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Chapter 1: Introduction

Overview: Isla Vista Master Plan

For the last 35 years, the public planning process in Isla Vista has been ac-
tive.  Numerous issues have been identified during successive planning efforts 
including limited parking, overcrowding, substandard housing, and deteriorat-
ing infrastructure. The problems in Isla Vista have persisted for years, and past 
attempts to solve them have resulted in relatively little permanent change.  

The framework for this Master Plan is based on the existing land use patterns 
of Isla Vista. The Plan makes strategic adjustments to the way the community is 
designed and operated, so that it will better suit the needs and aspirations of its 
residents.

This chapter presents an overview of the existing land use patterns within the 
context of the community’s goals for change and the guiding principles for the 
Plan. 
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Local Setting

Isla Vista is an unincorporated community located 9 miles west of the City of 
Santa Barbara on the South Coast of Santa Barbara County, California. Sur-
rounded on three sides by the University of California, Santa Barbara (UCSB), 
Isla Vista is located on a coastal bluff overlooking the Pacific Ocean.

The current population of Isla Vista is approximately 20,000; some 13,000 of 
whom are students. Isla Vista is known primarily for its role in providing hous-
ing for students from UCSB as well as Santa Barbara City College. However, 
the community is also home to approximately 7,000 non-student residents. Isla 
Vista is 1/2 square mile or 320 acres. The streets form a rectilinear grid with the 
exception of Embarcadero Del Norte and Embarcadero Del Mar that create a 
loop defining Anisq’Oyo’ Park and the downtown. A typical block pattern exists 
in the northeast and southwest corners, but the blocks become quite large and 
irregular in the center.

More than 200,000 people live on the South Coast of Santa Barbara County. 
The region’s economy is largely driven by education, tourism, and service sec-
tors, though technology and agriculture also play a significant role.

More than 80,000 people live in the Goleta Valley. Traditionally an agricultural 
community, the University of California at Santa Barbara is now the region’s 
largest employer. Enrollment at the University is currently capped at 20,000 
students.  U.S. Highway 101 divides the Goleta Valley and is the principal route 
connecting the Valley to other communities. Los Carneros Road connects Isla 
Vista to U.S. Highway 101 and a number of major employers. The Goleta Valley 
is also host to the Santa Barbara Municipal Airport (SBMA), which is located in 
close proximity to Isla Vista and UCSB.

The Goleta Community Plan has guided land development patterns in the area 
since its adoption in 1993. The City of Goleta recently adopted a General Plan 
in 2006.  This General Plan regulates land use within the new city.  Decisions 
made by the new city will influence the quantity, timing, and quality of growth 
in areas neighboring Isla Vista. 

Hwy 101

Pacific Ocean

Isla Vista 
Planning Area

UCSB  
Main  

Campus

Goleta
Five Points  

Shopping Center Downtown 
Santa Barbara

Camino Real 
Shopping Center

Isla Vista is located adjacent to UCSB, 
near the Santa Barbara Airport, a short 
distance from Goleta, and about 9 miles 
from Santa Barbara.
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Santa Barbara 
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Due to its location adjacent to UCSB, Isla Vista will remain a student-oriented 
community. There are many examples of densely populated student-oriented 
communities across the United States that are vibrant and attractive places for 
students and non-students to live that could serve as a model for Isla Vista. The 
primary difference between these communities and Isla Vista is many of these 
places were built around or integrated with urban communities.  As a result, 
necessary services are located within or very near these communities.  How-
ever, Isla Vista is a compact community that currently does not provide all the 
services a typical urban area would offer.  At the same time,  Isla Vista supports 
higher densities than typical suburban development. This planning effort ad-
dresses the question: How can Isla Vista better serve the people who live in the 
community?

The goal of planning for the future of Isla Vista is not to change the function 
of the community, but rather to adjust the form of the community to improve 
residents’ quality of life and create a vibrant and attractive place for students and 
non-students to live.

This aerial photograph illustrates Isla 
Vista’s magnificent setting. The commu-
nity is framed by the Pacific Ocean to 
the south and the Santa Ynez Mountains 
to the north. The urban area is directly 
bordered by the University of California 
at Santa Barbara to the west, north and 
east.

Local Setting

Goleta
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Local Setting

This map illustrates the 1/2 square mile area of Isla Vista and its immediate context. 
Redevelopment Project Area boundary shown by dashed line; Isla Vista Planning 
Area shown by dotted line.
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Local Context

High population density, younger median age, and proximity to the UCSB 
campus all contribute to high level of pedestrian and bicycle traffic in Isla Vista. 

Pedestrian and Bicycle Orientation

Housing

Housing in Isla Vista consists mostly of medium and high-density housing 
types, aside from the 8 blocks of single family residences in the southwest 
corner.  Most of the original housing stock dates from the 1960s and 1970s and 
is often either poorly designed, poorly maintained, or both. Some of the more 
recent construction and renovations have begun to incorporate courtyard hous-
ing types and housing design that result in a higher quality street environment.
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The natural setting of Isla Vista is one of the area’s most significant attributes, 
with the Pacific Ocean and Channel Islands to the south and the Santa Ynez 
Mountains to the north.  The open space within Isla Vista reinforces its natural 
context and provides opportunities for relaxation and recreation for residents.

Natural Setting & Parks and Open Space 

Local Context

Isla Vista is composed primarily of a rectilinear street grid. This pattern sup-
ports pedestrian and bicycle traffic. Several streets are wider than may be 
necessary, resulting in high-speed traffic and most streets are undefined by the 
buildings.

Streets 

Downtown Isla Vista consists of mainly one-story structures. The Pardall Road 
corridor is the focus of most commercial activity.

Downtown 
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A Strategy for Beneficial Change
A community is a man-made environment built for the purpose of housing the 
social and economic activities of its residents. The existing physical environment 
in Isla Vista, in many significant respects, does not “fit” the way its inhabit-
ants want to live. Many of Isla Vista’s streets and other public spaces could be 
redesigned and managed to better serve area residents and visitors. Many of its 
buildings could be designed to better fit the needs of their users - residents, busi-
nesses, and institutions. There are important social activities that lack suitable 
places to occur, and public institutions that lack adequate facilities to serve the 
community. The quality of the building stock, the current transportation sys-
tem, and parking management efforts do not optimally support the residential 
or commercial uses that are the core of the Isla Vista economy. Accordingly, the 
Master Plan is structured to repair and correct many of the issues that have been 
identified by the community.

From an urban and community design perspective, Isla Vista represents a tre-
mendous opportunity. Isla Vista has one of the highest concentrations of people 
(62.5 people per acre) in California, heavy pedestrian and bicycle traffic, and a 
wonderful geographic location adjacent to a prominent university. In addition, 
most characteristics inherent to good neighborhood and town planning are al-
ready in place here in rough form. Isla Vista has an integrated network of streets, 
well defined edges, an obvious center,  a walkable size, a diverse mix of uses and 
building types, and the community was developed in a pattern that could sup-
port a transit system.  As a result of these characteristics, there is a real potential 
for change in Isla Vista. 

Local Context

Document Format 

Columns 
The two-column format of this docu-
ment is intended to provide informa-
tion to the reader on two parallel, 
but distinct tracks.

The left column contains the main 
narrative of the Isla Vista Master 
Plan. Goals and policies for Isla Vista 
will be located in the main column. 
The right column provides the op-
portunity to state related informa-
tion, including:

• Isla Vista Master Plan actions, 
programs and/or development 
standards related to the main text 
and diagrams.

• Existing County General Plan 
goals, policies and programs that 
are relevant and applicable to Isla 
Vista. For example, references to 
the Goleta Valley Community Plan 
(GV) and Coastal Land Use Plan 
(CLUP) are included. Please note 
that for GV references, it is impor-
tant to refer to the January 2000 
addenda and errata, containing 
the most current policies.

• Existing State law and planning 
background information.

• Cross-references to other sections 
of the Isla Vista Master Plan.
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Early reports that outline Isla Vista problems and potential solutions include 
The Report of the Commission of Isla Vista (“The Trow Report”) 1970, Rec-
ommendations for Isla Vista Planning, 1973, and the Isla Vista Enhancement 
Report, 1996. 

In 1990, the Santa Barbara County Board of Supervisors, in an effort to begin 
addressing issues identified in past reports and then-up-to-date studies, adopted 
the Redevelopment Plan for the Isla Vista Redevelopment Project (Redevelop-
ment Plan). The objectives of that plan were to acquire environmentally sensitive 
property, increase public open space, develop public infrastructure improve-
ments, construct a community center, and encourage housing rehabilitation.  
Only some of these objectives were achieved by early redevelopment efforts; 
the recession in the early 1990s slowed development and many of the projects 
expected to generate substantial revenue for the agency were delayed.  

In 1999, a working group composed of UCSB, Isla Vista Recreation and Park 
District (IVRPD), and Santa Barbara County Planning and Development 
(P&D) began meeting to discuss the status of Isla Vista and how to address 
community issues. In 2000, Santa Barbara County, UCSB, and IVRPD signed 
a memorandum of understanding (MOU) to establish a strategy to jointly fund 
and develop a Master Plan for Isla Vista. The multi-agency planning team held 
an international design competition in 2000, selecting Opticos Design to assist 
in the development of the Master Plan. 

To facilitate community participation and formal review of the Master Plan 
and potential amendments to the Isla Vista Redevelopment Plan, a Project Area 
Committee/General Plan Area Committee (PAC/GPAC) was formed in Oc-
tober 2001. The Isla Vista PAC/GPAC is a group of residents, property own-
ers, business owners, and representatives of community organizations from the 
project area. 

In April 2002, the project partners held an intensive 8-day Design Workshop 
for community members to interact with urban planners, architects, designers, 
engineers, and financing experts to discuss the future of Isla Vista. The results 
of the Workshop were published in the Design Workshop Summary Report 
(DWSR).  

Planning History

Community Advisory Body

The Isla Vista Project Area Commit-
tee/General Plan Advisory Commit-
tee (PAC/GPAC) played a critical 
role in developing the Master Plan.  
The PAC/GPAC reviewed land use 
issues presented by County plan-
ning staff and provided community 
perspective regarding:  1) land use, 
2) new development policies, 3) 
amendments to the zoning ordi-
nances, 4) design standards, and 5) 
catalyst redevelopment projects.

Project Area Committee role in 
Redevelopment Plan Update

State law requires that a Project 
Area Committee (PAC) review 
certain types of amendments to the 
redevelopment plan. The PAC ad-
vised the County concerning policy 
matters that affect  residents in the 
project area during the Master Plan 
process.

General Plan Advisory Committee 
Role in General Plan Update

The GPAC played an important 
role by providing community input 
into land use policy for this Isla Vista 
Comprehensive Plan update. The 
GPAC’s role was to assist and advise 
the Board, Planning Commission, 
and County staff in developing 
amendments and updates to the 
Comprehensive Plan. [The Master 
Plan updates the Comprehensive 
Plan in Isla Vista.]
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Why a Long Range Plan?

As is the case with all communities, Isla Vista is a complex collection of physi-
cal, social, and economic systems. The physical systems are composed of natural 
and built environments. The built environment consists of public and private 
improvements, while the natural environment consists of ecosystems that func-
tion in and around the community. The social systems include neighbor to 
neighbor interactions, as well as a range of institutions and businesses that bring 
people together. The economic system includes a wide range of relationships - 
landlord/tenant, customer/shopkeeper, student/University, business to business, 
and others, both internal to Isla Vista and also serving to connect it to neighbor-
ing communities within the South Coast region. 

In undertaking this planning process, the community identified physical, social, 
and economic systems - individually and as they interact with one another. The 
Master Plan specifies relationships to improve and establishes a series of poli-
cies, programs, regulations, and design guidelines that address imbalances and 
conflicts.

It is specifically intended that most elements of change identified in this Plan 
will occur in reasonably small increments, such that the community will see the 
effect of each change, and determine if the results are satisfactory, or the course 
of change needs to be adjusted. The ability to observe and steer the process 
of change and growth as it unfolds is essential in managing a complex urban 
system.

The concept of balance is key to all 
elements of the Plan. The over-arch-
ing mission statement of this process 
is:

Improve the quality of life by de-
veloping policies, programs and 
implementing projects to create a 
physically, socially, and economi-
cally viable Plan for Isla Vista.
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Existing Plans for Isla Vista

The Coastal Land Use Plan (CLUP) and Goleta Valley Community Plan (GV) 
will continue to apply to Isla Vista after Master Plan adoption. While the Isla 
Vista Master Plan does not duplicate policies already in place in the CLUP or 
GV, the Isla Vista Master Plan must be consistent with these documents and all 
of the other Comprehensive Plan documents.

Coastal Land Use Plan
The Coastal Land Use Plan serves in part as the “land use element” for the 
coastal areas of the county. The purpose of the Coastal Land Use Plan (CLUP) 
is to protect coastal resources, provide greater access and recreational opportuni-
ties for the public, allow for orderly and well-planned urban development, and 
appropriately locate coastal-dependent and coastal-related industry. 

Other Comprehensive Plan elements and community plans are applicable with-
in the coastal zone, however, where conflicts exist, the CLUP takes precedence. 
The CLUP specifies that whenever multiple similar policies apply, the policies 
most protective of coastal resources takes precedence. For the Goleta area, the 
CLUP prioritizes low and moderate income housing as the highest priority use, 
followed by public recreation and visitor serving commercial uses.

Goleta Valley Community Plan
The 1993 Goleta Valley Community Plan is one of the community/area plans 
that have been adopted in Santa Barbara County. The community plans are 
intended to address the special concerns and needs of the community and to 
preserve the unique character of each community through adopted land use 
maps; goals, objectives, policies, and development standards. Policies and actions 
referenced from the Goleta Valley Community Plan are identified by “GV” for 
Goleta Valley.

Isla Vista Redevelopment Plan
Redevelopment law provides local government with a powerful tool to revitalize 
communities and eliminate blight. When a project area is established, a redevel-
opment plan is adopted by ordinance of the County Board of Supervisors.  The 
plan, which must be consistent with the Comprehensive Plan and any Commu-
nity or Area Plans, describes goals, purposes, and objectives to eliminate physi-
cal and economic conditions of blight.

The Isla Vista Redevelopment Plan was adopted by the Board of Supervisors on 
November 27, 1990 (Ordinance No. 3894) and amended on December 7, 1999 
(Ordinance 4382). It provides the Agency with powers, duties and obligations to 
implement and further the program formulated for the redevelopment, rehabili-
tation, and revitalization of the Project Area.

Comprehensive Plan Framework

Generally, a long-range plan de-
fines issues, establishes goals, and 
defines policies used to implement 
these goals. The text of a plan will 
also contain background informa-
tion, maps, and graphics. Policies 
often have associated implement-
ing actions and development 
standards. 

1) Goals are specified in the text of 
the Comprehensive Plan. Goals are 
intended to specify an ideal future 
end, condition, or state related to 
the public health, safety, or gen-
eral welfare toward which plan-
ning implementation measures are 
directed.

2) Policies are specific statements 
that implement goals and guide 
decision-making. Policies indicate 
a clear commitment by the local 
legislative body. A policy should be 
based on the Comprehensive Plan’s 
goals as well as all available data. 
For a policy to be useful it must be 
clear and unambiguous. 

3) Development Standards are 
measures that will be incorporated 
into land use projects to provide de-
velopment consistency with certain 
policies of the Community Plan.

4) Actions are one-time actions, 
programs, procedures or devel-
opment standards that carry out 
Comprehensive Plan policies. Ac-
tions usually specify a specific step 
or endeavor.

The Isla Vista Master Plan will create 
a set of goals, policies, actions and 
development standards to address 
specific issues in Isla Vista.
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Community Objectives

1.  Create a physically, socially, and economically sustainable plan for Isla Vista.

2.  Improve the quality of life and sense of community for all Isla Vista residents by enhancing 
the character and quality of the built environment, promoting a more diverse population, and 
providing more amenities for residents.

3.  Preserve and enhance Isla Vista’s distinctive character and  establish a greater sense of com-
munity among Isla Vista’s diverse residents by providing venues for social interactions.

4.  Design a community based on a mixed-use, sustainable urban village model, where depen-
dence on the automobile is reduced, people can live close to where they work and shop, 
pedestrian and bicycle traffic is encouraged, and public mass transit is easily accessible and 
convenient to use.

Automobile traffic and parking should not be allowed to dominate the streets of Isla Vista, •	
detracting from the appearance of the community and making it unpleasant to walk or 
ride a bicycle.

Streets and other public spaces should be designed and managed to encourage neigh-•	
bors to meet one another and socialize in public.

5.  Develop an efficient parking strategy that minimizes visual impact on the community.

6.  Create aesthetically attractive housing to meet the needs of its residents while efficiently us-
ing the limited amount of land.

A variety of housing types should be provided that appeal to a range of household sizes •	
and income levels.

7.  Develop a balanced, robust, and economically viable commercial core, complete with a 
variety of uses, services, and public open spaces that allow people to gather and socialize in 
the center of the community.  These services should include day-to-day amenities  that can 
raise the general quality of life and decrease automobile dependency.

8.  Blur the interface between Isla Vista and UCSB by enhancing the connections through build-
ing improvements and the provision and maintenance of public space.

Connections between Isla Vista and UCSB should include commercial and civic activities •	
that appeal to both UCSB students and the larger community, fostering social contact in a 
civil public setting.

9.  Preserve and enhance existing natural resources, such as the beach, wetlands, coastal sage 
scrub, trees, native species, and riparian habitat.

10. Improve existing parks and recreation resources, and expand recreational opportunities and 
beach access.

Beginning in 1999, the project sponsors held a series of meetings in which community members were invited to share 
their concerns, hopes and visions for Isla Vista. Through the design competition process many additional ideas were gen-
erated, and during the 8-day Design Workshop of April 2002 many more community concerns, and potential responses 
to those concerns, were documented. An outcome of these two outreach processes included the Isla Vista Master Plan, 
community objectives, which are listed below.
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Since initiation of this planning effort, a primary goal of the Master Plan has 
been to enhance the existing strengths of the Isla Vista community. As a result, 
the Plan does not propose significantly altering the land use pattern in the area. 
The concept for the Master Plan, however, does describe the public infrastruc-
ture improvements, programs, and public policies necessary to initiate improve-
ment to the quality of life for all members of the community.

These changes to infrastructure, programs, and public policies are intended to 
stimulate private sector investment in Isla Vista. This investment will be critical 
to the success of this Plan as public funds will not solely implement all projects 
described in this document. In an effort to steer and direct public investment, 
this document describes very clearly the building types the community and 
County would like to see in Isla Vista. This clarity is intended to accelerate the 
entitlement process and resolve questions regarding what can and cannot be 
permitted in each neighborhood.

Those neighborhoods serve to organize the Plan. As a basic principle of plan-
ning, Isla Vista was divided into two neighborhoods of walkable size. A focal 
point for each neighborhood was identified and developed. These two focal 
points, or neighborhoods, shape the content of this place-based planning effort. 
The remaining chapters of the Plan describe proposals for Isla Vista’s streets, 
transit programs, parks, open spaces, downtown area, Estero neighborhood, 
housing system, and UCSB interface.  Projects are identified at the end of each 
chapter in the Plan.  Many of those projects have been incorporated into other 
County and Redevelopment Agency infrastructure and funding plans, including 
the Redevelopment Agency Five-Year Implementation Plan, the Agency annual 
budget, and the County’s Goleta Transportation Improvement Plan.

Concept Plan
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Overview
Policies, programs, and projects identified in this chapter specify improvements 
to Isla Vista’s network of public streets, address the area’s parking issues and 
present options to increase resident access to alternative transportation options.

This chapter is organized into two sections. Section One: Streets addresses 
physical infrastructure improvements to the community’s streets. Section Two: 
Parking and Transit outlines programs and projects to address parking and 
transportation needs. 

Chapter 2: Transit and Circulation
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Streets

Vision Statement

The network of public streets, sidewalks, and plazas, together with parks and 
open spaces comprise a community’s urban public space. These spaces create 
the framework of a community. In Isla Vista, the vast majority of public space 
is found in the public street and sidewalk systems. As a result, this system plays 
a critical role in defining the community and the overall quality of life in Isla 
Vista.

The projects in this chapter describe a strategy to implement a long-term vision 
for Isla Vista’s streets. That vision includes a street network that moves people 
effectively and safely, that is visually appealing, and that is not dominated by 
the automobile. The projects outlined in this chapter will not occur overnight.  
Some projects can be implemented in the near term, but many projects will be 
developed over time. Further, the impact of each project needs to be individually 
assessed, and in some cases, projects should be adjusted to accommodate new 
transportation or usage patterns.



2-3Isla Vista Master Plan 

 

Streets Goal: Enhance the quality of life in Isla Vista by improving the 
public circulation systems for pedestrians and bicyclists. 

Streets Policy 1: The Isla Vista circulation network should be modified to reduce auto-
mobile travel speed for compatibility with cyclists, pedestrians, and small-wheeled non-mo-
torized modes of transportation (e.g. skateboarders and rollerbladers). 

Streets DevStd 1.1: Streets should not be wider than necessary, wider streets encourage 
higher automobile speeds. 

Streets Action 1.2: The RDA and Public Works shall review and, where feasible, implement 
traffic calming devices and techniques such as, roundabouts and rotaries, street narrow-
ing that does not eliminate parking, and street trees on: Sabado Tarde Road, Sueno Road, 
Camino Del Sur, Camino Pescadero, and residential streets west of Camino Corto.  

Streets Action 1.3: The RDA and Public Works shall review and, where feasible, implement 
small roundabouts or rotaries at the following intersections: Camino Del Sur & Abrego 
Road, Camino Del Sur & Sueno Road, Camino Del Sur & Trigo Road, Camino Corto & 
Trigo Road, Camino Corto & Abrego Road, and Camino Pescadero & Trigo Road. 

Streets DevStd 1.4: Embarcadero Del Mar and Embarcadero Del Norte street intersec-
tions with Pardall Road, should be designed with rotaries and certain intersections along El 
Colegio Road should be designed with modern roundabouts, where feasible, to accommo-
date delivery trucks and safety vehicles. 

Streets Action 1.5: The RDA and Public Works shall review and determine methods to 
rebuild and specially landscape El Embarcadero, and consider stop sign or rotaries at the 
intersection with Sabado Tarde, with appropriate materials to calm traffic, improve and 
strengthen access to the ocean, and visually enhance the corridor.  

Streets Action 1.6: The RDA, Public Works, and County Parks Department should, where 
feasible, create pedestrian and bicycle routes to connect established trails and coastal routes 
along the perimeter of Isla Vista. 

Streets Policy 2: The use of bicycles as an alternate mode of transportation in Isla Vista 
shall be encouraged.  

Streets Action 2.1: The RDA and Public Works shall research Sueno Road as a bike boule-
vard using appropriate painting, signs, and physical improvements.  

Streets DevStd 2.2: Commercial development shall include adequate bicycle racks and stor-
age to accommodate both employees and customers. Community parks should also provide 
sufficient bicycle racks to accommodate park users.  

Streets DevStd 2.3: The Form-Based Regulating Code for Isla Vista shall require that all 
projects in residential zone districts be required to provide two (2) enclosed or unenclosed 
permanently maintained and secure bicycle storage spaces for each bedroom and/or studio 
apartment within the development.  

Streets

Goals & Policies
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Streets Policy 3: Walking shall be encouraged as a viable form of alternative transporta-
tion in Isla Vista.  

Streets Action 3.1: The RDA shall work with Public Works to implement sidewalk im-
provements, where feasible, on north-south streets and in the commercial core. 

Streets Action 3.2: The RDA shall encourage Public Works to, where feasible, prioritize 
completion of sidewalks on the following streets: Camino Pescadero, Pasado Road, Sabado 
Tarde Road, Pardall Road, Camino Del Sur, Camino Corto, Embarcadero Del Mar, Em-
barcadero Del Norte, Sueno Road, and Del Playa Drive. 

Streets Action 3.4: The RDA, in coordination with Public Works, should establish a 
streetscape infrastructure improvement program, planting appropriate street trees through-
out Isla Vista to enhance pedestrian activity. 

Streets Action 3.5: The RDA should encourage Public Works to improve the pedestrian 
crossing intersection of Abrego Road and Camino Corto, and other major intersections. Im-
provements may include installing lights, narrowing the intersection, raising the pedestrian 
crosswalk onto a wide speed table and placing reflectors or flashing lights on the pavement. 

Streets Action 3.6: The RDA should encourage Public Works to review and, where feasible, 
add pedestrian scale street lighting to north-south streets and primary circulation routes.  

Streets Policy 4: Impervious surface paving should be reduced to allow increased water 
infiltration.  

Streets Action 4.1: The RDA, working with County agencies, shall study the feasibility 
of implementing porous material paving requirements for public and private development,  
except for development on Del Playa Drive. 

Streets Action 4.2: The RDA, working with County agencies, should create porous design 
guidelines based on soil characteristics as applicable to require porous paving material, 
grasscrete or other material as deemed appropriate by County Departments for residential 
driveways, public right-of-ways, low-circulation parking lots or other feasible elements of site 
development.  

Streets Action 4.3: The RDA shall research and consider existing studies, including the 
Flowers and Associates infrastructure report, regarding bluff erosion-control options on Del 
Playa. The RDA shall also research a program to limit pollution from storm-water drainage. 

Streets

Goals & Policies
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Existing Setting: Public Streets

In Isla Vista, some streets are wider than may be necessary, resulting in higher 
traffic speeds. Sidewalks on many streets are incomplete, forcing pedestrians to 
walk in the roadway. Few street trees exist in the community; where they are 
present, the tree type, location, and size often varies significantly. 

The majority of Isla Vista’s public space lies in its streets. Most streets are cur-
rently undifferentiated in their design though they serve different and distinct 
functions. Generally speaking, the north-south streets serve as entrances for 
automobiles into the community and must accommodate more traffic. The 
east-west streets primarily serve local circulation and have higher volumes of pe-
destrians and cyclists. El Colegio Road is a busy arterial that handles relatively 
heavy volumes of automobiles, including all trips to and from Isla Vista as well 
as considerable traffic related to UCSB. 

A wide street (Pardall Road) in down-
town; a typical Isla Vista street scene, 
with cars and bicycles sharing the right-
of-way.

Streets
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Analysis

This diagram illustrates the street 
framework of Isla Vista. The street sys-
tem is quite coherent and regular in con-
trast to the suburban road networks of 
neighboring communities. This drawing 
illustrates the limited access for east-
west streets as well as the termination of 
the grid at the eastern edge. North-south 
streets provide several connections to 
Goleta and UC Santa Barbara; these 
streets carry higher volumes of automo-
biles on a daily basis, and are prone to 
more traffic delays within the commu-
nity.

The block pattern on the eastern edge of 
Isla Vista consists of 450’x200’ blocks. 
Blocks in the central area of the commu-
nity are typically 1,100’ long and 200’ 
up to 500’ deep.

This diagram illustrates the large per-
centage of land area within Isla Vista 
that has been paved over with asphalt: 
parking lots, streets, driveways, etc. The 
amount of impervious surface repre-
sents how the presence of cars within 
Isla Vista has had an impact on the 
character of Isla Vista and quality of the 
built environment. In many instances 
the only outdoor spaces for apartment 
buildings have been paved for parking, 
leaving little functional green space 
outside of the apartments.

