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On June 10, 2013, a Planning Commission
meeting was held for the teams to present their
vision plans. The community was encouraged
to attend in order to show their support for
the proposed changes. Teams presented
their recommendations in brief presentations.
Visuals were projected and team members
took turns explaining the rationale and general
ideas behind every proposal. The meeting
also included a more informal and interactive
portion in which City officials and community
members were invited to ask questions and
learn more about the three (3) proposals.

Introduction

The first community meeting took place at the
Goleta Valley Community Center. Leading up
to this meeting, students conducted outreach
and engagement activities at popular Old Town
destinations such as the Goodland Kitchen
and Santa Cruz Market. These outreach
sessions are what paved the way for the
meeting’s success. During the first meeting,
residents were asked to record their ‘wishes’
and ‘haves’ for Old Town. A common ‘wish’
was the desire for improved pedestrian and
bicycle safety on Hollister. Another ‘wish’ heard
was a desire to make Old Town a destination
by having activities and entertainment options.
Common ‘haves’ included community pride and
the overall eclectic and funky feel. The team
used the information gained at the meeting
and outreach activities as a starting point
in which to begin generating and proposing
ideas to address the community’s concerns.

on large maps. Teams comprised of community
members were required to work together to
create their ‘ideal’ Old Town. Stickers denoted
the placement of street furniture such as
streetlights, street trees and benches. Colorful
markers were used to section off land uses.
The community teams then presented their
‘ideal’ Old Town to the entire meeting. The
feedback and ideas generated afforded the
team a wealth of information and allowed the
opportunity to revise the plan accordingly.

Chapter 1

In the 2013 spring quarter, the City and Regional
Planning Department at Cal Poly San Luis
Obispo partnered with the City of Goleta to
develop a vision plan for the Old Town area. The
collaboration between the University and the
City included two (2) community meetings and
four (4) weekend engagement activities. This
vision plan was created and written specifically
for the residents of Old Town Goleta. The
primary reason for its existence is to produce
development and planning ideas that the City
of Goleta can utilize. The ideas generated
came directly from community members. The
team was merely a facilitator and took the
wishes, desires and concerns from community
members and utilized their technical and expert
knowledge to create a cohesive plan document.
Without the community’s input, this document
would be of little value to the residents of
Old Town as their local knowledge was the
driving force behind the all proposals made.

The following document explores and discusses
the team’s recommendations and proposals
for Old Town Goleta. The plan is organized
into chapters, each of which contain multiple
sub-sections and figures. The second chapter
explores conceptual development. Chapter
three (3) discusses the process of conceptual
development. Chapter four (4) deals with
proposed land uses. The fifth and sixth chapters
detail design and development guidelines,
as well as implementation and phasing.

Community meeting II consisted of the teams
showcasing their plan ideas for the Old Town
project area. Community members were invited
to give feedback on the posters generated by
the teams. They were also invited to categorize
and rate the ‘wishes’ and ‘haves’ from the
previous meeting. Community members also
participated in interactive activities designed
to generate ideas for Old Town. One activity
allowed participants to color and place stickers
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site analysis
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2.1 The Site and its Context

Chapter 2

The name Goleta is Spanish for small ship or
schooner. The name of the City was chosen
because of a land grant titled “La Goleta.”
Around the turn of the twentieth century a railline was established throughout the region,
known as the Southern Pacific Railroad. In the
1930s an airport was built and expanded during
World War II (“Goleta, California”, 2005).
The Goleta Valley was home to the Chumash
Indian Tribe for thousands of years. Several
expeditions by the Spanish were conducted
during the 19th century (Community Profile
Network, 2010, pg. 1). A historical landmark in
Goleta is Stow House, located on Rancho La
Patera. In 1871 William Whitney Stow purchased
land in the Goleta Valley. Stow’s son developed
the land into a ranch with orchards. In the 1960s
a portion of the land was sold for development
but the Stow family, Goleta citizens, and the
Goleta Valley Historical Society campaigned
to preserve Rancho La Patera where Stow
House is located (“Rancho la Patera and Stow
House”, 2013). Hollister Avenue in Goleta is the
historical heart of the City and is the primary
commercial and a main thoroughfare for the City.

2.2 Existing Conditions
Project Area Relationship to Surrounding Area
The Old Town Goleta project area is located
in the southern portion of the City just east of
highway 101 and north of route 217. The area
immediately adjacent to the project area is
comprised of mostly residential homes (single
family and high density) and general commercial
businesses. The Santa Barbara Airport is
located just beyond the project area. Beyond
the airport is the University of California, Santa

Location of Goleta within Santa Barbara
County California

Site Analysis

Goleta is located on the Central Coast of
California in Santa Barbara County (Figure
2.1). The City is located adjacent to the
University of California, Santa Barbara,
the City of Santa Barbara, the Pacific
Ocean, and the Santa Ynez Mountains. The
population of Goleta is approximately 30,000
as of the 2010 United States Census.

Location of Santa Barbara County within California

Figure 2.1 - The City of Goleta in relation to
California and Santa Barbara County.

Barbara. While it may sound beneficial to have
highways, an airport and a university in such
close proximity to the project area, there is little
relationship amongst them. Students do not
typically venture beyond Isla Vista as it is able
to meet most of their needs. While highway 101
does provide easy access to the project area,
route 217 completely bypasses the area and
does not highlight its presence. Lastly, since
Old Town is not well known or promoted as
a tourist destination, visitors to the region do
not regularly frequent the area. This is further
compounded by the close proximity of Santa
Barbara, which boasts many tourist destinations,
amenities and is known for its resort-like setting.
Existing Zoning
Existing zoning in Old Town Goleta includes
a wide variety of uses ranging from single
family homes to commercial and even a small
designation for agriculture (Figure 2.2). The
zoning is flexible in order to accommodate a
wide demographic. It is zoned for both high
density residential and single family homes.
This zoning designation caters to families of all
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incomes, young professionals and students.
The zoning also includes a generous amount
of commercially zoned parcels to entice small
businesses, restaurants, markets and retailers.
This diversity is what allows for the eclectic mix
of shops, residences and public services to be
available within the same area (Figure 2.3).
Of the businesses and services located in the
project area, the community center is by far

Another major difference worth noting is the
parcel located on the south side of Kellogg
Avenue. Under the existing zoning, this
parcel is zoned commercial. Currently this
parcel is vacant and slated to open as a public
park in 2014, following site construction.
Opportunities
•

Central location of community center

•

Popularity of community center to residents

•

Flexible zoning to accommodate
diverse demographics

•

Proximity to highway

•

Proximity to airport

•

Proximity to University of Santa Barbara

Constraints
Figure 2.3 - Image of Goleta Bakery on Hollister Avenue.

the most popular destination for residents.
It is where children can attend the Boys and
Girls Club, non-profits get their start and senior
citizens can socialize while increasing mobility
in one of the many offered dance classes.
Another popular destination is the Goleta
Bakery. This small establishment is teeming
with locals, especially on weekend mornings.
Existing Land Uses
When it comes to comparing existing zoning
with the existing land uses (Figure 2.2 and
2.4) there are some discrepancies. These
discrepancies are most visible in the residential
neighborhood just above the Hollister corridor.
While a large portion of the parcels in this
area are zoned for high density (30 units per
acre) housing, the existing land uses paints
a different picture. Upon conducting a site
inventory, it was discovered that many of
these parcels contain single family homes.
Adding to this difference is a mixed use
building (residential and commercial) within
the same high density residential zoning.
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•

General pedestrian safety

•

Lack of traffic signals at crosswalks

•

Lack of street trees

•

Limited sidewalk seating opportunities

•

Disjointed sidewalks

2.3 Circulation and Transportation
A detailed analysis of the project area reveals
that there are three categories of arterials:
primary, secondary and tertiary (Figure 2.5).
The primary arterial includes Hollister Avenue,
the main thoroughfare running the length of
the project. Hollister bisects Fairview which
is also considered a primary arterial and is a
direct and convenient route to Highway 101.
The secondary arterials include streets such
as South Kellogg Avenue, Pine and Nectarine.
These three streets all have signals and feed out
onto Hollister. The tertiary streets are the most
minor residential and therefore the least utilized
streets. A few of these streets include Gato
Avenue, Orange and Magnolia (Figure 2.5).
Hollister Avenue
Hollister Avenue is the main arterial for the
project area. This street is mostly utilized

Chapter 2
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Figure 2.2 Existing Land Use Map
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traffic flow and be dangerous to bicyclists.
Some businesses such as Wendy’s and various

The sidewalks along Hollister are disjointed in
some places. This proves to be a challenge for
pedestrians and may act as an impediment to
walkability. Another impediment to walkability is
the lack of crosswalks. This is especially evident
at the South Kellogg Avenue and Hollister
intersection. In addition, the crosswalk located
on Hollister closest to the community center
lacks lighting and visible signage. Another
example that may impede walkability is the
lack of sidewalks on Magnolia. This street has
direct access to Hollister and given its tertiary
status has a surprising amount of traffic due to

Figure 2.7 - Image of parking lot along Hollister Avenue.

Site Analysis

Sidewalks

Chapter 2

by cars, buses, bicycles and pedestrians as
there are a multitude of businesses along the
street. In addition, the Goleta Express Line 12
runs through and drops off at five (5) stops on
Hollister. Other forms of utilized transportation
on Hollister include bicycles. Currently, there are
existing bike lines along both sides of the street.
However, heading westbound bicycles must
share the lane with cars. Heading eastbound,
bicycles are granted a designated lane.

business plazas and centers along Hollister offer
parking in the form of small lots (Figure 2.7).
Opportunities and Constraints
Although Old Town Goleta is popular and well
utilized by locals, there is room for improvement.
Improving pedestrian-friendliness is one way
to have a major impact on the area. Also,
increasing the visibility and accessibility of
the bike lanes would benefit local bicyclists.
Opportunities
•

Expand existing bike lanes by making
them more visible and accessible

•

Expand current crosswalks to
include lighting and better signage
to promote pedestrian safety

Constraints
Figure 2.6 - Image of residential sidewalk

the popularity of the Goodland Kitchen café.
Parking
Parking along Hollister consists of free open
parking with two-hour time limits. During peak
business hours, parking directly in front of
businesses can become scarce. Drivers must
park parallel along Hollister which can disrupt

•

Lack of traffic calming devices

•

Lack of crosswalks at secondary streets

•

Disjointed sidewalks

2.4 Natural Environment and Infrastructure
Local Climate
The City of Goleta normally experiences
fair weather for the greater part of the year.
Goleta is located in Central California where
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the climate tends be similar to that of the
Mediterranean coast. The Pacific Ocean
to the west helps keep the climate cool
and comfortable for Goleta residents.
Native and Existing Vegetation
Goleta’s wildlife and habitats are reflective
of the coastal area of which the Southern
Californian city encompasses. Habitats in
Goleta include coastal estuaries, vernal pools,
riparian corridors and other wetland areas.
Some of the native vegetation in the Goleta
area includes oak woodlands, native grasses
and the coastal scrub. The wetland areas
provide a variety of vegetation to the area.
Natural habitats in the area provide unique
conditions for native plants and wildlife species.
Goleta is also popularly known to be a home to
migrating monarch butterflies which travels up
and down along the Pacific Coast annually.
Noise

Topography
Goleta is flat with little to no terrain difference,
especially in the vicinity of the project area.
Soil Types
Located in the City of Goleta are expansive soils.
These soils shrink and expand when moisture
levels increase and decrease. Structures built
upon these soils have the potential to move due
to the variety of compressible and collapsible
soils. These soils are also low in soil strength
and have unstable or high porosity. Fortunately,
landslides are not a major concern in the project
area because of the lack of significant sloping
landforms and generally flat topography.

Old Town Goleta experiences a wide range of
noise elements. The City of Goleta’s General
Plan defines noise “as sound or series of sounds
that are perceived as irritating, objection, and/
or disruptive to the quality of daily life” (Goleta
General Plan, 2006). In the areas adjacent to
Highway 101, noise levels range from 75-90
dBA. In the immediate west of Highway 101,
the Union Pacific Railroad operates a rail line
that runs parallel with the highway. Noise
levels within 100 feet of the railroad tracks
created by passing train(s) range from 96 to
100 dBA. The proximity of the rail line and
the highway has the potential to generate
significant amount of noise in the immediate
vicinity. Noise output of from both the highway
and rail lines can result in 300 to 600 foot noise
buffers on either side of the area. In this noise
buffer area, noise levels may exceed 70 dBA.
Santa Barbara Municipal Airport creates a large
amount of noise for those in close proximity
to the airport. The airport serves as one of
the busiest commercial airports in the Central
Coast region; noise levels south of Hollister
Avenue have the potential to exceed 60 dBA.

Hydrology

Prevailing Winds

Goleta provides two (2) main view corridors in
the area. To the west of Goleta lies the Pacific
Coast. The project area does not contain a
clear view of the ocean, but the proximity of

Winds in Goleta blow from west to east
following the air currents provided by the
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Pacific Coast. On occasion winds have
the potential to blow from east to west
during wildfire season in the summer. This
occurrence is called a “sundowner” wind and
creates the potential for wildfire in the area.

Historic Old Town Goleta consists of
impermeable ground cover. The area contains
residential structures, commercial buildings,
roads and sidewalks that prevent water from
directly entering into the ground. Water in the
area drains into Goleta City drainage systems.
Natural Drainage
There are 640 acres of land within Goleta
located within the FEMA designated 100
year flood plain (Goleta General Plan, 2006).
Culverts in the project area defined as being
“inadequately sized” (Goleta General Plan,
2006). These culverts are located along U.S.
Highway 101, Hollister Avenue and the Union
Pacific Railroad. Two creeks run along the
outside of the project area. These creeks
are the San Jose Creek and the San Pedro
Creek. Both creeks have the potential to flood
parts of the project area. Both of these creeks
eventually convene into the Pacific Ocean.
View Corridors

Chapter 2
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City of Goleta: Natural Environment and Infrastructure
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General Plan
The City of Goleta’s General Plan/Coastal
Land Use Plan was prepared by the City of
Goleta’s Planning & Environmental Services
Department. This document contains the
not only the required seven (7) elements,
but also the Coastal Land Use Plan. These
two (2) documents are combined because
the ocean and other neighboring cities are
essential players in Goleta’s vision.
The plan’s four (4) major purposes are:
•

To provide a unified framework for
the future of the community.

•

To provide a basis for future decisions by
the City on implementing ordinances

•

To inform the public of the City’s
policies and involve them in the City’s
decision-making processes.

•

To guide landowners, developers, and
public agencies in developing projects
consistent with Goleta’s vision.

Land Use Element
This element provides the foundation for the
rest of the plan. Goleta’s main goal with the
land use element is to balance the various
needs of the City and its residents while
progressing towards a unified future vision
of Goleta (Goleta General Plan, p.2-3).
Old Town Goleta
The Old Town area is the historic center
of Goleta, and the vision for this area is to

The City and Neighborhood Services are
in charge of revitalizing the Old Town area.
The plan mandates that lots smaller than
6,000 square feet should merge with adjacent
small lots to minimize traffic impacts. Another
traffic calming policy is to minimize driveway
cuts on busy streets such as Hollister Ave
and maximize design opportunities.

Site Analysis

2.5 Contributing Documents
and Demographics

retain the diversity of uses while maintaining
the small-town character. Revitalization
goals include enhancing the physical and
economic environment, boosting the pedestrian
experience through managing traffic, and
preserving residential areas. Street trees,
landscaped passageways, human-scale entries,
amenities and public art are some strategies to
encourage a pedestrian-friendly environment.

Chapter 2

the coast provides a unique view potential to
not only the project area but to Goleta as well.
The importance of the coastal area is defined
in the General Plan’s incorporation of the
Coastal Act into the document. The Coast Act
requirements outlined are to protect the coastal
area. To the east of Goleta lies the Santa Ynez
mountain range. The Santa Ynez mountain
range provides a unique backdrop to the City
and the historic downtown area (Figure 2.8).

Relevant land use designations in Old
Town are Old Town Commercial (localand community-serving retail and office
uses), and Central Hollister Residential
Development Area which provides a
livable medium-density neighborhood.
Open Space Element
This element identifies key goals and strategies
for preserving Open Space in Goleta (Goleta
General Plan, p.3-3). As of 2005, Goleta has 16
public parks and 18 public open space areas.
The Goleta Valley Community Center is the only
recreation center in Goleta. Goleta recognizes
the need for more parks and open space,
and this is addressed through the Public Park
System Plan (Goleta General Plan, p.3-35).
Conservation Element
The conservation element provides guidelines
to protect land, marine and air resources,
and identifies key natural resources in
Goleta (Goleta General Plan, p.4-4).
Distinctive policies include the protection of
Monarch Butterfly Habitat, preservation of
agricultural lands, and energy conservation
(Goleta General Plan, p.4-18 – 4-32).
Visual and Historic Resources Element
The open spaces and broad vistas are an
essential part of Goleta’s character and the
City is encouraging its preservation through
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low density development and protecting
scenic views. In Old Town the City wants
to preserve the eclectic architecture while
avoiding uniformity and a false historic look.
Preserving the character of Old Town is
important to the City. This is evidenced by
the strategies the City codified in the Visual
and Historic Resources Element. One such
strategy is to create prominent gateways at
key entrances to Goleta. For transitional areas
increased setbacks and heavy landscaping
will help provide continuity between zones
(Goleta General Plan, p.6-8 – 6-9).

facilities and emergency preparedness for those
types of events (Goleta General Plan, p.5-1).

•

A balanced and diverse community. Goleta
is a balanced community with a socially and
economically diverse population that values
preservation of the community’s heritage,
its sense of community, beautiful natural
environment, attractive neighborhoods, and
diverse businesses and adequate services.

Transportation Element

•

A variety of housing types and choices.
Goleta has many housing types and
choices appropriate for the variety of people
who live and work in the community.

•

Adequate sites for a variety of housing
needs. Goleta has adequate sites to
provide a variety of housing types at various
income levels and respond to the RHNA.

•

Great Neighborhoods. Housing and
neighborhoods show pride in their design
and maintenance. There is creativity
and diversity in the design of housing.
Goleta’s residential neighborhoods have
parks and green space and engender
a strong sense of community.

•

Housing for special needs. Support
systems and housing are in place to help
disadvantaged groups. This included: those
that are homeless, at risk of becoming
homeless; persons with mental, physical,
and developmental disabilities; lowerincome seniors; farm workers; single
women with children; survivors of domestic
violence; persons with drug and alcohol
dependence; persons with HIV/AIDS.

•

Employee Housing. The types and prices
of housing are linked to the types and
salaries of local workers. Consistent
with fair housing laws, opportunities are
provided for local workers to find housing
in Goleta (Goleta General Plan, p.10-6).

The Transportation Element addresses the
community’s current transportation needs and
anticipates future needs. Complete streets
are identified as a strategy to reduce local
transportation issues and revamp the character
of the community (Figure 5; Figure 6; p.7-5).
Hollister Avenue is Goleta’s main street, so
these strategies are primarily directed towards
this street. This element also addresses the
regional transportation needs as population
growth throughout this region may affect the city.

Housing Element
The Housing Element’s main goals include:

Public Facilities Element
As of 2005, public facilities and services (water,
sewerage, and fire protection) are provided
by separate, independent districts with their
own elected governing boards. This element
provides the guidelines for Goleta’s process to
own its municipal public facilities, and ensure
public accessibility to its facilities (Goleta
General Plan, p.8-5). A key component of this
element is the development of Goleta’s Civic
Center (Goleta General Plan, p.8-7 - 8-8).
Safety Element
The Safety Element’s main principle is to
minimize loss of life and property and to reduce
economic and social disruption (Goleta General
Plan, p.5-8). This element focuses on natural
disasters such as, bluff erosion/retreat, beach
erosion & shoreline hazards, seismic and
seismic induced hazards, soil and slope stability
hazards, flood hazards, urban and wildland fire
hazards, oil and gas industry hazards, airportrelated hazards, hazardous materials and
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Noise Element
Goleta is affected by several different
sources of noise, including automobile and

The Coastal Land Use Plan was adopted on
August 25, 2006 and required an Environmental
Impact Report under the guidelines of the
California Environmental Quality Act. The
draft Environmental Impact report was dated
May 31, 2006. The Coastal Land Use Plan is
incorporated in to the City of Goleta’s General
Plan. It includes all of the land within city
boundaries totaling 7.9 square miles and 5,075
acres. The Coastal Land Use Plan is mandated
by the California Coastal Act which was
enacted in 1976 in order to protect California’s
coastline. Goleta is located in Santa Barbara
County which has a vast amount of property
located near the coastline (Figure 2.9).
The Coastal Commission regulates the use of
land and water near the ocean. The objectives
of the Coastal Land Use Plan are to “ensure
a high quality environment by protecting and
conserving the community’s cultural, historical,
natural, and environmental assets, values,
and resources; provide a sustainable economy
that is not solely dependent on growth, but
provides for economic prosperity and well-being
for current and future residents; maintains
adequate service standards, including level of
service (LOS) on area highways; and enables
income group opportunities to meet current
and future housing needs” (City of Goleta
Coastal Land Use Plan/General Plan, p.2).
The Coastal Land Use Plan includes several
elements including land use, open space and
coastal access, conservation, safety, visual
and historic resources, transportation, public
facilities, noise, and housing. The Land Use
Element pertains to how development in
Goleta is to proceed. The Open Space and
Conservation Elements work in tandem to
protect and enhance open space. The Safety

The implications for the Coastal Land Use Plan
in Old town are designed to help conserve the
environmental assets along the coastline and
to improve the economic vitality of the area. Old
Town has a stable economy but there is room for
improvement. By having a document such as the
Coastal Land Use Plan that promotes a healthy
economy, Old town can grow economically and
become more prosperous for all residents.

Site Analysis

Coastal Land Use Plan

Element details how to deal with potentially
hazardous areas or circumstances such
as fires and earthquakes. The Visual and
Historic Resources Element aims to protect
the scenic quality and character of historic
buildings in Goleta. The Transportation
Element aims to create a safe, efficient and
adequate transportation system for residents.
The Public Facilities Element details the
financing and planning of public facilities such
as water service. The Noise Element aims to
minimize noise exposure of Goleta citizens
from such sites as the airport and highway
101. The Housing Element addresses the short
and long term housing needs for the City.

Chapter 2

railway traffic, airport and aircraft operations,
industrial and commercial activity, and
periodic nuisances such as construction
noise, amplified sound, loud parties, and other
events. Noise Mitigation Strategies include:
reducing the sound level of the noise origin,
increasing the distance between the noise
source and receiver, and the insulation of noise
sources (Goleta General Plan, p.9-7 – 9-8).

Airport Land Use Compatibility Plan
California law requires that land use
compatibility plans are made for all military
and public-use airports in the state. The City
of Goleta is under the authority of the Santa
Barbara County Association of Governments’
(SBCAG) Airport Land Use Commission. The
plan was revised, with a new edition released
in 2012. The objectives of the plan are to (1)
provide for the orderly growth of airport and
surrounding area and (2) safeguard the general
welfare of those living within the vicinity of
Santa Barbara County Municipal Airport. (1-1)
Goleta must modify its General Plan to be
compatible with this plan or take official
steps to deviate from it. (1-2) The statutes
in the plan only apply to new development
and ALUC has no authority over existing
uses. To be consistent, the City must
eliminate direct conflicts and establish
procedures to ensure future compliance. (17) This can be done by incorporating into
elements or making a stand-alone plan.
If Goleta does not achieve compatibility or
does not specifically overrule the airport plan,
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Figure 2.9 Coastal Zone Map

Source: City of Goleta Final EIR General Plan Coastal Land Use.
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ALUC official policy has two objectives: (1)
protect against constraints on expansion and
incompatible uses and (2) minimize the public
exposure to noise and safety issues (2-12).
Certain actions always require review, like the
adoption or amendment to the General Plan if
it affects lands within airport jurisdiction. Other
actions may require approval on a compatibility
basis (2-14). ALUC will review new General Plan
amendments for compatibility and the related
city has 180 days to achieve compatibility (2-18).

Demographics
The male-female ratio for Goleta, California
is roughly even with 50 percent males and
2010 US Census Population by Age Goleta, CA
80 to 84 years
70 to 74 years

Age Cohort

60 to 64 years
50 to 54 years

40 to 44 years

Male

30 to 34 years

Female

20 to 24 years

The guidelines presented in chapter three
of the plan identify noise, safety, airspace
protection, and overflight compatibility policies.
Noise and safety policies are distinguished
differently in for urban, rural, and military land
uses. For example, residents and occupants
of land uses in rural settings often times are
more sensitive to noise disturbances than
their urban counterparts because the ambient
noise levels are lower in rural settings. In the
context of safety, for example, rural areas may
not have ready access to emergency service
responders (e.g., fire protection services) (3-1).
Santa Barbara County has identified Urban,
Rural and Military noise compatibility land
use actions within the AIA of each airport in
the county. In regards to the Old Town Goleta
project site, the urban noise compatibility
land use actions will be discussed. The
four urban land use acceptability standards
of the Santa Barbara County Airport Land
Use Compatibility Plan are as follows:

10 to 14 years

Site Analysis

Compatible (C), Conditionally Compatible
(CC- 45 50), Conditionally Compatible (CC- A
B C), and Incompatible (I) (Section source:
Airport Land Use Compatibility Plan)

Chapter 2

ALUC can request that all development actions
be submitted for review. The relationship
between ALUC and cities is collaborative
because coordination is mandated.

Under 5 years
6

4

2

0

2

4

6

Percent Population

Figure 2.11 - Population pyramid in the
City of Goleta; 2010 U.S. Census

50 percent females. In terms of ethnicity,
Caucasians comprise the most populous
ethnicity group in the City. They are followed
by the Hispanic and Latino group and the
Asian ethnicity group. African Americans
make up the smallest ethnicity group in Goleta
(Figure 2.10). The largest age group is the
20-24 age group. Middle aged adults and baby
boomers follow this group (Figure 2.11).

Demographic Characteristics Goleta,
CA
Asian
8%

Hispanic
29%

Caucasian
62%

African
American
1%

Figure 2.10 - Demographic characteristics
in the City of Goleta; 2010 U.S. Census
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Introduction

The idea generation process for the team
started with an informal roundtable discussion.
Members shared their ideas, thoughts and
wishes for Old Town. This conversation included
elements of Old Town that are unique and
relevant to the community. This discussion
also incorporated aspects of Old Town that are
currently benefiting the community. To further
enhance the creative process, the team worked
together on a collage and a draft of the teams
conceptual diagram (Figure 3.1) . Members
sifted through magazines and cut out images,
phrases, words and colors that struck them as
appropriate snapshots for Old Town. Some

3.2 Community Meeting I
The first Community Meeting took place on
Wednesday April 17th at 7:00pm in the Goleta
Valley Community Center. Students prepared
for this meeting by conducting outreach on two
separate weekends leading up to the meeting.
Outreach served many purposes; one purpose
was to let the community know about Cal
Poly’s presence in Old Town. Outreach also
served as an opportunity to invite residents to
the Community Meeting. Students engaged
residents by discussing with them their wishes
for Old Town. Residents were also invited to
discuss what they appreciated about the area.

Conceptual Development

3.1 Ideation

Figure 3.2 - Community Meeting “break out” session

Chapter 3

The organization of this chapter consists
of the development process of conceptual
diagramming and the idea generating process.
The chapter also presents the team conceptual
diagram. This diagram is an original drawing
compiled by all team members. The diagram
is supported by a narrative that provides an
explanation of each proposed element and
how the elements work together to create a
cohesive vision. In order for the team to better
understand and fully address the needs of the
community, a Community Meeting was held on
April 17, 2013 (Figure 3.2). This meeting allowed
student teams to interact with the community
and determine their wishes for Old Town.
The ideas generated by Community Meeting
I were transformed into a visual conceptual
diagram poster (Figure 3.8). Supporting
this diagram are planning and urban design
objectives that were developed by the team.

images included butterflies, unique textures,
public seating and voluminous street trees.
Phrases included, “human”, “infinity”, “solutions”
and “open space”. The team worked together,
pasting the cutouts strategically on the poster.

Figure 3.1 - Sketch of the conceptual diagram from Community Meeting I findings.
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The outreach paid off, the community center was
brimming with residents. The group consisted of
young professionals, parents, business owners,
older residents, City staff and even a child or
two (Figure 3.3). Attendants were invited to sit
at round tables with students dispersed evenly
among them. Professor Umut Toker began the
meeting with a welcome and general overview
of the Vision Plan for Old Town. He instructed
residents to fill out “wish” and “have” poems. The
main premise of this activity was to get residents

Figure 3.3 - Roundtable discussion
thinking about what they wished for Old Town’s
future and what they were grateful for. After the
poems were filled out, student facilitators asked
the residents to share their poems with the
rest of the table. After this, the residents were
asked to reach a consensus on what they felt
were the most important “wishes” and “haves.”
Student facilitators recorded these elements on
a master list which was then shared with the
entire group. This information was transcribed
on to large poster boards for all to see.
Findings
Through the “wish” and “have” poems, the
class was able to develop a master list. Both
lists were divided into eight unique categories:
circulation, public space, activity related,
lifestyle, aesthetics, environment (green
space), economic, and land use (Table 3.1 and
3.2). Each “wish” and “have” was designated
to one of these categories. One pattern that
became apparent in that data analysis was
that there were more “wishes” than “haves.”
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In terms of wishes, residents seemed to be most
concerned with issues concerning circulation.
This was evidenced by the high number of
residents who wished to see changes in bike
and pedestrian safety and traffic calming
on Hollister Avenue. In terms of sidewalk
concerns, residents wanted to see wider
sidewalks and American with Disabilities Act
(ADA) compliant. In addition, residents were
concerned with parking in terms of on and off
and sufficient downtown employee parking.
Both the public space and lifestyle categories
raisedh a high number of concerns. Residents
spoke of needing more benches and more
space for social gatherings. Furthermore,
there was talk of bringing in more community
events such as parades and festivals. The
concern was in the lack of public space in
which to hold these important community
activities. Likewise, the lifestyle category
saw a significant number of concerns. Some
reoccurring themes included more diversity and
cross cultural interaction, more engagement
with UCSB, and not wanting to replicate Old
Town into a “Little Downtown Santa Barbara.”
Residents expressed many of the same
wishes for activities wanted in Old Town. They
expressed a desire for things to do and athletic
facilities in the area. Some ideas included a
roller rink, skate-park, public pool and a gym.
Another wish was for more nightlife activity
for everyone, including young adults and
families. These wishes are directly linked to
more shopping and dining opportunities.
Wishes for improved aesthetics ranged from a
desire to see more public art to welcome signs.
Residents also wanted to see a greater concern
for cleanliness in terms of less trash and graffiti.
They appreciate Old Town’s overall funkiness
but would like buildings to be better maintained.
A wish for a more diverse color palate on
buildings was expressed a number of times.
Economic, environment and land use
wishes included more small businesses,
more parks and green space, and mixed
use developments. (Table 3.1)

Table 3.1 - Community Wishes

Conceptual Development
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Table 3.2 - Community Haves



 


 
 
 
 
 

 

 
 

 
 
 


 

 
 
 
 

 

 

 
 
 
 
 



The category with the most “haves” was lifestyle.
Residents were grateful that Old Town has
cultural heritage, is funky, and full of personality
and diversity. Residents were also grateful for
community friendliness, the small town feel,
diversity in food culture (Figure 3.4), and that the
community is home to families. It is clear that
issues centering on community ties and family
are important values to residents of Old Town.
Other aspects that are significant to residents in
terms of economic vitality include the variety of
local businesses (restaurants, shops and retail),
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the incorporation of industrial businesses and
the relative inexpensive housing. In terms of
aesthetics, residents expressed their affinity for
city banners, single story buildings, and diverse
architectural styles. In terms of circulation,
residents liked that Old Town is walkable,
conveniently located to public transit and is in
close proximity to bike paths. The public space
category was completely devoid of any likes.
Activity related likes included the active and
vibrant community center, restaurants and
the senior center. The environment category
included likes for the amount of trees and

3.3 Conceptual Diagramming:
The Community’s Influence
Community Meeting I influenced the planning
process. One of the first things done was
to consolidate the data gathered from the
community. The team discussed the similarities
and differences between the team vision and
community. Upon closer inspection, it became
clear to the team that many concepts proposed
during ideation were concerns shared by the
community. The team expressed a great deal of
concern on issues related to circulation. Some
circulation issues that were shared between
the community and team included, slowing
traffic on Hollister Avenue, wider sidewalks,
safer crosswalks, a traffic circle (Figure 3.10)

In terms of planning and urban design
objectives, the team allowed the community
data to sink in before any formal decision
making. One major factor that the team kept
coming back to was that this project is being
designed for and with Old Town. Therefore,
integrating their ideas is key as they will be the
ones living with the outcome for years to come.
The team wanted to be sure that the objectives
proposed embodied the community’s desires,
values, and concerns. The team built upon the
strong sense of community and togetherness
that is most apparent at the community center.
The community center serves as the hub; the
one building that fosters all community related
activities under one roof. This is how the
objective of creating a space within the streets
that act as an extension of the community
center was born. The community is eager to see
activity on the streets; fairs, parades, live music,

Conceptual Development

open skyline. Lastly, in terms of land use,
residents liked that Old Town has high density.

Chapter 3

Figure 3.4 - Cultural Icon for Old Town Goleta

and that sidewalks be ADA compliant. In
addition, many other similarities were found
in all the other categories. The team took
special care to incorporate as many ideas as
possible into the conceptual diagram (Image
3.8). In addition to the conceptual diagramming
process, the team also utilized AutoCAD to
generate section elevations to depict potential
streetscapes (Figures 3.5, 3.6, 3.7, 3.10, 3.13).
This process and detail is especially important
not only to convey to the community that their
concerns are being heard but it also lets them
know that their local knowledge is valued
and pertinent to formulating a vision plan.

Figure 3.5 - Proposed cross section for Hollister Avenue.
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Figure 3.6 - Proposed cross section for Kellogg Avenue.

festivals, and a farmer’s market. A remodeled
plaza in front of the community center could
act as a focal point in many of these events
(Figure 3.12). Other findings that influenced
objectives included the overall concern for
pedestrian safety, a more aesthetically pleasing
streetscape, creating an environment that
allows for more entertainment options for
the whole family and giving Old Town a new
look while not detracting from its character.
Urban design concepts, like the two previous
sections, also include community input.

Figure 3.7 - Proposed cross section for Orange Avenue.
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Concepts such as increased public seating,
differing textures and colors, trees, and green
open space were included as concepts.

Conceptual Diagram: Explanation
The purpose of the conceptual diagram is visually
represented with proposed land uses, circulation
elements, nodal public spaces, landmarks, and
pathways.
In terms of proposed land uses, a healthy mix
of uses are present. Commercial, residential

Chapter 3
Conceptual Development

Site Boundary
Linking Corridor
Trail
Hollister Ave.
Gateway
Node

Multi Family Residential
Single Family Residential
Arts and EntertainmentDistrict
Mixed-Use Office and Commerical
Mixed-Use Residential and Commerical

Park/Open Space

Public and Community Space

Affordable Housing

Commercial

Figure 3.8 Conceptual Diagram

37

Roundabout at
the intersection
of Orange Ave.
and Hollister
Ave.

Rotonda en la
interseccion de
Avenida Orange
y Hollister

Marked bike
lanes throughout
Old Town
Goleta.

Storefronts with
pedestrian
friendly access
features.

Lineas de
bicicletas
marcadas por
toda la ciudad

Tiendas con
caracteristicas
amables para
peatones

CONCEPTS FOR
OLD TOWN GOLETA

CONCEPTOS PARA
OLD TOWN GOLETA

Orange Avenue

Kellogg Ave.

Hollister Avenue

Pine Ave.

Magnolia Ave.

Orange Ave.

Magnolia Avenue

Pine Avenue
Arts and Entertainment
Arte y entrtenimiento
Mixed Uses
Usos Mezclados

Hollister Avenue
Open Space/ Trails
Espacio abrieto/ senderos

Kellogg Avenue

Figure 3.8 Conceptual Diagram
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Community Spaces
Espacio de la communidad

Another land use idea that is present on the
diagram is the increase in housing density
just above Hollister. This idea was added
for a few reasons; to address the affordable

Conceptual Development

Adding an interesting and safe streetscape
can be achieved with a wide variety of options
available to pedestrians. One example of this
is that a group of friends can walk to Old Town,
eat dinner, grab a drink and duck into the
local movie theatre to take in the newest flick.
Likewise, the professional who lives in a mixed
use building (Figure 3.11) can walk to their office
for work, stroll to a nearby café for lunch, stop
off at the bank and dry cleaners before heading
back to the office. This mixing of the uses is
good for a number of reasons. Aside from the
above listed scenarios, it also generates activity
on the street. As more people begin to use the
streets in this fashion, there is a proliferation of
activity. This proliferation then acts as a means
of depicting safety. The more activity and people
an area generate, the safer the area feels.

Chapter 3

(low to high density), mixed use, civic space,
entertainment, and open space can be found
in the diagram. The reasoning behind the mix
is to create a place which has a wide variety
of services, businesses and entertainment to
keep residents or visitors busy for a few hours.
This concept is supported by renowned new
urbanist, Christopher Leinberger. Leinberger
purports the notion of walkable urbanity. This
idea is hinged on the fact that most “people
will walk 1500 feet or more only if they have an
interesting and safe streetscape and people
to watch along the way—a mix of sights and

Figure 3.9 - Example of a community plaza

sounds that can make a pedestrian forget that
he is unintentionally getting enjoyable exercise”
(Leinberger, 2005, p. 2). Building upon what
Old Town is already doing successfully, the
fact that it is walkable, all that needs to be
added is an interesting and safe streetscape.

Figure 3.11 - Example of a mixed use development

Figure 3.10 - Proposed cross section of Magnolia Avenue.
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housing issue so many residents are concerned
about, to increase the density of the area by
more efficient land uses and to bring more
people into Old Town. In addition to higher
density housing, mixed use was added for
the very same reasons; to make Old Town
a place where people, live, work and play.

boutique shops, lounges, art galleries and
novelty shops. This intention of this district is
to cater to the entire family; small child all the
way to the older generations (Figure 3.12). It
works at addressing resident’s concern over
a lack of “things” to do in Old Town. It also
fulfills Leinberger’s idea of walkable urbanity.

Making Old Town a place where residents can
play translated into an entertainment district
on the north end of Hollister and civic spaces
on the south end. Proposed ideas for the

The south end of Hollister contains civic land
uses. Proposed are a expanded community
center with pedestrian plaza, library, park with
dog area and skate feature. These features
are directly related to the community’s wishes
and values. These areas serve as a gathering
point, a place where festivals can be held, music
listened to and farmer’s markets hosted. These
places build of the existing vibrant community life
and work to further enhance and strengthen it.

Figure 3.12 - Example of a water feature in a public space.

