
Highway 1.  The extension of UVP through Key Site 23 would require an easement along the entire 
southern boundary. 
 
The primary constraints associated with development on this site are related to the very large 
eucalyptus windrows and coastal dune scrub.  The eucalyptus trees should remain in natural, 
undeveloped open space.  In addition, a Class II bikeway is proposed along the extension of Union 
Valley Parkway and a multi-use trail is to parallel both sides of that road. 
 
KEY SITE 23 DEVELOPMENT STANDARDS 
 
Policy KS23-1: Any proposed development on Key Site 23 shall comply with the 

following development standards. 
 
DevStd KS23-1: The dune scrub habitat in the southwest corner of this site, the large 

eucalyptus windrows along Foster Road and California Blvd., and one or 
two rows of eucalyptus along the eastern boundary of the site shall remain in 
natural, undeveloped open space (Figure KS23-1).  No development except 
bikepaths, hiking trails, or a park shall be permitted within this open space. 

 
DevStd KS23-2: The County shall work with the City of Santa Maria on the extension of 

Union Valley Parkway to provide visual screening between the parkway and 
adjacent residents and to develop and maintain the road as a landscaped 
parkway. 

 
DevStd KS23-3: The County shall coordinate with the City of Santa Maria on the trail and 

bikeway system.  A Class II bikeway shall be constructed along Union 
Valley Parkway concurrently with its extension west of Highway 135.  
Siting and design of the bikeway shall minimize the removal of trees. 

 
DevStd KS23-4: In order to minimize safety hazards, the County should consider the 

construction of one-story buildings only and a maximum Floor Area Ratio of 
.30, if feasible, for the area east of California Blvd., consistent with the 
Airport Land Use Plan. 
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KEY SITE 24 (Roth) 
 
This site, APN 111-110-12 (3.34 acres), is located approximately 400 feet west of Orcutt Road 
between Stubbs Lane and Goodwin Road.  It is bounded by existing residential development to the 
north (Res 4.6), south (Res 8.0), and east (Res 12.3 and Res 20.0), and Waller Park to the west.  The 
site is located in a developed residential area of Orcutt.  The northern portion of the site contains 
two single family residences and a barn is located in the center of the site (Figure KS24-1). 
 
Onsite topography is nearly level, sloping slightly to the north.  Vegetation consists of annual 
grasses with a cluster of pine and eucalyptus trees located near the western boundary.  The site is 
visible from Waller Park, a low-intensity recreational area in a natural setting to the west, as well as 
from residential neighborhoods to the north and south.  Views of the site from the east are 
obstructed by a grove of eucalyptus trees.  Surface water within the site drains into Waller/ Skyway 
Channel, an existing two-mile long man-made drainage facility designed to convey stormwater 
from a 100-year storm event. 
 
The site does not have frontage on any public roads.  Access is currently available through the 
adjacent parcel to the east via a narrow unpaved driveway.  The existing easement through this 
parcel may not be adequate to accommodate necessary improvements required for buildout, and it 
may not meet County Fire Department standards.  In addition, several residential structures are 
located adjacent to this road. 
 
The land use and zoning designations are Residential 20/DR 20 with a potential buildout of up to 66 
units onsite.  Units would be clustered within a 2.04 acre developable area.  Potential projects would 
likely consist of multi-family structures (apartments or possibly condominiums) with a common 
recreation area.  Access could be from the south and east via the unpaved road or from the west 
through an easement along Waller Park (see Traffic/Circulation section for more detailed 
discussion). 
 
Site 24 is one of a few sites identified in the Orcutt Community Plan which could provide a 
significant level of affordable housing.  The site has few environmental constraints and relatively 
level topography.  Access is the most significant physical constraint to development of this site, due 
to existing structures and limited right-of-way along the unpaved road to the east.  Future 
development may require access easements through adjacent residential parcels or possibly through 
Waller Park to the west.  Impervious surfaces (roofs, roadways, parking facilities, etc.) associated 
with buildout on the project site could result in increased stormwater runoff, which could increase 
volumes of surface runoff into the Waller/Skyway drainage channel. 
 
Policies and development standards guide development on this site to ensure compatibility between 
existing residences and new development, and also to provide adequate roadway access to the site 
and pedestrian access to adjacent Waller Park. 
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KEY SITE 24 DEVELOPMENT STANDARDS 
 
Policy KS24-1: Key Site 24 (APN 111-110-12) is designated Res 20 and zoned DR 20.  

Affordable housing shall be provided on-site in accordance with the 
Inclusionary Program of the Housing Element Implementation 
Guidelines.  Any proposed development on Key Site 24 shall comply 
with the following development standards. 

 
DevStd KS24-1: Primary access to the site shall be from Goodwin Road or through the 

extension of Auto Park Road past Goodwin Road to the north side of the 
parcel, if feasible.  The County shall consider granting an easement to this 
site along the eastern boundary of Waller Park and funding necessary 
improvements.  If determined necessary by Santa Barbara County Fire 
Department, an emergency access route may be constructed along the site's 
existing easement to the east or, if deemed necessary, emergency access 
could be provided through to the terminus of Stubbs Lane. 

 
DevStd KS24-2: The developer shall construct a pedestrian walkway/crosswalk across the 

extension of Auto Park Road connecting to Waller Park. 
 
DevStd KS24-3: A landscape screening buffer shall be planted with drought-tolerant trees and 

shrubs along the site's western boundary. 
 
DevStd KS24-4: Development on this site should be compatible with existing adjoining 

development through the use of appropriate site planning, landscape 
screening, setbacks and other methods, including design treatment to 
minimize visual impacts to adjacent single family residents to the north and 
south. Amended by Res. 01-226, 7/10/2001 

 
Action KS24-5: Due to the availability of open space in the adjacent Waller Park, the County 

should consider reducing onsite open space requirements, as provided in the 
DR Zone District, to increase the affordable housing development potential 
consistent with the Housing Element Implementation Guidelines and the 
State Bonus Density statute. 

 
DevStd KS24-6: A play area with tot lot shall be provided within the common open space 

area. Added by Res. 01-226, 7/10/2002 

 
DevStd KS 24-7: Development of the site shall include pedestrian access to Waller Park from 

the western boundary of the site. Added by Res. 01-226, 7/10/2001 
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KEY SITE 25 (Santa Maria Way) 
 
This site is 22.23 acres in size and consists of three parcels: APNs 107-070-09, -46, and 109-200-
33.  Surrounding land uses consist of a service station, mini-mart and Quail Meadows Mobile Home 
Park (6 units/acre) to the north; US Highway 101 to the east; the US 101/Santa Maria Way 
interchange to the south; the Las Brisas residential development (8 units/acre) to the southwest; and 
Site 32, a church and school (Res 3.3/DR 3.3), to the northwest (Figure KS25-1). 
 
The entire site is currently vacant and approximately four acres in the northernmost portion appear 
to have been cleared or graded in the past.  The northernmost 13.5 acres are relatively level and 
slope to the northwest, however, a steep knoll rises 15 feet above the surrounding area at the center 
of the eastern parcel boundary of 109-200-33.  The southern 8.78 acres slope gradually from the 
crest of a knoll near the southernmost boundary.  Natural drainage on the site flows to the 
northwest, and to the west toward Santa Maria Way.  Vegetation on the site consists primarily of 
non-native annual grasses, with a two-acre area near the center of the eastern site boundary 
containing sage scrub and lupine. 
 
A natural gas pipeline carrying hydrogen sulfide runs along the site's eastern boundary, branching 
west across the site along the parcel line between the two southernmost parcels.  The eastern and the 
southwestern sides are exposed to noise levels in excess of 65 dB from traffic on Highway 101 and 
Santa Maria Way respectively.  The entire remainder of the site is exposed to noise exceeding 60 
dB, except for approximately 2.6 acres in the northwestern corner. 
 
The site lies adjacent to Santa Maria Way, a primary "gateway" into the community of Orcutt and is 
within the view corridor of US Highway 101.  The site is highly visible from both roadways and the 
Plan requires any development onsite to provide measures to enhance this gateway feature.  Access 
to this site from Santa Maria Way may be constrained due to the speed on the roadway and the 
presence of a freeway off-ramp and major intersections at the southern and northern ends of the site. 
 
Site 25 lies within the Lakeview and Waller-Skyway Watersheds of the urbanized Orcutt area.  
Runoff from the site drains to the Lakeview Basin and then into the Lakeview storm drain, which 
runs along Lakeview Road to the Waller-Skyway channel, located just north of the Santa Maria 
Public Airport.  The existing facilities are not adequate to convey current urban runoff volumes and 
significant flooding often results along Lakeview Road between Bradley Road and Highway 135.  
The SBCFCD has proposed a parallel storm drain along Lakeview which would provide 100-year 
flow capacity for existing development in the area.  To the north is the privately owned Quail 
Meadows Basin.  Development outside of Quail Meadows contributes runoff to this basin and flows 
occasionally exceed the capacity of the basin. 
 
Due to its close proximity to the interchange of Santa Maria Way and US 101, Key Site 25 is a good 
location for a commercial center.  The land use designation is General Commercial and zoning is C-
2.  Development could include a mix of retail shops, larger stores and possibly a hotel to 
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accommodate visitors to the Elks/Unocal Event Center.  This site has also been identified as a 
suitable location for a sub-regional mall due to its size and excellent location. 
 
Development standards for this site balance the provision of such commercial development with the 
recognition of onsite constraints (e.g., flooding, noise, access, and the hydrogen sulfide pipeline).  
Impervious surfaces associated with private development on the northern portion of the site could 
increase runoff flows to the Quail Meadows basin.  Increased congestion on Santa Maria Way could 
result in turning movement conflicts and traffic delays.  Noise generating commercial activities 
(deliveries, horns, telephones, alarms, refuse disposal, and customer traffic) would affect adjacent 
residents.  Persons and adjacent residences could be exposed to toxic gases in the event of a pipeline 
rupture. 
 
KEY SITE 25 DEVELOPMENT STANDARDS 
 
Policy KS25-1: Key Site 25 (APN 107-070-09, -46, and 109-200-33) is designated 

General Commercial and zoned C-2.  Any proposed development on 
Key Site 25 shall comply with the following development standards. 

 
DevStd KS25-1: Development of Key Site 25 shall not result in an increase in the amount of 

natural runoff currently contributed to the Quail Meadows basin, unless it is 
demonstrated to the satisfaction of SBCFCD that runoff generated on the 
project site cannot be entirely contained onsite.  In such an event, the amount 
and method of conveying such runoff to the basin shall be reviewed and 
approved by the SBCFCD with input from the Quail Meadows Homeowners 
Association.  If runoff is contributed to the Quail Meadows basin, Site 25 
shall pay a proportional share of the maintenance costs of the basin to the 
Quail Meadows Homeowners Association. 

 
DevStd KS25-2: Vehicular access from Santa Maria Way shall be right-in and right-out only, 

unless the developer funds a study of the need for left turns and the study 
finds left turns feasible.  Any improvements to provide left turns into or out 
of this site on Santa Maria Way shall be wholly funded by the developer.  
Parcel 109-200-33 (northern parcel) shall provide access from Santa Maria 
Way only at the southernmost property line and parcel 107-070-09 shall 
provide access from Santa Maria Way only at the northernmost property line 
unless a single coordinated access is provided. 

 
DevStd-KS25-3: All structures shall be set back a minimum of 25 feet from the pipeline 

corridor as shown in Figure KS25-1 unless, at the time of development plan 
submittal, all lines within the corridor have been permanently and properly 
abandoned as required by the Division of Oil, Gas & Geothermal Resources. 
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DevStd KS25-4: Development of the site shall include installation of the following 
landscaping features (consisting of drought-tolerant trees, shrubs and vines): 

   · A minimum 50-foot wide landscaped buffer along Highway 101 with trees 
which reach heights exceeding 50-feet at maturity in clusters a maximum 
of every 100 feet (a portion of this buffer may be developed in an 
easement secured from Caltrans, with a minimum of 20 feet of this buffer 
located on the project site); 

   · An average 35 foot wide landscaped buffer along Santa Maria Way with 
trees which reach a minimum height of 35-50 feet at maturity with a 
sufficiently large canopy to partially extend over the roadway; 

   · A minimum 15 wide foot landscaped planter strip along the entire western 
project boundary fronting College Dr. and Santa Maria Way to soften 
views of new buildings and to break-up, and at a minimum, partially 
obscure building masses; 

   · Attractively landscaped pedestrian entries from adjacent roadways 
including attractive "stamped concrete" or other treated surface walkways 
linking existing sidewalks/paths with the center's own internal pedestrian 
circulation; 

   · Raised landscaped berms and/or decorative masonry walls incorporated 
into these buffer strips to supplement the screening provided by 
vegetation;  

   · Fast-growing vines and shrubs planted along all screening walls; and 
   · A minimum 25 foot landscaped buffer shall be provided on the northern 

border of the site to reduce noise, light and other impacts to the residences 
to the north. 

