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Workshop at Guadalupe City Hall 
On December 10, 2013, the Studio Team held a public workshop at Guadalupe City Hall. The 
intent of this event was to build upon the input from residents and visitors established in the 
previous outreach event. This event brought in about fifteen respondents who helped to 
further provide necessary input about topics that should be included in the General Plan 
update. The event included a public presentation, mapping activity, and poster that allowed 
residents to provide additional comments on community characteristics. The workshop also 
allowed more people to fill out the survey regarding local housing and transportation issues. 
Survey responses highlighted the following: 

• Parks in Guadalupe are generally underutilized or rarely used.  

• Additional affordable housing projects are desired by residents. 

• Many respondents either owned their own home are lived in a public housing project. 

• The long-term vision for Guadalupe should provide homes for lots of families at different 
economic levels.  

FIGURE 80. MAPPING ACTIVITY 

Source: Cal Poly General Plan Studio 
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• The types of businesses to encourage are upscale restaurants, a stationary store, exercise 
establishments, and a larger supermarket. 

• Residents would like the bus to Santa Maria to have longer hours and run on Sundays. 

To further discuss opportunities and constraints within Guadalupe it was essential to engage 
directly with citizens through a mapping activity. The activity encouraged participants to use a 
site identification mapping exercise known as P.A.R.K. (Preserve, Add, Remove, and Keep Out). 
Figure 80 provides an example of the P.A.R.K. activity. 
 
FIGURE 81. P.A.R.K. MAP ACTIVITY 

 
Source: Cal Poly General Plan Studio  
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The compiled results from the mapping activity indicated that the participants wish for the 
following results to be included in the General Plan Update: 

Preserve 

• Far Western 

• Audits, helps to increase revenue from sales taxes by 15% in one year 

• Architectural style of downtown 

• Kiosk 

• Caesar Chavez House 

• Frank O’Connell Park 

• Pond near City Hall 

• Green space at the south end of Pacheco and Railroad 

Add 

• Annex north of 11th for light industrial and housing to include R-1 and R-2 

• Affordable housing 

• Community Center 

• Internet study hall 

• Pond located near City Hall 

• Recreational opportunities with the dunes 

• Renovate the Royal Theater 

• Redevelopment to the downtown and mixed-use 

• Connectivity for the residential area north of Main and DJ Farms 

• Population base 

• Community Gardens 

• Skilled workforce and training  
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• Medical and urgent care facilities 

• Parks 

Remove 

• Kids crossing the rail road tracks 

• Police Station 

• Apartments at Peralta St & 11th that are not taken care of 

• The kiosk costs the City money to be on someone else’s land 

• Corner use at 10th  

Keep Out 

• Industries that pollute and contaminate the City 

• Mazatones place and the management there 

Posters about Community Design, Historic Preservation, and Noise were displayed around the 
Public Workshop space to allow participants to highlight information that would be essential to 
the update process. The following posters are coupled with community wishes identified in 
each: 

Historic Resources to Preserve 

• Central Hotel (Old Pizza Place) 

• Grisinger Building (Built 1916) 

• Grisinger Home 

I Wish that Guadalupe… 

• Had more restaurants 

• Had musical venues 

• Would remodel the park on 10th 

• Would cover the canal on Olivera 
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I’m Glad that Guadalupe… 

• Is near the dunes 

• Has O’Connell Park 

 
I WISH AND I’M GLAD POSTERS 
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Noise Prone Areas Are… 

• The Amtrak Train Station 

• Schools 

• Intersection near City Hall 
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The event was successful in providing the Studio Team with a vast amount of data and opinions 
to include in the General Plan update. Input from participants provides much of the basis for 
recommended changes in the General Plan update.  

City Council Presentation 
Two members of the Studio Team presented major findings from previous community outreach 
events and background research about Guadalupe. The background research was compiled into 
element specific data and included in this Background Report. This presentation focused on the 
key issues regarding each element. The presentation was meant to be a discussion with the 
council aimed at garnering support and knowledge from those leadership positions in 
Guadalupe.  
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After the presentation, the public was encouraged to comment on the findings highlighted in 
the slides. Many members of the audience were representatives from Pueblo/Thrive who 
wanted the City Council to be open to more affordable housing projects within Guadalupe. In 
juxtaposition, other members of the audience wanted the General Plan update to include areas 
for other types of housing. The City Council members urged the General Plan update to 
include programs or incentives for developers to build affordable housing and areas in which 
developers can add housing for other income levels. Housing in Guadalupe needs to provide 
options across income levels and not focus only on one demographic.  

Topic Specific Outreach Activies and Interviews 
To gain a full understanding of Guadalupe’s needs, the members of the Studio Team conducted 
various outreach efforts to concentrate on topic specific issues within Guadalupe. 

Tourism 
Tourism was identified in earlier community events as one of the key industries that residents 
would like to see grow within Guadalupe. To obtain further insights into the local tourism 
industry, a trip to the Guadalupe-Nipomo Dunes was made and it provided ample opportunity 
for the group to talk to locals and tourists alike. The main purpose of the trip was to gather 
information on what amenities locals and tourists would like to see in Guadalupe. 
 
The Studio Team talked to a variety of individuals, families and even one park ranger. Most of 
those talked to were locals from Santa Maria and Nipomo. They came to the dunes to fish, 
swim, stroll and relax. All of them stated they did not stop in Guadalupe on their way to the 
dunes. The tourists that were interviewed also stated they did not stop in Guadalupe, as most 
of them came from Santa Maria via Highway 166. The tourists who did drive through 
Guadalupe via Highway 1, did not stop in the downtown because none of the establishments in 
Guadalupe seemed attractive to them. Tourists stated they would have stopped in Guadalupe if 
there were interesting shops and places to eat.   
 
Talking to the park ranger provided great insight and helped to fill in some informational gaps. 
Ranger Melissa Kelly plays an interesting role and in that she is the first point of contact for 
many tourists. She stated tourists frequently ask her about places to eat, shop, and stay in 
Guadalupe. While she does refer them to some of the Guadalupe restaurants, often times she 
sends them to Santa Maria. 
 