The following four maps depict and describe patterns of existing development 
and land use in Isla Vista. The information is a useful tool to help understand 
how the community currently functions and how changes could impact existing 
development.

Streets
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Analysis

This map illustrates the existing parks 
and open spaces, as well as public 
institutions in Isla Vista. This network 
is extensive, including properties under 
the jurisdiction of the Isla Vista Rec-
reation and Park District, open space 
under the jurisdiction of the Santa Bar-
bara County, UCSB, and other public 
institutions such as churches, schools, 
and community centers.

Substantial opportunity exists to connect 
these open spaces into a coherent “net-
work” to better serve the community as 
a whole.

Key  

Bluff Edge 
75 Year Bluff Retreat LineEnvironmentally Sensitive

Habitat

This map illustrates the environmental 
constraints within Isla Vista. The envi-
ronmentaly sensitive habitat in the com-
munity includes wetlands, vernal pools, 
and native grasslands. The 75 Year Bluff 
Retreat Line illustrates the likely loca-
tion of the coastal bluffs in 75 years.

Streets
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Street Types: Long-Term Illustrative Plan

The plan above identifies the main components of recommended street im-
provements for Isla Vista, organized by Street Types. The Plan recognizes the 
subtle differences among Isla Vista’s streets, and groups them according to their 
function. The designs presented in this section are conceptual in nature.  Final 
designs will be determined by the County Road Commissioner. Sidewalk Streets 
occur in areas with higher traffic volumes of automobile and pedestrian traffic. 
Installation of new sidewalks and improvements of existing sidewalks is a high 
priority. Traffic-Calmed Streets run primarily east-west and focus on the needs 
of pedestrians and bicyclists while accommodating cars at low, safe speeds. Traf-
fic-calming devices, including traffic rotaries at intersections, and other traffic 
calming measures,  will be reviewed and potentially implemented along these 
streets. Rural Neighborhood Streets are located west of Camino Corto and are 
designed specifically for quiet residential areas.  Special Streets in key locations 
are designed to respond to the needs of specific places within the community. 
These Special Streets include, Pardall Road, El Colegio Road, Del Playa Drive, 
Sueno Road, and on UCSB Campus, Ocean Road.

Traffic Calmed Streets
Rural Streets
Special Streets    (Dashed)

Streets
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Sidewalk Streets: Illustrative Plan

Existing Sidewalks
Proposed Sidewalks

This plan illustrates existing and proposed sidewalks in Isla Vista. Sidewalk 
Streets include Camino Corto, Camino Del Sur, Camino Pescadero, Embar-
cadero Del Mar, Embarcadero Del Norte, Sabado Tarde, Sueno, Abrego, El 
Colegio, Picasso, Pardall, Madrid, Seville, Trigo, and Cervantes. 

Sidewalks already exist on most of these streets. However, the completion of 
sidewalks along Camino Pescadero Road, Sabado Tarde Road, Pardall Road, 
Pasado Road, and Sueno Road is a high priority. Street trees will be planted at 
uniform intervals along these streets according to the Street Tree Plan. 

Improvements to street lighting along Abrego and Picasso Roads and other areas 
where high numbers of pedestrians occur should be given high priority.

Streets
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Sidewalk Streets 

In general, sidewalks have been prioritized on north/south streets, transit routes, 
and streets that support higher traffic volumes. Completion of the sidewalk 
network on these streets will significantly improve pedestrian conditions.  
Construction of new sidewalks should be completed concurrently with 
installation of streets trees and landscaping.

Clockwise from top left: existing typical north-south street (Camino Pescadero), 
proposed plan illustrating street trees and traffic-calming rotary at intersection, 
and proposed section of typical north-south street (Camino Pescadero). 

Streets Action 3.1: The RDA shall 
work with Public Works to imple-
ment sidewalk improvements where 
feasible on north-south streets and 
in the commercial core. 

Streets Action 3.2: The RDA shall 
encourage Public Works to, where 
feasible, prioritize completion of 
sidewalks on the following streets: 
Camino Pescadero, Pasado Road, 
Sabado Tarde Road, Pardall Road, 
Camino Del Sur, Camino Corto, Em-
barcadero Del Mar, Embarcadero 
Del Norte, Sueno Road, and Del 
Playa Drive. 

Streets

 



2-11Isla Vista Master Plan 

 

Traffi c-Calmed Streets 

Traffic-Calmed Streets should, as appropriate, utilize speed tables and small 
rotaries at intersections to slow automobile traffic  and improve safety. These 
streets will include Sabado Tarde, Sueno, Camino Del Sur, Camino Pescadero, 
and all residential streets west of Camino Corto.

Many east-west streets lack sidewalks, and there is limited room to add them 
without losing on-street parking, removing landscaping, or acquiring additional 
right-of-way.  This may be an opportunity to transform the whole street into a 
“sidewalk” where automobile drivers have the sense that they are “guests” on the 
street. Narrow lane widths and the presence of pedestrians already help to slow 
vehicles down, and the proposed traffic calming will be used to further slow 
cars to speeds that are compatible with pedestrian movement. Street trees should 
be sited in either the parking lane or a planted strip between the sidewalk and 
roadway. Opportunities to install lighting oriented towards pedestrians will be 
reviewed. 

Streets DevStd 1.1: Streets should 
not be wider than necessary, wider 
streets encourage higher automo-
bile speeds.  

Streets Action 1.2: The RDA and 
Public Works shall review and where 
feasible implement traffic calming 
devices and techniques such as, 
roundabouts and rotaries, street 
narrowing that does not eliminate 
parking, and street trees on: Sabado 
Tarde Road, Sueno Road, Camino 
Del Sur, Camino Pescadero, and 
Residential streets west of Camino 
Pescadero where feasible.  

See Streets Action 3.6

Clockwise from top: Concept plan of traffic-calmed east-west street, conceptual 
section of proposed street, photo of existing east-west street.

Streets
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Rural Residential Neighborhood Streets

Streets to the west of Camino Corto, such as 6800 Pasado Road (above) tend 
to have a less pronounced urban character. They are ‘yield streets’ with narrow 
widths, and often insufficient room for cars to pass  traffic in one direction in 
some cases must yield to traffic coming the other way. Only limited changes are 
recommended for these streets, and any improvements should build on their less 
developed nature. Street trees should be added in the parking lane, and rotaries 
or traffic circles introduced at key intersections including Camino Lindo and 
Sabado Tarde.

Streets Action 1.3: The RDA and 
Public Works shall review and, where 
feasible, implement small round-
abouts or rotaries at the following 
intersections: Camino Del Sur & 
Abrego Road, Camino Del Sur & 
Sueno Road, Camino Del Sur & Trigo 
Road, Camino Corto & Trigo Road, 
Camino Corto & Abrego Road, and 
Camino Pescadero & Trigo Road.  

See Streets Action 3.4

Clockwise from top: Concept plan of rural street, conceptual section of residential 
street, photo of existing residential street west of Camino Corto (Pasado Road).

Streets
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Pardall Road

Throughout this Plan, certain specific design proposals for public infrastructure 
projects are set forth.  These concept plans identify detailed suggested improve-
ments.  While these plans are intended to provide concrete suggestions and 
direction regarding design they are not intended to mandate specific designs or 
specific design elements.

Pardall Road - Concept Plan
Streetscape improvement along Pardall Road is a high priority, especially be-
tween Embarcadero Del Norte and Embarcadero Del Mar.  The concept plan 
for the street includes designs to allow the street to function as a plaza. Specifi-
cally, Pardall Road should be slightly elevated at the Embarcadero intersections. 
The street and sidewalks can be constructed using stained concrete (to imitate 
the character of stone pavers at a reduced cost) and pavers within the parking 
lane, so that the street reads as one surface from building front to building front. 
The street should be easily closed to automobile traffic for special events and 

Streets DevStd 1.4: Embarcadero Del 
Mar and Embarcadero Del Norte 
Street intersections with Pardall 
Road, should be designed with rota-
ries and certain intersections along 
El Colegio Road should be designed 
with modern roundabouts, where 
feasible. 

Illustrative plan of proposed Pardall Road depicting roundabout at intersection with 
Embarcadero Del Mar. The Embarcadero Loop is illustrated here as two-way (see 
page 2-18).
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Pardall Road

Streets

Special Streets
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Special Streets Pardall Road

activities. The parking lane can have a small rolled curb so that it would have 
the flexibility to become an extension of the sidewalk and filled with tables, 
benches, etc. as appropriate by adjacent businesses. Bicycle racks and benches 
should be provided at the mid-block.  Also at the mid-block is the proposed 
paseo connecting activity on Pardall Road to Anisq’Oyo’ Park.

As cars travel south down Embarcadero Del Mar or Embarcadero Del Norte 
they would slow before a slight raise in the street just before the Pardall intersec-
tion. Rotaries at the Pardall Road/Embarcadero Del Mar/Del Norte intersec-
tions improve pedestrian, cyclist, and automobile safety while enhancing the 
visual character of the intersection and reducing delays.  

Large rotaries at the intersection of Pardall Road and Embarcaderos Del Mar 
and Del Norte are recommended to mitigate circulation conflict caused by large 
numbers of bicyclists. These roundabouts require both automobiles and bicy-
clists to yield to one another in the roundabout while providing a fitting entry 
into the downtown area.

Illustration of intersection of Pardall and 
Embarcadero Del Mar with proposed street 
improvements and reconstruction of com-
mercial properties. The existing “Silver-
greens” building at the southeast corner of 
the intersection is visible at right.

Streets

Illustrative plan of 35’ rotary at the intersection of Pardall and Embar-
cadero Del Mar. 
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Special Streets Sueno Road

Streets Action 2.1: The RDA and Pub-
lic Works shall research Sueno Road 
as a bike boulevard using appropri-
ate painting, signs, and physical 
improvements.  

View of bicycle boulevard in Berkeley, California with large 
painted signage signaling the presence of bicyclists to motorists.

Streets

Sueno Bicycle Boulevard
A “bicycle boulevard” should be developed along Sueno Road through the 
implementation of special painting, signage, and physical improvements.  The 
example above shows how the City of Berkeley is testing the use of large painted 
bike boulevard signs on the street.  The Highway Safety Manual does not cur-
rently include those signs, as a result, they can only be used on a test basis.
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Special Streets El Colegio Road 2-Lane Option

Concept plan of El Colegio Road with roundabouts. 

Interface Dev Std 3.1: El Colegio 
Road should be designed as an ur-
ban street, sufficiently narrow so that 
UCSB buildings on the north side of 
the street are functionally and visu-
ally part of the Isla Vista neighbor-
hoods on the south side of the street, 
yet wide enough to accommodate 
traffic volumes and safety vehicles.  

Interface Action 3.2: Planning and 
Development, Public Works, and 
UCSB shall coordinate design and 
construction improvements to El 
Colegio Road. 

Illustrative plan of roundabout at intersection of El 
Colegio Road and Embarcadero Del Mar.

Streets

El Colegio - Concept Plan
El Colegio Road serves as the planning area’s principle entrance. UCSB de-
velopment plans on Storke Field will require El Colegio Road to be rebuilt. A 
redesigned El Colegio Road must address capacity issues, improve safety for au-
tos, bicycles, and pedestrians, and improve the interface between Isla Vista and 
UCSB’s north campus. Two options for improving El Colegio were considered.

Option 1: Includes modern roundabouts at key intersections, improved side-
walks, bus stops, median, and one travel lane in each direction. Modern round-
abouts are designed to safely move high volumes of traffic while improving visual 
aesthetics and decreasing maintenance costs. The centers of the roundabouts 
should be designed to create a well-designed entry into Isla Vista, which can 
include public art or architectural features as long as it provides required line-of-
site for drivers.

The roundabout design for El Colegio Road can extend west of Los Carneros 
Road to Storke Road. This extension will provide an appropriate entrance to 
Isla Vista from the west, and will actually allow for a safer crossing for pedestri-
ans and cyclists at Camino Del Sur. 
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Special Streets El Colegio Road 5-Lane Option

Concept plan of El Colegio Road with controlled 
intersections on a 5-lane road.

Streets

GIO ROAD

BIKE PATH

FIRE ACCESS ROAD

BIKE PATH

PARKING
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Option 2: The PAC/GPAC recommended option includes a redesign of El Colegio 
Road between Camino Del Sur and Stadium Road to a five-lane raod, two lanes in
either direction with a  center turn lane. The new proposed five-lane road section will 
match the existing El Colegio Road section between Storke Road and Camino Del Sur,
with no section reduced in lane capacity. The project, described in the Goleta Transport-
ation Improvement Plan, includes a landscaped center median, Class 2 bike path, 

Interface Action 3.3: The County 
shall encourage UCSB to develop 
structures on the Storke Campus 
that are consistent with the Storke 
Campus Design Principles. [See p. 
4-74] 

Illustrative plan of signalized intersection of El Colegio Road 
and Embarcadero Del Mar.  
 
 
 

anugent
Text Box
improved sidewalks, bus stops, and traffic lights at each intersection.
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Special Streets The Embarcadero Loop

The Embarcadero Loop – Concept Plan
The Embarcadero Loop frames Anisq’Oyo’ Park and is the location of many 
downtown commercial buildings.  As the area transforms into a vibrant, mixed-
use district, the need for on-street parking may increase. Currently, Embarcade-
ro Del Norte and Embarcadero Del Mar provide on-street parking only on the 
business-side of the street. 

As part of downtown revitalization, it will be critical that new street trees and 
landscaping along the street edge are installed.

El Embarcadero – Concept Plan
El Embarcadero should be detailed similarly to Pardall Road. The plaza from 
the southern end of Anisq’Oyo’ Park to Del Playa should be extended. The 
intersection with the Loop should be raised on a slight platform and be detailed 
with a combination of stained/dyed concrete and pavers as economically fea-
sible.

Downtown Dev Std 3.1: Development 
and landscaping on the southern 
portion of the Embarcadero Loop 
shall create a street edge that 
frames Anisq’Oyo’, Perfect and 
People’s Park while leading pedes-
trians to El Embarcadero Road and 
views of the Ocean. 

Downtown Action 5.4: The RDA shall 
assist in the renovation of Pardall 
Road, Embarcadero Del Mar, and 
Embarcadero Del Norte to im-
prove safety, enhance north-south 
automobile access and improve 
infrastructure aesthetics as depicted 
on pages 4 -14 - 4 –15, ensuring that 
if roundabouts are used at Pardall 
and Embarcadaro Del Mar/Del 
Norte intersections, the roundabouts 
will accommodate large delivery 
trucks, vehicles, and bicycle traffic.  

Parking and Transit Action 2.1: The 
RDA shall work with Public Works to 
research and where feasible pro-
vide new on-street parking spaces 
in downtown Isla Vista. 

Streets
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Special Streets Del Playa Road

Streets Action 3.2: The RDA shall 
encourage Public Works to, where 
feasible, prioritize completion of 
sidewalks on the following streets: 
Camino Pescadero, Pasado Road, 
Sabado Tarde Road, Pardall Road, 
Camino Del Sur, Camino Corto, Em-
barcadero Del Mar, Embarcadero 
Del Norte, Sueno Road, and Del 
Playa Drive. 

Conceptual design image of south side 
of Del Playa illustrating continuous, low 
wall incorporating dumpsters.

Streets

Del Playa Road
Due to its location adjacent to the ocean, and its function within Isla Vista, Del 
Playa should have a special streetscape that differentiates it from other streets 
and provides a strong pedestrian environment. Del Playa is heavily used by pe-
destrians, cyclists, and other non-motorized users. Currently the street frontages 
are dominated by parked cars and trash receptacles, with cars often blocking 
sidewalks and portions of the right-of-way. 

A controlled frontage is proposed for Del Playa that can accommodate dump-
sters behind a continuous low wall. To improve visual quality and pedestrian 
access cars should be encouraged to park in the right-of-way or in legal, on-site 
parking spaces.  Street trees and landscaping improvements are critical compo-
nents of the long-term improvement to Del Playa.

Photo of existing conditions along Del 
Playa.
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Traffi c Calming - Long Term Concept Plan

The plan above illustrates conceptual locations for traffic-calming measures. 

• Speed tables should be located on east-west streets between Camino Corto 
and Camino Pescadero. High priority will be given to projects on Sabado 
Tarde and Sueno Roads. 

• Rotaries placed at critical intersections. 

• Modern roundabouts may be developed on El Colegio.

Narrowing of streets is a proven method of reducing automobile speeds for com-
munities. The cost of moving curbs and re configuring streets, however, can be 
quite high. Streets have been prioritized to move curbs in areas where the com-
munity might receive the greatest benefit including El Embarcadero, Cervantes, 
Cordoba, El Greco, Madrid, Picasso, Seville, and possibly Abrego.

Small Rotaries
Large Rotaries
Modern Roundabouts
First Priority Areas

Streets Action 1.3: The RDA and 
Public Works shall review and, where 
feasible, implement small round-
abouts or rotaries at the following 
intersections: Camino Del Sur & 
Abrego Road, Camino Del Sur & 
Sueno Road, Camino Del Sur & Trigo 
Road, Camino Corto & Trigo Road, 
Camino Corto & Abrego Road, and 
Camino Pescadero & Trigo Road. 

See Streets Action 3.5 regarding the 
intersection of Abrego Road and 
Camino Corto.

Streets
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Traffi c Calming Components Rotaries & Roundabouts

Large Rotaries, at the intersections of Pardall Road with Embarcadero Del Mar 
and Embarcadero Del Norte should be designed to safely accommodate the 
passage of bicyclists and automobiles through the downtown area. Large rotaries 
typically measure 35’ in diameter and include splitter islands to divert traffic 
around the rotary.  Large rotaries should initial be installed on a temporary basis 
to test their function.

Small Rotaries are placed at several intersections and designed to slow auto-
mobiles and create a safer environment for pedestrians. Small rotaries typically 
measure 22’ in diameter. 

Concept plan of large rotary Concept plan of small rotary

Streets
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Bumpouts & Speed TablesTraffi c Calming Components

Speed tables can be used to reduce vehicle speeds on long east/west locks.  Street 
trees should be planted at the street-edge at the speed tables to further calm traf-
fic.

Speed tables should incorporate sustainable design techniques, including porous 
surfaces, trees, and the use of recycled materials, as illustrated in the conceptual 
diagram at right.

Speed Tables:  Speed tables are 
long raised speed humps with a flat 
section in the middle and ramps on 
the ends; sometimes constructed 
with brick or other textured materi-
als on the flat section.

Streets Action 3.2: The RDA shall 
encourage Public Works to, where 
feasible, prioritize completion of 
sidewalks on the following streets: 
Camino Pescadero, Pasado Road, 
Sabado Tarde Road, Pardall Road, 
Camino Del Sur, Camino Corto, Em-
barcadero Del Mar, Embarcadero 
Del Norte, Sueno Road, and Del 
Playa Drive. 

Speed Table
(Optional)

Streets
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Existing Street Closures

Pardall at Camino Pescadero
The barrier at the intersection of Pardall and Camino Pescadero should rede-
signed and improved to allow safer bicyle access and to improve intersection 
line-of-site. 

Illustrative plan of improved inter-
section at Pardall Road and Camino 
Pescadero Road. The existing traffic 
closure (below) can be improved to 
increase bicylist safety.

Streets

Existing street barrier with overgrown 
vegetation and narrow bike access 
routes
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Street Trees

Street trees provide a sense of enclosure and can resulting in slower vehicle 
speed. In addition, street trees increase the character of the streetscape. The 
table on the following page lists street trees and provides their location and 
orientation on various streets. Different street tree species are chosen to identify 
north-south streets and east-west streets. 

To create a unique sense of identity for the downtown area accent trees and 
palm trees should be used sparingly and occur primarily along Pardall Road and 
the Embarcadero Loop in downtown Isla Vista.

Streets Action 3.4: The RDA, in coor-
dination with Public Works, should 
establish a streetscape infrastruc-
ture improvement program, plant-
ing appropriate street trees through-
out Isla Vista to enhance pedestrian 
activity. 

Streets
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Street Trees: Suggested Species
Streets

STREET NAME ORIENTATION BOTANICAL NAME COMMON NAME COMMENTS/SPACING
Pardall Road
(Between Embarcadero 
Del Mar and Embarcadero 
del Norte.)

East/West Koelreuteria bipinnata Chinese Flame Tree Semi-transparent, broad, spreading canopy.  
County approved species.
15 gal. @ 30 feet on center.

Pardall Road
(West of Embarcadero 
Del Mar and East of 
Embarcadero del Norte.)

Pistache chinensis Pistacia Medium size, scarlet crimson, orange Fall foliage.  
County approved species.
15 gal. @ 30 feet on center.

Embarcadero Del Mar, 
Embarcadero Del Norte 
and Embarcadero 
including the Loop

North/South 
(East/West at the 
Loop)

Washingtonia robusta

(alternating with)

Koelreuteria bipinnata

Mexican Fan Palm

Chinese Flame Tree

Fast Growing, tall, slender palm with natural curve 
and compact crown.
15 gal. @ 30 feet on center.
Min. 8’ B.T.
Semi-Transparent, broad, spreading canopy. County 
approved species. 
15 gal. @40 feet on center.
(NET EFFECT: ONE STREET TREE EVERY 
20’ )

El Colegio(Major)

Roundabouts: (Center)
Los Carneros

Camino Pescadero

Embarcadero Del Mar/
Norte

East/West Platanus a. ‘Yarwood’

Cupressus macrocarpa

Magnolia grandiflora 
‘Majestic Beauty’

Koelreuteria bipinnata

London Plane Tree

Monterey Cypress

Magnolia

Chinese Flame Tree 

48” Box @ 35 feet on center.

Celebrates the “Isla Vista Cypress”.  48” Box 

Camino Pescadero Street Tree “Announces” cross 
street.  48”Box 

Embarcadero Street Tree “Announces” cross street.  
48” Box

STREET NAME ORIENTATION BOTANICAL NAME COMMON NAME COMMENTS/SPACING
Sueno Road
(Primary E/W Street)

East/West Pistache chinensis Pistacia Medium size, scarlet crimson, orange Fall foliage.  
Allows solar heat gain in winter, shade/cooling in 
summer.  County approved species.  15 gal. @ 30 
feet on center.

Sabado Tarde
(Primary E/W Street)

East/West Metrosideros excelsus New Zealand 
Christmas Tree

Upright narrow tree, allows for bus traffic.
County approved species.
15 gal. @ 25 feet on center.

Del Playa Drive East/West Arbutus marina
(alternating with)
Washingtonia robusta

Starwberry Tree

Mexican Fan Palm

Medium size, broad, rounded, compact canopy. 15 
gal./24” Box @ 40 feet on center.
Fast growing, tall, slender palm with natural curve 
and compact crown  15 gal. @ 40 feet on center  
Min. 8’ B.T
(NET EFFECT: ONESTREET TREE EVERY 20 
FEET ON CENTER)

Trigo Road
(Major)

East/West Tristania conferta Bisbane Box Small-medium size, rounded, upright crown. County 
approved species.
15 gal. @ 30 feet on center.

Cervantes Road
(Minor)

East/West Pyrus calleryana 
‘Aristocrat’

Bradford Pear Flowering deciduous tree.  County approved species.  
15 gal. @ 25 feet on center.

El Greco Road
(Minor) 

East/West Ginko biloba Ginko Upright deciduous tree, fall foliage color.
County approved species.
15 gal. @ 20 feet on center.

Picasso Road
(Minor)

East/West Platanus a. ‘Yarwood’ London Plane Tree Upright deciduous tree, fall foliage color.
24” Box @ 25 feet on center.

Segovia Road
(Minor)

East/West Olea europea ‘Swan 
Hill’

Fruitless Olive Tree Rounded upright crown, grey foliage, Mediterranean.   
15 gal. @ 25 feet on center.

Cordoba Road
(Minor)

East/West Pyrus calleryana 
‘Aristocrat’

Bradford Pear Flowering deciduous tree.  County approved species.  
15 gal. @ 25 feet on center.

Madrid Road
(Minor)

East/West Pyrus calleryana 
‘Aristocrat’

Bradford Pear Flowering deciduous tree.  County approved species. 
15 gal. @ 25 feet on center.

Seville Road
(Minor)

East/West Stenocarpus sinuata Firewheel Tree Slow growing, upright evergreen tree, beautiful 
flowers.  County approved species.
15 gal. @ 25 feet on center.
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Street Trees: Suggested Species
Streets

STREET NAME ORIENTATION BOTANICAL NAME COMMON NAME COMMENTS/SPACING
El Nido Lane Road
(Minor)

East/West Ginko biloba Ginko Upright deciduous tree, fall foliage color.
County approved species.  15 gal. @ 20 feet on 
center.

Abrego Road
(Minor)

East/West Olea europea ‘Swan 
Hill’

Fruitless Olive Tree Rounded upright crown, grey foliage, 
Mediterranean.  15 gal. @ 30 feet on center.

Estero Road
(Minor)

East/West Melaleuca styphelioides Black Tea Tree Upright evergreen tree, native in character. 
County approved species.  15 gal. @ 30 feet on 
center.

Pasado Road
(Minor)

East/West Pyrus calleryana 
‘Aristocrat’

Bradford Pear Flowering deciduous tree.  County approved 
species.  15 gal. @ 25 feet on center.

Fortuna Road
(Minor)
(Between Camino Majorca 
and Camino Lindo)

(Between Camino LIndo 
and Camino Corto)

East/West Quercus agrifolia

Melaleuca styphelioides

Coast Live Oak

Black Tea Tree

Setback min. 6’ from back of sidewalk on park 
property.   15 gal. @ 30 feet on center.

Upright evergreen tree, native in character. 
County approved species.
15 gal. @ 30 feet on center.

STREET NAME ORIENTATION BOTANICAL NAME COMMON NAME COMMENTS/SPACING
North/South Streets 
Camino Corto
(Major)
(Between El Colegio and 
Estero)
(Between Estero and Del 
Playa)

North/South Quercus agrifolia

Quercus suber

Coast Live Oak

Cork Oak

Setback min. 6’ from back of sidewalk on park 
property. (Suggest 5 gal. in park property). 
15 gal. @ 30 feet on center.

Evergreen canopy tree, native in character. 
County approved species. 15 gal. @ 30 feet on 
center.

Camino Del Sur
(Major)

North/South Platanus a. ‘Yarwood’ London Plane Tree Upright deciduous tree, fall foliage color.
24” Box @ 25 feet on center.

Camino Pescadero
(Major)

North/South Magnolia grandiflora 
‘Majestic Beauty’

Magnolia
 

Evergreen canopy tree, beautiful white flowers.
County approved species.  15 gal. @ 30 feet on 
center.

Camino Majorca 
(Minor)

North/South Metrosideros excelsus New Zealand 
Christmas Tree

Upright narrow tree, allows for bus traffic.
County approved species.  15 gal. @ 25 feet on 
center.

Camino Lindo
(Minor)

North/South Stenocarpus sinuata Firewheel Tree Slow growing, upright evergreen tree, beautiful 
flowers.  County approved species.  15 gal. @ 20 
feet on center.