 
DevStd KS25-5: The developer shall fund and install a landscaped center median along Santa 

Maria Way extending the entire length of the site's frontage with this road.  
The entire length of the center median shall be landscaped with drought 
tolerant street trees, shrubs, groundcover and decorative flatwork acceptable 
to County Public Works and P&D, or shall be consistent with the standard 
established by the landscape/median maintenance district.  Trees shall be of 
sufficient size at maturity and spacing to provide a partial canopy over Santa 
Maria Way.  The owner/developer shall be responsible through a bond for 
maintenance of the median plantings for 3 years or until such a time as the 
County adopts a landscape maintenance district or other method for median 
maintenance, whichever occurs first. 

 
DevStd KS25-6: Development of the site shall be consistent with the "gateway policies" in the 

Visual Resources section of this plan (Section IV. H). 
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KEY SITE 26 (Richards) 
 
This site, APN 107-250-11 (6.36 ac), -12 (4.5 ac), and -13 (40.66 ac), is located on the east side of 
Orcutt Road and Highway 135, south of Foster Road and west of Hummel Drive.  It is bounded by 
single-family residences to the north and south, undeveloped land (Phase IV of the Northpoint 
townhouse/condominium development) to the east, and single-family residences to the west across 
Highway 135.  Several dirt roads/trails cross the property which are utilized by neighboring 
residents for passive recreation. 
 
The 51.52-acre site consists of three primarily undeveloped parcels (Figure KS26-1).  A single 
family residence and accessory structures for agriculture exist near the southwest corner of the site 
and there is a small area of cultivated agriculture just east of the residence.  Access to the home 
exists from a driveway off Orcutt Road and additional access is also available from Orcutt Road. 
 
The entire project site, except for about 6 acres in the southwest portion, is located beneath the 
"Approach Zone" for the Santa Maria Public Airport.  Approximately 11.9 acres in the northeast 
portion of the property is within the County's more restrictive "No Build" corridor.  A strip of land 
along the western site boundary is exposed to high noise levels from traffic on Orcutt Road and US 
Highway 135, and the northeast portion of the site is exposed to aircraft noise of 65 db or higher. 
 
Topography onsite is relatively flat to gently rolling and slopes are less than 10%.  Vegetation is 
dominated by two large eucalyptus windrows; a major eucalyptus grove (approx. 3 ac) located 
centrally on the property was recently reduced in size to accommodate the planting of 10 acres of 
snow peas.  Additional eucalyptus surround the existing single family residence to the southwest.  
Degraded dune scrub can be found scattered throughout the site with two larger concentrations 
(approx. 2 ac) located near the northern and southeastern boundaries.  Non-native annual grasses 
occupy much of the property and include other non-native, invasive plant species such as pampas 
grass and ice plant along the eastern perimeter. 
 
The site has an approved Specific Plan (Richard's Specific Plan (83-SP-1)) covering the three 
parcels.  The Specific Plan designates a range of residential densities and other uses for the site, 
including: residential on 15.6 acres (12 single-family homes, 83 senior units, 23 townhomes); mini-
storage and recreational vehicle parking on 1.4 acres; 60,000 sf commercial on 6.2 acres; 30,000 sf 
professional offices on 4.5 acres; 11.7 acres for recreation; and Union Valley Parkway right-of-way 
on 3.1 acres.  Public open space would be located in the Airport Safety Corridor in the northwest 
triangular area. 
 
Land use and zoning designations for the specific plan are identified in Table KS26-1. 
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 TABLE KS26-1 
 

 Land Use and Zone Designations 

 APN  Land Use/Zoning  Acreage 

 107-250-011  OFF&PROF/PRD 3.3 
 GENCOM/PRD 3.3 
 PD 3.3/PRD 3.3 

 2.30 
 2.09 
 1.97 

 107-250-012  OFF&PROF/PRD 3.3 
 PD 3.3/PRD 3.3 

 2.25 
 2.25 

 107-250-013  OFF&PROF/PRD 
 GENCOM/PRD 3.3 
 PD 3.3/PRD 

 0.81 
 0.81 
 39.04 

 
 
Buildout under the current Specific Plan could result in the construction of up to 141 dwelling units 
and 115,626 square feet of commercial and office space.  Residential units would likely be clustered 
within 34 of the 40 acres of developable area outside of the No Build Corridor and the eucalyptus 
groves, and the remaining 6 acres would be developed with a mix of commercial and office & 
professional uses. 
 
The extension of Union Valley Parkway (UVP) will bisect the property from east to west, making 
this a good location for commercial uses.  If a revised Specific Plan is developed, it should 
concentrate commercial uses on the frontages of UVP and State Hwy. 135, locate office uses in the 
interior of the site, and develop the residences in the southern portion of the site to provide 
compatibility with adjoining residences (Figure KS26-2). 
 
Under either scenario, sewer lines would likely be extended from an existing 8" trunk line located to 
the north along Foster Road.  Roadway access to the site would likely come from the future 
extension of Union Valley Parkway and/or from Orcutt Road.  Access is also possible from Dancer 
Avenue located near the southeast corner of the site.  The area within the No Build Corridor would 
remain in natural, undeveloped open space.  A Class II bikepath would extend along UVP and a 
multi-use, public trail will parallel both sides of UVP. 
 
KEY SITE 26 DEVELOPMENT STANDARDS 
 
Policy KS26-1: Key Site 26 is designated General Commercial, Office and Professional, 

and PD and zoned C-2.  Any proposed development on Key Site 26 shall 
comply with the following development standards. 

DevStd KS26-1: Any development application must be consistent with an approved Specific 
Plan. The currently approved Specific Plan (Figure KS26-2) may be used to 
satisfy this requirement. 
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DevStd KS26-2: Any new Specific Plan shall include only commercial uses north of UVP 

(excluding the open space area), commercial uses fronting UVP and Hwy. 
135, office and professional uses on up to 5 acres south and east of the 
commercial uses and residential development to the south of the site (see 
Figure KS26-3). 

 
DevStd KS26-3: Development of the site shall include installation of the following 

landscaping features (consisting of drought-tolerant trees, shrubs and vines): 
 
   · An average 35-foot wide landscaped buffer along Highway 135 with trees 

which reach heights exceeding 50-feet at maturity in clusters a maximum of 
every 100 feet (some of this buffer may be developed in an easement secured 
from the County, with a minimum of 20 feet of this buffer located on the 
project site); 

   · An average 35 foot wide landscaped buffer along Union Valley Parkway with 
trees which reach a minimum height of 35-50 feet at maturity with a 
sufficiently large canopy to partially extend over the roadway; 

   · A minimum 15 wide foot landscaped planter strip along the site's north, east 
and south boundaries to soften views of new buildings and to break-up, and at 
a minimum, partially obscure building masses; 

   · Attractively landscaped pedestrian entries from adjacent roadways including 
attractive "stamped concrete" or other treated surface walkways linking 
existing sidewalks/paths with the center's own internal pedestrian circulation; 

   · Raised landscaped berms and/or decorative masonry walls incorporated into 
these buffer strips to supplement the screening provided by vegetation;  

   · Fast-growing vines and shrubs planted along all screening walls; and  
   · Existing trees shall be preserved and incorporated in the project design, where 

feasible. 
 
DevStd KS26-4: The developer shall fund and install a landscaped center median along Union 

Valley Parkway as deemed necessary by Planning and Development and 
Public Works.  The entire length of the center median shall be landscaped 
with drought tolerant street trees, shrubs, groundcover and decorative 
flatwork acceptable to County Public Works and P&D, or shall be consistent 
with the standard established by the landscape/median maintenance district.  
Trees shall be of sufficient size at maturity and spacing to provide a partial 
canopy over Union Valley Parkway.  The owner/developer shall provide 
financial security for maintenance of the median plantings for 3 years or 
until such a time as the County adopts a landscape maintenance district or 
other method for median maintenance, whichever occurs first. 

 
DevStd KS26-5: Where feasible, existing trees shall be retained for their screening and visual 

character. 
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KEY SITE 27 (Edgar) 
 
This site, APN 107-321-13 (4.6 acres), is located north of Union Valley Parkway and approximately 
2,200 feet west of the intersection of Union Valley Parkway and Bradley Road.  The site is bounded 
by existing residential development (10-R-1) to the north and east, undeveloped parcels (DR-3.3) to 
the south and west, and Union Valley Parkway (the completed two lane section) borders the site to 
the south (Figure KS27-1). 
 
Topography onsite consists of an elevated knoll with slopes between 10% and 20% to the north and 
south of the knoll, and slopes in excess of 30% along the southern property lines.  Existing 
vegetation consists primarily of non-native grasses.  A dominant eucalyptus windrow extends along 
the western boundary of the site. 
 
The site is currently undeveloped and lies beneath the Santa Maria Public Airport "Flight 
Approach" zone.  The southwest corner (approximately 2.4 acres) lies within the County's more 
restrictive "Airport No Build" corridor and is exposed to aircraft noise exceeding 60 dB.  Access is 
available from Brookside Avenue to the east. 
 
Low density residential units, similar to the surrounding uses, are most appropriate for the site.  
The land use and zoning designations are Residential 3.3 and Design Residential 3.3 with a potential 
buildout of up to 15 residential units.  Units would most likely be clustered within a 1.68-acre 
developable area in the northeast portion of the site.  Potential projects within the developable area 
would likely consist of single family town homes on 6,000 s.f. lots.  Roadway access to the site 
would most likely be limited to an extension of Brookside Avenue. 
 
Constraints on this site are related to noise, airport hazards, and steep slopes.  The 2.9-acre area in 
the No-Build Corridor and the northern half of the eucalyptus grove would remain in natural, 
undeveloped open space. 
 
KEY SITE 27 DEVELOPMENT STANDARDS 
 
Policy KS27-1: Key Site 27 is designated Res 3.3 and zoned DR 3.3.  Any proposed 

development on Key Site 27 shall comply with the following 
development standards. 

 
DevStd KS27-1: The area within the Airport "No-Build" zone and the grove of eucalyptus 

trees on the western portion of the site shall remain in natural, undeveloped 
open space. 

 
DevStd KS27-2: Project landscaping shall include raised landscaped berms and other 

screening features along the site's frontage with Union Valley Parkway.  
Such landscaping shall not include solid masonry walls.  The developer shall 
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be responsible through a bond for the maintenance of the UVP frontage 
landscaping for a period of three years or until a maintenance district or other 
mechanism is formed, whichever is sooner.  Eucalyptus trees onsite should 
be retained in the project development. 
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KEY SITE 29 (Hummel Drive) 
 
This 15.64 acre site is located at the existing northern terminus of Hummel Drive and consists of 6 
parcels: APNs 107-270-02 (1.25 acres), -03 (5.37 acre), -06 (2 acres), -07 (less than one acre), -12 
(5.37 acres), and -13 (1.15 acres).  Surrounding land uses include undeveloped land to the north and 
east (Site 30), residential development to the south (3.3 units/acre), and the approved Suncrest 
Gardens project (Res 3.3/10-R-1) to the west.  Existing structures include single-family dwellings 
on either side of Hummel Drive and a large greenhouse near the southeastern corner of the site 
(Figure KS29-1). 
 
The site is relatively level with small sand hills that are sparsely vegetated with grasses and coastal 
scrub.  Trees onsite are mostly cedar and eucalyptus and are located primarily on the western side of 
the site. 
 
Site 29 is within the Santa Maria Airport Flight Approach Zone (Safety Area 2) and may be subject 
to review by the ALUC.  Approximately 1.9 acres in the northeast corner of the site are located 
within the Airport No-Build Corridor. 
 