In addition to Ranger Kelly’s information, some of the locals informed the group about lacking 
amenities in Guadalupe as well. Locals stated they would stop in Guadalupe if there were 
restaurants and shops. One resident stated he would like to see a coffee shop and small bistro 
or eatery. Others stated specialty shops such as a fishing or surf shop would be good to see in 
Guadalupe.   
 

Central Business District and the Economy 
On Saturday, January 25th, 2014, a few members of the Studio Team conducted public outreach 
in the Central Business District (CBD). The Studio Team developed a set of questions for 
business owners and customers within the CBD. The questions were established in order to 



PUBLIC OUTREACH 

BACKGROUND REPORT  P A G E  | OR - 13 

better understand the current economic conditions in Guadalupe from the perspective of the 
public. Additionally, business owners were asked if they had any policy recommendations and 
ideas for the City. The key results from that day are listed below: 
 
 
Key Findings 

• Not enough goods or people 
• More buildings need to be retrofitted 
• Cars changed the way the city was 
• Facade restoration could improve business/restore old time (historic) character 
• Eliminate aluminum door frames 
• Local streets are in disrepair 
• Lack of social clubs (Used to have a rotary club and lions club) 
• Business has not been doing well  
• CBD needs more lighting 
• Royal Theatre is a vital resource and should be utilized 

 
Policy Recommendations 

• Bring back a Planning Commission 
• Utilize the train station for economic gain 
• Partner with Cal Poly for events 
• Promote Businesses with Arts Center and Central Coast Distributors 
• Establish Downtown Design Committee 
• Fair Regulation practices (don’t target certain businesses for unfair application of regulations) 

 

Housing 
Members of the Studio Team met with Samuel Duarte from the local community group 
THRIVE in late September 2013. He helped to distribute surveys to other members of THRIVE 
and helped to survey several community members of all ages in Guadalupe himself. Samuel 
Duarte specifically stated the following that indicated much of the group’s sentiments toward 
housing in Guadalupe: "I can only tell you that the top, repetitive theme is that our residents 
want access to better affordable housing. The other is that they want a community center; a 
place where students can go have fun but also learn. Those were the top two. Other things 
mentioned were: more sports, more stores, and better access to public transportation.The 
Studio Team also presented to the Migrant Education Parent group in Guadalupe on Monday, 
February 24th. The Housing Element process was presented and the group was asked to 
provide input regarding local migrant farm worker housing needs. The main concerns that the 
farm worker families brought up was the difficulty of the qualification process for apartments 
and low income housing in general. The group also stated that renters are required to submit a 
credit report to property managers and that many migrant farm workers do not have a credit 
history.  
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Historic Preservation 
The Rancho de Guadalupe Historical Society was established in 1989 by residents of Guadalupe 
wishing to preserve rich cultural and economic history of Guadalupe. It reached non-profit 
status in 1993. Upon meeting with the Guadalupe Historical Society in November of 2013, an 
exact number of potential historic resources could not be determined. The volunteer provided 
general information and stated Guadalupe has a substantial number of older structures, 
particularly along the downtown corridor. He stated that while no structures have been 
formally designated, there are three historic buildings that are city owned and maintained. City 
Hall, Veterans Memorial Building and the 1926 jail are all City-owned and maintained. In 
addition to the potential resources identified by the Historical Society, there are multiple 
structures that depict the City’s historical development during the late 19th and early 20th 
century. While these structures may lack cultural and historical significance, they still represent 
a snapshot in time. This snapshot, with its vernacular and unassuming architecture provides a 
glimpse into the past, and if not preserved and considered, will be lost and forgotten forever. 
 
Meeting with the Historical Society proved to be helpful but it was clear that there needs to be 
a stronger partnership with City. The main objective of the Historical Society is to disseminate 
information about the history of Guadalupe though its collection of artifacts, objects, oral 
histories, publications and photographs. It is only through public education and involvement that 
Guadalupe’s resources can be preserved for future generations to learn from and enjoy. If the 
Historical Society wants to continue its mission it needs to work with the City as they possess 
the authority to dictate what happens to historic resources.   
 

Photovoice Outreach Activity 
 
Photovoice is a participatory technique that mixes photography and written narratives to give 
kids an opportunity to express their viewpoints about their communities. Photovoice give kids 
a chance to showcase to stakeholders/decisionmakers/adults their thoughts about their 
communities through photography. These photographs can help raise awareness about 
situations that are easily overlooked and help to be a stepping stone to community 
revitalization and beautification, access to fresh and healthy foods, economic development, 
more bikeable and walkable streets, and job opportunities: pieces for creating an “excellent” 
environment. The Guadalupe Photovoice project was done to help raise awareness in the 
community about barriers to healthy eating and active living. Members of the Studio Team 
assisted the Photovoice Team leader Sophia Lai with the activity and their specific analysis and 
observations are highlighted below: 

Sophia Lai 
Working with Mr. Jeff Foote’s two classes of 6th, 7th, and 8th grade kids was an overall good 
experience. The two classes made up a majority of the kids were extremely enthusiastic to 
participate in discussions during the presentation. The presentation was an introduction to 
Photovoice and the types of questions the kids will be answering as part of their assignment. 
Prior to the presentation, Mr. Foote had gone over these questions with his classes, so the 
discussions were more elaborate and well thought out. The students completed a similar 
assignment to the Photovoice project, but within Kermit McKenzie. It was extremely 
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interesting to hear what the kids had to say about the internal problems in their school. The 
kids were also given a brief photography lesson on how to capture their ideas. After this, the 
students then partnered up with other classmates to form multiple groups of one to four 
people. These groups will work together for a duration of two weeks to answer questions gone 
over during the presentation.  
 
