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ORCUTT COMMUNITY PLAN

Table 2

Existing Development and Buildout Under the Proposed Plan

o | ‘ | PROPOSED
PROPOSED ACRES EXISTING . Additional
Comp. Design, - Units/SF - Units/SF

A-1-40 78.73 0/0 1/0
A-TI-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
GeneralInd. 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 1.8 103.94 710 161/0
PD 2.7 46.83 1/0 115/0
PD 3.3 43.25 0/0 140 /0
Pind Dvlp 1,228.54 41870 1,341/0
Pub Utility 5.34 0/0 0/0
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ORCUTT COMMUNITY PLAN

o | _ PROPOSED
PROPOSED | ~ ACRES. | EXISTING Additional

Comp. Design. ' Units/SF. Umts/SF
| Res 0.3 7834 1270 1270
Res 1.0 732.87 549 / 5,200 162/0
Res 1.8 40.87 46 1 6,200 33/0
Res 12.3 106.39 801/0 43/0
Res 14.0 27.31 1235 /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 200! OCP Amendments.
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ORCUTT COMMUNITY PLAN

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:

Policy LU-0-2:

Objective LU-0-1:

Policy LU-0-3:

Action LU-0-3.1:

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.

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.

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.

The County shall require that adequate resources and service capacity
are available to accommodate the growth identified within this Plan.

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.

Orcutt Community Plan
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ORCUTT COMMUNITY PLAN

Policy LU-O-4:

Action LU-0-4.1:

Policy LU-0O-5:

Policy LU-O-6:

Action LU-0-6.1:

Policy LU-O-7:

Action LU-0-7.1:

The County shall provide a range of commercial and industrial uses
which promote orderly economic development, and improve the
balance between jobs and housing.

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.

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.

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.

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.

The County shall monitor and account for City of Santa Maria and
Vandenberg Air Force Base growth projections in Orcutt land use
planning.

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.

Orcutt Community Plan
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ORCUTT COMMUNITY PLAN

Policy LU-O-8:

Action LU-0O-8.1:

Action LU-0-8.2:

Policy LU-O-9:

Action LU-0-9.1:

Action LU-0-9.2:

In order to preserve the semi-rural character of Orcutt, protect natural
resources, and avoid development in hazardous areas, the County shall
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.

The County shall consider Transfer of Development Credits (TDC) for the
designated sender and receiver sites in Orcutt.

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

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.

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.

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.

Orcutt Community Plan

30



Land Use - Res.



ORCUTT COMMUNITY PLAN

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 intemal 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 %2, 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

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 12. 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.

Orcutt Community Plan 32
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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
Elernentary 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 2 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 (42 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 comner.
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 Qil). 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 Qil 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 comer 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 mear 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 comner 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
the next ten years (Table 4); however, growth rates are contingent upon provision of adequate
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public service (sewer, water, efc.).

TABLE 4: 10 YEAR BUILDOUT RESIDENTIAL SCENARIO

Project Name | #of Units | #Buil
APPROVED PROJECTS
Terrace Ranch 17 7
Lorraine Estates 45 36
Solomon Estates 21 1
Momingstar II 14 3
Las Brisas 152 115
Brunello Condos 12 2
Northpeint V & VI 80 0
Qakhill 12 7
Sejera/Cimarron ‘ 37 29
Suncrest Gardens 28 0
Individual projects less than 10 units each 39 10
SUB-TOTAL 457" 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) 43 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(D 0
Hummel Dr. (Site 29) 62 (28) 6
Olive Hill Rd. (Site B) 36 (10) 16
Orcuit Creek (Site C) 3709 19
Ranchette Area South (Site D) 25 (5) 14
Ranchette Area North (excluding Lorraine & 130 (51} 28
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B  Project Name - | #ofUnils | #Built: -
Solomon Estates covered in "approved ’
projects” above} (Site E)
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 2,701* 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:  Pricrities 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
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.
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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 importalit 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
accornrodate 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.

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
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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 aliow 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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Table 5: Affordability Comparison of Residential Buildout

Income Categlol'y I ‘ Denslli_','Nfeedt?d1 .. T . lll’.t')"ten'ﬁ‘dl'Uni:‘fs Provided
Very Low 14.0 - 30.0 units per acre 279
Low 8.0-123 295
Moderate 33-6.0 2,978
Above Moderate to Market Rate <18-21 2,642
Total 6,194

Toble 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 VL. 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 affbrdable to area residents
through a mix of residential types, using a variety of programs, policies and
land use zoning designations.