The entire site is designated Res 4.6.  Zoning is 7-R-1 west of Hummel Drive, and DR 4.6 east of 
Hummel Drive.  Access is likely to be provided from an extension of Hummel Drive through the 
site and the possible extension of Mooncrest Lane through the Suncrest Gardens site. 
 
The area within the No-Build Zone in the northeast corner is designated Open Space, and a Class II 
bikeway is proposed along Hummel Drive and its proposed extension. 
 
KEY SITE 29 DEVELOPMENT STANDARDS 
 
Policy KS29-1: Key Site 29 is designated Res 4.6, and zoned 7-R-1 west of Hummel 

Drive and DR 4.6 east of Hummel Drive.  Any development proposed on 
Key Site 29 shall comply with the following development standards. 

 
Policy KS29-2: The County shall consider zoning APN 107-270-12 to 7-R-1 (with a 

maximum buildout of 24 residences) only if:  
 
   A. The property owner has entered into an agreement to provide 

funding for the preservation of natural resources located within 
adjacent or nearby public recreation areas; and 

 
   B. Prior to rezone, easements necessary to complete Hummel Drive 

across Key Site 29 shall be dedicated to the County.  The width and 
alignment of required easements shall be determined by Public 
Works. 
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DevStd KS29-1: The area within the No-Build Zone in the northeast corner of the site as 
shown on Figure KS29-1 shall remain in natural, undeveloped open space. 

 
DevStd KS29-2: Non-native trees with a diameter of 25 inches or greater at a height of 48 

inches on APN 107-27-12 shall be incorporated into project design to the 
greatest extent feasible.  Where demonstrated infeasible, trees shall be 
replaced at a 3:1 ratio using native tree species. 

 
DevStd KS29-3: Any development shall be designed to maximize compatibility with nearby 

agricultural and/or recreational uses.  Items for consideration shall include 
but not be limited to:  1) appropriate setbacks and landscape buffers to 
minimize conflicts with adjacent agricultural and/or recreational uses, and  2) 
pedestrian and vehicular access between Hummel Drive and any adjacent 
recreational uses. 
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KEY SITE 30 (Bradley) 
 
This 78.73 acre site (APN 107-250-08) is located on the west side of Bradley Road, approximately 
¼ mile north of Patterson Road and ¼ mile south of Union Valley Parkway in central Orcutt.  The 
site is bounded by the Woodmere neighborhood to the north (Res 3.3/SLP), the Patterson area to 
the south (Res. 3.3), Bradley Road to the east, and underdeveloped Residential (3.3) to the west 
(Suncrest Gardens & Site 29).  To the northwest is open space which falls under the Airport Clear 
Zone (Figure KS30-1). 
 
Site 30 is a rectangular piece of land characterized by gently rolling stabilized sand dunes.  The 
northeast corner is fairly flat and the south slopes upwards towards the dunes.  A seasonal drainage 
originates on the south-central boundary from a culvert and crosses the site to the northwest.  The 
western half of the parcel is also gently sloping, with higher elevations on the southern side.  
Vegetation consists of annual grasses and central coast dune scrub dominated by lupines, with 
much of this habitat located within the Airport Clear Zone.  This parcel contains some of the best 
remnants of Orcutt Terrace dune sheet topography and dune scrub vegetation remaining in the 
planning area, which provides habitat for a number of rare plants and animals. 
 
The site is currently undeveloped, but has been used for grazing and oil production by Union Oil 
Company.  An oil well in the center of the site was abandoned in December 1992, and closed by the 
County Petroleum Department in 1993.  The site is crossed by a number of trails and has long 
experienced moderate (unauthorized) use by the public for walking, jogging, and other recreational 
activities.  Public views of the site exist from Bradley Road and the open area bounded by Hummel 
Drive and Union Valley Parkway.  The southeast corner has driveway access off Bradley Road.  
Noise levels on the majority of the site are above 60 dB due to aircraft generated noise, above 65 
dB along Bradley Road for a 20 foot strip, and above 60 dB for another 100 feet inward due to 
traffic. 
 
Site 30 is bisected by the County No-Build corridor and the Airport Flight Approach Zone.  The 
corridor covers most of the site, with the exception of approximately 7.7 acres in the southwest 
corner and approximately 11.9 acres in the northeast corner.  Development within the No-Build 
corridor is restricted to non-residential uses, including roads, parks, and parking lots.  The Flight 
Approach Zone covers most of the site, including the two developable areas outside of the No-
Build Corridor.  Development within the Flight Approach Zone may be subject to review by the 
ALUC. 
 
Land use and zoning designations for the site are Agricultural/AG-I-40 and Multi-Family 
Residential – Orcutt/MR-O. The MR-O zoned portion of the property allows for 20 residential 
units/acre by right as a result of the General Plan Housing Element Focused Rezone Program. The 
± 44-acre area contained within the No-Build Corridor would remain in natural, undeveloped open 
space.  A multi-use trail is proposed to cross the site from southwest to northeast and another one is 
proposed to enter the site from the east (Bradley Road) and join the main trail.  Both trails would be 
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located within the open space area.  A 5-acre portion of Union Valley Park is proposed for the 
northwest corner of the site within the "No-Build"/open space corridor. 
 
If this site is purchased by the public for recreational uses, it is to be planned together with Union 
Valley Park to the north to provide the most useful public park area.  Some recreational uses may 
intrude within the No-Build Corridor, but high-intensity recreation may not be located in the open 
space areas or on sensitive habitats. 
 
Development constraints include siting development outside of the No-Build corridor, preservation 
of habitats and views across the site, and access and trails issues. 
 
KEY SITE 30 DEVELOPMENT STANDARDS 
 
Policy KS30-1: Key Site 30 is designated A-I/AG-I-40 and Res. 20.0.  Any proposed 

development on Key Site 30 shall comply with the following 
development standards. 

 
DevStd KS30-1: Residential and/or recreational development shall occur only in the northeast 

corner (11.9 acres) and the southwest corner (7.7 acres), the southeast corner 
(9.3 acres), and the northwest 7.6 acres as shown on Figure KS30-1. The 
remainder of the site shall remain in passive open space.  

 
DevStd KS30-2: No uses or development shall be allowed in sensitive habitat areas within the 

open space area as shown on Figure KS30-1, with the exception of a multi-
use trail.  Low intensity recreational uses that don't involve extensive 
changes to the natural terrain or vegetation (such as passive parks, riding 
stables and trails, but not golf courses, swim clubs, etc.) may be allowed in 
the remainder of the open space area.  All such recreation facilities shall be 
sited and designed to avoid removal of dune scrub vegetation to the 
maximum extent feasible. 

 
DevStd KS30-3: Runoff from this site shall be directed to the greatest extent feasible to the 

regional basin located to the northwest (see Regional Retention Basin K on 
Figure 35).  If a retention basin is located on Key Site 30, it shall be located 
in an area of the site lacking sensitive habitat. Peak runoff shall be controlled 
consistent with appropriate County Flood Control District and National 
Pollution Discharge Elimination System permits. 

 
DevStd KS30-4: The developer shall construct a multi-use pedestrian trail which shall enter 

the parcel along the eastern perimeter and traverse the parcel along the 
central drainage area in a southeast to northwest direction (Figure KS30-1).  
Additional public trail access to the interior from Bradley Road shall be 
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provided by the access road.  The trail's entry from Bradley Road shall be 
linked to a transit stop, if feasible.  Signs shall be placed along this trail 
informing users of the biological sensitivity of the surrounding sand dune 
ecosystem. 

 
 
DevStd KS30-5: Access to the northeastern portion of the site shall be limited to one 

intersection along Bradley Road which shall be aligned with Village Drive.  
Access to the southwest portion of the site shall be limited to Cherry 
Avenue. 

DevStd KS30-6: Development of the site shall include installation of a minimum 15 foot 
wide landscaped buffer along the eastern boundary of the site bordering 
Bradley Road.  The buffer shall be landscaped with drought-tolerant trees 
and shrubs with a minimum of one large, screening tree every 25 feet.  Trees 
shall be planted along Bradley Road which grow to a minimum height of 35-
50 feet with a sufficiently large canopy to partially extend over the roadway. 

 
DevStd KS30-7: Development on the portion of the property designated Res. 20.0 and zoned 

MR-O shall be constructed at a minimum and maximum of 20 dwelling 
units/acre by right, excluding private and public right-of-way. 

 
DevStd KS30-8: Future development proposals in the airport flight approach zone or in the 

general airport traffic pattern which result in large concentrations of people 
(e.g., high density residential) shall be subject to review and 
recommendation by the Airport Land Use Commission. 

 
DevStd KS30-9: For any new development proposed on Key Site 30 under the Focused 

Rezone Program in either the “no-build” corridor or the Approach Zone 
(Airport Safety Area 2) as defined in the Santa Barbara County ALUP, and 
aviation easement for noise and safety purposes shall be required. 

 
DevStd KS30-10: Future residential development shall, at minimum, include the components 

listed below: 
 
   1. Roofing and Feature Color and Material. Development shall 

include darker, earth tone colors on structure roofing and other on-
site features to lessen potential visual contrast between the structures 
and the natural visual backdrop of the area, as applicable. Roof 
materials shall match the prevailing materials used in the 
surrounding vicinity in order to preserve, to the extent feasible, 
current visual characteristics. Natural-appearing building materials 
and colors compatible with surrounding terrain (earth tones and non-
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reflective paints) shall be used on exterior surfaces of all structures, 
including fences.  

   2. Compatibility with Adjacent Uses. The design and character of the 
project architecture shall be compatible with the existing 
development adjacent to the site, to the extent feasible. 

   3. Masonry Walls and Sound Walls. All masonry walls, including 
sound walls, shall provide color in tones compatible with 
surrounding terrain, using textured materials or construction methods 
that generate a textured effect. Clinging vines and/or native 
vegetation planting shall be provided directly adjacent to any walls 
to soften the visual effect. Vegetation that is planted along walls 
adjoining habitable structures shall be consistent with the 
requirements of an approved fire/vegetation management plan (refer 
to measure FH-1(a) in Section 4.6, Fire Hazards). 

 
DevStd KS30-11: All front side and rear elevations for all structures visible from public 

viewpoints shall incorporate design features that avoid long, unarticulated 
facades. 

 
DevStd KS30-12: Project entrance monuments that may be provided shall be visually 

compatible with surrounding development, shall be consistent with the 
natural character of the area, and shall be illuminated with hooded and 
downward-directed lighting of the lowest intensity that provide adequate 
lighting. Excessive lighting intensity shall not be permitted. 

 
DevStd KS30-13: Signs shall be constructed of high quality materials and are encouraged to 

have borders, trim, and be recessed into their frames. Lettering style and 
colors shall be consistent with the rural character of Orcutt. 

 
DevStd KS30-14: New lighting shall be oriented away from sensitive uses, and should be 

hooded, shielded, and located to direct light pools downward and prevent 
glare. The following standards shall also be implemented: 
 All exterior lighting shall be designed as part of the overall 

architectural concept. 
 Fixtures, standards and all exposed accessories shall be harmonious 

with the building design, the lighting design and hardware of the 
public spaces, and the overall visual environment of the County. 

 Lighting shall be used for safety and security to illuminate building 
entrances, parking and loading areas, and pedestrian walkways. 

 Light fixtures with exposed light bulbs shall generally be avoided. 
 All light fixtures shall be shielded or of a type fitted with lenses to 

confine the cone of light to the extent feasible. 
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 Lighting sources shall not cast stray light beyond the property line on 
which they are installed. 

 
DevStd KS30-15: Finish materials, including glazing, shall be of a low reflectivity to minimize 

glare. Development shall include low reflectivity glass, subdued colors for 
building materials in high visibility areas, and the use of plant material along 
the perimeter of the structures to soften views. 

 
DevStd KS30-16: Streetlights located within the development shall be pedestrian in scale, and 

range in height from 12 feet to 25 feet, and shall be architecturally 
compatible with surrounding development. Streetlights, where they are 
included, shall be primarily for pedestrian safety (at roadway intersections 
only), and shall not provide widespread illumination. High mast street 
lighting shall not provide widespread illumination. High mast street lighting 
shall be shielded and decorative to be compatible with the rural character of 
Orcutt. 