The kids were given a chance to interact with four other Cal Poly team members on a more 
personal group basis. The team leaders led discussions on “opportunities” and “barriers” for a 
healthy community. These discussed topics were to help the kids brainstorm about the pictures 
they will have to take in the Guadalupe.  

Kayla Gordon 
On February 3, 2014 a group of five Cal Poly team members visited two classrooms at Kermit 
McKenzie Junior High to introduce the PhotoVoice Community Outreach project. All of the 
students had recently completed a similar project for their English teacher, but remained within 
the bounds of their Junior High campus. The class broke up into five small groups and discussed 
what “healthy” and “unhealthy” meant to them in their community, and various opportunities 
and barriers to having a healthy community.  
 
The 7th grade students had some interesting and innovative ideas about “opportunities” and 
“barriers” for a healthy community. Many discussed the idea of having a skate park or other 
active recreation areas, such as volleyball courts, improvements to their park facilities, and a 
gym. When asked about what they consider opportunities for healthy food, some mentioned 
having a Subway or smoothie shop in the downtown. Regarding barriers, many of the students 
mentioned intangible concepts, such as lacking the time or resources to get to places for 
physical activity or healthy food. Some students mentioned that their parents could act as a 
barrier, as they might not take them to the park or teach them about eating healthy. Overall, it 
was a stimulating activity for the students, and it will be interesting to see how they capture 
their ideas with photos. 

Sonja Flores 
The experience of working with the kids at Kermit McKenzie Junior High School on the 
Photovoice project was extremely positive. The kids were receptive during the presentation 
and provided a great deal of input regarding what were the opportunities and barriers to health 
within their community. We each met with one group during each class period, and were there 
for two class periods.  
 
I noticed that some of the kids were shy and didn't participate as much as some of the other 
kids at the table who were more outspoken. In the first group I went around and asked each 
student to give a response to each question. I didn't do this with the second group. I noticed 
the first group gave more input as a result of the method I used in the beginning. 
 
Observation Notes: 

• Group #1 mentioned the following regarding opportunities: Pool, Bike shop with bike parts, 
Hospital, Big 5 sports store, and a skate park. 
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• Group #1 mentioned the following regarding barriers: Great distance to nearest park, parks are 
far away at the edge of town, and some parks are hidden, need more security cameras in 
downtown, need greater safety such as more crosswalks near school and more street lights in 
downtown area and along walking paths where people are most likely to walk 

• Interactions with the kids, there are not enough markets, and need bigger markets. 
• Group #2 mentioned the following regarding what they would like to change in the community: 

there is a building that burned down that still needs to be removed, open the movie theater and 
use it, area across the street from the Boys and Girls club would be good for something (water 
park, pool?), skate park (but the more kids use scooters and bikes rather than skate boards, this 
was said by both groups), something with ramps would be good for those with bikes to play on, 
need a gym in town, need a Subway, grocery store, Big 5, market like a Trader Joes's, Pool 
would also be good to place near ice cream store, the kids don't use the beach that often (it is 
too far, need things to do there, better shower area is needed, and a nice restroom, a 
playground).  

Danielle Althaus 
Both groups participated for the same questions. They liked a lot of things about Guadalupe, 
but they also had opinions on things they would change. When students were asked what they 
would add to Guadalupe, they said a skate park, a high school, and stores to shop in. They also 
mentioned that they would like more parks located closer to their houses. Some things they 
mentioned about it changing would be that they’d make it safer to walk near the creek and that 
they’d restore the movie theater. Most of the students said they like to hang out at home, and 
that they’d go to the school more after hours if they had a better soccer field and more 
opportunities for activity after school.  
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ALTERNATIVES 

INTRODUCTION 
 
This chapter is a discussion about the future of the City of Guadalupe. It includes demographic 
data and projections; a build-out analysis; and three alternative visions for Guadalupe in the year 
2035. In this context, an alternative refers to a potential scenario of how Guadalupe will 
develop in the future, and includes information about land use, zoning and policy/program 
recommendations. The purpose of developing alternatives is to give civic leaders the 
opportunity to examine different scenarios about the future of their community and draw upon 
each of them to create a preferred outcome. The discussion of alternatives facilities the update 
to the Land Use element of the forthcoming General Plan.  
 
Traditional alternatives typically outline stratified population growth scenarios: low, medium 
and high. This chapter takes a new approach to this convention by outlining three scenarios 
based upon not only variations in rate of growth but also different key features and policy 
recommendations. In a sense, the three alternatives proposed here can be viewed as phases of 
the same future. Each alternative is outlined in more detail later in this chapter. 
 
The population analysis outlines various projections for how Guadalupe will grow over the 
coming years, based upon different factors. The alternatives account for this growth, to varying 
degrees. The build-out analysis outlines potential development in the City of Guadalupe by the 
year 2035, assuming different rates of infill and potential annexations. 

POPULATION ANALYSIS 
 
The US Census Bureau provides population projections for communities with a population of 
50,000 or greater.  With a population of just over 7,000 residents, Guadalupe’s future 
population is therefore not projected by the Census. However, the Santa Barbara County 
Association of Government’s (SBCAG) regional growth forecast projects Guadalupe to have a 
population of 9,309 by 2035. This represents a growth of 31% from the 2010 Census 
population of 7,080.  
 
The SBCAG projection is based upon a two-tier methodology. The first tier is a County-wide 
employment and population forecast, which was performed under the guidance of the Center 
for Continuing Study of the California Economy. The second tier is a bottom-up method 
considering current General Plan land uses. This methodology is consistent with standard 
Metropolitan Planning Organization practices and is widely accepted by state agencies.  
 
Another population projection method commonly utilized is the Cohort Projection. This 
method accounts for a city’s share of county growth related to birth, death and in/out 
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migration and is therefore based on Santa Barbara County demographic data. This method 
projects far greater growth than SBCAG’s, predicting the 2025 population to be 14,437--more 
than double the latest Census figure.  
 