El Embarcadero North/South Washingtonia robusta Mexican Fan Palm Fast growing, tall, slender palm with natural curve 
and compact crown  15 gal. @ 40 feet on center.  
Min. 8’ B.T

STREET TREES NOT CURRENTLY APPROVED 
BY COUNTY

ALTERNATIVE COUNTY-APPROVED 
STREET TREES

BOTANICAL NAME COMMON NAME BOTANICAL NAME COMMON NAME

Arbutus marina Strawberry Tree Magnolia grandiflora ‘Majestic Beauty’ Magnolia
Olea europea ‘Swan Hill’ Fruitless Olive Tree Quercus Ilex Holly Oak
Platanus a. ‘Yarwood’ London Plane Tree Pistache chinensis Pistacia
Quercus agrifolia Coast Live Oak Quercus suber Cork Oak
Washingtonia robusta Mexican Fan Palm Koelreuteria bipinnata Chinese Flame Tree
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Catalyst Projects

Improvements to the public space in Isla Vista will be implemented over time.  
Specific projects are identified in this chapter that will be developed by the 
public sector to stimulate private sector investment in Isla Vista, correct infra-
structure deficiencies, and enhance the quality of the community’s parks, road 
network, and public plazas. 

•  Pardall Road Improvements (between Embarcadero Del Mar & Embar-
cadero Del Norte)

•  Roundabouts at Embarcadero Del Mar & Embarcadero Del Norte and 
Pardall Road

•  Pardall Paseo

•  Pardall Plaza

•  Embarcadero Loop Street Improvements

•  El Embarcadero Street Improvements

•  Western Streets Traffic Calming: Bump-outs, Speed Tables, and Small 
Rotaries

•  El Colegio Road Reconstruction

•  Camino Pescadero Improvements

•  Sabado Tarde Road Improvements

•  Camino Del Sur Improvements

•  Pardall Road Improvements (remaining 2 blocks)

•  Sueno Road Improvements

•  Sueno Bicycle Boulevard

•  Del Playa Drive Improvements

•  Small Rotary Implementation

Streets
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Vision Statement

One of Isla Vista’s transportation challenges is that it is a small urban commu-
nity surrounded by suburban development. In typical suburban development 
cars are the primary, and in many cases only, transportation alternative.  In the 
Goleta Valley housing is generally too spread-out and distant from most desti-
nations to allow for highly effective alternative transportation options. Urban 
models for transportation typically include a more diverse array of transporta-
tion opportunities that serve housing and commercial nodes.  While Isla Vista 
is home to more than 20,000 people, the community is located in the suburban 
Goleta Valley.  The result is that Isla Vista is an urban community constrained 
by the surrounding suburban transportation choices.

This plan outlines how Isla Vista can strengthen pedestrian–oriented amenities 
and focus on a transportation model based on moving people, not cars.  Key 
components of this plan include: improving the street network, the management 
of the quantity and location of parking, the provision of convenient and af-
fordable transit services, car-sharing opportunities, and the improvement of the 
pedestrian and cyclist environment. 

Parking and Transit

Parking and Transit
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Goals & Policies

Parking and Transit Goal: Develop an effective, efficient multi-modal transpor-
tation system for the Isla Vista community. Reduce automobile impact on the 
community by minimizing automobile dependence and the rate of bicycle and 
pedestrian-related collisions in Isla Vista. 

Parking and Transit  Policy 1: In residential neighborhoods, residents should have priority use 
of existing on-street parking spaces. Parking should not be provided in amounts and locations that 
encourage residents to unnecessarily bring automobiles into the community. The full economic costs 
of automobile ownership should be internalized to users and not subsidized by the public. 

Parking and Transit Action 1.1: The RDA, working with County agencies, should reexamine the 
feasibility of establishing a residential parking permit program that includes an allowances for visi-
tors, guests, and daily for-sale parking passes, while offering subsidies for low-income persons. The 
County shall examine effectiveness of the parking permit program after implementation. 

Parking and Transit Action 1.2: The RDA shall research options for remote and community parking 
lots for vehicle storage. 

Parking and Transit Policy 2: In the downtown, short-term parking in front of businesses 
should be available for customers and existing parking constraints in the business district should be 
alleviated. 

Parking and Transit Action 2.1: The RDA shall work with Public Works to research and where 
feasible provide new on-street parking spaces in downtown Isla Vista. 

Parking and Transit Action 2.2: The RDA shall coordinate with Planning and Development to 
examine methods such as shared parking or conjunctive use credits for mixed-use projects and/or 
purchase or lease of private parking lots for public use in downtown. 

Parking and Transit Action 2.3: The RDA shall seek funding sources for the design, construction, 
and maintenance of potential public parking facilities within Isla Vista. 

Parking and Transit Action 2.4: Funds generated by parking meters and parking programs shall stay 
within the Project Area and be used to implement projects and programs identified in the master 
plan.

Parking and Transit Action 2.5: The RDA shall send letters to the owners of the parking lots identi-
fied as potential public lots asking if they would be interested in participating in a public parking 
program. Where an owner expresses interest, the RDA shall coordinate with Planning and Develop-
ment for permit requirements and procedures, while working with the owner to provide public park-
ing spaces as quickly as possible. 

Parking and Transit Policy 3: Public transit options should be frequent, reliable and rapid, 
providing all-day services to make public transit more attractive than driving for most Isla Vista 
residents. 

Parking and Transit Action 3.1: The RDA, working with Public Works, shall continue discussions 
with the Metropolitan Transportation District (MTD) to increase frequencies on and simplify key 
routes serving Isla Vista, extend service later into the evening and night, and locate potential future 
MTD bus stops. 

Parking and Transit
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Goals & Policies

Parking and Transit Action 3.2: The RDA shall study funding mechanisms to provide reduced rate 
transit passes to all Isla Vista residents. 

Parking and Transit Action 3.3: The RDA shall encourage MTD and Amtrak to provide timely 
shuttle service between the Santa Barbara and Goleta Amtrak stations, the Santa Barbara Airport 
and Isla Vista, especially during and around UCSB quarter breaks. 

Parking and Transit Action 3.4: The RDA should work with MTD and the Santa Barbara County 
Association of Governments to seek funding to improve the Goleta train station at the La Patera site 
that will be easily accessible to the Isla Vista community. 

Parking and Transit Policy 4: Car sharing should be studied in the community to reduce the 
number of automobiles in Isla Vista and to provide residents with a reasonable alternative to owning 
a car.

Parking and Transit Action 4.1: The RDA shall research and, if feasible, establish a funding source 
to subsidize start-up costs for a car-sharing program in Isla Vista. 

Parking and Transit Action 4.2: The RDA and Planning and Development should research and, if 
feasible, encourage car-sharing firms to establish in Isla Vista, on the UCSB campus, and in the sur-
rounding community. 

Parking and Transit Action 4.3: If a car sharing program is implemented, their vehicles shall be 
exempted from parking permit expenses. 

Parking and Transit
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Isla Vista is home to more than 20,000 people. Many of these people leave 
the community at least once per day. On average, nearly 36,000 automobiles, 
15,000 bicycles, and 8,0001 pedestrians enter or leave Isla Vista each day.  In 
addition, each weekday more than 2,300 riders begin or end a public transporta-
tion trip in Isla Vista.

Parking quantity and availability directly impact all of these modes of travel.  
Parking management policy has significant implications for a region’s transpor-
tation, housing, and economic systems. Abundant free parking provides few 
incentives for anyone to utilize public transportation, walk, or bike to nearby 
destinations. At the same time, the more space that is devoted to parking, the 
less physical space is available for other uses.  As parking requirements increase, 
space for parks, plazas, open space, and housing declines.  Often the long-term 
result of high parking requirements is that housing becomes more expensive and 
open space more difficult to access. 

Although it is often provided at no charge to the user, parking is never free.  
Free parking is an expense to the community in terms of land value, mainte-
nance, cleaning, and construction costs. “Free” parking simply means that these 
costs are passed on through rents, the price of goods and infrastructure taxes, 
and are borne by all consumers – including those who do not drive.

1 ATE traffic and bike counts. Pedestrian number from ratio of bike: pedestrian commuters from 
UCSB Transportation and Housing Survey, 2:1.

Parking and Transit

Existing Setting
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A range of tools are available to manage parking and meet community goals, 
such as reducing automobile dependency, supporting affordable housing de-
velopment, and promoting economically healthy retail districts. At present, 
however, parking in Isla Vista is largely an unregulated free-for-all. Many prime 
downtown spaces are claimed by UCSB commuters who leave their cars in Isla 
Vista during the day, restricting the availability of parking to business custom-
ers.

While some additional spaces can be gained by reconfiguring or introducing 
on-street parking and by linking private parking lots through public–private 
partnerships, parking structures can provide additional increases in parking 
availability. To cover the cost of a parking structure, including land value, 
monthly parking charges would be roughly $160-170 for a surface lot or struc-
ture, or $220 for an underground structure.2  This means that an appropriate 
management plan is the key to improving parking availability in Isla Vista. This 
Plan proposes the following parking management strategies:

• Increase supply where practical by adding curb spaces on streets such as  
Pardall Road, and by negotiating shared use of private lots

• Prioritize spaces for residents and short-term shoppers, through a Residen-
tial Permit Parking program and downtown parking meters

• Expand bicycle parking requirements to ensure secure storage is available 
for bicycles

•    Establish a local district or authority to oversee these programs

2 Assumptions: 30-year loan at 7.5%, $2 million/acre land value, capital costs per space of 
$13,500 (structure), $30,000 (underground) and $2,500 (surface).

Parking and Transit

Parking
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Car Ownership in Isla Vista
Car ownership in Isla Vista is relatively high. About 80% of all adult residents 
own a car, a figure similar among students, UCSB staff and faculty, and other 
residents. This means that many households own two or more vehicles – par-
ticularly in the case of undergraduate students, where an average household may 
own more than four vehicles.

This level of car ownership, coupled with at least 350 commuters to UCSB who 
park in Isla Vista during the day and walk or bike to campus, means parking for 
residents in Isla Vista is often scarce, particularly on the east side. While nearly 
half of Isla Vista residents have a dedicated off-street space and 14% park on 
street, many others have to squeeze their cars into front yards and generally need 
to move other parked vehicles to get in and out, as illustrated below.

Parking and Transit

Parking

Parking Locations at      
Residence
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Parking and Transit Action 1.1: The 
RDA, working with County agencies, 
shall establish a residential park-
ing permit program that includes 
allowances for visitors, guests, and 
daily for-sale parking passes, while 
offering subsidies for low-income 
persons. The County shall examine 
effectiveness of the parking permit 
program after implementation. 

Parking and Transit Action 1.2: 
The RDA shall research options for 
remote and community parking lots 
for vehicle storage. 

Parking and Transit Action 2.5: The 
RDA shall send letters to the own-
ers of the parking lots identified as 
potential public lots asking if they 
would be interested in participat-
ing in a public parking program. 
Where an owner expresses interest, 
the RDA shall coordinate with Plan-
ning and Development for permit 
requirements and procedures, while 
working with the owner to provide 
public parking spaces as quickly as 
possible. 

Increase Supply
While major increases in parking supply can only be achieved through building 
parking structures, there is potential to add new on-street spaces in the follow-
ing locations:

• El Colegio Road: Parking on the street could be provided as part of a   
street rebuild. On-street parking will also provide a buffer between pedestri-
ans and traffic.

• Embarcadero Loop: The option of allowing parking on the interior of the 
Loop was examined and rejected due to concerns regarding negative impacts 
to bicycle circulation and safety.

• Pardall Road: About 23 spaces can be gained by minimizing red curbs.

Additional spaces can also be obtained in existing lots, particularly private lots 
in the commercial core that are often under-utilized. Around 250 spaces can be 
created through negotiating for shared use of these surplus spaces. In particular, 
the Isla Vista Theatre lot, generally used only during the evenings, could be 
converted into a short-term pay-lot, generating about 50 spaces.

Establish Parking Permit and Meter Program
Managing on-street parking is an essential element of the Master Plan for the 
following reasons: 

• Improve access to local businesses and improve parking conditions for  
residents

• Raise money for public transit, bicycle, and pedestrian improvements in  
order to improve safety, mobility, and social equity

• Achieve the sustainability goals of the community by removing some of the 
automobile subsidies    

• Reduce the number of cars in Isla Vista – both those of residents and com-
muters to UCSB – helping to achieve the community’s livability goals

At present, on-street parking is heavily subsidized. The value of land under a 
parking space is $7,300 or about $600 a year, while maintenance and operations 
add about $100 a year. Charging for parking will help to distribute this subsidy 
more evenly among motorists, transit users, pedestrians, and cyclists. To main-
tain community support it is crucial that all revenue should be spent on parking 
and transportation projects directly benefiting Isla Vista.

Parking
Parking and Transit
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Parking Meters in the Commercial District
All of the on-street parking in Isla Vista’s commercial core – a total of about 170 
spaces including the IVRPD-owned lot at the bottom of the loop – should be 
converted to metered spaces. IVRPD participation in the downtown parking 
meter program is encouraged. These spaces would be available for shoppers and 
others on short-term errands, rather than all-day commuters. It will ensure high 
turnover and available front-door spaces for businesses, helping to improve the 
overall accessibility of the downtown district.

Several issues to implement a parking meter strategy:

• Select an appropriate technology. Options include parking meters, or “pay-
by-space” or “pay-and-display” systems where one pay station serves around 
10 parking spaces.

• Develop maintenance, collections, and enforcement systems. Maintenance  
and collections may be performed by an existing County department,   
a new governmental agency, or a private firm. 

• Public education is a very important part of adding meters to Isla Vista. A 
campaign of mailers and public signage will be crucial in educating residents, 
business owners, and commuters about the new regulations.  

Conventional meters are the simplest system to install and have several advan-
tages:

• Conventional meters are the lowest cost option

• The replacement costs for conventional meters are less than for more expen-
sive pay stations

• Conventional meters are the easiest to maintain

“Pay-and-display” and “pay-by-space” are options with several other advantages. 
Not only are the aesthetically superior to conventional meters, but they have 
greater collections efficiency, more flexibility to deal with commuter parking, 
and they may raise more revenue than conventional coin operated meters. The 
downside to superior technology, however is a higher installation cost and a 
higher future price risk if systems are damaged. This trade-off should be consid-
ered carefully. If the advantages of a pay-station system are attractive, the option 
should be included as an alternative in a Request for Proposals for a downtown 
parking meter system, allowing individual vendors to voice concerns on cost and 
security issues.

Parking and Transit Action 2.1: The 
RDA shall work with Public Works to 
research and where feasible pro-
vide new on-street parking spaces 
in downtown Isla Vista.

Parking and Transit Action 2.2: The 
RDA shall coordinate with Planning 
and Development to examine meth-
ods such as shared parking or con-
junctive use credits for mixed-use 
projects and/or purchase or lease of 
private parking lots for public use in 
downtown. 

Parking and Transit Action 2.3: The 
RDA shall seek funding sources for 
the design, construction, and main-
tenance of potential public parking 
facilities within Isla Vista. 

Parking
Parking and Transit
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Residential Permit Parking Controls
A residential permit parking program prioritizes on-street spaces for residents. 
While it does not guarantee a space for a permit holder, permit parking helps to 
improve availability by excluding commuters and others who compete for space 
with Isla Vista residents. Together with parking meters, residential permits will 
mean that UCSB commuters will have difficulty parking in Isla Vista unless 
they purchase daily permits (see below), freeing up additional spaces in the com-
munity.

Residential permits should be implemented in Isla Vista as soon as possible.  
Potentially, fees could vary by season with summer permits cheaper or free.  In 
addition, the fee for permits could vary by number of permits purchased per 
unit or per legal bedroom.

Establish Daily Parking Permits
The residential parking control program should make daily permits available to 
non-residents. The price of these permits should roughly resemble UCSB rates. 
They can be “scratch-off” pre-printed permits where the user scratches off the 
expired date and writes in the new one for which the permit is valid, just like 
a lottery ticket; or they can be “pay-and-display” machines located in strategic 
areas around Isla Vista. In order to control nighttime parking issues, the permits 
could be required on a 24-hour basis.

Parking Controls for New Development
New development will provide on-site parking described in the Form-Based 
Regulating Code. A program to establish an in-lieu parking fee program will be 
researched.   

Parking and Transit

Parking
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Bicycle Parking
The gentle topography, interconnected street network, and the proximity of 
destinations such as UCSB make cycling an ideal way to get around Isla Vista. 
Bicycle ownership is high, but there is little bike parking – particularly at resi-
dences, where bicycles are often leaned haphazardly against stairs or walls and 
easily stolen.

New bicycle parking should meet the following standards and existing bike 
parking should be retrofitted to meet them, particularly in the downtown:

•   Bike parking stands should support the bicycle frame and should allow the  
frame and wheel to be U-locked to the stand

•   Bike parking should be easy to use

•   Bike parking stands should be bolted to the pavement and difficult to con-
ventionally cut or dismantle

Many cities such as Palo Alto and Portland have detailed design requirements 
for bicycle parking that could be adapted for Isla Vista.

Despite high bicycle ownership levels, most housing in Isla 
Vista lacks secure bicycle parking.

Streets DevStd 2.2: Commercial de-
velopment shall include adequate 
bicycle racks and storage to ac-
commodate both employees and 
customers. Community parks should 
also provide sufficient bicycle racks 
to accommodate park users. 

Streets DevStd 2.3: The Form-Based 
Regulating Code for Isla Vista shall 
require that all projects in residential 
zone districts be required to provide 
two (2) enclosed or unenclosed per-
manently maintained and secure 
bicycle storage spaces for each 
bedroom and/or studio apartment 
within the development. 

Parking
Parking and Transit
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Transit
Better transit service in Isla Vista is the most cost-effective solution to reducing 
traffic on county streets and regional highways, and improving downtown 
parking availability. Each day there are roughly 36,000 driving trips into or out 
of Isla Vista. Nearly two-thirds (or 23,000) of those driving trips by Isla Vista 
residents are to one of four destinations on primary transit routes: downtown 
Santa Barbara, UCSB, Santa Barbara City College, and Camino Real Market-
place.

Finding ways to provide and fund more effective transit service for those 23,000 
vehicle trips to Santa Barbara, UCSB, Santa Barbara City College, and Camino 
Real Marketplace could have significant impacts on local and regional trans-
portation networks. Isla Vista’s density, demographics and development patterns 
means that the opportunities to boost transit ridership are far greater than 
anywhere else in the region.

To provide an attractive alternative to the automobile, transit service must be 
comprehensive, frequent, and run day and night. Santa Barbara MTD operates 
six routes in Isla Vista, and while its route structure is basically sound, even 
the most frequent routes run only every 30 minutes. 12-15 minute frequen-
cies should be implemented to attract riders who have a choice of other travel 
options.

Parking and Transit Action 3.1: The 
RDA, working with Public Works, shall 
continue discussions with the Metro-
politan Transportation District (MTD) 
to increase frequencies on and 
simplify key routes serving Isla Vista, 
extend service later into the evening 
and night, and locate potential 
future MTD bus stops. 

Parking and Transit Action 3.2: The 
RDA shall study funding mechanisms 
to provide reduced rate transit 
passes to all Isla Vista residents.  

Parking and Transit Action 3.3: The 
RDA shall encourage MTD and 
Amtrak to provide timely shuttle 
service between the Santa Barbara 
and Goleta Amtrak stations, the 
Santa Barbara Airport and Isla Vista, 
especially during and around UCSB 
quarter breaks. 

Public Transportation
Parking and Transit

The Metropolitan Transit District (MTD) currently provides transit service in Isla 
Vista along many different roadways. This Plan proposes centralized bus service 
routing.
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Car-sharing in Isla Vista
While car ownership Isla Vista is relatively high, many residents use their cars 
infrequently. They may walk or cycle to work and/or school and use their cars 
only for shopping, errands, and weekend trips. 

Coupled with high densities, the mix of land uses, and limited parking availabil-
ity, Isla Vista has potential for car-sharing to be very successful. The community 
may represent the best potential location for car-sharing between the San Fran-
cisco Bay Area and Los Angeles.

Car-share programs allow members the option to rent a car on a short-term 
basis. Members have 24-hour access to a fleet of shared vehicles parked around 
the neighborhood and pay only by mileage and hours used. Car-sharing allows 
members to gain the benefits of a private car without the costs and responsibili-
ties of ownership. They book their vehicles by phone or through the Internet 
and walk to a nearby garage or lot. They are billed at the end of the month. 

Car-sharing can improve mobility and dramatically reduce vehicle ownership 
and parking demand. For example, in San Francisco more than half of those 
who owned a vehicle or vehicles before joining the program, subsequently gave 
up or sold at least one.

Parking and Transit Action 4.1: The 
RDA shall research and, if feasible, 
establish a funding source to subsi-
dize start-up costs for a car-sharing 
program in Isla Vista. 

Parking and Transit Action 4.2: The 
RDA and Planning and Develop-
ment should research and, if fea-
sible, encourage car-sharing firms 
to establish in Isla Vista, on the UCSB 
campus and in the surrounding 
community. 

Parking and Transit Action 4.3: If a 
car sharing program is implement-
ed, their vehicles shall be exempted 
from parking permit expenses.

Car-Sharing Program
Parking and Transit
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The County and UCSB should work together to establish a car-sharing program 
in Isla Vista modeled after successful car-share programs in the Bay Area and 
elsewhere. The County and UCSB should also encourage the establishment of 
traditional car rental companies in Isla Vista, offering an important complement 
to car-sharing for longer weekend or week-long trips.

A car-sharing program might start with nine vehicles at three locations in 
the first year and according to increased demand, may provide more than 25 
vehicles at 6 locations after three years. The use of hybrid and alternative fuel 
vehicles is encouraged. This would bring a car-sharing vehicle within a quarter 
mile or five minutes walk of most major destinations and residential concentra-
tions in Isla Vista and at UCSB. 

A car-sharing operation can be expected to become financially self-sufficient 
over a period of a few years, meaning that member fees cover the costs of vehicle 
leases, insurance, maintenance, gas and cleaning. However, such a program en-
tails significant start-up costs to cover installation of the on-board computer and 
communications system, marketing, and the initial shortfall in revenue while 
demand builds up to a sustainable level. 

It should be noted that while the car-share programs generally require an initial 
subsidy to cover start-up costs, studies have shown that more than 65% of car-
share members get rid of a car once they join the program.  This results in fewer 
cars parked on the street. The public investment in the program can be thought 
of as an alternative to building parking structures.

Car-Sharing Program
Parking and Transit
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Catalyst Projects
Parking and Transit

•   Residential parking permit program

•   Daily parking permits

•   Downtown parking meters

•   Parking & Transportation Entity formation

•   Car-sharing program

•   A simplified routing structure that will run bus lines on El Colegio Road, 
Camino Corto to Embarcadero del Norte via Abrego Road, Camino Del 
Sur, Camino Pescadero, Sabado Tarde Road, Segovia Road, and Ocean 
Road

•   Fast, frequent transit service on Sabado Tarde Road and El Colegio Road, a 
minimum of 15 minute frequency all-day, and connections to Camino 
Real Marketplace, UCSB, Santa Barbara City College, and downtown 
Santa Barbara

•   A new bus-only gate at Ocean Road, allowing the Sabado Tarde route to 
connect to campus

•   Later transit service – connecting to Camino Real, UCSB, and downtown 
Santa Barbara until at least 11 PM most nights and 2 AM Friday and 
Saturday

•   Reduced fee transit passes to all Isla Vista residents, much like the City of  
Boulder’s neighborhood-wide EcoPass

•   Improved transit marketing, including clear branding of frequent and 
express transit service
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Vision Statement
Open space is critical to the long-term viability of a community. Open space 
can take many forms - from active recreation areas to undisturbed natural lands. 
In some ways, open space can be seen as a region’s “green infrastructure.” This 
infrastructure is critical to a community’s overall sustainability.  

Isla Vista currently enjoys a system of parks, open spaces, informal trails, and 
recreational opportunities. In addition, the community is surrounded by rec-
reational options including more than five beach access points, and open space 
and play fields on adjacent UCSB-owned property.  However, within Isla Vista 
some of the existing parks could be redesigned and reconfigured to better serve 
the community.  Specifically, changes to Isla Vista’s downtown parks as well as 
Estero Park in western Isla Vista, are outlined in this chapter. 

IVRPD has worked extensively with the community in the past and adopted a 
Master Plan for Recreation & Park Usage in 1998. The recommendations pro-
vided in this Plan build upon work and research IVRPD has already completed 
and provide guidance for the future of Isla Vista’s parks, trails, and open space.

Chapter 3: Open Space and Parks 

Open Space and Parks
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Goals & Policies

Open Space and Parks Goal: Develop a wide variety of public 
spaces within Isla Vista to provide community focal points for 
social and entertainment opportunities, open spaces for recre-
ational activities and species preservation, and improving con-
nections to the ocean and mountains while enhancing environ-
mentally sensitive habitats. 

Open Space and Parks Policy 1: The parks system shall be enhanced to 
meet social and community needs and provide more active recreational places.  

Open Space and Parks Action 1.1: The RDA, working with IVRPD, should 
pursue and create space for active recreational uses, such as sand volleyball or 
basketball courts on Del Playa Drive, and a skate board park at Estero Park, if 
feasible. 

Open Space and Parks Action 1.2: The RDA should encourage IVRPD in 
coordination with County Parks Department to maintain parks and open space 
to provide a safe environment, rehabilitating unusable and potentially overgrown 
areas.  

Open Space and Parks Action 1.3: IVRPD is encouraged to update their public 
space classification system to facilitate a wide range of open areas from undevel-
oped natural lands to formal spaces.  

Open Space and Parks DevStd 1.4: Open space and parks maintenance strate-
gies should be developed to balance an environment conducive to plant growth 
and human recreational use that reflects the changing relationship between 
neighborhood centers and edges. 

Open Space and Parks Policy 2: In the Downtown Zone district, park 
development shall provide a visual center for the community that maintains 
design elements linked to the history and nature of Isla Vista and compliments 
commercial businesses.  

Open Space and Parks Action 2.1: The RDA should work with IVRPD to ex-
pand the function of Anisq’Oyo’ Park to create a visually prominent core for the 
community and downtown and to provide a venue for community events. 

Open Space and Parks DevStd 2.2: Landscaping on the northern portion 
of Anisq’Oyo’ Park should be designed to incorporate and enhance access to 
Pardall Road businesses.  

Open Space and Parks DevStd 2.3: Future park planning for Anisq’Oyo’ Park 
should consider moving the amphitheater to meet the following criteria: reduced 
noise impact from park events reaching Pardall Road businesses; increased sun 
exposure and visual link to the ocean through south-facing orientation; and 
inhanced access between Pardall Road and Anisq’Oyo’ Park.  

Open Space and Parks DevStd 2.4: Enhancement plans for Anisq’Oyo’ Park 
wetland shall incorporate increased use of native plants, improved water quality 
in the pond, possible realignment, and improved stormwater treatment options.  

Open Space and Parks
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Goals & Policies

Open Space and Parks Policy 3: Sustainable landscaping shall be ap-
plied and native plant use supported on properties designated as open space and 
encouraged on other public land and private property in the interest of promot-
ing natural resources. When selecting trees and plants consider climate, pro-
posed land use, and site-specific geography.

Open Space and Parks Action 3.1: The RDA, IVRPD, and County Public 
Works should, where feasible, implement sustainable landscape practices to 
preserve native species and reduce bluff erosion by utilizing plants that are able 
to thrive in Isla Vista. 