 
DevStd KS30-17: Future development proposals for the MR-O portion of the site shall be 

designed in a manner that avoids potential privacy impacts through the use 
of one or more of the following measures, as appropriate: 
 Use of building setbacks from existing development and/or 

landscaping to increase privacy and reduce potential nuisance noise 
impacts; 

 Adherence to lower building heights for components of the 
development closest to existing neighborhoods; 

 Ensuring that any proposed balconies and proposed third story 
windows do not present privacy issues such as having line of sight 
views into rear yards and other private areas of adjacent existing 
development. 

 
DevStd KS30-18: No residential or commercial development shall be permitted within the 

Airport No-Build Corridor as depicted on Figure KS-30-1. 
 
Mitigation Program: Development of Key Site 30 shall also be subject to additional mitigation 

measures prior to final zoning clearance. Refer to the Mitigation Monitoring 
and Reporting Program (MMRP) in Appendix F for additional requirements 
related to development of the site.  
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Figure KS30-1 
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KEY SITE 31 (Griset) 
 
The site, APN 103-031-01 (3.68 acres), is located at 4630 Orcutt Road, between Patterson Road and 
Eileen Lane.  It is bounded on the north, east and south by existing residential development (3.3 
units/acre) and by Orcutt Road on the west (Figure KS31-1).  Key Site 31 is a residential property 
with two single family residences and three accessory structures located near its center.  Portions of 
the site are also used for commercial tree farming operations. 
 
Vegetation on the site is primarily non-native trees.  The northern, eastern, and southern boundaries 
are lined with pine trees with some palm trees interspersed throughout.  The trees are visible from 
both northbound and southbound Orcutt Road, and represent a unique visual resource within the 
urbanized areas east of Orcutt Road.  The remainder of the undeveloped area consists of manicured 
lawn surface and severely disturbed grasslands.  Noise levels in excess of 65 dB from Highway 135 
and Orcutt Road affect approximately 50 percent of the site. 
 
The site is designated Res. 8 and zoned DR 6 with a potential buildout of 22 units.  The Design 
Residential zoning would allow for the clustering of units on 2.2 acres of the site away from high 
levels of roadway noise from Highway 135.  Access would be from Orcutt Road and could 
potentially be provided by construction of a new road or through improvement and expansion of the 
driveways which serve the existing residences. 
 
KEY SITE 31 DEVELOPMENT STANDARDS 
 
Policy KS31-1: Key Site 31 (APN 103-031-01) is designated Res 8.0 and zoned DR 6.0.  

Any proposed development on Key Site 31 shall comply with the 
following development standards. 

 
DevStd KS31-1: Landscaping shall incorporate and provide for regeneration of existing 

specimen pine and palm trees along the northern, eastern, and southern site 
boundaries. 

 
DevStd KS31-2: A minimum 25-foot wide landscaped berm shall be provided along the site's 

western boundary. 
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KEY SITE 32 (First Assembly of God) 
 
This site, APN 109-200-20 (12.97 acres), is located on the south side of Santa Maria Way, north of 
Lakeview Road between Hillview Road and Bradley Road.  Beyond the road network which 
surrounds the site, a service station and mini-mart are located to the east, 155 SLP units to the 
southeast (Las Brisas), Quail Meadows condominiums to the northeast, undeveloped Key Site #25 
(Gen Comm) to the southeast, small lot (8,000 sf) residential to the north, and larger lot (15,000 sf) 
residential to the west. 
 
Approximately 9 acres of the site have been developed with a church, school buildings, retention 
basin, a paved recreation area, and a playground. Approximately 4 acres of the northern portion of 
the site remain undeveloped (Figure KS32-1).  Topography onsite is relatively level throughout the 
central and northern portions, with slopes (10-20%) toward the southern portion of the property.  
The undeveloped northern portion of the site has been highly disturbed from past grading activities.  
Noise levels in excess of 65 dB encroach from 25 to 100 feet into the site surrounding roads. 
 
The land use and zoning designations for the property are Res. 3.3 and DR 3.3.  Given existing site 
development, potential buildout is 16 residential units and units would be clustered within the 4-acre 
undeveloped northern portion of the property.  Access would come from Hillview Road and/or 
Santa Maria Way. 
 
Development constraints on this site include noise from adjacent roadways and access.  Although 
access to the site is good, access movements to and from the site may cause conflicts with the 
surrounding roadways.  If residential development is proposed for the northern portion of the site, 
the parcel would be subdivided to separate the future residential development from existing 
nonresidential development. 
 
KEY SITE 32 DEVELOPMENT STANDARDS 
 
Policy KS32-1: Key Site 32 is designated Res 3.3 and zoned DR 3.3 with a maximum 

potential buildout of 16 residential units.  Any proposed development on 
Key Site 32 shall comply with the following development standards. 

 
DevStd KS32-1: As part of any development onsite, the developer shall contribute fees to the 

construction of a landscaped median along Santa Maria Way; or, if a median 
is not constructed on Santa Maria Way, funds shall be contributed to 
improving the medians on Bradley Road.  The entire length of the center 
median shall be landscaped with drought tolerant street trees, shrubs, 
groundcover and decorative flatwork acceptable to County Public Works and 
P&D, or shall be consistent with the standard established by the 
landscape/median maintenance district.  Trees shall be of sufficient size at 
maturity and spacing to provide a partial canopy over Santa Maria Way. 
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DevStd KS32-2: Any development application shall include requests for the appropriate land 
division to separate residential uses from existing non-residential uses. 

 
DevStd KS32-3: Where daycare facilities already exist onsite, the Board shall assist in the 

expansion of these facilities to the greatest degree feasible.  This assistance 
could include expedited processing, reduction in fees, or any other means the 
Board deems feasible. 
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KEY SITE 33 (East of 101) 
 
The site consists of six parcels of various ownership and size located east of the Highway 101/Santa 
Maria Way interchange (Figure KS33-1).  Table KS33-1 depicts parcel number, size and 
ownership.  Surrounding uses include agricultural land which is currently in production to the north; 
agricultural land which is currently vacant to the south; agricultural land which is currently being 
used for cattle grazing to the east; and Highway 101 to the west.  This site was historically used for 
oil processing and storage. 
 Table KS33-1 

 APN  OWNER  ACREAGE 

 107-150-13  Blackenburg  24.87 ac 

 107-150-18  Ikola  13.64 ac 

 107-150-19  Ikola  10.43 AC 

 107-240-05  Elks  27.25 ac 

 107-240-06  Elks  80 ac 

 107-240-27  Jantz  10 ac 

 107-240-28  Jantz  10 ac 

 107-240-29  Jantz  15.3 ac 

 
 
The 195.49-acre site is characterized by rolling grasslands.  Existing structures include a former 
Highway Patrol Office (presently used as a dog grooming and kennel facility) and three buildings 
which make up the currently vacant Ikola Historical Park: the Paulding House, the Newlove House, 
and the Pleasant Valley School. Existing uses of the site include some cattle grazing, a Christmas 
tree farm north of the Ikola park, a dog kennel, a berry stand, and temporary rodeo facilities in the 
southeastern portion of the site owned by Elks Recreation Inc.  Existing access to the site is 
provided by Santa Maria Way with exits from both directions off Highway 101 and a frontage road 
extending the entire western boundary of the site adjacent to Highway 101 with a southern terminus 
at the gate of the Jantz property.  A series of dirt roads extends east off the frontage road to the 
interior of the site. 
 
Topography is characterized by rolling hills sloping up from Highway 101 to the interior of the site.  
The entire region east of Highway 101 provides a scenic rural "gateway" to the Santa Maria Valley, 
providing open views of the Sierra Madre Mountains to the northbound traveler and the Solomon 
Hills to the southbound traveler on Highway 101.  Vegetation consists of grasslands with scattered 
central coast scrub, scattered eucalyptus trees and eucalyptus windrows.  Dense central coastal scrub 
covers a large hill near the northern border.  Wildlife observed on the site includes a variety of birds, 
especially surrounding the eucalyptus trees, and a variety of mammals are expected to occupy the 
site.  
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High noise levels from traffic along Highway 101 affect the western site boundary.  Runoff from 
the site generally flows west toward Highway 101 to a small culvert which runs under the highway 
and into the storm drainage system on the west side of the highway.  Several low points along the 
frontage road collect excess runoff.  Various low points within the site collect excess water which 
does not drain. 
 
The land use and zone designations for the site are Highway Commercial/CH for the Armstrong, 
Blackenburg and Ikola parcels and A-II/AG-II-100 on the remainder.  The Highway Commercial 
uses are intended to support commercial uses associated with the Elks rodeo facilities, such as 
motels, convenience stores, gas stations, and restaurants.  Access to the site would remain from 
Santa Maria Way and exits from both directions off of Highway 101.  Eventually, the Santa Maria 
Way interchange may have to be reconfigured to accommodate traffic to this site.  In addition, the 
County has applied for funding to install a full-diamond interchange at UVP and Hwy 101 in 
conjunction with Caltrans.  If this interchange is constructed, circulation to this area will improve 
and the Plan contains an option to add additional Highway Commercial parcels. 
 
Concerns on this site include contamination from previous oil activity, traffic and access problems 
from Highway 101 and Santa Maria Way, visual resources, and noise corridors.  Given the existing 
interchange configuration and the speeds of entering and existing traffic, project generated traffic is 
anticipated to increase turning movement conflicts and vehicle causing delays at the frontage road.  
Development of restaurants, potential two story motels, gas stations and associated extensive areas 
of paving, roads, signs and brightly lit parking lots and buildings would introduce a highly urban 
development into a currently rural area, dramatically altering the nature of the region east of 
Highway 101.   
 
KEY SITE 33 DEVELOPMENT STANDARDS 
 
 
Policy KS33-1: The Ikola parcels (APN 107-150-19 and -18), the Blackenburg parcel 

(APN 107-150-13), and the Armstrong parcels (APN 107-150-07, -15, -
16) are designated Highway Commercial/CH.  All other parcels are 
designated Agriculture II and zoned AG-II-100.  Any proposed 
development on Key Site 33 shall comply with the following 
development standards. 

 
DevStd KS33-1: Development and/or a change in agricultural uses on Key Site 33 should not 

increase storm runoff to basins off-site.  If storm runoff cannot be entirely 
contained onsite, the amount and method of conveying such runoff to other 
basins shall be reviewed and approved by the County Flood Control District 
under agreement with the owners of those basins.  If runoff is contributed to 
other basins, the owners of responsible parcels on Site 33 shall pay a 
proportional share of the maintenance costs of the basin(s) to the owners. 
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DevStd KS33-2: Onsite retention basin(s) and adequate downstream conveyance systems as 
specified by SBCFCD shall be required to reduce flooding impacts from 
non-agricultural development of the site. 

 
DevStd KS33-3: Any new non-agricultural development in close proximity to Highway 101 

or the frontage road shall include a 50 foot wide landscaped buffer along the 
western boundary.  The buffer shall include sufficient plantings of drought 
tolerant and/or native trees and shrubs to screen parking areas and "break up" 
building masses.  The landscaping shall incorporate  trees reaching a 
minimum height of 35 feet at maturity. 

 
Action KS33-4: When a full diamond interchange (as defined by CalTrans) for Union Valley 

Parkway and U.S. Highway 101 is funded and timing is established, the 
County may consider a redesignation and a rezone of one or more of the 
Jantz parcels (APNs 107-240-27, -28, -29) to Highway Commercial/ CH. 
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KEY SITE 34 (Gloria Dei Lutheran) 
 
This five-acre site, APN 107-250-14 (2.04 acres - southern parcel) and 107-250-15 (2.96 acres -
northern parcel), is located at 4380 Orcutt Road.  The surrounding land uses include Residential 3.3 
to the north and south; vacant land to the east; and Orcutt Road and State Route 135 to the west.  
Existing structures onsite include the Gloria Dei Evangelical Lutheran Church, a children's 
playground, and a parking lot on the northern parcel, and undeveloped land on the southern parcel 
(Figure KS34-1).  Existing access to the site has been graded through the western slope of the 
northern parcel serving the existing church parking lot.  A LCSD sewer easement runs north and 
south through the western portion of the site. 
 