The projection discussed hereafter refers to the SBCAG projection. Given its more complex 
inputs and the expertise of those who completed it, it is likely more accurate. This forecast, like 
any, is focused on demand. Therefore, SBCAG’s projection does not explicitly account for the 
forthcoming DJ Farms Specific Plan development, which is expected to add approximately 850 
new homes upon completion. Given its size, the DJ Farms Specific Plan will likely account for 
the future housing need in Guadalupe, regardless of the population projection used. 
 
The three alternatives proposed in this chapter are attempts to guide and accommodate for the 
projected growth in different manners. Each alternative will propose varying supplies of housing 
development and employment opportunities based on SBCAG’s projections. 

BUILD-OUT ANALYSIS 
 
The City of Guadalupe is for the most part a built-out city. Land devoted to residential uses is 
almost entirely developed (only eleven vacant lots); industrial and commercial land is similarly 
developed, though buildings do not necessarily utilize a large share of parcels. As a result, it is 
difficult to determine what changes in development will take place.  
 
A build-out analysis was performed in order to outline the potential changes in the City of 
Guadalupe by the year 2035, assuming different rates of development and potential annexation. 
It is based on supply, in contrast to the previous population projection discussion. The intent is 
to provide information needed to guide land use decisions in subsequent General Plan updates. 
The analysis is based upon several assumptions and was completed as a reasonable best 
estimate; the actual build-out of Guadalupe will vary from the analysis.  
 
The build-out analysis divides the city into four land-use categories: single family residential, 
multi-family residential, commercial, and industrial. Using the land use inventory performed by 
the studio team, the analysis first displays the existing units or square footage as well as vacancy 
in each category. Square footage of each individual commercial and industrial building was 
unavailable; therefore, total square footage of the parcels was used as a proxy. To account for 
potential development, the totals were modified depending on an estimate of the current 
coverage of the parcels by existing buildings. Maximum development of each category was 
determined by assuming that each vacant parcel acquired a use typical of existing uses 
throughout the city. The assumptions come from examining GIS data and aerial photographs of 
the current usage in Guadalupe. For example, research showed that currently one half of each 
commercial parcel is utilized. Therefore, we assumed this would remain the same moving 
forward. The existing units, combined with the maximum potential in vacant parcels, provide 
the maximum overall build-out of Guadalupe for each category. 
 
In order to provide a more accurate estimation of future build-out in each category, maximum 
development potentials were modified using a value representing current trends of occupancy 
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and development. For example, 60 percent of now-vacant industrial land is assumed to be 
developed by 2035. These values are combined with existing development to represent an 
adjusted build-out for the city in 2035. 
 
Additional information regarding the DJ Farms Specific Plan and recommended changes from 
the Land Use Element is included in the table below to provide further estimates of future 
growth in Guadalupe. The information for DJ Farms comes from the 2012 addendum to the 
Environmental Impact Report by the City of Guadalupe and Rincon Consultants. 
 
More detailed information about the assumptions embedded in each figure can be found in the 
footnotes below.  
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TABLE 80. BUILD OUT ANALYSIS 
 

Land Use Existing Units 

Maximum new 
development 
potential on 
vacant land 

Maximum 
build-out 
including 
vacant 
parcels 

 
Adjusted 

development 
potential 

 

2035 
adjusted  
build-out 

 
New units 
from DJ 
Farms 

Specific 
Plan1 

 

 
New units 

from 
Combined 

Alternative2 

Single Family 
Residential 12943 164 13105 116 13057  

802 
 

20-200 

Multi-Family 
Residential 5028 1039 60510 7211 59212 

 
48 

 
1,000 

 

 Existing Square 
Footage 

Maximum new 
development 
potential on 
vacant land 

 
Maximum 
build-out 
including 
vacant 
parcels 

 

 
Adjusted 

development 
potential 

 

2035 
adjusted 
build-out 

 
New square 

footage 
from DJ 
Farms 

Specific 
Plan13 

 

 
 