Policy LUR-O-1: Consistent with the Housing Element, the County shall encourage the

Frank Thompson Housing Cousultants, September 1993; based on market research for current rental and sales
prices in the Santa Maria HMA.
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Action LUR-0O-1.1:

Action LUR-0O-1.2:

Policy LUR-O-2:

Policy LUR-O-3:

Policy LUR-O-4:

Action LUR-0-4.1:

Action LUR-0O-4.2:

provision of a mix of affordable units on parcels within the Orcutt
Planning Area.

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.

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.

Future. growth and development shall occur in a manner which
minimizes construction related impacts on the community.

The County shall encourage development of senior housing and shall

“work to preserve the existing senior housing stock.

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).

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.

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,
instead, to provide an alternative incentive of equivalent financial value
pursuant to Gov. Code § 65915(b).
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Policy LUR-O-5:

Action LUR-O-5.1:

Policy LUR-0O-6:

Policy LUR-O-7:

The County shall encourage the development of Second Units in Orcutt
to provide more opportunities for senior and affordable housing.

Planning & Development shall work with other County departments to
reduce potential regulatory barriers to Second Units while still ensuring
neighborhood compatibility.

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. '

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 Qil 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).

Orcutft 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 & I1: 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 smailer 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 comer 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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TABLE 6: 10-YEAR BUILDOUT COMMERCIAL SCENARIO

ProjectName ~ SquareFootage
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%*
Acom 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 spacel. 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 accommeodates 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 preparmg 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.

! Robert Charles Lesser and Co., Market Analysis of Retail Commercial Opportunities: Orcutt, CA (1994).
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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 Estimdted . | Comment
- Commercial/Industrial - | -~ ‘
Development Buildout
(in square feef)
1 23.9 Gen.Comm./C-2 Visually prominent gateway parcel.
372,000 Identified as potential sub-regional
center.

2 18.2 Gen.CommJ/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 46,500 Small commercial site adjacent to

-(3ac.) and major industrial park and larger
Industrial Park/ 480,000 commercial center on Site 16
MRP (37 Ac.)

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.J/OT-GC 31,000 Potential to focus commercial

(1.85 Ac) development to benefit from
Orcutt Creek visual prominence.

25 222 Gen.Comm./C-2 . 318,000 Good location for regional or sub-
regional center.

26 51.5 Gen.Comm/PRD Central location. Good access with

(3 Ac.), Off.& Prof/ 115,500 the completion of UVP.
PRD (3.5 Ac.)

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.

Policy LUC-0O-1: The County shall actively facilitate full development of the Commercial
and Industrial buildout potential of the Orcutt Community Plan.

Action LUC-0O-1.1: Planning & Development shall coordinate with property owners and
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Action LUC-0O-1.2:

Action LUC-0-1.3:

Action LUC-0-1.4:

Policy LUC-0O-2:
Action LUC-0-2.1:
Action LUC-0-2.2;

Action LUC-0-2.3:
Policy LUC-O-3:

Policy LUC-0-4:

developers to encourage buildout of Commercial and Industrial designated
parcels.

The Office of the County Treasurer-Tax Collector shall pursue issuance of
Industrial Development bonds to facilitate development of employment
opportunities in Orcutt.

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.

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.

The County shall provide incentives for commercial and industrial uses
permitted under the plan.

Planning and Development shall provide fast track review of non-residential
projects on sites greater than five acres.

The County should consider deferred or reduced processing fees and
reduction in impact fees for commercial and industrial projects.

The County shall work with the owners of the Evergreen Center to facilitate
the expansion/upgrading of that center.

Mixed-use development on land designated for commercial use shall be
encouraged where appropriate.

Prior to approving major (over 50,000 s.f.) commercial dével0pment on
Site 22, the County shall assess the potential economic effect of that
development on Old Town.
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Action LUC-0-4.1:

Action LUC-0-4.2:

Policy LUC-0O-5:

DevStd LUC-0-5.1:

DevStd LUC-0-5.2:

DevStd LUC-0-5.3:

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.

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.

- All commercial and industrial projects shall minimize impacts to

adjoining residences, businesses and open space areas.

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.

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.

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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ORCUTT COMMUNITY PLAN

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." 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
expaunsion over the last 30 years and increased comtnercial development in other areas (e.g., Ozk
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 13), 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 comer of Pinal Avenue and Dyer Street),
Orcutt Volunteer Fire Station (northwest comer of Union Avenue and Gray Street) and the U.S.
Post Office (northwest comer of Union Avenue and Pacific Street). There are no public parks in
01d 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.

' The history of the community is well documented in two publications, "Oreutt - Boomtown to Bedroom Community"
and "History of Oreutt, Califomia, 1904-1982."
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