Topography of the site slopes gently to the north and the western border slopes to Orcutt Road at 
approximately 25-30%.  Vegetation consists of non-native grasses, three clusters of eucalyptus 
trees, and a cluster of non-native trees along the northern boundary.  The site is exposed to high 
noise levels from Orcutt Road and Highway 135. 
 
The land use designation for the site is Res. 8 with a zone of DR 6.  Due to the existing development 
on the northern parcel, potential development is limited to about 12 residential units on the southern 
parcel clustered within a 1.2 acre area.  Potential projects within the developable area would likely 
consist of multiple family dwellings including townhouses and condominiums. 
 
Constraints associated with this site include noise along the western boundary and ingress/egress 
problems due to the steep slope and poor line of sight along the western boundary.  
 
KEY SITE 34 DEVELOPMENT STANDARDS 
 
Policy KS34-1: Key Site 34 (APN 107-250-14 and 107-250-15) is designated Res 8.0 and 

zoned DR-6 with a potential buildout of 12 dwelling units on the 
southern parcel (APN 107-250-14).  Any proposed development on Key 
Site 34 shall comply with the following development standards. 

 
DevStd KS34-1: To reduce visual impacts, a landscape plan shall provide for a minimum 25- 

foot wide buffer of drought tolerant landscaping along the southern and 
western borders of the site and the preservation of existing specimen trees. 

 
DevStd KS34-2: Where daycare facilities already exist onsite, the Board shall assist in the 

expansion of these facilities to the greatest degree feasible.  This assistance 
could include expedited processing, reduction in fees, or any other means the 
Board deems feasible. 
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KEY SITE B (Southeast Orcutt/Orcutt Creek) 
 
This 78.79 acre site consists of 23 assessor's parcels and is located approximately 600 feet south of 
Clark Avenue, 1,500 feet east of Bradley Road and 1,000 feet west of Stillwell Road (Figure KSB-
1).  It is bounded by residential development (3.3 units/acre) on the north, and vacant land on the 
east, west and south (Key Sites 5, 6 & 7, and 8 respectively).  The following parcels are likely to be 
developed and were included in the environmental review of the Orcutt Community Plan:  103-200-
48 (10 ac), -52 (9.55 ac), -55 (9.11 ac), -56 (5.5 ac), -64 (4.04 ac), and -65 (5.75 ac).  Access to the 
site is currently from the end of Olive Hill road and consists of sub-standard private 
roadways/driveways which serve existing residences.  There are no major roadways adjacent to the 
site. 
 
The site is largely undeveloped, with single family residences and accessory structures located on 
some of the parcels.  Parcels 103-200-48 and 103-200-52 contain large contiguous undeveloped 
tracts of land.  The site slopes steeply towards the south near the northern site boundary.  A level 
terrace is present between the base of this slope and Orcutt Creek, which travels east to west through 
the center of the site.  Immediately south of the creek, steep slopes (many exceeding 30%) rise 
sharply towards the south.  These slopes are cut by a canyon near the center of the site.  At the top 
of the slopes, another level terrace extends to the southern site boundary.  A canyon formed by a 
tributary of Orcutt Creek cuts across the southwestern corner of the site. 
 
The Orcutt Creek floodplain covers much of the northern lowlands and portions south of the creek.  
A small bridge near the eastern boundary of the site impedes high volume flows of the creek, 
causing sedimentation buildup.  This sedimentation has caused flooding of the northern portions of 
the site during severe storm events.  All site runoff flows to Orcutt Creek. 
 
Vegetation on the site consists of scattered oaks, pine and eucalyptus, and much of this vegetation is 
associated with the riparian corridor of Orcutt Creek.  The biological habitats along Orcutt Creek 
include a mix of coastal sage scrub, willow riparian, and oak woodland near the eastern boundary.  
While the integrity of this section of Orcutt Creek has previously been impacted by erosion and 
human activities, it still functions as an important wildlife corridor.  Approximately 16 acres north 
of Orcutt Creek contain non-native grasslands with coyote brush and coastal sage scrub re-
colonizing this area after past disturbances.  Oak woodlands and coastal sage scrub are the primary 
vegetation types throughout the area south of Orcutt Creek.  A mixed stand of eucalyptus and oak 
trees is also present in the northeast corner of the site. 
 
Land use and zoning designations for the site are Res. 1.0/1-E-1 in the northern portion on the less 
constrained parcels, Res. 1.0/2-E-1 in the southern portion where some constraints occur, and Res. 
0.3/3-E-1 on the most severely constrained parcels in the middle of the site. 
 
The area extending approximately 200 feet on either side of Orcutt Creek and a small oak woodland 
in the southwestern corner of the site would be retained as natural, undeveloped open space.  The 
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area within the open space would total approximately 25 acres and would encompass the most 
flood-prone and biologically sensitive portions of the site.  A multi-use public trail and Class I 
bikeway are proposed on the site.  The bikeway would follow the northern side of Orcutt Creek and 
the trail would cross a small portion of the southwestern corner, and where feasible these trails 
should align with sewer easements to minimize disruption of the area and provide dual use of the 
easements. 
 
Development constraints on this site include restricted access, biological resources, and flood 
hazards.  Construction of residential units within the floodplain and floodway north of Orcutt Creek 
could result in the exposure of residents and property to flood hazards during a 100 year storm 
event.  Impervious surfaces could increase stormwater runoff, resulting in flooding and localized 
erosion at drainage outlet points, and contribute to downstream siltation.  To minimize those risks 
and protect the creek, potential development could be transferred off-site through a TDC program.  
Project related traffic would create turning conflicts at the intersection of Kenneth Road and Clark 
Avenue.  Construction of additional units south of Orcutt Creek would substantially increase the 
number of trips over existing bridges.  These structures currently serve a very limited amount of 
traffic and additional trips could exceed their capacity, increasing the necessity for maintenance and 
the potential for collapse. 
 
KEY SITE B DEVELOPMENT STANDARDS 
 
Policy KSB-1:  Key Site B is designated Res 1.0 and zoned 1-E-1 on APNs 103-200-20, -

56, -79, -80, -84, -85, -88, -89, -90 and -91; Res. 1.0 and zoned 2-E-1 on 
APNs 103-200-56, -57, -58, -59, -60, -64, -65, and -74; and designated 
Res. 0.3 and zoned 3-E-1 on APNs 103-200-48, -52, -55, -86, and -87.  
The County shall consider redesignating/rezoning parcel 103-200-65 to 
Res. 1/1-E-1 if access to all new development on this parcel is provided 
from the south (on Key Site 7).  Any proposed development on Key Site 
B shall comply with the following development standards. 

 
DevStd KSB-1: The area extending along Orcutt Creek, including the riparian corridor and 

associated woodlands as well as the woodlands in the southwestern corner of 
the site, shall remain in natural, undeveloped open space (Figure KSB-1).  
No development except flood control/emergency access, bikepaths, hiking 
trails, roads and the existing bridges, or a park shall be permitted within this 
open space and no structures except the trail and/or bikepath shall be 
permitted within 100 feet of the top of the creek bank.  The 100-foot setback 
shall be delineated by a low fence and plantings of native trees and shrubs as 
a condition of any development project. 

 
DevStd KSB-2: Development on the parcels south of Orcutt Creek shall be reviewed for 

adequate access.  If deemed necessary by P&D, Flood Control and Public 
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Works, the existing bridges and/or creek crossings across Orcutt Creek shall 
be reinforced or reconstructed.  Plans for reinforcement or reconstruction 
shall be submitted for review by P&D/PW.  The County shall work with the 
developer on appropriate reimbursement agreements with other owners.  
Any development located south of the creek shall utilize existing bridges or 
culverts to the maximum extent feasible, and if additional crossings are 
required, bridges, rather than culverts, shall be used to the maximum extent 
feasible.  All new bridges and/or culverts shall be sited and designed to 
minimize potential for sediment accumulation, debris plugs, removal of 
native trees and shall be sized to adequately permit the passage of sediment 
and debris, as well as wildlife. 

 
DevStd KSB-3: Development on Key Site B shall coordinate east-west through access with 

Key Sites #5 and #8.  A minimum of one emergency access (e.g., gates with 
Knox locks) shall be provided on the site's eastern and western boundaries if 
no through road access is provided between Key Site B and adjacent Key 
Sites (Sites 5 & 8). 

 
DevStd KSB-4: If feasible, access to the southern portion of this site shall be coordinated 

with/provided through Key Site 7. 
 
DevStd KSB-5: If feasible, the sewer trunk line easement should double as a trail easement 

and the trail constructed over the areas disturbed by the sewer line. 
 
DevStd KSB-6: To facilitate the acquisition of a public trail easement and to protect the 

resources of Orcutt Creek, parcels in Key Site B shall be allowed to transfer 
the development credits off-site through a TDC program. 

 
DevStd KSB-7: In order to facilitate through access between Key Sites 8 and B along Olive 

Hill Road, the County shall consider rezoning parcel 103-200-020 to PRD 
(maximum 10 units) if the application for rezone includes the provision of 
such through access. 
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KEY SITE C (Orcutt Creek/Clark Avenue) 
 
This 47-acre site contains 23 parcels with different owners (APNs 103-180-07, 9-13, 15, 35-39 and 
103-740-04-14) and is located on the south side of Clark Avenue, east of Bradley Road in central 
Orcutt.  It is bounded by Site 11 (PD 0.3/PRD) to the west, Site 10 and commercial development to 
the east, Clark Avenue and residential development to the north, and residential development to the 
south (Figure KSC-1).  There is an average of one residence per parcel, plus accessory structures.  
Orcutt Church of Christ occupies one parcel (-09), Glad Tidings Church occupies another (-21), and 
one parcel is undeveloped (-36).  Access to the existing homes is from driveways along Clark Ave.   
 
Site C is a long, relatively narrow site (3200' long x 600' wide).  It is bisected lengthwise by Orcutt 
Creek and its 100-year floodplain and associated riparian/wildlife corridors.  In places, the riparian 
corridor contains large stands of mature native trees (e.g., willows, oaks, cottonwoods).  Existing 
development is located along the relatively level canyon floor of Orcutt Creek, with the northern 
and southern site boundaries located generally at the top of steep slopes along the canyon rim.   
Views of the site from Clark Avenue are mostly obscured by the steep drop in elevation and a large 
row of pines and other trees located along the north canyon rim. 
  
The project would retain existing land use and zoning designations of Res. 1.0 and 1-E-1.  Potential 
buildout would allow up to 18 additional single family "estate" homes on one acre lots.  Consistent 
with existing development patterns, most development would be located north of the creek due to 
the cost of providing bridges to access the area south of the creek.  Access would be provided from 
Clark Avenue. 
 
The Orcutt Creek corridor and 100-year floodplain would remain in natural, undeveloped open 
space.  Recognizing the existing single family units, the open space would be private and would 
total approximately 8 acres.  A multi-use public trail and Class I bikeway is proposed to cross parcel 
-14 in the eastern portion of Site C and parallel the creek on Site 10 within an existing Open Space 
corridor.  The right-of-way for the trail would be about 12 feet wide. 
 
Primary constraints for this site relate to the floodplain and riparian corridor of Orcutt Creek, access 
difficulties, and potential fire hazards.  Grading and clearing associated with the construction of up 
to 18 new residences could result in the loss of riparian vegetation and disruption of wildlife along 
the Orcutt Creek wildlife corridor.  Homes located in or adjacent to the 100-year floodplain could be 
exposed to flooding hazards.  The addition of new bridges or culverts across Orcutt Creek to access 
the south side of the creek could restrict channel capacity, resulting in localized flooding. 
 
Due to the drop of the slope from Clark Avenue down to the floodplain, existing driveways are 
extremely steep and the line of sight entering and exiting the road is very poor.  In addition, Clark 
Avenue is lined with heavy vegetation and experiences relatively high speeds and volumes of 
traffic.  The creation of additional driveways and the addition of project-generated traffic would 
create traffic hazards due to substantial increases in turning movements onto and across Clark 
Avenue.  Siting of additional residences south of Orcutt Creek could expose future residents to high 
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fire hazards due poor access and the presence of highly flammable vegetation (e.g., eucalyptus 
windrow, coastal sage scrub, and grassland). 
 