New square 
footage from 
Combined 

Alternative14 

 
Commercial 

 
731,54715 474,36816 1,205,91517 189,74718 921,29419 

 
250,000 

 
0 

 
Industrial 

 
1,188,89420 62,22021 1,251,11422 37,33223 1,226,22624 

 
0 

 
0 

 
Source: Cal Poly Land Use Inventory, 2013 
 
Table assumptions: 
1  Per 2012 DJ Farms Specific Plan EIR Addendum. 
2  Additional development as proposed in Land Use Element, including intensification of zoning 
and annexation at the south end of the city. Assumes an approximately 70 acre increase in 
developed land. 
3  Existing units based on 2013 land use inventory performed by Cal Poly studio team of SFR in 
all zoning districts. 
4  Figure is based on total number of vacant lots multiplied by development standards per zoning 
regulations (1 unit for each parcel). Two large parcels were excluded because they are vacant 
due to the fact that they were created when surrounding residential areas were developed for 
 the purpose of open space.  
5  Maximum total build-out is equal to existing units plus maximum new development potential. 
6 Adjusted development potential is calculated by accounting for 70% build-out compared to 
maximum development potential. Assumption is based on the fact that the DJ farms 
development project will add 802 single family homes, reducing overall demand. 
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7 2035 adjusted build-out is equal to existing units plus adjusted development potential units. 
2035 is used as General Plan horizon year. 
8  Existing units based on 2013 land use inventory performed by Cal Poly studio team  
9 To determine maximum potential development from vacant land, total vacancy acreage was 
multiplied by development standards per zoning regulations. For example, the R-3 residential 
zone permits 20  unit per gross acre; therefore, vacant acreage was multiplied by 20 to 
arrive at maximum potential build-out.  
10 Maximum total build-out is equal to existing units plus maximum new development potential. 
11 Adjusted development potential is calculated by adjusting for 70% build-out compared to 
maximum development potential. Assumption is based on the fact that the DJ farms 
development project  will add 48 multifamily homes, reducing overall demand. 
12 2035 adjusted build-out is equal to existing units plus adjusted development potential units. 
2035 is used as General Plan horizon year. 
13 Per 2012 DJ Farms Specific Plan EIR Addendum. 
14 Additional development as proposed in Land Use Element, including intensification of zoning 
and annexation at the south end of the city. Assumes an approximately 70 acre increase in 
developed land. 
15 Existing square footage is calculated by taking the total square footage of each existing 
commercial lot (based on the Cal Poly land use inventory), reducing this number by 50% (based 
on the average building footprint in comparison to lot size), and multiplying that total by the 
average number of stories in the land use inventory (1.35). 
16 Figure is calculated by taking the total square footage of each vacant commercial lot (based on 
the Cal Poly land use inventory), reducing this number by 50% (based on the average building 
footprint in comparison to lot size), and multiplying that total by the average maximum 
expected number of stories based on the zoning code (3). 
17Maximum total build-out is equal to existing square footage plus maximum new development 
potential. 
18Adjusted development potential assumes 40% of maximum potential, based on current 
vacancy rates and assumed stagnant growth in commercial land use. 
192035 adjusted build-out is equal to existing units plus adjusted development potential units. 
2035 is used as General Plan horizon year. 
20Existing square footage is calculated by taking the total square footage of each existing 
industrial lot (based on the Cal Poly land use inventory), reducing this number by 75% (based 
on the average building footprint in comparison to lot size), and multiplying by number of 
stories (1). 
21Figure is calculated assuming that all new development will be one story, in accordance with 
current land use patterns; figure also assumes that 25% of parcel is utilized in new development, 
per an assessment of current land use patterns. 
22 Maximum total build-out is equal to existing square footage plus maximum new development 
potential. 
23 Adjusted development potential assumes 60% of maximum potential, based on current 
vacancy rates and assumed stagnant growth in industrial land use. 
24 2035 adjusted build-out is equal to existing units plus adjusted development potential units. 
2035 is used as General Plan horizon year. 
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ALTERNATIVE ONE 
 

INTRODUCTION 
 
Guadalupe is envisioned to be a town that maintains its small, family-oriented nature in 2035 
with a prospering downtown that supports the surrounding neighborhoods as well as tourism 
needs. Many residents have expressed their desire to see Guadalupe stay quiet and serene, 
while improving upon the existing infrastructure and development already located throughout 
the city. A focus on providing services, jobs, and housing for people currently living in 
Guadalupe will help to support the existing population, as opposed to relying on outside forces 
and new residents to strengthen the economy.  
 

KEY FEATURES 
Central Business District  
 
The City of Guadalupe should focus its effort on encouraging and facilitating business 
development in the downtown core. This first step should be the creation of a Downtown 
Economic Development Plan that would help fill vacancies in unoccupied commercial buildings and 
outline job and language training programs for residents. The plan should create a business 
environment supportive of new restaurants and shops that complement and expand upon the 
current bicycle tourism industry, as well as allow for temporary uses that can bring short-term 
economic opportunities to Guadalupe. The plan should include provisions to ensure that the 
downtown develops in a bicycle- and pedestrian-friendly manner. 
 
Recommendations 
 
1.1 Create a Downtown Economic Development Plan. 
 
1.2 Amend zoning as necessary to allow for temporary uses in vacant parcels  or buildings. 
 
1.3 Promote job training for residents and partner with the County to create 
 complementary programs. 
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Gateway Districts  
 
The City has an opportunity to enhance visibility through improved entrance gateways and way-
finding signage. There are two main entrances into Guadalupe--Highway 166 and Highway 1. 
Gateway monuments should be developed at these entrances to provide locals and visitors 
with a defined sense of entering the community. The design should incorporate local culture 
and architectural history, and could be developed into a competition between local artists to 
foster a sense of community input and involvement.   
 
Way-finding signage should be created near the entrances as well, promoting the assets of the 
downtown core and representing Guadalupe as the “Gateway to the Dunes.” The area near the 
signage and monuments should be well-maintained to enhance visitor's first impressions. 
 
Policy Recommendations 
 
1.4 Establish a Gateway Program for the city to improve existing signage. 
 
1.5 Work with Caltrans to create entrance gateway monuments. 
 
Housing Core Overlay  
 
Though it has the lowest housing costs in Santa Barbara County, Guadalupe still lacks sufficient 
housing opportunities for its population--specifically special needs groups such as farm workers, 
people with disabilities, large families, and senior citizens. To address this issue, as well as the 
roughly 40 percent overcrowding, a Housing Action Plan should be created. 
 
To encourage affordable housing projects, the City should support infill development in the 
Central Business District and amend zoning as needed. This manner of development will create 
a denser environment and facilitate walking and biking, and the associated economic activity. 
New housing should be consistent with the neighborhood character to maintain its uniformity. 
  
Recommendations 
 
1.6 Establish an Equal Opportunities program for Affordable Housing  
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Active Recreation Business 
 
Various outreach activities in Guadalupe support the need for more community- and tourist-
centered commercial activity. Therefore, businesses centered around active recreation should 
be encouraged in Guadalupe, especially in the downtown area. Vacant buildings and lots should 
be utilized to attract active recreation businesses and uses. Potential uses include a skate park, 
skateboard-related shop, fish and tackle shop, surf shop or bike shop. These businesses would 
likely cater to the tourists visiting the nearby Guadalupe Dunes. The creation of a trail system 
connecting downtown area shops to the housing and natural areas to the west could also serve 
residents and visitors alike. 
 
In addition to providing more activities in Guadalupe, active recreation businesses could create 
more jobs. Beyond job creation and revenue contributions to the city, these jobs represent an 
opportunity for residents to learn a specialized trade such as the fishing or biking industry. 
Ultimately the goal of this alternative is growing Guadalupe within its current means. This 
means keeping and creating activities within the City limits.  
 