Making the street safer for pedestrians is
exactly what the group and community wants.
The circulation elements depicted on the
diagram are indicative of slowing traffic on
Hollister, widening sidewalks on Hollister and
utilizing Orange, Magnolia and Pine as more
active corridors. Slowing traffic on Hollister
and installing lighted crosswalks will help to
ensure the public safety. Pedestrian and bicycle
safety are a huge concern and are addressed
through removing a lane on each side of
Hollister, employing the use of medians and
installing unique brickwork at each intersection
to make the driver more aware of their speed.

entertainment district include a combination of
restaurants with patio dining, a movie theatre,

Figure 3.13 - Proposed cross section of Pine Avenue.
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To further enhance pedestrian safety, the
proposal of a safe walking path along the creek
between the community center and park and
civic areas on Kellogg should be capitalized.
This under utilized path can serve as a bridge
between these two points. This is especially
important to the youth who utilize the community
center and will also utilize the park and civic
area on the corner of Hollister and Kellogg.

Figure 3.14 - Example of a colored bicycle lane

•

To encourage urban design that allows
the community to feel represented. This
can be implemented in the streetscape,
architecture, building colors, banners, signs,
murals and other forms of public art.

•

To create a sustainable Old Town through
the promotion of a walkable community.

•

Phasing of the objectives shall be
incremental and incorporated as
opportunities present themselves.

Conceptual Development

Figure 3.15 - Example of a roundabout

Planning and Urban Design Objectives
•

To create a healthy mix of uses in the
project area. This is done by allowing
zoning for mixed use and making
designated areas more attractive
to certain types of businesses.

•

To promote pedestrian safety. This can be
achieved through numerous treatments;
illuminated crosswalks, removing one
lane of traffic from each side of Hollister,
a clearer designation for bicycles (Figure
3.14 and 3.15). Proposed brick work on
all intersections to calm traffic by making
the driver more aware to the changing
texture and employing the use of medians
also promotes pedestrian safety.

•

To create a sense of place where the public
feels welcomed, comfortable and enclosed.
Some solutions include a park for public
gatherings and use, a plaza in front of the
community center, a venue on Hollister for a
weekly farmer’s market and other community
activities and benches and public seating.
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Introduction

The second Community Meeting was held on
May 6th, 2013 at the Goleta Valley Community
Center (Figure 4.1.2). The forum was divided
into three activities. The first activity asked

Figure 4.1.2 - Image of Community Meeting II

residents to place stickers by the items listed
on the “Have” and “Wish” poems that were
generated at the previous meeting (Figure
4.1.1). This forced residents to prioritize what
they wished for Old Town and what they were
grateful it had. The second activity involved
feedback from the residents to the teams
about their design posters. The community
again used their stickers to mark what they
liked about the concepts for Old Town and
what they wanted to see changed. The third
activity was an interactive game designed to
generate resident’s thoughts about their ‘ideal’
Old Town. Residents were invited to color
and place stickers on large maps. Stickers
denoted the placement of street furniture
such as streetlights, street trees and benches.
Colorful markers were used to section off land
uses. The resident teams then presented their
‘ideal’ Old Town to the entire meeting. The
feedback and ideas generated afforded the
team a wealth of information and allowed the
opportunity to revise the plan accordingly.

Land Use, Circulation and Public Space

4.1 Community Meeting II

Chapter 4

The purpose of this chapter is to explore the
proposed land uses, circulation and public space
ideas and objectives that the team compiled after
analyzing the data gathered from the community.
This chapter is organized into four sub-sections
that detail and explore the rationale behind the
decisions made and how each element relates to
the community’s concerns, wishes and the plan
objectives. The first sub-section summarizes
the findings from Community Meeting II. The
second introduces and explores the decisions
for the land use proposals. The third subsection discusses proposed streetscapes,
including vehicular, pedestrian and bicycle traffic
improvements. The final sub-section explores
the proposed public spaces in the project area.

During the second activity, there was a
significant amount of interest in the proposed
cross sections. Residents expressed concerns
towards the proposed narrowed lanes citing a
lack of space for delivery trucks. In addition,
they wanted to know if the proposed sidewalk
improvements could accommodate benches,
trees, trash cans, street lights, and pedestrians.
Lastly, the residents introduced the idea
to expand the scope of the project area to
include more community green space.

Figure 4.1.1 - Wish Poem

As residents moved about the room they
discussed the proposals. They particularly
liked the mixed-use, arts and entertainment,
community spaces, and open space elements
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uses were developed to encourage a
unique feel for Old Town Goleta (Figure
4.2.3). The following land uses are what
the team used to guide decision making:

Arts & Entertainment District

Figure 4.1.3 - Image of Community Meeting II

in the conceptual design. One proposal unique
to this document is the relocation of City
Hall to the Goleta Valley Community Center.
This proposal was widely accepted with the
stipulation that City Hall not disrupt the activities
at the community center. An extremely popular
proposal was the expansion of the bike lanes
throughout the project area. Residents were
excited to see bicycle safety expanded and
strongly supported a protected bike lane.
The team leaned other valuable information
from the community (Figure 4.1.3). This
included a desire for a dog park, a farmer’s
market and public art. Other desired amenities
included a skate park, green space and a
nightlife activities. A reoccurring theme that
emerged countless times centered around
traffic on Hollister. Residents were concerned
with slowing traffic and increasing pedestrian
and bicycle safety. They applauded the idea
of reducing Hollister down to two (2) lanes,
adding a protected bike path and more visible
crosswalks. The residents also supported
the mixed use and live/work guidance areas.
Overall, the team learned that the community’s
wishes for Old Town could be categorized into
several categories. These categories cover: 1)
pedestrian and bicycle safety, 2) community
space, 3) keeping the funky and eclectic feel
of Old Town, 4) promoting local businesses
and 5) more opportunities for community
activities such as a farmer’s market or festival.

The team heard the community’s concerns
regarding a lack of entertainment and things to
do in Old Town. The team translated this into
an arts and entertainment district on the north
end of the project area staring at Fairview and
ending at Magnolia. The team decided this was
the ideal location for this type of land use as
it located on the main thoroughfare (Hollister)
which provides a great deal of visibility for both
pedestrians and vehicular traffic. The idea
behind the arts and entertainment district is to
encourage restaurants, bars, art galleries and
maybe even a small independent movie theatre
into the area (Figure 4.2.1). This would not
only make Old Town a destination but would
encourage ‘feet on the street’ (Leinberger) and
provide activities for a wide variety of ages.
Mixed Use Office and Commercial
The idea behind promoting mixed use is to
increase density, types of uses and the amount
of people in Old Town. Residents voiced
concerns over a lack of office space and wanting
to strengthen small local businesses. The team
addressed this by proposing a mixed use with
commercial and retail business on the first floor
and professional offices on the second floor.
This would not only be a more effective use
of space but would create more people on the
streets. The office and retailer workers would
generate a clientele who could utilize other
services in the area. In addition, the workers
themselves may be encouraged to frequent

4.2 Proposed Land Use
In order to begin thinking about land uses
the team looked at the existing land uses
and compared them to what the community
values and wants to see. Proposed land
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Figure 4.2.1 - Image of Arts & Entertainment
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Land Use, Circulation and Public Space

Figure 4.2.2 - Conceptual Diagram
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Hollister Avenue





















Figure 4.2.3 - Proposed Land Use Map
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The team is proposing three mixed use
residential commercial locations. Two are
located on a portion of Hollister between
Magnolia and Nectarine and Pine and
Rutherford. The third is located on opposite side
of Hollister on the corner of Kellogg Ave and
Hollister. These blocks front Hollister and will
contain commercial businesses on the first floor
and residential units on the second floor. The
main reason this type of development is so vital
to the Old Town area is because mixed use can
add housing variety and density (Figure 4.2.4).
This serves to address concerns over affordable
housing that was articulated by the community
as mixed use can act as one potential solution to
this problem. Furthermore, mixed use will help
promote business and activity in the area as a
greater number of residents will be in Old Town.
In particular, these locations were chosen as
they are in the heart of Old Town and offer easy
access to the shops, markets, restaurants and
other businesses that line Hollister. In addition,
this central location is ideal as it promotes
a walkable and bike-able neighborhood.
Park/Open Space

Figure 4.2.4 - Image of Mixed Use Residential and Commercial

Multi Family Residential
The proposed land use of multi-family residential
is located on the western side of the project
area, just above Hollister. The team is proposing
to match existing conditions with what the area
is zoned for. Much of this area is zoned for high
density housing but is occupied at a much lower
density. The team is recommending that the
under-utilized space be taken advantage of. Not
only does this increase density but it promotes
infill development. Being located just off Hollister
provides easy access to the businesses and
shops located on the thoroughfare. This
close proximity promotes walkability, which
in turn helps strengthen local businesses.

Land Use, Circulation and Public Space

Mixed Use Residential and Commercial

The team decided to work off of the existing
proposed park that is going in off of Kellogg Ave.
This location is ideal for a park as it does not
take up valuable space on Hollister. In addition,
it is nestled adjacent to a large residential
neighborhood and could be easily accessed by
anyone in the Old Town area. In terms of park
amenities, the team embraced the community’s
ideas by proposing a skateboard feature,
benches and a picnic area, sports fields and a
portion dedicated to dogs. In addition to the park
on Kellogg, the team is proposing a pocket park
on Tecolote just behind Hollister. Currently, this
location is a rundown and underutilized asphalt
parking lot. A pocket park not only addresses
the community’s wish to see more parks in
Old Town but the location is perfect as it is
surrounded on three sides by residential units.

Chapter 4

other local businesses for daily errands and
lunch. The team proposed to encourage this
type of land use off of Orange, Magnolia and
Gaviota. This location was chosen due to the
close proximity to the businesses and business
parks lining Gaviota and the surrounding
area. In addition, the team is proposing that
Orange, Magnolia and Pine act as linking
corridors to Hollister and encouraging mixed
use development will put these streets on the
path towards becoming better utilized corridors.

Single Family Residential
The proposed single family homes are located
to the multi-family units on the western side
of Hollister. They are located on the periphery
of the project area as density is highest in the
center (Hollister) and tapers off towards the
fringe. Currently, most of this area already
contains single family homes. The group
elected to maintain the area with this type of
housing as the streets are smaller and more
conducive to single family dwellings. Single
family homes are an important housing element
and the team wanted to include all types of
housing in order to best serve the needs of
all the community members. Furthermore,
keeping this type of housing on the periphery
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allows for higher density development to
occur in the center of Old Town which is
a better allocation of land resources.

Public and Community Space
The community space is the current existing
Community Center on Hollister. In addition, the
team is proposing two parcels on the corner
of Hollister and Kellogg, both of which line the
proposed park, be converted into a library of
other civic facility such as a museum. This
location is ideal as a community space due
to its close proximity to the park. A library of
museum would complement the park and
both uses could feed off one another and
generate activities for residents. In terms of the
existing Community Center, the team wants
to preserve and strengthen the vibrancy that
residents bring to the center. One way this
can be achieved is by relocating City Hall to
the bus yard directly next to the Community
Center. This will serve to make the Community
Center the hub of Old Town. In addition, the
proposed location of City Hall not only makes it
more visible and transparent but it also allows
for easier accessibility by all residents.
Commercial
Most of the parcels along Hollister are proposed
as commercial with the exception of the
community space and mixed use. The notion
behind this proposal is to encourage more
local business into the area and strengthen
the existing businesses. Having a healthy mix
of services such as specialty stores, markets,
restaurants and other small businesses is
vital to the survival of Old Town. Encouraging
commercial businesses in this area serves
to bring people into Old Town and helps to
add to the local economy. Since Hollister is
the main thoroughfare, placing businesses
in an area that generates a high volume of
foot, bicycle and vehicular traffic was key.
Furthermore, having interesting shops and
businesses may act as a traffic calming device
as motorists may be inclined to slow down
in order to visually take in the businesses.
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4.3 Circulation
The team is proposing a variety of circulation
elements. These elements work to calm traffic
and promote pedestrian and bicycle safety.
Some proposed elements include traffic
circles, medians, a protected bike lane, lighted
crosswalks and wider sidewalks. Other elements
include decreasing Hollister down to two (2)
lanes, adding curb extensions and strategically
located brick work. A traffic circle is proposed
at Orange and Hollister. This will help to reduce
vehicle speeds as they enter Old Town. Medians
will not only make Old Town more attractive they
will also reduce speeds and increase safety by
adding an additional element. Hollister Avenue
is not bicycle friendly as it currently stands. It is
unsafe for bicyclists to cycle alongside vehicles.
The team suggested having bicycles lanes be
prominent and separate from traffic lanes so
as to increase bicycle safety. Pedestrian safety
is another key issue. It is currently unsafe to
cross the streets and this concern was voiced
in the community meeting. The team suggests
having lighted crosswalks to enhance pedestrian
safety. The sidewalks are proposed to be ten
(10) feet wide which will replace the narrow and
disjointed sidewalks that currently exist. Curb
extensions will help to slow traffic and make
the streets more walkable. These extensions
will slow traffic because it will necessitate
narrower lanes. Finally, the brickwork is
proposed because it will make the crosswalks
and streets look more attractive with added
texture. It will also help to slow traffic as the
change in texture under vehicle tires will be felt
by drivers. Slowing traffic is the most important
aspect of the circulation proposal as it will make
pedestrians and bicycle riders feel safer.

4.4 Public Space Structure
The team is proposing several public amenities
for the community’s enjoyment and recreation.
Two parks are proposed in the project area;
one pocket park and one full size park with
numerous amenities. The full size park is
located on Kellogg Avenue, right above the
site for a proposed library or museum. The
team took ideas from the community such
as a skate feature, benches, fields and a
dog area into consideration when deciding
features for the park. In addition, the team is

Chapter 4
Land Use, Circulation and Public Space

proposing a redesign and expansion of the
plaza fronting Hollister. The overall objective of
the redesigned plaza is to create a place where
residents can mingle and socialize; a place that
encourages community events and serves as
an extension to the already vibrant Community
Center. A final proposed public amenity is the
restoration and expansion of the existing trails
along the creek. The team envisions these
trails as a link and safe route between the
Community Center and the park on Kellogg.
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Introduction

The open space guidance area is intended to
provide a location where residents can gather
and participate in recreational activities. Old
Town is home to families and others who would
benefit greatly from a pocket park. The park is
tucked in a residential neighborhood in order
to allow residents convenient and easy access.
Through the community meetings and weekend
community engagement activities, Goleta
community members have consistently voiced
concern a lack of parks in the Old Town area.

1. To enhance the living
experience of residents
2. To provide community meeting places
3. Foster a more integrated
natural environment
Rationale
Parks provide people with the opportunity to
connect with the natural environment and each
other. Furthermore, parks are a vital component
in creating a sense of communal pride. Goleta
residents already possess a strong sense of
community. Adding Monarch Grove will further
and strengthen this sense of community.
The pocket park should have enough trees
to provide shade to park-goers. In addition,
trees contribute to the overall look and feel of
a natural environment. A small play structure
should be centrally located within the park to
provide activities for young children. Benches
should be strategically located throughout the
park in such a way to promote socialization.
Streetscaping
Sidewalks

Design and Development Guidelines

5.1 Open Space (Monarch Grove)

Guidance

Chapter 5

The purpose of this chapter is to showcase
through written design guidelines, renderings
and images the ideas that the community
expressed. The team took what the community
expressed in meetings and community
engagement activities and turned them into
written development guidelines and renderings.
This chapter discusses the findings from
Community Meeting II and explains how
they informed the land use and development
guideline decisions the team made. The
proposed guidelines provide a framework to help
residents achieve the desired atmosphere they
wish to see in Old Town. Within the guidelines,
the team proposes various techniques that
will encourage Low Impact Development.
These techniques help to lessen the impact of
development through environmentally conscious
landscaping and other sustainable strategies.

Providing Monarch Grove Park would serve
as one measure in addressing this desire.

There should be eight (8) foot sidewalks along
the park located on Nectarine Avenue.

Figure 5.1.1 - Proposed Open Space Designation
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Street Trees

2. Provide attractive housing options

The park should be lined with trees around the
lawns and play structure. They should be placed
every 40 feet from each other. Deciduous trees
are proffered that are verdant year round.

3. Create comfort and privacy
for Goleta residents

Street Lighting

An increase in housing options creates greater
desirability of the Old Town area as a wider
range of citizens can be catered to. This in
turn has a positive effect on the surrounding
area by increasing the vitality and economic
health of local businesses and properties.

Street lights should be twelve to sixteen 12-16
feet in height as to be pedestrian friendly.
Street Furniture
Ample benches should be provided for the
use of the community. In addition to benches
public garbage containers should be provided
to reduce litter in the park and facilitate
an clean and trash free environment.

5.2 Single Family Residential
The single family guidance area is intended
to provide housing options for the Goleta
community. Having single family homes in the
Old Town area allows residents to have their
piece of the ‘American Dream’. Furthermore,
promoting home ownership is one way to
create a sense of pride and community.
Through the community meetings and weekend
community engagement activities, Goleta
community members have consistently voiced
concern over housing options. Providing
the single family guidance area serves
as one measure to address this issue.
Guidance
1. Meet the housing needs of residents

Figure 5.2.1 - Proposed Single Family Designation
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Rationale

Streetscaping

Mandarin Avenue, Orange Avenue
and Magnolia Avenue
Traffic lanes and median width
Driving lanes should be ten 10 feet in width
on all streets with 14 vertical and eight
feet parallel parking spaces on all streets.
There will be a three foot median.
Sidewalks
There should be a four foot sidewalk.
Street Trees
It is recommended that there be trees lining
the streets. Oak and Magnolia trees should be
the preferred species of tree. The frequency
of tree distribution should be every 60 feet.
Street Lighting
Along the sidewalk there should be street
lighting 12-16 feet in height in between the

20 ft rear
setback

Setbacks
The front setback requirement for single family
residential should not exceed twenty 20 feet.

10 ft side
setback

Side setbacks should be 10 feet
from the side property lines.
20 ft front
setback

Attached garage
with parking
for 2 vehicles
4 ft sidewalk

Building Form
Residences should not exceed 28 feet in height.
Roofing forms can be pitched or flat. (Figure 5.3)

Magnolia Street

Building height
should not
exceed 28 ft

Parking Requirements
Single family dwelling units should
provide two parking spaces in the
form of an attached garage.
LID Strategies
•

Rain barrels

•

Green roofs

•

Permeable pavers

Side setback
of 10 ft.

Front setback should
not exceed 20 ft
Two parking spaces should
be required along with an
attached garage
Magnolia Street

Figure 5.2.2 - Single Family Plan View/Elevation

4 ft sidewalk

Design and Development Guidelines

Rear stebacks should be 20 feet
from the rear property line.

Chapter 5

Oak and Magnolia trees. The streetlights
should be spaced every 50 feet.

Figure 5.2.3 - Single Family Rendering
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Refer to section 5.9

5.3 Mixed Use
The mixed use guidance area is intended to
promote an environment that promotes greater
housing variety while increasing density. The
main purpose behind this guidance is to reduce
the distance between housing, workplaces,
retail and other various destinations. The
team consistently heard through community
meetings and engagement activities that
Goleta residents would like to see this kind of
development as it not only provides housing
and retail options but it also helps promote a
strong sense of neighborhood character.
Guidance
The planning team’s objectives in proposing
a mixed use guidance area is threefold:
1. To establish development that
fosters the live/work/play concept
2. The mixed use developments
should incorporate commercial,
residential and office space
3. The mixed use developments are
strategically proposed in areas that
relate to the existing and proposed
uses. For example, the mixed use
developments proposal of commercial,
office and retail residential should be
located South of Hollister Avenue near
the proposed Arts and Entertainment

Figure 5.3.1 - Proposed Mixed Use Designation
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District and existing light industrial uses
along Orange and Magnolia Avenue
Rationale
The objective of the mixed use developments
is to foster a pedestrian friendly environment
in which residents are able to easily
access nearby commercial uses along
Hollister Avenue in Old Town Goleta.
Streetscaping

Hollister Avenue
Traffic Lanes
One traffic lane for east and west bound traffic.
Each line should measure ten 10 feet in width.
Bike Lanes
Bike lanes should be six feet wide. Bike lanes
are to be protected along Hollister with an eight
(8) inch barrier between the parking area and
bike lane. Bike lanes should be on both sides of
the street, and consist of permeable materials.
Medians
The median should measure no greater than
12 feet in width. When the street narrows,
the median should be utilized so that other
areas are not minimized. The median should
be no narrower than three feet in width.
Medians will be made of concrete, and
should incorporate bioswales in the center.
Traffic Calming Strategies

The use of medians and single lane
driveways will assist in traffic calming along
major thoroughfares such as Hollister
Avenue. Roundabouts at the east and
west end of Hollister will help to slow traffic
prior to entering Hollister Avenue.

Parcel Boundary
80ft Parking
150ft Parking

80ft Parking

Driveway
Entrance

80’x100’
Building Footprint
80ft Parking

On-Street Public Parking

Bulb outs at pedestrian crossing should be
utilized in the commercial area. The bulb-outs
will serve a dual purpose; allowing pedestrians
to be more visible prior to crossing the street and
cars will perceive that the lane is narrowing.

39 Private Parking Spaces

Sidewalks

Driveway
Entrance

Public Right of Way

Sidewalks should measure 10 feet
in width on both sides of the street.
Materials should be concrete.
Street Trees
Trees in the mixed use guidance area should
consist of native trees that correspond to Goleta
such as the Island Oak (Quercus tomentella).
The trees should be placed every one hundred
100 feet along the street sidewalks.

Street Lighting
Street lighting will be along the sidewalks
every one hundred 100 feet. Light
posts should be taller than 15 feet.

Parking
in rear
(min. 60ft
setback
from
building)

On-Street Pu
blic Parking

Hollister Ave

nue

Vehicle scale
signage

35ft. height
max
6ft. max
cantilever on
upper floor
over public
right of way

0ft front setbacks
on ground floor

Pedestrian
scale signage

Design and Development Guidelines

Pine Avenue

Pedestrian Crossings

Chapter 5

Public Right of Way

Figure 5.3.2 - Mixed Use Plan View/Elevation

Figure 5.3.3 - Proposed Mixed Use Rendering
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Street Furniture
Benches are to be placed between trees and
street lights. Trash cans should be placed at
the corners of pedestrian crossings and near
any benches. The plannig team is suggesting
four benches and four trash cans per block.
Streetscaping guidelines for the mixed use
area are to provide an area that is walkable,
pedestrian friendly, and that attracts both
residents and business owners alike. The use
of traffic calming measures throughout the
area allows pedestrians to feel safer and more
comfortable while walking. Streetlights provide
lighting throughout major corridors, and give
pedestrians a clean line of sight when walking
the area while also promoting safety. Frequent
benches provide an area for pedestrians to sit
and interact. Additionally, trash and recycling
receptacles will be used to help encourage a
cleaner environment in Old Town Goleta.
Setbacks
Zero foot setback with build-to-lines
on the property line, on street sides
with a continuous street presence.
Building Form
1. Up to three stories in height, no taller
than 35 feet and no less than 25 feet

LID Strategy
•

Bioswales in on-site parking
areas and street medians

•

Rain Barrels

•

Permeable walkways/ parking

•

Bio Retention

Refer to section 5.9

5.4 Commercial
The commercial guidance area is intended to
provide a variety of business options for Goleta
residents and business owners. Old Town is
looking to promote local businesses in the
area. Providing a wide range of commercial
spaces gives various types of businesses with
varying needs the opportunity to flourish and
give back to the local community. Through the
community meetings and weekend community
engagement activities, Goleta community
members have consistently voiced concern over
commercial space. Providing a commercial area
serves as one measure to address this issue.
Guidance

2. Flat rooftops with cantilevers over the first
floor that do not exceed the property line

1. To provide a commercial space that is both
pedestrian friendly and pedestrian oriented.

3. Building fronts should not exceed one
hundred 100 feet horizontally without
a break in the surface. Buildings
should be broken up every 50 feet

2. To promote office and retail location
that are both aesthetically pleasing and
suitable for a variety of commercial types.

Parking requirements
One parking space per 600 square
feet of commercial space and one
parking space per residential unit
Business owners are encouraged to utilize a
shared parking strategy. Guidelines for this
strategy are discussed at the end of this chapter.
Signage
Signage is allowed but must be between
eight and 8 -12 feet above the sidewalk
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Recommendations for low-impact
development strategies

3. To create a place that incorporates the
functionality of commercial space with
pedestrian friendly activities and buildings.
Rationale
The objective for the commercial guidance
area in Old Town Goleta is to provide an area
that attracts a variety of businesses while
maintaining the look and feel of Old Town
Goleta. Streets are to be developed with
pedestrian friendly attributes, and building
designs should be oriented for pedestrian
accessibility. During community meetings,

Streetscaping
Traffic Lanes

Bike Lanes
Bike lanes should measure six feet in
width. Bike lanes are to be protected in the
commercial zone with an eight inch barrier
between the parking area and bike lane.
Bike lanes should be on both sides of the
street, and consist of permeable materials.
Median

Pedestrian Crossings
Bulb outs at pedestrian crossing should be
utilized in the commercial area. The bulb-outs
will serve a dual purpose; allowing pedestrians
to be more visible prior to crossing the street and
cars will perceive that the lane is narrowing.
Sidewalks
Sidewalks should measure 10 feet
in width on both sides of the street.
Materials should be concrete.
Street Trees
Trees in the commercial zone should consist
of native trees that correspond to Goleta such
as the Island Oak (Quercus Tomentella). The
trees should be placed every one hundred 100
feet along the street sidewalks and the median.

The median should measure no greater than
twelve feet in width. When the street narrows,
the median should be utilized so that other
areas are not minimized. The median should be
no narrower than three feet in width. Medians
will be made of concrete, but the medians
will incorporate bioswales at the center.

Street Lighting

Traffic Calming Strategies

Benches are to be placed between trees
and street lights. Trash cans should be
placed at the corners of pedestrian crossings
and near any benches. Benches and

The use of medians and single lane driveways
will assist in traffic calming along major
thoroughfares such as Hollister Avenue.

Street lighting will be along the sidewalks
every one hundred 100 feet. Light
posts should be taller than 15 feet.
Street Furniture

Design and Development Guidelines

One traffic lane for east and west bound traffic.
Each line should measure 10 feet in width.
Materials should consist of asphalt on the street.

Roundabouts at the east and west end of
Hollister will help to slow traffic prior to entering
the commercial zone of Hollister Avenue.

Chapter 5

community members expressed their desire
for a more pedestrian friendly Downtown while
maintaining the unique identity of Old Town
Goleta. Business storefronts, pedestrian friendly
walkway and streets allow for the continued
development of historic Old Town Goleta.

Figure 5.4.1 - Proposed Commercial Designation
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streetscaping guidelines for the commercial
area are to provide an area that is walkable,
pedestrian friendly, and that attracts a variety
of commercial uses. The use of traffic calming
measures throughout the commercial area
allows pedestrians to feel safer and more
comfortable in the area. Streetlights provide
lighting throughout major corridors, and give
pedestrians a clean line of sight when walking
the area while also promoting safety. Frequent
benches provide an area for pedestrians to sit
and interact. Additionally, trash and recycling
receptacles will be used to help encourage a
cleaner environment in Old Town Goleta.

on street parking
10 ft sidewalk

on street parking

60 ft rear setback
to accomodate
double loaded
parkiing

Setbacks
1. Buildings should be built to the property
line when facing Hollister Avenue.
2. A rear setback of 60 feet should be
provided for buildings that develop with
a built to line for the front setback.
3. Adjoining buildings can obtain a side
setback of zero feet to the property
line to create consistent view of
buildings in the Commercial Zone.
Building Form
1. Buildings to the south of Hollister
can be to two stories at 25 feet with a
maximum of three stories at 35 feet.

Figure 5.4.2 - Proposed Commercial Rendering
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Side p
roper
ty

Proper
ty
lines

Five foot awning
into right-of-way

Line

are b
uild-t
o lines

Figure 5.4.3 - Commercial Plan View/Elevation

2. Flat roofs or sloped roofs are allowed
to the south of Hollister Avenue.
Flat roofs are to be used north of
Hollister to protect the view shed.
3. Any commercial retail space should provide
physical access to stores from the sidewalk.
4. Outdoor seating for eateries is allowed,
and retail locations should incorporate

5. Signs should reflect the aesthetics
of Old Town Goleta. No neon sings
or self-illuminated signs should be
allowed for commercial businesses.

7. Awnings are allowed to protrude
five feet into the City right-of-way
once approved by City staff.
8. Primary entrances in the commercial zone
can utilize a three foot setback when the
entrance in greater than eight feet.
Parking Requirements
1. One parking space for four hundred
400 square feet of commercial retail
with one parking space per 1000
square feet of warehouse storage.
2. Office spaces require one parking
space per 400 square feet, but not
less than one per office space.
Business owners are encouraged to utilize a
shared parking strategy. Guidelines for this
strategy are discussed at the end of this chapter.

Guidance
The planning team’s objectives in
proposing a multi-family residential
guidance area is threefold:
1. To provide a variety of housing options
to cater to a diverse community.
2. To increase density in the project area by
utilizing/capitalizing on available land.
3. By increasing housing options, the
desirability of the area also increases.
Rationale
The objective of multi-family housing guidelines
is to not only increase the density of Old Town
but to also address the needs of the community.
Based on community members’ feedback,
measures such as increasing the density and
housing options will not only better provide
for the current community but will also entice
those from other areas to locate to Old Town.
Streetscaping

LID Strategies
•

Bioswales in on-site parking
areas and street medians

•

Rain Barrels

•

Permeable walkways/ parking

•

Bio-retention

Design and Development Guidelines

6. Balconies are not allowed for
commercial buildings.

engagement activities, Goleta community
members have consistently voiced concern
over housing. Providing multi-family housing
serves as one measure to address this issue.

Chapter 5

large windows when facing a main
thoroughfare such as Hollister Avenue.

30 ft to accomodate up to 3 vehicles

40 ft to accomodate up to 4 vehicles

Refer to section 5.9

5.5 Multi-Family Residential
The multi-family residential guidance area
is intended to provide a variety of housing
options to the residents of Old Town. Old
Town is home to individuals and families from
a wide range of socioeconomic backgrounds
that are need of housing options. Through the
community meetings and weekend community

Parking in rear (min.
60 ft. setback)
Side property
line is buildto-line

8 ft. balcony

20 ft. setback for
driveway
8 ft. front setback

Property line

Figure 5.5.1 - Commercial Plan View/Elevation
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Traffic Lanes, sidewalks and bike lanes: On
streets such as Kinman with a 62 foot right-of-way,
the following guidelines should be considered:
eight foot sidewalks on both sides of the street,
an eight foot bike line on both sides of the street
that are colored green to distinguish, eight feet of
parallel parking on both sides of the street and 10
feet dedicated to drive lanes in both directions.
In the case of a narrower right-of-way such
as Orange with a 52 foot right-of-way, parking
should be removed from one side of the street
and the sidewalks and bike lanes narrowed.

for driveway aprons and access to
rear on-site parking; shared driveways
between properties are encouraged.
•

The ground floor build to lines should
be setback eight feet from the sidewalk
providing enough room for street trees
and privacy while still promoting a
strong relationship between the street
and the units. Upper floors should
be built to the front property line by
means of a balcony or cantilever.

Street Trees

•

Flowering Cherry Tree (Prunus yedoensis)
should be planted every 50 feet. 5 ft. by 5 ft.
tree grates should be provided for each tree
to ensure healthy growth and life of trees.

A minimum of 60 feet setback is
required in rear (for all floors) to
allow for on-site parking.

Building Form
•

Building up to two stories are allowed,
not to exceed 25 feet in height. Second
floor units that face the street front
are required to have a balcony, not to
project over the public right of way.

•

Buildings should face public streets and
paths whenever possible to provide an
attractive environment for both residents
and visitors, and provide clearly identifiable
addresses for units. Building fronts
should face other building fronts or open
spaces whenever possible, rather than
sides of buildings or perimeter walls.

•

Building fronts longer than one hundred
100 feet horizontally should be broken
into 50 feet or smaller surfaces.

Street Lighting
Pedestrian oriented hieghts of 12 -15 feet.
Street lights should be provided every 50 feet,
approximately mid-point between street trees.
Streetscaping guidelines for all streets with
multi-family housing are intended to add to the
character of the neighborhood. The lush and
flowering trees provide shade and help foster
a welcoming and comfortable environment.
While trees would be instrumental in providing
sidewalk shade in daytime, street lights would
make night walking more comfortable and safe.
Setbacks
•

Buildings should be built to side property
lines; up to 20 foot setback is allowed

Figure 5.5.2 - Proposed Multi-Family Designation
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•

Flat or sloped roofs are allowed.
For sloped roofs, up to four feet
of overhang are allowed.

•

Units located on the public street should
orient to that street with building entries
and front facades. Buildings should also
relate to the corner by means of special
features (doors, windows, awnings etc.).

Parking requirements
Covered ground level parking with units on
second story is encouraged. One parking
space must be provided for each unit.
Additional parking may be provided in the
form of a lot if space is available. This can
be utilized by visitors or can be permitted out
to residents with more than one vehicle.
LID Strategies
•

Permeable pavers

•

Rain barrels

•

Rain gardens

•

Vegetated roofs

Refer to section 5.9

5.6 Affordable Housing
The affordable housing guidance area is
intended to provide housing options to those

with low to very low income levels. This can
include working families, disabled persons and
senior citizens on fixed incomes. Through the
community meetings and weekend community
engagement activities, Goleta community
members have consistently voiced concern
over housing. Providing affordable housing
serves as one measure to address this issue.
Guidance
The planning team’s objectives in proposing
an affordable zone is threefold:
1. To meet the community’s need
for affordable housing.

Design and Development Guidelines

Figure 5.5.3 - Proposed Multi Family Rendering

2. To provide an environment where
families can be in a position to do
for themselves by having convenient
access to community services.
3. To provide decent and affordable
housing choices for all.
Rationale
The objective of affordable housing guidelines
is to not only provide decent housing for all but
to also address the lack of affordable housing
in the project area. Based on community
members’ feedback, measures such as including
affordable housing will serve to create a better
quality of life for many Goleta residents.
Streetscaping
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Traffic Lanes, sidewalks and bike lanes: On
streets with a 62 foot right-of-way such as
Magnolia, the following guidelines should be
considered: eight foot sidewalks on both sides of
the street, an eight foot bike line on both sides of
the street that are colored green to distinguish,
eight feet of parallel parking on both sides of the
street and 10 feet dedicated to drive lanes in both
directions. In the case of a narrower right-of-way,
parking should be removed from one side of the
street and the sidewalks and bike lanes narrowed.

rear on-site parking; shared driveways
between properties are encouraged).
•

The ground floor build to lines should
be setback eight feet from the sidewalk
providing enough room for street
trees and privacy while still promoting
a strong relationship between the
street and the units. Upper floors shall
be built to the front property line by
means of a balcony or cantilever.

Street Trees

•

Golden Rain (Koelreuteria paniculata) trees
should be planted every 50 feet. 5 ft. by 5 ft.
tree grates should be provided for each tree
to ensure healthy growth and life of trees.

A minimum of 60 feet setback is
required in rear (for all floors) to
allow for on-site parking.

Building Form
•

Building up to two stories not to exceed
twenty 25 feet in height. Second floor
units that face the street front are
required to have a balcony, not to
project over the public right of way.

•

Buildings should face public streets and
paths whenever possible to provide an
attractive environment for both residents
and visitors, and provide clearly identifiable
addresses for units. Building fronts
should face other building fronts or open
spaces whenever possible, rather than
sides of buildings or perimeter walls.

•

Building fronts longer than one hundred
100 feet horizontally should be broken
into 50 feet or smaller surfaces.

Street Lighting
Pedestrian oriented heights of 12 -15 feet.
Street lights should be provided every 50 feet,
approximately mid-point between street trees.
Streetscaping guidelines for all streets with
affordable housing are intended to add to
the character of the neighborhood. The trees
provide shade and help foster a welcoming
and comfortable environment. While trees
would be instrumental in providing sidewalk
shade in daytime, street lights would make
night walking more comfortable and safe.
Setbacks
•

Buildings should be built to side property
lines; up to a 20 foot setback is allowed
for driveway aprons and access to

Figure 5.6.1 - Proposed Affordable Housing Designation
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Flat or sloped roofs are allowed.
For sloped roofs, up to four feet
of overhang are allowed.

•

Units located on the public street should
orient to that street with building entries
and front facades. Building should also
relate to the corner by means of special
features (doors, windows, awnings etc.).

Covered ground level parking with units on
second story is encouraged. One parking
space must be provided for each unit.
Additional parking may be provided in the
form of a lot if space is available. This can
be utilized by visitors or can be permitted out
to residents with more than one vehicle.

Guidance
•

Create a unique commercial and retail
development that fosters pedestrian
activity and social interaction amongst
local residents and visitors alike.

•

Establish the western corridor of Hollister
Avenue as a new destination point.

•

This district will be a venue for artists
and entertainers; galleries, cafes and
pubs will display artwork of artists;
musicians will entertain patrons at local
establishments; the area will be bustling
with activity both day and night.

LID Strategies
•

Permeable pavers

•

Rain barrels

•

Landscaping techniques:

•

Rain gardens

•

Vegetated roofs

Refer to section 5.9

5.7 Arts & Entertainment District
The arts and entertainment area is intended to
provide a variety of activities for local residents
and visitors alike. The rationale behind this

Rationale
The objective of the Arts & Entertainment district
along west Hollister Avenue is to encourage the
type of pedestrian activity and social atmosphere
that can be brought along with the development
of a vibrant and eclectic mixture of gastro
pubs, café culture and nightlife. The building
heights, dimensions and styles are meant to
illicit curiosity and an inviting spirit to the area.

Design and Development Guidelines

Parking requirements

area is to make Old Town a destination.
Activities in the area are intended to provide
entertainment for the entire family. Through the
community meetings and weekend community
engagement activities, Goleta community
members have consistently discussed a need
for more activities in Old Town. Bringing an
arts and entertainment district to Hollister
will serve this purpose and will transform
the area into a vibrant and lively district.
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•

Figure 5.7.1 - Proposed Arts & Entertainment Designation
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Streetscaping

Street Furniture

One traffic lane for east and west bound traffic.
Each line should measure 10 feet in width.
Materials should consist of asphalt on the street.

Benches with and without backrests should
be featured in the area. Benches should
be a minimum of six feet in length and made
of steel, iron or wood, or a combination of
these materials. Four benches should be
provided for each block within the district.

Street Trees
To maintain a sense of continuity within the
Oldtown Goleta Project area, Western Redbud
Tree (Cercis occidentalis) should be planted
every one hundred 100 feet within the Arts &
Entertainment District running along Hollister
Avenue; tree grates should be provided for each
tree to ensure healthy growth and life of trees.