Open Space and Parks DevStd 3.2: Development is encouraged to use native 
plants and non-invasive plants reflecting the diversity of plants that are able to 
thrive in this climate.  

Open Space and Parks Action 3.3: The RDA should encourage IVRPD to 
establish education programs for Isla Vista residents and homeowners to encour-
age sustainable or native landscaping on privately owned lands. 

Open Space and Parks Policy 4: The Community’s proximity to the 
Pacific Ocean should be emphasized.  

Open Space and Parks Action 4.1: The RDA should coordinate with County 
agencies to research opportunities to re-open mid-block pedestrian access to the 
ocean. 

Open Space and Parks Action 4.2: Planning and Development shall update 
Parks, Recreation, and Trails Map #3 for Isla Vista. 

Open Space and Parks Action 4.3: The RDA, in coordination with UCSB and 
IVRPD, shall install “emergency phones “ where appropriate, including public 
trails and parks development.  

Open Space and Parks
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Existing Setting

The community enjoys a park system maintained by the Isla Vista Recreation 
and Park District (IVRPD), providing both active and passive recreational ame-
nities in a variety of venues. However, a few parks are underutilized and others 
have areas of dense planting that, while creating places of respite in the urban 
landscape, can also become uninviting at night.
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Active and Passive Recreation
The County Parks Department and two 1990’s recreation studies identified a 
general deficit of smaller green playing fields for informal (non-league tournament) 
recreation throughout the South Coast. The 2000 US Census Report identified 
1,293 children (17 years old and under) in Isla Vista who may not have the 
same access to UCSB facilities as adults in Isla Vista. Additional children’s play 
equipment and playing fields may be desirable. 
 
Less than ten acres of parks are programmed with existing active recreational 
facilities. Much of the open space acreage is constrained with environmentally 
sensitive habitat (ESH). For example, Camino Corto Park by Isla Vista School, 
20.47 acres, and Del Sol Vernal Pool Reserve, 12 acres, make up a significant 
portion of the area parkland with resources.  Anisq’Oyo Park features a wetland, 
while portions of the bluffs also feature vernal pools. ESH areas are compatible 
with passive recreation amenities such as sensitively located walking trails, benches 
for wildlife watching, and occasional picnic tables. 

Since so many acres of parks in Isla Vista are dedicated to ESH use, remaining 
parkland could be programmed for active use to the maximum extent feasible. 
Approximately 14% of Isla Vista parkland acreage appears potentially available 
for active recreation. Possible location for informal active uses, such as an open 
field for ball play, could be incorporated into park facilities where the natural 
resources are still preserved.

Open Space and Parks: Del Playa Active Recreational Space Opportunities

Existing park facilities in Isla Vista 
County Park standards are 4.7 acres 
of park per 1,000 people. Isla Vista 
has 56.44 acres of IVRPD, County 
and RDA park property. The popula-
tion of Isla Vista is approximately 
20,000, creating a ratio of 2.8 acres 
of park land per 1,000 people. This 
figure does not include Isla Vista 
beaches, UCSB property (Storke 
field), nor Coal Oil Point.

The acreage of Isla Vista bluff-top 
property is approximately 11% per-
cent of the overall park acreage in 
Isla Vista. Due to the unique nature 
of the coastal bluff, the amount of 
active recreation programmed for 
bluffs needs careful consideration.  
Uses that can only occur in such a 
unique natural coastal setting, such 
as inspirational passive uses should 
take priority over uses that can be 
accommodated elsewhere in the 
community.

Open Space and Parks
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Parks Sytem: Downtown Anisq’Oyo’ Park

Existing Downtown Parks & Uses
Anisq’Oyo’ Park, Perfect Park, and People’s Park form a large urban park in 
downtown Isla Vista. Together they form a significant amenity to the down-
town area.

Anisq’Oyo’ Park includes a small outdoor amphitheater (1) which has been the 
location of many community events. The playgrounds (2), at the center of the 
park, are well used. The extensive man-made pond (3) is an environmentally 
sensitive habitat, and serves as a home for local wildlife. Perfect Park (4) at the 
southern end of the loop, provides a picturesque landscape of indigenous plants 
and pathways. People’s Park (5) provides a large expanse of lawn directly op-
posite the Isla Vista Medical Center. There are also several buildings nearby: 
St. Athanasius Orthodox Church (6), a small commercial building (7) housing 
several tenants, the Isla Vista Medical Center (8), and the recently-renovated 
Embarcadero Hall (9).

Little Acorn Park (10) lies to the south across Embarcadero Del Mar and pro-
vides passive recreational opportunities. Pardall Gardens (11), also providing 
passive recreation space, is located on the north side of Pardall Road. 
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Open Space and Parks
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Parks System Anisq’Oyo’ Park

Clockwise from above left, views of Anisq’Oyo’ Park:existing 
amphitheater in Anisq’Oyo’ Park, Playground in Anisq’Oyo’ 
Park, People’s Park and medical center, St. Athanasius 
Orthodox Church, path and seating in Perfect Park, Wetland 
(Environmentally Sensitive Habitat).

Open Space and Parks
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Parks System Anisq’Oyo’ Park

Although downtown parks provide many possibilities for active and passive 
recreation in and around downtown Isla Vista, there were many issues identi-
fied during the design process. Many locations in the parks are picturesque, but 
are heavily planted; these potentially overgrown areas were topics of community 
concern. Another issue discussed was the poor relationship that exists between 
downtown retail businesses and the surrounding parks. Along Pardall Road, 
many businesses actually back onto Anisq’Oyo’ Park. The environmentally 
sensitive habitat within Anisq’Oyo’ requires extensive maintenance, especially 
during the summer months. In addition, due to the pond’s ESH designation, it’s 
wetland buffer may affect adjacent properties.

During initial phases of downtown revitalization, a new pedestrian paseo (1) 
should be created in coordination with new, mixed-use retail development along 
Pardall Road, connecting downtown activity with activities within the park.  
This proposal is discussed further in Chapter 4.1: Downtown Isla Vista.

Properties inside the Embarcadero Loop (2) should be encouraged to form 
strategic partnerships that would allow them to relocate - potentially to new, 
mixed-use buildings facing the park - in order to free up additional land for 
park expansion. 

Open Space and Parks Action 2.1: 
The RDA should work with IVRPD to 
expand the function of Anisq’Oyo’ 
Park to create a visually prominent 
core for the community and down-
town and to provide a venue for 
community events.  

See Downtown Action 2.1

Open Space and Parks DevStd 2.2: 
Landscaping on the northern por-
tion of Anisq’Oyo’ Park shall be de-
signed to incorporate and enhance 
access to Pardall Road businesses. 

1

2

Vision - Establish Pardall Road/Anisq’Oyo’ Paseo Vision - Reconfigure Use of Southern Anisq’Oyo’

Open Space and Parks
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Park System Components Anisq’Oyo’ Park

As the downtown parking management system is implemented, the 
amphitheater (3) should be relocated to define the southern semi-circular 
section of the park. A raised platform should be provided for informal social 
interaction at the south end.

If St. Athanasius Orthodox Church (4) wishes to remain within the park, their 
church - or a new or renovated chapel - may be easily integrated into such a 
space as illustrated above. 

Enhancement of the environmentally sensitive habitat (5) will be essential to the 
improved function of the pond, park, and the downtown. The man-made pond 
constructed in 1974 collects street runoff from the adjacent area. IVRPD adds 
water to the pond in the summer to maintain surface water from the adjacent 
area. A fence surrounds the pond and the street inflow channel from the east, 
and two foot bridges cross the pond.  Due to the biological function issues listed 
on the next page, it is recommended that the wetland be enhanced and recon-
figured to improve its function and quality.

Open Space and Parks DevStd 2.3: 
Future park planning for Anisq’Oyo’ 
Park should consider moving the 
amphitheater to meet the following 
criteria: reduced noise impact from 
park events reaching Pardall Road 
businesses; increased sun exposure 
and visual link to the ocean through 
south-facing orientation; and 
enhanced access between Pardall 
Road and Anisq’Oyo’ Park. 

See Downtown Actions 2.1-3 

3

4

5

Vision - Replace Amphitheater Multi-use Space Vision - Restoration and Enhancement of Wetland

Open Space and Parks
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Wetland Existing Issues

•	 Water	required	in	summer	and	fall	to	maintain	man-made	pond.

•	 Sparse	habitat:	narrow	margin	of	wetland-associated	plants	around	the	pond	
and small number of trees and large shrubs in transition area from wetland 
to upland that can provide cover for wildlife.

•	 Anaerobic	conditions	are	often	present	in	the	pond	due	to	runoff	containing	
fertilizer nutrients and human and pet wastes, resulting in algae and bullrush 
growth.

•	 Periodic	bullrush	removal	disturbs	pond	habitat.

•	 Presence	of	non-native	slider	turtles.

Potential Restoration Plan Components

•	 Plant	additional	native	wetland	species.

•	 Reduce	fertilizer	input	to	pond.

•	 Improve	screening	or	filtration	of	water	entering	the	pond	to	reduce	
pollutants in the pond; possibly design a bioswale for stormwater runoff from 
downtown.

•	 Change	the	pond	bottom	composition	for	better	filtration.

•	 Reconfigure	the	pond	to	require	less	water	additions	in	the	summer	and	fall.

•	 Reconfigure	the	pond	to	accommodate	areas	for	additional	transitional	
upland/wetland habitat.

Further study of potential enhancement components will help determine the 
best way to improve the function of the pond area of the Anisq’Oyo’ Park and 
its relationship to the surrounding community uses.

Open Space and Parks DevStd 2.4: 
Enhancement plans for Anisq’Oyo’ 
Park wetland shall incorporate 
increased use of native plants, 
improved water quality in the pond, 
possible realignment, and improved 
stormwater treatment options.  

Park System Components Anisq’Oyo’ Park

Open Space and Parks
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Parks System: Western Isla Vista Estero Park

Estero Park, located in western Isla Vista, is a medium-sized park with a vari-
ety of passive and active recreational opportunities. Outdoor amenities include 
children’s play equipment, volleyball courts, basketball courts, a frisbee-golf 
course and picnic areas. A substantial community garden is also present. Nearby 
Sueno Orchard contains over one hundred mostly fruit-bearing trees cultivated 
with organic gardening principles.  See page 4-32 for more detailed illustration 
of the Estero Neighborhood.
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Open Space and Parks Action 1.1: 
The RDA, working with IVRPD, should 
pursue and create space for active 
recreational uses, such as sand vol-
leyball or basketball courts on Del 
Playa Drive, and a skate board park 
at Estero Park, if feasible. 

Open Space and Parks Action 1.2: 
The RDA should encourage IVRPD 
in coordination with County Parks 
Department to maintain parks and 
open space to provide a safe en-
vironment, rehabilitating unusable 
and potentially overgrown areas.  

Open Space and Parks
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Park System: Western Isla Vista Estero Park

The addition of a new Community Center to Estero Park’s eastern end 
will provide an opportunity to redesign elements of the park. With the 
reconfiguration of the basketball courts to the north, the area along the old 
Estero Road right-of-way can be used for active recreation playfields. The 
Community Gardens can be improved with the addition of the historic Red 
Barn to their facilities. 

IVRPD’s Tipi Village along Sueno Road is currently underutilized. With the 
addition of the new Community Center, a new skate park in close proximity to 
the Isla Vista Teen Center is proposed. Development of the skate park should be 
undertaken with park improvements to reinforce the connection between Sueno 
Orchard and Estero Park. 

More information can be found in Chapter 4.2: Estero Neighborhood.

Recreational amenities in Estero Park

View of Isla Vista Youth Projects

Isla Vista Teen Center in Estero Park

Estero Park Community Gardens

Open Space and Parks DevStd 1.4: 
Open space and parks mainte-
nance strategies should be devel-
oped to balance an environment 
conducive to plant growth and 
human recreational use that reflects 
the changing relationship between 
neighborhood centers and edges. 

See Open Space and Parks Action 
1.3

Open Space and Parks
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Parks System Trails

Passageways/Connectivity

The 6600 and 6700 blocks of Pasado, Trigo, Sabado Tarde, and Del Playa are 
excceptionally long. In order to increase north-south pedestrian connectivity on 
these blocks, mid-block pedestrian pathways could be created.  Ideally, once cre-
ated, the easements would be detailed as pathways, encroachments would not be 
allowed, and street lighting would be added. 

(1) Central Isla Vista includes one mid-block pedestrian passage that bisects the 
long block between Camino Corto and Camino Del Sur. The passage measures 
approximately 18’ in the northerly part of the passage and approximately 20’ 
wide in the southerly part of the passage. If encroachments are cleared, it would 
allow convenient pedestrian and bicyclist connections between Pasado Road 
and Del Playa Drive. The western passage ends at Window to the Sea Park. 
Historic research illustrates that this western mid-block passage existed on the 
initial platting of the Isla Vista Tract. County ownership of the passages contin-
ues,  although it has been paved, fenced and is currently used for car parking by 
adjacent private property owners. 

(2) An easement between Camino Del Sur and Camino Pescadero has likely 
never been held by the County, but as a long-term planning concept, a similar 
passage here could be a beneficial community objective. However, the proposed 
passage would be more difficult to establish because of development on the 
proposed passageway area.

Since the western mid-block passage land is already owned by the County, it 
should be given a higher priority for implementation. 

Open Space and Parks Action 4.1: 
The RDA should coordinate with 
County agencies to research op-
portunities to re-open mid-block 
pedestrian access to the ocean.  

Streets Action 1.5: The RDA and Pub-
lic Works shall review and determine 
methods to rebuild and specially 
landscape El Embarcadero, and 
consider stop sign or rotaries at the 
intersection with Sabado Tarde, with 
appropriate materials to calm traf-
fic, improve and strengthen access 
to the ocean, and visually enhance 
the corridor.  

1 2
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Open Space and Parks
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Parks, Recreation and Trails Map
The 1993 Goleta Community Plan updated the County Comprehensive Plan 
Parks, Recreation and Trails Map (PRT-3).  PRT-3, which includes Isla Vista, 
establishes a planning tool for a proposed network of trails, and identifies exist-
ing trail easements and proposed trail corridors. The figure above represents 
proposed updates to PRT-3 for the Planning Area. The proposed Del Playa trail 
has been sited to complete perimeter trail routing around Isla Vista and connect 
with existing trails to the east and west on UCSB property.
A PRT designation of “Existing Trail” means the County has an easement for 
the trail. This does not mean that the trail is passable or that the trail is a formal 
trail, sited, and maintained in accordance with County trail guidelines. Trails 
indicated as either Existing or Proposed on the map designate the existence of, 
or a proposal for, future formal public access and do not imply that the County 
or IVRPD maintains or will maintain a trail formally. Most trails in Isla Vista 
are “informal.”  Formal trails, sited and maintained by the County, would likely 
have different characteristics than informal trails.

The trails update for Isla Vista does not include any proposals for trails on 
private property, other than the joint-interest County and homeowner parcel at 
the west end of the bluffs. The jointly owned property may be subject to agreed 
upon use conditions placed on the property by the joint owners.

TrailsParks System

The PRT maps create proposed trail 
locations for long-term (20 years into 
the future) planning purposes.  As a 
planning document, the PRT maps 
are not distributed as an “informa-
tional trail map.” 

*Open Space and Parks Action 4.2: 
Planning and Development shall 
update Parks, Recreation and Trails 
Map #3 for Isla Vista. 

The trail designation is meant to 
facilitate access to Del Playa’s 
five coastal access points. Passive 
recreation that minimizes impact 
to coastal resources while facilitat-
ing the public’s enjoyment of those 
resources is integral to the Coastal 
Act and Local Coastal Plan. 

Open Space and Parks
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Specific Trails

Del Playa Drive
 A future trail could connect to sidewalks within a safe distance along the bluffs. 
The trail could connect publicly owned open space parcels with  sidewalks on 
the south side of Del Playa. Sidewalks currently exist along much of the south 
side of Del Playa, although there are gaps. See Chapter 2: Streets for information 
regarding additional sidewalks that could be installed to complete a linked trail 
system. 

If, in the future, the proposed Del Playa trail were to be formalized, the follow-
ing would be expected components of trail formalization, where appropriate:

•  Use

•  Signage

•  Off-Road Trail Surface and Width

•  On-Road Trail Improvements

•  Landscape and Pavement Improvements

•  Bluff Retreat

•  Liability  

Parks System Trails

Open Space and Parks
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Beach Access 
Beach access is an important resource to the 
Isla Vista community. Currently, the existing 
access point spacing along the Del Playa bluff 
appears sufficient. However, maintaining these 
access points from the impacts of erosion and 
wave action is a continuous task. The County 
and IVRPD should prioritize continuous fund-
ing to ensure existing stairways remain open 
and accessible to the public.

In the future, as the community grows and 
funding is available, such as local and state 

grants, two additional beach access points have been identified. 

Eastern End of Del Playa
A previously open informal beach access on UCSB property directly east of the 
end of Del Playa is proposed as a future coastal access point. This would be a 
high priority project for new beach access at the western end of Del Playa be-
cause it could serve both Isla Vista residents and campus residents along Ocean 
Road.  

Parks System Beach Access

Open Space and Parks Action 
3.1: The RDA, IVRPD and County 
Public Works should, where feasible, 
implement sustainable landscape 
practices to preserve native species 
and reduce bluff erosion by utilizing 
plants which are able to thrive in Isla 
Vista. 

Chapter 2, Streets Action 4.5: The 
RDA and Public Works shall review 
and determine methods to rebuild 
and specially landscape El Embar-
cadero with appropriate materi-
als to calm traffic, improve and 
strengthen access to the ocean, 
and visually enhance the corridor. 

Chapter 2, Streets Action 4.6: The 
RDA, Public Works and County Parks 
Department should, where feasible, 
create pedestrian and bicycle 
routes to connect established trails 
and coastal routes along the perim-
eter of Isla Vista. 

Open Space and Parks



3-17Isla Vista Master Plan 

Catalyst Projects

Improvements to public open space, parks, and trails in Isla Vista will be imple-
mented over time.  Specific projects are identified in this chapter that will be 
developed by the public sector to stimulate private sector investment in Isla Vista, 
correct infrastructure deficiencies, and enhance the quality of the community’s 
parks, road network, and public plazas. 

•  Anisq’Oyo’ Park Enhancement

•  Anisq’Oyo’ north park improvements

• Anisq’Oyo’ south park improvements

•  Long term acquisitions

•  Estero Neighborhood Park (see Chapter 4.2)

• Improved Public Access and Trails

Open Space and Parks
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Chapter 4: Focus Areas

Overview

The Focus Plans represent specific designs for four different areas within Isla 
Vista. Each of these Focus Plans outline necessary steps to revitalize Isla Vista 
into a vibrant community. The four Focus Plans include:

1. Downtown Isla Vista

2. Estero Neighborhood

3. Housing 

4. IV/UCSB Interface

Estero NeighborhoodDowntown Isla Vista

Housing Isla Vista / UCSB Interface

Chapter 4: Focus Areas
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Vision Statement
A downtown is a community’s heart, its social center, the place people buy their 
goods and services, and an economic engine that provides jobs and opportuni-
ties. While Isla Vista’s downtown does some of these things, the downtown can 
be improved to serve more of the community. In many ways, downtown Isla 
Vista provides the greatest opportunity for positive change in the community. 

The Master Plan identifies a series of changes to inject new life into the down-
town. The changes will provide the opportunity for existing and new businesses 
to grow and prosper, making the district more economically sustainable.

Changes to the downtown will come in stages. First, parking issues will be 
addressed by implementing a parking management system. Second, mixed-use 
infill projects and redevelopment will be encouraged through partnerships to 
provide additional housing and commercial space. At the same time, streetscape 
and park improvements will be completed in order to provide well-designed 
public spaces for Isla Vista residents to recreate and socialize. Third, in addition 
to these physical improvements, programs will be created to help existing busi-
nesses grow and prosper, and will encourage new businesses that provide day to 
day amenities for Isla Vista residents. The combination of these components will 
create a vibrant urban core, distinct to Isla Vista, serving as the social center of 
the community.

Aerial view of proposed Downtown Isla Vista

Downtown Isla Vista
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Goals & Policies
Downtown Isla Vista

Downtown Goal: Create a vibrant mixed-use downtown to serve 
as the center of the community, comprised of complementary 
local businesses that meet the basic commercial needs of Isla 
Vista and provide high-quality housing. 

Downtown Policy 1: Improve amenities and services for residents while pro-
viding the opportunity for local businesses to prosper. Existing local businesses  
shall be supported as revitalization occurs. Downtown revitalization efforts 
should focus primarily on improving the retail and commercial services environ-
ment and encouraging Isla Vista residents to shop in the community.  

Downtown Action 1.1: The RDA shall explore options to encourage downtown 
property owners and businesses to implement aesthetic upgrades to their facili-
ties through programs such as a façade improvement program, code assistance 
and enforcement, and low-interest loan programs.  

Downtown Action 1.2: Following adoption of the plan, the RDA shall strive 
to prioritize public private partnerships to provide temporary commercial lease 
space for relocation of businesses and lessees during downtown revitalization 
and shall coordinate development and relocation activities. 

Downtown Action 1.3: The RDA shall facilitate mixed-use projects in the 
downtown through formation of public private partnerships, acquisitions, and 
owner participation agreements. 

Downtown Action 1.4:  The RDA shall work with UCSB and law enforcement 
to explore options and, if applicable, provide a long-term location in downtown 
for  the Isla Vista Foot Patrol station or sub-station.

Downtown Policy 2: Public spaces (e.g. plazas, squares, patios, and parks) 
within the downtown shall be designed to strengthen the identity of the down-
town as the primary center of the community for gathering and social activities.  

Downtown Action 2.1: The RDA shall work with IVRPD to improve 
Anisq’Oyo’, Acorn, and Perfect Parks’ relationship to the downtown and incor-
porate an appropriate level of programmable recreational space. 

Downtown DevStd 2.2: Planning and Development shall update the down-
town zone district to encourage construction of at-grade patios on new mixed-
use buildings in the downtown on the north side of Pardall Road. 

Downtown DevStd 2.3: Planning and Development shall research and, if 
feasible, implement programs that create incentives for new downtown develop-
ment and rehabilitation projects using sustainable construction techniques and 
native plants from the Master Plan Plant List, grey water recycling and energy 
efficient design.

Downtown Action 2.4: Strongly request and recommend the governing agen-
cies approve the increased use of native plants, aeration, improved water quality 
in the Anisq’Oyo’ Park wetland, possible realignment and enhanced stormwater 
treatment in the man-made ESH to facilitate future enhancement of our com-
munity.
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Goals & Policies
Downtown Isla Vista

Downtown Policy 3: Isla Vista’s proximity to the Pacific Ocean as a unique 
quality of the Isla Vista commercial district shall be emphasized by strengthen-
ing physical and visual connections.  

Downtown DevStd 3.1: Development and landscaping on the southern por-
tion of the Embarcadero Loop shall create a street edge that frames Anisq’Oyo’, 
Perfect and People’s Park, while leading pedestrians to El Embarcadero Road 
and views of the ocean. 

Downtown DevStd 3.2: In cooperation with affected property owners and 
IVRPD, the RDA shall assist in the creation of a paseo linking Anisq’Oyo’ Park 
and Pardall Road to frame visual and pedestrian access to the ocean.  

Downtown Policy 4: Incentives and programs shall be developed to trigger 
private-sector reinvestment in the downtown, enhance the overall character, and 
provide additional commercial space and housing.  

Downtown Action 4.1: The RDA shall encourage the creation of a business 
association, marketing cooperative, or other organization to actively contribute 
to the formation of a marketing strategy for the downtown and implement that 
strategy over time.  

Downtown Action 4.2: The RDA shall encourage a variety of new retail busi-
nesses that meet the needs of the community. Priority businesses should include 
those that provide goods and services for Isla Vista residents and those that 
attract new patrons to the area. Night-time attractions for families and UCSB 
students should be encouraged as a means of expanding commercial activity and 
creating safer, night-time entertainment alternatives. The RDA shall investigate 
incentives that could be offered to maintain and attract such businesses to Isla 
Vista. 

Downtown Action 4.3: The RDA shall work with the University to encourage 
more synergy and less competition between the University and downtown com-
mercial activity.  

Downtown Action 4.4: The RDA should coordinate with Public Works to 
implement a program of downtown infrastructure public improvements includ-
ing street landscaping, public plazas, additional bicycle parking, new sidewalks 
and sidewalk amenities as depicted on page 4 -14.  

Downtown DevStd 4.5: Planting of new street trees shall be encouraged to 
create an attractive, visually unified, and comfortable environment.  The use of 
shade trees and colorful plantings is encouraged while respecting the need for 
business visibility and south facing outdoor eating spaces.

Downtown Action 4.6: The Regulating Plan for the new downtown zone 
district shall emphasize mixed-use development, housing, flexible buildings, and 
parking requirements. The Regulating Plan shall encourage the redevelopment 
of downtown properties to multi-story buildings. 
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Goals & Policies
Downtown Isla Vista

Downtown Action 4.7: Planning and Development shall develop architectural 
guidelines that build upon the unique character of Isla Vista and are consistent 
with the best local building traditions. 

Downtown Action 4.8: The form based zoning code shall encourage three 
story development on the south side of Pardall Road that minimizes shadows on 
north side of Pardall Road.

Downtown Policy 5: Improvements to downtown transportation, parking, 
and public transit infrastructure shall increase customer access to businesses.  

Downtown Action 5.1: The RDA shall encourage formation of an entity to 
administer parking in Isla Vista. 

Downtown Action 5.2: The RDA shall examine the feasibility of establishing 
and enforcing metered parking in downtown Isla Vista. 

Downtown Action 5.3: Subsequent to downtown parking meters installation, 
the RDA shall work with the parking entity  to research the necessity of con-
structing a nearby parking garage. The garage design should be wrapped with 
other uses to minimize the visual impact of the garage infrastructure. 

Downtown Action 5.4: The RDA shall assist in the renovation of Pardall Road, 
Embarcadero Del Mar, and Embarcadero Del Norte to improve safety, enhance 
north-south automobile access, and improve infrastructure aesthetics as depicted 
on pages 4 -14 - 4 –15 ensuring that if roundabouts are used at Pardall and Em-
barcadero Del Mar/Del Norte intersections the roundabouts will accommodate 
large delivery trucks, vehicles, and bicycle traffic. 
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Existing Physical Setting

Downtown Isla Vista is located on the eastern edge of Isla Vista adjacent to the 
UCSB Main Campus. The existing commercial district runs east to west along 
Pardall Road, and north to south along Embarcadero Del Mar and Embarcade-
ro Del Norte. Pardall Road serves as the main street for the community as well 
as the primary gateway to UCSB for pedestrians and bicyclists from Isla Vista. 
Embarcadero Del Mar and Embarcadero Del Norte, or “The Loop”, functions 
as the primary circulation route through downtown. There is 134,000 square 
feet of commercial space along these streets that includes eating establishments, 
bicycle shops, bookstores, copy shops, and other student oriented commercial 
uses. The buildings within the commercial area are primarily one-story and gen-
erally consist of non-descript architecture. Parking for these uses is typically pro-
vided in small and medium size lots behind the buildings with driveway access. 