Recommendations 
 
1.7 Amend zoning regulations to remove barriers and encourage active  recreation-
centered commercial uses.  
 
Tourism/Campground 
 
Outreach in the community identified a missed opportunity for Guadalupe to capture economic 
activity from cyclists along Highway 1. The primary reasons is the lack of accommodations in 
the city. Therefore a campground is proposed along the route to compete with other 
communities in the county that have become destinations for bicycle tourism after creating 
similar facilities (e.g. Cachuma Lake, Jalama Beach). 
 
There are few options in the existing city limits that could accommodate such a park; county-
owned land adjacent to Guadalupe has been identified as a potential bicycle campground site. A 
study would need to be done to determine feasibility, especially as it relates to State 
departments (e.g. Fish & Game). The area to the northwest of city limits would be an optimal 
site. Rather than annexation, the City should work with Santa Barbara County to develop this 
vacant land into a campground. 
 
Recommendations 
 
1.8 Work with Santa Barbara County to develop a campground site in land  adjacent to 
city limits, as appropriate. 
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Arts District 
 
An arts district is proposed in existing vacant commercial areas in the downtown core. This 
idea is inspired by the similar districts that have evolved into focal points for cities across the 
country that feature a diversity of businesses and foster a high quality of life for residents while 
attracting visitors. The area should contain production and exhibit space such as an arts center. 
Further, existing residential in the second story of many downtown buildings can be utilized by 
artists wanting to live near their workspace.  
 
This could potentially keep the downtown area viable with the new commercial space in DJ 
Farms Specific Plan area further pulling the center of Guadalupe westward. 
 
Recommendations 
 
1.9 Encourage temporary and permanent arts-based development downtown. 
 
1.10 Increase the number artistic/cultural facilities.  
 
1.11 Subsidize event tickets for low-income youth. 
  
1.12 Organize and promote a First Friday Artwalk, and other events. 
  
1.13 Support development of Dia de los Muertos celebration. 
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FIGURE 86. ALTERNATIVE 1 MAP 
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ALTERNATIVE TWO 

 

INTRODUCTION 
 
Alternative Two looks forward to Guadalupe in the year 2035. This scenario envisions a city 
that has sustained moderate population growth, and significant quality of life improvements for 
residents and visitors alike. The growth will be driven by an influx in community-serving 
businesses and tourist-attracting amenities. The downtown will have a vibrant street-life, 
spurred by street improvements such as new way-finding signage, street furniture and an 
attractive tree canopy framing the now-bustling Highway 1 thoroughfare. Tourists will be 
attracted to Guadalupe by new lodging accommodations such as campgrounds and bed-and-
breakfasts, and a diverse offering of community events like farmer's markets and outdoor 
concerts. Together, these improvements will make Guadalupe an attractive destination along 
Highway 1 for increased Central Coast tourism. Existing residents will be served by new 
housing from infill development of once-vacant lots, new accessory dwelling units close to the 
downtown retail core, and zoning amendments allowing for higher density development. This 
development pattern will allow for the precious agricultural land surrounding the city to be 
preserved while providing an increase in housing supply for current and future residents, 
thereby maintaining affordability and increasing diversity of housing options.  
 

KEY FEATURES 
 
Tourist attraction 
 
Developing a tourist-serving economy is in the interest of Guadalupe because it will increase 
the revenue generated for the local economy. The primary goal of attracting visitors to 
Guadalupe is to sustain a vibrant and healthy community and economy by increasing taxable 
sales related to travel, encouraging business retention, expanding the retail and related sectors, 
and improving the visitor experience in terms of products and surroundings. The city’s location 
on Highway 1 along the Central Coast provides many opportunities for the development of 
tourist programs including:   
 

• A historic and walkable downtown environment. 
• Multimodal transportation opportunities for visitors. 
• Close proximity to natural areas including the Guadalupe dunes and the Pacific Ocean. 
• All-season tourism opportunities. 
• Close proximity to wine country and microbrewery areas. 
• Many area parks that provide sites for special events and festivals. 
• Highway 1 cyclists passing through town. 
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• Affordability. 
 
Recommendations 
 
2.1 Create of a tourist related amenity area plan (TRAP) near Amtrak station  to 
capture rail travelers. 
 
2.2  Examine creative tourism opportunities for finding niche (eco tourism,  adventure 
tourism). 
 
2.3 Use social media to promote Guadalupe. 
 
2.4 Develop of a Business coalition to better cater to area visitors. 
 
2.5 Develop of Special tax district for reinvestment in tourism  opportunities. 
 
2.6 Create diverse lodging options that are accessible to both transit and  shopping 
options. 
 
2.7 Facilitate aesthetic improvements to the downtown core. 
 
2.8 Implement way-finding signage program to direct visitors to the downtown  core. 
 
2.9 Develop overnight camping options near the city.  
 
Community-oriented development 
 
An additional focal point of this alternative is an increase in community serving businesses and 
activities. Through zoning amendments and with quality of life improvements in mind, 
Guadalupe will promote events such as a farmer’s market, concert series and more community 
festivals. Improvements and expansion of the existing Neighborhood Commercial space, 
especially near Kermit McKenzie Junior High School, will allow greater access to existing 
businesses and increase patronage.  
 
Making use of vacant land in the city is vital to the success of this alternative. The City of 
Portland, Oregon has produced the No Vacancy Guide to assist communities in creating 
temporary and experimental uses in vacant and/or underused land. The benefits of utilizing 
vacant land are myriad. Foremost is the encouragement of innovation by offering sites that have 
low-risk leasing structures which may facilitate experimental business opportunities for 
entrepreneurs. Also noted in the report is the benefit to property owners by allowing them the 
opportunity to get short-term leases rather than all-or-nothing terms. This applies to both 
vacant parcels and vacant buildings, because programming can be designed for either. 
Recommendations 
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2.10 Work with property owners to facilitate lease structure amendments to  allow for 
vacant land to be better utilized 
 
2.11 Conduct a feasibility study for the potential economic gains created by  new leasing 
structure 
 
2.12 Develop streamlined permitting process to remove barriers for potential  business 
owners in moving into new spaces  
 
2.13    Create a list of potential vacant sites for community programming 
 
Re-zoning & Infill Development 
 
Rather than increase the footprint of the city, growth should come from increased-density 
zoning and infill development. The downtown area and the Highway 1 corridor are identified as 
prime candidates for increased R-3 high-density and mixed-use zoning. Greenfield development 
should focus on improving vacant parcels throughout the city. Furthermore, the City should 
adopt an ordinance related to accessory dwelling units, to promote more people living in the 
city, increase affordability, and preserve agricultural land surrounding Guadalupe.  
 