Setbacks

Street Lighting

Hollister Avenue

Hollister Avenue

Street lights should be covered and directed
light to limit light pollution. Street lighting will
be pedestrian oriented and human scale, 12 to
16 feet in height. Street lights should be placed
every one hundred 100 feet, between every two
street trees as dictated by available space.

Buildings should be built to property lines
going east and west. The ground floor buildto-line on Hollister should be at least five feet
(no more than 10 feet) from the property line
to allow for wider sidewalks and on-street
seating and dining options. Corner lot buildings
should be built no more than five feet from
side build-to-lines to allow for wider sidewalks
and neighborhood access. The upper floors
of two-story corner lot buildings should be
even with the ground floor. A minimum of a 60
foot setback is should be allotted in the rear
(for all floors) to allow for parking and service
access for disposal and delivery services.
Building Form

10 ft. setback from
property line

60 ft. setback in rear for parking and service access

Side property lines are build-to lines

Orange Street

29 ft. height maximum (peak at roof ridge) for two-story buildings

16 ft. height maximum for one-story buildings
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Figure 5.7.2 - Arts & Entertainment Plan View/Elevation
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Trash receptacles should allow for both
recycling and garbage disposal in one bin, or
two separate bins should be provided for each
type of refuse. Receptacles should be placed
at four points within each block of the district.

Buildings can be single or two-storied. All
buildings should feature a pitched roof; roofs
should have a seven to twelve 7-12” inch
roof slope, meaning for every 12” inches of
horizontal measurement (roof run) the vertical
measurement (roof rise) is 7” inches. Balconies
are permitted but should not project over the
public right-of-way. Balconies should be no
smaller than eight by twenty (8 x 20) feet and
no larger than thirty six by forty five (36 x 45)
feet. Balconies are allowed to feature wooden
or metal awnings that should be no higher than
the specified height limit. Single-story buildings
should be no taller than sixteen (16) feet, with
the roof ridge serving as the highest peak.
Two-storied buildings should be a minimum of
twenty five (25) feet and a maximum of twenty
nine (29) feet with the roof ridge serving as the
highest peak. Roofs should feature a uniform

Chapter 5

space and one per residential unit are
required to be provided on site.

The bottom edge of ground floor windows should
begin no lower than eighteen (18) inches from
the ground and no higher than thirty (30) inches.
Arched mission-style windows are permitted.
Transparent windows and doors should make
up seventy (70) percent of the street facing
storefront. All doors should feature a transparent
element comprising of no less than forty (40)
percent of the door. All-glass storefront door
types are permitted. Wall sconces, either for
illumination or decorative purposes, are allowed
on the street- facing surface, with a limit of four
(4). Recessed wall elements are allowed.

Business owners are encouraged to utilize a
shared parking strategy. Guidelines for this
strategy are discussed at the end of this chapter.

Both surface signage and hanging/
projecting signage on the ground floor are
allowed. Hanging and projecting signage
should be located vertically between 8-15
feet and should not project more than five
feet into the public right-of-way. Illuminated
signs should be covered and focused
lighting to avoid light pollution. Neon
signage types should be avoided.
Parking Requirements
One parking spot per four hundred
(400) square feet of commercial/retail

LID Strategies
•

Rain Barrels

Design and Development Guidelines

Figure 5.7.3 - Proposed Arts & Entertainment Rendering

overhang or eaves of one to two (1-2) feet
around the perimeter of the building’s roofline.

Refer to section 5.9

5.8 Public Space
The public space guidance area is intended to
create a space where all community members
may gather for social and cultural events.
It is through public and civic space that the
lives of community members are enriched
and enhanced. Public places contribute
to community health – whether socially,
economically, culturally or environmentally.
In addition, they can serve as an anchor for
a downtown area, acting as a focal point
for definition and foundations for healthy
growth. Through the community meetings
and weekend community engagement
activities, Goleta community members have
discussed the importance of a sense of
community and belonging. Constructing a
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public space for residents to gather allows
for further community development and can
help to strengthen the community’s identity.

Parking with solar canopies

Guidance

Holliste
r Aven
ue

The planning team’s objectives in proposing
a public space guidance area is threefold:
1. To provide a place where people
can relax and enjoy themselves
2. To increase the amenities available
to Old Town residents

Setback of 30 ft. in rear to
allow for additional on-site
parking

3. By creating a space where people can
connect, people will feel more connected
to and identify with the community

Build-to lines running east to west are
setback at least 23 ft. from property line

Rationale
The objective of a public space guidance
area is to provide a venue in which social and
cultural gathering can take place. This space
should be open and available to all community
members as Old Town has a diverse population,
all of whom would benefit from a public space.
Based on community members’ feedback,
measures such as creating a public space
will not only strengthen the community but
will also increase the desirability of the Old
own area. The location of this public space is
important in that it strategically located south
of the planned park. The use that is proposed
in this space should complement the park
and the two uses should share visitors.

Figure 5.8.1 - Proposed Public Space Designation
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Two-story height maximum of 31 ft.

Setback of 30 ft. in rear to allow for parking
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Figure 5.8.2 - Health & Learning Plan View/Elevation

Streetscaping
Street Trees
To maintain a sense of continuity within the Old
Town Goleta Project area, Western Redbud Tree
(Cercis occidentalis) should be planted every
one hundred (100) feet running along Hollister
Avenue; tree grates should be provided for each
tree to ensure healthy growth and life of trees.

Chapter 5

Street Lighting

•

Street lights should be covered and directed
light, so as to limit light pollution. Street
lighting should be placed along the sidewalks
every one hundred (100) feet. Light posts
should be taller than fifteen (15) feet.

Building Form
•

Buildings should be two (2) stories and
should not exceed thirty one (31) feet in
height. Second floor units that face the
street front are required to have a balcony,
not to project over the public right of way.

•

Buildings should face public streets and
paths whenever possible to provide an
attractive environment for both residents
and visitors. The utilization of transparent
surfaces should be encouraged in
order to engage the pedestrian and
bring more life to the street.

•

Building fronts longer than one hundred
(100) feet horizontally should be broken
into fifty (50) feet or smaller surfaces.

•

Building facades fronting public streets
should orient to that street with entrances,
windows and a breakup of massing.
Buildings should also relate to the
corner by means of special features
(doors, windows, awnings etc.).

Street Furniture
Benches with backrests and those without
back should be featured in the area. Benches
should be a minimum of six (6) feet in
length and made of steel, iron or wood, or
a combination of these materials. Four (4)
benches should be provided for each block.
Trash receptacles should allow for both
recycling and garbage disposal in one bin,
or two separate bins should be provided for
each type of refuse. Receptacles should be
placed at four (4) points within each block.
Setbacks
•

Buildings should be set back thirty six
(36) feet from the front property lines to
allow for a pick up and drop off area.

•

Rear building setback should be
thirty (30) feet from property line
to accommodate parking.

Side setback should be twenty three
(23) feet from property lines to allow
room for vegetation and trees.
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Figure 5.8.3 - Proposed Health & Learning Rendering

Parking Requirements
In order to accommodate for the
proposed Health and Learning Center, it
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is recommended one parking space per
five hundred (500) square feet of use.
LID Strategies
•

Permeable pavers

•

Rain barrels

•

Rain gardens

•

Vegetated roofs

Refer to section 5.9

5.9 Low Impact Development Strategies

Figure 5.9.2 - Image of a Rain Barrel

Low impact development (LID) is a commonly
used strategy to reduce water runoff.

differing colors and textures can be utilized to
promote a more aesthetically environment.

Technique: Bioswales

Technique: Bio-Retention

Bioswales will help eliminate stormwater runoff
from buildings and drive areas. Bioswales
should incorporate native plant species.

To minimize stormwater runoff from commercial
areas, landscaping that utilizes bio-retention
should be incorporated in medians and in
parking areas along Hollister Avenue.
Technique: Rain Gardens
In order to minimize stormwater runoff,
carefully selected plants and native
vegetation should be planted in an area
that will capture stormwater and filter runoff
from rooftops, sidewalks and streets.
Technique: Vegetated Roofs

Figure 5.9.1 - Image of a Bioswale

Technique: Rain Barrels

In order to minimize and control stormwater
runoff, vegetative roofs should be encouraged.
The planting system reduces the overall
volume of runoff which reduces the demand
for stormwater drainage and treatment

Rain barrels provide a low-cost stormwater
retention option. Rain barrels should be a
considered as a stormwater retention option
for commercial, residential, and mixed
use developments. Water should be used
to maintain landscaping on the site.
Technique: Permeable Pavers
In order to minimize stormwater runoff,
permeable pavers should be utilized. In
addition to providing stormwater management,
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Figure 5.9.3 - Image of three Permeable Pavers
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Figure 5.10.1 - Illustrative Site Plan
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systems. In addition to reducing runoff,
vegetative roofs act as a natural air treatment
and reduce airborne contaminants.

5.10 Shared Parking Strategy
The purpose of the shared parking strategy is to
promote a partnership and cooperation between
businesses in order to maximize parking in a
given area. The rationale behind this idea is to
have fewer parking spaces by having businesses
with varying hours share spaces. For example,
a bank can efficiently share parking facilities with
a restaurant or theater, since banks typically
require maximum parking during weekdays,
while restaurants and theaters require maximum
parking during evenings and weekends. This
results in a reduction of parking needed and

allows developers to have a more efficient use of
their land by having bigger building envelopes.
The table below illustrates the peak
parking demand for different land use
types. Parking can be shared efficiently
by land uses with different peaks.
Shared parking allows for a smaller number
of spaces which are shared between
businesses with differing peak periods.
The advantages of a shared parking strategy
is that it is a quick, flexible and inexpensive
way to use parking facilities more efficiently.
It helps alleviate parking issues in densely
populated areas. In addition, it can lessen the
amount of asphalt in a given area and allows
for increased development. And finally, perhaps

Design and Development Guidelines

Figure 5.10.2 - Proposed cross section for Magnolia Avenue

Figure 5.10.3 - Proposed cross section for Orange Avenue, south of Hollister Avenue
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Figure 5.10.4 - Proposed cross section for Hollister Avenue at the intersection of Hollister and Pine Avenue

the greatest benefit is that this strategy can
help to promote economic vitality by creating a
quicker turnover rate of spaces. One challenge
of this strategy is that it requires cooperation
between business owners and some may be
unwilling to share their space. However, if the
benefits are clearly presented, business owners
may be likely to utilize this strategy when
they see how it can benefit their business.
Based on the information presented above,
promoting the development of businesses with
opposing peak hours in the same immediate
area is one measure to address the parking
issue in the Old Town area. This strategy can be
implemented in most areas of development and

Figure 5.10.5 - Proposed cross section for South Kellogg Avenue
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should be utilized in the commercial, mixed use
and arts and entertainment development areas.
Parking Strategy in non-residential areas
Parking in non-residential areas such as Hollister
Avenue should be monitored by means of
meters. The use of meters will benefit both local
business owners and consumers. The planning
team heard from frustrated business owners at
both community meetings and at community
engagement activities about prime parking in
front of their businesses being occupied all day
by workers at surrounding establishments.
The utilization of prime parking by those who
are not patronizing the business is detrimental

Chapter 5
Design and Development Guidelines

Figure 5.10.6 - Proposed cross section for Orange Avenue, north of Hollister Avenue

to the economic vitality of the Old Town area.
Meters will not only help bolster business in
Old Town, but it will create greater convenience
for consumers who can park closer to their
destination. The planning team is suggesting
that meter enforcement occur Monday through
Friday from 8 am to 6 pm. Enforcement on
Saturdays and Sundays should be between
the hours of 1 pm to 6 pm. The use of meters
will create an optimum turnover rate and
allows consumers be limited by the meter
constraints and to only pay for what they need.
Pricing should be highest in the core of Old
Town (Hollister Avenue) and taper off on the
periphery streets (Pine, Magnolia and Orange).

Weekday Peaks
Banks
Schools
Distribution facilities
Factories
Medical clinics
Offices
Professional services

Evening Peaks
Auditoriums
Bars and dance halls
Meeting halls
Restaurants
Theaters

Weekend Peaks
Religious institutions
Parks
Shops and malls

Figure 5.10.7 - Peak Parking Demand: TMD Encyclopedia, Victoria Transport Institute
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Introduction
This section outlines the estimated costs
of the improvements made on all streets
located within the project area. It also
details the implementation phasing for the
proposed improvements. A final portion of
the chapter describes the proposed buildout of the land use area. The cost estimates
are displayed from highest to lowest. An
average of these two estimates is also
included. The team is proposing a total of
eleven improvements, mostly along Hollister
Avenue. References for the sources of the
costs are referenced throughout the chapter.
6.1 Buildout of the Plan Proposal:
Based on the proposed development guidelines
the team is proposing, the density of Old Town
will increase. Tables 6.1 and 6.2 detail both
the existing units and proposed development
and offer an estimate on this increase. This
increase in density can be linked directly back
to feedback received from the community.
The community expressed a desire to see
more housing, mixed use, public space and
commercial space. In terms of commercial
space, the team is proposing a low number of
223 units and a high of 336 units. The number
of housing units proposed range from a low of
250 units to a high of 387 units. Within housing,
the team included housing units generated by
Table 6.1

mixed use development. The team assumed
that housing will make up about one third of
the mixed use units. Thus the low proposed
housing figure within mixed use is 84 units
and the high proposed is 117 units. The
number of affordable housing is particularly
important to Old Town as currently there is
no affordable housing in the project area. The
low number of affordable housing units is
slated at 22 units with the high at 30 units.
All of the proposed numbers are estimates and
should be based on the market and the specific
needs of the community. Units for each guidance
area were calculated to allow for a variety of
sizes. This was done in order to cater to the
diverse Old Town community. Multi-family units
range from single studios at 600 square feet
to around 2000 square feet to accommodate
larger living environments. Commercial space,
like multi-family housing varies greatly in order
to attract and meet the needs of local business
owners. Units range from 1000 square feet to
around 4000 square feet. This allows business
to find a space that directly meets the needs
of their specific business. Affordable housing
units are being proposed at around 1000 square
feet. Single family housing ranges in size from
about 1600 square feet to approximately 2500
square feet. Mixed use units vary depending
on the use: residential, commercial or office.
The team wanted to provide the Old Town
community options for these three (3) uses

Land Use Plan Area

Proposed Development
Commercial
Mixed Use (commercial & office)
Public Space
Total # of proposed housing units

Low Sq. Ft High Sq. Ft Low # of Units High # of Units
736116
1140536
223
336
549194
728618
254
353
137364
150208
12
18
250
387

Multi-Family Housing

121572

243144

115

211

Single Family Housing
Affordable Housing
Mixed Use
(residential)

43160
29632

43157
29632

29
22

29
30

84

117

Land Use Plan Area
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Existing Development
Commercial
Mixed Use
Public Space

Estimated Estimated # Low # of Unit High # of unit
Sq. Ft
of Units
increase
increase
519480
98
125
238
34363
6
248
347
88776
11
1
7

121572

243144

115

211

Single Family Housing
Affordable Housing
Mixed Use
(residential)

43160
29632

43157
29632

29
22

29
30

84

117

Land Use Plan Area

Commercial
Mixed Use
Public Space
Total # of existing housing units
Multi-Family Housing

194

-79

17

Single Family Housing
Affordable
Mixed Use
(Residential)

48

-19
22

-19
30

84

117

and will allow the market to decide exactly
how many of each should be built. Units are
estimated to range from six hundred (600)
to one thousand two hundred (1200) square
feet for residential space, one thousand
(1000) to one thousand five hundred (1500)
square feet for office space and one thousand
(1000) to two thousand five hundred (2500)
square feet of space for commercial units.

6.2 Capital Improvement program,
Financing and Phasing:

In order to develop the associated public
improvement costs for the project area, the
team utilized the illustrative site plan to calculate
the number of units required for the proposed
streetscape improvements. Cost estimates
for street lights, benches, trash cans, and
other street improvements are some of the

Implementation and Phasing

Estimated Estimated # Low # of Unit High # of unit
Sq. Ft
of Units
increase
increase
519480
98
125
238
34363
6
248
347
88776
11
1
7
286870
242
8
145

Existing Development

Chapter 6

Table 6.2

Multi-Family Housing

Table 6.3

Improvement
Bike Racks
Benches
Trash Cans
Sum

Improvement
Restriping
Sidewalk Construction
Street Lights
Trees
Bulbouts
Brick Work
Sum

Improvement
Concrete Bike Barrier
Permeable Pavers for Bike Lanes
Concrete for Bioswales
Bioswales
Sum

Phase 1
Approximate Quantity
EA
EA
EA

26
70
70

Phase 2
Approximate Quantity
LF
SF
EA
EA
EA
SF

SF
SF
SF
SF

7948
168441
195
205
10
52206

Estimated Cost (High)
Estimated Cost (Low)
$463.00
$176.00
$629.00
$592.00
$912.00
$449.00

Estimated Cost (High)
$0.90
$5.00
$845.00
$59.99
$50,000.00
$10.00

Estimated Cost (Low)
$0.44
$2.50
$50.00
$29.99
$20,000.00
$9.03

Phase 3
Approximate Quantity
Estimated Cost (High)
Estimated Cost (Low)
48208
$5.00
$2.50
36156
$18.62
$10.91
19065
$5.00
$2.50
14680
$41.95
$2.75
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Table 6.4
Improvement
Bike Racks
Benches
Trash Cans
Sum

Phase 1
Cost Based on Estimated High
Cost Based on Estimated Low
Cost Based on Average
$12,038.00
$4,576.00
$8,307.00
$44,030.00
$41,440.00
$42,735.00
$63,840.00
$31,430.00
$47,635.00
$119,908.00
$77,446.00
$98,677.00
Phase 2

Improvement
Restriping
Sidewalk Construction
Street Lights
Trees
Bulbouts
Brick Work
Sum

Improvement
Concrete Bike Barrier
Permeable Pavers for Bike Lanes
Concrete for Bioswales
Bioswales
Sum

Cost Based on Estimated High
$7,153.20
$842,205.00
$164,775.00
$12,297.95
$500,000.00
$522,060.00
$2,048,491.15

$3,497.12
$421,102.50
$9,750.00
$6,147.95
$200,000.00
$471,420.18
$1,111,917.75

Cost Based on Average
$5,325.16
$631,653.75
$87,262.50
$9,222.95
$350,000.00
$497,001.12
$1,580,465.48

Phase 3
Cost Based on Estimated High
Cost Based on Estimated Low
Cost Based on Average
$241,040.00
$120,520.00
$180,780.00
$673,224.72
$394,461.96
$534,024.12
$95,325.00
$47,662.50
$71,493.75
$923,739.00
$60,555.00
$954,053.20
$1,933,328.72
$623,199.46
$1,740,351.07

items in which estimates were calculated. To
determine the number of units needed per
improvement, street and sidewalk distances
were utilized as displayed in Tables 6.3 and 6.4.

Phasing of the improvements should be
conducted over three (3) phases, as illustrated
in Tables 6.3 and 6.4. For the project to
move forward at a steady pace, the team is
recommending that low-cost improvements be
implemented first. Phase one (1) will implement
bike racks, benches, and trash cans. This
recommendation is based on the ability of small
improvements to create significant changes in
the project area. Phase two (2) requires more
costly implementation; improvements in this
phase assist in developing a more complete
street experience for Old Town Goleta. The
final phase, phase three (3), calls for heavier
infrastructure improvement. The largest
infrastructure improvement recommended is the
protected bike lane throughout Hollister Avenue.
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Cost Based on Estimated Low
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1. Introduction
This document was prepared by graduate students in the
Department of City & Regional Planning at Cal Poly, San
Luis Obispo. It contains a proposal for a Vision Plan for the
Old Town region in the City of Goleta, California. Working
with the support of city staff and Professor Umut Toker,
the project team prepared the following: a site inventory
and analysis (Chapter 2), a conceptualization process
(Chapter 3), proposals for land uses and circulation
(Chapter 4), development guidelines (Chapter 5), and
recommendations for implementation and phasing
(Chapter 6).
These chapters were shaped and guided by input from
community members and stakeholders, via formal and
informal meetings and interviews throughout Goleta. Over
the span of ten weeks, the project team held two meetings
at the Goleta Valley Community Center which were well
attended. On weekends and between meetings, the
team conducted informal street interviews at prominent
community gathering points such as Santa Cruz Market
and Goodland Kitchen.
This proposal promotes five key components using an
approach that aims to be sensitive and relevant to the
specific site and community needs. The first priority
is to increase safety for pedestrians and bicyclists by
widening sidewalks, adding crosswalks and bicycle lanes,
and creating a more pleasant streetscape. Second, this
proposal promotes the local businesses by establishing
Old Town as a destination and pedestrian hub, therefore
increasing foot traffic and visibility to their locations.
Another important component of the vision is preservation
and highlighting of the eclecticism and unique character
of Old Town. This is achieved via a Cultural District that
encourages and allows cultural events in public spaces, as
well as design guidelines that preserve the eclectic nature
of the built environment. Additionally, the plan allows for
additional green and open spaces for residents to gather
and recreate in a family-oriented manner. Lastly, the vision
prioritizes a diversity of housing types in order to preserve
affordability as well as attract new residents via live-work
and mixed-use units.
The following chapters detail the team’s design objectives
and recommendations for the City of Goleta.
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2. Site Analysis
2.1 Site & Context

Context
Goleta is located in the heart of California’s central
coast, in southern Santa Barbara County. Once a sleepy
community full of lemon orchards, the town has become
more commercialized in recent decades. It is situated
on the coast and occupies the area between the City of
Santa Barbara and the UC Santa Barbara Campus. Goleta
has been bypassed by much of the development that has
occurred in the surrounding areas, retaining its old feel,
small-town charm, and cultural heritage.
The climate is mild and Mediterranean, with temperatures
normally ranging between highs of 80°and lows of 40°
.
Although there is limited connectivity between Goleta
and the UC, the economy is affected by the presence of
the university, and also by the agricultural activity in the
surrounding Goleta Valley. As of the 2010 census, the
population was 29,888. Racially, the city is mostly comprised
of white (53%), Hispanic (33%) and Asian (9%) populations
(http://www.city-data.com/city/Goleta-California.html).
The project site is Old Town Goleta, located in the eastern
part of the city (see Figure 2.1). The historic buildings reflect
the charm and character of the history of the town. The
area is walkable and built to a human scale, with storefronts
abutting the sidewalk and large windows facing the street.
Hollister Avenue is home to diverse mix of commercial

Figure 2.1 - Location of Goleta within California,
and Old Town within Goleta.
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uses, mostly comprised of small, independently owned
businesses. Hollister Avenue is a busy street with heavily
used sidewalks, two lanes of traffic in each direction, and
frequent bus service. Businesses include markets, book
stores, restaurants and cafes, and retail, many of which
serve and reflect the large Hispanic population of the area.
The commercial strip is surrounded by fairly dense singlefamily and multi-family residential housing.

History
The Central Coast where Goleta is located was historically
the home of the Native American population known
as the Chumash or Canalino. They subsisted mostly on
fishing and hunting seal and made boats and canoes to
do so, establishing a seafaring culture in the area. Spanish
explorers discovered the area in 1542 and colonized the
area in 1769.
The establishment of the post office in 1875 officially
established Goleta and gave it its name, which means
“schooner” or “little boat” in Spanish. The railroad was
established shortly thereafter (Figure 2.2), followed by the
highway and then the airport. The University of California
campus was established in 1954 and, along with the airport
expansion and aerospace companies, changed the nature
of the area from a farming region to a high technology
research area and a bedroom community to Santa Barbara
and the university. Goleta was incorporated as a city in
2002. Its future likely lies in technology and commercial
development (Goleta Valley Chamber of Commerce).

Figure 2.2 - Historical photograph of Goleta
railroad station. Source: http://www.discoversocal.
com/south-coast-railroad-museum/

Figure 2.3 - Hollister Avenue, the commercial core of Old Town Goleta.

2.2 Existing Land Use

Project Area
Old Town Goleta is situated south of California State Route
1, approximately 3 miles northeast of the University of
California, Santa Barbara (UCSB) campus and 9 miles west
of downtown Santa Barbara. To the immediate southwest
is the newly renovated Santa Barbara Municipal Airport.
The main thoroughfare of Old Town is Hollister Avenue
(Figure 2.3), currently the only major east-west passage
through the area. The majority of streets are oriented
north-south, with residential areas generally to the north
of Hollister Avenue and commercial and industrial areas
mostly to the south. The specific project area for the vision
plan is bounded to the north by Mandarin Avenue, to the
east by Fairview Avenue, to the south by Gaviota Street,
and to the west by State Route 217. Figure 2.4 shows the
project area in greater detail.

the original Habit Grill. Highlighting these small businesses
could be an economic boon for the area. The surrounding
high-tech sector could also be a potential source of
pedestrian traffic and economic growth.
As the only route through the area, Hollister Avenue could
be improved and enhanced to attract more people to stay
in Old Town as a destination rather than a go-between.
Once viewed as an area with a distinct character and
sense of place, Old Town has an opportunity to regain
past notoriety while at the same time establishing new
rituals and traditions. City staff as well as official literature
suggest a strong sense of place as a top priority for the
area. The more than 60 non-profits that operate from the
Community Center offer great potential to define a sense
of community in Old Town. The Goleta Valley Community
Center, seen in Figure 2.5, is a locus of neighborhood
activity and will be an important component of any future
development.

Opportunities

Constraints

Old Town has numerous opportunities for improvement.
The location of the project area between UCSB and
downtown Santa Barbara, and in close proximity to
beaches and major transportation networks (US 101, CA
1 and Amtrak), offers substantial potential for an increase
in tourism and economic growth. The area is served by
frequent bus service and students from UCSB could be
attracted to the area by low rents, diverse food markets,
restaurants and small businesses. Among the prominent
and locally-owned businesses in Old Town are Goodland
Kitchen & Market, Santa Cruz Market, Goleta Bakery and

In a similar vein, Old Town presents many constraints
and obstacles to development. Most notable is the lack
of quality pedestrian infrastructure. Due to flooding
concerns, the sidewalk has been raised around many
storefronts creating an uneven walking surface throughout
the area (Figure 2.6). Shoppers in the commercial area
situated along Hollister Avenue are subjected to heavy
car traffic and limited crosswalks which results in safety
concerns. Hollister Avenue itself feels detrimental effects
related to competing uses. Frequent bus traffic from UCSB
to downtown Santa Barbara, a formidable number of
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Figure 2.4 - Project area within Old Town.

bicyclists, and businesses with outdoor seating all compete
for a small amount of available space on and adjacent to
the street. A parking problem also exists in the area along
Hollister Avenue due to the lack of monitored parking
restrictions. Employees from local businesses often utilize
all the available spaces during the day, creating a shortage
for potential customers. Old Town’s prime location is
nullified by the fact that it is often bypassed and used as a
throughway for trips to downtown Santa Barbara and the
nearby airport. Lack of signage and way-finding in the area
means many potential visitors aren’t aware of its existence.
This constraint is also an opportunity for improvement.

small fraction of residents both live and work in the area
(US Census 2010, OnTheMap tool). Old Town has a special
place in the heart of many Goleta residents and people
from all over the region have a stake in what happens to
the area and therefore must be included in the process.
Further, any development within the area must pay
particular attention to the potential changes in property
values associated therein. As one of the few remaining
affordable areas in Goleta, it is important that current
residents are not priced out of their longtime homes.
Rent-control mechanisms are potentially viable.

City staff commented on the lack of involvement from
those actually living and/or working in the area. Within
Old Town, a majority of employees live outside the area
and a majority of residents work outside the area. Only a

Figure 2.5 - Goleta Valley Community Center, a
critical piece of social infrastructure in Old Town.

13

Viva Goleta: A vision for Old Town

Figure 2.6 - Sidewalk conditions on Hollister Avenue,
the heart of Old Town. Source: Google Maps.
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Old Town Existing Zoning Map

Figure 2.7 - Old Town Exisiting Zoning Map.
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Old Town Existing Land Use Map
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Figure 2.8 - Old Town exisitng land uses.
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2.3 Circulation & Transportation

Existing conditions
Old Town Goleta is situated along Hollister Avenue, a major
east-west thoroughfare. Hollister Avenue provides the
primary circulation route through Goleta, and serves as a
hub for shopping, dining, and cultural activities. It provides
two lanes in the east-bound and west-bound directions,
as well as a left turn lane, parking lanes and sidewalks on
either side of the street. Areas to the north and south of
Hollister are served by smaller local streets. These consist
of two-lane, two-way avenues with on-street parking.
The majority of these streets run north-south, but a few
connectors run east-west. The project area is bounded
to the west and east by several large arterials. Fairview
Avenue to the east and the Ward-Memorial Highway (State
Route 217) to the west both run north-south and serve as
connectors between Highway 101 and UCSB. Because
these arteries provide easy access to the university, Old
Town Goleta is “off the beaten path” and often overlooked
by travelers.

Page intentionally left blank

Pedestrian circulation in the project area is aided by
sidewalks on Hollister Avenue, and some of the local
streets to the north and south. The sidewalks on Hollister
were at one time upgraded to be several feet higher due
to flood risk. As a result, they are uneven, stepping up
significantly towards the building facades. These sidewalks
range from 5 to 10 feet wide. Few opportunities exist for
pedestrians to cross Hollister. Where crosswalks do exist,
some are poorly marked (such as on Magnolia Avenue).
The inadequate crosswalks, when combined with the

Figure 2.9 - Crosswalk at high-traffic
intersection. Source: Google Maps.

high speed and volume of car traffic, lead to an unsafe
pedestrian experience. This condition is well summed up
by the push-button signal activator on Hollister between
Rutherford and Kinman streets which plays the following
recorded message when activated: “caution, cross traffic
may not stop” (see Figure 2.9). This message is recorded
only in English, while many pedestrians interviewed were
primarily Spanish speakers who did not know what the
message said. Bicycle lanes exist only fleetingly on Hollister.
There is a bike lane on the south side of Hollister, near
Fairview Avenue (See Figure 2.10). This lane disappears
one block later to become parking. It reappears again to
the east of Kinman Avenue. In the west-bound direction,
there are no bike lanes.

Opportunities
An improvement in pedestrian infrastructure could be a
major catalyst for the area. Due to dangerous conditions,
even long-time residents rarely venture across Hollister.
With improved crosswalks, greater pedestrian connectivity
could be achieved. Physical improvements to the
sidewalks, as well as additional street tree planting, could
make the area a destination for casual strolling. The wide
lanes on Hollister could be narrowed to provide bicycle
lanes.

Constraints
Despite its location between US Highway 101 and major
destinations such as UC Santa Barbara and the Santa
Barbara Airport, the project area is easily bypassed by the
majority of travelers. Drivers can take advantage of State

Figure 2.10 - Bike lane on Hollister. Source: Google Maps.
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Route 217 to access UC Santa Barbara, or Fairfiew Avenue
to access the Santa Barbara Airport. Drivers on either
of these routes would not see any type of signage
to alert them that they were passing a commercial
district. In addition, Old Town Goleta contains no real
“destination” sites that could draw out-of-towners.

2.4 Natural Environment & Infrastructure

Climate
With moderately warm, dry summers and rainy winters,
the climate of Goleta can be categorized as Mediterranean.
The project area is located slightly over one mile from
the Pacific Ocean shoreline, which moderates extreme
variations in the climate.
The unique geography and topography of Goleta have
an important impact on the behavior of the local climate.
Situated on a coastal plain between the Santa Ynez
Mountains to the north, and a east-west oriented stretch
of Pacific coastline to the south, storms approaching from
the Pacific Ocean climb the topographic elevation of the
Santa Ynez Mountains and enact an “orographic effect,”
thus increasing the intensity of precipitation release
during storm events (Santa Barbara County Department
of Public Works, 2009).
Minimum and maximum temperature data for Santa
Barbara County depicts that average temperature in
winter months ranges from 45-65 degrees, and ranges
from 50-75 degrees in summer months (Western Regional
Climate Center, 2013).
In data collected for Santa Barbara County from 1893 to
2013, the highest amount of rainfall occurs between the
months of December and March, with the highest amount
of precipitation occurring in February at an average
monthly precipitation of slightly more than four inches.
The summer months of July and August have the lowest
amount of recorded precipitation, with an average barely
exceeding zero (Western Regional Climate Center, 2013).

Wind and Sun Trajectory
The proximity of Goleta to the Pacific Ocean places the
project site in the path of consistent onshore winds
throughout a large extent of the year. For 2012 to 2013, the
highest average wind speeds occurred in May at nine miles
per hour, and the lowest average wind speeds occurred
in December at six miles per hour (www.windfinder.com,
n.d.).
Significant offshore, downslope wind and warming events,
commonly known as “Sundowner winds,” periodically
occur along this segment of southern California coastline.
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These events are associated with a rapid rise in temperature
and decrease in relative humidity. In extreme events, the
wind speeds can exceed gale force, and temperatures can
rise above 100 degrees Fahrenheit, presenting dangerous
conditions for public health, property damage, and
extreme fire danger in the Santa Barbara County region
(Blier, 1998).
The trajectory of the sun is important to the environmental
character of Old Town due to the east-west orientation of
Hollister Avenue, ensuing in abundant and direct exposure
to sunlight for extended durations of time as the sun rises
in the east and sets in the west. In the summer, the sun
reaches a high summer average at an 80-degree angle
to the horizon on June 21st, and in the winter, reaches a
low winter average at a 30-degree angle to the horizon on
December 21st. The variation in sun trajectory affects the
characteristics of light and shadows associated with the
built environment in the project area, especially southernfacing structures (www.gaisma.com, n.d.).

Views
Lying between the Santa Ynez Mountains and the Pacific
Ocean, the City of Goleta is surrounded by a scenic
backdrop. Old Town Goleta has less views than other areas
of the City due to its downtown identity and the dense
character of its built space. However, a view of the Santa
Ynez Mountains can be seen looking north from Hollister
Avenue near the Goleta Valley Community Center (See
Figure 2.11).

Noise
The most dominant sources of noise in the project area
come from vehicular traffic along Hollister Avenue and
airport noise associated with the neighboring Santa
Barbara Municipal Airport. According to the Goleta General
Plan/Coastal Land Use Plan (2009), new development
should address noise issues and be consistent with the
standards and policies designated by the Airport Land Use
Commission as contained in the Airport Land Use Plan
(1993) Noise Element.

Topography
Old Town Goleta is located on a broad, flat alluvial plain
of the Goleta Valley, and is at an elevation of 10 to 30 feet
above sea level (Millionis et al., 2000, 21).

Vegetation
According to the Special-Status Species and
Environmentally Sensitive Habitat Areas Map (Figure 4-1
in the Goleta General Plan/Coastal Land Use Plan (2009))

there are no special-status species of vegetation within
the project area.

and Devereux Slough before existing to the Pacific Ocean
(www.streamteam.org, n.d.).

Street tree locations are displayed in the Existing
Environmental Conditions Map, Figure 2.4-1.

Water Conveyance and Supply

Soils
According to the Goleta General Plan/Coastal Land Use
Plan (2009), the soil classification in the Old Town Goleta
Project area is comprised of a single soil type: Younger
Alluvium. This soil unit is up to 225 feet this and is
composed of mud, silt, sand, and discontinuous gravels.

Hydrology and Water Drainage
Though precipitation is moderate on average, the unique
location and topography of Goleta can cause the behavior
of rainfall to be short in duration yet high in intensity.
Additionally, Goleta is situated within, and adjacent to,
steep, short, watersheds make flash-flooding a frequent
local phenomenon. According to Santa Barbara County
data, floods have occurred in the following years: 1914,
1941, 1948, 1969, 1978, 1983, 1992, 1995, and 1998. The
Goleta General Plan/ Coastal Land Use Plan (2009) reveals
that there are 640 acres within the FEMA-designated 100
year flood plain within Goleta. The extent of the FEMAdesignated 100 year flood plain in the project site is
depicted in the Existing Environmental Conditions Map,
Figure 2.4-1.
Surface runoff from the project site drains to the San Jose
and Las Vegas creeks which filter into the Goleta Slough

The Goleta Water District supplies water to the City of
Goleta. The majority of the water distributed by the Goleta
Water District comes from the Lake Cachuma Project,
and is entitled to 9,322 acre-feet per year. Additionally,
the District is entitled to 3,800 acre-feet per year from the
State Water Project, and 3,600 acre-feet per year from six
groundwater wells. During years of surplus water in Lake
Cachuma, the District utilizes injection wells to refill the
Goleta groundwater basin (www.goletawater.com, 2013).

Infrastructure
Wastewater collection and treatment, water supply,
electricity supply, and natural gas provision are supplied
by means of the following (in order): Goleta Sanitary
District, Goleta Water District, Southern California Edison,
and Southern California Gas Company.
The location of water pipelines is displayed in the Existing
Environmental Conditions Map, Figure 2.4-1.

Opportunities and Constraints
The natural environment is an integral component of
Old Town Goleta, even despite its identity as a dense,
downtown urban environment. In envisioning its future,
both opportunities and constraints are inherent in regard
to the relationship of the downtown with the natural
environment.

Figure 2.11 - View from Hollister Avenue at Rutherford Street, looking north. Source: Google Maps.
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Circulation Map
Opportunities

2.5 Demographics and Relevant Documents

• Views of the Santa Ynez mountains are picturesque and
can contribute to an increased experiences of beauty and
place for downtown users.

Demographics

• The flat topography allows for diversification of land
development and enhanced infrastructure for pedestrian
and bicyclists in the downtown.
• Due to lack of vegetation and the large extent of existing
impervious surfaces in the project area, low impact
development strategies and integrated stormwater
management strategies could considerably enhance the
ecology and beauty of the streetscape as well as enhance
the vitality and sustainability of the watershed by slowing
water runoff rates and improving runoff water quality.
• The plentiful amount of sunlight in the project area and
the moderate climate provide opportunities for natural
heating and cooling.
• The Mediterranean climate allows for a diversity of
indoor and outdoor facilities and uses.

Constraints
• A large extent of the project site, inclusive of the entirety
of the project’s boundaries of Hollister Avenue, is within
the FEMA 100-year flood zone.
• Heavy vehicular traffic along Hollister Avenue is a steady
source of noise, affecting the downtown project area.
• Extensive build-out in the downtown limits the extent of
existing native vegetation.

The City of Goleta was incorporated in 2002 and has a
population of 29,888, according to the 2010 US Census.
Combined with surrounding unincorporated areas like
Isla Vista, it is part of a larger Census Designated Place
with a population of greater than 50,000. Goleta is densely
populated with 3,748 people per square mile. The median
age of the citizenry was 36.5. Males comprise 50.3 percent
of the population and women comprise 49.7 percent.
The racial composition of the city is 95.4 percent white
and 9.1 percent Asian, with smaller amounts from other
races. Thirty-three percent of Goleta identifies as Hispanic
or Latino and 25.7 percent of the population over 5 years
old speaks Spanish at home. The housing tenure is roughly
equal, with owner-occupied units making up 53.6 of the
market. Vacancy rates are very low, at 1.2 and 4.5 percent
for owner- and renter-occupied units, respectively.
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Old Town Goleta is divergent from the greater city in
many aspects. The population of Santa Barbara County
Census Tract 30.01, which is dominated by Old Town, had
a 2010 population of 5,547. It is younger and more maledominant than Goleta as a whole, with a median age of
32.5 and a male proportion of 51.7 percent (Figure 2.14).
Racially, Old Town is 95.3 percent white, 8.5 percent Asian
and 2.2 percent African-American. Fifty-eight percent
of Old Town residents identify as Hispanic or Latino and
nearly one-half speak Spanish at home (Figures 2.15-2.16).
The housing market is dominated by rental units, which
comprise 72.3 percent of the total units. Vacancy rates are
almost identical to the city as a whole.