KEY SITE C DEVELOPMENT STANDARDS 
 
Policy KSC-1:  Key Site C is designated Res 1.0 and zoned 1-E-1.  Any proposed 

development on Key Site C shall comply with the following development 
standards. 

 
DevStd KSC-1: The area along Orcutt Creek shall remain in natural, undeveloped open space 

(Figure KSC-1).  New structures shall be located outside of the floodway, 
and where feasible, outside of the floodplain. 

 
DevStd KSC-2: All development shall be located on the north side of Orcutt Creek unless it 

would deny reasonable use of a property.  Any development located south of 
the creek shall utilize existing bridges or culverts to the maximum extent 
feasible.  All new bridges and/or culverts shall be sited and designed to 
minimize potential for sediment accumulation, debris plugs, removal of 
native trees and shall be sized to adequately permit the passage of sediment 
and debris, as well as wildlife. 

 
DevStd KSC-3: Development on the site shall use existing driveways along Clark Avenue.  

Where feasible, driveways shall be shared by adjoining properties.  No new 
access points/driveways shall be constructed off Clark Avenue, unless this 
would preclude reasonable use of a parcel. 

 
DevStd KSC-4: To the greatest degree feasible, any development on APN 103-740-14 shall 

accommodate a trail, as shown on Figure KSC-1. 
 





ORCUTT COMMUNITY PLAN 
 

Orcutt Community Plan           KSD.1

KEY SITE D (Ranchette Area South) 
 
Key Site D consists of 15 parcels under separate ownership.  The parcels range in size from 1 acre 
to 8.38 acres and have a combined area of 60.99 acres.  This triangle-shaped site is located 
approximately 1,600 feet west of Blosser Road, and is bounded by Solomon Road, low density 
residential development (Key Site E), and agricultural land (Key Site 22) to the north, Highway 1 
and rural agricultural land to the south, and the Westtrail Estates sub-division to the east (Figure 
KSD-1). 
 
The site is fairly level with small areas of steep slopes along the southern boundary.  Orcutt Creek 
and its riparian corridor and floodplain cross the site from east to west, parallelling the southern site 
boundary.  All but one of the parcels are developed with a single family residence and many of the 
parcels are developed with private equestrian facilities.  The entire site was subject to the Orcutt 
"Ranchette Area" Special Area Development Standards in the Land Use Element; however, these 
standards have been incorporated within the Orcutt Community Plan and the site-specific 
development standards for Sites 19, D and E. 
 
Infill construction of additional residential units on large lots would be appropriate on the site, given 
the large amount of existing residential development.  Such development would maintain the site's 
low-density rural character.  Due to the location of existing structures, any future development will 
need to be constructed relatively close to Orcutt Creek. 
 
The site has land use and zoning designations of Residential 1.0/1-E-1 and Residential 0.3/3-E-1 
with a potential buildout of up to 28 residential units on 1 to 3 acre ranchette lots.  Currently, 14 
single family residences exist onsite, resulting in the potential for 14 additional units.  The units 
would likely be similar to existing residences onsite, with single family houses on large lots.  Access 
would likely be provided from Solomon Road.  Since access from State Hwy 1 is not allowed, it is 
probable that little development will occur south of the creek due to the cost of providing bridges to 
access the area. 
 
Approximately 23 acres of the site are designated as natural, undeveloped open space.  The open 
space would extend a minimum of 200 feet north and south from the creek centerline, varying 
occasionally to remain 100 feet from existing structures.  Consistent with the Special Area 
Development standards, a bikeway/multi-use trail is also currently proposed within the open space.  
This bikepath/trail would be part of a regional bikeway and trails network for the whole Orcutt area. 
 
Constraints on this site include flooding and the natural drainages of Orcutt Creek.  Buildout in the 
existing or provisional floodplain could expose residents and property to a 100-year storm event.  
Grading and clearing associated with development would disturb the scenic nature of the Orcutt 
Creek wildlife corridor through the removal of riparian vegetation and disturbance and removal of 
habitat adjacent to the stream corridor. 
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KEY SITE D DEVELOPMENT STANDARDS 
 
Policy KSD-1:  Key Site D is designated Residential 1.0 and zoned 1-E-1 on APNs 015-

010-28, -32, -40, -41, -71, and -74, and designated Residential 0.3 and 
zoned 3-E-1 on APNs 105-010-29, -31, -33, -36, -37, -38, -39, -43, and  -
72.  Any proposed development on Key Site D shall comply with the 
following development standards. 

 
DevStd KSD-1: The area extending 200 feet to each side of the creek top-of-bank shall 

remain as natural, undeveloped open space, and no development except the 
Class I bikepath/multi-use trail and the future sewer trunk line shall be 
permitted within the open space. 

 
DevStd KSD-2: At the time of development application, the County shall determine whether 

an easement across the riparian corridor for use as a hiking trail and bikepath 
can be acquired.  If this easement cannot be acquired, the trail should be 
located within the r.o.w. along Hwy. 1. 

 
DevStd KSD-3: As long as Key Site 22 remains zoned in a district which allows agricultural 

operations (e.g., residential ranchette) any future residential structures 
located along the western portion of Solomon Road (adjacent to Site 22) 
shall be set back at least one hundred (100) feet from the western property 
boundaries, and shall include all other feasible measures which serve to 
avoid and/or minimize conflicts between agricultural operations and new 
residential uses within the boundaries of this rezone.  Such other measures 
may include, but shall not be limited to, the notification of prospective 
residential property buyers, prior to sale or contract for sale, that agricultural 
uses exist in the immediate area, and the inclusion of recorded easements, 
deed stipulations, or other instruments which guarantee that nuisance actions 
shall not be brought by the residential users against the agricultural 
operators. 

 
DevStd KSD-4: Future development19 of lands planned and zoned for residential densities of 

0.33 or more units per acre (e.g., 1-E-1 and 3-E-1) shall be served by public 
sewers.  An exception to this standard may be granted where the County can 
make all of the following findings: 

 

                                                           
    19 For the purpose of this Standard, "development" does not include the construction of a primary single family dwelling on 
a lot legally created prior to March 2, 1987, nor to development which can be accommodated by an existing private sewage 
disposal (septic) system and permitted by the County without discretionary action, in compliance with applicable regulations 
and policies. 
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   i. The application is for the two-way division of a lot legally created prior 
to March 2, 1987, and both resultant lots would contain a gross area of at 
least one acre; 

 
   ii. Public sewer service to the property would not be feasible20 during the 

time legally allowed for map recordation, including any permissible time 
extension(s); 

 
   iii. All septic systems on the property shall comply with all customary 

County requirements and standards, to the satisfaction of County 
Environmental Health Services Division. 

 
   In any case where this exception is granted, the project shall be conditioned 

such that:  no further division of the property shall be permitted until such 
time as public sewer service becomes feasible; and, all existing and new 
structures served by septic systems shall be required to connect to public 
sewers as soon as service becomes feasible. 

 
 
 

                                                           
    20 For the purpose of these Development Standards, "feasible" means "capable of being accomplished in a successful 
manner, taking into account economic, environmental, legal, and technological factors."  The Orcutt "Ranchette Area" is 
within the Laguna County Sanitation District, and it is the responsibility of the project applicant to provide a compelling 
factual demonstration that service would not be "feasible" under finding e.ii. 
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KEY SITE E (Ranchette Area North) 
 
Key Site E consists of 42 parcels under separate ownership, with a combined area of 113.43 acres.  
The site is located northwest of the Solomon Road/Blosser Road intersection in west Orcutt.  It is 
bounded by Solomon Road and Site D to the south, Blosser Road to the east, the Deerfield 
Subdivision (1 acre lots) to the north, and agricultural land (Key Site 22) to the west (Figure KSE-
1). 
 
The entire site is relatively flat and includes a large amount of existing residential development.  
The site's vegetation consists of introduced non-native and ornamental plants.  A eucalyptus 
windrow with trees exceeding 50 feet in height is also present along the western site boundary with 
Key Site 22.  The entire site was subject to the Orcutt "Ranchette Area" Special Area Development 
Standards in the Land Use Element; however, these standards have been incorporated within the 
Orcutt Community Plan and the site-specific development standards for Sites 19, D and E. 
 
One residential development project is under construction and two additional residential projects 
have been approved on the site.  The Lorraine Estates project is currently being built and will result 
in the construction of 43 single family dwellings on one acre lots.  The Transco and Solomon 
Estates projects have been approved by the County, and site preparation and construction for these 
residential developments has begun.  If construction begins prior to expiration of the approved tract 
maps, these projects will provide an additional 29 single family residential units on the site.  For the 
most part, these units will be located on one-acre parcels. 
 
Infill construction of additional residential units on large lots would be appropriate on the site, given 
the large amount of existing residential development.  The land use and zoning designations are 
Res. 1.8/20-R-1 east of Lorraine Estates and Res.1/1-E-1 on the remainder of the site.  Currently, 40 
single family residential units exist onsite, with 64 single family dwellings (7-Transco, 21-Solomon, 
36-Lorraine) pending development.  Two parcels, APNs 111-250-58 and -73, could accommodate 5 
or more additional units and the remaining parcels onsite have less development potential.  Access 
would likely be provided from Solomon Road to the south and Blosser Road to the east, as well as 
from Kapalua Drive and Beverly Drive to the north.  
 
Development issues for this site include compatibility with the adjacent agricultural uses on Site 22 
to the east, providing adequate access, and preserving to the degree feasible the existing eucalyptus 
windrows on site. 
 
KEY SITE E DEVELOPMENT STANDARDS 
 
Policy KSE-1:  Key Site E is designated Res 1.8/20-R-1 east of the western boundary of 

Lorraine Estates (TM 14,282) with the remainder of the site designated 
Res 1.0/1-E-1.  Any proposed development on Key Site E shall comply 
with the following development standards. 
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DevStd KSE-1: To the greatest degree feasible, the existing eucalyptus windrows shall be 

preserved where they would not preclude reasonable use of a parcel. 
 
DevStd KSE-2: Future development21 of lands planned and zoned for residential densities of 

0.33 or more units per acre (e.g., 1-E-1 and 3-E-1) shall be served by public 
sewers.  An exception to this standard may be granted where the County can 
make all of the following findings: 

 
   i. The application is for the two-way division of a lot legally created prior 

to March 2, 1987, and both resultant lots would contain a gross area of at 
least one acre; 

 
   ii. Public sewer service to the property would not be feasible22 during the 

time legally allowed for map recordation, including any permissible time 
extension(s); 

 
   iii. All septic systems on the property shall comply with all customary 

County requirements and standards, to the satisfaction of County 
Environmental Health Services Division. 

 
   In any case where this exception is granted, the project shall be conditioned 

such that:  no further division of the property shall be permitted until such 
time as public sewer service becomes feasible; and, all existing and new 
structures served by septic systems shall be required to connect to public 
sewers as soon as service becomes feasible. 

 
DevStd KSE-3: As long as Key Site 22 remains zoned in a district which allows agricultural 

operations (e.g., residential ranchette), any future residential structures 
located along the western portion of Solomon Road (adjacent to Site 22) 
shall be set back at least one hundred (100) feet from the western property 
boundaries, and shall include all other feasible measures which serve to 
avoid and/or minimize conflicts between agricultural operations and new 
residential uses within the boundaries of this site.  Such other measures may 

                                                           
    21 For the purpose of this Standard, "development" does not include the construction of a primary single family dwelling on 
a lot legally created prior to March 2, 1987, nor to development which can be accommodated by an existing private sewage 
disposal (septic) system and permitted by the County without discretionary action, in compliance with applicable regulations 
and policies. 
    22 For the purpose of these Development Standards, "feasible" means "capable of being accomplished in a successful 
manner, taking into account economic, environmental, legal, and technological factors."  The Orcutt "Ranchette Area" is 
within the Laguna County Sanitation District, and it is the responsibility of the project applicant to provide a compelling 
factual demonstration that service would not be "feasible" under finding e.ii. 
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include, but shall not be limited to, the notification of prospective residential 
property buyers, prior to sale or contract for sale, that agricultural uses exist 
in the immediate area, and the inclusion of recorded easements, deed 
stipulations, or other instruments which guarantee that nuisance actions shall 
not be brought by the residential users against the agricultural operators. 
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KEY SITE F (Southeast Orcutt Foothills) 
 
This site consists of 18 parcels with multiple owners covering approximately 161.3 acres.  The site 
is located in southeast Orcutt at the southern terminus of Stillwell Road, with parcels ranging in size 
from 5 to 20 acres.  It is bounded by low density residential development to the north and 
undeveloped lands to the west (Key Sites 6 and 12), south, and east (Key Site 3).  Four parcels are 
undeveloped, with large estate residences on the remaining fourteen parcels.  Public access is 
provided by Stillwell Road and the majority of the site is accessed from 3 private roads: Chancellor 
Street, Hamilton Lane and Vanessa Way (Figure KSF-1). 
 