To create a vibrant community and enhance economic vitality the City of Guadalupe will need 
to amend its current zoning code. An analysis of the land inventory has concluded in locating 
three areas suitable for rezoning in anticipation of moderate population growth. These three 
areas will address the community’s need for housing and commercial development.  
Recommendations: 
 
2.14 T.R.A.P. District (Tourism Related Area Plan) - This district will rezone  what is 
currently light industrial on the western side of Highway 1 from  Highway 166 to 5th Street 
and create a new zoning designation under a  TRAP. The goal is to create a tourist 
oriented corridor with access to the  Central Business District and DJ Farms. The 
rezoning of the area has the  potential to foster a continuous development pattern with the 
creation of a  mixed use corridor that serves both residents and visitors. Its location  along 
Highway 1 and direct access to the Amtrak Station provides a  unique opportunity to attract 
tourism to Guadalupe. The TRAP will  promote the development of a boutique hotel or 
hostel and establish a  transient occupancy tax.  An example of some allowable uses are high 
 density residential, hotel, hostel, motel, mixed use, commercial mixed use  etc.  
 
2.15 Rezone the area between Tognazzini Avenue and Campodonico  Avenue and the 
cemetery to the south and Sixth Street to the north into  higher density residential. This 
establishes a neighborhood that can  support a walkable environment and is in proximity to the 
TRAP, Central  Business District, and DJ Farms. This area will also serve as a buffer 
 between single family residential and the TRAP district.  
 
2.16 Rezone the area to the northeast of the Central Business District along  Eleventh 
Street to high density residential in order to accommodate  growth from the adjacent R3 
zone, in line with current plans to up-zone.  The present condition of this area is ideal for 
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 new development and is in  proximity to Highway 1 and the Central  Business 
District. Improving the  pedestrian environment is paramount.  
 
2.17 Expand the R3 zone next to the central business district to encourage  higher density 
development in proximity to services. 
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FIGURE 87. ALTERNATIVE 2 MAP 
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ALTERNATIVE THREE 
 

INTRODUCTION 
 
Alternative 3 will facilitate Guadalupe's development into a bustling town which caters to a 
growing resident population, and attracts a wide variety of visitors traveling along Highway 1. 
This alternative will provide the framework for the most abundant growth in the areas of 
business development, tourism development, housing stock, infill and greenfield development, 
agricultural business expansion, and expansion of public services. This alternative aims to 
provide a better quality of life for residents, a vibrant downtown area, improved economic 
conditions and revenues for the City, and a welcoming and accommodating visitor experience.   
 
Alternative three includes three phases. The first involves attracting businesses to Guadalupe 
with incentives and a streamlined permitting process, limited barriers and fees, and grant 
opportunities. Phase two promotes infill development in the residential and downtown core, 
promotes housing near transit, accommodates tourism through various services, attracts larger 
businesses, and improves circulation. The final phase involves advanced tourism infrastructure 
and marketing, further expansion of public facilities and transit systems, and potential 
annexation land.  
 
The high growth model strives to accommodate a majority of the projected population growth 
in order to support expanding commercial development. The addition of up to 1,200 housing 
units in annexed land would likely support the projected population, which includes a full-
vacancy projection for the DJ Farms development project. Adjusting for the City’s current 
vacancy rate and average household size, the DJ Farms development alone has the potential to 
increase the population by about 3,200 people with approximately 850 new homes. 
 
It will be important for the City of Guadalupe to focus on supporting and expanding its current 
infrastructure and supportive services to meet the needs of a steadily increasing population and 
economy. The City should work to amend the current zoning ordinance to allow for such 
expansion, and seek out policy and program opportunities that will transform Guadalupe into a 
self-sufficient and vibrant place to live and visit, while maintaining its rich cultural identity. 
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KEY FEATURES 
 
Central Business District (CBD) Development 
 
The City of Guadalupe should seek out opportunities to promote housing and commercial 
development in the CBD to better support the surrounding community.  
 
Recommendations 
 
3.1  Rezone portions of Highway 1 in the CBD to mixed-use, to  accommodate a 
variety of development proposals and establish a more  walkable corridor. 
 
3.2 Consider incentive zoning in the CBD to provide incentives to  developers for 
increasing the density and intensity of the proposed use.  
 
3.3 Loosen restrictions on curfew and alcohol sales in the CBD in an effort to  attract 
restaurant and bar establishments. 
 
3.4 Promote infill development in the CBD, while encouraging  agricultural  business, 
 
3.5 Attract entertainment businesses in the CBD by renovating and retrofitting  the 
existing movie theatre, iconic saloon, and downtown shops and  restaurants, as deemed 
necessary. The gradual development of  entertainment options in Guadalupe will encourage 
community building,  attract new residents, improve the quality of life for existing residents, 
 and create an attraction for visitors.   
 
3.6 Facilitate development towards medical facilities, such as an urgent care  and 
specialized treatment centers. 
 
Expand Commercial Development Areas 
 
Expanding the commercial development in Guadalupe will provide a diverse economic base 
throughout the community. Allowing for appropriate commercial development will increase 
sales tax revenue.   
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Recommendations 
 
3.7 Partner with interested agencies or solely purchase a vacant commercial  building to 
create a permanent, year-round farmer’s market facility  where  local residents can sell and 
purchase fresh produce and goods. 
 
3.8 Plan for and promote a weekly flea market to increase the quality of life,  stimulate the 
local economy, and provide a sense of community by  creating a gathering place for 
residents.   
 