Racial composition of Old Town

Age Cohort

Population Pyramid, Old Town Goleta, CA
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Figure 2.12 - Population Pyramid for Old Town,
Census Tract SB30.01 Source: US Census 2010

Figure 2.13 - Racial Composition of Old Town Goleta,
illustrating large Hispanic population. Source: US Census
Figure 2.14 - Old Town project area circulation diagram.
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Environmental Conditions Map

Figure 2.15 - Environmental Conditions map
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The General/Coastal Land Use Plan
The City of Goleta’s General Plan/Coastal Land Use Plan
was prepared by the Planning & Environmental Services
Department. It contains a Coastal Land Use Plan as well
as the requisite elements of a general plan. The Plan’s four
major purposes are: (1) to provide a unified framework
for the future of the community; (2) to provide a basis for
future decisions by the City on implementing ordinances;
(3) to inform the public of the City’s policies and involve
them in the City’s decision-making processes; and (4) to
guide landowners, developers, and public agencies in
developing projects consistent with Goleta’s vision (p. 1).
The Land Use Element provides the foundation for the
rest of the Plan. The City’s main goal with this element is
to balance the various needs of the City and its residents
while moving toward a unified future vision (2-3).
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Old Town is the historic center of Goleta and the vision for
the area is to retain the diversity of uses while maintaining
the small-town character. Goals for revitalization include
enhancing the physical and economic environment,
boosting the pedestrian experience through managing
traffic, and preserving residential areas. Street trees,
landscaped passageways and public art are some strategies
to encourage a pedestrian-friendly environment. Among
other regulations, the plan mandates that small lots should
merge with adjacent lots to minimize traffic impacts.

The Open Space Element identifies key goals and
strategies for preserving open space in Goleta (3-3). The
City recognizes the need for more parks and open space,
and this is addressed through the Public Park System Plan
(3-35).
The Conservation Element provides guidelines to protect
land, marine and air resources, and identifies key natural
resources in Goleta (p.4-4). Distinctive policies include the
protection of Monarch Butterfly Habitat, preservation of
agricultural lands, and energy conservation (4-18 – 4-32).
The Visual and Historic Resources Element seeks to
conserve the open spaces and broad vistas that are an
essential part of Goleta’s character (Figure 4; p.6-2). In Old
Town the city wants to preserve the eclectic architecture
and strengthen the character while infusing green building
principles. One of the strategies to infuse character is to
create prominent gateways at key entrances (6-8 – 6-9).
The Transportation Element addresses the community’s
current transportation needs and anticipates future needs.
Complete streets are identified as a strategy to reduce
local transportation issues and revamp the character of
the community (7-5).
The Public Facilities Element provides the guidelines for
Goleta’s process to own its municipal public facilities, and
ensure public accessibility (8-5).
The Safety Element’s main principle is to minimize loss
of life and property, and reduce economic and social
disruption (5-8). This Element focuses on natural disasters
such as bluff erosion/retreat, beach erosion, shoreline
hazards, seismic & seismically induced hazards, soil & slope
stability hazards, floods, urban & wildland fire hazards,
airport-related hazards, and hazardous materials & facilities
(5-1).
The Housing Element’s main goals include: (1) a balanced
and diverse community; (2) a variety of housing types and
choices; (3) great neighborhoods; (4) housing for special
needs; and (5) employee housing (p.10-6).
Goleta is affected by several different sources of noise,
including automobile and railway traffic; airport and aircraft
operations; and industrial and commercial activity. The
Noise element contains noise mitigation strategies such
as reducing the sound level of the noise origin, increasing
the distance between the noise source and receiver, and
insulating the noise (9-7 – 9-8).

Figure 2.16 - Proportion of those speaking Spanish at
home, Goleta v. Old Town. Source: US Census, 2010
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Airport Land Use Compatibility Plan
California law requires that land use compatibility plans are
made for all military and public-use airports in the state. The
City of Goleta is under the authority of the Santa Barbara
County Association of Governments’ (SBCAG) Airport Land
Use Commission in this case. This plan updates an older
plan from 1993. The goals of the plan are to (1) provide
for the orderly growth of airport and surrounding area and
(2) safeguard the general welfare of those living within the
vicinity of Santa Barbara County Municipal Airport (1-1).
Goleta must modify its General Plan to be compatible
with this plan or take official steps to deviate from it (1-2).
The statutes in the plan only apply to new development
and ALUC has no authority over existing uses. To be
consistent, city must eliminate direct conflicts and
establish procedures to ensure future compliance (1-7).
This can be done by incorporating components of the
plan into existing elements or making a stand-alone plan
(2-21).
If Goleta does not achieve compatibility or does not
specifically overrule the airport plan, ALUC can request
that all development actions be submitted for review.
The relationship between ALUC and cities is collaborative
because coordination mandated (1-3).
ALUC official policy has two objectives: (1) protect against
constraints on expansion and incompatible uses and (2)
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minimize the public exposure to noise and safety issues (212). Certain actions always require review, like the adoption
or amendment to the General Plan if it affects lands within
airport jurisdiction. Other actions may require approval on
a compatibility basis (2-14). ALUC will review new General
Plan amendments for compatibility and the related city
has 180 days to achieve compatibility (2-18).
The guidelines presented in chapter three of the Plan
identify noise, safety, airspace protection, and overflight
compatibility policies. Noise and safety policies are
distinguished differently for urban, rural, and military land
uses. For example, residents and occupants of land uses
in rural settings often times are more sensitive to noise
disturbances than their urban counterparts because the
ambient noise levels are lower in rural settings. In the
context of safety, for example, rural areas may not have
ready access to emergency service responders (e.g., fire
protection services) (3-1).
Santa Barbara County has identified Urban, Rural and
Military noise compatibility land use actions within the
AIA of each airport in the county. In regards to the Old
Town Goleta project site, the urban noise compatibility
land use actions will be discussed. The four urban land use
acceptability standards that are illustrated in Table III-1 of
the Santa Barbara County Airport Land Use Compatibility
Plan are as follows: Compatible (C), Conditionally
Compatible (CC- 45 50), Conditionally Compatible (CC- A
B C), and Incompatible (I).

chapter
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3. Conceptual Development
3.1 Introduction
To develop a concept for the future of Old Town, the
team (1) began with an idea-generation process, (2)
performed formal and informal public outreach sessions,
and (3) developed conceptual street cross-sections and a
conceptual diagram for future development based upon
observations and input gathered from the community.
The ideation exercise allowed students to begin thinking
in design terms about what the area may look like in the
future. Small details such as street furniture and largerscale issues such as zoning were considered. Preliminary
informal outreach laid the groundwork for establishing
Cal Poly’s presence in Old Town and spread the word for
the later community meeting. The meeting was a forum
for interested stakeholders to provide feedback and
suggestions for their vision of Old Town, which influenced
the subsequent conceptual diagram. This chapter outlines
in further detail each step in the process and culminates
with the working version of the conceptual diagram
(Figure 3.9).

3.2 Idea Generation
The team completed a visual brainstorming session
in order to facilitate idea generation for Old Town
improvements. Using print and digital media, students
found “images of life” to coincide with their vision for the
area. The team clipped pictures of inspiring, interesting
and intriguing design elements that were relatable to the

City of Goleta and placed them on a map of the project
area to create a cohesive future vision and to aid in future
design development. Initial design concepts included
decorative tiling in place of plain concrete, more green
space, increased pedestrian-friendliness, a defined cultural
space, and preservation of the surrounding natural
environment and prominent vistas. Figure 3.1 shows the
team’s initial collage of design ideas.

3.3 Informal Outreach
As a precursor to the first Community Meeting, students
conducted informal outreach to solicit feedback from
the community at Santa Cruz Market, Goleta Bakery and
other neighborhood focal points. This process served to
establish Cal Poly’s presence in the community for dual
purposes – education and idea generation. Stationed
at informational booths and on foot, the team handed
out flyers to promote the upcoming meeting as well as
sought feedback about likes and dislikes within Old Town.
A broad spectrum of the community was reached via
these actions.

3.4 Community Meeting 1 & Findings
The class conducted a community meeting at the Goleta
Valley Community Center in Old Town on April 17th, 2013
to gather input from the community about what they
would like to see in the area. Participants were also asked
to detail what existing conditions they are thankful for. At
this formal meeting, residents were invited to come share
their views and learn about the visioning process at hand.

Figure 3.1 - Ideation collage, serving as inspiration for further design concepts.
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Figure 3.2 - Community members expressing
desires in “Have/Wish Poems.”

Dr. Umut Toker began with a general overview and student
facilitators began the process of administering “have/
wish poems” to the 30+ attendees. These casual poems
prompted residents to state what they liked about Old
Town and what they would like to see change (Results seen
in Figure 3.5). They also facilitated students in the process
of generating ideas for the future of Old Town and allowed
citizens to be intimately and fundamentally engaged in
the process. After completion, groups of citizens at each
table were invited to present their collective ideas about
Old Town. At the end of the meeting, the consensus views
were shared on posters for all to see. Figures 3.2 and 3.3
show scenes from the meeting.

3.5 Conceptual Diagram
The community meeting and related community input
aided the team in the conceptual design process. Major
themes were evident after data analysis and resulted in
the primary elements for the conceptual design. Seven
discrete zones are proposed for Old Town to add what the
community thought was missing and maintain what the
community liked (See figure 3.9).

Pedestrian Priority Zone
Among the themes about which the community was most
passionate was improvement of the pedestrian experience
in Old Town. Community members asked for more space
for walkers and bicyclists, upgrades to the sidewalks,
and additional street treatments. In response to these
demands, the team developed a “Pedestrian Priority Zone”
proposal along Hollister Avenue from Fairview Avenue to
Kinman Avenue. This zone would prioritize pedestrians as
the most important mode of travel, followed by bicycles,
transit, and, last, automobiles (See Figure 3.4). Physically-
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Figure 3.3 - Citizen sharing team consensus with the group.

separated bike lanes would line the newly-widened
sidewalks, allowing for outdoor café seating and a more
comfortable walking experience. A buffer would separate
parallel street parking from the bike lane. For this stretch
of Hollister Avenue, driving lanes would be reduced to
one in each direction to calm traffic and enhance street
ambiance and walkability. Crosswalks would be upgraded
to enhance safety when crossing the busy thoroughfare.
Finally, a median would be added to serve several purposes.
Primarily, the medians would provide a stopping-point
half way across the street where pedestrians could pause
safely if they are unable to proceed all the way across the
wide street within the crossing time. They would also be
planted with drought-resistant plants and Low Impact
Development (LID) features to manage stormwater. These
would serve the community’s desires for more greenery in
the area and the need to combat drainage problems and
flooding.

Cultural District
Many wishes for Old Town asked for more community
gathering spaces, festivals, community events, and
farmers’ markets. The Cultural District is an overlay zone in
which such activities would be allowed and encouraged.
The cultural district designation is intended to highlight,
encourage and celebrate Old Town Goleta’s unique and
vibrant culture.

Mixed-Use Commercial
The Mixed-Use Commercial zone would allow for live/
work arrangements and higher density for the properties
abutting Hollister Avenue, both north and south. The team
envisions neighborhood-serving uses on the ground
floor to promote street activity and vibrancy, with the top

floors primarily used for housing. The community placed
a high value on the existing diversity of local businesses
and converting this stretch of Old Town into mixed-use
commercial will serve to promote the vitality of existing
businesses and allow for a diversity of new businesses to
enter while adding conveniently located housing.

Civic & Community Space

The residential uses in Old Town project area are seen
as prime for conversion to a single zoning designation:
multi-family residential. With more activity in the heart
of Old Town, it would be beneficial to have more people
living in close proximity to the area to reduce auto use
and promote alternative transit methods. Community
members expressed a desire for higher density as well
as gratitude for affordability in the area. More housing
options would achieve both goals.

The team incorporated an addition of civic space to make
room for desired events in the Old Town community. The
team envisions the area surrounding the Community
Center as a prime venue. Such a space would allow events
sponsored by the Cultural District to have a prominent
and defined meeting point. This location would give the
already active community members a venue for hosting
events that highlight and celebrate Old Town’s cultural
heritage and unique attributes. The space may also
be used to infuse cultural specificity into the area, with
features like banners and designated mural space for use
by local artists. Community members desire a defined and
unique space in Old Town and these features, along with
decorative entry ways on Hollister Avenue, can contribute
to such a feeling and instill civic pride in Goleta as a new
city.

Live/Work and Light Industrial

Green & Open Space

On the southern portion of the Hollister corridor, the
commercial and residential uses would be combined
into a live/work and light industrial area to allow for home
workshops and overall higher density to add activity to
the core. The Lienberger Papers (The Brookings Institution,
2005) recommend a good mixture of uses in and around
downtown cores to add a diversity of activity in scope
and time, and were an inspiration for this element of the
project. Community ideas to let Old Town evolve into an
“artist community” aligned perfectly with this concept as
this zone promotes small workspaces that are ideal for
artisans and craftsmen.

Old Town residents are happy for the green space
they currently have and also yearn for more. The team
envisions adding more activity-based open space behind
the Community Center for recreation, leisure, and group
sporting activities. The team also envisions interspersing
small “pocket parks” into the residential neighborhoods
north of Hollister Avenue to serve local residents and
enhance the neighborhood experience for families
with children. Low Impact Development strategies will
result in additional greening of the streetscape while
implementing strategies to decrease the impact and risk
of the environmental footprint by increasing streetscape

Multi-Family Residential

Figure 3.4 - Transit mode priority will be given to pedestrians in Old Town. Source: City of Chicago.
Chicago Pedestrian Plan (2012). http://chicagopedestrianplan.org/pedestrian-plan/
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Figure 3.5 - Results of the Have/Wish Poems, posted in studio for inspiration and context.

permeability and biofiltration and beautifying the
streetscape to create a pleasant, enjoyable space for Old
Town residents. Further, as a result of many community
wishes for increased connections, a pedestrian and bike
path is proposed behind the Community Center to link
Old Town with UCSB and Goleta Beach.

3.6 Conceptual Streetscapes
Related to overall neighborhood revisions, the team also
envisions new typologies for streets within Old Town.
Aligned with the community desires for more walkable
and bike-friendly space, three distinct visions are proposed
for the project area.

Hollister Avenue
The current right-of-way on Hollister Avenue ranges
from approximately 80 to 90 feet within the project area.
This includes two driving lanes in each direction, turning
lanes, sidewalks, and occasionally bike lanes. Utilizing the
same right-of-way dimensions, the team proposes to
reduce to driving lanes to one in each direction with a
planted median separating the lanes. Bike lanes would be
continuous on both sides of the street in the Pedestrian
Priority Zone and protected from traffic by parallel
parking spaces and a planted buffer. The sidewalks would
be leveled and expanded to 12 feet to accommodate
increased pedestrian activity. Figure 3.6 illustrates the
concept for the section of Hollister Avenue located within
the new Pedestrian Priority Zone.
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Residential Streets, Type 1
The residential streets running north-south in Old Town
are categorized into two distinct types. Type 1 streets
are those with a right-of-way of greater than 50 feet and
include Magnolia Avenue, Pine Avenue, Rutherford Street,
and South Kellogg Way. These roadways are wide enough
to allow for bike lanes, street parking, and increased
sidewalk width. The proposed cross-section is included as
Figure 3.7.

Residential Streets, Type 2
Orange Avenue, Nectarine Avenue, Mandarin Avenue and
Tecolote Avenue all have a right-of-way of less than 50
feet and comprise the Type 2 streets. These roadways are
not wide enough to accommodate all users equitably and
therefore “sharrows” are proposed in lieu of bike lanes to
promote equal use of the allotted space. At 7 feet wide,
the sidewalks will be slightly more narrow than on Type
1 streets but still wide enough to allow for a comfortable
walking experience (See Figure 3.8).
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Figure 3.9 - Initial conceptual diagram of Old Town Site with new land use proposals.
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4. Land Use, Circulation & Public Space
4.1 Introduction
This chapter introduces urban design concepts related
to land use, circulation and public space structure in Old
Town Goleta. The findings from the second community
meeting begin the chapter as a means of establishing a
nexus between the community’s desire and the team’s
work thus far.
A proposed land use map is included based upon the
previous conceptual diagram and relevant community
feedback. It is accompanied by a circulation diagram
which visually represents the team’s concept for a new
Hollister Avenue and improvements to residential streets.
Public spaces and amenities are also introduced in this
chapter.

4.2 Community Meeting II & Findings
In preparation for the second community meeting,
students performed informal outreach in Old Town.
Methods included additional have/wish poems, casual
conversations on the streets and a new interactive
exercise which invited participants to propose land
uses for their “ideal” community. Members of the team
performed these activities outside of Goodland Kitchen
on a Saturday afternoon in attempts to reach those that
may be unable to attend the forthcoming meeting. The
results confirmed previous findings, including the desire
for street improvements and pedestrian-friendly features
along Hollister Avenue and continuation of the small
town, eclectic flair of the area.

On the evening of May 6th, 2013, students held the second
community meeting at Goleta Valley Community Center.
At the meeting, 40+ community members and several
city staff came together to evaluate and give feedback
on student-prepared concepts. As a testament to
student outreach efforts, a greater number of community
members attended this meeting than the first; it was also
a more diverse crowd, including UCSB students and some
Latino residents. Each team presented a poster outlining
their vision and design concepts for the area. Attendees
were encouraged to offer their thoughts by writing on
or adding color-coded dots to the poster. At their leisure,
participants were also encouraged to view the results
from previous have/wish poems and add dots to items
they wished for or were glad to have.
After the attendees had seen each poster, the students
facilitated a design game in which participants proposed
their ideal uses for the parcels in the project area. Stickers
were provided that represented various items, such as street
lights, trees, markets, public art, street furniture, athletic
facilities, green space, restaurants, bicycle paths, and
public spaces. Community members were encouraged to
choose preferred locations for such items and place them
on the map. Upon completion, each table presented their
results to the group and discussed their vision for Old
Town. In general, the game resulted in land uses staying as
they are and the street seeing improvements to increase
safety for all transit modes.
The findings from this meeting mimicked previous results.
The team received nearly unanimous positive feedback
regarding the proposal to reduce Hollister Avenue to one

Figure 4.1 - Students and Professor Toker listening to input from the community at the second meeting.
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Figure 4.2 - Conceptual diagram poster with community feedback.

lane in each direction, add protected biking lanes and
expand sidewalks. Several community members expressed
interest in the addition of roundabouts as a further trafficcalming and circulation improvement measure. The idea
of a cultural district was also well-received, solidifying the
community’s desire to see more events in Old Town. The
concept of mixed-use zoning received largely positive
feedback as did the addition of multi-family residential to
the north of Hollister. The team learned that a particular
tract of housing in the area is the oldest in Goleta and
some community members were vocal in support of
those particular homes being kept as single-family.

Green & Open Space

The team’s urban design concepts were generally wellreceived, reflecting the extensive community outreach
and a context-sensitive approach. The interactive nature
of the meeting was a good opportunity to engage the
community in a new way and solicit more involved
feedback. Being the last community meeting before
specific guidelines are developed, it was encouraging to
hear the community coalesce around a cohesive vision for
Old Town.

Medium-Density Residential

4.3 Proposed Land Use Plan
The conceptual diagram influenced the team’s land use
plan, which includes five distinct zones and one overlay
district. See Figure 4.7 for the land use map.

42

Viva Goleta: A vision for Old Town

The Green & Open Space designation was given to areas
surrounding the Goleta Valley Community Center property
and a few small lots within the residential neighborhoods.
Many residents expressed the desire for more parks and
open space. This designation ensures that space will be
provided for community recreation and enjoyment. Open
space may include sports fields, open play areas, natural
areas, walking paths, playgrounds, and unprogrammed
open space. The allowed building uses are recreational
and public support facilities only.

We heard from the community that they appreciate the
eclectic diversity of building types in Old Town. Therefore,
we propose the addition of a “medium-density housing”
zone that will provide a mix of single family homes with
accessory dwelling units, and multifamily housing types
such as duplexes and townhomes. The medium-density
and high-density zones are juxtaposed and intertwined,
in order to provide diverse building types even within the
same block.

High-Density Residential
We propose that the area to the north of Hollister Avenue
be designated for multi-family residential uses. The

community stated that they appreciate the relatively
affordable housing in Old Town and would like to see
more of it. The “high-density residential” designation
encourages this vital diversity of affordable housing in
order to provide options for young families, the elderly,
and the working class who cannot afford a single-family
detached home. This designation will allow for relatively
dense infill housing development, including townhomes
and apartments, which are difficult to find in the rest of
Goleta. The area north of Hollister is ideal for higher density
housing due to its proximity to retail, public transportation,
and open space amenities. The allowed uses are residential
only.

Live-Work/Light Industrial

Mixed Commercial & Residential

The ground floor uses include office, studio or light
manufacturing space. The upper floors may contain office
or residential space.

A Mixed Commercial & Residential district is proposed
along Hollister Avenue, to allow neighborhood-serving
retail on the ground floor and office or residential space
on the second floor. This designation includes all of
the properties adjoining Hollister Avenue. One of the
most frequently repeated comments from community
engagement phase was that people liked the many
small businesses on Hollister Avenue. By designating this
area as mixed commercial and residential, active retail
establishments may be maintained and encouraged.
Residential and office space should also be promoted on
the upper floors. The residential element aspires to bring
more people to the area, while creating a twenty-four hour
street presence that can improve public safety and vitality.

Figure 4.3 - Results from land-use game
from Community Meeting II.
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The area to the south of Hollister Avenue is proposed as
Live-Work/Light Industrial in order to encourage smallscale manufacturing, art production, and other light
industrial activities. This location is ideal for these uses due
to its good access to arterial roads and limited potential to
disturb residential areas. Residents said that they wished
Old Town had more jobs. This area’s industry may provide
jobs and economic vitality to Goleta. By allowing for
residential uses on the upper floors, more artists and crafts
people may be drawn to live in the area, creating a more
active street presence after normal business hours.

Civic & Community Space
The Civic & Community Space designation is given
to the area that is currently occupied by the Goleta
Valley Community Center. Residents stated that the
Community Center is the heart of Goleta, and provides
a space for dozens of community groups to meet. This
land use designation encourages this vital function to be
maintained and enhanced.

Cultural District
The Cultural District is a land-use overlay on the Hollister
Avenue corridor. Residents stated that they wished Old
Town had more opportunities for cultural expression.

Figure 4.4 - Results from land-use game
from Community Meeting II.

Figure 4.5 - Cross-section of Hollister Avenue showing proposed improvements.

Figure 4.6 - Streetscape of Residential Type I streets, with right-of-way greater than 50 feet.

The cultural district overlay would loosen restrictions on
public art, street furniture, festivals, farmers markets, street
musicians and other cultural activities. It also encourages
these activities on Hollister by providing assistance and
focusing existing resources. The Cultural District will allow
Goleta to express its unique and vibrant culture, helping
it to become a destination for the region while giving
tourists a reason to visit and stay.

sidewalks. This concept was unanimously praised at
the community meeting and many attendees stated
that this idea has been desired for many years. Some
community feedback was offered for consideration by
the team, including the addition of roundabouts at critical
intersections and diagonal parking spots that would add
ADA accessibility to the site. Figure 4.5 shows the final
conceptual cross section for Hollister Avenue.

4.4 Circulation

The team propsed a slight modification to residential
streets in Old Town to accommodate pedestrians and
bicyclists in a more equitable way. For streets with a rightof-way greater than 50 feet, six foot bike lanes are proposed
on either side of the driving lanes. In addition, proposed
sidewalks will be widened to eight feet where applicable.
Figure 4.6 depicts a typical cross-section for these streets.

The teams conceptual circulation proposal focuses on
the creation of “complete streets” that accommodate all
users, including pedestrians, bicyclists, public transit and
cars. Assembly Bill 1358 in California advocates for such
streets. A major component of this proposal is a “road diet”
on Hollister Avenue, which would reduce the car travel
lanes to one in each direction. Additional features include
a planted median, protected bike lanes and widened
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For streets with a right-of-way less than 50 feet, “sharrows”
are proposed to allow for bikes to use the same road space

as vehicles. Adding bike lanes is not feasible with roadways
as narrow as this, and a compromise must be made
between all transit modes. Figure 4.7 shows the proposed
streetscape for such streets.

be included to provide an area for sports activities.
Night lighting of the fields could encourage community
presence at this location for long durations of time, and
strengthen its identity as a community hub.

4.5 Public Space & Amenities

Public Park/ Dog Park: We suggest construction of a park
adjacent to the proposed parking lot on South Fairview
Avenue, to enhance the availability of space for familyoriented activities. A protected dog area would provide a
space for the community’s canines.

Community members indicated that they would like to
see more space for community events and family-oriented
activities in Old Town. In order to honor this community
input, land uses were revised to propose spaces that
would be a best-fit for the following public amenities.

Public/ Community Space
Community Plaza: The project team proposed that the
area in front of the Goleta Valley Community Center on
Hollister Avenue could be designated a public plaza, where
pedestrians have a place to gather and hold community
events. Community members indicated that they would
like to have a space for a farmers market. The plaza could
serve as the location of a farmers market, community
events, outdoor movies, family-oriented events, civic
events, and live music events.
Civic Plaza and Fields: The area around the Goleta Valley
Community Center could be a possible site to relocate
Goleta City Hall. This would serve the City’s interest in
establishing civic pride and celebrating the unique and
diverse cultures in Old Town Goleta. We propose that the
area behind the Community Center also be designated
as a civic plaza for pedestrians to gather and community
events to take place. Additionally, playing fields could

Magnolia Pocket Park: We suggest that the parcel directly
north of the 99+ Family Discount Store be transformed to
be a small park for pedestrians to gather in the downtown.
Magnolia Community Garden: We suggest that the parcel
along Magnolia Avenue serve as a community garden,
where residents can work together to grow fruits and
vegetables.

Private/ Quasi-Public Space
Oriental Market / Gu’s Cocktails Parking Lot: We suggest
that the parking lot on Magnolia Avenue be altered to
become a community space where residents can gather
in the heart of the downtown.
El Rincon Bohemio Parking Lot: The parking lot on
Nectarine Avenue can be transformed to provide a small
plaza with small park amenities such as a few picnic tables
and benches.
Tecolote Artistic Alleyway and Playground: The alleyway
between Hollister Avenue and Gato Avenue on Tecolote

Figure 4.7 - Streetscape of Residential Type II Streets, with right-of-way less than 50 feet.
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Figure 4.8 - Existing pocket park on Nectarine Avenue.

Avenue could be designated as a walkway that is
aesthetically pleasing, and serve as an area for both
downtown patrons and local residents to gather. As part
of the alleyway, an adjacent parcel could serve as a safe
location for a playground to serve children and families
within the community. Public/ Community Space
Community Plaza: The project team proposed that the
area in front of the Goleta Valley Community Center on
Hollister Avenue could be designated a public plaza, where
pedestrians have a place to gather and hold community
events. Community members indicated that they would
like to have a space for a farmers market. The plaza could
serve as the location of a farmers market, community
events, outdoor movies, family-oriented events, civic
events, and live music events.
Civic Plaza and Fields: The area around the Goleta Valley
Community Center could be a possible site to relocate
Goleta City Hall. This would serve the City’s interest in
establishing civic pride and celebrating the unique and
diverse cultures in Old Town Goleta. We propose that the
area behind the Community Center also be designated
as a civic plaza for pedestrians to gather and community
events to take place. Additionally, playing fields could
be included to provide an area for sports activities.
Night lighting of the fields could encourage community
presence at this location for long durations of time, and
strengthen its identity as a community hub.
Public Park/ Dog Park: We suggest construction of a park
adjacent to the proposed parking lot on South Fairview
Avenue, to enhance the availability of space for familyoriented activities. A protected dog area would provide a
space for the community’s canines.
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Magnolia Pocket Park: We suggest that the parcel directly
north of the 99+ Family Discount Store be transformed to
be a small park for pedestrians to gather in the downtown.
Magnolia Community Garden: We suggest that the parcel
along Magnolia Avenue serve as a community garden,
where residents can work together to grow fruits and
vegetables.

Private/ Quasi-Public Space
Oriental Market / Gu’s Cocktails Parking Lot: We suggest
that the parking lot on Magnolia Avenue be altered to
become a community space where residents can gather
in the heart of the downtown.
El Rincon Bohemio Parking Lot: The parking lot on
Nectarine Avenue can be transformed to provide a small
plaza with small park amenities such as a few picnic tables
and benches.
Tecolote Artistic Alleyway and Playground: The alleyway
between Hollister Avenue and Gato Avenue on Tecolote
Avenue could be designated as a walkway that is
aesthetically pleasing, and serve as an area for both
downtown patrons and local residents to gather. As part
of the alleyway, an adjacent parcel could serve as a safe
location for a playground to serve children and families
within the community.

Recreational Space
Skate Park: A skate park could be built adjacent to the
proposed Community Plaza on Hollister Avenue. This
would celebrate the colorful skateboarding culture in

Goleta, as well as serve as a venue for skateboarding
competitions and events.
Bike/Walk Path: The proposed trail along San Jose Creek
could be extended to improve circulation and help
accommodate proposed connections to other bicycle
lanes and pedestrian pathways. This pathway can help
advance the long term goal of a walking and biking path
connecting Old Town Goleta with Isla Vista.

Shared parking district
Shared parking districts are a tool through which adjacent
property owners share their parking lots and reduce
the number of parking spaces that each would provide
on their individual parcels. Old Town Goleta is a great
candidate for shared parking, due to the mix of residential
and commercial properties that have different hours of
peak parking demand. Parking is one of the largest uses
of land in urban areas. Off-street parking requirements run
the risk of creating an unfriendly streetscape with large
expanses of empty space that alienates pedestrians.
The proposed shared parking district will help to address
both the need for parking in Old Town, and the community’s
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desire to increase pedestrian friendliness. In this proposal,
two existing lots would be designated for shared parking,
one on the east side of Hollister Avenue and one on the
West side (see Illustrated site plan, figure 5.26). The shared
lots would be used primarily by employees and patrons
of businesses on Hollister (who will typically occupy the
spaces on an 8 AM to 6 PM schedule), and by residents
of Old Town (who will typically occupy spaces between
6 PM and 8 AM). Business owners and landowners
would be able to offset up to 50 percent of their on-site
parking requirements through the payment of in-lieu
fees into the parking district program. These fees would
provide funding for the acquisition and maintenance
of the proposed lots. The shared parking district could
be governed by an oversight committee elected by the
members of the district. The oversight committee would
be responsible for overseeing the district and responding
to the concerns of members. The City of Goleta could
facilitate the shared parking district by levying fees on
property tax bills, identifying parcels for acquisition, and
allowing reductions in on-site parking requirements for
properties that participate. The shared parking lots could
provide space for car sharing and be designed to manage
stormwater runoff on-site.

Proposed Land Use Map for Old Town
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Figure 4.9 - Proposed Land Use map
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Proposed Public Space & Amenities
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Figure 4.10 - Proposed Public Space & Amenities
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Conceptual Illustrative Site Plan

Figure 4.11 - Pencil sketch of proposed site plan for Old Town.
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Circulation Map

PRODUCED BY AN AUTODESK EDUCATIONAL PRODUCT

PRODUCED BY AN AUTODESK EDUCATIONAL PRODUCT

Figure 4.12 - Circulation Map of proposed street improvements in Old Town.
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5. Development Guidelines
5.1 Introduction
This chapter outlines guidelines for the development
of proposed land uses, streetscapes and low-impact
development features. These guidelines are the product
of community feedback and the team’s urban design
concepts.
The chapter also includes the final draft of the team’s
proposed Illustrative Site Plan that incorporates the
aforementioned guidelines. The final Land Use Plan
proposal is also included and highlights changes made
as a result of community and city staff meetings and
feedback.
The chapter concludes with renderings of critical sites in
Old Town, as envisioned by team members.

5.2 Development Guidelines
The following guidelines are intended to guide developers
toward an aesthetic and design in Old Town that the team
has envisioned based on community input. The final
urban design concepts and land uses have been vetted
by the community and city staff through several meetings.

5.2.1 Land Use Guidelines
Each of the newly proposed zones are identified and
contain guidelines for building site and massing, as well
as design objectives and rationale. Visuals are included to
illustrate how proposed guidelines would affect the built
environment.
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Figure 5.1 - Location of Mixed Residential & Commercial area in Old Town.

Mixed Residential & Commercial | Guidelines

Mixed-Use Commercial | Building Siting and Massing

A mixed Commercial & Residential district is proposed
along Hollister Avenue. This allows retail uses on the
ground floor and office or residential space on the second
floor. This designation includes all of the properties
abutting Hollister Avenue.

Setbacks and Build-to-Lines:

One of the most frequently repeated comments from
the community engagement phase was that people
liked the many small businesses on Hollister Avenue and
the ability to walk from housing to local commerce. By
designating this area as mixed commercial and residential,
active retail establishments may be maintained and
encouraged. The allowance of residential and office uses
on the upper floors aspires to bring more people to the
area and create a twenty-four hour street presence that
can improve public safety and vitality. This mix of uses will
create an environment in which visitors can easily access
all destinations on foot.
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1. All buildings shall be built up to property line on the first
floor. The second floor may be built up to 6 feet past the
property line to allow for balconies and other cantilevered
structures in line with covered walkways already existing
in Old Town.
2. A frontage setback of up to 5 feet, and a rear setback of
up to 20 feet, is allowed provided that the use includes
a residential amenity (patio, courtyard, landscaped green
space, etc).
3. In the absence of a rear alley, a setback of up to 12’ is
permitted on the side property line to provide access to
parking.

Building Heights, Massing, Storefronts and Roofing
Forms:

2. Primary parking for retail and office uses should be onstreet and in the community parking district.

1. Buildings of up to two floors are allowed. Minimum
height requirement is set at 12 feet; maximum height
requirement is set at 24 feet.

3. On-site parking is allowed only in rear, hidden from
public view. A setback maximum of 40’ is permitted.

2. Ground floor street frontages must be broken up into
different facades at least every 50 feet to foster a more
attractive interface between the street and the buildings.
3. Flat roofs are encouraged to allow for possible green
roofs and recreational space. Pitched roofs are allowed to
extend up to 4 feet. Roof ornamentation is encouraged for
aesthetic appeal.
4. Street frontage shall be no less than 70 percent
transparent and provide interior views of shops and
businesses, with large windows encouraged.
5. Signage should adhere to existing character of Old
Town. Projecting and hanging signage is encouraged and
shall be at minimum 10 feet from the sidewalk.

4. Covered bicycle parking is encouraged and setbacks of
up to 10 feet are permitted in order to provide parking.
Guidance Objectives and Rationale:
Community members expressed the desire for fewer cars
and less traffic along Hollister Avenue, as well as measures
to slow traffic and enhance pedestrian and bicycle
safety along the corridor. Allowing safer transportation
for pedestrians and bicycles will reduce the demand
for driving into and around Old Town. Additionally, the
proposed Ekwill-Fowler road extension project will reduce
need for through traffic on Hollister. Finally, reducing
traffic lanes on Hollister Avenue is imperative to creating a
pedestrian friendly area where individuas and families can
pleasantly and safely spend time recreating, dining and
shopping.

Parking Requirements:
1. A maximum of 1.5 spaces per residential unit shall
be provided on premises. For retail and office uses, a
maximum of one space per 500 square feet is allowed.
Additional spaces may be provided off-site in the
community parking district.

Facade shall be no more
than 40% opaque

Signage at least 10’
above right-of-way

Figure 5.2 - Signage guidelines illustration.
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Height 12’ - 24’

Up to 6’ over right-of-way
allowed for
balcony/cantilever

Build to property line
on all sides

Up to 20’ setback allowed for
resident amenity (courtyard
space, etc.)

Up to 5’ setback allowed
for public amenity

Property Line

5’ setback allowed
for public amenity

Sidewalk

Hollister West-bound

Center Median

Hollister East-bound

40’ maximum rear
setback to provide
rear parking
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Figure 5.3 - Location of Civic & Community Space in Old Town.

Civic & Community Space | Guidelines
The highlighted Civic/Community Area is currently
occupied by the Goleta Valley Community Center.
Through our community engagement efforts, the
Goleta community members have identified the current
Community Center as the heart of Goleta, because it
provides a space for dozens of community groups to
gather. The guidelines proposed for the Civic/Community
Area are intended to maintain and enhance the vitality of
the Community Center and its surrounding area.
The planning team’s objectives for this space are as follows:
1. Maximize community presence in the Civic/Community
Area by providing two public plazas and open space
for future community events such as public forums,
farmers’ markets, entertainment, recreation, and sporting
activities on the north, west and south side of the existing
community center.
2. Increase civic use in the Civic/Community Area by
relocating City Hall from its existing location and placing it
adjacent to the existing Community Center.
Plaza Space: A total of four additional plazas will be
added. A large plaza will be added to the west side of the
Community Center and three plazas will be located within
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the proposed City Hall space in order to connect it to the
Community Center.
Green Space: One additional green space will be added to
the area in addition to the one existing green space that is
located on the north side of the community center.
City Hall: The proposed City Hall building will be added
adjacent to the community center. The City Hall building
will be connected to the east and south side of the
Community Center.
Open Space: Expanded open space will be added at the
rear of the existing Community Center. This will consist of
sports courts and unprogrammed community space.
Guidance Objectives and Rationale:
Through our community engagement efforts the Goleta
community members expressed a need for four main
elements near the Community Center: civic space, open
and green space, recreational space, and space for
community events. A new City Hall is proposed in the
area to concentrate all city functions in a centrally-located
place that is currently underutilized.
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Figure 5.4 - Location of Medium Density Residential area in Old Town.