Portions of the site are within the view corridor of US Hwy. 101 south, a State eligible scenic 
highway.  Topography of the site is characterized by steep hills (many in excess of 30% slope) cut 
by drainages.  Orcutt Creek extends from east to west across the northeast section of the site, with 
its floodplain extending approximately 30 feet north and south from the creek centerline.  A 
diversity of sensitive habitats occur onsite, including coastal sage scrub, chaparral, oak/sage 
complexes, oak woodlands, and eucalyptus groves.  The riparian corridor along Orcutt Creek is 
vegetated mostly by live oak.  The corridor serves as important habitat and a migration route for a 
variety of wildlife.  A large eucalyptus grove is located along the central drainage.   
 
The entire site lies within a County-designated "High Fire Hazard" area.  The Fire and Police 
Protection map identifies the central and southern portions of the site as areas most subject to 
wildfires.  These areas are characterized by dense vegetation and steep slopes.  The 1994 
Department of Oil and Gas maps identify a plugged and abandoned dry hole, located on parcel 129-
151-20 near the southern boundary of the site. 
 
Land use and zoning designations are Residential Ranchette 5 and RR-5.  Currently, 14 single 
family residences exist onsite, resulting in the potential for 13 additional units.   Units would likely 
be similar to existing residences onsite, with single family houses on large lots located outside of 
biologically significant habitat areas and steep slopes.  Most new homes would use septic systems 
for sewage disposal since it is not likely that public sewer will be extended into this area within the 
next 10 years.  Access would potentially come from Chancellor Street, Hamilton Lane, and/or 
Vanessa Way. 
 
The site is visually prominent and constrained by steep slopes, access concerns, former oil uses, 
riparian woodlands and other habitat areas.  Development of 13 additional residential units on the 
site would introduce residential development to a largely undeveloped natural area, with 
accompanying buildings, extensive night lighting, roads, etc.  Grading and clearing could remove 
vegetation and disturb the Orcutt Creek wildlife corridor and coastal scrub and oak woodland 
habitats, as well as increase polluted run-off into creek areas. 
 
The Orcutt Creek corridor and 100-year floodplain, steep slopes and sensitive habitat areas would 
be retained as natural, undeveloped open space.  This open space would extend 100 feet north and 
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south from the centerline of Orcutt Creek and would include a majority of the eucalyptus and oak 
woodlands as well as the central drainage corridor onsite.  A Class III bikeway is proposed along 
Chancellor Street.  In addition, two multi-use trails are proposed onsite, one along the south bank of 
Orcutt Creek north of Chancellor Street and the other along the southern property boundary.  These 
trails would be located within the open space. 
 
KEY SITE F DEVELOPMENT STANDARDS 
 
Policy KSF-1:  Key Site F is designated Residential Ranchette and zoned RR-5.  Any 

proposed urban development on Key Site F shall comply with the 
following development standards. 

 
DevStd KSF-1: The area extending 100 feet from the top of the creek bank as shown in 

Figure KSF-1 shall remain in natural, undeveloped open space, and no 
development except the proposed flood control/emergency access route/ 
multi-use trail shall be permitted within the open space.  The multi-use trail 
shall be located a minimum of 50 feet from top of creek bank. 

 
DevStd KSF-2: All development, including but not limited to roads, parking, and walls shall 

be setback a minimum of 100 feet from the top of the creek bank.  These 
setbacks shall be revegetated with appropriate native species depicted on a 
landscape/ revegetation plan. 

 
DevStd KSF-3: In order to minimize grading, development should utilize existing and/or 

shared access roads where feasible. 
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KEY SITE G (Orcutt Youth Organization) 
 
This 8.46-acre site contains four Assessor's Parcels: 107-200-14 (2.86 ac), 107-200-20 (2.11 ac), 
107-200-22 (3.12 ac), and 107-200-26 (0.37 ac).  All four parcels are under separate ownerships and 
the westernmost parcel is a 20 foot wide denial strip owned by the County.  The site is located on 
the north side of Foster Road between Highway 135 and Bradley Road in central Orcutt, and is 
bounded by Foster Road to the south and residential development to the east, west and north (Figure 
KSG-1). 
 
Each of the three buildable parcels on the site are relatively level.  However, steep manmade berms 
which slope upward to the east are present along the boundaries between these parcels.  An area of 
approximately three acres adjacent to Foster Road is occupied by existing development including 
two churches, the Orcutt Youth Organization building, and parking areas for each of the three 
structures.  The remaining portion of the site (approximately 5.5 acres) is undeveloped.  Vegetation 
on the site consists of annual grasses and a small group of pine trees located along the eastern 
border. 
 
The land use and zoning designations for the site are Residential 4.6 and DR 4.6 with a potential 
buildout of 25 units on the undeveloped 5.5 acres.  Access to the site could be provided from an 
extension of Tilia Street which terminates at the western boundary of the site and/or possibly 
through the west side of the existing youth facility. 
 
Given the site's location within an existing residential area and lack of significant physical or 
environmental constraints, it would be an appropriate location for residential development similar to 
existing development in the adjacent neighborhood.  Provision of adequate access would be a 
primary focus of any development plan proposed for the site.  With three existing driveways on 
Foster Road, three additional access points to serve development on the northern part of the site are 
not feasible due to turning movement hazards. 
 
To make the most efficient use of the available land and to minimize access difficulties, the entire 
site, or the northern undeveloped portion of the site should be developed as a single unit.  
Coordinated development would allow for one access point, allow for less land to be lost to 
setbacks, and create a more unified project design.  If any or all of the existing uses are abandoned, 
residential development would be most appropriate for the entire site.  If the existing development is 
retained, an additional concern would be the potential for conflicts between the established public 
and semi-public uses, and future residential uses.  
 
KEY SITE G DEVELOPMENT STANDARDS 
 
Policy KSG-1:  Key Site G is designated Res 4.6 zoned DR 4.6, which will allow for a 

potential buildout of 25 units to be clustered on the northern 5.5 acres of 
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the entire site.  Any proposed development on Key Site G shall comply 
with the following development standards.  

 
DevStd KSG-1: Due to access constraints and the size of the parcels, density should be no 

greater than 4.6 units per acre.  However, if the three parcels are planned 
together, provide a single access to Foster Road, and provide affordable 
housing onsite, the County shall consider granting a 50% density bonus 
consistent with the County's Housing Element Guidelines. 

 
DevStd KSG-2: If residential development is proposed on any of the parcels, the owner shall 

concurrently apply for a land division to separate the residential development 
from the existing uses. 

 
DevStd KSG-3: If the existing uses are retained on the site, access to the northern portion of 

the parcels shall be provided through one coordinated access and/or an 
extension of Tilia Street. 

 
DevStd KSG-4: If one or more of the existing uses are abandoned and residential 

development is proposed along Foster Road, a 25-foot wide drought tolerant 
landscaping buffer shall be provided along the road. 

 
DevStd KSG-5: If a density bonus is granted to this site, a landscape buffer shall be provided 

on the east, north and west. 
 
DevStd KSG-6: Where daycare facilities already exist onsite, the Board shall assist in the 

expansion of these facilities to the greatest degree feasible.  This assistance 
could include expedited processing, reduction in fees, or any other means the 
Board deems feasible. 
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KEY SITE H (Palmerston) 
 
Key Site H (APN 107-240-25) is a 3.33 acre parcel located on the north side of the eastern terminus 
of Foster Road.  It is bounded by a frontage road adjacent to US Highway 101 to the northeast, 
single family residential development (SLP) to the south, and condominiums (DR 12.3) to the west 
(Figure KSH-1). 
 
The site is relatively level and is highly visible to surrounding developed properties and both north 
and southbound travelers on Highway 101.  A residence and a Montessori school are located near 
the center of the site.  The northeast perimeter of the property is exposed to noise levels in excess of 
65 dB from US Highway 101.  Vegetation onsite consists primarily of introduced grasses with 
scattered pines located north of the school facility.  
 
Site H is located within the Lakeview Watershed of the urbanized Orcutt area.  Runoff from the site 
drains to the Lakeview Basin, and then enters the Lakeview storm drain which runs along Lakeview 
Road to the Waller-Skyway channel, located just north of the Santa Maria Public Airport.  The 
existing facilities are not adequate to convey current urban runoff volumes and significant flooding 
often results along Lakeview Road between Bradley Road and Highway 135.  The SBCFCD has 
proposed a parallel storm drain along Lakeview which would provide 100-year flow capacity for 
existing development in the area.  
 
Due to its small size and lack of significant physical or environmental constraints, the site could 
accommodate a limited amount of high density residential development similar to that which 
surrounds it.  If the existing structures are retained on the site, the northern portion should not be 
developed and buildout of the southern undeveloped area should be limited to eight units.  This 
would ensure that the density on this portion of the site is consistent with the density of existing 
development to the south. 
 
The land use and zoning designations are Residential 8.0 (Res 8.0) and Design Residential 8.0 (DR 
8.0).  If the existing school and ancillary structures are removed, up to 26 units could be developed 
onsite.  Potential projects would likely consist of single family dwellings on 5,000 to 6,000 square 
foot lots.  A multi-use public trail along the Highway 101 right of way will connect with the private 
trail system through adjacent developments to form a loop trail.  Roadway access to the site could 
be from an existing paved driveway off Foster Road or from Cedarhurst Drive to the north.  Access 
may also be possible from the continuation of Morning Ridge Road. 
 
Issues affecting the development of this site include the potential for long-term exposure of future 
residents to high noise levels generated by traffic on Highway 101, and the preservation of the 
scenic value of the site.  The development standards for Key Site H address the design issues 
including consistency with surrounding development and reduction of potential noise impacts. 
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KEY SITE H DEVELOPMENT STANDARDS 
 
Policy KSH-1: Key Site H (APN 107-240-25) is designated Res 8.0 and zoned DR 8.0 with a 

maximum buildout of 26 residential units.  As long as the existing school 
and residence remain, maximum buildout shall be eight residential units 
located in the southern area of the site between existing development 
and Foster Road. Any proposed development on Key Site H shall 
comply with the following development standards: 

 

DevStd KSH-1: Concurrent with any development plan application, the owner shall apply for 
a land division to separate the existing house and school from new 
residential development. 

 

DevStd KSH-2: An acoustical analysis which demonstrates that all development can be sited 
and designed to reduce interior and exterior noise levels from US Highway 
101 to below County thresholds shall be required prior to consideration of 
any residential development. 

 

DevStd KSH-3: The developer shall construct a sound barrier between the site and US Hwy 
101.  This barrier should be an earthen berm with appropriate landscaping of 
drought tolerant trees and shrubs.  However, the barrier may be a 
combination wall and berm as long as the exposed portion of the wall does 
not exceed 50% of the total height of the barrier.  The total height of the 
barrier should not exceed the height of barriers adjacent to the site to the 
north and south on US Hwy 101 and shall contain compatible masonry. 

 
DevStd KSH-4: The developer shall consult with County Public Works Department to 

determine the feasibility of abandonment of the road to the east of property 
as a means of providing additional noise buffering (e.g., berms) between the 
project site and US Hwy 101. 

 

DevStd KSH-5: The design, scale and character of the project shall be compatible with 
neighboring development.  Landscaped buffer areas along project perimeters 
(except US Hwy 101) shall include decorative masonry walls and/or 
landscaped berms to provide additional screening.  All buffer and/or 
screening walls shall be planted with fast-growing vines and shrubs along 
the base. 