There are several parks located within the downtown area. Anisq’Oyo’, People’s 
Park, and Perfect Parks are located within The Loop and together function as 
the largest developed park space within Isla Vista.  Little Acorn Park resides 
at the southwestern corner of The Loop and Pardall Gardens is located on the 
northeastern end of Pardall Road.

Downtown Isla Vista
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Existing Physical Setting

Issues 
Issues identified by the public, design consultants, and County staff through the 
Design Workshop, PAC/GPAC meetings, and research include the following.

1.  Existing on-site parking requirements make redevelopment of small proper-
ties nearly impossible 

2.  Lack of parking for shoppers due to all-day on-street parking by UCSB com-
muters and due to limited parking enforcement.

3.  Decline in retail business during three-month UCSB summer break

4.  Leakage of retail sales to other regional shopping areas

5.  Limited marketing for local businesses

6.  Negative image of Isla Vista deters shoppers

7.  Streets and public spaces are undefined due to typical one-story buildings 

8.  Lack of day-to-day amenities for residents within the downtown

9.  Poor relationship between retail and Anisq’Oyo’ Park

10. Poor usability/function of Anisq’Oyo’ Park and Perfect Park

Downtown Isla 
Vista

Downtown Isla Vista

Outdoor seating along Pardall Retail establishments along Pardall

View along Pardall looking toward UCSB View along Embarcadero Del Mar
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Regional Context
Isla Vista is located in an economically dynamic county and is surrounded by 
areas that have experienced significant commercial growth in recent years. As 
in the rest of California and most of the country, the late 1990s saw significant 
economic expansion, leading to low real estate vacancy rates and spurring the 
construction of additional office, research and development, and industrial 
properties. Although the current economic downturn has affected this area, its 
future still looks promising. The UCSB Economic Forecast Project predicts in 
its Economic Outlook 2001 that Santa Barbara County’s economy will continue 
to grow at a strong rate, and faster than California as a whole in the next few 
years.

Santa Barbara County enjoys two major employers that are not greatly affected 
by a general economic downturn: Vandenberg Air Force Base and the University 
of California at Santa Barbara. The South County economy is quite diverse, 
with tourism, business services, agriculture, education, and technology-related 
activities all playing significant roles. The South County region, and Goleta in 
particular, has established a reputation for providing an alternative to Silicon 
Valley or the Los Angeles area for certain high-tech firms. The City of Santa 
Barbara has significantly higher per-capita sales than the County as a whole, in-
dicating that it is the retail center of the region, attracting shoppers from around 
the county.

Local Context
The State Board of Equalization’s data on Isla Vista indicates 94 establishments, 
35 of which are eating and drinking places. These eating and drinking estab-
lishments currently occupy approximately 100,000 square feet, or roughly 75 
percent of Isla Vista’s total supply of commercial real estate.  Most other catego-
ries contain no more than three or four establishments. With its high population 
density and location adjacent to UCSB, Isla Vista potentially has a large market 

Retail and Commercial Setting
Downtown Isla Vista

Regional shopping areas are illustrated in the contextual map above. The UCen on the campus of UCSB 
provides small-scale commercial services. Camino Real Marketplace includes large “big-box” retail es-
tablishments and restaurants. Fairview Shopping Center and Calle Real Shopping Center, both in Goleta, 
provide a wide range of basic retail options. Significant revitalization in Old Town Goleta is under way. 
Downtown Santa Barbara provides high-end retail as well as bars and restaurants.

Pacific Ocean

Downtown 
Santa Barbara

Isla Vista

Hwy 101

UCSB 
Main Campus

Old Town Goleta

Camino Real  
Shopping Center

Five Points 
Shopping Center
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Downtown Goal: Create a vibrant 
mixed-use downtown to serve as the 
center of the community, comprised 
of complementary local businesses 
that meet the basic commercial 
needs of Isla Vista and provide 
high-quality housing. 

Downtown Policy 1: Improve ameni-
ties and services for residents while 
providing the opportunity for local 
businesses to prosper. Existing local 
businesses  shall be supported as 
revitalization occurs. Downtown 
revitalization efforts should focus 
primarily on improving the retail and 
commercial services environment 
and encouraging Isla Vista residents 
to shop in the community. 

Action Downtown 4.2: The RDA shall 
encourage a variety of new retail 
businesses that meet the needs of 
the community. Priority businesses 
should include those that provide 
goods and services for Isla Vista 
residents and those that attract 
new patrons to the area. Night-time 
attractions for families and UCSB 
students should be encouraged as 
a means of expanding commercial 
activity and creating safer, night-
time entertainment alternatives. The 
RDA shall investigate incentives that 
could be offered to maintain and 
attract such businesses to Isla Vista. 

Retail and Commercial Setting
Downtown Isla Vista

for retail services.

Isla Vista’s commercial core has an enormous asset: a very large potential 
customer base. Roughly 37,000 people either live in Isla Vista, live nearby, or 
work or study at the UCSB campus, thousands more live or work in the Goleta 
Valley, and the University receives at least 100,000 visitors a year. The current 
lack of economic viability in Isla Vista is not a lack of customers; it is the lack of 
a retail environment to attract them to Isla Vista.

Given this potential customer base, and the limited possibilities for other types 
of commercial development, revitalization efforts should focus primarily on im-
proving the retail environment. A strong retail base will both support the other 
goals of the Master Plan, such as creating a more livable community in Isla Vista 
and reducing automobile dependency, and also increase the amount, quality, 
and stability of employment.  

Retail performance can improve if retail development is approached as part of 
a larger strategy for revitalizing the downtown.  Efforts to strengthen the retail 
base should create a healthier environment for existing businesses, especially ba-
sic services such as grocery stores, and attempt to increase the total retail square 
footage and the diversity of retail offerings. This requires the creation of a retail 
environment to attract investment and shoppers that currently choose to spend 
their money elsewhere.
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Existing Conditions Connect Downtown to Anisq’Oyo’ Park and the Pacific Ocean

Line Anisq’Oyo’ Park with Mixed-Use Buildings Enhance Anisq’Oyo’ Park

Improve Streets and Manage Parking in Downtown Area Define Pardall as a Primary Commercial Area

Downtown Isla Vista

Five Guiding Principles for Downtown Planning

2 3

1

4 5
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Guiding Principles Combined
Downtown Isla Vista

2

3

5

Legend: 
Connect Downtown to Anisq’Oyo’ Park  
and the Pacific Ocean1

2

3

4

5

Line Anisq’Oyo’ Park with mixed-
use buildings
Enhance Anisq’Oyo’ Park

Street improvement and managed 
parking

Strengthening Pardall Corridor

Pardall

Anisq’Oyo’ & Perfect Park

Embarcadero Loop

Pardall

Madrid

Seville

Trigo

Sabado Tarde

El Nido 

Del Playa

4

1
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One of the first steps in the evolu-
tion of the downtown area should 
be the strengthening of the Pardall 
Road corridor as the focal point of the 
community. This can be achieved by 
building new buildings to define the 
public spaces and streets, implement-
ing a new streetscape to enhance the 
public realm, and integrating a paseo 
that will create a connection between 
Anisq’Oyo’ Park and Pardall Road.

Mixed-Use 
The Plan creates incentives to encour-
age the redevelopment and infill of 
lots along Pardall Road with two- to 
three-story mixed-use buildings with 
retail on the first floors and housing 
above. These mixed-use buildings will 
define appropriate proportions for the street and public spaces, help to create 
an active and interesting sidewalk edge, and provide additional commercial 
space and residential units for the downtown. The buildings along the southern 
edge of Pardall Road should be designed with two fronts. The first front facing 
Pardall Road, and the second front facing the Anisq’Oyo’ Park edge. 

 Pardall Corridor

(Above) Key Plan (Below) Perspective of 
the Pardall Road paseo at dusk looking 
west into Anisq’Oyo’ Park.

Components of the Downtown Plan

Downtown Action 1.3: The RDA shall 
facilitate mixed-use projects in the 
downtown through formation of 
public private partnerships, acqui-
sitions, and owner participation 
agreements. 

Downtown DevStd 2.2: Planning 
and Development shall update the 
downtown zone district to encour-
age construction of at-grade patios 
on new mixed-use buildings in the 
downtown on the north side of 
Pardall Road. 

Downtown Isla Vista
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Components of the Downtown Plan  Pardall Corridor

Downtown Action 2.1: The RDA 
shall work with IVRPD to improve 
Anisq’Oyo’, Acorn, and Perfect 
Parks’ relationship to the downtown 
and incorporate an appropriate 
level of programmable recreational 
space.  

 Downtown Isla Vista

(Above) Axonometric view of Pardall 
Road with new mixed-use buildings, 
streetscape, and paseo implemented. 
The buildings on the southern edge of 
Pardall Road have two fronts. One faces 
Pardall, while the second faces the Park.                 

(Below) Photos of La Arcada paseo in 
Santa Barbara. An important design 
feature is the manner in which the paseo 
is detailed by windows, doorways, and 
uses that are oriented toward the paseo.
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Streetscape Improvements and the Paseo
Streetscape improvements along Pardall Road will visually establish this corridor 
as the community’s activity center, providing a comfortable place for residents to 
recreate and socialize. A paseo should provide an additional active public space, 
create connections to Anisq’Oyo’ Park from Pardall Road, and draw pedestrian 
activity from Pardall Road into the park.

Pardall Road streetscape improvements should enhance pedestrian conditions 
in the downtown.  During special events, mechanisms will be available to close 
the road to establish a pedestrian-only plaza. The Pardall Road intersection 
with The Loop will be elevated several inches and designed with stone pavers or 
similar materials. Similar pavers will also be used on the sidewalks and the curb 

Pardall Road
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Components of the Downtown Plan Pardall Corridor

Downtown Isla Vista

Plan of the proposed streetscape for 
Pardall Road. The street could be used 
as a plaza for special events by placing 
temporary bollards at intersections 
to prevent automobile access. Note 
the paseo connecting Pardall Road 
to Anisq’Oyo’ Park. Also note the 
interconnected parking behind the 
buildings on the north side of Pardall 
Road, a long-term objective. The 
intersections at both Embarcadero Del 
Norte and Del Mar should incorporate 
traffic circles.

New, Mixed-Use Buildings

Consolidated Parking in Rear Lots 

Rotaries @ Intersections

Connections to Anisq’Oyo’ Park

Plaza
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height should be minimized in order to allow the area to function as one large 
space. Small street trees should be selected to enhance visual quality and bring 
natural systems into the downtown. Trees, however, should be carefully chosen 
and placed as to not screen the sun along the southern shop fronts. Large palm 
trees should be integrated at the ends of the block as well as at the mid-block 
to provide a visual highlight. Traffic circles should be integrated at the Embar-
cadero intersections with public art, architectural features, or landscaping placed 
in the centers. The on-street parking areas should be convertible into usable 
areas for adjacent retail uses as necessary. The street should be designed so that 
automobile traffic can be closed off completely for special events, transforming 
the street into a plaza.

Downtown Action 4.4: The RDA 
should coordinate work with Public 
Works to implement a program of 
downtown infrastructure public 
improvements including street land-
scaping, public plazas, additional 
bicycle parking, and sidewalk ame-
nities as depicted on page 4-13. 

Downtown Action 5.4: The RDA 
should assist in the renovation of 
Pardall Road, Embarcadero Del 
Mar, and Embarcadero Del Norte 
to improve safety, enhance north-
south automobile access and 
improve infrastructure aesthetics as 
depicted on pages 4-14-4-15. 

Components of the Downtown Plan Pardall Corridor

Downtown Isla Vista

Em
ba

rc
ad

er
o 

D
el

 N
or

tePark-Facing Housing

New, Mixed-Use Buildings
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Anisq’Oyo’ Park/Perfect ParkComponents of the Downtown Plan

Anisq’Oyo’ Park, People’s Park and Perfect Park
Three downtown parks, Anisq’Oyo’, People’s, and Perfect, should together 
become a center for social activity and events, and another focal point for Isla 
Vista. Currently an amphitheater, children’s playground, and a variety of small 
passive spaces are located in the parks. The character, function, and usability of 
these parks should be enhanced. 

To read more about the proposal for these parks please see Chapter 3, p. 3-7 
through 3-11.

(Right) Key Plan illustrating the impor-
tance of the downtown parks as the focal 
point of the community. 

(Below) Historic photo of Anisq’Oyo’  
Park during an outdoor social event. A 
goal of the downtown is to provide this 
type of flexibility of use and ability to 
serve large groups of people for various 
activities.

Downtown Policy 2: Public spaces 
(e.g. plazas, squares, patios, and 
parks) within the downtown shall be 
designed to strengthen the identity 
of the downtown as the primary 
center of the community for gather-
ing and social activities.  

Downtown Action 2.1: The RDA 
shall work with IVRPD to improve 
Anisq’Oyo’, Acorn, Perfect, and 
Peoples’ Parks’ relationship to the 
downtown and incorporate an ap-
propriate level of programmable 
recreational space. 

Downtown Policy 3: Isla Vista’s 
proximity to the Pacific Ocean as a 
unique quality of the Isla Vista com-
mercial district shall be emphasized 
by strengthening physical and visual 
connections.  

Downtown DevStd 3.1: Development 
and landscaping on the southern 
portion of the Embarcadero Loop 
shall create a street edge that 
frames Anisq’Oyo’, Perfect and 
People’s Park, while leading pedes-
trians to El Embarcadero Road and 
views of the Pacific Ocean.  

Downtown DevStd 3.2: In coopera-
tion with affected property own-
ers and IVRPD, the RDA shall assist 
in the creation of a paseo linking 
Anisq’Oyo’ Park and Pardall Road to 
frame visual and pedestrian access 
to the Pacific Ocean.  

Downtown Isla Vista
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Components of the Downtown Plan Anisq’Oyo’ Park/Perfect Park

Park Design Constraints
As described in Chapter 3, a man-made pond is located in Anisq’Oyo’ Park. 
The pond, which constitutes a wetland environmentally sensitive habitat is 
protected by the California Coastal Commission and county policies. Enhance-
ment options for the pond in Anisq’Oyo’ Park will both shape the Pardall Road 
corridor’s relationship to the park and present a unique character for the park/
downtown interface. 

The Local Coastal Plan protects areas within 100’ of environmentally sensi-
tive habitat from development. A small portion of three properties on the south 
side of Pardall Road are within the current 100’ setback. Enhancement of the 
wetland may result in a different setback configuration. Potential pond enhance-
ment components could improve Aniq’Oyo’ Park’s relationship with the down-
town, for example:

•	 Increased	public	wildlife	viewing	opportunities	through	trails	and	outdoor	
patio seating.

•	 Well-designed	wetland	landscape	plantings	could	create	a	pleasing	natural	
aesthetic.

Two restoration options integrate the three principle plan components - an 
improved Pardall Road with new, mixed-use buildings, a paseo or plaza, and en-
hanced environmentally sensitive habitat. It is important to recognize that either 
option can result in a successfully revitalized downtown Isla Vista.

Option I - Preferred

•	 Wetland is enhanced and reconfigured to improve wetland function and 
increase public access and passive recreation options.

•	 Streetscape	improvements	along	Pardall	Road	and	paseo	connection	to	
Anisq’Oyo’ Park.

• Property along Pardall Road is redeveloped.

Option II

•	 Wetland	is	improved	but	not	relocated.	Public	access	and	observation	of	the	
habitat remains limited.

•	 “Plaza”	consists	of	streetscape	improvements	along	Pardall	Road	with	a	
limited paseo connection to Anisq’Oyo’ Park, opening up visibility of the 
wetland resource.

•	 Property	along	Pardall	Road	is	redeveloped	outside	the	existing	100’	environ-
mentally sensitive habitat buffer.

Downtown Action 2.4: Strongly re-
quest and recommend the govern-
ing agencies approve the increased 
use of native plants, aeration, 
improved water quality in the pond,  
and possible realignment and en-
hanced stormwater treatment in the 
man-made ESH to facilitate future 
enhancement of our community.

Downtown Isla Vista

Plan illustrating the required 100’ buffer 
(dashed line) around environmentally 
sensitive habitat..
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Components of the Downtown Plan The Embarcadero Loop

(Above) Key Plan 
(Below) View down Embarcadero Del 
Norte looking south. This illustration 
demonstrates how new buildings should 
terminate vistas down Embarcadero Del 
Mar and Del Norte.

The Embarcadero Loop
The Embarcadero Loop is located 
within the heart of the commercial 
district. The Loop is the only set of 
streets within Isla Vista that is not on 
a rectilinear grid. The Master Plan will 
enhance the unique character of this 
area by integrating mixed-use build-
ings that define the edges of these 
streets by improving the streetscape 
and providing landmarks at the south-
ern terminus of Embarcadero Del Mar 
and Embarcadero Del Norte. 

Mixed-Use
Two- to three-story mixed-use build-
ings are encouraged around the 
Embarcadero Loop to facilitate the 
development of these new  buildings.  

The Downtown Zone Form-Based 
Regulating Code’s new system allows 
on-site parking on a more flexible basis, and may include options for 
in-lieu parking fees, shared parking, and community parking lots.

See Downtown DevStd 3.1

Downtown Action 4.6: The Form-
Based Regulating Code for the 
new downtown zone district shall 
emphasize mixed-use develop-
ment, new housing, flexible build-
ings, and parking requirements. 
The Form-Based Regulating Code 
shall encourage redevelopment of 
downtown properties to multi-story 
buildings over time. 

Downtown Isla Vista
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Components of the Downtown Plan The Embarcadero Loop

Downtown Isla Vista

Streetscape
The Embarcadero Loop right of way should increase bicycle safety and awareness, enhance the character 
of the area, and provide additional on-street parking for downtown merchants. 

Termination of Visual Corridors
The Form-Based Regulating Code calls for the view corridors down both Embarcadero Del Mar and 
Del Norte to be terminated by special elements incorporated into the design of new buildings. The lots 
that provide this termination would offer prominent locations for public uses such as the Foot Patrol.
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Downtown Build-Out

There are few vacant lots in downtown Isla Vista. However, there is a significant 
opportunity to redevelop existing, 1-story commercial properties with mixed-use 
buildings that combine residential and retail uses. 

The physical capacity of downtown Isla Vista is largely determined by the avail-
ability of parking. Currently, parking is severely limited due to a lack of enforce-
ment of existing posted parking time-limits and a significant number of UCSB 
commuters who park in downtown Isla Vista. The redevelopment of downtown 
properties is partially impeded by existing on-site zoning parking requirements.

Despite the parking problems that exist today, analysis of the physical form 
of downtown Isla Vista demonstrates that ample parking exists to support a 
vibrant, mixed-use neighborhood, as long as several different components of 
a parking management program are implemented. There are several different 
possible strategies that could become parts of a parking management system for 
the downtown. These programs are discussed in Chapter 3: Transportation, and 
mentioned briefly as follows:

1. On-street and surface parking:  reconfigure existing private lots and make 
public.

2. Parking structures with liner buildings.

3. Shared parking structure with UCSB.

4. Satellite surface parking lot. 

 

Parking Strategies

Parking Strategy: On-street metered 
parking and consolidated surface lots 
behind buildings.

Downtown Action 5.1: The RDA shall 
encourage formation of an entity to 
administer parking in Isla Vista. 

Downtown Action 5.2: The RDA 
shall work with the parking entity 
to establish and enforce metered 
parking in downtown Isla Vista. 

Downtown Action 5.3: Subsequent to 
downtown parking meters instal-
lation, the RDA shall work with the 
parking entity  to research con-
structing a nearby, sensitively-de-
signed parking garage. The garage 
design should be “wrapped” with 
other uses to minimize the visual im-
pact of the garage infrastructure.  

Downtown Isla Vista
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Building Types 
To determine the physical capacity of the downtown, a series of building proto-
types are proposed that accommodate relatively narrow building footprints with 
parking areas set to the rear of lots. These building types can accommodate 
at-grade parking spaces or different types of parking garages, should the market 
allow for structured parking. 
Using this basic building type, lots in downtown Isla Vista can support three-
story buildings that integrate two stories of housing over a ground-floor com-
mercial space. 

A study of the vacant parcels on the northwest corner of Pardall Road and 
Embarcadero Del Mar site demonstrated that the site could accommodate 4,600 
gross square feet of retail space, approximately 16 bedrooms of housing above, 
and 19 parking spaces - sufficient to fulfill proposed parking requirements. The 
parking lot is a two-story parking garage with connected by ramps. First-floor 
garage spaces could contribute to a district-wide parking management program, 
benefitting downtown businesses. Second-story spaces would typically be for 
on-site residences.

Downtown Build-Out Building Type Strategies

Ground Floor Plan Upper Floor Plan

Building Section

1500 GSF 1400 GSF

1200 GSF

3 BR 4 BR

2 BR

Parking

Residential

Commercial

Residential

Downtown Action 1.3: The RDA shall 
facilitate mixed-use projects in the 
downtown through formation of 
public private partnerships, acqui-
sitions, and owner participation 
agreements.  

Downtown Policy 4: Incentives and 
programs shall be developed to trig-
ger private-sector reinvestment in 
the downtown, enhance the overall 
character, and provide additional 
commercial space and housing. 

Downtown Action 4.6: The Form-
Based Regulating Code for the 
new downtown zone district shall 
emphasize mixed-use develop-
ment, new housing, flexible build-
ings, and parking requirements. 
The Form-Based Regulating Code 
shall encourage redevelopment of 
downtown properties to multi-story 
buildings over time. 

Downtown Action 4.8: The Form-
Based zoning code shall encour-
age three story development on 
the south side of Pardall Road that 
minimizes shadows on north side of 
Pardall Road.

Downtown Policy 5: Improvements 
to downtown transportation, park-
ing, and public transit infrastructure 
shall increase customer access to 
businesses. 

Downtown Isla Vista

Example Mixed-Use Prototype on Downtown Corner Lot
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Downtown Build-Out Building Type Strategies

The Form-Based Regulating Code allows for two stories of residential use to be 
built over ground floor commercial space and it creates new parking ratios for 
retail and residential uses. In addition, projects could choose to provide parking 
on-site for residential or retail uses or instead pay into a district-wide parking 
program.

This system is described in Chapter 6: The Isla Vista Form-Based Regulating 
Code.

Downtown Action 4.6: The Form-
Based Regulating Code for the 
new downtown zone district shall 
emphasize mixed-use develop-
ment, new housing, flexible build-
ings, and parking requirements. 
The Form-Based Regulating Code 
shall encourage redevelopment of 
downtown properties to multi-story 
buildings over time. 

Downtown Action 4.7: Planning and 
Development shall develop archi-
tectural guidelines as a component 
of a Form-Based zoning code that 
build upon the unique character 
of Isla Vista and at the same time 
consistent with the best local build-
ing traditions. 

Downtown Action 4.8: The Form-
Based zoning code shall encour-
age three story development on 
the south side of Pardall Road that 
minimizes shadows on north side of 
Pardall Road.

Downtown Policy 6: Staff shall de-
velop new zoning regulations for the 
downtown that require a condition-
al use permit for businesses that re-
quire an off-site alcohol license and 
businesses that function as “bars.”  

Downtown Isla Vista

This excerpt from the Isla Vista Form-Based 
Regulating Code illustrates the location of the 
allowed downtown area building type in dark 
brown. The front yard setback for this area is 
0’. See page 6-5 for more information regard-
ing adjacent areas and allowed building types.
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Downtown Build-Out Building Type Strategies

Downtown Isla Vista

(Above) Illustration of Pardall Road 
with new mixed-use buildings.

(Left) Excerpt from the Form-Based 
Regulating Code illustrating regulations 
for mixed-use buildings in the Down-
town area.
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Downtown Build-Out Development Potential

After considering three options for downtown development, one, two and three 
story buildouts, a three story buildout was chosen.  The three-story alternative 
was chosen because revitalization of the downtown area is central to Isla Vista’s 
general revitalization.  A financial cost and benefit analysis suggested that only 
a three-story option would give property owners enough incentive to redevelop. 
Individual property owners can seek to redevelop their own underutilized prop-
erties with mixed-use buildings once the Regulating Code is adopted.

Rebuilding to three stories, downtown Isla Vista would see approximately 377 
units of housing and a total buildout of approximately 168,000 square feet of 
retail space. This scenario would be served by approximately 595 surface park-
ing spaces (685 would be required under the new standards). Thus, 90 parking 
spaces would have to be provided, either in a downtown parking structure, or at 
an off-site location. 

The three-story build-out alternative would offer an incentive for property own-
ers to redevelop their properties.  This in turn would provide additional housing 
to help alleviate the issues of overcrowding in the community while establish-
ing a vibrancy essential to the economic improvement of the downtown retail 
establishments.

Analysis of the significant potential customer base and its associated spending 
suggests there is support for the addition of new square footage and employment 
in certain key retail niches, namely restaurants (especially one or more moder-
ately-priced full-service restaurants), clothing, and some miscellaneous retail, 
such as gifts/souvenirs, housewares, etc.

Existing Conditions Proposed Building Framework

Downtown Isla Vista
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This section presents two scenarios: a low capture rate scenario in which Isla 
Vista retail captures a small amount of additional spending from its potential 
customer bases, and a more optimistic high capture rate scenario.

Low Capture Rate
Isla Vista businesses would capture approximately 5 percent more of the total 
spending by the customer bases to support approximately 14,000 square feet of 
additional retail space (a 15 percent increase from the existing 100,000 square 
feet). This scenario could result in up to 30 full-time equivalent new jobs, which 
would likely mean significantly more part-time positions. Table 9 shows the 
breakdown of total new square footage among the various retail categories.

High Capture Rate
Isla Vista would gain roughly 30,000 additional square feet of retail space (a 30 
percent increase). This scenario could result in up to nearly 70 full-time equiva-
lent new jobs. As in the case of the low capture rate scenario, this would trans-
late into significantly more part-time positions. Table 9 shows the breakdown of 
total new square footage among the various retail categories.

Downtown Build-Out

Downtown Action 4.2: The RDA shall 
encourage new retail businesses 
of a variety of sizes and types that 
meet the needs of the community. 
Priority businesses should include 
those that provide goods and 
services for Isla Vista residents and 
those that would attract new pa-
trons to the area. Night-time attrac-
tions for families and UCSB students 
should be encouraged as a means 
of expanding commercial activity 
and creating safer, night-time enter-
tainment alternatives. The RDA shall 
investigate incentives that could be 
offered to maintain and attract such 
businesses to Isla Vista. 

Retail Development Potential

Downtown Isla Vista

The main conclusion drawn from these scenarios is that given the significant spending power in and near Isla Vista, 
downtown retail need only capture a small incremental increase of the existing market (5 or 10 percent) to support sig-
nificant new square footage in certain niches.  In addition to any new square footage, it is likely that an improved retail 
environment would lead to stronger performance of existing businesses.  

Summary
Existing  130,000 sf commercial

Low Capture Rate  Additional 14,000 sf 

High Capture Rate  Additional 30,000 sf 
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Downtown Isla Vista

Total Development PotentialDowntown Build-Out

In the two-story building scenario, if all buildings were built with one floor of 
residential above one floor of commercial, all parking could be accommodated 
on-site. In the three-story building scenario, some parking would need to be 
accommodated off-site. Approximately 595 spaces can be accommodated on-site 
in the downtown area, and approximately 90 spaces would need to be provided 
in an offsite location such as a garage or public surface lot. 