Medium Density Residential | Guidelines

Medium Density Residential |
Building Siting and Massing

Urban Design Objectives for Medium Density
Multi-Family Residential:

Setbacks and Build-to-Lines:

The medium density multi-family area defined in this
section of the design guidelines is intended to support
a diverse mix of housing types in one location. During
community meetings and weekend engagement
activities, Goleta community members communicated
their desire for more affordable and diverse of housing
options available in Old Town Goleta.
The planning team’s objective in proposing this medium
density residential area is threefold:
1. To support and retain affordable housing supply by
encouraging a mix of housing types.
2. To supply housing for heightening demand by
encouraging infill development and allowing for higher
residential building densities.
3. To maximize housing types to provide options for a
diverse population, especially families with children, senior
citizens, and low income residents.
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1. The ground floor build-to line shall be between 5’ and
15’ from front property line.
2. Front setback areas shall be vegetated, occupied with a
patio, or landscaped.
3. Rear setback shall be a minimum of 10’ and a maximum
of 40’.
4. There shall be a side setback on each side of the lot
having a width of no less than 8’.
5. Up to a 20’ side setback is allowed for driveway access.
Shared driveways are encouraged.
Building Heights, Massing, and Roofing Forms:
1. Buildings heights of up to two stories are allowed
for residential use, not to exceed 25’ or fall below 10’ in
height. On the second floor, balconies are allowed, not to
overhang the public right of way.

2. Building fronts longer than 40’ should be broken up into
smaller surfaces.
3. Flat or sloped roofs are allowed. For sloped roofs, up to
4 feet of overhang is allowed. Roof decks and roof access
are allowed.
4. Up to three single-family detached units, multi-family
structures of up to four dwelling units, and townhouses
of up to four units shall be allowed and encouraged in the
medium-density designation area.
5. Street facing facades shall have a minimum of 30%
transparency.

Guidance Objectives and Rationale:
In public workshops and on-street interviews, the
community expressed a love for the funky and eclectic
nature of Old Town Goleta, a desired increase in affordable
housing options for low income residents, and a desire for
family-oriented housing options. The design requirements
encourage a creative mix of medium density housing
types, such as duplexes, townhouses, and cluster housing.
Artistic and creative architecture in agreement with
the funky and eclectic style of the neighborhood are
encouraged.

Parking Requirements:
1. A minimum of one space shall be provided on-site for
each residence. Alternatively, up to 50% of the on-site
parking requirement may be replaced by paying in-leiu
fees to the district parking program, and providing district
parking passes to residents.
2. A maximum of one on-street parking space per unit is
allowed.
3. A minimum of one covered bicycle parking space is
required per residence.

Height 10’-25’

Side setback at least 8’

5’ to 15’ setback from property line

Property line
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Figure 5.5 - Location of High Density Residential area in Old Town.

High Density Residential Design Guidelines
Some areas to the north of Hollister Avenue were
designated “high density residential”. We heard the
community express that they appreciated the relatively
affordable housing in Old Town, and wanted more of it.
The “high-density residential” designation encourages
this vital diversity of affordable housing, in order to
provide housing options for young families, the elderly,
and the working class who cannot afford or do not desire
a single-family detached home. This designation will
allow for relatively dense infill housing development,
including townhomes, duplexes and apartments, which
are difficult to find in the rest of Goleta. This area is ideal
for higher density housing due to its close proximity to
retail, public transportation, and open space amenities.

High Density Residential | Building
Siting and Massing
Setbacks and Build-to-Lines:
1. The ground floor build-to line shall be no more than 5’
from the front and side property lines. Up to 15’ setbacks
are allowed from one side property line in order to allow
access to rear parking. From rear property lines, setbacks
no less than 15’ and no more than 30’ are allowed.
2. Front setback areas should be vegetated or provide a
patio space.
Building Heights, Massing and Roofing Forms:
1. Building heights up to three stories, or 35’ are allowed.
2. Bulding mass shall be broken up horizontally every 40’,
in order to avoid large or monotonous wall frontages.
3. Building roofs may be pitched or flat. For sloped roofs,
up to 4’ of overhang is allowed.
4. Building mass shall be broken up vertically every ten feet
or every story by an architectural feature.

67

Viva Goleta: A vision for Old Town

5. Second- and third-floor units shall have outdoor access,
such as a patio or balcony. Balconies are not to overhang
the public right-of-way.
6. Street facing facades shall have a minimum of 30%
transparency.
7. Multi-family buildings shall have an entry on the
ground floor that faces the street.
8. Third-stories shall be set back no less than 5’ and no
more than 15’ from the second story on the street facing
side.

3. A maximum of two off-street parking spaces per unit
shall be allowed.
4. One permanent covered bicycle parking space shall be
provided per each unit.
5. Parking may not be provided on the street facing side
of the property, with the exception of handicappedaccessible spaces.
Guidance Objectives and Rationale:

Parking Requirements:

The objective of this design guideline is to promote a
diversity of multi-familiy housing options, while preserving
the eclectic character of Old Town Goleta.

1. A minimum of one space per one-bedroom unit, and
one quarter space per each additional bedroom shall be
provided for each unit.

The parking requirements reflect the fact that Old Town
Goleta is a community with easy walking and biking access
to public transportation, open space, and shopping.

2. Additionally, up to 50% of the on-site parking
requirement may be replaced by paying in-leiu fees
to the district parking program, and providing district
parking passes to residents.
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Building height up to 35’

Setback third story
5’ to 15’
Up to 35’ setback in
rear
Deck up to 4’

Parking in side or
rear only

Up to 5’ setback from
property line

Up to 15’ side setback on one
side only

Property line

Rear property line

Mirrors or signal light
required for blind turns

Parking in side or rear only

Up to 35’ setback
from rear property
line

Building height up to 35’

Setback third story
5’ to 15’ from first
story
Up to 5’ setback
from property line

Property line
Sidewalk

Up to 15’ side setback
one side only
Magnolia Ave.

69

Viva Goleta: A vision for Old Town

Figure 5.6 - Location of Live-Work / Light Industrial area in Old Town.

Live-Work / Light Industrial | Guidelines

Live-Work/Light Industrial | Building Siting and Massing

The Live-Work / Light Industrial zone is located in the
area south of Hollister Avenue. It is meant to encourage
small-scale manufacturing, art production, and other
similar light industrial activities while increasing housing
density. This location was selected due to ease of access to
arterial roads and a minimal potential to disturb exisiting
residential areas through industrial activities.

Setbacks and Build-to-Lines:

Community members expressed the desire for more
job opportunities in Old Town. The live-work and light
industrial zone will provide such opportunities and
thereby enhance economic vitality. Additional housing
opportunities will allow artisans and small manufacturers
an opportunity to live and work in the same space, thus
reducing the need for automobile travel and enhancing
the pedestrian atmosphere in the Hollister corridor. The
influx of new residents will create a more active street
presence after normal business hours and contribute to
nightlife.
The allowed ground floor uses include office, studio and
light manufacturing space. The upper floors may contain
office or residential space. Retail uses are allowed provided
that the goods are manufactured and distributed on-site.
Figure 5.1 shows the designated areas that apply.
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1. Buildings shall be built up to property line on the first
floor; the second floor may be built up to 5 feet into
the public right-of-way to allow for balconies and other
cantilevered structures. Exceptions are allowed provided
that the setback is used expressly for resident amenity,
such as courtyard communal space. In such cases, setbacks
of up to five feet in the front and up to twenty feet in the
rear are allowed.
2. All buildings shall be built up to property line on all sides.
Building Heights, Massing, Storefronts and Roofing
Forms:
1. Buildings of up to two floors are allowed. Minimum
height requirement is set at 12 feet; maximum height
requirement is set at 24 feet. Two-story structures are
encouraged.
2. Ground floor street frontages shall be broken up into
different surfaces at least every 50 feet to foster a more
attractive and diverse streetscape.
3. Flat roofs are encouraged to allow for possible green
roofs and community space. Pitched roofs are allowed and

may extend up to 4 feet past the edge. Roof ornamentation
is encouraged for aesthetic appeal.

2. On-site parking is allowed only in rear, hidden from
public view. A setback maximum of 40’ is permitted.

4. Street frontage shall provide interior views of workspaces,
with large windows encouraged. At least 60 percent of the
surface area shall be transparent.

3. Covered bicycle parking is encouraged and setbacks of
up to 10 feet are permitted in order to provide parking.

5. Sloped facades are not allowed.
6. Signage should adhere to existing character of Old
Town. Projecting and hanging signage is encouraged and
shall be 10-12’ above the right-of-way.
Parking Requirements:
1. A maximum of 1 space per residential unit shall be
provided on premises. For other uses, a maximum of one
space per 500 square feet is allowed. Additional spaces
may be provided off-site in the community parking district.

Guidance Objectives and Rationale:
The above guidelines are intended to create a distinct
character in the zone in line with community desire for
more active and pedestrian-oriented space in Old Town.
The ground floor uses will promote an active street life
while frontage standards will promote a lively and eclectic
interface. Clear views into ground floor uses will enhance
street life. Keeping parking out of plain sight will add to this
sense of place as well.

Facade at least 60%
transparent

Signage 10’ - 12’
above right-of-way

Figure 5.7 - Signage guidelines illustration.
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Heights 12’ - 24’ feet

40’ setback maximum
for rear parking
5’ setback for
public amenity

12’ side setback to
allow to rear parking

Property Line

40’ maximum rear
setback to provide
rear parking
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5’ setback allowed
for public amenity

Magnolia Ave.

Sidewalk

12’ setback allowed
for access to rear
parking
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Figure 5.8 - Location of Green & Open Space in Old Town.

Green & Open Space | Guidelines

Green & Open Space | Landscaping
& Hardscaping

The Green & Open Space designation is given to the area
surrounding the Goleta Valley Community Center property
and a few small lots within the residential neighborhoods.
This designation should facilitate improved and expanded
space for community recreation and celebration, such as
sports fields, open play areas, natural areas, walking paths,
and playgrounds.

3. Plantings shall be set back from pavement and other
hard surfaces according to the potential for damage
caused by root expansion.

This zone is a result of community desire for more green
space and increased community event space in Old Town.
Buildings will be allowed only in the case that they provide
a public support facility, such as a maintenance shed or
garage.

4. Structural and aesthetic plant diversity is encouraged to
promote resiliency and vitality.
5. Any planting should be compatible with existing soil
conditions.
The hardscaping of all green and open spaces shall
adhere to the following principles:
1. Recycled materials shall be prioritized for construction.

The landscaping of all green and open spaces shall
adhere to the following principles:

2. LID features are encouraged where applicable.

1. Trees shall be selected for suitability of the area in regards
of drought tolerance and canopy structure. Sycamore,
Maple, Cape Chestnut, Island Oak, Little Gem Magnolia are
encouraged.

The above guidelines are intended to foster useful and
beautiful green and open spaces in Old Town.

2. Variety in decorative plantings is encouraged, especially
in entry ways to defined green space.
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Guidance Objectives and Rationale:

5.2.2 Streetscape Guidelines

Sidewalks:

This chapter provides guidance for how to improve
streetscapes in Old Town Goleta. Our team decided to
categorize all streets into three types: the Hollister Avenue
corridor, large residential streets (over 50’), and small
residential streets (under 50’). Each of the three distinct
streetscape types are outlined here, including information
on dimensions, pedestrian crossings, street lighting, low
impact development features, street furniture, and design
rationale. The primary objective for all street guidelines is
to accommodate all users, including pedestrians, bicyclists,
public transit riders and automobiles. The transformation
of Hollister Avenue from an auto-dominated street to
a “complete street” is seen as an essential catalyst to
improving the vitality and livability of Old Town Goleta.

11’ wide sidewalks on both sides of the street.

Hollister Avenue | Streetscaping

Permeable with drainage for stormwater management.

Traffic Lanes:

Traffic Calming Strategies:

One 10’ driving lane in each direction.

Bulb-outs at all intersections.

One 4’ safety zone in each direction.

Planted medians.

One 9’ parking lane on either side of the street.

Crosswalk material distinct from the roadway material.

Bike Lanes:
4’ protected bicycle lane on each side of the street.
Protected from moving traffic by a 2’ formed concrete
buffer and car parking spaces.
Median:
6’ median along center of street with breaks for turning
lanes.
Formed concrete planters
landscaping and trees.

Tecolote Ave

Nectarine Ave

Magnolia Ave

Orange Ave

S. Kellogg Ave

S. Fairview Ave
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Kinman Ave

Hollister Ave

with

drought-resistant

Pedestrian Crossings:
Lighted crosswalks at every intersection.
Crosswalks paved with large decorative tiles.
Street Trees:
Street trees shall be planted every 50’.
Street Lighting:
Street lighting shall occur every 50’, offset midway
between trees.
Street lamps shall be between 12’ and 15’ tall and shall
project light downwards to avoid interference with night
sky visibility and so as to not shine into second-story
windows.
Street Furniture:
Benches, bike racks, and trash cans placed as appropriate
to pedestrian use.
Recommended Low-impact Development Strategies:

Permeable pavers to allow rainwater to pass through or
around the pavers, in order to infiltrate into the sub-soil
and reduce runoff. Permeable pavers may be used for
parking areas, walkways, alleys, or other areas.
Living roofs, partially or fully covered with vegetation, in
order to slow the rate of rainwater runoff from the building
roofs and provide insulation and aesthetic benefits.
Low-water use landscaping: Ornamental landscaping
plants shall be native or drought-tolerant species that
require little or no irrigation after they are established
(usually one year from planting).
Guidance Objectives and Rationale:
Community members requested street trees to provide
shade and ambiance, benches to provide a resting place
along Hollister Avenue, and lighting to enhance the
safety of the area. They also requested safer crosswalks, as
achieved through lights, bulbouts, medians, and materials.
Low-impact development strategies reduce flooding,
noted by community members as a problem along
Hollister Avenue during rains.

Bio-swales that incorporate a depressed swale for water
retention in order to slow and filter stormwater.

Figure 5.9 - Street lamp. Source: http://www.
rivercountryjournal.info/2013/04/14/new-led-lights-in-placecobra-head-lights-gone-from-downtown-three-rivers/
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Figure 5.10 - Benches. Source: http://dir.
indiamart.com/impcat/park-benches.html

Figure 5.11 - Bulbout with vegetation. Source: http://
sf.streetsblog.org/2009/11/13/portlands-greenstreetsprogram-a-sterling-best-practice-model/

Figure 5.13 - Planted Median. Source: http://depts.
washington.edu/hhwb/Thm_SafeStreets.html

Figure 5.12 - Protected bike lane. Source:
http://www.streetsblog.org/

Figure 5.14 - Lighted crosswalk. Source: http://
envirosoc.umwblogs.org/pedestrian-andbicyclist-injuries-in-fredericksburg/
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Residential Type I Street Design Guidelines
The large residential streetscape area includes Magnolia,
Kinman, and South Kellog Avenues. The large residential
streetscape design guidelines are intended to improve
pedestrian and bicycle amenities, urban greening, street
lighting, and stormwater issues. Through community
meetings and weekend engagement activities, Goleta
community members communicated their desire for a
streetscape that is both enjoyable and safe for all users.
Urban Design Objectives for Residential Streetscape:
1. To maximize the potential of the streetscape to serve all
users by improving the pedestrian and bicyclist experience
and level of safety.
2. To implement Low Impact Design strategies that
serve to improve interaction of the urban interface with
the exiting hydrologic cycle by slowing runoff velocity,
filtering pollutants on-site, and improving opportunities
for percolation into groundwater.

77

Viva Goleta: A vision for Old Town

3. To improve safety of the street at night by improving
lighting, while minimizing night sky light pollution through
lighting angling and lighting type.

Residential Type I | Streetscaping
Traffic Lanes:
One 10’ driving lane in each direction.
Sidewalks:
One 8’ sidewalk on each side of the street.
Bike Lanes (direction, materials and dimensions):
One 6’ bike lane in each direction.
Median:
No median is proposed for these streets.

77

Pedestrian Crossings:
Painted crosswalks at each intersection.
Traffic Calming Strategies:
These are not high-traffic streets and therefore no
additional traffic calming measures are proposed. Additon
of street trees and painted crosswalks are expected to
calm traffic sufficiently.
Street Trees:
Sycamore Maple, Cape Chestnut, Island Oak, Little Gem
Magnolia or other low-water use trees that provide a
large canopy shall be placed every 20’.
Street Lighting:

Figure 5.15 - LED Streetlight. Source: http://
www.bbeled.com/image/projects/
led-street-light/australia/6.4.jpg

Downward facing LED street lights shall be placed every
20’. Street light spacing shall be offset with street tree
spacing.
Street Furniture:
No street furniture is proposed.
Recommended Low-impact Development Strategies:
Bioswales on the downhill side of each street in order to
slow and filter stormwater.
Guidance Objectives and Rationale:
One of the top concerns expressed by local community
members was the lack of street lighting on the residential
streets in Old Town. The LED street lights will provide
lighting that is directional, so that light pollution will not
be directed towards houses or the night sky.

Figure 5.16 - Street trees. Source:
coolheadsforahotplanet.wordpress.com

The community also expressed the desire for more
trees. The approved street trees are selected to provide
a complete shade canopy while consuming less water
than other trees.

Figure 5.17 - Bio-swale. Source:
www.cuyahogaswcd.org
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Tecolote Ave

Nectarine Ave

Magnolia Av
e

Orange Ave

S. Kellogg Ave

Kinman Ave

Hollister Ave

S. Fairview Ave

Residential Type II | Streetscaping
This residential streetscape is defined for Orange, Nectarine,
and Tecolote Avenues. The residential streetscape design
guidelines are intended to support improved pedestrian
and bicycle amenities, urban greening, improved lighting,
and Low Impact Design strategies to address stormwater
issues. Through community meetings and weekend
engagement activities, Goleta community members
communicated their desire for a streetscape that is both
enjoyable and safe for all users.

2. To implement Low Impact Design strategies that
improve interaction of the urban interface with the
exiting hydrologic cycle by slowing runoff velocity,
filtering pollutants on-site, and improving percolation
opportunities for groundwater supply.
3. To improve safety of the street during nighttime by
installing or improving lighting, while minimizing night
sky light pollution through angling and lighting type.

Urban Design Objectives for Residential Streetscape:
1. To maximize the potential of the streetscape to serve all
users by improving the pedestrian and bicyclist experience
and level of safety.
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Traffic Lanes:
One 10’ lane for vehicular traffic in each direction is
required. The lanes are shared with bicycles.
Sidewalks:
One 9’ wide sidewalk is required on each side of the street.
One 4’ strip shall be designated for Low Impact Design
strategies on one side of the street.

cause light pollution into residences or the night sky. Street
lights and trees shall alternate and be placed every 20’.
Street Furniture:
No street furniture is proposed, however, public art should
be interwoven into the streetscape. Streetscape art
opportunities could include tiling, ground-level tree grate
metal work, or crosswalk paving art.
Recommended Low-impact Development Strategies:

Materials for the sidewalks shall be concrete or permeable
pavers.

Bioswales shall be installed at stormwater collection points
to filter and slow stormwater flows.

Bike Lanes:

Parking spaces shall be permeable pavement material to
reduce the quantity of oil and pollutants that will end up
in stormwater systems and the ocean.

Bike lanes are not proposed for these streets. “Sharrows”
shall be used to promote sharing of road space between
cars and bicycles.
Parking Design:
The majority of parking shall be limited to one side of the
street. The opposite side of the street shall be Low Impact
Design xeriscaping and/or tree islands, with only limited
parking spaces along the length of each block.
Median:
No median is proposed for these streets.
Traffic Calming Strategies:
These are not high-traffic streets therefore additional traffic
calming measures are not a priority. However, additional
street trees and more visible crosswalks are expected to
calm traffic sufficiently.

Xeriscaping in designated Low Impact Design islands
can add to streetscape beautification, have little or no
supplementary water demand, and increase overall
permeability of the urban ground surface.
Guidance Objectives and Rationale:
The community voiced concerns regarding the lack of
lighting on the residental streets of Old Town Goleta, and
expressed the desire for more trees.
To address lighting, LED street lights will provide directional
lighting, so as to reduce light pollution into houses and
the night sky. Additionally, the recommended street trees
will provide a large shade canopy, while consuming less
water than other street trees.

Pedestrian Crossings:
Crossings shall be located at all intersections. It is
encouraged that materials for crosswalks be a different
textural material than concrete, such as brick, or a colored
permeable paver. The crosswalks shall be 10’ in width.
Street Trees:
Sycamore Maple, Cape Chestnut, Island Oak, Little Gem
Magnolia or other approved low-water use trees that
provide a large canopy shall be planted on both sides of
the street. Trees and street trees shall alternate and be
placed every 20’.
Street Lighting:
Downward facing LED street lights shall be installed to
increase lighting on the street, with special care to not
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Figure 5.18 - Bioswale along residential street. Source:
http://www.gardensbygabriel.com/blog/page/3/

5.2.3 Low-Impact Development Guidelines

Rainwater Harvesting

This section introduces strategies for the management of
water and stormwater. Traditional development patterns
contain an abundance of impermeable surfaces, such
as roofs and parking lots. These surfaces rapidly shed
stormwater, instead of infiltrating it into the soil and
groundwater. As a result, groundwater supply is depleted,
and local watersheds are overwhelmed during rain events.
This leads to flooding, damage to creeks and streams, and
disruption of species habitats. Alternatively, development
can be designed to reduce the impact on local stormwater
infrastructure and watershed. Collectively, these strategies
are known as “low-impact development”. Goleta is located
in a flood plain, and has experienced issues with flooding
and drought. Therefore, low impact development is highly

Rainwater harvesting is the storage of rainwater runoff
from building roofs in an above or below ground cistern.
Collected rainwater can be used for landscape irrigation
or toilet flushing (as allowed by local plumbing codes).
Rainwater harvesting reduces potable water demand and
stormwater runoff.

Bioswales
Bioswales are landscape features in which a depressed
swale filters and a retains surface runoff and stormwater.
They are often mulched or vegetated and are useful in a
range of urban contexts, such as parking lots and sidewalks.
Aside from use as water management tools, bioswales also
provide aesthetic benefits.
Maintenance of bioswales is often less than that of other
planted features and the net benefits greatly outweigh
upkeep costs (see Figure 5.21).

Figure 5.20 - Rainwater collection. Source:
endthelie.com/2012/04/30/

Permeable Pavement
Permeable pavers allow rainwater to pass through or
around pavement in order to infiltrate into the sub-soil
and reduce runoff. Permeable pavers may be used for
driveways, walkways, alleys, or other areas.

Figure 5.19- Bioswale built into sidewalk. Source: http://
greywateraction.org/content/sidewalk-bioswale
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Figure 5.21 - Pearmeable pavers installed in
a parking lot. Source: http://www.werf.org/
liveablecommunities/studies_den_co.htm

Illustrative Site Plan
Low-Water Landscaping (Xeriscaping)
Low-water landscaping, sometimes referred to as
xeriscaping, aims to reduce supplemental water and
irrigation needs to planted vegetation. It is ideal for areas
in which disposable water is not easily available.

encouraged and appropriate for Old Town. All of these
strategies may be applied in all proposed Land Use Areas.

5.3 Illustrative Site Plan
The team created a illustrative site plan depicting possible
build-out of the vision plan. Figure 5.24 shows this in more
detail.

5.4 3D Renderings
In order to facilitate better visualization of the development
guidelines, the team prepared ten three-dimensional
perpectives of of how physical development could look
within the land-use areas. Figures 5.27-5.34 show potential
scenes that could result from the team’s vision for Old
Town.

Figure 5.22 - Xeriscaped parking lot feature. Source:
http://themaisonette.net/water-wise-shrub-rosesembellish-drought-tolerant-low-water-landscape

Living/Green Roofs
Living roofs are partially or fully covered with vegetation.
They may also include soil, waterproofing, and root
parriers. Living roofs slow the rate of rainwater runoff from
the building, while also providing insulation and aesthetic
benefits.

Figure 5.23 - Living roof. Source: http://
bostongreenblog.blogspot.com/2013/04/
guest-post-benefits-of-living-roofs-for.html

Figure 5.24 - Illustrative site plan showing potential build-out of project area.
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Figure 5.25 - Mixed-Use building on Hollister.

Figure 5.26 - Mixed-Use building on corner of Hollister and Orange.
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Figure 5.27 - Townhomes in Medium-Density Residential area.

Figure 5.28 - Apartment complex in High-Density Residential area.
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Figure 5.29 - Live-Work / Light industrial building on Magnolia Avenue.

Figure 5.30 - Pocket park in the High-Density Residential area.

87

Viva Goleta: A vision for Old Town

Figure 5.31 - Welcome signage on Hollister Avenue at Fairview Avenue.

Figure 5.32 - Plaza space near Goleta Valley Community Center.
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6. Implementation & Phasing

Each program is outlined in the following tables (Figures
6.3 to 6.7) and includes a low- and high-end price estimate
and the phase in which it would be implemented.

6.1 Introduction
This chapter introduces the team’s implementation and
phasing strategy. This includes an inventory of the change
in build-out, estimates regarding financing of the various
proposals, and suggestions for incremental phasing
stages. This information is meant to provide a realistic
framework for guiding future development in Old Town.

6.2 Build-Out Proposal
The existing uses, including information regarding total
units and square footage, are included in Figure 6.2 below.
The team prepared this data to show how the potential
build-out could add and re-allocate space in each landuse category.
Assuming development occurs as proposed, there will be
growth in all land uses. Figure 6.1 illustrates the additional
units and square footage that may be added, and provides
high and low estimates. There are currently approximately
150 residential units in the project area, which would
grow to between 220 and 240 units given the proposed
changes. Commercial units are currently numbered at
approximately 98, which would increase to between 123
and 132 units. The current approximate 11 office units
would increase to 25 to 28 units. Between these land
uses, Old Town currently contains approximately 875,000
square feet of building footprint. These proposed changes
would increase build-out by a maximum of 52 percent, to
approximately 1,330,000 square feet.

The Hollister corridor improvements, which include
a median, protected bike lanes, improved crosswalks,
leveling of sidewalks and LID vegetation, are estimated to
cost between $988,000 and $1.83 million, with variation
due to design decisions and materials.
The Residential Type I street improvements include
street lighting, bike lanes, sidewalk improvements and
crosswalks on all four Type I streets. These improvements
are estimated to cost between $426,000 and $726,000,
with major variation depending on type of bike lane and
street trees.
Residential Type II street improvements are the same
as Type I with the addition of bioswales for all four Type
II streets. These improvements are estimated to cost
between $270,000 and $405,000 depending on the
selected type of street tree and crosswalk materials.
The proposed Public and Green Space improvements
include LID features, landscaping, and park furniture. The
proposed changes are estimated to cost between $185,000
and $325,000. Major variations in cost are attributed to the
type of landscaping and furniture selected.

6.3 Financing
In order to aid in the budgetary process, the team has
developed five capital improvement programs and
estimated costs associated therein. The programs are:
Hollister corridor, Residential Type I streets, Residential
Type II streets, Public & Green Space, and Parking District.

Existing
Land Use

Units

Square Footage

Residential

150

286,870

Commercial

98

519,480

Office

11

69,650

Figure 6.2 - Existing uses table.

Proposed Build-Out
Land Use

Units (Low) Units (High)

Square Footage (Low)

Square Footage (High)

Residential

220

240

415,000

455,000

Commercial

123

132

650,000

700,000

Office

25

28

155,000

175,000

Figure 6.1 - Proposed build-out table.
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Hollister
Item

Unit

Unit Price (Low)

Unit Price (High)

# of Units

Total Cost Estimate (Low)

Total Cost Estimate (High)

Phase

Street Trees

Tree

$50

$250

105

$5,250

$26,250

1

Street Lights

LED Light + Pole

$1,200

$1,600

105

$126,000

$168,000

1

Bike Lane

$30,000

$50,000

2

$60,000

$100,000

1

Square Foot

$150

$300

2000

$300,000

$600,000

1

Protected Bike Lanes
Median
Sidewalk Widening

Square Foot

$6

$10

15840

$95,040

$158,400

1

Crosswalks

Single crossing

$10,000

$20,000

10

$100,000

$200,000

1

Bulb-Outs

Single bulb-out corner

$20,000

$40,000

10

$200,000

$400,000

1

Bike Racks

Single bike space

$75

$100

750

$56,250

$75,000

1

Bioswales

Square Foot

$10

$12

1320

$13,200

$15,840

1

Benches

Bench

$150

$250

50

$7,500

$12,500

1

Trash can

$500

$1,500

50

$25,000

$75,000

1

$988,240

$1,830,990

Trash Cans
Total

Figure 6.3 - Hollister Avenue Financing.

Residential Street Type I
Item

Unit

Unit Price (Low)

Unit Price (High)

# of Units

Total Cost Estimate (Low)

Total Cost Estimate (High)

Phase

Street Trees

Tree

$50

$250

150

$7,500

$37,500

3

Street Lights

LED Light + Pole

$1,200

$1,600

150

$180,000

$240,000

3

Bike Lanes

Bike Lane

$5,000

$30,000

1.4

$7,000

$42,000

3

Square Foot

$6

$10

22176

$133,056

$221,760

3

Crosswalks

Single crossing

$10,000

$20,000

8

$80,000

$160,000

3

Bike Racks

Single bike space

$75

$100

250

$18,750

$25,000

3

$426,306

$726,260

Sidewalk Improvements

Total

Figure 6.4 - Residential Street Type I Financing.
Residential Street Type II
Item

Unit

Unit Price (Low)

Unit Price (High)

# of Units

Total Cost Estimate (Low)

Total Cost Estimate (High)

Phase

Street Trees

Tree

$50

$250

100

$5,000

$25,000

3

Street Lights

LED Light + Pole

$1,200

$1,600

100

$120,000

$160,000

3

Square Foot

$6

$10

4000

$24,000

$40,000

3

Crosswalks

Single crossing

$10,000

$20,000

4

$40,000

$80,000

3

Bike Racks

Single bike space

$75

$100

250

$18,750

$25,000

3

Bioswale

Cubic Foot

$10

$12

6250

$62,500

$75,000

3

$270,250

$405,000

Sidewalk Improvements

Total

Figure 6.5 - Residential Street Type II Financing.
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Public & Green Space
Item

Unit

Unit Price (Low)

Unit Price (High)

# of Units

Total Cost Estimate (Low)

Total Cost Estimate (High)

Phase

Single Tree

$50

$250

100

$5,000

$25,000

2

Lighting

LED Light + Pole

$1,200

$1,600

25

$30,000

$40,000

2

Bike Racks

Single bike space

$75

$100

50

$3,750

$5,000

2

Benches

Bench

$150

$250

25

$3,750

$6,250

2

Bioswales

Square Foot

$10

$12

1000

$10,000

$12,000

2

Permeable Pavement

Square Foot

$12

$20

10000

$120,000

$200,000

2

Trash can

$500

$1,500

25

$12,500

$37,500

2

$185,000

$325,750

Trees

Trash Cans
Total

Figure 6.6 - Public & Green Space Financing.
Parking
Item

Unit

Unit Price (Low)

Unit Price (High)

# of Units

Total Cost Estimate (Low)

Total Cost Estimate (High)

Phase

Tree

$50

$250

10

$500

$2,500

3

Lighting

LED Light + Pole

$1,200

$1,600

20

$24,000

$32,000

3

Bike Racks

Single bike space

$75

$100

100

$7,500

$10,000

3

Permeable Pavement

Square Foot

$12

$20

17000

$204,000

$340,000

3

Bioswales

Square Foot

$10

$12

1000

$10,000

$12,000

3

$246,000

$396,500

Street Trees

Total

Figure 6.7 - Parking Financing.
Total
Item

Unit

Unit Price (Low)

Unit Price (High)

# of Units

Total Cost Estimate (Low)

Total Cost Estimate (High)

Street Trees

Tree

$50

$250

465

$23,250

$116,250

Street Lights

LED Light + Pole

$1,200

$1,600

400

$480,000

$640,000

Protected Bike Lanes

Mile

$30,000

$50,000

2

$60,000

$100,000

Bike Lanes

Mile

$5,000

$30,000

1.4

$7,000

$42,000

Median

Square Foot

$150

$300

2000

$300,000

$600,000

Sidewalk Widening

Square Foot

$6

$10

42016

$252,096

$420,160

Crosswalks

Single crossing

$10,000

$20,000

22

$220,000

$440,000

Bulb-Outs

Single bulb-out corner

$20,000

$40,000

10

$200,000

$400,000

Bike Racks

Single bike space

$75

$100

1400

$105,000

$140,000

Bioswales

Square Foot

$10

$12

9570

$95,700

$114,840

Benches

Bench

$150

$250

75

$11,250

$18,750

Trash can

$500

$1,500

75

$37,500

$112,500

Square Foot

$12

$20

27000

$324,000

$540,000

$2,115,796

$3,684,500

Trash Cans
Permeable Pavement
Total

Figure 6.8 - Total financing breakdown.
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Parking District improvements include LID paving features,
landscaping and lighting. These would be expected to
cost between $246,000 and $396,000, depending on type
of permeable surface and landscaping selections.

6.4 Phasing
The proposed changes and upgrades to Old Town
are divided into three phases. Phase I includes all
improvements to Hollister Avenue. Phase II includes
changes to the Goleta Valley Community Center, the
potential addition of City Hall, and all public and green
spaces. Phase III includes changes to the residential streets
off Hollister Avenue. This phasing reflects community
priorities gathered from outreach activities and is meant
to demonstrate initial changes in the most public areas
to show a commitment to positive change and public
improvements. Figures 6.9 to 6.11 show the phasing
stages.

Figure 6.9 - Phase One, showing Hollister improvements.
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Figure 6.10 - Phase Two, showing public and green space improvements.

Figure 6.11 - Phase Three, showing residential street improvements.
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In Spring 2013, the Cal Poly City and Regional Planning
Department worked in collaboration with the City of Goleta
on exploring a new vision plan for Old Town Goleta. A class of
graduate students, under the supervision of Professor Umut Toker,
began a ten week studio project to write this plan. The proposed
Old Town Goleta Vision Plan includes a site analysis; conceptual
development; land use, public space and circulation; design
guidelines and streetscaping; and implementation and phasing.

Introduction

1. Introduction

Initially, the graduate students researched existing land uses
and conducted community outreach events to discover the
community members’ needs. The community outreach events
were essential, because the key purpose of the Vision Plan is
to capture the community’s vision for Old Town Goleta. The
community outreach events helped the team identify the key
objectives for Old Town Goleta, which were better circulation,
especially for pedestrians and bicyclists, and more community
space. These objectives were used to develop conceptual
designs, and eventually a land use map.
The design guidelines and streetscaping were developed to be
flexible, and to support the Vision Plan’s objective. Low Impact
Development strategies were incorporated into both the design
guidelines and streetscaping. The last part of the vision plan is an
implementation and phasing section, which discusses the buildout
projections and estimated costs for the capital improvement
programs.
This vision plan aims to maintain Old Town Goleta’s eclectic and
small-town feel, but create the opportunity to develop a vibrant
Old Town through greater density and land uses that promote
mixed-use.
Figure 1.1 Aerial View of Goleta Valley, CA.
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Figure 2.0.1 R Beach Oil Painting by Chris Potter.
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2. Site Analysis
Chapter Two describes the site analysis performed by the
project planning team of the location, the history, the existing
conditions and the demographic information for the City of
Goleta, California and the project area. Maps included in
this section show the location of the City within the bounds
of Santa Barbara County, and its relation to nearby cities,
unincorporated county regions and the Los Padres National
Forest. The team analysis includes an inventory of the existing
land-uses and circulation/transportation conditions. The natural
environment and infrastructure study provides a summary of
findings for the local climate, native and existing vegetation,
prevailing winds, topography and soil types. The chapter
concludes with demographic information for the City based
on 2010 U.S. Census data.

Site Analysis &
Its Context

The Project Site & Its Context 2.1
Existing Land Uses 2.2
Natural Environment & Infrastructure 2.3
Demographics & Relevant Documents 2.4

Figure 2.0.2 Location of the City of Goleta in the State of California and
location of project area within the Goleta Valley
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2.1 The Project Site & Its Context
The City of Goleta, California is located in the southern
coastal region of Santa Barbara County, and was the
largest unincorporated populated area in the county until
its incorporation in 2002. The City is approximately 100 miles
northwest of Los Angeles and 10 miles west of the City of
Santa Barbara. The City area includes 5,075 acres or 7.9 miles
with a wide mix of land uses throughout. The greater Goleta
Valley is a community of housing districts, eight shopping areas
and small high-technology firms. The Goleta Valley includes
the University of California at Santa Barbara (UCSB), the
community of Isla Vista, Goleta Union School District and the
Santa Barbara Municipal Airport (even though it is within the
corporate boundaries of the City of Santa Barbara). The City is
serviced by U.S. Route 101, axillary Highway 217 and California
State Highway 154. The built environment of the City is defined
in the General Plan and Local Coastal Land Use Plan (2006)
as, “itself consists of a diverse blend of neighborhoods, each
with its own character…encompasses and values diversity and
balance: single-family homes and multi-family apartments;
new start-ups and long-established and thriving businesses;
quiet neighborhood streets and smoothly flowing freeways;
tree canopies and wide open spaces; organic farms and high
technology manufacturing” (p. 1-2). The following section
describes the location of the project area within the City of
Goleta.

Figure 2.1.1 Aerial View of Goleta Valley

History of Goleta and the project area
The Goleta Valley area is historically characterized by the
strong presence of the Chumash, or Canaliños tribes, and the
trading routes they established. The Chumash were sea-faring
people who traded with tribes on the Channel Islands. Spanish
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Figure 2.1.2 The vintage lemon crate labels have been
adopted as an image of local culture and pride in Goleta.

In the 19th century the area that was formally shrouded with
oak trees, was deforested to make way for ranching as the
principal land-use and industry in the region. Many areas,
including the Ellwood Mesa, were sought out for oil and
natural gas extraction. In the 19th and 20th centuries Goleta
Valley remained largely agricultural and is particularly noted
for the lemon groves that populate the area and support
the annual Goleta Lemon Festival. The name “Goleta” is
a Spanish word, meaning small ship or schooner, and was
officially appointed to the region in 1875 with the establishment
of the local post office. The character and landscape of
the Goleta Valley was subject to dramatic change in the
transition from a rural-agricultural to a high-tech center with
the introduction of transportation services, industries and
California State University. Southern Pacific Railroad established
railroad lines through the area, and in the 1930’s the Santa
Barbara local airport was built. In 1954 the landscape of the
Goleta Valley changed dramatically with the arrival of the
University of California at Santa Barbara and the establishment
of many aerospace companies. The character of Goleta
transitioned from rural-agricultural, characterized by farms,

dairies and ranches, to a high technology research area and
urban bedroom community. It is often referred to as “Silicon
Beach” and is characterized by a diversity of electronics,
telecommunications, and remote sensing manufacturing
industries. The project area encompasses Old Town along the
Hollister Street corridor, which serves as a major connection
between UCSB, the City of Goleta and U.S. Route 101. The Old
Town along Hollister Avenue is described in the General Plan
(2006) as, “a busy Old Town commercial district, shopping
centers, and lively local farmers’ markets; diverse scenic views
that include ocean and island vistas as well as the backdrop
of the Santa Ynez Mountains and foothills; and a range of
opportunities for passive recreation and active sports” (p. 2).
The project area includes a wide range of uses and community
interests contributing to Goleta’s rich cultural climate.