 

DevStd KSH-6: Any future residential development onsite shall include dedication of an 
easement for and construction of a multi-use public trail along the US Hwy 
101 right of way connecting with the frontage road or Cedarhurst to the 
north and the private trail to the south. Any abandonment of r.o.w. along US 
Hwy 101 shall provide an easement for this trail. 
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DevStd KSH-7: Project design shall ensure that no garage door openings are visible from US 
Hwy 101. 
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KEY SITE EVERGREEN 
 
This 5.87-acre site consists of six assessors parcels: 109-200-12 (1.0 acre); -13 (1.0 acre); -15 (.55 
acres); -16 (1.8 acres), 109-200-10 (1.2 acres), and -11 (0.32 acres).  The site is bounded by Orcutt 
Road and Highway 135 to the west, Winter Road to the north, residential development (4.6 
units/acre) to the east, and Lakeview Road to the south (Figure EVG-1). 
 
The site is currently developed with a 50,346 s.f. convenience shopping center.  The majority of the 
floor area (42,300 s.f.) lies within a single structure near the southern end of the site which includes 
a grocery store and 27,300 s.f. of retail lease space for uses such as restaurants, offices, liquor stores, 
etc.  The remainder of the space is located within three detached structures: a veterinary clinic, a 
muffler repair shop, and a car wash.  Approximately 1.3 acres in the center of the site are vacant, 
with the exception of a truck storage lot on an area previously occupied by a nursery. 
 
Primary access to the site is from two entrances off Lakeview Road and four from Orcutt Road. An 
"alley" along the site's eastern boundary is frequently utilized for through access across the site.  
Several of the homes adjacent to the site to the east access garages from this "alley." 
 
The majority of the site is covered by impervious surfaces which produce a significant amount of 
stormwater runoff.  The northern section drains on to Winter Road, where flows travel east and 
enter a drop inlet on the north side of the roadway.  From this point, drainage is conveyed through a 
series of storm drains and open ditches to the west side of Highway 135, where it eventually enters 
the Waller/Skyway Channel.  Drainage from the southern section drains across the site's paved 
parking areas and enters a drop inlet on the western site boundary.  This runoff is conveyed under 
Orcutt Road into a drainage ditch and travels 20 feet to the north where it enters the Lakeview 
Storm Drain through a large drop inlet.  The site is also occasionally flooded by runoff from 
urbanized areas to the east. 
 
Traffic levels east of this site along Lakeview Road currently exceed the LOS C threshold and 
future development is expected to exacerbate this condition.  In addition, adjacent to the southern 
end of this site, Lakeview has three intersections within a span of 200 feet (at Hwy 135, Orcutt Rd., 
and Marvin St.).  Any redesign of this center will need to minimize conflicts with existing 
intersections. 
 
Redevelopment has been proposed for this site to provide more shopping opportunities for local 
residents and to increase economic return into the community.  Redevelopment of the site could 
involve partial or total demolition and remodeling of existing structures, and reconfiguration to 
provide for an increase in commercial space (Figures EVG-2 and EVG-3).  Such reconfiguration 
could include County abandonment of Orcutt Road between Lakeview and Winter Roads as a 
means of stimulating economic revitalization of this center.  This would add approximately 0.88 
acres to the shopping center, increasing the site area to 6.75 acres. 
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Planning issues include reconfiguration of the project site which could cause localized flooding 
through modification of the drop inlet to the Lakeview Storm Drain.  Reduction of inlet volumes 
could lead to flooding problems on new parking areas and at the Lakeview/Highway 135 
intersection.  The Lakeview/Orcutt Road and Lakeview/Hwy 135 intersections result in a large 
number of turning movements concentrated within a small section of roadway.  An access point to 
the project near either intersection would add to the existing problem. 
 
KEY SITE EVG DEVELOPMENT STANDARDS 
 
Policy EVG-1: Key Site EVG is designated General Commercial and zoned C-2.  Any 

proposed development on Key Site EVG shall comply with the following 
development standards. 

 
DevStd EVG-1: Site design shall incorporate drains designed to convey stormwater flow 

from developed areas to the east at an adequate rate to avoid localized 
flooding at the Lakeview/Highway 135 intersection.  The areas which drain 
to Winter Road shall be re-graded, or storm drains installed in such a manner 
that runoff from the site is intercepted prior to entering the roadway, and 
conveyed directly to the Lakeview Storm Drain, or an alternative solution 
acceptable to County Flood Control.  Final plans for these improvements 
shall be subject to review by SBCFCD. 

 
DevStd EVG-2: The developer shall install a soundwall and trees on the eastern site boundary 

to buffer the site from existing residences. 
 
DevStd EVG-3: Improvement of the shopping center's signage shall be part of any 

development proposal for the site. 
 
DevStd EVG-4: If the owner/developer submits a development application for demolition 

and/or redevelopment of the center, the County shall consider abandonment 
of the segment of Orcutt Road fronting the site and shall work with Caltrans 
on options to provide direct roadway access from Highway 135. 
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OAK KNOLL PARK 
 
This 15.1-acre site consists of four parcels (APNs 103-530-69, 107-510-21, 107-690-01, and 107-
710-22) owned by the County and located east of Bradley Road, between Clark Avenue and Union 
Valley Parkway.  The site is bounded by Via Santa Maria on the north, Kenneth Avenue and 
residential development on the east, and residential development to the south and west (Figure 
OAK-1). 
 
The project site currently serves as a major retention basin which accommodates stormwater runoff 
from the extensive residential development which surrounds it.  Three sub-basins are present on the 
site.  The largest basin is approximately 8.25 acres and extends across parcels 107-510-21 and 107-
710-22.  The other basins are located on each of the remaining parcels.  Slopes of 25 to 30% 
surround the site on all sides and graded berms are present along the boundaries between the sub-
basins.  Low rainfall and rapid absorption allow the basin to remain empty for much of the year. 
 
The entire site has been severely disturbed by grading activity to create the basins.  Vegetation 
onsite consists of a row of trees along the parcel boundary between 107-710-22 and 107-690-01, 
and non-native grasses on the slopes and level areas at the bottom of the retention basins.  A large 
spillway conveys urban runoff from Karnes Avenue, immediately to the south of the site, into the 
southernmost portion of the site. 
 
This site is an excellent location for a dual-use public park/retention basin.  Development onsite 
would consist of a 11.3 acre public park.  Plans for the park include irrigating and seeding the level 
areas at the bottom of the three existing basins to provide an informal recreation area and youth 
practice soccer/softball fields.  A children's play area would be developed on a raised knoll, located 
centrally to the three basins.  Additional recreational facilities would include a small wooden 
covered gazebo, four family picnic sites, restroom facilities, a hard surface court game area, and 
polecraft fencing. 
 
Access will be provided by concrete walkways, with access points located along the northern site 
boundary at the intersection of Via Santa Maria and Kenneth Avenue, opposite Boardwalk Lane, 
and just west of Valley Drive.  An additional access will be provided at the northern end of the 
existing spillway between Karnes Road and the southern boundary of parcel 103-530-69.  On-street 
parking would be provided along Via Santa Maria.  A parking lot for approximately 40 cars could 
also be provided on the vacant area of 107-690-01, adjacent to Kenneth Avenue.  Figure OAK-1 
shows the proposed locations for the features described above. 
 
The primary constraints associated with development of this site are related to noise disturbance to 
adjacent residents, flood hazards, and adequate parking.  Development of a public park on the site 
could cause disturbances to adjacent residents through the introduction of play areas in proximity to 
their rear property lines.  Development of a park would modify spillways between the existing sub-
basins, which could cause stormwater backup onto adjacent roadways.  The lowest level area of the 
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site becomes inundated during storms and may remain flooded for up to three weeks, thus users of 
the park could be exposed to flood hazards. 
 
KEY SITE OAK DEVELOPMENT STANDARDS 
 
Policy OAK-1: Key Site OAK is designated Existing Public or Private Recreation 

and/or Open Space and zoned REC.  Any proposed development on 
Key Site OAK shall comply with the following development standards. 

 
DevStd OAK-1: No play areas shall be located within 25 feet of the western or southern site 

boundaries. 
 
DevStd OAK-2: Development of the park shall not result in modification of the existing 

configuration of sub-basins and spillways between the basins.  Development 
plans shall be subject to review by SBCFCD. 

 
DevStd OAK-3: Project design shall incorporate features such as fencing and signage to 

restrict or discourage access to the lowest level area during storms and 
periods of inundation. 

 
DevStd OAK-4: The Park Department shall investigate an on-street parking control program 

which may include no parking zones, limited time parking, and/or a parking 
permit system to minimize on-street parking conflicts with adjoining 
neighborhoods. 

 
DevStd OAK-5: The park shall be closed from sunset to sunrise. 
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KEY SITE YMCA 
 
This 14.2-acre site is located on APN 111-100-04, a 76.47-acre parcel adjacent to the southeast 
corner of the intersection of Skyway Drive and Airpark Drive, approximately 1,000 feet west of the 
intersection of State Route 135 and Skyway Drive.  It is bounded by Skyway Drive and the Santa 
Maria Public Airport (SMPA) to the west, the Hagerman Softball Center and Waller Park to the 
north and northeast, auto dealerships and residential development (12.3 units/acre) to the east, and 
agricultural fields and SMPA runway 12-30 to the south (Figure YMCA-1). 
 
Existing development includes an approximately 30,000 s.q. ft. YMCA main facility building, a 
186-space parking lot, a swimming pool and one basketball court, all of which are located near the 
northwest portion of the site.  Access is currently provided from Skyway Drive, opposite the 
entrance to the Santa Maria Airport.  Vegetation onsite consists mostly of introduced grasses and 
weeds. 
 
Stormwater runoff generated onsite is conveyed to the Waller/Skyway Channel.  Capacity of the 
existing drainage infrastructure serving the site is sometimes exceeded during 25-year storms as a 
result of extensive urbanization to the east.  The Orcutt Master Drainage Plan Update (SBCFCD 
1992) identifies several improvements to the infrastructure in this area which would help to alleviate 
existing problems and raise the capacity of the system to accommodate a 100-year event. 
 
Due to the site's few environmental constraints and its proximity to existing recreational areas, 
expansion of the existing YMCA facility could be accommodated onsite.  The project would 
involve an expansion of the existing facilities and uses permitted under the existing modified 
Conditional Use Permit (CUP).  In addition to these uses, the YMCA has identified a long range 
plan consisting of 39,572 square feet of additional structures, and outdoor facilities including an 11-
space campground, tennis and basketball courts, playground equipment, and a soccer field.  The 
plan would be implemented in five future phases which would consist of the following:   
 
  Phase I: a 6,496 square foot indoor pool and wading pool complex;  
  Phase II: an 8,000 square foot gymnastics center, 11 campsites, and a restroom facility;  
  Phase III: locker rooms, racquetball courts, and a childcare facility (16,692 square feet);   
  Phase IV: a 7,600 square foot gymnasium for indoor volleyball and basketball;  
  Phase V: 4 tennis courts, 2 outdoor basketball courts, and soccer field  
  (SMVYMCA letter and map, dated 01/19/95) (Figure YMCA-2).   
 
Constraints on this site are associated with access, sewer service, and flooding.  The project could 
cause significant impacts to Levels-of-Service on Lakeview Road and would contribute to an 
increase in traffic along Skyway Drive and Airpark Drive, worsening congestion along these 
roadways.  Increased amount of impervious surfaces associated with additional structural 
development would raise runoff levels from the project site.  Development of the site could cause 
the City of Santa Maria's treatment plant to exceed its long-term physical plant capacity. 
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KEY SITE YMCA DEVELOPMENT STANDARDS 
 
Policy YMCA-1: Key Site YMCA (APN 111-100-04) is designated REC-OS and zoned 

REC.  Any proposed development on Key Site YMCA shall comply with 
the following development standards. 

 
DevStd YMCA-1: Site design shall include measures to ensure that stormwater runoff does not 

exceed existing levels, unless the SBCFCD issues a letter stating that the 
system can accept the additional runoff without adversely impacting the 
system.  Final plans for improvements shall be subject to review by 
SBCFCD. 

 
DevStd YMCA-2: A Can-and-Will-Serve letter from the City of Santa Maria's Wastewater 

Treatment facility shall be required prior to project approval. 
 
DevStd YMCA-3: The County shall explore methods of pedestrian, bike and vehicular 

connection between the recreational/park areas around the YMCA to reduce 
vehicle trips. 
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