Units* Bedrooms* Beds* Required Parking 
Spaces

Existing - - - 334

Two Story Building 198 245 392 517

Three Story Building 377 465 748 685

Assumed Unit Type Mix

The proposed form-based zoning 
strategy is designed to regulate 
building form. As a result, determin-
ing buildout requires assumptions 
regarding the mix of units that are 
incorporated into new develop-
ment. The assumptions in the graph-
ic above were used to determine 
initial buildout number. Refined 
buildout numbers can be seen the 
in 7/22/03 Staff Report.

Existing Downtown Parking Spaces

Parking data were gathered during 
Fall 2001. During that survey, staff 
collected land use data through-
out Isla Vista including estimated 
number of on- and off-site parking 
spaces. 

Covered 14

Uncovered 435

Shared 103

Total On-Site* 552

Street Approx. 130

Total Downtown Approx. 682

Development Options

Downtown On-Site Parking Requirement

Commercial Studio One 
Bedroom

Two 
Bedroom

Three 
Bedroom

Existing 2/1,000 sf 1.2 per unit (1 covered + 1 visitor space per 5 units)

*Proposed 2/1,000 sf 0.6 1.0 1.5 2.0

* Note: In 2001, there were up to an additional 14 on-site parking spaces in use that 
may not be legal due to zoning setback requirements.
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Catalyst Projects
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Catalyst Projects

Catalyst Projects 

Downtown Isla Vista provides many opportunities for catalyst projects over 
the next 20-30 years. In addition to publicly funded catalyst projects, there are 
opportunities for public-private partnerships and privately funded projects from 
incentives provided by the Santa Barbara County Redevelopment Agency.

Catalyst projects should be highly visible and stimulate further development. 
First priority projects include a mixed-use building at the northwest corner 
of Pardall Road and Embarcadero Del Mar, a traffic rotary, and streetscape 
improvements along one block of Pardall Road between the Embarcaderos. The 
installation of parking meters in the downtown is a very high priority adop-
tion. The implementation of these projects would have a large influence on the 
perceived character of the area, would begin to encourage re-investment in other 
properties, and would set the standard for other projects to follow.

Public Catalyst Projects
1. The Pardall Road streetscape improvements 

2. Rotaries at the Embarcadero Loop/Pardall Road Intersection

3. Mixed-use building(s) 

4. Embarcadero Loop streetscape improvements

5. Facade improvement programs

6. Parking as needed: Program implementation, surface lot management, struc-
tures, etc.

Potential  Public-Private Partnership Catalyst Projects
1. Enhancements to Anisq’Oyo’ Park, Perfect Park, and People’s Park

2. Mixed-Use Buildings (as noted preceding page)

Private Projects
Although few vacant lots exist in the downtown area, there are several under 
utilized lots that could become successful catalyst projects. During the char-
rette, several property owners came forward expressing interest in redevelop-
ing their property once a proper regulating mechanism was set in place. The 
County RDA should ensure that an ongoing dialogue with downtown Isla Vista 
business owners is sustained. 

 Downtown Isla Vista

Downtown Action 1.1: The RDA 
shall explore options to encourage 
downtown property owners and 
businesses to implement aesthetic 
upgrades to their facilities through 
programs such as a façade im-
provement program, code as-
sistance and enforcement, and 
low-interest loan programs.  

Downtown Action 1.2: Following 
adoption of the plan the RDA shall 
strive to prioritize public private 
partnerships to provide temporary 
commercial lease space for reloca-
tion of businesses and lessees during 
downtown revitalization and shall 
coordinate development and relo-
cation activities.

Downtown Policy 4: Incentives and 
programs shall be developed to trig-
ger private-sector reinvestment in 
the downtown, enhance the overall 
character, and provide additional 
commercial space and housing.   

Downtown Action 4.1: The RDA 
shall encourage the creation of a 
business association or marketing 
cooperative or other organization to 
actively contribute to the forma-
tion of a marketing strategy for the 
downtown and implement that 
strategy over time.  

Downtown Action 4.3: The RDA shall 
work with the University to encour-
age more synergy and less compe-
tition, between the University and 
downtown commercial activity.  



4-29Isla Vista Master Plan 

Estero Neighborhood 

Vision Statement

Great communities often have more than one focal point. While a downtown 
may be a city’s heart, each community needs a civic center. That center can be 
a park, a commercial node, or a home for neighborhood services. In general, 
community focal points are best suited to serve an area within easy walking 
distance.

Estero Park currently serves as the location for many neighborhood services. 
New projects and policies described in this chapter will reinforce Estero Park as 
a neighborhood center to ensure that the residents of Isla Vista’s western neigh-
borhoods can continue to benefit from a variety of services within short walk-
ing distance of their homes. This chapter includes information on the building 
program for the Estero Park area.
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Goals & Policies
Estero Neighborhood

Estero Neighborhood Goal: Create a focal point for western Isla 
Vista that includes a community center, affordable housing, and 
active recreational opportunities.  

Estero Neighborhood Policy 1: Estero Park shall be expanded and rede-
signed to provide functional open space and a community focal point.  

Estero Neighborhood Action 1.1: The RDA, IVRPD, and UCSB shall assist in 
the construction of a community center that serves as a community focal point and 
provides a range of daycare, teen activities, sports facilities, and multi-use rooms, 
for Isla Vista residents.  

Estero Neighborhood Action 1.2 : The RDA shall seek to establish partnerships to 
provide affordable housing and public active recreational play-fields near the com-
munity center site.  

Estero Neighborhood DevStd 1.3: The Isla Vista Community Center should 
incorporate bicycle, pedestrian, and bus transit thereby limiting the need for a large 
dedicated parking lot. However, consideration should be given to making adequate 
on- or off-site parking available for major events.  

Estero Neighborhood DevStd 1.4: IVRPD shall improve the basketball courts, 
frisbee golf course, children’s play equipment, picnic and BBQ facilities and study 
the feasibility of an on-site skate park at Estero Park.  

See Open Space and Parks Action 1.1

Estero Neighborhood Action 1.5: IVRPD should continue to provide community 
gardens in the Estero neighborhood area.  

Estero Neighborhood DevStd 1.6: The Isla Vista Community Center should in-
corporate cost-effective sustainable design options to enhance the building’s energy 
and water-use efficiency and to reduce the environmental impacts of construction, 
these sustainable design options may be visible from public viewing areas.  

Estero Neighborhood Action 1.7: The Community Center may accommodate 
limited commercial amenities (e.g., snack bar) that are ancillary to and support 
activities that occur at the Community Center as a public service facility.  

Estero Neighborhood DevStd 1.8: The RDA and Public Works shall provide 
pavement, landscape enhancements, and appropriate crosswalks to strengthen the 
connection between the proposed Community Center and both Sueno Orchard 
and potential development east of Camino del Sur. 
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Recreation Amenities in Estero Park

View of Isla Vista Youth Projects

Isla Vista Teen Center in Estero Park

Estero Park Community Gardens

Existing Physical Setting
 Estero Neighborhood

Estero Park is located in western Isla Vista and bordered by Camino Del Sur to 
the east, Sueno Road to the south, and Abrego Road to the north. Estero Road 
dead-ends at the park’s western boundary.

The well-used park is currently the site of the Isla Vista Teen Center, the historic 
Red Barn, the largest and oldest grove of oak trees in Isla Vista, basketball 
courts, recreational playfields, community gardens, and a playground. It is im-
mediately adjacent to the community’s frisbee-golf course, the Sueno Orchards, 
and IVRPD’s Tipi Village. The Isla Vista Youth Projects campus is located 
across Camino Del Sur to the east.
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Existing Physical Setting
Estero Neighborhood

This air photo illustrates the existing amenities in and around Estero Park. 

The proposed Community Center located along Camino Del Sur will provide 
the neighborhood with a centralized location for Isla Vista Youth Projects and 
the Isla Vista Teen Center. The facility will also offer a home for inter-genera-
tional daycare services, neighborhood-scale commercial amenities, and multi-
use rooms available for a variety of community events.

Estero Neighborhood Action 1.1: The 
RDA, IVRPD, and UCSB shall assist 
in the construction of a community 
center that serves as a community 
focal point and provides a range 
of daycare, teen activities, sports 
facilities, and multi-use rooms, for 
Isla Vista residents.  

Estero Neighborhood Action 1.2:  
The RDA shall seek to establish part-
nerships to provide affordable hous-
ing and public active recreational 
play-fields near the community 
center site.  
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Long-Term Illustrative Plan
Estero Neighborhood

This graphic illustrates the Community Center as proposed in the Concept Plan. 
The building will be oriented along Camino Del Sur to maximize pedestrian access 
through an entry courtyard. The existing basketball courts along the old Estero 
Road right-of-way will be shifted northward. These courts can be used as “spill-
over” parking during large Community Center events.

As part of the Concept Plan for public space improvements a new east-west 
bikeway will run along the southern portion of the site, potentially providing a 
connection to the Sueno Bike Boulevard. See Chapter 2.1 Streets.

The historic Red Barn may be moved westward and used as a gardening and 
storage facility for the Community Gardens. The Estero Oaks should be pre-
served if feasible.

More information about the design of the Community Center may be found in 
the Community Center Feasibility Study, prepared for the Isla Vista Commu-
nity Center Task Force.

Estero Neighborhood DevStd 1.3: 
The Isla Vista Community Center 
should incorporate bicycle, pedes-
trian, and bus transit thereby limiting 
the need for a large dedicated 
parking lot. However, consideration 
should be given to making ad-
equate on- or off-site parking avail-
able for major events. 

Estero Neighborhood DevStd 1.4: 
IVRPD shall improve the basketball 
courts, frisbee golf course, children’s 
play equipment, picnic and BBQ 
facilities and study the feasibility of 
an on-site skate park at Estero Park. 

Estero Neighborhood Action 1.5: 
IVRPD should continue to provide 
community gardens in the Estero 
neighborhood area. 

Reconfigured 
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Components of the Neighborhood Plan
Estero Neighborhood

Community Center

Camino Del Sur Street

Children
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Plan illustrating possible layout of Community Center, organized in a series of wings that frame courtyards and garden spaces.
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Components of the Neighborhood Plan
Estero Neighborhood

Community Center

View of Community Center along Camino Del Sur

The building should provide views into the entry courtyard from Camino Del 
Sur. This rendering illustrates a small refreshment stand that could be located in 
one of the street-side pavilions, or elsewhere within the Community Center.

Estero Neighborhood DevStd 1.6: 
The Isla Vista Community Center 
should incorporate cost-effec-
tive sustainable design options to 
enhance the building’s energy and 
water-use efficiency and to reduce 
the environmental impacts of con-
struction, these sustainable design 
options may be visible from public 
viewing areas.  

Estero Neighborhood Action 1.7: The 
Community Center may accommo-
date limited commercial amenities 
(e.g. snack bar) that are ancillary to 
and support activities that occur at 
the Community Center as a public 
service facility. 

Estero Neighborhood DevStd 1.8: 
The RDA and Public Works shall 
provide pavement, landscape 
enhancements, and appropriate 
crosswalks to strengthen the con-
nection between the proposed 
Community Center and both Sueno 
Orchard and potential develop-
ment east of Camino del Sur. 
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Estero Neighborhood

Catalyst Projects

•	 Isla Vista Community Center

•	 Housing and play fields on Isla Vista Youth Projects former site

•	 Isla Vista Skate Park

•	 Community gardens expansion

•	 Recreational amenities expansion

•	 Sueno	Orchard	connection	&	improvements
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Vision Statement

The quantity, quality, affordability, and location of housing is a significant issue 
throughout Santa Barbara County. In Isla Vista, those issues as well as concerns 
regarding overcrowding and in some cases, poor design, present challenges to 
the community.  

Isla Vista has the opportunity to become a more sustainable community by ap-
propriately providing much needed housing for families, students, area workers, 
and UCSB faculty and staff. By accommodating a diverse mix of additional 
residents, in coordination with other planning efforts, Isla Vista will be taking a 
step toward reducing automobile dependency, improving transit alternatives and 
ridership, increasing pedestrian and bicycle usage, and supporting local busi-
nesses. The ultimate goal in providing new high quality housing and programs 
to improve the quality of existing development is to create a community that is 
valued, respected, and nurtured by its residents.

Courtyard                 Large Home                Linear Courtyard

Proposed Isla Vista Housing Types

Housing
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Goals & Policies
Housing

Housing Goal: Produce new housing that is well-designed and affordable 
to all sectors of the Isla Vista community, including families, students, area 
workers and UCSB faculty and staff, and improve existing housing stock 
through creative public private partnerships.  

Housing Policy 1: The RDA shall coordinate with property owners, local businesses, and 
County agencies to provide opportunities and incentives to encourage rehabilitation of exist-
ing structures as well as construction of new housing units and residential housing coopera-
tives within Isla Vista acknowledging resource, parking, and infrastructure constraints. 

Housing Action 1.1: A new Isla Vista Form-Based Regulating Code that regulates archi-
tectural style, building layout, and parking shall be adopted for Isla Vista that enhances the 
character of Isla Vista by identifying building types and providing incentives and entitlements 
for owners to invest or reinvest in their properties. 

Housing Action 1.2: Parking requirements within the Form-Based Regulating Code will be 
evaluated based on reviews of the Parking Permit Program by Planning and Development, 
the RDA Project Area Committee, and applicable citizen parking advisory groups and may be 
relaxed, removed, or increased based on Parking Permit Program success. 

Housing Action 1.3: The RDA shall research incentives to encourage property owners to as-
semble lots to develop dense residential projects with site design that maintains open space.

Housing Action 1.4: The RDA and Planning and Development shall provide incentives, such 
as reduced or eliminated permitting fees or fast-track permitting, to new development and re-
construction projects that utilize sustainable construction and building techniques and energy 
efficient design.

Housing Policy 2: Affordable housing opportunities shall be expanded in Isla Vista. The 
County should develop programs with an overall goal that 50% of the total new residential 
development in Isla Vista is priced in the affordable range per the County’s Housing Element 
and by State law. 

Housing Action 2.1: The RDA shall prioritize the expenditure of Redevelopment housing 
set-aside funds as financially feasible to: 1) to improve very low, low, and moderate income 
housing supply through provision of assistance to rehabilitate the existing housing stock, 2) 
to facilitate implementation of a mixed use program that includes low, very-low, and moder-
ate-income affordable housing, and 3) assist in the development of new very low, low, and 
moderate income affordable for-sale housing projects.  

Housing Action 2.2: The opportunity for building housing affordable to very low and low 
income households shall be considered for the following sites in Isla Vista:  (1) El Colegio & 
Embarcadero del Mar, (2) El Colegio & Camino Pescadero (potential public parking also), 
(3) Camino Pescadero & Cervantes, (4) El Colegio Road & Stadium Road (potential public 
parking), (5) Inner-block lot at Picasso & Camino Pescadero (potential public parking),  
(6) Camino del Sur and Sueno Road (partnership to create affordable housing project and 
playfields), (7) Pardall Gardens - Mixed use, affordable housing, (8) Cervantes & Embarcade-
ro del Norte, (9) Segovia & Embarcadero del Mar. Redevelopment Agency set aside funds 
shall be contributed towards development of one or more of these sites for affordable housing. 
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Example: 1.0 Acre Site - A developer could build
a) 30 studios, or (30 x 0.5 = 15) 
b) 10 3-bedroom units (10 x 1.5 = 15) 

Housing Action 2.3: Persons displaced by the Agency shall be given the right of first refusal 
to relocate in the Project Area and shall have the right of first refusal to relocate into the 
reconstructed unit to the maximum extent feasible.

Housing Policy 3: The Isla Vista Form-Based Regulating Code will include a variable 
density component to create a development incentive for smaller units more affordable by 
design due to their reduced per unit land construction cost. The Isla Vista Formed Based 
Regulating Code will apply the following density equivalents:

Unit Size Density Equivalent
Studio 0.50
One bedroom 0.66
Two bedroom 1.0
Three bedroom 1.5
Four bedroom 2.0
Five or more bedrooms 2.5

 

Housing Policy 4: As more than 90% of the units in Isla Vista are renter occupied, the 
County shall facilitate production of for-sale housing to bring more long-term residents to 
the community.  

Housing Policy 5: Improve the quality and character of existing residential buildings in 
Isla Vista. 

Housing Action 5.1: The current character of the single-family R-1 neighborhood in the 
western part of the Plan Area should be preserved. New units should generally not contain 
more bedrooms than is typical of the neighborhood.  The number of bedrooms can be 
increased, if necessary, to accommodate persons with disabilities, to comply with state or fed-
eral law, to avoid conflicts with the zoning code, or to avoid discriminating against families 
with children.  

Housing Action 5.2: The zoning ordinance shall be updated to include the form-based regu-
lating code. 

Housing Action 5.3: The RDA shall research the feasibility of implementing a low interest 
loan or grant program that offers property owners assistance with façade, structural, aesthet-
ic, and landscaping improvements.  

Housing Action 5.4: The RDA shall coordinate with other County departments to establish 
new and continue the existing “affordable housing loan program” that promotes the rehabili-
tation of existing housing stock of all levels of affordability, where appropriate.  

Housing Policy 6: Isla Vista Built-Right Housing Incentive Program 
The Isla Vista Built-Right Housing Incentive Program is intended to encourage developers to:

•	 Assemble	sites;	and
•	 Utilize	green	building	techniques;	and
•	 Build	public	infrastructure.

Goals & Policies
Housing

30 
studios 

10
3-bdrm 
 units 

=15 density units/acre =
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Housing

Eligibility and Processing

•	 Projects	must	be	in	the	Isla	Vista	Incentive	Area	(See	“Zoning	Map	with	
Incentive Area” on page 4-41); and

•	 Obtain	a	Development	Agreement,	and
•	 Except	for	obtaining	additional	density	based	on	the	lot	consolidation	cri-

teria, all of the other density incentives require satisfaction of State Density 
Bonus Program (Gov. Code 65915); and 

•	 In	no	case	can	participation	in	the	Incentive	Program	cause	a	project’s	den-
sity to exceed the density allowed in the Coastal Land Use Plan.

Program Criteria

Isla Vista Built-Right Housing Incentive Program
(Incentives are additive with State Density Bonus Program Incentives)

 Community Goal Criteria Bonus Unit Incentive

Lot Consolidation

Goal: Encourage separate adjacent 
parcels to be combined for purposes 
of development and encourage 
redevelopment of larger lots in the 
community.

Multi Residential Zones
Projects sites > 0.75 – 1.0 ac Up to 10%
Projects sites > 1.01 ac Up to 20%
Mixed Use Zones
Projects sites > 0.5 – 0.75 ac Up to 10%
Projects sites > 0.76 Up to 20%

Green Building

Goal: Encourage the use of energy 
efficient and green building practices. 
(i.e. Solar energy, low VOC interior 
finishes, water conservation, etc.)

Participation in the County’s 
free Innovative Building Review 
Program (IBRP)
IBRP Target 1 plus Construction 
Waste Management Plan Up to 5%

IBRP Target 2 Up to 10%
IBRP Target 3 Up to 15%

Community Infrastructure

Goal: Encourage construction of 
needed community infrastructure in 
the Isla Vista Planning Area.  Infra-
structure projects can include, but are 
not limited to: sidewalks, street trees, 
transit improvements, etc.

Projects leading to the 
development and improvement of 
community infrastructure.

Up to 10 additional 
units may be awarded to 
a project that provides 
additional benefits to 
the community through 
community infrastructure 
improvements.

All projects in Isla Vista are allowed to participate in the State’s Affordable Housing Bo-
nus Density Program, provided such projects meet eligibility requirements.  However, only 
projects within the Isla Vista Incentive Area, which meet the Incentive Program criteria, are 
eligible to receive additional bonus units beyond those allowed by the State Density Bonus 
program. A zoning map with the Incentive Area outlined is displayed on the following page 
(Zoning Map with Incentive Area; page 4-41). 
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Housing

The incentives identified in this policy are in addition to those under the State Density Bonus 
program.  The incentives identified in this policy can be additive, provided the total amount 
of the incentive does not result in a land use density higher than specified in the Coastal Land 
Use Plan.  Each incentive is calculated from a project’s base density, not the density after the 
application of State Density Bonus.  This policy serves as a guideline. The Board of Supervi-
sors retains all authority to grant, deny, or modify the terms of any development agreement.

The following types of projects may be funded in order to meet the Community Infrastruc-
ture criteria, at the discretion of the Board of Supervisors:

•	 Public	catalyst	project	identified	in	this	Plan;	and
•	 Infrastructure	projects	identified	in	the	“Phasing	of	High	Priority	Projects”	

table in Chapter 5, page 5-7 of this Plan; and 
•	 Any	project	identified	in	an	adopted	Capital	Improvement	Program	for	a	

local public entity, provided the project is located within the Isla Vista Plan-
ning Area, or that the project provides a direct benefit to the Planning Area.

Zoning Map with Incentive Area



4-42Isla Vista Master Plan 

Existing Physical Setting
Housing

Housing is one of the most significant issues facing the Isla Vista community. 
Isla Vista has one of the highest concentrations of people  (62.5 people per acre) 
in California. The community includes a total number of 4,908 units and 7,732 
bedrooms, and approximately 20,000 people. Isla Vista, primarily comprised of 
multi-family housing, also contains an area of single family homes in the west-
ern part of Isla Vista.

Despite Isla Vista’s large proportion of multi-family housing, the community 
continues to suffer from high housing costs and a seemingly insatiable demand 
for new housing. In addition, much of the current housing in Isla Vista is in-
compatible with the needs of its residents. Many areas suffer from overcrowding 
and dilapidated conditions, and illegal units continue to appear as current zon-
ing is no longer able to accommodate demand. New housing in Isla Vista can 
improve general housing conditions within the community as well as provide 
new opportunities for existing residents.

There is a strong community desire to protect Isla Vista’s unique character. This 
Plan proposes to incrementally add housing units in the most under utilized 
areas and to provide incentives for property owners in order to improve existing 
properties. Overall, the Master Plan provides incentives for property owners to 
make recommended changes to their properties that will ultimately benefit the 
community.

Currently, there are few opportunities to easily increase the number of housing 
units in Isla Vista. Few vacant lots exist, and redevelopment of under utilized 
properties is hindered by the constraints of current zoning. The physical analysis 
on the following pages illustrates some housing related issues.

Housing Goal: Produce new housing 
that is well-designed and affordable 
to all sectors of the Isla Vista com-
munity, including families, students, 
area workers, and UCSB faculty and 
staff, and improve existing hous-
ing stock through creative public 
private partnerships.  

Housing Action 1.4: The RDA and 
Planning and Development shall 
provide incentives, such as reduced 
or eliminated permitting fees or fast-
track permitting, to new develop-
ment and reconstruction projects 
that utilize sustainable construction 
and building techniques and en-
ergy efficient design.
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This drawing illustrates only building 
footprints within Isla Vista and the sur-
rounding area. The contrasting scale 
and “grain” of the existing development 
is clear: the fine grain of properties 
closer to the ocean is contrasted by the 
large, institutionally scaled apartment 
buildings in northern Isla Vista and the 
academic buildings of the University. 
This drawing also illustrates the rela-
tive isolation of Isla Vista in relation to 
adjacent development, as well as a clear 
lack of integration between UCSB and 
Isla Vista.
Although Anisq’Oyo’ Park is a large, 
centrally located open space surrounded 
by buildings, it remains largely unde-
fined in the Building Footprint drawing.

The distribution of people and housing 
within Isla Vista is not uniform. Recog-
nizing this, data from seven separate 
study areas was analyzed to understand 
density within the community. These 
areas are indicated in the adjacent 
diagram. Net densities in the study ar-
eas range from 39 units per acre along 
Picasso Road between Camino Del Sur 
and Camino Pescadero to 7 units per 
acre along Trigo Road in Isla Vista’s 
west-end.    

Analysis
Housing

Building Footprints

Density Study Areas
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Density of an area is typically calcu-
lated in units per acre. In Isla Vista, 
however, the value of property is closely 
tied to the number of bedrooms. In fact, 
taxes are levied by the Isla Vista Recre-
ation and Park District by bedroom. 

This map illustrates Isla Vista densities 
in terms of bedrooms. It gives a clear 
representation of the areas within the 
community that suffer from the highest 
bedroom densities as well as those that 
provide the greatest economic opportu-
nity for change. 

This map illustrates density in Isla Vista 
by the typical density measure: dwelling 
units per acre. Existing densities within 
the community are often much higher 
than current zoning allows.  

Anaylsis
Housing

High Density

Single Family

Del Playa

Medium Density

Downtown
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Existing densities exceed zoning limits
Isla Vista is currently divided into four zoning areas with density limits set in 
the late 1980’s. Most of Isla Vista was built in the 1960’s and 70’s and a large 
majority of the existing buildings are built at higher densities than current zon-
ing regulations allow. In addition, current zoning bedroom restrictions further 
limit parcel development to amounts lower than the nominal densities.  

For example, the SR-H-20, or Student Residential High Density district, des-
ignates a maximum density of 20 units per acre. The district limits bedroom 
density to approximately 36 bedrooms per acre, or only 18 two-bedroom units. 
However, currently typical densities in the district are as high as 39 units per 
acre and 60 bedrooms per acre. 

Similar situations are found in the SR-M-18, Student Residential Medium 
Density district. Based on current zoning, there are few properties considered 
“underdeveloped.” Here, current zoning restrictions on bedroom construction, 
as well as the parking requirement of two parking spaces per bedroom, limit op-
portunities to build more than one three-bedroom unit per lot.

Unlike the SR-M and SR-H districts, the R-1 and R-2 districts do not have strict 
parking requirements or bedroom restrictions.  As a result, these districts may 
be susceptible to the development of “boarding house” style, multi-bedroom 
rental properties with a nominal parking requirement. With a strong communi-
ty desire to maintatin the R-1 district and to increase the number of permanent 
residents in Isla Vista, this should be addressed.  

Analysis
Housing
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Housing Types Strategy 
Housing

Housing Types: Characteristics of Good Design

 The Master Plan approach to implementing and regulating appropriate hous-
ing within Isla Vista is not typical for a land use plan. Most planning processes 
beginning with densities, floor area ratio, and other statistical discussions.  For 
this plan, the approach was to first ask Isla Vista residents what they wanted 
their community to look like. Good housing examples from the region - both 
historic and recently built - were found, documented and adapted into potential 
community applications. The local examples selected demonstrate that well-de-
signed medium and high-density housing would be an asset to Isla Vista. 

•	 Street frontage: Frontage along the street edge should feel comfortable to 
pedestrians. Porches, frequently spaced front yard and doorway entrances, 
and building articulation are important.

•	 Shared common spaces: Comfortable spaces should be provided for residents 
to socialize and congregate. Parking areas should be properly landscaped, 
integrating permeable surfaces flexible enough to be used as commons spaces 
when cars are not present.

•	 Placement: Buildings should have a good relationship to streets, adjacent 
buildings, and the rear of lots.

•	 Proportions and character: Spaces should be defined and feel comfortable 
and welcoming.

•	 Parking at rear: Parking should be tucked in the back of lots and screened 
from views. 

•	 Sustainable landscaping: Landscaping should be drought-tolerant and low-
maintenance.

•	 Flexibility: Building footprints should be flexible to accommodate a wide 
variety of unit types and sizes as the market demands.