3.9 Provide incentives such as public utility rates, tax breaks, expedited  permitting 
process, reduced impact fees, and grants for small businesses.  
    
3.10 Facilitate programs that stimulate the economy by teaching business skills  and 
providing microloans to local residents aiming to start their own small  businesses. These can 
improve economic conditions by encouraging  unemployed or self-employed residents to 
start small businesses or  expand their  current business. 
 
3.11 Determine locations for the development of low-density commercial  business, such 
as a grocery store. 
 
Tourism Development 
 
Capturing a tourist economy will bring essential transit-occupancy tax (TOT) revenue directly 
to the City.   
 
Recommendations 
 
3.12 Promote growth of tourism infrastructure via a campground and/or hostel  that 
 will provide a low capital investment, low operation cost, and  affordable 
accommodation for visitors.   
 
3.13 Expand the influence of Dunes Center by advertising at county and state  tourism 
offices, events, and attractions.  
 
3.14 Develop Guadalupe’s tourist economy by promoting the City as a  destination  point, 
generating awareness of Guadalupe’s unique  characteristics and regional location. 
 
3.15 Promote visitor serving facilities, such as bed and breakfasts, hotels, and  motels which 
bolster the local economy through TOT revenue. 
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Identify Potential Housing Opportunities 
 
With a more aggressive growth approach, an appropriate housing stock is necessary.   
 
Recommendations 
 
3.16 Promote infill development via Accessory Dwelling Unit Ordinances and  CBD infill 
incentives, with the aim of increasing the housing stock to  accommodate a growing population 
as well as increasing the density of  the city.   
  
3.17 Increase in housing stock via the implementation of the DJ Farms housing 
 development, infill housing development, and mixed-use developments. 
 
3.18 Continue to increase the City’s housing stock to accommodate population  growth 
as well as attract new residents.   
 
3.19 Consider annexations south of Main Street and southwest of Highway 1  and Main 
Street; work with Coastal Commission if applicable.  
 
3.20 Work with LAFCO and Santa Barbara County to expand sphere of  influence 
around the city, in order to allow potential future annexation. 
 
Increase Connectivity 
 
Recommendations 
 
3.21 Promote educational attainment for Guadalupe citizens by improving the  circulation 
connection with Hancock College. Facilitate a transportation  partnership between the City 
and the College.   
 
3.22 Improve walkability and bikeability by facilitating connections between 
 neighborhoods in east-west and north-south directions.  This may be  accomplished 
via easements and bicycle/pedestrian infrastructure  between existing properties.   
 
3.23 Promote Transit Oriented Development (TOD) near the existing Amtrak 
 Station. Foresee the development of the TOD as a linkage to the CBD.  
 
3.24 Promote Guadalupe as a place to live and commute to Santa Maria and  cities in San 
Luis Obispo County. While currently this is not a viable option  for Guadalupe, a future goal 
of the City could be the promotion of  Guadalupe as a livable destination.  
 
3.25 Continue to improve pedestrian and bicycle connections within the City,  especially 
between residential, commercial, and recreation areas. 
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3.26 Improve circulation between residential and downtown areas with the  addition of 
new shuttle or bus circulator.  
 
3.27 Beautify the City through attractive and drought-tolerant landscaping that 
 captures the key corridors of Main Street, Highway One, and other high  occupancy 
travel routes. 
 
Expand Public Services 
 
Policies and Programs: 
 
3.28 Expand programming for existing and new parks to improve quality of life  for 
residents by promoting public health and active lifestyles. 
 
3.29 Expand programming for existing and new parks to improve quality of life  for 
residents and promote public health and active lifestyles. 
 
FIGURE 88. ALTERNATIVE 3 MAP 
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APPENDIX 

GRANTS TO HELP SMALL BUSINESSES 
 
Community Development Block Grant 
 
This grant is offered by the U.S. Department of Housing and Urban Development. The grant 
monies are used to fund affordable housing, anti-poverty programs and infrastructure 
development.  Guadalupe will need to prepare and submit the required documents which 
define the goals and intended use of the grant funds. This grant is particularly useful because 
there isn’t much federal oversight and the funds can be used for real estate acquisition, 
relocation, demolition and rehabilitation of both housing and commercial buildings. 
 
The key feature of the Community Development Block Grant is that funds under this grant can 
be used for numerous purposes including rehabilitation of housing and commercial buildings.    
 

Rural Business Enterprise Grant 
 
This is a grant offered by the USDA Rural Development Program and offers funding to public 
entities such as cities. The city cannot have a population of 50,000 or more in order to qualify 
for this grant and must be rural. Guadalupe fits this description. The city is awarded money to 
help fund local business. The funds are used for the development and financing of an emerging 
small business (USDA, 2010, p.1).  
 
The key feature of the Rural Business Enterprise Grant is that the City receives money from 
the USDA and then distributes those monies to fund local business. The City must have a 
population of under 50,000 people and must be rural.  
 

Rural Business Opportunity Grant 
 
This grant is available to rural cities exemplifying exceptional needs. This is accomplished by 
making grants to pay costs of providing economic planning for rural communities, technical 
assistance for rural businesses, or training for rural entrepreneurs or economic development 
officials (USDA, 2010, p.1).  
 
The key feature for the Rural Business Opportunity Grant is that it is available to rural cities 
and pays for the costs of starting a local business.  
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SBA Loans 
 
Provides loans to businesses and not individuals. The requirements of receiving the loan are 
based on the individual business instead of the owner. The factors of eligibility are based on 
what the business does to generate income, where it operates, and the character of its 
operation. In order to be eligible for the loan the business must be: 

• For profit 
• Small 
• Engage operation in the US 
• Have invested equity 
• Be able to demonstrate a need for assistance 
• Use the loans for business purposes only 
• Not be in debt to the US government  

 
The key feature of SBA loans is that there are more ways to be disqualified than qualified but 
once a business is qualified they are eligible to receive loans for starting business.  
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