Site Analysis &
Its Context

explorers began exploring the Goleta Valley region in the
mid 1500’s after coming through New Mexico and Colorado.
In the 18th century two Spanish expeditions came through
the Goleta Valley area; the second of these expeditions
founded the Presidio of Santa Barbara and the Mission, where
the missionaries’ goals were converting the Chumash to
Roman Catholicism. Father Crespi, the diarist of the Portola
expedition, referred to the Goleta Valley in his writings as the
“The Good Land.” The term was adopted and is an associative
theme for the City as residents note that they live in a special
environmental setting (General Plan, 2006, chp. 1.2).

In February of 2002 an area of Goleta Valley was incorporated
into cityhood after several unsuccessful attempts. A large
urbanized area between the City of Goleta and the City of
Santa Barbara still remains unincorporated, and is dubbed
“Noleta.” It is noted that the City of Goleta has urban decay
around the Old Town area. This, and other issues, have raised
concerns on how to develop a plan that will adequately
revitalize Old Town by enhancing the physical and economic
environment through the pedestrian experience and
managing traffic, while minimizing impacts on residential areas
(General Plan, 2006). The City of Goleta is home to a unique
mix of uses, cultures and activities. The area is sought out for
its eclectic nature, and while there is a need for revitalization
efforts, the City’s small-town character should be protected
and preserved.

Old Town Goleta Vision Plan . 2013				
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2.2 Existing Land Uses
The Goleta Valley is a highly desirable place to live and work
because of its natural beauty, Mediterranean climate and the
separation, yet proximity, to metropolitan areas in Southern
California. The University of California, Santa Barbara (UCSB)
along with commercial and high-tech industries are the
largest employers in the Goleta Valley. Land use decisions
are determined by community’s desire to preserve and
protect natural resources, livable neighborhoods, the existing
land use patterns and quality of life. The desire to continue a
strong local economy, in correspondence with the desire for
revitalization and redevelopment, require concern towards
the infrastructure capacity and the potential for growth of the
area, while maintaining a small-town feel.

Figure 2.2.1 Hollister Avenue between Nectarine Avenue and
Tecolote Avenue. Old Town Goleta is celebrated for its’ distinct
character and unique restaurants pictured is the Goleta Bakery,
Domingos Cafe and La Chapala Market.

The current land uses are the result of transformation over
the past 75 years from a rural landscape of ranches and
agricultural land to a suburban and commercial community.
The community character is valued for the remaining
agricultural and rural lands now interspersed with residential
neighborhoods. Residents residing in the City of Goleta are
concerned with particular neighborhoods, thus the General
Plan outlines eight subareas of the Goleta Valley community.
Our project area is specifically concerned with the center of
Old Town Goleta (Old Town) (Figure 2.2.1).
The Old Town neighborhood is recognized as the historic
center of the City of Goleta. Old Town is home to a wide
variety of land uses ranging from single-family residential, multifamily apartments, and a myriad of commercial businesses.
These businesses range from small family-owned businesses to
start-up high tech companies.
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Figure 2.2.2 Santa Cruz Market
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Old Town is bounded by railroad tracks and U.S. Route 101
to the north and axillary Highway 217 to the west, residential
and commercial businesses to the south, and the Santa
Barbara Municipal Airport to the east. Old Town is highlighted
by Hollister Avenue, serving as the primary transportation
corridor and as a hub for major bus routes. Hollister Avenue is
predominantly composed of nonresidential development and
runs parallel to U.S. Route 101. To the north of Hollister Avenue
is high and medium-density housing mixed with single-family
housing, an area slated for planned residential and open
space zoned for active recreation. To the south of Hollister
Avenue are areas zoned for general commercial, high and
medium-density housing, business parks and public/quasipublic spaces.

Figure 2.2.3 Goleta Valley Community Center .

The Hollister Avenue corridor includes most of the Goleta
Valley’s largest employers (excluding UCSB). Old Town is the
original commercial center for the Goleta Valley. The existing
Land Use Plan Map (updated in November 2008) regards Old
Town as its own commercial use category, emphasizing the
unique opportunities offered in the area. The project area in
Old Town is currently comprised of residential, commercial,
office and industrial, as well as public/quasi-public use
categories. The residential areas to the north of Hollister Street
are high (R-HD) and medium (R-MD) densities interspersed with
single-family residences.
As outlined by the Land Use Element 3.4, the Old Town
Commercial (C-OT) designation is intended to permit a wide
range of local- and community-serving retail and office uses
to enhance the physical and economic environment for
existing businesses (General Plan, 2006, p. 14). Commercial
opportunities in Old Town attract a wide range of activities
through the many restaurants, local/cultural markets, auto-

Figure 2.2.4 Unique signage like the Goleta Electric
Co. sign adds to the character of Old Town Goleta by
creating a visual history for the area.
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body shops, used bookstores, thrift shops and office locations.
The restaurants in Old Town are a major draw to people
frequenting the area in particular the Natural Café, the
Goodland Kitchen & Market (collaborative restaurant), Pepe’s
Mexican Food and the original Habit Burger Grill. On Hollister
Avenue there are several local Hispanic markets: the Santa
Cruz Market, La Chapala Market and El Caporal Market. There
is also the Old Town Minimart and 7-Eleven corner market.
There are several thrift stores (2 locations for Alpha Thrift) and
used bookstores lining Hollister Avenue. There are more than
eight existing auto-body repair garages in Old Town.
The eclectic nature of Old Town’s land uses are both
celebrated for its diversity and seen as a deterrent to the area
for the lack of architectural continuity and unrelated activities.
Disconnect development and uneven sidewalks create
the need to enhance the pedestrian friendly experience.
Redevelopment and revitalization efforts are called for in the
area that is understood to have, “some urban decay.” The
City of Goleta Redevelopment Agency planned to continue
to develop and implement programs to revitalize the Old
Town, but the agency was dissolved in 2011. Now without state
funding, the City of Goleta is continuing with revitalization
efforts. Guidelines outlined in the Land Use Element of the
Goleta General Plan (2006) note that, “development should
be limited to uses that do not have high traffic-generation
rates. The lack of functional sidewalks, crosswalks, and
delineated parking spaces helps to create and maintain
the character of an old, historic district, but present safety
hazards for residents and visitors to the area. On-street parking
is available for employees and patrons of Hollister Avenue
locations, but whether the present amount is adequate is a
question of business owners in the area.”
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Figure 2.2.5 Goodland Kitchen.

Figure 2.2.6 Pepe’s Mexican Restaurant.

Central Hollister Housing Opportunity Sites, identified in Housing
Element Sub-policy HE 11.6, shall provide for the development
of residential units at densities ranging from a minimum of 20 to
a maximum of 25 units per acre in support of the achievement
of affordable housing goals.
Opportunity to create open spaces that are accessible to
residential neighborhoods.

Figure 2.2.7 For the Love of Cities Community workshop on March 7th
facilitated by Peter Kageyama encouraged the community to think
creatively.

Figure 2.2.8 The For the Love of Goleta Infographic visualized the
community ideas generated for what they love about Goleta.
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Opportunities

Encourage economic prosperity with a sustainable economy
that is not based on growth.
Opportunity to utilize “Complete Street” design of a cohesive
block to create equal opportunities for pedestrian, bicycle
and vehicular uses. One method to enhance this complete
street notion is the introduction of parklets to Hollister Avenue.
The For the Love of Goleta Community Workshop on March
7th, 2013 was facilitated by Peter Kageyama, author of “For
the Love of Cities.” The workshop encouraged community
members to identify what they love about Goleta and what
could be done to enhance the character, street vitality, and
community involvement in Goleta where participants broke
into groups and proposed community projects. The winning
proposal was a series of “pop-up patios” to enhance the
pedestrian experience on Hollister Avenue. This document
gives guidelines for the implementation of pop-up patios and
parklet spaces in Old Town Goleta.
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Constraints
Limited land and space allowable for new development.
Requirement for adherence of building design guidelines of
all new development and changes to existing development
to be compatible with character, scale and design of the
neighborhood, that does not impair viewsheds and vistas,
as outlined in the Visual and Historical Resources Element
(General Plan, 2006).
Availability of parking facilities for visitors and residents.
Lack of complete public safety features, including pedestrian
crosswalks, sidewalks and traffic calming in Old Town Goleta .
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2.3 Transportation & Circulation
Existing Conditions

Old Town Goleta is a mix of small business districts, low-density
residential and light industrial. As conveyed by Figure 2.3.1, Old
Town is centered on the Hollister Avenue corridor, which is one
of the major thoroughfares connecting residents, the University
of California, Santa Barbara and other businesses within the
Goleta Valley to U.S. Route 101. Fairview Avenue bounds
Old Town to the west and axillary Highway 217 establishes a
boundary to the east. The only municipal airport in the County
of Santa Barbara is located less than three miles southwest of
Old Town. An Amtrack train station is located less than 2 miles
northwest of Old Town.

Downtown Streets
The focal point of Old Town is Hollister Avenue, which is
surrounded by side streets used mostly by residents and
businesses. Hollister Avenue is a multi-lane bidirectional street
with established highway accesses points on the west and east
end of Old Town. High traffic volume, expansive crosswalks
with low visibility and uneven sidewalks makes Hollister Avenue
undesirable to walk on. Intermitted sidewalks on surrounding
streets guide pedestrians into parking and traffic lanes when
walking between destinations.

Figure 2.3.1 Existing crosswalk in Old Town
Goleta at the intersection of Hollister and
Orange Avenue.

Public Transit
The Santa Barbara MTD serves Old Town via bus on routes 12x
(Goleta Express), 24x (UCSB Express), 6 (Goleta), and 11 (UCSB),
with stops at Hollister Avenue and Kellogg Avenue (Map). As
a part of Santa Barbara MTD regular bus schedule, there is a
Goleta Crosstown Shuttle that runs from Calle Real to Old Town
every 30 minutes, seven days a week (MTD Santa Barbara,
2013).
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Figure 2.3.2 Santa Barbara MTD busses serve Old
Town Goleta..

Most sidewalks are uneven along Hollister Avenue and
became intermittent within neighborhoods. There is minimal
vegetation lining Hollister Avenue. Shade trees increase in
number on side streets. Through out Old Town there is a lack
of comfortable public seating that is provide shelter from
outdoor elements. Hollister Avenue is four lanes wide, and at
times 6 lanes when including turning lanes. In addition, the
lack of crosswalks and visibility of crosswalk signals on Hollister
Avenue discourages walkability. There are no established bike
lanes dividing cyclist from traffic on Hollister Avenue. There are
bicycle symbols painted at varying intervals on the ground to
indicate the street needs to be shared. The lack of bike lanes
extend to the side streets.

Parking
There is parking along Hollister Avenue, but large lengths
of the curb is designated for turning lanes or painted red.
Parking along Hollister Avenue and the side streets is free. All
parking is parallel to traffic. Very few businesses have parking,
and during certain times of the week trucks occupy parking
spaces while they unload goods for businesses. Employees of
local businesses tend to fill the parking spaces first because
there is minimal off street parking options close to the central
commercial area. Parking issues can begin to be alleviated
with the introduction of a central parking structure and
metered parking.

Opportunities & Constraints
Although Old Town provides services and amenities, such as
restaurants, markets, parks and a community center, there
are a number of improvements that the City could make to
increase safety and public use of streets to maximize the use of
these facilities.

Site Analysis &
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Sidewalks and Streetscape

Use traffic calming methods to decrease speed and volume
on the Hollister Avenue corridor.
Even sidewalks and fill in missing stretches with appropriate
streetscaping.
Increase pedestrian visibility at intersections and crosswalks.
Buffer cyclist from traffic be creating lanes and increasing
connectivity between streets and bike paths.
Optimize open space by planting vegetation that provides
beautification and relief.
Increase public seating that is safe and inviting to use.
Integrate parklets, pocket parks and thoughtful public seating
into the surround environment.
Meet the parking needs of business, residents, and visitors with
the creation of a central parking garage or the introduction of
parking meters at strategic locations.
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2.4 Natural Environment &
Infrastructure
Climate

The City of Goleta, located in Santa Barbara County in
Southern California, has a Mediterranean climate, with mild
temperature within ten degrees of 70° F year round, with
temperature rarely below 40° F. On average, the warmest
month is August and the coolest month is December. The City’s
location, at the foot of the Santa Ynez Mountains, is subject to
sudden extreme hot winds called “sundowners” which raised
the temperature to 133° F in 1859 (www.geog.ucsb.edu). The
City receives the most precipitation in the month of February
and has an annual rainfall of 16 inches per year
(City of Goleta, 2013).

Sun Trajectory
The area has very consistent, intense sun exposure throughout
the year. The City is located at a Latitude of 34 degrees and
Longitude of -119 degrees, therefore located in direct sun
trajectory from the east to west direction, with positions at
80 degrees, almost directly overhead in the summer months,
and no less than 30 degrees south during the winter months
(Gaisma, 2013).

Wind
In its coastal location, the City has moderate wind speeds
depending on the time of year. Average speed is 3-7 miles per
hour coming predominately from the Northeast and Southwest
direction, with greater and stronger winds from the bordering
coast to the South. The city’s minimum wind speeds are around
1 mph, with maximum speeds at 13 mph (Western Regional
Climate Center, 2013).

22				

Old Town Goleta Vision Plan . 2013

Figure 2.4.1 Goleta has a Mediterranean climate
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Air Quality
The City is located within the South Central Coast Air Basin,
which is categorized as a “nonattainment” area according
to the Federal and State ozone and suspended particulate
matter standards (PM10). The City’s air basin, however, is in
“attainment” for all other Federal and State standards for air
quality (City of Goleta General Plan).

Soil Types
Soil types for Goleta are those typical to the coastal, sandy
environment of the city. They may include Elder Sandy Loam,
Camarillo Fine Sandy Loam, Elder-Soboba Complex, and
Goleta Loam. These soils are classified for prime agricultural
land and floodplains (United States Department of Agriculture,
1981).

Figure 2.4.3 Ellwood Mesa coastal land preserve
north of Old Town Goleta.

Vegetation
The City encompasses two miles of Pacific shoreline, beaches
and coastal bluffs with open coastal mesas, agricultural lands,
including citrus groves and vegetable crops, fallow lands,
creeks and riparian areas, ponds, wetlands, and woodlands.
The city has diverse wildlife habitats, including eucalyptus
groves with the largest complex of monarch butterfly colonies
in southern California. Unique native vegetation includes
endangered grasslands, coastal bluff scrub, coastal sage
scrub, and chaparral, with native tree species of oak, walnut,
sycamore, willow, cottonwood (General Plan, 2006).

Topography
The City has very little topography in its coastal location with
slopes mostly between 0 and 9 percent. Outside the City,
hills begin to form and eventually turn into the Santa Ynez
Mountains, which dominates the northern boundary of the
area.
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Figure 2.4.4 Butterfly grove at Ellwood Mesa coastal
land preserve north of Old Town Goleta.

The Goleta Water District (GWD) is responsible for the supply
and distribution services for the City. The district delivers water
through line and storage facilities, obtaining water from both
the Cachuma Lake Project and the State Water Project. The
water is treated through the Corona Del Mar Water Treatment
Plant with a normal capacity of 24 million gallons per day. The
Goleta Water District maintains eight reservoirs with a total
capacity of 20.2 million gallons, and its current water supply is
around 16,000 acre-feet/year of potable water. The City’s arid
climate and water supply poses potential long-term constraints
for development in the Goleta Valley and surrounding lands.
(General Plan, 2006).

Site Analysis &
Its Context

Water Supply

Sewer and Storm Drains
Figure 2.4.5 Goleta Beach.

Figure 2.4.6The Goleta slough empties out into the
Pacific Ocean through Goleta Beach.

Two separate districts provide wastewater collection,
treatment and disposal services for the Goleta Valley: the
Goleta Sanitary District (GSD) and the Goleta West Sanitary
District (GWSD). The GWSD provides only a collection system
for the western part of the city and the GSD collects from
the eastern area, but treats and disposes all wastewater
from Goleta. Stormwater is drained through a system of
conventional pipes located throughout the City, which can be
seen in Appendix A. This drainage system flows with the natural
drainage of the twelve City creeks that carry water north to
south to either lagoons or the two sloughs, and all stormwater
will eventually flow into the Pacific Ocean. The City’s Storm
Water Management plan has incorporated best management
practices in order to minimize impacts to water quality from
runoff and pollutants (General Plan, 2006).
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Natural Drainage
The Goleta Valley’s natural drainage system comprises of
twelve creeks that drain from the surrounding foothills, through
the City and south to the Pacific Ocean. Creek conditions
vary. Some experience natural seasonal flows, while others are
channelized to provide greater conveyance for flood zones,
like San Pedro Creek. Bell Canyon Creek and Tecolote Creek
form small lagoons at the Pacific Ocean, while every other
creek within the City drains to the two sloughs located south
adjacent to the ocean. The Goleta Slough and Devereux
Slough are the main bodies of water for drainage, with large
wetlands and estuarine habitats (General Plan, 2006).

Noise
There are several different noise sources in the City, dominated
by automobile and railway traffic, airport and aircraft
operations and industrial/commercial activity. The US Highway
101, which runs east to west through the City, has an average
noise between 75 dBA and 90 dBA. Because of the close
proximity to the highway and to the Santa Barbara Municipal
Airport, average noise in the city is 60 dBA. The Union Pacific
Railroad also travels south, parallel to the 101 corridor, with
sound level averaging from 70 dBA to 75 dBA. In addition,
commercial and industrial noise can contribute to sound levels
between 60 dBA and 80 dBA. (General Plan, 2006).

Viewsheds
The most significant scenic views are provided by the Santa
Ynez Mountain range to the north, the Pacific Ocean to the
south, and the Channel Islands off the coast. Other important
surrounding sites include the Los Padres National Forest
and three city-owned regional open space preserves: the
Sperling Preserve, Santa Barbara Shores Park, and Lake Los
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Carneros Natural and Historical Preserve. Prominent features
of the Goleta Valley’s foothills and mountains can be seen
throughout the City, including expanses of orchards, chaparral,
and rock outcroppings (City of Goleta, 2013).

Opportunities
The coastal climate and surrounding mountains make the City
ideal for a tourist economy.
The City should work to preserve its agricultural lands and
promote greater productivity with community support.
The heavy transportation corridor can lead to increased
tourism, along with increased public transportation for a more
livable and sustainable community.
In order to increase watershed quality and minimize
stormwater impacts, the City can start implementing Low
Impact Development (LID).
The intense sun exposure is a great opportunity for more
efficient energy solutions, such as solar and more integrative
design with the sun trajectory.
The City can continue to enhance existing parks, open space,
and urban forests into a larger network to help with urban heat
island effects and promote carbon sequestration.
The City can continue to improve its open space and
conservation elements to create a strong, healthy community
with coastal and recreational opportunities

The FEMA-designated 100-year flood plan encompasses 640
acres, 12% of the City, posing safety issues for current and
future development, with increasing risk as sea level rises due
to climate change (City of Goleta, General Plan).
Sound levels from intense automobile, aircraft and railroad
traffic may have serious consequences to the natural
environment and wildlife.

Figure 2.4.7 Flooding in Old Town in the 1990’s.
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Constraints

Intense transportation zones with the airport, highway and
railway corridors could lead to poor air quality and serious
health risks.
Increased warm weather in the arid climate could create
increased water shortage issues that should be addressed with
stronger conservation efforts and planning.
Stormwater drainage with runoff pollution and discharge
through the creeks could pose substantial impacts to the
watershed and coastal ecosystems.
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2.5 Demographics & Relevant
Documents
Age and Sex
The total population of the City of Goleta, as of the 2010
census, was 29,888. The male-female ratio was close to 50/50
with 15,038 males and 14,850 females. The median age of
residents was 36.5 years old, and the largest age cohort was 20
to 24 year old (U.S. Census Bureau, 2013).

United States Census Bureau, City of
Goleta. Retrieved May 20, 2013.

United States Census Bureau, City of
Goleta. Retrieved May 20, 2013.

28				

Old Town Goleta Vision Plan . 2013

Site Analysis &
Its Context

Race & Ethnicity
The City’s 2010 race demographics show that the majority is
White with 73.8% in this category. The next largest race is Asians
who represent 10.9% of the population. Not seen in this graph is
the large Hispanic Population. In 2010 the Hispanic Population
total was 9,824, which is 32.9% of the total population (U.S.
Census Bureau, 2013).

United States Census Bureau, City of
Goleta. Retrieved May 20, 2013.

United States Census Bureau, City of Goleta. Retrieved May 20, 2013.
Old Town Goleta Vision Plan . 2013				

29

Site Analysis &
Its Context

Housing Characteristics
The tables show that the City has a relatively even split
between owner-occupied and renter-occupied units. The
average household sizes are 2.78 and 2.66 for owner-occupied
units and renter-occupied units, respectively. These household
sizes suggest that many of the residents live within their family
unit or with roommates. 2010’s total housing occupancy rate of
95% is a pretty high rate, and 2.1% of the total units were up for
rent (U.S. Census Bureau, 2013).

United States Census Bureau, City of Goleta. Retrieved May 20, 2013.
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United States Census Bureau, City of Goleta. Retrieved May 20,
2013.

United States Census Bureau, City of Goleta. Retrieved May 20,
2013.
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Economic Data
The City’s median household income in 2010 was $66,921, and
the majority of the residents fell within the $35,000 to $149,999
range.

Table 2.5.2 2010 City of Goleta Industry
Estimates

Of the total population of 29,888, 15,984 are employed.
This suggests that a large portion of the population is too
young to work, in school, or retired. The largest industry in
Goleta Valley is educational services, health care and social
assistance (35.2%), which is not surprising because of the
city’s proximity to the University of California, Santa Barbara.
Professional, scientific, management, administrative and
waste management services; and manufacturing are the next
largest industries in Goleta Valley, but these two industries’
percentages combined add up to 25.4%, which is less than the
35.2% employed by the educational services, health care and
social assistance industry (U.S. Census Bureau, 2013).

Table 2.5.1 2010 City of Goleta Income &
Benefits

United States Census Bureau, City of Goleta. Retrieved May 20,
2013.
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United States Census Bureau, City of Goleta. Retrieved
May 20, 2013.
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United States Census Bureau, City of Goleta. Retrieved May 20, 2013.
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Chapter Three synthesizes information gathered through
informal interviews of community members, an interactive
public workshop, and meetings with city staff to support the
conceptual development for the project area. An initial site
visit with city staff provided the community design team with
background information and the basis for concerns and
interests in the project area. Two weekend afternoons were
dedicated to engaging community members in informal
conversation on the street. The Wish and Have Poem activity
was used to inspire individual exploration of desires for the
future of Old Town Goleta. This time was also used to promote
the upcoming public workshop. The public workshop provided
a space for community members to interact with one another
while engaging in the Wish and Have Poem activity. In a
collaborative effort, individuals shared their visions for future
improvements of Old Town Goleta. Through out the community
engagement process, initial development of a conceptual
diagram took place. A revised conceptual diagram was
completed including key findings from community input and
recommendations for long-range land use.

Conceptual
Development

3.0 Conceptual Development

The conceptual development process can be divided into the
following parts: ideation, initial development of a conceptual
diagram, key findings from informal community engagement
and a public workshop, and a revised conceptual diagram.

Ideation 3.1
Community Participation 3.2
Conceptual Diagram Development 3.3

Figure 3.1.1 “Images of Life” Poster
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3.1 Ideation

Land Use

First Site Visit
The team visited Old Town Goleta on April 5, 2013. On this visit
we met with Goleta’s City Staff who provided background
information on Goleta, on current Capital Improvement
Projects and on their perspectives on key issues. We
conducted a site inventory for the entire project area noting
the physical, social and economic context. This first visit
allowed us to get a slight sense of the community.

Community Outreach
In order to get a better sense of the community and its needs,
a few students returned to Goleta to survey the community
with the Wish/Have Poems. The Poems asked “I wish Old Town
Goleta…” and “I’m Glad Old Town Goleta…” The Poems
provided a simple way for residents to express their ideas on
Old Town Goleta. The informal community outreach allowed
us to reach a diverse portion of the community, and to see Old
Town through their perspectives.

-More open spaces/parks/public spaces
-Mixed-use

Circulation
-Connection to existing bike lanes; Greater connectivity
-Parking structures; less on street parking; promote pedestrian
and cyclist space
-Traffic calming (more trees; green bulb-outs; visible cross		
walks) and complete streets on Hollister Avenue
-Woonerfs on residential streets (providing safe public space)

Aesthetics
-Maintain eclectic, small town community feel
-Highlight historic designs

Initial Ideas
The Site Visit and Community Outreach provided a basic
outline for creating a conceptual design. In order to capture
these ideas visually, we created an “images of life” collage.
The collage was a method to get the team to discuss and
analyze individual interpretations of the previous site visits. The
collage was then condensed into a conceptual design that
took the physical context into account. The primary themes
included in the conceptual design were circulation, land use
and aesthetics.
Figure 3.1.1 “Images of Life” collage poster.
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The key goals of the first conceptual diagram were to
incorporate community input into the identification of
landmarks, key elements and unique assets of Old Town
Goleta that were valued by the public or underutilized and to
expand on the community’s desire to maintain a small-town
feel while encouraging greater social and economic vitality.

Figure 3.1.2 Design Team first draft of Illustrative Site Plan

The conceptual diagram process began at the central area
on Hollister Avenue, which is the primary economic hot spot.
This area contains three important community centers; the
Goleta Valley Community Center/Boys & Girls Club, Santa Cruz
Market and Goleta’s Bakery. These places were identified as
places to preserve. North of Hollister is primarily residential. The
residential land-use should be improved upon with woonerfs
and greater connection to Hollister Avenue. South of Hollister
is mixed-use with primarily commercial and industrial uses. We
designated this area as mixed-use with details for office, live/
office and live/commercial spaces. Community outreach
expressed the need to calm traffic on Hollister Avenue. The
conceptual design includes road narrowing, lane reduction,
increase crosswalk visibility and the initiation of complete
streets (wider sidewalks, bike lanes). The community expressed
the need for a variety of interactive public spaces dispersed
through out Old Town. This theme was translated into wider
sidewalks, greenways, pocket parks, enhanced alleyways,
parklets, plazas, woonerfs and community gardens.
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Community Meeting I
The community meeting was held on April 4, 2013 at 7:00 p.m.
in the auditorium of the Goleta Valley Community Center.
Approximately 27 people attended. The project planning team
set up interactive booths at the Goleta Valley Community
Center, Santa Cruz Market, and Natural Café on April 7 and
April 13, 2013 from 11:30 a.m. to 2:30 p.m. The objective was
to gather community input on how residents view Old Town
Goleta and to expose residents to each other’s ideas.

Take-away
The community input findings were compiled and showed that
the community is invested in Old Town Goleta, but that there
are several things community members wished to change.
First, the I’m Glad Poem revealed what the community wanted
to preserve parts of Old Town including the small businesses,
the small town atmosphere, diversity and the Goleta Valley
Community Center to name a few. The I Wish Poem list was
much longer than the I Have Poem. One of the most popular
themes was to make Old Town more bike and pedestrian
friendly. Other main issues that were brought up included,
the need for more public space, green space, parking, and
community events.

Conceptual
Development

3.2 Community Participation

Methods for Community Input
The primary activity for community participation was the
activity called I Wish/ I Have Poem. This activity asked
community members what they wish Old Town had and
what they appreciate about Old Town. Community members
filled out two lists. In the community meeting, each member
shared their lists in small groups. Each group then decided
which items to transcribe into the group’s final poems. The
groups shared their lists with the entire room. This allowed the
community members to hear others’ perspectives and pick out
the repeating themes. While the group representatives were
reading the group lists, two students transcribed each item
onto two large posters, one for each type of poem. The final
poster boards helped illustrate repeated themes by checking
off the repeated ideas. When the project planning team was
present on the street, community members individually shared
what they wish Old Town had and what they appreciated
about Old Town. All of the public’s ideas were consolidated
and displayed on poster boards to illustrate repeated themes.

Figure 3.2.1 Informal
community input meeting
at cross section of Hollister
Avenue and Magnolia
Avenue.
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Table 3.2.1 Summary of “I Wish” “I’m Glad” Poems
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Table 3.2.2 Summary of Community Workshop Findings
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3.3 Conceptual Diagram
Development
Areas of Opportunity

Transportation and Circulation
Community Space and Cultural Celebration
Amenities and Utility
Aesthetic
Land Use
Design Objectives
Transportation & Circulation

This section addresses the transportation and circulation
concerns along the Hollister Avenue corridor in Old Town
Goleta. Three objectives were drawn from key community
outreach findings. Enhance pedestrian safety, improve
conditions for cyclist, and increase connectivity of streets and
bike paths.

Figure 3.3.1 Distinct sidewalks with Low
Impact Development

Improving sidewalk network
Introduce new bike routes and improve existing bike paths
Improve connectivity of streets to create a system of pathways
that expand on the connection of Old Town to the surrounding
area.
Enhance the pedestrian experience
Community members voiced the importance of updating the
sidewalks as a public safety measure. Presently, the sidewalks
along Hollister Avenue are uneven due to business owners
adding to sidewalk height in front of their establishments as a
method of protection against flooding. Widening and evening
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Figure 3.3.2 Unique
paving in public plaza
spaces, separated
bike lanes and
benches.

Improve conditions for cyclists (Complete Streets)
Heavy traffic flow on Hollister Avenue makes unsafe conditions
for cyclists traveling through Old Town. The four-lane avenue,
and at times six-lanes when including turning lanes, allows for
cars to travel at unsafe speeds. Incompatible rates of travel do
not induce multiple transportation use and gives preferences
to cars. Cyclists have taken to riding on the sidewalks along
Hollister Avenue because there is no bike lane available or
the conditions of existing bike lanes are deemed unsafe. In
response to comments about the need for traffic calming
strategies, the team suggests reducing the number of lanes
of traffic on Hollister Avenue to one lane of traffic each
direction, with a median separating traffic. The team proposes
the implementation of bike lanes that are separated from
vehicular traffic by planters.
Improve connectivity of streets and bike paths
The team proposes methods for emphasizing connectivity
between the existing bike routes that service Old Town
and the establishment of a bike route parallel to San Jose
Creek. Creating a bike-friendly environment along Hollister

Conceptual
Development

out the sidewalks was the most common improvement
mentioned by community members in an effort to “better the
street.” The project planning team proposes a sidewalk plan to
connect the neighborhoods to the north of Hollister Avenue to
Hollister Avenue and to the businesses districts south of Hollister
Avenue. Many of the smaller streets including Orange Avenue,
Mandarin Dr., Magnolia Avenue and Nectarine Avenue do not
have functioning sidewalks forcing pedestrians to walk in the
street when traveling between locations. The plan will include
the implementation of more visible pedestrian crosswalks
on Hollister Avenue and traffic calming on Hollister Avenue
between South Kellogg and South Fairview Avenues.

Figure 3.3.3 Separated Bike lane to increase safety

Figure 3.3.4 Street median with drought tolerant plants.
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Avenue that connects multiple biking routes will encourage
multiple transportation options for accessing Old Town.
Encouraging bike centric development will help reclaim
the street as a space where people take precedence over
traffic. In addition, creating a clear bike path connection from
Rutherford Street to Fairview Avenue, along Gaviota Street,
would create another way to navigate through Old Town,
drawing cyclist off Hollister Avenue.

Community Space & Cultural Celebration
Consider design concepts that increase sidewalk connectivity
and thoughtfully link public and private space to enhance the
public realm along the Hollister Avenue corridor. A temporary
plaza is proposed to claim space for community events at the
intersection of Orange Avenue and Hollister Avenue. Several
parklets are in the process of being implemented on Hollister
Avenue, with the first being introduced in front of Domingo’s
Café and the Goleta Bakery. Continue to create dynamic and
connective spaces for civic formation and cultural expression.

Figure 3.3.5 An outdoor stage for community plays.

Support existing community services
Enhance programs already in existence at the Goleta Valley
Community Center and introduce new afterschool programs
and clubs.
Integrate new community and cultural facilities with existing
uses
Explore larger office space on Hollister Avenue for non-profit
organizations currently located at the Community Center.
Create opportunities for cultural expression
Promote a mural program to celebrate local artists and
community groups.
Figure 3.3.6 Public art makes parking lots a place
of interests.
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Amenities & Utility
There is an overwhelming consensus gathered from the
residents of Goleta concerning public facilities and functions.
The team proposed the following objectives would address the
community’s desires and concerns with respect to Old Town’s
amenities and utilities.

Varying parklet designs
exemplifying creative street
furniture. Figure 3.3.7 Lawn
furniture (top left).
Figure 3.3.8 Reclaimed
wood(top right).
Figure 3.3.9 Use of barrier
from the street as a planter
(right).

What is a “Parklet”?
A parklet is a small public sidewalk extension,
usually extending two parking space lengths,
that uses non-permanent materials. It combines
elements such as seating, trees, flowers,
shrubs, umbrellas, bike parking or lighting
that reflect the unique character and needs
of that location. They are intended to provide
space for people to sit, relax and enjoy the city
around them. They are intended to be seen as
a piece of street furniture, providing aesthetic
enhancement to the overall streetscape and
are a much faster and less expensive way for
the city to bring sidewalk improvements to a
neighborhood. (“Parklet FAQs background,”
2010)

Conceptual
Development

The mural program will create opportunities for Old Town to
express local culture through art. The program will encourage
artists to depict meaningful scenes representative of the
historical and present day culture diversity of the area.

Streetscaping
Better streetscaping and design will provide a more functional
role of public space with conditions creating a comfortable
environment for both residents and street users. This can be
seen with more public seating, improved landscaping, lighting,
safe sidewalks and crosswalks, and an overall enhanced
public realm.
Parklets
With proposed “parklets” along Hollister Avenue, increased
public space can enhance the street experience and offer
services with more seating and functional areas for the street
user.
Variety of Public Space
With a variety of public open spaces, such as a temporary
public plaza on Orange Avenue and Hollister Avenue (figure
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x), would further improve the pedestrian walkability and
accessibility, along with more entertainment and overall
community engagement. With a “woonerf” space on
Mandarin Drive between Magnolia Avenue and Nectarine
Avenue (figure x), a shared space for all users including
pedestrians, automobiles, residents, cyclists and more
would provide a safe and easy opportunity to enrich the
neighborhood.
An increase in the connectivity of existing and future public
open space, as well as expanding the Community Center,
will foster an environment of greater accessibility in Old Town.
Proposed expansions to the community center could include
programs such as bike rentals, retail space, sports field, nature
center, community garden, senior center and outdoor theatre.

What is a “Woonerf”?
A woonerf acts as a traffic-calming method
to increase safety and encourage multiple
flows, giving preference to pedestrians. The
mix of uses forces drivers to be more aware
of their surroundings. The goal of a woonerf
is a street designed with the pedestrian
in mind; functioning as a play street for
children, bike boulevard, and a cut-through
to larger streets (Reichert, 2011).

Aesthetic
The community members’ comments indicated a shared
value in the creation of a visionary theme for Old Town Goleta
that unifies and preserves its eclectic mix of structures and
small town character. The goal is to preserve the good of Old
Town while enhancing what is no longer working. The project
planning team proposes two ways in which the aesthetic goals
of the community can be further developed.
Maintain mix building types and small business ventures
The diversity of building types enhances the presence of
small business ownership along the Hollister Avenue corridor,
and its immediate side streets. Building upon the existing
local character distinguishes Old Town as a central hub for
community activity and support, with the potential to foster
vitality.
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Figure 3.3.10 Example of a Woonerf design.

Figure 3.3.11 Example of a Woonerf design.
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Further beautify Old Town to enhance the pedestrian
experience
Initiate a push for the addition of green curbs and seating in
front of buildings that will provide beautification and relief.
Maintain and retrofit historic structures. Allow for a diversified
color palette from which to paint buildings. Disperse public art
through out the community that incorporates the natural and
historical elements of the area.
Creating opportunities for community expression
Supporting Old Town Goleta character
Enhancing the pedestrian experience

Land Use & Design Objectives
Our main land use objective is to maintain Old Town Goleta’s
character, but also increase its vitality through encouraging
mixed-use. North of Hollister Avenue will remain mainly
residential, but encourage multi-unit residential and accessory
dwelling units. These land uses would allow the neighborhood
to keep its cottage-style character, but be more flexible to
changing demographics. South of Hollister Avenue will contain
a variety of land uses to encourage commercial, office and
residential use. Allowing greater density in the designated
central commercial district and providing incentives to keep
small businesses on Hollister Avenue will encourage greater
economic vitality.

Figure 3.3.12 Example of making crosswalks visible
and appealing to the eye.

Support a distinctive image of Old Town Goleta
Support the success and development of local businesses
Create a network of public spaces
Integrate Live/Work areas into the commercial ‘zone’
Provide a variety of transit options
Develop strategies for adapting current housing stock
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Figure 3.3.13 Conceptual Diagram
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Figure 3.3.14 Temporary Public Plaza on
Orange Avenue and Hollister Avenue
A cross-section of Orange Avenue and Hollister Avenue depicts a
temporary public plaza that is occupying the street for a number of
hours for live music, street gatherings, vendors, etc. One main theme
from community outreach was the desire for more public space and
street activity, which can be met with temporary community events.
The residential street has 10 foot sidewalks and 24 foot right of way for
vehicles and bicyclists.

Figure 3.3.15 Magnolia Avenue and
Hollister Avenue

A cross-section of a residential street south of Hollister Avenue on
Magnolia Avenue with 8 foot vehicular travel lanes, 7 foot parking
lanes, and 5 foot lanes for bicyclists. The street has 10 foot sidewalks
to enhance the pedestrian experience and safety. Further proposed
improvements include a low impact development planter separating
the sidewalk from the parking lane for stormwater management and
enhanced aesthetics.
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Figure 3.3.16 Hollister Avenue at Pine
Avenue Gateway

Hollister Avenue is the main corridor in Old Town Goleta where safety
is most desired and needed by the community. In order to create a
safer, more accessible main street, the sidewalks are extended to 12
foot and traffic is reduced to two 10 foot travel lanes in order to slow
vehicles down. Also, a separated bicycle lane is proposed, 10 foot
parking lanes, and a 3-5 foot safety zone for emergency vehicles or
other delivery trucks that might need more space on Hollister Avenue.

Figure 3.3.17 Hollister Avenue at
Telecote Avenue

Another depiction of Hollister Avenue shows similar widths with 12 foot
sidewalks to improve the walkability of Old Town, and two 10 foot travel
lanes to increase the safety of the streetscape. Also, 6 foot bike lanes
for a safer, more accessible route for cyclists, which was a concern
from many community members. Low impact development is also
proposed in the median and planters in order to manage stormwater in
a more sustainable way, on site.
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Chapter Four provides a summary of the Community Meeting
II findings and connects the findings to the proposed land
use plan, circulation and public space structures. In the
Community Meeting II the community provided feedback
on the project team’s conceptual design. The project team
incorporated the critique into the proposed land use and
illustrative site plan. In the first section, the proposed land use
plan specifically details the different zones and the purpose
behind these land uses. The circulation section details the
streetscape and traffic calming strategies. Lastly, the public
space section describes the key proposed public amenities,
such as parks, plazas and public art walk.