The housing types selected fit into three categories: 

1. Courtyard Housing

2. Linear Courtyard Housing

3. Large Home types

Housing Action 1.4: The RDA and 
Planning and Development shall 
provide incentives, such as reduced 
or eliminated permitting fees or fast-
track permitting, to new develop-
ment and reconstruction projects 
that utilize sustainable construction 
and building techniques and en-
ergy efficient design.
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Housing Types Strategy Courtyard Type

Housing

Courtyard housing types are housing units arranged around a semi-private 
courtyard.  At two stories this type can typically yield up to 40 units to the net 
acre, but this number can differ drastically depending on the mix of units. 

In the above diagram, 12 residential units are organized around a courtyard on a 
100’x145’ lot. The design accommodates 4 two-bedroom units, 4 one-bedroom 
units, and 4 studios, along with 10 off-street parking spaces, for a net density of 
33 units per acre and 48 bedrooms per acre.

145
’

100’
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Housing Types Strategy Linear Courtyard 

Housing

Linear Courtyard types are similar to the courtyard type, but have several 
unique characteristics. The units typically have a central access drive that con-
nects to a parking area in the rear. Linear Courtyards are often composed of sev-
eral small buildings that can accommodate a more private, independent lifestyle. 

In the above design, 8 residential units are organized around a linear courtyard 
on a 60’x145’ lot. The Linear Courtyard type could accommodate 4 Studio 
units, and 4 one-bedroom units, with 8 off-street parking spaces. This design 
would result in a net density of approximately 32 units per acre and 40 bed-
rooms per acre. 

145
’

60’
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Housing Types Strategy Large Home Type

Housing

Large Home types look similar to single-family houses, but can accommodate 
apartments, single-family homes, and condominiums. 

In this example, 5 two-bedroom townhouses were accommodated on a 70’x145’ 
lot, each with a one-car garage. This results in a net density of approximately 29 
units per acre, and 40 bedrooms per acre.

145
’

60’
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Housing Types Strategy
Housing

Housing Policy 1: The RDA shall 
coordinate with property owners, 
local businesses and County agen-
cies to provide opportunities and 
incentives to encourage rehabilita-
tion of existing structures as well as 
construction of new housing units 
and residential housing coopera-
tives within Isla Vista acknowledging 
resource, parking and infrastructure 
constraints.  

Housing Action 1.1: A new Isla Vista 
Form-Based Regulating Code that 
regulates architectural style, build-
ing layout, and parking shall be 
adopted for Isla Vista that enhances 
the character of Isla Vista by iden-
tifying building types and provid-
ing incentives and entitlements for 
owners to invest or reinvest in their 
properties. 

Housing Action 1.2: Parking re-
quirements within the Form-Based 
Regulating Code will be evaluated 
based on reviews of the Parking 
Permit Program by Planning and 
Development, the RDA Project Area 
Committee, and applicable citizen 
parking advisory groups and may 
be relaxed, removed or increased 
based on Parking Permit Program 
success.  

Housing Action 1.3: The RDA shall 
research incentives to encourage 
property owners to assemble lots to 
develop dense residential projects 
with site design that maintains open 
space.

Housing Matrix
A housing matrix was created in order to see how different house types could be 
configured on typical Isla Vista lots. The matrix can be used as a tool to under-
stand the potential number of new units and bedrooms for proposed housing 
types. Illustrations of two of these studies for individual lots are on the follow-
ing page. The housing unit yields for each housing type are controlled both by 
setbacks proposed in the Isla Vista Form-Based Regulating Code, as well as by 
parking and open space requirements.  

Using the proposed housing types, the Form-Based Regulating Code (see Chap-
ter 6), and the housing matrix, likely development totals and build-out numbers 
were computed using the following assumptions (see page 4-57):

•	 Assumption 1: Building types developed with mostly studios, one-bedroom, 
and two-bedroom apartments.

•	 Assumption 2: Only parcels that could add a significant number of new 
units would redevelop during the next 20-30 years.

New residential parking requirements are consistent with transportation and 
circulation goals to reduce automobile dependency in Isla Vista. Parking stan-
dards will work together with a new parking permit system to reduce overall 
automobile dependency. Intermediate parking standards for residential areas in 
Isla Vista outside the downtown area in the Form-Based Regulating Code are as 
follows:  

   Unit Type Spaces Per Unit*

Studio 1.0 

One bedroom 1.5 

Two bedroom 2.5 

Three bedroom 4

Although these parking standards represent a significant reduction in off-street 
parking, the standards continue to control the amount of housing that might be 
built. 

Example: Courtyard Type
On a small Isla Vista lot measuring 50’ x 95’, a courtyard building could accom-
modate 2 one-bedroom units and 2 studio apartments. Three parking spaces 
would be required, which could be located in the lot’s rear yard. On a much 
larger lot, such as the 100’ x 145’ lot previously illustrated, twelve units can be 
accommodated, requiring 10 parking spaces. Any increase in units would re-
quire additional parking spaces, no additional spaces would fit on the lot. Unless 
off-site parking is allowed, or parking regulations are reduced, 12 units is the 
maximum allowed in a Courtyard Type design on a 100’ x 145’ site.

See p. 4-55 for proposed downtown 
parking standards that could be used 
in residential areas pending successful 
implementation of the parking permit 
program.
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Housing Types Strategy
Housing

Example

A sample housing design using the Courtyard building type 
on a 75’ x 95’ lot. This type also yields 4 units, for a total of 8 
bedrooms.

The housing matrix illustrates potential yields produced by the three building types on typical Isla Vista lots. 

A sample housing design using the Large Home building type 
on a 75’ x 95’ lot. This particular type yields 4 units, for a total 
of 8 bedrooms on this lot.
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Housing Types Strategy
Housing

Housing Policy 5: Improve the qual-
ity and character of existing residen-
tial buildings in Isla Vista. 

Housing Action 5.3: The RDA shall 
research the feasibility of imple-
menting a low interest loan or grant 
program that offers property owners 
assistance with façade, structural, 
aesthetic, and landscaping im-
provements. 

These two illustrations demonstrate the potential change that might occur if a prop-
erty owner chose to redevelop and build a Large Home-type structure.
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Build-Out Strategy Option I

Housing

Build-Out with Existing Zoning
Long range plans consider the state of the community 15 to 20 years after plan 
adoption. Infrastructure, available resources and constraints are estimated and 
analyzed. For any planning area, “build-out,” or the maximum theoretical 
amount of units allowed by regulation, can be calculated.

Potential additional units allowed under the zoning ordinance can be calculated 
by subtracting the number of existing units in a community from the number of 
units at build-out. Isla Vista currently has the capacity for: 5,554 – 4,908 = 646 
potential additional units.  

However, build-out does not take into account site specific constraints such as 
parcel shape, easements, parking and open space requirements, set backs, etc. 
The entire amount of allowed units is rarely built. Rather, build-out provides a 
theoretical maximum number of units for planning purposes.

Buildout is defined as maximum 
theoretical amount of units allowed 
by regulation.

Isla Vista’s current build-out is 5,554 
units.

Calculating Build-Out
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Build-Out Strategy Option II

Housing

The project area contains a range of residential neighborhoods, recreational 
areas, and a small commercial core. Within the project area are an estimated 
4,800- 4,900 existing housing units, nearly all of which are located on resi-
dentially designated land.  The majority of the housing units in Isla Vista are 
located in medium and high-density housing developments, except for eight 
blocks of single family housing in the project area’s southwest corner.  

Existing densities in the project area range from over 39 units per acre in the 
northern portion of Isla Vista, to 6.2 units per acre in the single family home 
neighborhood.  The table below depicts the existing densities and proposed land 
use regulations for the project area.

Proposed Zoning Proposed Units / Acre Existing On-the-Ground 
Units / Acre

IR-30 30 39.4

IR-25 25 15.7

IR-28 28 37.2

MU-40 40 5.4

MU-45 45 0.0

DR-35 35 5.1

SR-8 8 10.9

10-R1 6.1 6.2

The County Comprehensive Plan (General Plan), along with the accompanying County Coastal Zoning 
Ordinance (Article II) regulates development and land uses in the project area. A primary goal of the IVMP 
is to designate land uses that ultimately contribute to the long term revitalization of the project area and 
improve residents’ quality of life.  As part of that redevelopment effort, the County is proposing to change 
land use designations in most of the community.

Downtown
Commercial uses in Isla Vista are concentrated toward the eastern edge of Isla 
Vista in a 24.3 acre downtown area, which includes 5.0 acres in public parks, 
13.4 acres in private ownership and 5.9 acres of public right of way.  Currently 
there is an estimated 186,000 square feet of commercial and institutional1  floor 
space in downtown Isla Vista. Build-out of the IVMP would result in an addi-
tional 382 housing units in the downtown and an additional 51,485 square feet 
of commercial development.  

The IVMP identifies 11.4 acres for inclusion in the Mixed Use (MU) zoning 
district while 2 acres remain in the C-2 zoning district.  Two parcels, and a 
portion of another, are proposed to be added to the commercial land use area, 
while one parcel is proposed to be removed from that area.  Land use changes 
proposed in the plan will result in a net 0.7 acre reduction in the land area des-
ignated for commercial land uses.

1 Institutional land uses include UCSB owned property and churches.
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Residential
There are currently an estimated 4,792 existing housing units in Isla Vista.  
These are primarily multi-residential housing, with the exception of a neigh-
borhood of single family homes on the western edge of Isla Vista. Build-out of 
the IVMP would result in an additional 1,063 housing units in the residential 
portion of Isla Vista and 1,447 housing units community-wide. This build-out 
number will address a lack of available housing in Isla Vista and will fulfill part 
of the new housing allocation assigned to South Coast Housing Market Area 
(HMA) as designated in the 2004 County Housing Element update.

Recreation/Open Space
Throughout the project area there are 56.87 acres of property that is publicly-
owned open space.  Of that total, 51 acres is currently designated as Recre-
ation/Open Space (REC/OS) in the existing County Land Use Element.  Uses 
in the existing open space include active and passive recreation facilities as well 
as unimproved natural areas.  The proposed project includes redesignating most 
of the existing publicly owned open space to ‘Recreation/Open Space’ land use 
designations. 

Summary of Existing Land Uses and Build-out by                      
Proposed Zoning Designation

A
re

a

A
cr

es

Ex
ist

in
g 

Un
its

 IV
M

P 
Un

its
 P

er
 A

cr
e

A
dd

iti
on

al
 U

ni
ts

 a
t B

ui
ld

-
ou

t

To
ta

l U
ni

ts
 a

t B
ui

ld
-o

ut

Ex
ist

in
g 

C
om

m
er

ci
al

 a
nd

 
In

st
itu

tio
na

l (
sf

)

A
dd

iti
on

al
 

C
om

m
er

ci
al

 
an

d 
In

st
itu

tio
na

l a
t B

ui
ld

-
ou

t (
sf

)

C
om

m
er

ci
al

 a
t B

ui
ld

-o
ut

 
(s

f)

IV Res-30 74.3 2,926 30 282 3,208
IV Res -25 59.6 938 25 466 1,404
IV Res -27 14.6 540 28 56 596
MU-40 10.5 56 40 343 399 119,954 24,578 144,532
MU-45 0.9 0 45 39 39   23,939  12,488 36,427
C-2 2.0 0   31,847 2,962 34,809

Affordable House 
Sites 7.8 40 35 229 269

S Side 
Del Playa 16.1 176 8 17 193

10-R1 18.8 116 4.6/3.4 13 129

REC 56.9

Totals 259.5 4,792 1,445 6,237 175,740 40,029 215,769

Housing

Build-Out Strategy Option III
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Renovation of Existing Structures
Housing

The community has identified improvements to existing structures as a high 
priority. However, there is limited economic incentive for some property owners 
to redevelop. An important component of the Master Plan creates incentives for 
property owners to improve the quality and character of existing development. 
Incentives can include low-interest loans and, potentially, facade improvements.

These improvements would include remodeling existing buildings to be con-
sistent with architectural standards established by the Form-Based Regulating 
Code guidelines, screening parking lots with hedges or short walls, reducing 
driveway curb cuts, and improving landscaping.

Housing Action 5.3: The RDA shall 
research the feasibility of imple-
menting a low interest loan or grant 
program that offers property owners 
assistance with façade, structural, 
aesthetic, and landscaping im-
provements.  

Housing Action 5.4: The RDA shall 
coordinate with other County 
departments to establish new and 
continue the existing “affordable 
housing loan program” that pro-
motes the rehabilitation of existing 
housing stock of all levels of afford-
ability, where appropriate. 

Before

After

Facade Improvements, Example
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Sustainable Landscaping
Housing

Open Space and Parks Policy 3: 
Sustainable landscaping shall be 
applied and native plant use sup-
ported on properties designated 
as open space and encouraged 
on other public land and private 
property in the interest of promoting 
natural resources. When selecting 
trees and plants consider climate, 
proposed land use and site-specific 
geography.  

Open Space and Parks DevStd 3.4: 
Development is encouraged to 
use native plants and non-invasive 
plants reflecting the diversity of 
plants that are able to thrive in this 
climate.  

Streets Policy 4: Impervious surface 
paving should be reduced to allow 
increased water infiltration.  

Streets Action 4.1: The RDA, working 
with County agencies shall study the 
feasibility of implementing porous 
material paving requirements for 
public and private development,  
except for development on Del 
Playa Drive.

Streets Action 4.2: The RDA, working 
with County agencies should create 
porous design guidelines based on 
soil characteristics as applicable 
to require porous paving mate-
rial, grasscrete or other material as 
deemed appropriate by County De-
partments for residential driveways, 
public right-of-ways, low-circulation 
parking lots or other feasible ele-
ments of site development.  

Sustainable landscaping practices will be applied with the Form-Based Regulat-
ing Code. Most residential and commercial development applications would 
include landscape plans. The integration of drought-tolerant and low-mainte-
nance landscaping (see landscape design standards in the appendix) and the in-
corporation of pervious surfaces to reduce run off is encouraged, except for Del 
Playa. In addition, parking areas should be designed as “parking courts.” These 
courts are flexibly designed to serve as either common spaces or play areas when 
cars are not present. The Regulating Code would also require the spaces to be 
comfortable through features such as trellises over parking areas and finishing 
the court surfaces with decomposed granite or other  pervious materials.

Decomposed  
Granite in  

Parking Area

Flexible Parking Court

Trellis

Pervious PavingDrought-Tolerant 
 Planting
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Affordable Housing Need
Housing

High housing prices along the Santa Barbara County South Coast create a large 
demand for affordable housing. The Master Plan strategy is to incorporate an 
appropriate amount of affordable housing within the community. Housing 
opportunities would be provided for families, students, University faculty and 
staff, and area workers within Isla Vista.

Affordable housing can be finely integrated into a community, and should be 
held to the same high standards as market-rate housing. Affordable housing 
provides opportunities for people and families of many economic backgrounds.

Housing Policy 2: Affordable hous-
ing opportunities shall be expanded 
in Isla Vista. The County should de-
velop programs so that 50% of the 
total new residential development in 
Isla Vista is priced in the affordable 
range per the County’s Housing Ele-
ment and by State law. 

Housing Action 2.1: The RDA shall 
prioritize the expenditure of Re-
development housing set-aside 
funds as financially feasible to: 1) to 
improve very low, low, and moder-
ate income housing supply through 
provision of assistance to rehabili-
tate the existing housing stock, 2) to 
facilitate implementation of a mixed 
use program that includes low, 
very-low, and moderate-income af-
fordable housing, and 3) assist in the 
development of new very low, low, 
and moderate income affordable 
for-sale housing projects.  

Housing Action 2.2: The opportunity 
for building housing affordable to 
very low and low income house-
holds shall be considered for the 
following sites in Isla Vista:  (1) El 
Colegio & Embarcadero del Mar, 
(2) El Colegio & Camino Pescadero 
(potential public parking also), (3) 
Camino Pescadero & Cervantes, 
(4) El Colegio Road & Stadium Road 
(potential public parking), (5) Inner-
block lot at Picasso & Camino Pes-
cadero (potential public parking),  
(6) Camino del Sur and Sueno Road 
(partnership to create affordable 
housing project and playfields), 
(7) Pardall Gardens - Mixed use, 
affordable housing, (8) Cervantes & 
Embarcadero del Norte, (9) Segovia 
& Embarcadero del Mar. Redevel-
opment agency set aside funds shall 
be contributed towards develop-
ment of one or more of these sites 
for affordable housing. 

Large home-style affordable housing project

Courtyard-style affordable housing project
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Affordable Housing Strategies Existing County Policy 

Housing

County Bonus Density Program

Consistent with State requirements, 
the County has adopted a bonus 
density program. The program 
allows a density bonus for any 
residential development project of 5 
or more units where:

1) 20% tot units in development 
for low income households 
with rents targeted to 60% area 
median income (AMI), or

2) 10% tot units in development for 
very-low income households 
with rents targeted to 50%  AMI, 
or

3) 50% tot units for senior citizens 
without regard to affordability 

Recent changes in state law now 
provide a density bonus of at least 
10% to condominium projects that 
provide at least:

4) 20%  tot units affordable to mod. 
income households w/ sales 
prices targeted to 120%  AMI.

Qualifying projects are eligible for 
a 25% bonus in market rate density 
allowed on-site as well as other 
incentives including: fast-track 
permit processing, modifications 
to development standards and 
financial subsidies. Very low and 
low income units developed under 
the Density Bonus program must 
remain affordable for a minimum 
of 30 yrs. The 30-yr. period restarts 
with each re-sale of an affordable 
unit for a maximum period of 60 
yrs. Moderate-income units must 
remain affordable for at least 10 yrs. 
Projects that provide price restricted 
affordable units under the Density 
Bonus Program are exempt from 
the County’s Inclusionary Housing 
Program.

Inclusionary Program
The County’s Inclusionary Housing Program requires developers of specified 
types of discretionary residential projects to subsidize the development of 
affordable housing by either including them in the project, paying in-lieu fees, 
or donating land.  Currently, in Isla Vista, the County’s adopted Inclusionary 
Program is described by Coastal Land Use Plan Policy 5-10. For projects with 
5-or more units, 25% of the total units in the project must be affordable to 
persons of low or moderate income, depending on the size of the unit: 

Size of Unit Max Affordable 
Sales Price / Rent

Studio Low

One bedroom Low

Two bedroom Moderate 

Three bedroom Moderate

          
Units must be provided on-site and maintained as affordable for twenty-five 
years. This program is unique to Isla Vista and differs from the County wide 
Inclusionary Program. 

Variable Density Program
Under existing zoning regulations, density is calculated in dwelling units per 
gross acre, regardless of the size or character of the dwelling unit. In other 
words, 20 one-bedroom units is equivalent to 20 three-bedroom units. However, 
the Isla Vista Formed Based Regulating Code will apply the following density 
equivalents:

Unit Size Density Equivalent
Studio 0.50
One bedroom 0.66
Two bedroom 1.0
Three bedroom 1.5
Four bedroom 2.0
Five or more bedrooms 2.5

The intent of the program is to encourage the construction of greater numbers 
of studios, and one- and two-bedroom units by counting such smaller units as 
less than one full unit when applying the maximum density limits and de-
velopment fees. Such smaller units would be more affordable by design than 
larger units. This program is consistent with the intent of current update to the 
County-wide Housing Element.



4-60Isla Vista Master Plan 

Housing

Affordable Housing Strategies

Low / Moderate Income Housing Fund
State law requires that all redevelop-
ment agencies allocate 20% of their 
total tax increment to a special fund 
call the Low and Moderate Income 
Housing Fund. Monies in this fund may 
only be used to rehabilitate and pro-
duce affordable housing. 

Affordable Housing Requirement
Since 1976, redevelopment agencies 
have been required to assure that at 
least 30% of all new or substantially 
rehabilitated units developed by an 
agency are available at affordable 
prices to households of very low, low, or 
moderate income. Of this 30%, not less 
than 50% are required to be available 
to very-low income households.

Host is known as the “Housing Oppor-
tunity Site” program that the County’s 
Housing Element Update staff is using 
to identify affordable housing projects 
County-wide.

Affordable Housing Overlay and Affordable Housing Sites Host Program
The County’s Affordable Housing Overlay (AHO) program provides signifi-
cant density bonuses and other incentives for development of affordable hous-
ing projects on certain designated sites throughout the County, overlaid with 
the AHO zoning designation. The County conducts environmental review on 
each of the AHO sites thereby reducing permitting costs and permit process-
ing time for developers of the parcels. It should be noted that no AHO sites in 
Isla Vista have been identified.

This Plan proposes to classify properties shown on page 4-60 as affordable 
housing “host” sites with potential to become catalyst projects. Sites were 
selected based on absence of significant biological and physical constraints 
and the nearby presence of community services such as public transportation, 
schools, and commercial amenities. Consistent with the County-wide pro-
gram, host sites are proposed to be rezoned with a revised affordable housing 
overlay that allows a higher density per acre for affordable projects. For Isla 
Vista, the community has chosen to apply the County-wide bonus density 
program to these sites to allow 50 - 60 units per acre for qualifying affordable 
housing host site projects.  See side-bar for more information regarding the 
County-wide Bonus Density Program.
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The Form-Based Regulating Code
Housing

Housing Action 1.1: A new Isla Vista 
Form-Based Regulating Code that 
regulates architectural style, build-
ing layout, and parking shall be 
adopted for Isla Vista that enhances 
the character of Isla Vista by iden-
tifying building types and provid-
ing incentives and entitlements for 
owners to invest or reinvest in their 
properties. 

The Isla Vista Form-Based Regulating Code will ensure that changes within 
Isla Vista throughout the life of this Plan adhere to the overall vision and the 
standards created during the public process. The Isla Vista Form-Based Regu-
lating Code consists of the Housing Type Code, the Architectural Guidelines, 
and the Landscape Guidelines.

The Housing Type Code
The Housing Type code provides rules and regulations for the Courtyard, Lin-
ear Courtyard, Large Home, and Downtown Mixed-Use housing type. The 
Code also contains performance standards for new projects that do not fit the 
new Form-Based Regulating Code. The Housing Type code establishes five 
areas in Isla Vista. The Form-Based Regulating Code determines which hous-
ing types are allowed in each area. Use, building placement, height, parking 
location, and other items are regulated by the Code.

Design Guidelines
Design Guidelines recommend building materials, massing, door and window 
sizes and proportions, and general character. The three housing styles specified 
for Isla Vista in the Code are: Spanish Revival, Italianate, and Victorian. Resi-
dential areas will likely have a mix of each architectural style on each block. 

The Landscape Guidelines
Landscape Guidelines include general recommendations for landscaping, plant  
lists, and maintenance standards.

Two sample pages from the Regulating Code for the Courtyard Housing Type.
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Catalyst Projects
Housing

Potential affordable housing projects on vacant/underutilized lots should be 
explored at the following locations:

1.	 El	Colegio	&	Embarcadero	del	Mar

2.	 El	Colegio	&	Camino	Pescadero

3.	 Camino	Pescadero	&	Cervantes

4.	 El	Colegio	Road	&	Stadium	Road

5.	 Inner-block	lot	at	Picasso	&	Camino	Pescadero

6. Partnership to create affordable housing project and playfields at Camino 
del Sur and Sueno Road

7. Pardall Gardens - Mixed-use, affordable housing

8.	 Cervantes	&	Embarcadero	del	Norte

9.	 Segovia	&	Embarcadero	del	Mar

10.  Union 76 vacant lot
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Isla Vista/UCSB Interface

Vision Statement

The interface between Isla Vista and UCSB plays a role in defining the rela-
tionship between them. Thousands of students and community members pass  
through the interface from one jurisdiction to another on a daily basis. For 
the most part, the physical border between Isla Vista’s neighborhoods and the 
University is undefined and provides few connections. The road network in Isla 
Vista ends abruptly, either connecting to an on-campus bike path, or terminat-
ing in an eucalyptus grove, fringing the backside of a University parking lot.
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Goals & Policies
Isla Vista/UCSB Interface

Isla Vista/UCSB Interface Goal: Create a physically and visually 
connected interface between Isla Vista and UCSB that includes 
enhanced alternative transportation access, efficient land use, 
and buildings oriented to both the Isla Vista and UCSB commu-
nities. Land uses on either side of the interface should enhance 
each other.  

Interface Policy 1: A stronger visual and physical connection between Isla 
Vista and UCSB should be established along the Pardall Road corridor. The 
RDA shall encourage and coordinate with UCSB  to locate public art that cel-
ebrates the relationship and connection between UCSB and Isla Vista. 

Interface Action 1.1: The RDA shall encourage first floor, street-front commer-
cial development along the north and south side of the easternmost portion of 
Pardall Road to better connect downtown Isla Vista with the UCSB campus. 

Interface Policy 2: The Isla Vista bicycle, pedestrian and public transit net-
work, and building pattern should be extended into the UCSB Main Campus at 
its western edge to create a more gradual interface transition. See Chapter 2.1: 
Streets. 

Interface Action 2.1: The RDA shall coordinate with UCSB to implement 
similar landscaping and street furniture on either side of the interface to tie the 
two communities together as feasible, particularly on Ocean Road, and consider 
placing a plaque depicting the history of the Isla Vista/University community. 
The landscaping should be gradually implemented as existing eucalyptus trees 
along the interface age and may require removal for safety purposes and consid-
eration should be given to native plant species.  

Interface Action 2.2: The RDA shall encourage UCSB to modify the bike and 
pedestrian tunnel on Pardall Road to reduce concrete massing, shorten travel 
time in the tunnel, reduce the slope of the tunnel floor, and create a more attrac-
tive design. 

Interface Action 2.3: The RDA shall encourage UCSB to develop buildings on 
Ocean Road that face Ocean Road and include pedestrian entrances oriented 
toward Isla Vista. The RDA shall encourage the retention of pedestrian and bike 
though-fares at the terminus of IV streets. 

Interface Action 2.4: The RDA shall encourage UCSB to locate staff/faculty 
housing on Ocean Road consistent with the intent and nature of diagram on p. 
4-74. The RDA shall encourage the inclusion of daycare facilities for children of 
faculty and staff, as appropriate. The RDA shall discourage student housing and 
any commercial development within these structures.  
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Interface Action 2.5: Planning and Development and the RDA shall encour-
age UCSB to address landscaping and maintenance issues on UCSB owned 
property and bicycle and pedestrian pathways in Isla Vista and ensure that those 
properties integrate into the community. 

Interface Action 2.6: Planning and Development and the RDA shall encourage 
UCSB to research the possibility of a one-way road connection (for west-bound 
traffic) for autos between Ocean Road and Isla Vista. 

Interface Policy 3: Development on Storke Campus should enhance the 
Isla Vista community. El Colegio Road should be improved to create a cohesive 
visual connection between Isla Vista and the UCSB Storke Campus.  

Interface Dev Std 3.1: El Colegio Road should be designed as an urban street, 
sufficiently narrow so that UCSB buildings on the north side of the street are 
functionally and visually part of the Isla Vista neighborhoods on the south 
side of the street, yet wide enough to accommodate traffic volumes and safety 
vehicles.  El Colegio should be designed to accommodate pedestrians, bicyclists, 
and public transit.  

Interface Action 3.2: Planning and Development, Public Works and UCSB 
shall coordinate design and construction improvements to El Colegio Road.  