Land Use, Circulation
& Public Space

4.0 Land Use, Circulation & Public
Space

Community Meeting II 4.1
Proposed Land Uses 4.2
Circulation Plan 4.3
Public Space Structure 4.4
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4.1 Community Meeting II
The community meeting was held on May 6, 2013 at 7:00 p.m.
in the auditorium of the Goleta Valley Community Center.
Approximately 50 people participated. On May 4, 2013 the
project planning team set up a table in front of Goodland
Kitchen and talked to businesses on Hollister Avenue to
advertise the second Community Meeting.

Methods for Community Input
As the community members arrived, the team gave each
participant eight green stickers and eight red stickers. The
participants were given the direction to use the stickers to
express their support (green sticker) or opposition (red sticker)
to ideas on the I Wish/ I’m Glad Poem posters and the three
Conceptual Diagram Posters. Each participant was given a
limited number of stickers, so that they would have to prioritize
their values. The entire group was split into three groups, so that
each community members were able to collaborate in a more
intimate setting. All the participants saw the three Conceptual
Diagram Posters by rotating to each project team every 15
minutes. Each project team explained their design concepts
and encouraged feedback on the poster through the colored
stickers and writing on the poster.
In the second part of the community meeting, the community
members were divided into four tables where a blank map of
the Old Town Goleta, markers, a land use key and amenities
stickers, ranging from trees to parking were placed in front
of them. Each group worked together to illustrate there
ideas onto a map with the supplies they were given. After 45
minutes, each group presented their concepts to the rest of
the room.
Figure 4.1.1 Community members
at the Goleta Valley Community
Center participating in the
second community workshop on
May 6, 2013.
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When the Cal Poly Students shared their Conceptual Diagram
Posters, each project team received feedback and new
information about the given project site area. The community
members in attendance agreed with the proposed bike paths
and public art walk. In addition, they made a point to state
they would like more trees and additional public seating.
The second activity gave community members the opportunity
to express their ideas onto a map of Old Town Goleta.
Participants created four groups. Within each group there
were a variety of land use visions discussed. During the final
presentations of their concepts many similar themes were
repeated. These themes included: bike lanes, pedestrian
safety, parking and community events.

Figure 4.1.2 Community members
“desired land uses” posters and
Old Town Goleta Wish Poem with
participants comments.

Land Use, Circulation
& Public Space

Take-Away

Table 4.1.1 Summary of Community Workshop Findings
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4.2 Proposed Land Uses
At the community meetings and outreach events, members
of Goleta expressed the desire for greater community vitality
and safety in Old Town Goleta. In addition, preservation of the
eclectic and local nature of Old Town was a major community
engagement finding. To promote these characteristics, the
project team analyzed current land uses and proposed a land
use plan with six major areas. Below is a list of these proposed
land use areas in order to meet the needs of the community.
Refer to Figure 4.2.1 for the Revised Land Use Map with
proposed locations of these areas for the greatest outcomes
and benefits.

Hollister Commercial
Old Town’s commercial area spans Hollister Avenue from
South Fairview Avenue to South Kellogg Avenue. Community
members expressed the importance of maintaining the
eclectic and diverse feel of Old Town by preserving
landmarks and historical buildings and signs. To promote
economic vitality, buildings at least two stories high would
encourage additional space, and variety in business types
and hours. Community members expressed the importance
of maintaining local businesses and increase the pedestrian
experience. To satisfy this desire, buildings would maintain
smaller widths and building frontages would be encourage to
abut against sidewalks.
Downtown Core
Central commercial on Hollister Avenue between the Goleta
Valley Community Center and Pine Avenue. This zone allows
between two and three story buildings with commercial use
on the first floor. The second and third floors would encourage
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Figure 4.2.1 Model for downtown core.

further commercial use and business incubators. The
Downtown Core is the center of Old Town Goleta. Increased
building height could help distinguish the Downtown Core from
the rest of Old Town, creating a destination of diversity and
promotion of economic vitality.

Office/Commercial
These areas are designed in order to increase uses and
multiple functions on the Downtown Core, delivering a suite
of services and encouraging start-up businesses and small
business incubators to locate in Old Town Goleta. This will
support the existing businesses in Old Town and encourage
new business to locate on Hollister Avenue. It will encourage
commercial on the bottom floor and on the upper stories; as
well as creating a stronger organizational connection between
the Goleta City Chamber of Commerce and community
groups, enhancing the community. It could also create
opportunities for businesses to provide affordable housing
options to workers in the surrounding neighborhoods.

Figure 4.2.2 Examples of mid-high density housing types

Business Incubators
The Downtown Core should deliver a suite of services and
encourage start-up businesses and small business incubators
to accelerate the growth and success of entrepreneurial
companies.

Multi-Unit Residential
During the second community meeting, it was brought up that
the greatest number of Goleta residents live in and around Old
Town Goleta. North of Hollister Avenue is primarily residential.
The residential zone of Old Town includes all types of housing
units allowing for single family, additional dwelling units,
apartments, and townhomes. In the transition spaces between

Figure 4.2.3 Example of mid-high density residential
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commercial and residential, greater density housing can be
promoted to increase the strength of the Old Town core and
create opportunities for affordable housing units.
High Density Residential
Where space and character allow, higher density residential
should be developed with central communal space and
connecting pathways in mind. These proposed allowances
promote the development and provision of affordable housing
within the community by implementing the policies of the
County’s Housing Element of the Comprehensive Plan and the
goals of the Regional Housing Needs Plan.

Figure 4.2.4 Live/ work building type.

Medium Density Residential
The single-family cottage home is a characteristic that
should be preserved in maintaining neighborhood charm. In
anticipation for population growth, multi-dwelling units with
historic character should be rehabilitated and single-family
dwellings should be considered for duplex conversion.

Mixed-Use Live/Work & Live/Office
Mix-use will be located primarily south of Hollister Avenue. This
district should encourage shared uses in the same space, so
that space has greater vibrancy and increases the chances
for spontaneous community interactions. Mixed-use buildings
should encourage commercial and office on the first floor and
residential on the top floors in order to promote the eclectic
nature of Old Town, while improving economic versatility, the
potential for affordable housing, and job opportunities within
walking distance.
Live/Work & Live/Office
Specific designation of Live/Work, Live/Office spaces would
increase varied, creative and personalized environments
Figure 4.2.5 Street space and plazas to be designated
for temporary community events
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adding accessibility and originality to the community.
The variety of spaces would give each type of mixed-use a
unique characteristic and attract different demographics.

Temporary Community Events

Figure 4.2.6 Farmer’s market/
festival space should be
encouraged in Old Town
Goleta

Figure 4.2.7 Aerial view of a
parklet showing delineation of
space between street, bike path,
and sidewalk.

Through out the community engagement process input has led
to the need to create reasons for people to stay and explore
Old Town Goleta. Spontaneous community interaction can be
sparked by creating places that provide entertainment and
peak interests.
Nightlife District
Community members have expressed the desire for more
family nightlife. An area on the designated southeast end
of Old Town, from Hollister Avenue to Orange Avenue and
Magnolia Avenue, south of Hollister Avenue, should be
considered. This area would encourage businesses that cater
to family entertainment whether its cafes or outdoor movies.
Community vitality would be addressed through encouraging
patio and outdoor space. These spaces could include, but are
not limited to, courtyards, and open plaza spaces.
Farmer’s Market
A temporary farmer’s market is proposed on the block of
Orange Avenue, Magnolia Avenue, Pine Avenue, and Gaviota
Street. This area is adjacent to where the family nightlife
and mix-use is proposed. The farmer’s market supports local
businesses and can be a venue for events.
Plazas
The community has expressed the desire to create meaningful
places where they can celebrate together. Plazas create
a space where people are the dominated focal point, and

Figure 4.2.8 Parklet occupying
parking spaces.
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priority is given to pedestrians in the public right-away. Plazas
are gathering places where special events, information
exchange and local expression are encouraged.
Parklets
A parklet is a small public sidewalk extension, usually extending
two parking space lengths, that uses non-permanent materials.
It combines elements such as seating, trees, flowers, shrubs,
umbrellas, bike parking or lighting that reflect the unique
character and needs of that location. They are intended to
provide space for people to sit, relax and enjoy the city around
them. They are intended to be seen as a piece of street
furniture, providing aesthetic enhancement to the overall
streetscape and are a much faster and less expensive way for
the city to bring sidewalk improvements to a neighborhood.
(“Parklet FAQs background,” 2010)

Figure 4.2.9 Green roof
patio

Public Space and Facilities

Parking Garage
A three-story parking garage is proposed on the south side
of Hollister Avenue between Pine Avenue and Rutherford
Street. The garage is proposed in response to the community’s
hope to reduce long-term parking in the mid Hollister
Avenue Corridor, reallocate parking and increase pedestrian
circulation.
- In lieu fees will account for a portion of the building and
maintenance costs.
- A parking garage on Hollister Avenue will encourage
pedestrian activity and help increase consumer spending in
the commercial district.
- A parking garage in the middle of Hollister Avenue will
provide parking opportunities for people to park and visit a
number of locations without having to move their vehicle.
- The bottom floor will have incentivize parking spaces to
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Figure 4.2.10 and
Figure 4.2.11 Murals to
decorate parking garage

promote greenhouse gas reduction.
- A parking garage will encourage community interaction and
expression
- The roof of the proposed three-story parking garage is
to be a green roof encouraged for community garden
use.
- Wall space to be used for public art installations
for the proposed mural project plan (further described
in Chapter Six Implementation and Phasing). It will
be a key location for individuals to experience
public artwork on the south side of Hollister Avenue 		
beginning at the parking structure and ending at the
Goleta Valley Community Center.
Bike Center
The proposed bike center stationed at the Goleta Valley
Community Center would be part of a bike share program
to serve the City of Goleta. Design team estimates for bike
share program serving the City of Goleta would operate with
approximately 150 bicycles at 15 stations with stations spaced
every 1,300 ft (modeled after Kirkland, WA). The location of
Public Bicycles racks and service terminals should be well
planned to be integrated with MTD public transportation stops.
Allowing for combined inter-modal use of bicycles and public
transport services and increase the attractiveness of both
systems. A program to combine transit/bike share cards could
benefit ridership/membership for both programs.
The bike program should be started in the spring or summer
months when people are most likely to cycle-- promote
program for year-round uses. Should be encouraged by
employers as amenity for live/work structures. Start-up costs:
Costs estimated by evaluating the King County Bike Share
Business Plan (Alta Planning + Design, 2012).

Green Spaces
Greenways, paths, and pedestrian alleys are encouraged
throughout the project site. Green space will include
bioretention, neighborhood parks, community gardens, and
green roof tops. The introduction of green space to Old Town
should encourage an increase in community participation,
natural beauty, and shelter from urban elements. Community
garden space is proposed for the roof of the proposed parking
garage on Hollister Avenue adjacent to Santa Cruz Market.
The green roof would be a way to enhance the parking
garage as a destination. An additional community garden
space is proposed off of Hollister Avenue between Telecote
Avenue and Kinman Avenue across the street from the Goleta
Valley Community Center.

Figure 4.2.12 Green roof encouraged as urban green
space.
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Figure 4.2.1 Proposed Land Uses
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4.3 Circulation
The community has expressed concerns of people’s
tendencies to stop, shop and leave Old Town Goleta without
enjoying its many offerings. Circulation is key to making
Old Town a destination. It is important to create a multimodal network that transports people safely and minimizes
environmental and neighborhood impacts. The circulation
goal is to reduce the desire to relay on private, singleoccupant automobiles through the integration of land use
and transportation planning. In addition, it is important to
inspire the expression, status, and personality of individuals by
increasing the freedom of movement through accessibility and
connectivity of bike paths and sidewalks.
All circulation elements and existing traffic features not
mentioned within the circulation section are assumed to
remain consistent with the existing conditions.

Figure 4.3.1 Example of street with crosswalk through a median.

Vehicular Circulation
Circulation is key for automobiles to move about quickly and
efficiently in Old Town Goleta.
Connector Streets
Automobile, transit, bicycles, and pedestrians are
accommodated equally on a Connector Street. Some
transit options may also be provided. Streets accommodate
moderate to high volumes of through traffic with and through
the city. Pedestrians are accommodated with sidewalks.
Bicycle lanes are provided where feasible. Hollister Avenue
is considered a Connector Streets. The street has a traffic
calming measure whether it is traffic diverters, median barriers,
or raised crossings.
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Local Streets
Automobiles, bicycles, and pedestrians are accommodated
equally on a Local Street. Pedestrians are accommodated
with sidewalks. Transit use, if any, is incidental. These streets
accommodate low volumes of local traffic and provide
access to adjacent property. All truck traffic is restricted to offhour delivery, and to ensure noise compatibility between trucks
and residential, trucks noise is prohibited in residential following
the Country of Santa Barbara ordinance code for nighttime
noise restrictions, Chapter 40 Section 40-2. Neighborhood
traffic management strategies to slow and discourage through
automobile and truck traffic may be appropriate. All streets
that intersect with Hollister Avenue are considered Connector
Streets. Each street has a traffic calming measure whether
it is raised speed reducers, lane curving or narrowing, curb
extensions.
Access Streets
Access streets to residential and businesses. Automobiles,
bicycles, and pedestrians are accommodated equally in
alleys. Parking is prohibited. Each alley has a traffic calming
measure whether it is raised speed reducers, lane narrowing, or
roundabout.
Woonerfs
A Local Street designed as a shared public space for all types
of street users. Functions without stop signs, traffic lights, lane
dividers or sidewalks. Automobiles are restricted to walking
speed, and users must make eye contact to maneuver around
other users on the street. Woonerfs are found on the north
side of Hollister Avenue on Mandarin Drive between Magnolia
Avenue and Nectarine Avenue and on Gato Avenue
between Telecote Avenue and Kinman Avenue.
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Figure 4.3.2 Woonerf example with brick pavers.

Parking
A central parking garage and shared surface parking
lots connected by a network of pedestrian amenities will
encourage users to park in locations that don’t take away
from the profit of surrounding businesses and provide reasons
to walk instead of drive between destinations.

Pedestrian Circulation
Streetscape
The community has voiced the need for street pedestrian
enhancements. Trees, landscaping, sidewalk improvement,
paving, stormwater management, public seating, public art,
lighting, utilities and driveway design attract convenience,
comfort, and safety to Old Town Goleta streetscape. Sidewalk
connectivity between local streets, Woonerfs, and alleys will
provide pedestrians with a variety of enjoyable routes to get
to their destination. Along these routes building facades,
visible signs, and lighting creates comfort. A farmer’s market
walk around the Magnolia Avenue, Gaviota Street, and Pine
Avenue block, a temporary plaza space at the intersection
of Hollister Avenue and Orange Avenue, and a family
nightlife walk inside the block abutting the south side of
Hollister between South Fairview Avenue and Orange Avenue
contribute to a dynamic streetscape.

Figure 4.3.3 Pedestrian alley with
cobblestone pavers and outdoor seating

Pedestrian Alley and Path Network
Exceptionally high volumes of pedestrian traffic are
encouraged between buildings and around greenways. Alleys
are located primarily in the center of Old Town. Sidewalks
are wider with ample pedestrians amenities, building façade
provide a high level of pedestrian interest, and pedestrians
have a high priority where alleys and streets intersect. Alleys

Figure 4.3.4 Artist’s concept of a pedestrian alley.
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prohibit vehicular traffic and discourage high volume and
high-speed bicycle traffic, adding to pedestrian comfort and
convenience. Paths provide connections between the built
and natural environment In the event of conflicts, pedestrian
have priority.

Pedestrian Safety
Pedestrian visibility and accessibility is priority. Every
intersection on Hollister Avenue will have a crosswalk where
each street meets. There will be additional crosswalks in front
of the Goleta Valley Community Center and the proposed
central parking structure on the south side of Hollister Avenue
between Pine Avenue and Rutherford Street. A combination
of lighting and open lines of sight between buildings and
amongst trees helps to ensure safe passage through streets.
Increase the number of trees along Hollister Avenue to block
the glare from the sunrise and sunset and reduce the risk of
automobile collisions.

Figure 4.3.5 Painted crosswalk for increased pedestrian safety.

Bicycle Circulation
Planned Bikeway Network and Supported
Facilities

The bikeway network and supported facilities in Old
Town Goleta is part of a larger Santa Barbara County
comprehensive bikeway network. Therefore, to be consistent
with the surrounding area, the bikeway classification system
(Table 4.3.1) of the Santa Barbara County Draft Bicycle Master
Plan (2012) will be used.

Figure 4.3.6 Increased sidewalk width and separate bike lanes from
vehicle traffic for safety.
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Bikeway Classification System
Table 4.3.1 Bikeway Classification

County of Santa Barbara Draft Bicycle Master Plan, 2012, p. 10

Bike Paths
The Goleta Beach Trail is popular among University of California
Santa Barbara (UCSB) students going between campus and
Goleta Beach State Park. The trail follows the seashore from
campus to the park; a side loop swings north across the
irrigation channel to Sandspit Road. Take Sandpit At Goleta
Beach, the trail links to the Atascadero Creek Bike Path, or
Orben Trail, which travels westward towards downtown Santa
Barbara.
The community has asked for a stronger bikeway network, so
a bike and pedestrian paralleling State Route 217, following
the San Jose Creek channel. It will connect to South Kellogg
Avenue where it will turn into a bike lane that intersects with
Hollister Avenue. A direct route to Goleta Beach and the
Atascadero Creek Bike Path on the eastern end of Old Town
will be established. The path will take into consideration the
San Jose Creek Capacity Improvement and Fish Passage
Project that began in 2012 and will continue through 2013. The
trail will provide the community with a stronger link to beaches,
UCSB, and the local watershed.
The community conveyed the importance of designated bike
path on Hollister Avenue between Fairview Avenue and State
Route 217. Bike paths will go with the flow of traffic but will be
excluded from vehicular traffic by a physical divider. The bike
lanes will break for intersections and have an advance stop
box, or bike box, for cyclists to take up a proper turning position
to turn left.
Bike Lanes
Bicycle lanes are provided on connector streets where
feasible.
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Bike Routes
Where a connector street does not have a bike lane it will
have a shared-lane marking, or “sharrow” street marking,
installed placed in the center of a travel lane to indicate that
a bicyclist may use the full lane.

Bike Center
To support the bikeway network, a bike share facility is
proposed in the northeastern corner of the Goleta Valley
Community Center parking lot. The location provides
adequate space for bicycle storage, rental, and repair and
is centrally located to the Community and Civic Center and
greater Old Town area.
Figure 4.3.7 Bike Center station in Santa Monica to be used as a
model.
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4.4 Public Space
Community Amenities
Public space is proposed to meet the needs of the community
that were identified through the outreach events. A location
for each public space is proposed where the objectives and
outcomes could be greatest achieved. For Old Town Goleta,
the community is at the heart of downtown, and by preserving
and enhancing opportunities to express its cultural and
historical tradition, Old Town will flourish for residents, visitors
and business owners.

Public Plazas
Public space was a recurring issue throughout the community
meetings and outreach findings. In order to meet these goals
for Old Town, a variety of public plazas will be proposed
throughout the project site. These plazas will also create a
more lively community, with more pedestrian amenities and
safety along Hollister Avenue, which is another major concern.
It will also enhance the surrounding businesses, promote
walkability, and aesthetics with greater opportunities for public
art and landscaping.
Location: Orange Avenue and Hollister Avenue intersection.
This temporary land use will allow the residential street on
Orange Avenue to close and host a variety of community
events periodically. Community members expressed their
desire for more activity along Hollister Avenue. The public plaza
addresses these wishes and promotes the Old Town Goleta
atmosphere with greater pedestrian space and safety.
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Figure 4.4.1 Public plaza spaces will enhance the pedestrian
experience throughout Old Town Goleta.

Location: Southeast corner of Orange and Hollister Avenue, in
the commercial zone and Family Night-Life District.
A permanent public plaza in this location is proposed to
connect the Live/Work land use area to the commercial zones.
The public plaza would encourage community vitality and
safety in the Family Night-Life District, and it is located directly
across from the proposed Orange Avenue Movie Wall. The
proposed Temporary Farmer’s Market is near to this site and
would also benefit from this public space.
Location: Hollister Avenue between Wendy’s and Spudnut’s
Donuts, across from the Community Center.
The focus of this plan is to promote the Goleta Valley
Community Center and enhance its location as a central node
for Old Town Goleta. A small public plaza is needed in order to
connect the Community Center to the small businesses in the
Commercial Zone in the surrounding radius and the residents
in the adjoining neighborhoods. By providing public seating,
landscaping, and a safe pedestrian zone with a large, painted
crosswalk across Hollister Avenue, many of the needs of the
community will be addressed and advanced.

Figure 4.4.2 Existing Capital Improvement
Project to bring new neighborhood parks
to Old Town Goleta.

Parks and Parklets
To further establish a community with open space and
amenities, more parks and large public zones are necessary
for Old Town. The proposed land uses have been established
from the voiced needs of the community and their vision for
Old Town. With more parks and parklets, the quality of life will
be enriched for both business owners and residents with more
aesthetics and safe activities throughout the project site.
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Park
Location: South Kellogg, North of Hollister Avenue (outside of
project boundary).
This park is currently in progress by the City of Goleta, as many
community members want to see more parks and trees in
Old Town. This park can provide the town with more open
space with safe, multi-use recreation for all ages. Sections of
the park may be dedicated for a skate park to cater to the
skating community and provide a safe place for young adults.
A community garden and dog park would also enhance the
space with more community amenities and activities. Having
a safe and accessible way to connect the Old Town corridor
surrounding Hollister would also be important in progressing the
park proposal.
Parklet
Location: Hollister Avenue in front of the Cyclery Shop, Mercury
Lounge, and Goleta Bakery. On Magnolia Avenue in front of
Goodland Kitchen.
Parklets are temporary public spaces set up on street parking
spots, which are transformed with trees, plants and benches to
improve the pedestrian experience. These temporary public
spaces are for all street users, not limited to those associated
with surrounding businesses. These pop-up parks increase the
pedestrian presence and economic vitality with more public
space and amenities on the street.
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Figure 4.4.3 Parklet spaces encourage multiple seating types and are
to be public property for all to enjoy.

Parking Garage Roof Park
Location: Parking lot on Hollister Avenue between Santa Cruz
Market and the Printing Shop.
Several community members expressed concern about public
parking, so a parking garage in the already existing parking lot
next to Santa Cruz Market is proposed. The parking structure
would be multi-use with a Green Roof Park on the top for
community activities, along with managing stormwater on
site. This rooftop park would create more public space where
community members can enjoy the view of Hollister Avenue.
The lower floors of the parking garage could be used as a
space for temporary art shows or community meetings, so
that both pedestrians and cars can use this key location. Also,
providing an open and accessible pathway throughout the
garage can connect the space to surrounding areas.

Cultural and Historical

Temporary Farmer’s Market
Location: South of Hollister Avenue on Orange, Magnolia and
Pine Avenues to Gaviota Avenue.

Figure 4.4.4 Farmer’s Market space is
proposed for local streets off of Hollister
Avenue.

The community members expressed their desire for more
community events, and farmer’s markets are a key method of
promoting both healthy communities and community vitality.
Closing down parts of the minor streets (Orange, Magnolia,
Pine and Gaviota) for a few hours a week will bring a sense
of community and provide local farmers an opportunity to
build relationships with the local businesses. This also promotes
the history of the agricultural aspects of Goleta, as well as,
providing a space for more culture with local vendors and
artists.
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Goleta Valley Community Center
Location: 5679 Hollister Avenue extended to the San Jose
Creek area.
The Community Center is the heart of Old Town with a strong
history and culture for all residents, especially the Latino
community. Proposing an expansion to include, but not limited
to, an athletic facility to provide more activities for the Boys
& Girls Club, with a park and nature center in the back will
provide education and outdoor activities for all ages. For the
front space of existing lawn, a proposed native plant garden
will also enhance community education in its cultural history
and promote greater aesthetics off Hollister Avenue. Also, if
City Hall moved to this location and placed an investment into
Old Town by creating a Civic Center, a stronger community
could be the result. A Bike Rental Center with visitor information
with bicycle parking would provide more sustainable
transportation and a better network for all of Old Town. Along
with these proposed land uses for the center, providing a
pathway or greenway, along with a bike path connecting the
Community Center to Old Town would make a safer, more
accessible space.

Figure 4.4.5 Goleta Valley Community Center.

Public Art Walk
Location: Alley along proposed parking structure off of Hollister
Avenue at Santa Cruz Market existing parking lot, along Santa
Cruz Market, across Rutherford Avenue.
A mural program for local artists to display their work while
creating an interesting public corridor. The corridor would
connect Hollister Avenue to the parking structure, to Rutherford
Avenue, and ultimately to the Community Center. It would
also create an aesthetically pleasing environment for the
parking structure, in order to incorporate the new building into
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Figure 4.4.6 Inspiration for Public Art Walk.

the community, while providing a public space with a cultural
experience.
Movie Wall
Location: Southwest corner of Orange and Hollister Avenues in
the Commercial Zone and Family Night-Life District.
A proposed public plaza in the center of Downtown
Commercial space near the proposed Temporary Farmer’s
Market is incorporated with a wall to display movies and
encourage family-oriented nightlife activities. A safe outdoor
space for both daytime and nighttime events with multiple
uses will attract street-users and bring economic and cultural
vitality to Old Town. This is consistent with community needs
and wishes.

Figure 4.4.7 Plazas to be transformed for
community events including a pop-up
movie wall for family-oriented nightlight
activities.
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Chapter Five details the design guidelines for the six proposed
land use area in the Old Town Goleta project area. Each land
use is divided into the overall objectives for the guidance
area, building siting and massing, low impact development
guidelines and streetscape guidelines.

Design
Guidelines

5.0 Design Guidelines

Hollister Commercial 5.1
Office/Commercial 5.2
Multi-Unit Residential 5.3
Mixed-Use; Live/Work & Live/Office 5.4
Temporary Community Events 5.5
Public Space & Facilities 5.6
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Design
Guidelines
5.1 Hollister Commercial

Center).

Urban Design Objectives for the Guidance
Area

*Reference the City of Goleta Zoning Ordinance for zone
descriptions

Allowed Uses: C-1 (Limited Commercial), C-2 (Retail
Commercial), C-3 (General Commercial), CH (Highway
Commercial), CN (Neighborhood Commercial), SC (Shopping

The general commercial corridor is Hollister Avenue from
Fairview Avenue to South Kellogg Avenue. Old Town Goleta
is celebrated for its diversity in commercial opportunities
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including a wide range of eatery options and unique retail
and resale shops. The project team proposes higher density
of commercial shop opportunities. Historical buildings in
Old Town would be preserved, and new smaller businesses
are encouraged to locate on Hollister Avenue to increase
economic growth. The commercial district on Hollister
Avenue is the main factor attracting visitors to Old Town. The
preservation of existing small and local businesses, as well as
encouraging new small and independent businesses, would
maintain the small town feel.

The planning team’s objective in proposing
higher density of commercial opportunities
would

1. Create a difference in building height helping distinguish a
downtown core from the rest of Old Town and welcome all
users with vibrant and human-scaled building frontages. Bring
building frontages of first-floors to the property line with second
floors with cantilevers providing different looks for the street
frontage.

Figure 5.1.1 Artist’s rendering of mixed uses that increase opportunities
in a downtown core

2. Encourage the use of both street frontage and alleyway
entrances to provide a comfortable transition between
walkable places in the Downtown Core and surrounding
residential neighborhoods.
3. Drive heightened activity to the street by providing places
for people to participate in a multitude of small business
commercial uses, and make Old Town Goleta a desirable
place for businesses and offices to locate.
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Hollister Commercial
Building Siting and Massing
Setbacks and Building-to-Lines

1. Buildings with frontages on Hollister Avenue should be built
to property lines on east and west (With an exception for
corridor spaces 6-10 feet wide in the commercial zone north
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of the Goleta Valley Community Center. These corridors are
located in the center of Old Town Goleta, and would promote
greater connectivity and pedestrian-use. Another exception
for the parking structure next to the Santa Cruz Market and
designated historic buildings.).
2. The ground floor should be built to the front property line to
create a close connection between the streetscape and the

building. Upper floors of the building should be built to the front
property line, but cantilevers are encouraged for up to 6 feet
beyond the front property line.
3. A maximum of 50 feet setback is required in the rear to allow
for on-site parking.

Building Heights, Massing, Storefronts, and
Roofing Forms

1. Buildings up to two stories are allowed, not to exceed 25 feet
and no shorter than 15 feet in height.
On second floor, balconies are allowed, up to 6 feet over the
public right of way. Buildings between Magnolia Street and
Kinman Ave may build up to three stories, not to exceed 35
feet and no shorter than 15 feet in height

6. Awnings are allowed to project up to 3 feet over the public
right of way or cover balcony space
7. Building facades are encouraged to vary from adjacent
building’s facades.

Parking Requirements
One parking space for each 600 square feet of gross floor
area.

2. Building fronts maximum of 25 feet horizontally.

In-Lieu Fees: The city should allow in-lieu fees for office/
commercial. The funds shall be retained by the city and
shall be used exclusively for the purpose of acquiring and
developing the parking garage. The new parking garage will
provide enough public parking to allow for transition of surface
lots to more intense mixed-use development projects (See p.
143 for more details).

3. Flat or sloped roofs are allowed. For sloped roofs up to 3 feet
of overhangs are allowed. For flat roofs greenroofs, gardens,
and lounge space are encouraged.

Off-Hour Delivery Program: Should introduce curb regulations
designed to provide curb access between the hours of 7 p.m.
and 6 a.m.

4. Storefronts should provide visual access into stores from
the street. Large transparent surfaces are encouraged. For
eateries, temporary street front seating in public space is
allowed as long as a minimum of 4 feet of public space is
preserved for pedestrians to use.

Multi-Space Parking Meters: Multi-space parking meter should
serve between 8 – 10 parking spaces on the street. Metered
street spaces in Old Town require payment Monday through
Saturday, from 8 a.m. to 7 p.m., and are free on Sundays and
state holidays.

5. Both surface signage and hanging / projecting signage on
ground floor allowed. Hanging/projecting signage can project
into public right of way up to 3 feet from the front property line,
and be located between 8 feet and 12 feet vertically.

Public Surface Parking Lots and Garages: Public surface
parking lots and garages should offer free parking for a limited
amount of time to all visitors (See p. 143 for more details).
City Wayfinding Program: A City Wayfinding Program should
install new public parking directional signs in Old Town.

Old Town Goleta Vision Plan . 2013				

87

Additionally, parking signs should be installed on public
garages.
Bicycle Parking: Provide at least one secure, enclosed bicycle
storage space per new retail worker for 10% of retail worker
planned occupancy. Provide visitor or customer bicycle racks
on-site, with at least one bicycle space per 5,000 square feet
of retail space, but no fewer than one bicycle space per
business or four bicycle spaces per project site, whichever is
greater (LEED for Neighborhood Development, 2009).

Guidance Objectives and Rationale
The objectives of the Commercial Hollister area design
guidelines are to allow and encourage the presence of small
businesses and to maintain the eclectic old town atmosphere.
Based on community members’ feedback, measures such as
allowing street front seating and setting a maximum width of 50
feet buildings are intended to help form an active streetscape
and maintain spaces for small businesses.
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Figure 5.1.2 Multiple opportunities for
bicycle parking should be available in
the commercial area.

Low Impact Development Guidelines
STRUCTURES: RECOMMENDED LOW IMPACT
DEVELOPMENT STRATEGIES

1. Rooftop Drainage. In order to minimize stormwater runoff
from large impervious rooftop surfaces, a drainage system that
flows runoff into bioretention areas landscaped with native
plants can absorb and filter stormwater. This would also help
groundwater recharge through infiltration, and promote the
health of nearby creeks and waterways by slowing the runoff
flows and pollutant or sediment contents.
2. Rain Barrels. Another easy way to collect and reuse
stormwater is with rain barrels at the end of rooftop gutters. This
water could be used again for landscaping or other uses that
would not require more water filtration. Rain barrels help with
water conservation and costs.

Figure 5.1.3 An entire neighborhood can make
minor changes, such as capturing rain in barrels
to water surrounding vegetation.

LANDSCAPING: RECOMMENDED LOW
IMPACT DEVELOPMENT STRATEGIES

1. Green Roofs. By using rooftop space with planters or other
landscaping with native plants that can survive both seasonal
rain and summer drought, increasing permeable surfaces will
help reduce stormwater runoff rates and pollution. This can
also promote greater aesthetics and interest for businesses, as
well as, more efficient outdoor space for commercial use.
2. Bio-retention. Designing landscaping capable of capturing
stormwater with specific soils and native plants can infiltrate
the sediment and polluting qualities that, with conventional
drainage, would flow into nearby waterways destroying wildlife
habitats and creek stability. These polluted waters carrying
trash and sediment eventually flow into the ocean, as well.

Figure 5.1.4 Permeable pavers can
significantly decrease groundwater
runoff and enhance streetscape
vegetation.
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Keeping the stormwater on-site with landscaped bio-retention
systems will also recharge groundwater aquifers. This strategy
may involve maintenance and cleaning, however, can create
a more dynamic experience for consumers and pedestrians.
Such plants include, but are not limited to Coyote Brush,
California Goldenrod, California Rose, and Douglas Iris.
4. Trees. Planting more trees either in planters, bio-retention
areas, or any other landscaping would improve infiltration for
stormwater as trees have a greater absorption capacity. Such
trees can include, but are not limited to native Coast Live Oak,
Mexican Elderberry, Western Redbud, and Desert Willow.

Figure 5.1.5 Pavement can
channel runoff into planters
that can then filter and
replenish groundwater.

3. Permeable Pavement. By creating parking areas, alleyways,
and patios with permeable surfaces like pavement, brick,
or concrete, greater infiltration could occur and increase
groundwater recharge. This strategy would also help decrease
runoff flow into nearby drainage and watersheds, therefore,
creating more water quality and quantity. Diversity in surfaces
can also promote safety and interest in the streetscape,
enhancing economic vitality. This solution requires periodic
maintenance and cleaning of pollutants and sediment.

Figure 5.1.6 A combination of LID streetscaping and
bulbout for traffic calming measures.
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Hollister Commercial
Streetscaping

Sidewalks

Traffic Lanes

Bike Lanes

Two lanes with one lane per direction. Each lane is 10 feet
wide.

Sidewalks on both sides of the street. 12 feet wide (materials).

Separated bike lanes 6 feet wide on both sides of Hollister
Avenue. Follow automobile traffic direction. Materials: painted
bike lane.
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Median
Low impact development medians separate the two traffic
lanes and the parallel parking lane from the bike lane on both
sides of Hollister Avenue. The side medians will be planters with
heights between 1 to 3 feet and roughly 3 feet wide. The side
medians will be broken up every 22 feet allowing pedestrians
to reach their parked vehicles.

Traffic Calming Strategies
Low impact development (LID) planters are located on both
sides of the street. The 3 feet wide planters create a natural
buffer between the parking lane and the sidewalk. Planters
again should be made of durable materials )
Parallel parking spots along Hollister Avenue between the LID
planters and traffic lanes provide an additional buffer

Pedestrian Crossings
Crosswalks are located at every street intersection and all
crossings are at least 5 feet wide. All crosswalks will be marked
with colorful paint. Crosswalks on Hollister Avenue will have
different texturing and adequate signage reminding vehicles
to slow down. Recommended materials for the crosswalk
include concrete pavers, bricks, or other materials with a
different scale than the street.
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Figure 5.1.7 Increase crosswalk
visibility by using bright paint.

Street Trees
Street trees should have a minimum height of 40 feet tall at
maturity and spaced between 50 to 70 feet from each other.
California Sycamore and Coast Live Oak are recommended
for this site, because they are Californian native and droughtresistant. Also recommended a mixed variety of trees to
incorporate an eclectic atmosphere to the mixed-use zone.

Street Lighting
Pedestrian scale street lighting with downward-facing
orientation avoiding excess light pollution. Lighting fixtures will
be 10-12 feet tall, spaced 50 to 70 feet from each other and
not directly located underneath a tree canopy. Streetlights in
the center median will be between 15 to 18 feet tall.

Street Furniture
At least 2 benches should be provided on every block on
each side of the street. It is recommended that benches be at
least 6 feet long, with trash and recycling receptacles located
within 5 feet adjacent to benches. Utilities should be used as
an opportunity for public art.

Figure 5.1.8 Green
patch to separate
street from sidewalk

Figure 5.1.9
Decorative Street
Lamps

Guidance Objectives and Rationale
Comments gathered from community outreach activities
indicated the importance of encouraging a pedestrian friendly
environment that attracts persons to Hollister Avenue fostering
opportunities for vivid street life. The pedestrian experience
would be improved by increasing the frequency of trees,
providing different seating options, and encouraging public
art.
Figure 5.1.10
Teak Bench
with substantial
seating.
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Design
Guidelines
5.2 Office/Commercial

Urban Design Objectives for the Guidance
Area
Allowed Uses: C-1 (Limited Commercial), PI (Professional and
Institutional), M-RP ( Industrial Research Park), M-S-GOL (Service
Industrial- Goleta).
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*Reference the City of Goleta Zoning Ordinance for zone
descriptions.

Design
Guidelines

General office uses are promoted along Hollister Avenue
interspersed with commercial opportunities. These areas are
designed in order to increase uses and multiple functions
on the Downtown Core, delivering a suite of services and
encouraging start-up businesses and small business incubators
to locate in Old Town Goleta.

The objectives in the design guidelines are to
1. Support the existing businesses in Old Town and encourage
new business to locate on Hollister Avenue.
2. Encourage commercial on the bottom floor and on the
upper stories.
2. Create a stronger organizational connection between the
Goleta City Chamber of Commerce and community groups,
enhancing the community.

Figure 5.2.1 Mixed Use Office Retail.

3. Create opportunities for businesses to provide affordable
housing options to workers in the surrounding neighborhoods.
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Office/Commercial
Building Siting and Massing
Setbacks and Build-to-Lines

1. Building fronts should be built to property lines on north
and south. Up to 20 feet setback on one side is allowed for
driveway access to rear on-site parking. Shared driveways
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between properties are encouraged.
2. The ground floor should be built to the front property line to
create a close connection between the streetscape and the
building. Upper floors of the building should be built to the front
property line, but cantilevers are encouraged for up to 6 feet
beyond the front property line.