Interface Action 3.3: The County shall encourage UCSB to develop structures 
on the Storke Campus that are consistent with the Storke Campus Design Prin-
ciples.  See page 4-72. 

Goals & Policies
Isla Vista/UCSB Interface
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Existing Physical Setting
Isla Vista/UCSB Interface

Although property owned by the University of California, Santa Barbara 
(UCSB) lies outside the official planning area and is not subject to the author-
ity of Santa Barbara County, the community of Isla Vista cannot separate itself 
from a relationship with the University. Isla Vista serves as the home for many 
students, faculty, and staff who work and study at UCSB.

The Isla Vista/UCSB interface can be improved along the eastern and northern 
edges of Isla Vista. Along the eastern edge most east-west streets terminate in the 
“eucalyptus curtain,” a dense grove of eucalyptus trees along the western Main 
Campus border. Pedestrian and bicycle access to campus is focused though 
an underpass at the eastern terminus of Pardall Road, resulting in significant 
pedestrian and bicycle traffic though downtown as students and faculty enter 
and leave the University. Most buildings along Isla Vista’s eastern edge face away 
from UCSB.

Clockwise from top left: Pardall Road 
pedestrian/bicycle underpass, typical 
east-west road termination at UCSB 
(Cervantes Road), Ocean Road along 
UCSB’s western edge, El Colegio Road 
with Storke Field site for San Clemente 
housing project. 
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Long-Term Illustrative Plan
Isla Vista/UCSB Interface

Ocean Road (1) along the UCSB Main Campus western edge is extremely wide 
with low traffic counts. Campus parking lots east of Ocean Road contribute 
to an inhospitable environment for pedestrians. The Master Plan encourages 
UCSB to improve this interface by transforming Ocean Road into a narrower 
street that provides a seamless transition into Isla Vista.

Isla Vista’s northern edge is defined by El Colegio Road (2), currently a two-lane 
street. With the addition of the San Clemente housing project along the street’s 
northern edge, the character of El Colegio Road as Isla Vista’s primary public 
entrance will change considerably. El Colegio Road should be rebuilt in a man-
ner that improves the interface between the community and UCSB and encour-
ages connections between Isla Vista and the future residents of San Clemente.

Plan illustrating interface areas with 
UCSB.

2

1

Storke Field 
Access

Pardall Bike 
Tunnel

Sabado Tarde 
Transit Gate
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Plan Components Pardall/Ocean Road

Isla Vista/UCSB Interface

The new Form-Based Regulating Code for Isla Vista encourages the continua-
tion of mixed-use development along Pardall Road eastward to the UCSB Main 
Campus edge. The University has proposed a new parking garage east of the un-
derpass with a mixed-use “liner” containing classrooms and meeting space. This 
new development would provide opportunity to bridge the “eucalyptus curtain” 
and blur the boundary between the community and the university.

As downtown Isla Vista is redeveloped, the University and community should 
consider options to continue the Isla Vista street pattern east to Ocean Road. 
These connections should be accented with the same curb and sidewalk details 
as the streets, but should only allow bicycles and pedestrians to pass in order to 
discourage residents from driving to and from campus. 

The existing transit gate at Sabado Tarde and Ocean Road allows MTD buses 
to move directly from southern Isla Vista onto UCSB campus.

Changes to the physical framework of the eastern Isla Vista/UCSB interface will 
facilitate the creation of development opportunities for the University to build 
much-needed housing for faculty and staff.

Interface Action 2.2: The RDA shall 
encourage UCSB to modify the bike 
and pedestrian tunnel on Pardall 
Road to reduce concrete massing, 
shorten travel time in the tunnel, 
reduce the slope of the tunnel 
floor, and create a more attractive 
design. 

Interface Action 2.3: The RDA shall 
encourage UCSB to develop build-
ings on Ocean Road that face 
Ocean Road and include pedes-
trian entrances oriented toward Isla 
Vista. The RDA shall encourage the 
retention of pedestrian and bike 
though-fares at the terminus of IV 
streets. 

Interface Action 2.4: The RDA shall 
encourage UCSB to locate staff/
faculty housing on Ocean Road 
consistent with the intent and nature 
of diagram on p. 4-74. The RDA shall 
encourage the inclusion of day-
care facilities for children of faculty 
and staff as appropriate. The RDA 
shall discourage student housing 
and any commercial development 
within these structures. 

Interface Action 2.5: Planning and 
Development and the RDA shall 
encourage UCSB to address land-
scaping and maintenance issues on 
UCSB owned property and bicycle 
and pedestrian pathways in Isla 
Vista and ensure that those proper-
ties integrate into the community. 
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Plan Components
Isla Vista/UCSB Interface

Pardall 

Pardall Underpass
The existing pedestrian and bicycle underpass at the intersection of Pardall 
Road and Ocean Road should be enhanced. The underpass should be shortened 
and redesigned to make the tunnel passage shorter and more pleasant. The solid 
wall above the roadway should be replaced with a railing and the coarse con-
crete detailing should be removed and enhanced with a much more transparent 
and attractive design, allowing views into the campus from Isla Vista and vice 
versa. The bridge should be slightly elevated to allow Pardall Road to flow into 
campus almost at grade.

Over the long term, bicyclist and pedestrian access routes through openings 
along Isla Vista’s eastern edge may result in a net decrease in bicycle and pe-
destrian traffic along Pardall Road, lessening the importance of the Pardall 
underpass. If this is the case, the Pardall/Ocean Road intersection should be 
reconsidered in the future for design improvements that may potentially include 
complete removal of the underpass.

Interface Action 1.1: The RDA shall 
encourage first floor, street-front 
commercial development along the 
north and south side of the east-
ernmost portion of Pardall Road to 
better connect downtown Isla Vista 
with the UCSB campus.  

Interface Action 2.2: The RDA shall 
encourage UCSB to modify the bike 
and pedestrian tunnel on Pardall 
Road to reduce concrete massing, 
shorten the travel time in the tun-
nel, reduce the slope of the tunnel 
floor, and create a more attractive 
design. 
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Plan Components Ocean Road

Isla Vista/UCSB Interface

Ocean Road
Ocean Road marks the transition between Isla Vista and the UCSB campus. 
The road is wide for the low amount of traffic that it carries. It should be 
narrowed to two 10’ lanes and include bike lanes and on-street parking. The 
proposed redesign illustrated here would reduce the right-of-way sufficiently to 
allow for new housing to front onto Ocean Road, while changing its character 
to a more comfortable pedestrian scale. 

The intersection with Pardall Road as the major bike route to UCSB is par-
ticularly important. Potentially, Ocean Road could be elevated over the Pardall 
Road underpass to smooth the transition and improve visual access between Isla 
Vista and UCSB’s Main Campus for bikes and pedestrians.

Improved overpass

O
ce

an
 R

oa
d

Interface Action 2.1: The RDA shall 
coordinate with UCSB to implement 
similar landscaping and street furni-
ture on either side of the interface 
to tie the two communities together 
as feasible particularly on Ocean 
Road and consider placing a 
plaque depicting the history of the 
Isla Vista/University community. The 
landscaping should be gradually 
implemented as the existing euca-
lyptus trees along the interface age 
and may require removal for safety 
purposes and consideration should 
be given to native plant species.  

Interface Action 2.6: Planning and 
Development and the RDA shall 
encourage UCSB to research the 
possibility of a one-way road con-
nection (for west-bound traffic) for 
autos between Ocean Road and 
Isla Vista. 
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Plan Components Ocean Road

Isla Vista/UCSB Interface

Interface Action 2.3: The RDA shall 
encourage UCSB to develop build-
ings on Ocean Road that face 
Ocean Road and include pedes-
trian entrances oriented toward Isla 
Vista. The RDA shall encourage the 
retention of pedestrian and bike 
though-fares at the terminus of IV 
streets. 

Interface Action 2.4: The RDA shall 
encourage UCSB to locate staff/
faculty housing on Ocean Road 
consistent with the intent and nature 
of diagram on p. 4-74. The RDA shall 
encourage the inclusion of day-
care facilities for children of faculty 
and staff, as appropriate. The RDA 
shall discourage student housing 
and any commercial development 
within these structures.  

New Housing Proposals
Schematic design proposals suggest that approximately 24 housing units for fac-
ulty and staff might be accommodated between Ocean Road and the Isla Vista 
border. This build-out represents a mix of 35% studios, 40% one-bedroom, 
15% two-bedroom, and 10% three-bedroom units in three-story residential 
buildings.

Aerial perspective sketch illustrating 
potential new housing in Isla Vista adja-
cent to the west side of Ocean Road.

Sketch Plan illustrating new develop-
ment parcels along west side of Ocean 
Road in Isla Vista, adjacent to UCSB.
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Plan Components
Isla Vista/UCSB Interface

Pardall/Ocean Road

Building Types
One possible housing design illustrated above. This housing type is designed to 
function as a “liner” building. It can easily fit on shallow parcels or be used as a 
facade for parking structures.

“Liner” townhouses on 60’ deep lots
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Plan Components Storke Field / San Clemente Housing

The San Clemente student housing project will soon be built on Storke Cam-
pus. This project will impact the community of Isla Vista because of its size and 
location. During the master plan process, the San Clemente design was dis-
cussed at length to address major concerns about the project’s compatibility with 
the neighboring community. A series of recommendations has been formulated 
to ensure that the design will be context-sensitive.

As the “front door” for many visitors to Isla Vista, El Colegio Road improve-
ments should ensure a comfortable and welcoming environment for pedestrians, 
bicyclists, and motorists.

Easing Traffic Congestion on El Colegio Road
In order to improve the overall circulation network and reduce design issues on 
El Colegio Road, the County, and UCSB should jointly examine opportunities 
to connect a County street to Ocean Road. Factors to consider include: one-way 
traffic only option, impacts to existing development, and impacts to bicycle ac-
cess.

Isla Vista / UCSB Interface

Artist’s rendering of proposed El Colegio redesign with a possible view of San Cle-
mente in the background Interface Dev Std 3.1: El Colegio 

Road should be designed as an ur-
ban street, sufficiently narrow so that 
UCSB buildings on the north side of 
the street are functionally and visu-
ally part of the Isla Vista neighbor-
hoods on the south side of the street, 
yet wide enough to accommodate 
traffic volumes and safety vehicles.  
El Colegio should be designed as a 
2-lane road with roundabouts that 
accommodate pedestrians, bicy-
clists, and public transit.  

Interface Action 3.2: Planning and 
Development, Public Works and 
UCSB shall coordinate design and 
construction improvements to El 
Colegio Road. 

Interface Action 3.3: The County 
shall encourage UCSB to develop 
structures on the Storke Campus 
that are consistent with the Storke 
Campus Design Principles.  
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Plan Components
Isla Vista / UCSB Interface

Storke Fields / San Clemente Housing

Storke Campus Design Principles
Storke Campus currently provides open space and recreation opportunities to 
the community of Isla Vista. As UCSB engages in new building projects on the 
Storke Campus, it will be necessary to ensure that these new projects are consis-
tent with the character and unique style of Isla Vista.

Any new projects on the Storke Campus should appear as natural extensions to 
the community. General recommendations include: 

1. Housing projects should face the street and provide entrances at street level 
that activate the pedestrian edge.

2. Street extensions into housing projects should appear as extensions to the Isla 
Vista street grid rather than driveways.

3. Typical building footprints should be similar to typical Isla Vista buildings.

4. If the ground floor of new buildings is significantly higher than street 
level building entrances and stairs should be included in the design. These 
entrances should be spaced at frequent intervals and provide places of social 
interaction and activity.

5. Building facades should be well articulated. 

6. A wide variety of building types should be explored in any new project in 
order to extend the feeling of “town” to Storke Campus. 

7. New residential projects should be designed to attract a range of residents by 
a variety of types of units and a community atmosphere.
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Catalyst Projects
Isla Vista / UCSB Interface

The following projects are proposed to improve the interface between Isla Vista 
and UCSB.  The RDA or other County Departments will lead the development 
of some of these projects, while most projects will be authorized and implement-
ed by UCSB.

•	 Extension	of	bicycle,	pedestrian	and	public	transit	networks	into	UCSB

•	 Redevelopment	of	Pardall	Road	business	properties	into	mixed-use	build-
ings

•	 Modified	bike	and	pedestrian	tunnel	at	Pardall	Road	and	Ocean	Road	
intersection

•	 Ocean	Road	faculty	&	staff	housing
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Chapter 5: Implementation

Overview

The Isla Vista Master Plan contains a variety of actions and programs that 
will require substantial funding. Many projects are specified to improve 
infrastructure in the community and will be publicly funded. Some projects, 
such as improvements to private buildings and properties, will be funded with 
private capital, and other planned catalyst projects will be developed through 
public - private partnerships.

The Implementation Matrix outlines the basic issues for making the Plan a 
reality. For example, basic questions, such as what will be done, who will do 
it, when will it be completed, etc., are identified and related to the overall Plan 
goals and community priorities.

Inclusion of projects into the matrix does not constitute project approval for 
purposes of the California Environmental Quality Act and is intended to 
demonstrate intent regarding timing and priorities and does not commit the 
Board of Supervisors or Redevelopment Agency to particular projects or project 
sequencing.
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Project / Program Implementation

Catalyst Projects Priority

Entity 
Responsible 
for Initiating 

Action

Program/
Project

Impact 
on Goal 
Achiev.

Cost
Revenue 

Benefit/ Cost 
to RDA

Funding 
Source

Comments

I. Transportation
Linked Action Group:  Immediate Parking Improvements

Parking & Transportation 
Adminstrative Entity

High RDA/PW/ Parking 
Adminstitration 

Entity
 

Program High  Neutral Self- Financing  

Downtown parking meters Project/Program  Indirect Benefit Self- Financing Will provide revenue 
that can pay for other 
parking improvements

New downtown on-street 
parking spaces

Project  Indirect Benefit RDA/PW  

Residential parking permit Program  Neutral Self- Financing  

 Daily parking permits Program $0 Neutral Self- Financing Will provide revenues 
that can pay for other 
parking improvments

Linked  Action Group 2:  Additional Downtown Parking

Create In-lieu Parking Fee 
to for specific downtown 
parcels

High RDA, P&D Project/Program High $0 Benefit RDA (staff time 
only)

The parking fees 
combined with other 
parking revenues 
can pay for land 
acquisition to create a 
shared surface parking 
lot.

Acquire land for new public 
Parking Lot

High RDA Project High $900,000 Benefit RDA/ In Lieu 
fees/other 

parking revenues/
user fees

 

Parking structure (225 
spaces - $20,000 per space)

High RDA Project Medium $4,500,000 Indirect Benefit RDA/ In Lieu 
fees/other 

parking revenues/
user fees

Could be built on 
surface lot or in 
other places in the 
downtown

Reconfigure Existing 
Privately Owned Parking 
Lots

High RDA Project High $75,000 Benefit RDA Staff will work with 
existing property 
owners to make these 
lots more efficeint 

Other Actions 
MTD service improvements High RDA, MTD Project/Program High Varies Neutral MTD  

Goleta train station High RDA, SB 
Co. Assoc. of 
Governments

Project/Program Low  Neutral To be identified  

Car-sharing High Car-sharing non-
profit

Program High $300,000 Neutral Initial RDA or 
grant subsidy

Will become self 
funding

II. Downtown
Linked Action Group 1: Streetscape and Pedestrian Improvements

Rotaries at the Embarcadero 
Del Mar and Del Norte/
Pardall Road intersections

High RDA, PW Project High $1,200,000 Indirect Benefit RDA/PW Mid-block crossing 
for pedestrian saftey 
only, not part of Paseo 
projectPardall Streetscape 

improvements
Linked Action Group 2: Development Projects

Pardall Paseo High Property Owners/
RDA

Project High: 
dedevelopment 
of south side 

$150,000 Benefit RDA/Property 
Owner

Timing depends on 
redevelopment of 
private parcels

Redevelopment of Pardall 
properties to mixed-use 
buildings

High Property Owners Project Medium  Benefit Property Owner May require assistance 
from RDA
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Project / Program Implementation

Catalyst Projects Priority

Entity 
Responsible 
for Initiating 

Action

Program/
Project

Impact 
on Goal 
Achiev.

Cost
Revenue 
Benefit/ 

Cost to RDA

Funding 
Source

Comments

Downtown Low-interest 
Loans for Developers

High RDA Program Medium Varies Benefit RDA will get 
money back from 

loan as TI

 

Other Actions
Ongoing faciliated 
communication between 
UCSB and Downtown 
Businesses

High RDA, UCSB, 
Business and 

Property Owners

Program High  Neutral RDA RDA staff can faciliate 
ongoing dialog 
between UCSB and 
Downtown businesses 
on issues of mutal 
concern

III. Public Space-Parks

Linked Action Group Anisq’Oyo’ Park
Improve northern side of 
park including connection 
to Pardall Road and 
businesses

High
 
 

RDA, IVRPD Project Medium $500,000 Indirect RDA/IVRPD  

Relocate amphitheater
Restore and realign wetland

IV. Public Space-Streets

Abrego Road High PW/RDA Project High $184,702 
($47,360)

Indirect PW/RDA See following 
spreadsheet 

*Sabado Tarde Road High PW/RDA Project High $29,4791 
($174,880)

Indirect PW/RDA See following 
spreadsheet 

Camino Pescadero High PW/RDA Project High $15,8425 
($38,080)

Indirect PW/RDA See following 
spreadsheet 

Sueno Road High PW/RDA Project High $428,250 
($109,280)

Indirect PW/RDA See following 
spreadsheet 

Camino Corto Medium PW/RDA Project Medium $324,186 
($150,400)

Indirect PW/RDA See following 
spreadsheet

Camino del Sur Medium PW/RDA Project Medium $247,041 
($141,440)

Indirect PW/RDA See following 
spreadsheet 

Cervantes Road Medium PW/RDA Project Medium $ 1,058,702 Indirect PW/RDA See following 
spreadsheet

Cordoba Road Medium PW/RDA Project Medium $ 1,058,702 Indirect PW/RDA See following 
spreadsheet 

Del Playa Road High PW/RDA Project Medium $1,418,316/ 
$219,109

Indirect PW/RDA See following 
spreadsheet 

El Embarcadero Medium PW/RDA Project Medium $    547,934 Indirect PW/RDA See following 
spreadsheet

El Greco Road Medium PW/RDA Project Medium $ 1,058,702 Indirect PW/RDA See following 
spreadsheet 

Madrid Road Medium PW/RDA Project Medium $    695,428 Indirect PW/RDA See following 
spreadsheet

Picasso Road High PW/RDA Project Medium $ 1,058,702 Indirect PW/RDA See following 
spreadsheet

Segovia Road Medium PW/RDA Project Medium $ 1,058,702 Indirect PW/RDA See following 
spreadsheet 

Seville Road Medium PW/RDA Project Medium $    695,428 Indirect PW/RDA See following 
spreadsheet 

Pasado Road Low PW/RDA Project Low $      25,500 Indirect PW/RDA See following 
spreadsheet 

Streets West of Camino 
Corto

Low PW/RDA Project Low $      80,615 Indirect PW/RDA See following 
spreadsheet 

Trigo Road Low PW/RDA Project Low $      25,500 Indirect PW/RDA See following 
spreadsheet 
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Project / Program Implementation

Catalyst Projects Priority

Entity 
Responsible 
for Initiating 

Action

Program/
Project

Impact 
on Goal 
Achiev.

Cost
Revenue 
Benefit/ 

Cost to RDA

Funding 
Source

Comments

V. Isla Vista / UCSB Interface
Ocean Road Faculty & Staff 
Housing with pedestrian 
oriented access facing Ocean 
Road

High UCSB Project High Indirect 
benefit

UCSB  

Similar landscape, street 
furniture, and building 
design on western UCSB 
Main Campus

High UCSB Project Medium Neutral UCSB  

Pardall Road bike and 
pedestrian tunnel

High UCSB Project High Indirect 
benefit

UCSB  

El Colegio Road 
reconstruction

High PW, UCSB Project Neutral UCSB / PW Overal impact on 
goals depends on 
final project design.  
Funding not yet 
finalized

VI. Housing

1. Lot at El Colegio and 
Embarcadero del Mar

High RDA Project High  Benefit or 
Neutral 

depending on 
developer 

RDA Housing 
Set Aside Money

Other non-RDA 
funding sources 
are also available to 
help fund affordable 
housing

2. Lot at El Colegio Road 
and Camino Pescadero 
(Potential public parking 
also)

High RDA Project High  Benefit or 
Neutral 

depending on 
developer 

RDA Housing 
Set Aside Money

Other non-RDA 
funding sources 
are also available to 
help fund affordable 
housing

3. Lot at Camino Pescadero 
and Cervantes Road

High RDA Project High  Benefit or 
Neutral 

depending on 
developer 

RDA Housing 
Set Aside Money

Other non-RDA 
funding sources 
are also available to 
help fund affordable 
housing

4. Lot at El Colegio Road and 
Stadium Road (Potential 
public parking also)

High RDA Project High  Benefit or 
Neutral 

depending on 
developer 

RDA Housing 
Set Aside Money

Other non-RDA 
funding sources 
are also available to 
help fund affordable 
housing

Catalyst Projects Priority

Entity 
Responsible 
for Initiating 

Action

Program/
Project

Impact 
on Goal 
Achiev.

Cost
Revenue 
Benefit/ 

Cost to RDA

Funding 
Source

Comments
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Project / Program Implementation
5. Inner-block lot at Picasso 

Road and Camino 
Pescadero (Potential public 
parking also)

High RDA Project High  Benefit or 
Neutral 

depending on 
developer 

RDA Housing 
Set Aside Money

Other non-RDA 
funding sources 
are also available to 
help fund affordable 
housing

6.  Partnership to create 
affordable housing project 
and playfields at Camino 
del Sur and Sueno Road, 
near Estero Park 

High RDA,  Korean 
Methodist Church

Project High  Benefit or 
Neutral 

depending on 
developer 

RDA Housing 
Set Aside Money

Other non-RDA 
funding sources 
are also available to 
help fund affordable 
housing

7. Pardall Gardens - Mixed 
use, affordable housing

High RDA, IVRPD Project High  Benefit or 
Neutral 

depending on 
developer 

RDA Housing 
Set Aside Money

Other non-RDA 
funding sources 
are also available to 
help fund affordable 
housing

8.  Cervantes and 
Embarcadero del Mar

High RDA Project High  Benefit or 
Neutral 

depending on 
developer 

RDA Housing 
Set Aside Money

Other non-RDA 
funding sources 
are also available to 
help fund affordable 
housing

9. Segovia Road and 
Embarcadero del Mar

High RDA Project High  RDA Housing 
Set Aside Money

Other non-RDA 
funding sources 
are also available to 
help fund affordable 
housing

10. Union 76 Site High RDA Project High RDA Housing 
Set Aside Money

Other non-RDA 
funding sources 
are also available to 
help fund affordable 
housing

Residential Façade 
Improvement Program

High RDA Program Medium Varies Benefit RDA Will help enhance 
the overall visual 
charater of IV

VII. Estero Neighborhood
Linked Action Group: Create a Community Center
Isla Vista Community 
Center Building

High RDA, IVRPD Project High PAC/GPAC 
recommendation

Indirect RDA/IVRPD/
Outside Grants

$2.5 million RDA

Isla Vista Skate Park         
Playing Fields on former Isla 
Vist Youth Projects site (with 
housing)

        

Sueno Orchard connection 
& improvements, 
community garden
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Phasing of High Priority Projects
Catalyst Projects Responsible 

Entity Program/Project Cost Funding Source

Pre-adoption Phase
Downtown parking meters RDA/Public Works/ 

Parking Entity
Project  Self Financing

New downtown on-street parking spaces  Project   
Downtown street trees RDA, PW Project  PW                            

 <$20K RDA 
Test traffic calming project (excludes speed bumps & 
parking loss is minimized) 

RDA, PW Project  PW  
< $10K RDA

Establish Parking & Transportation Administrative Entity RDA/PW/ Parking 
Entity

Program Staff Time  

Residential parking permit  Program   
Daily parking permits  Program   

Phase I: 0 - 5 Years after adoption
Highest Prioriy Phase I Projects
Pardall Streetscape improvements and rotaries at the 
Embarcadero Del Mar and Del Norte/Pardall Road 
intersections

RDA, Public Works, 
HCD

Project $1,200,000 RDA

Redevelopment of Pardall properties to mixed-use 
buildings

Property Owners Project Varies Property Owner

Improve northern side of AO park including connection to 
Pardall Road and businesses

RDA, IVRPD Project $500,000 RDA/IVRPD

Relocate amphitheater     
Enhance and realign wetland     
Complete sidewalks on Sabado Tarde, Abrego,  Camino 
Pescadaro, Picasso, and Embarcadero Del Mar.  Also 
on Pardall, Madrid, Seville and Trigo between Camino 
Pescadaro and Embarcadero Del Mar

  _____ PW/RDA

Isla Vista Community Center Building RDA, IVRPD Project  IVRPD/Outside/ $2.5Mil 
RDA 

Change Zoning Ordinance to require CUP for alcohol-
related projects

RDA Program Staff Time RDA

Create In-lieu parking fee for specific downtown parcels RDA, P&D Project/Prog Staff Time RDA
MTD service improvements RDA, MTD Project/Prog Varies MTD/Others?

Downtown Low-interest Loans for Developers RDA/HCD Program Varies RDA will get money back 
from loan as TI

Ongoing facilitated communication between UCSB and 
Downtown Businesses

RDA, UCSB, 
Business and 

Property Owners

Program Staff Time RDA

Residential Façade Improvement Program RDA/HCD Program Varies RDA 

Additional Phase I Projects
Reconfigure existing privately owned parking lots RDA Project $75,000 RDA 

Acquire land for new public parking lot RDA Project $900,000 RDA/ In Lieu fees/other 
parking revenues/user 

fees
Similar landscape, street furniture, and building design on 
western UCSB Main Campus

UCSB Project  UCSB

Implement traffic calming on Sabado Tarde, Abrego, 
Camino Pescadaro

PW, RDA  $80,000 PW/RDA

Isla Vista Skate Park    Grants

Playing Fields on former Isla Vista Youth Projects site (with 
housing)

    

Sueno Orchard connection & improvements, community 
garden

    

Car-sharing Car-sharing non-
profit

Program $300,000 Initial RDA or grant 
subsidy

Street trees RDA, PW Project  PW/RDA
Phase II: 6 - 10 Years after adoption
Pardall Paseo Property Owners/

RDA
Project $150,000 RDA/Property Owner

Ocean Road Faculty & Staff Housing with pedestrian 
oriented access facing Ocean Road

UCSB Project  UCSB

AO Park acquisitions RDA/IVRPD Project $2,500,000 RDA/Grants

Pardall Road bike and pedestrian tunnel UCSB Project  UCSB

Implement traffic calming on Camino Corto and Camino 
Del Sur

    

Implement El Embarcadero improvements   $550,000  
Complete sidewalks on Del Playa, Sueno, Camion Corto, 
Camino Del Sur, El Greco, Segovia, Cordoba, Cervantes

    

Parking structure (225 spaces - $20,000 per space) RDA Project 4500000 RDA/in lieu fees/parking 
revenues/user fees

Street Trees RDA, PW Project  PW/RDA
Phase III: 11 - 20 Years after adoption
Complete remaining sidewalks RDA/PW    
Street trees RDA, PW Project  PW/RDA
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