3. A maximum of 40 feet setback is required in the rear to allow
for on-site parking.

Building Heights, Massing, Storefronts and
Roofing Forms

1. Buildings up to two stories are allowed, not to exceed 25 feet
and no shorter than 15 feet in height.
On second floor, balconies are allowed up to 6 feet over the
public right of way.
2. Building fronts longer than 100 feet horizontally should be
broken into 50 feet or smaller surfaces.
3. Flat or sloped roofs are allowed. For sloped roofs up to 3 feet
of overhangs are allowed. For flat roofs greenroofs, gardens,
and lounge space are encouraged.
4. Both surface signage and hanging/projecting signage on
ground floor allowed. Hanging/projecting signage can project
into public right of way up to 3 feet from the front property line,
and be located between 8 feet and 12 feet vertically.

Figure 5.2.2 Encouraging varied store frontages with balconies and
cavaliers creates a interesting pedestrian experience.

5. Awnings are allowed to project up to 3 feet over the public
right of way, or cover balcony space.
6. Building facades are encouraged to vary from adjacent
building facades.
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Parking Requirements:

building (LEED for Neighborhood Development, 2009)

One parking space for each 600 square feet of gross floor
area.

Guidance Objectives and Rationale:

Shared Office/Public Lots: Existing surface parking lots owned
by offices in the area can be used as public lots. The city
should look into costs for leasing spaces from privately owned
lots. The city should also conduct further studies to determine a
budget for a uniform signage program, identifying these lots as
publicly accessible during certain hours of the day.
30% Parking Space Reduction: A 30% reduction of required
parking spaces for all new development may be approved by
the planning director for parcels with mixed-use development.
In-Lieu Fees: The city should allow in-lieu fees for office/
commercial. The funds shall be retained by the city and
shall be used exclusively for the purpose of acquiring and
developing the parking garage. The new parking garage will
provide enough public parking to allow for transition of surface
lots to more intense mixed-use development projects.
Business Parking Permit for Parking Garages: The city should
introduce a business permits for vehicles of employees doing
business in a live work district. No more than three business
permits should be issued for the same commercial business
or office at the same time. There is no charge for the business
permit.
Bicycle Parking: Provide at least one secure, enclosed
bicycle storage space per new occupant for 10% of planned
occupancy. Provide visitor bicycle racks on-site with at least
one bicycle space per 10,000 square feet of new commercial
non-retail space but no fewer than four bicycle spaces per
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The objective of the Office Area design guidelines is to allow
and encourage the development of small businesses. Based
on community members’ feedback, measures such as allowing
small office spaces would encourage affordable spaces for
small business incubators.

Low Impact Development Guidelines
STRUCTURES: RECOMMENDED LOW IMPACT
DEVELOPMENT STRATEGIES

1. Rooftop Drainage. In order to minimize stormwater runoff
from large impervious rooftop surfaces, a drainage system that
flows runoff into bioretention areas landscaped with native
plants can absorb and filter stormwater. This would also help
groundwater recharge through infiltration, and promote the
health of nearby creeks and waterways by slowing the runoff
flows and pollutant or sediment contents.
2. Rain Barrels. Another easy way to collect and reuse
stormwater is with rain barrels at the end of rooftop gutters. This
water could be used again for landscaping or other uses that
would not require more water filtration. Rain barrels can also
help with water conservation and costs.

LANDSCAPING: RECOMMENDED LOW
IMPACT DEVELOPMENT STRATEGIES

1. Green Roofs. By using rooftop space with planters or other
landscaping with native plants that can survive both seasonal
rain and summer drought, increasing permeable surfaces will
help reduce stormwater runoff rates and pollution. Green roofs
can also be an efficient, aesthetically pleasing use of outdoor
space.

Figure 5.2.3 Rain barrels capture water
that would otherwise runoff building roofs
and into storm drains.

2. Bio-retention. Designing landscaping capable of capturing
stormwater with specific soils and native plants can infiltrate
the sediment and polluting qualities that, with conventional
drainage, would flow into nearby waterways destroying wildlife
habitats and creek stability. These polluted waters carrying
trash and sediment eventually flow into the ocean, as well.
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Keeping the stormwater on-site with landscaped bio-retention
systems will also recharge groundwater aquifers. This strategy
may involve maintenance and cleaning, however, enhances
the visual quality of private and public environments. Such
plants include, but are not limited to Coyote Brush, California
Goldenrod, California Rose, and Douglas Iris.
4. Trees. Planting more trees either in planters, bio-retention
areas, or any other landscaping would improve infiltration for
stormwater as trees have a greater absorption capacity. Such
trees can include, but are not limited to native Coast Live Oak,
California Sycamore, Western Redbud, and Desert Willow.
3. Permeable Pavement. By creating parking areas, alleyways,
and sidewalks with permeable surfaces like pavement, brick,
or concrete, greater infiltration could occur and increase
groundwater recharge. This strategy would also help decrease
runoff flow into nearby drainage and watersheds, therefore,
creating more water quality and quantity. Diversity in surfaces
can also promote safety and interest in the streetscape.
This solution requires periodic maintenance and cleaning of
pollutants and sediment.
4. Rain Gardens. Like bio-retention planters and landscaping,
rain gardens create a more concentrated area with rocks or
gravel in order to have greater stormwater volume, capacity,
and infiltration. These can be seen throughout landscaped
areas to improve aesthetics and flooding safety for pedestrians
and cyclists.
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Figure 5.2.4 Permeable pavement captures
surface water. A filter strip, layers of soil and
hardy plants separate out contaminants.
Surface runoff is reduced and groundwater is
recharged.

Office/Commercial
Streetscaping

island effect and street lamps are more reflective).

Traffic Lanes

12 feet wide sidewalks on located on both side of the
street. Recommended materials for the sidewalk include
recycled rubber tire sidewalk, concrete pavers, or concrete.
Strategically placed pervious pavers are also encouraged.

Traffic lane will have two lanes with one lane per direction.
Each lane is 10 feet wide. Recommend that the roads be
built with light-colored pavement that’s durable (reduce heat

Sidewalks
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Bike Lanes
Separated 6 feet wide bike lane on both sides. Bike lanes
follow automobile traffic direction. Same material as
traffic lanes, but a bright color to mark the bike lane is
recommended.

Median
The low impact development medians will be located
between the two traffic lanes, and between the parallel
parking space and the bike lane. The middle median is 90 feet
wide. The side medians will be planters with height between 1
to 3 feet and 2 feet wide. The side medians will be interspersed
every 22 feet to allow pedestrians to reach their parked
vehicles. Medians should be made of durable materials, such
as any sidewalk material or varnished wood.

Traffic Calming Strategies
Low impact development (LID) planters located on both sides
of the street. The 3 feet wide planters create a natural buffer
between the parking lane and the sidewalk. Planters should
be made of durable materials, such as sidewalk material, or
varnished wood.
Parallel parking spots between the LID planters and the traffic
lane provide an additional buffer between bicyclists and
automobiles. These parking spots may be made of the same
material as the road, but pervious pavers are recommended.
The temporary parklets provide more interest in the streetscape
and causes drivers to slow down when they approach this
space. Parklets generally take up the 8 feet width (parking
space) and up to 44 feet length. Parklets may be made of
a variety of materials that are sustainable, durable and low
conductor for high temperatures.
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Figure 5.2.5 Separated bike lanes colored differently designate
space for bicyclists only. A major concern for bikers in Old Town
who take to riding on the sidewalks rather than the street.

Pedestrian Crossings

Guidance Objectives and Rationale

Crosswalks are located at every street intersection and are
at least 5 feet wide. All crosswalks will be marked with colorful
paint and creativity is encouraged. Crosswalks on Hollister
Avenue will also have a different texture to remind vehicles to
slow down. Recommended materials for the crosswalk include
concrete pavers, or bricks.

The objective of the Office Area design guidelines is to allow
and encourage the development of small businesses. Based
on community members’ feedback, measures such as bicycle
lanes and crosswalks will create a safer street that may attract
different demographics to the area; this may especially benefit
small business incubators.

Street Lighting
Street lights will be between 10 to 12 feet tall. Street lights will
be spaced between 50 to 70 feet from each other and not
located directly under a tree canopy. Street lights should direct
the light onto the sidewalk or street. Streetlights in the center
divider will be between 15 to 18 feet tall. Recommended street
lamp styles like the Aldo Bernadi Street Lamp and the pictured
street lamp with sign (above), as long as the lamp style is
consistent on the entire street (sidewalk lamps may be different
style from the center divider lamps as long as the styles are
cohesive).

Street Furniture
Public seating for at least three people on every block will be
available. Naturally shaded spaces, such as under a tree, are
ideal locations. Between 1 to 2 trash receptacles on every
block located at least 5 feet from public seating. Public seating
should incorporate the atmosphere of the neighborhood. For
this area, a foliage bench is recommended to add more green
space to the street. Separated waste receptacles like, eco
bins, is recommended, because they encourage recycling

Figure 5.2.6
Decorative Street
lamps.

and composting.

Figure 5.2.7 Teak Bench with substantial seating.
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Design
Guidelines
5.3 Multi-Unit Residential

Urban Design Objectives for the Guidance
Area
Allowed Uses: R-2 (Two-Family Residential), DR (Design
Residential), AH (Affordable Housing overlay).
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*Reference the City of Goleta Zoning Ordinance for zone
descriptions.
Increasing the density of housing to the North of Hollister
Avenue would create multiple housing options that would
address the need for affordable housing in Old Town Goleta
by implementing the policies of the County’s Housing Element
of the Comprehensive Plan and the goals of the Regional

Design
Guidelines

Housing Needs Plan. The residential area to the north of Hollister
Avenue from Fairview Avenue to Kinman Avenue should be
zoned for higher density uses with allowances for Accessory
Dwelling Units (ADUs). ADUs are to be built as the second
dwelling unit created on a lot with a house. Standards of
development and performance shall be designed to provide
incentives for developers to construct affordable housing with
good design and compatibility with adjacent land uses. The
higher density housing allowances are promoting heightened
activity, providing the opportunity for residents to gain a sense
of downtown living, with the updating of neighborhood paths
and connections would provide a lively and safe experience
for residents and pedestrians. Introduction of woonerfs (See
chapter 3.2) into high-density residential neighborhoods
provides the opportunity for safe pedestrian and bicycle uses
in.

Figure 5.3.1 Increasing residential density by allowing a diversity
of housing types will increase pedestrian presence on Hollister
and foster community growth.

The planning team’s objective in proposing
higher density residential allowances would
1. Maximize peoples’ presence on the north side of Hollister
Avenue.

2. Foster a healthy community feel in the neighborhood
through varied housing options including opportunities for
duplexes, apartment buildings, and single family housing with
Affordable Development Units (ADUs).
3. Create comfort and safety for pedestrians through the
leveling of sidewalks and streets to create woonerfs and the
creation of bicycle path connections.
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Multi-Unit Residential
Building Siting and Massing
Setbacks and Build-to-Lines

1. East and West of the buildings should allow for up to 20 feet
setback on both side is allowed for driveway access to rear
on-site parking / shared driveways between properties are
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encouraged.
2. The ground floor is preferred to be built to the front property
line to create a close connection between the streetscape
and the building. The maximum front property setback is 20
feet. Upper floors of the building are allowed to extend up to 3
feet beyond the front property line.

3. A maximum of 60 feet setback is allowed in the rear to allow
for parking and/or a backyard.
4. Multiple buildings on a single lot, such as Accessory Dwelling
Units, are encouraged to accommodate fluctuations in
housing needs within Goleta’s community.

residential street for long than 72 hours without being moved at
least one tenth of a mile. Vehicles stored longer than 72 hours
are subject to being towed or cited.
After 72 hours unattached trailers and oversized vehicles
should be moved at least a ½ mile from the original location
for up to 24 hours.

Building Heights, Massing, Storefronts and Roofing Forms:
1. Buildings up to two stories are allowed, not to exceed 25 feet
and no shorter than 15 feet in height.
On second floor, balconies are allowed, up to 3 feet over the
public right of way.

No parking should be allowed in residential alleys, except for
the purpose of actively unloading goods or passengers, or
unless the alley is specifically designated as an alley-parking
zone.

2. Building fronts longer than 60 feet horizontally should be
broken into 50 feet or smaller surfaces.

Provided a clear zone on streets at ends of on-site driveway
entrances.

3. Flat or sloped roofs are allowed. For sloped roofs up to 3 feet
of overhangs are allowed.

Parking is prohibited in front of a public or private driveway
(even your own driveway).

Parking Requirements

Bicycle Parking: Provide at least one secure, enclosed bicycle
storage space per occupant for 30% of planned occupancy
but no fewer than one per unit. Provide secure visitor bicycle
parking racks on-site, with at least one bicycle space per ten
dwelling units but no fewer than four spaces per project site
(LEED for Neighborhood Development, 2009).

Single-family attached townhouses: 2 spaces per unit plus one
1 guest space per each two units
Multi-Unit Residential: 1 space per studio unit, 1.5 spaces per
one bedroom unit, 2 spaces for two-three bedroom unit, 2.5
spaces for four bedroom or more unit
No new on-site surface parking lots larger than 30% of the
development footprint area.
Bottom floor parking garages should be built to provide
additional parking.

Guidance Objectives and Rationale
The objective of the Residential Area design guidelines is to
foster a healthy community feel in the neighborhood through
varied housing options. Based on community members’
feedback, measures such as accessory dwelling units and
duplexes will provide a variety of housing options for people of
different socio-economic groups.

On-street parking: Vehicles cannot be parked or stored on a
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Low Impact Development Guidelines
STRUCTURES: RECOMMENDED LOW IMPACT
DEVELOPMENT STRATEGIES
1. Rooftop Drainage. In order to minimize stormwater runoff
from large impervious rooftop surfaces, a drainage system that
flows runoff into bioretention areas landscaped with native
plants can absorb and filter stormwater. This would also help
groundwater recharge through infiltration, and promote the
health of nearby creeks and waterways by slowing the runoff
flows and pollutant or sediment contents. It can also help
erosion issues in residential areas, as well as, household water
leaks.
2. Rain Barrels. Another easy way to collect and reuse
stormwater is with rain barrels at the end of rooftop gutters. This
water could be used again for landscaping or other uses that
would not require more water filtration. Rain barrels can also
help with water conservation and costs.
3. Greywater. Recycling of used landscaping irrigation water,
washer/dryer water, or sink/shower water can be purified
through advanced systems and reused again. This is a very
progressive approach in water conservation and would require
more financing and maintenance, however, would decrease
household water bills.

Figure 5.3.3 Grey water system
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Figure 5.3.2 LID Streetscape

LANDSCAPING: RECOMMENDED LOW
IMPACT DEVELOPMENT STRATEGIES
1. Green Roofs. By using rooftop space with planters or other
landscaping with native plants that can survive both seasonal
rain and summer drought, increasing permeable surfaces will
help reduce stormwater runoff rates and pollution. Green roofs
can also be an efficient use of outdoor space for residents and
visitors.
2. Bio-retention. Designing landscaping capable of capturing
stormwater with specific soils and native plants can infiltrate
the sediment and polluting qualities that, with conventional
drainage, would flow into nearby waterways destroying wildlife
habitats and creek stability. These polluted waters carrying
trash and sediment eventually flow into the ocean, as well.
Keeping the stormwater onsite with landscaped bio-retention
systems will also recharge groundwater aquifers. This strategy
may involve maintenance and cleaning, however, enhances
residential areas with more aesthetics and interest. Such
plants include, but are not limited to Coyote Brush, California
Goldenrod, California Rose, and Douglas Iris.

Figure 5.3.4 Rain Garden

4. Trees. Planting more trees either in planters, bio-retention
areas, or any other landscaping would improve infiltration for
stormwater as trees have a greater absorption capacity. Such
trees can include, but are not limited to native Coast Live Oak,
California Sycamore, Western Redbud, and Desert Willow.
5. Permeable Pavement. By creating parking areas, alleyways,
and patios with permeable surfaces like pavement, brick,
or concrete, greater infiltration could occur and increase
groundwater recharge. This strategy would also help decrease
Figure 5.3.5 Green Parking Lot
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runoff flow into nearby drainage and watersheds, therefore,
creating more water quality and quantity. Diversity in surfaces
can also promote safety and interest in and around the
housing unit. This solution requires periodic maintenance and
cleaning of pollutants and sediment.
6. Rain Gardens. Like bio-retention planters and landscaping,
rain gardens create a more concentrated area with rocks or
gravel in order to have greater stormwater volume, capacity,
and infiltration. These can be seen throughout landscaped
areas to improve aesthetics and flooding safety for pedestrians
and cyclists.

Figure 5.3.6 Rain Garden in
commercial areas help retain
rain water onsite.
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Multi-Unit Residential
Streetscaping

island effect and street lamps are more reflective).

Traffic Lanes

10 feet wide sidewalks are located on both side of the
street. Recommended materials for the sidewalk include
recycled rubber tire sidewalk, concrete pavers, or concrete.
Strategically placed pervious pavers are also encouraged.

Traffic lanes should have two lanes with one lane per direction.
Each lane is 8 feet wide. Recommend that the roads be built
with light-colored pavement that’s durable (reduce heat

Sidewalks
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Bike Lanes
Bike lanes on both sides of the road. Bike area is to be painted
to remind cars to slow down in areas that share traffic uses.
Materials: same as street with painted bike lane.

Median
No median.

Traffic Calming Strategies
Low impact development (LID) planters located on both sides
of the street. The four feet wide planters create a natural buffer
between the parking lane and the sidewalk. Planters should be
made of durable materials, such as any sidewalk material, or
varnished wood.
Parallel parking spots between the LID planters and the
traffic lane provide an additional buffer between pedestrians
and the automobiles. These parking spots may be made
of the same material as the road, but pervious pavers are
recommended.

Pedestrian Crossings
No designated pedestrian crossing, because this is a smaller
street with slow traffic.

Street Trees
Street trees should have a height between 20 to 50 feet tall at
maturity and spaced between 50 to 70 feet from each other.
Trees should be located between 8 to 10 feet away from the
private property line. California Sycamore, Western Redbud,
Desert Willow and Coast Live Oak are the type of trees
recommended for this site, because they are Californian
native and drought-resistant.
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Figure 5.3.7 Painted bike lanes increase awareness for both bicyclists
and motorists.

Street Lighting
Street lights should be between 10 to 12 feet tall and located
between 8 to 10 feet away from the private property line.
Street lights spaced between 50 to 70 feet from each other
and not located directly under a tree canopy. Streetlights
should direct the light onto the sidewalk or street.

Street Furniture
Public seating for at least three people on every three blocks
will be available. Naturally shaded spaces, such as under a
tree, are ideal locations. One trash receptacle located at least
5 feet from public seating. Public seating should incorporate
the atmosphere of the neighborhood and natural materials
are encouraged. Separated waste receptacles like, eco bins,
is recommended, because they encourage recycling and
composting.

Guidance Objectives and Rationale
The objective of the Residential Area design guidelines is
to allow and encourage the development of a vibrant
community-centric neighborhood. Based on community
members’ feedback, measures such as narrow lanes and
sidewalks will encourage slower traffic and greater pedestrian
presence.

Figure 5.3.8 Trash-Recycling
Receptacle.
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Multi-Unit Residential Woonerf
Streetscaping

pervious pavers are also recommended.

Traffic Lanes

34 feet wide shared space. Sidewalks will be made with the
same material as traffic lane.

34 feet wide shared space. Two way traffic. Textured road
materials that alert drivers to slow down are encouraged.
Concrete pavers are recommended. Strategically placed
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Sidewalks

Bike Lanes
34 feet wide shared space. Bike lanes will be made with the
same material as traffic lane.

Median
No median.

Traffic Calming Strategies
Street trees encouraged between 3 to 8 feet away from the
private property lines.
Public seating is encouraged.
Automobiles are allowed to park between 1 to 10 feet from
the private property line.

Pedestrian Crossings
No designated pedestrian crossing, because this is a smaller
street with slow traffic.

Figure 5.3.9 Woonerfs have distinct paving from surrounding area.
This increases the awareness of all inhabitants of the space being
motorists, cyclists, pedestrians, etc.

Street Trees
Street trees should have a height between 20 to 50 feet tall at
maturity and spaced between 50 to 70 feet from each other.
Trees should be located between 5 to 10 feet away from the
private property line. California Sycamore, Western Redbud,
Desert Willow and Coast Live Oak are the type of trees
recommended for this site, because they are Californian
native and drought-resistant.

Street Lighting
Street lights should be between 10 to 12 feet tall and located
between 5 to 10 feet away from the private property line.
Street lights spaced between 50 to 70 feet from each other
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and not located directly under a tree canopy. Streetlights
should direct the light onto the sidewalk or street.

Street Furniture :
Public seating for at least three people on every three blocks
will be available. Naturally shaded spaces, such as under
a tree, are ideal locations. One trash receptacle located
at least 5 feet from public seating. Public seating should
incorporate the atmosphere of the neighborhood and natural
materials are encouraged. Movable and colorful benches
are recommended in this zone, so that people may move
seating as needed and more color would be added to the
streetscape. Separated waste receptacles like, eco bins,
is recommended, because they encourage recycling and
composting.

Guidance Objectives and Rationale:
The objective of the Residential Area design guidelines is
to allow and encourage the development of a vibrant
community-centric neighborhood. Based on community
members’ feedback, measures such as the woonerf, shared
road, will encourage slower traffic and greater pedestrian
presence.
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Figure 5.3.10 Woonerfs Rendering
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Design
Guidelines
5.4 Mixed-Use; Live/Work & Live/
Office

Urban Design Objectives for the Guidance
Area
Allowed Uses: DR (Design Residential), C-1 (Limited
Commercial), CN (Neighborhood Commercial), MIX-GOL
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(Mixed Use Overlay), AH (Affordable Housing Overlay)
*Reference the City of Goleta Zoning Ordinance for zone
descriptions.
Through the community meetings and weekend community
engagement activities, Goleta community members have
voiced concerns for needing to encourage increased diversity

Design
Guidelines

of housing options to increase vibrancy of street presence. To
increase the diversity of housing types in Old Town Goleta the
team proposes live/work development. More diverse housing
options would allow for a more varied population to live in
Old Town Goleta due to the option of having living space
above working space. The live/work community would be a
place where people have the opportunity to live, work, and
play in an environment that is flexible enough to be adjusted,
modified and adapted by the individual residents. The variety
of spaces would allow each mixed-use neighborhood to
develop its own niche; attracting different kinds of businesses
and patrons.

The planning team’s objective in proposing
this mixed-use area is outlined for the
opportunity to

1. Proposed live-work communities for the block areas above
and below Hollister Avenue. These areas would serve as a
transition between the larger commercial area on Hollister
Avenue and the mixed-residential neighborhoods to the north
of Hollister Avenue.
2. Decrease auto dependency through the provision of
residential units above work/office spaces in close proximity
to public transportation routes and a number of amenities
available in the surrounding area.
3. Emphasize a healthy and compatible mix of residential uses
in a Downtown Core.
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Mixed-Use; Live/Work & Live/Office
Building Siting and Massing
Setbacks and Build-to-Lines

1. Buildings should be built to property lines on east and west
(up to 20 feet setback on one side is allowed for
driveway access to rear on-site parking / shared driveways
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between properties are encouraged).
2. The ground floor should be built to the front property line to
create a close connection between the streetscape and the
building. Upper floors of the building should be built to the front
property line, but cantilevers are encouraged for up to 6 feet
beyond the front property line.

3. A maximum of 30 feet setback is allowed in the rear to allow
for on-site parking.
Building Heights, Massing, Storefronts and Roofing Forms:
1. Buildings up to three stories are allowed, not to exceed 35
feet and no shorter than 15 feet in height.
On second floor, balconies are allowed, up to 6 feet over the
public right of way.
2. Building fronts longer than 100 feet horizontally should be
broken into 50 feet or smaller surfaces.
3. Flat or sloped roofs are allowed. For sloped roofs up to 3 feet
of overhangs are allowed. For flat roofs green roofs, gardens,
and lounge space are encouraged.
Figure 5.4.1 Example of Live/Work lofts in Seattle, WA

4. Storefronts should provide visual access into stores from
the street. Large transparent surfaces are encouraged. For
eateries, temporary street front seating in public space is
allowed as long as a minimum of 4 feet of public space is
preserved for pedestrians to use.
5. Both surface signage and hanging / projecting signage on
ground floor allowed. Hanging/projecting
signage can project into public right of way up to 3 feet from
the front property line, and be located between 8 feet and 12
feet vertically.
6. Awnings are allowed to project up to 3 feet over the public
right of way or over balcony space.
7. Building facades are encouraged to vary from adjacent
building’s facades.
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Parking Requirements
One parking space for each six hundred (600) square feet of
gross floor area for office and commercial.
Mixed-Use/Multi-Unit Residential: 1 space per studio unit, 1.5
spaces per one bedroom unit, 2 spaces for two-three bedroom
unit, 2.5 spaces for four bedroom or more unit.
Shared Parking Lots: Surface parking lots owned by offices,
businesses, or residential in the area can be shared. The city
should look into a program to assist property owners in leasing
spaces from one another.
30% Parking Space Reduction: A 30% reduction of required
parking spaces for all new development may be approved by
the planning director for parcels with mixed-use development.
In-Lieu Fees: The city should allow in-lieu fees for offices,
businesses, and residential. As the Hollister corridor develops,
in-lieu fees can be used to develop the parking garage.
A new parking structure will provide enough parking to
allow for transition of surface lots to more intense mixed-use
development projects.
Business Parking Permit for Parking Garages: The city should
introduce a business permits for vehicles of employees doing
business in a live work district. No more than three business
permits should be issued for the same commercial business
or office at the same time. There is no charge for the business
permit (LEED for Neighborhood Development, 2009).
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Guidance Objectives and Rationale
The objective of the Mixed-use Area design guidelines is
to allow and encourage the development of a vibrant
pedestrian-friendly street and increase the chances for
spontaneous community interactions. Based on community
members’ feedback, measures such as allowing street
front seating and encouraging wide transparent storefronts
are intended to help form an inviting, active storefront
atmosphere.

This page has been intentionally left blank.
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Low Impact Development Guidelines
STRUCTURES: RECOMMENDED LOW IMPACT
DEVELOPMENT STRATEGIES
1. Rooftop Drainage. In order to minimize stormwater runoff
from large impervious rooftop surfaces, a drainage system that
flows runoff into bioretention areas landscaped with native
plants can absorb and filter stormwater. This would also help
groundwater recharge through infiltration, and promote the
health of nearby creeks and waterways by slowing the runoff
flows and pollutant or sediment contents. It can also help
erosion issues in these mixed-use areas, as well as, building
water leaks.
2. Rain Barrels. Another easy way to collect and reuse
stormwater is with rain barrels at the end of rooftop gutters. This
water could be used again for landscaping or other uses that
would not require more water filtration. Rain barrels can also
help with water conservation and costs.

Figure 5.4.2

3. Greywater. Recycling of used landscaping irrigation water,
washer/dryer water, or sink/shower water can be purified
through advanced systems and reused again. This is a very
progressive approach in water conservation and would require
more financing and maintenance, however, would decrease
household water bills.

Figure 5.4.3
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LANDSCAPING: RECOMMENDED LOW
IMPACT DEVELOPMENT STRATEGIES
1. Green Roofs. By using rooftop space with planters or other
landscaping with native plants that can survive both seasonal
rain and summer drought, increasing permeable surfaces will
help reduce stormwater runoff rates and pollution. Green roofs
can also be an efficient, aesthetically pleasing use of outdoor
space for residents, consumers, and visitors.
2. Bio-retention. Designing landscaping capable of capturing
stormwater with specific soils and native plants can infiltrate
the sediment and polluting qualities that, with conventional
drainage, would flow into nearby waterways destroying wildlife
habitats and creek stability. These polluted waters carrying
trash and sediment eventually flow into the ocean, as well.
Keeping the stormwater onsite with landscaped bio-retention
systems will also recharge groundwater aquifers. This strategy
may involve maintenance and cleaning, however, enhances
the visual quality of private and public environments. Such
plants include, but are not limited to Coyote Brush, California
Goldenrod, California Rose, and Douglas Iris.

Figure 5.4.4

3. Trees. Planting more trees either in planters, bio-retention
areas, or any other landscaping would improve infiltration for
stormwater as trees have a greater absorption capacity. Such
trees can include, but are not limited to native Coast Live Oak,
California Sycamore, Western Redbud, and Desert Willow.
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4. Permeable Pavement. By creating parking areas, alleyways,
and patios with permeable surfaces like pavement, brick,
or concrete, greater infiltration could occur and increase
groundwater recharge. This strategy would also help decrease
runoff flow into nearby drainage and watersheds, therefore,
creating more water quality and quantity. Diversity in surfaces
can also promote safety and interest in the commercial and
residential units. This solution requires periodic maintenance
and cleaning of pollutants and sediment.
4. Rain Gardens. Like bio-retention planters and landscaping,
rain gardens create a more concentrated area with rocks or
gravel in order to have greater stormwater volume, capacity,
and infiltration. These can be seen throughout landscaped
areas to improve aesthetics and flooding safety for pedestrians
and cyclists.

Figure 5.4.5
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Mixed-Use; Live/Work & Live/Office
Streetscaping

island effect and street lamps are more reflective).

Traffic Lanes

Bike lanes on both sides of the road. Bike area is to be painted
to remind cars to slow down in areas that share traffic uses.
Materials: same as street with painted bike lane.

Traffic lanes will have two lanes with one lane per direction.
Each lane is 8 feet wide. Recommend that the roads be built
with light-colored pavement that’s durable (reduce heat

Bike Lanes
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Median

are California native and drought-resistant. Also recommend a
mixed variety of trees to incorporate an eclectic atmosphere
to the mixed-use zone.

No median.

Traffic Calming Strategies
Low impact development (LID) planters located on both sides
of the street. The four feet wide planters create a natural buffer
between the parking lane and the sidewalk. Planters should be
made of durable materials, such as any sidewalk material, or
varnished wood.
Parallel parking spots between the LID planters and the traffic
lane provide an additional buffer between pedestrians and
automobiles. These parking spots may be made of the same
material as the road, but pervious pavers are recommended.
The temporary parklets provide more interest in the streetscape
and causes drivers to slow down when they approach this
space. Parklets generally take up the 8 feet width (parking
space) and up to 44 feet length. Parklets may be made of
a variety of materials that are sustainable, durable and low
conductor for high temperatures.

Pedestrian Crossings (locations, materials
and dimensions)

No designated pedestrian crossing, because this is a smaller
street with slow traffic.

Street Trees
Street trees should have a minimum height of 40 feet tall at
maturity and spaced between 50 to 70 feet from each other.
Trees should be located between 8 to 10 feet away from the
private property line. California Sycamore and Coast Live Oak
are the type of trees recommended for this site, because they
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Street Lighting
Streetlights should be between 10 to 12 feet tall and located
between 8 to 10 feet away from the private property line.
Streetlights spaced between 50 to 70 feet from each other and
not located directly under a tree canopy. Streetlights should
direct the light onto the sidewalk or street.

Street Furniture (types and frequency - i.e.
benches, trash cans, public art)

Public seating for at least three people on every block should
be available. Naturally shaded spaces, such as under a tree,
are ideal locations. Between 1 to 2 trash receptacles on every
block located at least 5 feet from public seating. Unique
benches that incorporate the eclectic atmosphere of the
neighborhood are encouraged. Separated waste receptacles
like, eco bins, is recommended, because they encourage
recycling and composting.

Guidance Objectives and Rationale
The objective of the Mixed-use Area design guidelines is to
allow and encourage the development of a vibrant street and
increase the chances for spontaneous community interactions.
Based on community members’ feedback, measures such as
street trees, lights and furniture may help form a public space
that attracts use at different times of the day.
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Design
Guidelines
5.5 Temporary Community Events
Nightlife Area, Farmer’s Market, Pop-Up
Plazas, and Parklets
Urban Design Objectives for the Guidance
Area
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Allowed Uses: C-2 (Retail Commercial), C-3 (General
Commercial), CN (Neighborhood Commercial), MIX-GOL
(Mixed Use Overlay). Transformation of on-street parking
spaces to public space for temporary or permanent parklets
and weekly Farmers Market.
*Reference the City of Goleta Zoning Ordinance for zone
descriptions.

Design
Guidelines

This interpretive zoning usage allows for multiple types of
community-oriented spaces to flourish in Old Town, that
would support a wide array of community members’ interests
becoming areas of heightened activity. The proposed spaces
for the family-oriented nightlife areas are in the block to the
South of Hollister Avenue between Orange Avenue and Pine
Avenue. The temporary farmers market is proposed to pop up
on the blocks South of Hollister Avenue along Orange Avenue,
Gaviota Street, and Pine Avenue. Increasing the number
of parklets and plaza spaces will encourage community
interactions and facilitate the relationships between
commercial and office uses and the community living in and
visiting Old Town.

The objectives in the design guidelines are to
1. Provide opportunities for a wide array of community
activities. Activities are to be geared towards family-oriented
nightlife,
2. Reflect and respond to the design character of the
immediate context.
3. Contribute to the social activity of the Downtown via
supporting foot traffic and alternative forms of transportation
through well-lit sidewalk and alley connections around Old
Town Goleta.

Figure 5.5.1 For the Farmers’ Market in Downtown San Luis Obispo
much of Higuera Street is shut down for pedestrian access only.
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Design
Guidelines
Temporary Community Events
Building Siting and Massing
Setbacks and Build-to-Lines

Buildings should be built to corresponding land use zone
guidelines.
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Building Heights, Massing, Storefronts and Roofing Forms:
1. Buildings should follow the appropriate land use zone
guideline, but encourage a smooth transition between public
space and private space. Storefronts should provide visual
access into stores from the street. Temporary street front
seating in public space is allowed as long as a minimum of 4
feet of public space is preserved for pedestrians to use.

Guidance Objectives and Rationale

3. Parklets are temporary public spaces created by extending
the sidewalk with a platform and placing seats and planters/
median between the street and the seating. Parklets may
extend out to 10 feet beyond the sidewalk, as long as
automobiles may safely pass the parklet. The parklet’s platform
should follow ADA regulations and provide a buffer from the
street between 3 to 4 feet tall for pedestrian safety.

The objective of the Transformational Area design guidelines
is to allow and encourage more community events through
increased public space. Based on community members’
feedback, community events like farmer’s markets and
parklets are highly desired. Temporary closure of streets and/
or specific night life zones will provide opportunities for these
events and attract pedestrians and businesses to these areas.

Design
Guidelines

2. Both surface signage and hanging / projecting signage on
ground floor allowed. Hanging/projecting
signage can project into public right of way up to 3 feet from
the front property line, and be located between 8 feet and 12
feet vertically.

4. Family Night-Life Zones should have enough lighting to
create a safe atmosphere.

Parking Requirements
Parking should be prohibited in transformational overlay while
in use.
Parklets: Provide a clear zone on curb that extends at a
minimum of 22 feet on either side of the parklet. 100% of the
clear zone should be dedicated to bike racks.
Temporary Bike Rack Program: All events in a transformation
overly should provide free temporary bike racks for a minimum
of 90% of the expected attendees.

Figure 5.5.2 Example of a parklet in Oakland, CA.
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Guidelines

Low Impact Development Guidelines
STRUCTURES: RECOMMENDED LOW IMPACT
DEVELOPMENT STRATEGIES
1. Rooftop Drainage. In order to minimize stormwater runoff
from large impervious rooftop surfaces, a drainage system that
flows runoff into bioretention areas landscaped with native
plants can absorb and filter stormwater. This would also help
groundwater recharge through infiltration, and promote the
health of nearby creeks and waterways by slowing the runoff
flows and pollutant or sediment contents.

LANDSCAPING: RECOMMENDED LOW
IMPACT DEVELOPMENT STRATEGIES
1. Green Roofs. By using rooftop space with planters or other
landscaping with native plants that can survive both seasonal
rain and summer drought, increasing permeable surfaces will
help reduce stormwater runoff rates and pollution. Green roofs
can also be an efficient, aesthetically pleasing use of outdoor
space.
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Figure 5.5.3 Green roofs can also be an efficient, aesthetically
pleasing use of outdoor space.

3. Permeable Pavement. By creating parking areas, alleyways,
and patios with permeable surfaces like pavement, brick,
or concrete, greater infiltration could occur and increase
groundwater recharge. This strategy would also help decrease
runoff flow into nearby drainage and watersheds, therefore,
creating more water quality and quantity. Diversity in surfaces
can also promote safety and interest in the streetscape.
This solution requires periodic maintenance and cleaning of
pollutants and sediment.

Design
Guidelines

2. Bio-retention. Designing landscaping capable of capturing
stormwater with specific soils and native plants can infiltrate
the sediment and polluting qualities that, with conventional
drainage, would flow into nearby waterways destroying wildlife
habitats and creek stability. These polluted waters carrying
trash and sediment eventually flow into the ocean, as well.
Keeping the stormwater onsite with landscaped bio-retention
systems will also recharge groundwater aquifers. This strategy
may involve maintenance and cleaning, however, enhances
areas with more aesthetics and interest. Such plants include,
but are not limited to Coyote Brush, California Goldenrod,
California Rose, and Douglas Iris.

Figure 5.5.4 Permeable pavers
create more interesting parking
areas.
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Design
Guidelines
Temporary Community Events
Streetscaping
Traffic Lanes (direction and dimensions)

Two lanes with one lane per direction. Each lane is 12 feet
wide.
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Sidewalks
Sidewalks on both sides of the street. 5 feet wide. Suggested
materials include concrete pavers or concrete.

Design
Guidelines

Bike Lanes
Sharrows allowing bicycle and automobile traffic on Orange
Avenue. Bike area is to be painted to remind cars to slow
down in areas that share traffic uses. Materials: same as street
with painted bike lane.

Median:
No median

Traffic Calming Strategies (types, materials
and dimensions)

Low impact development (LID) planters are located on both
sides of the street. The 3 feet wide planters create a natural
buffer between the lanes of traffic and the sidewalk. Planters,
again should be made of durable materials.

Figure 5.5.5 Pop up plaza.

The temporary plaza spaces are places of interest and
pedestrian activity. When used as plaza spaces the street
will either be closed to traffic, or the the traffic flow will be
significantly hindered and vehicles will have to maneuver at
very reduced speed. Materials for the set-up of plaza spaces
will be varied depending on the use-- typically Farmers markets
will require tents. Planters will be used as ways to deter cars
from driving through the street when plaza is used as festival
space.

Pedestrian Crossings (locations, materials
and dimensions)

Painted Crosswalks are located at every street intersection
and all crossings are at least 10 feet wide. The crosswalks on
Orange Avenue will have different texturing and adequate
signage reminding vehicles to slow down. Recommended
materials for the crosswalk include concrete pavers, bricks, or
other materials with a different scale than the street.
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Guidelines

Street Trees

usage for festival space during the day and at night.

Street trees should have a height between 20 to 50 feet tall at
maturity and spaced between 50 to 70 feet from each other.
California Sycamore, Western Redbud, Desert Willow and
Coast Live Oak are recommended for this site, because they
are Californian native and drought-resistant.

Street Lighting
Street lighting fixtures will be 10-12 feet tall, spaced 50 to 70
feet from each other. They should be located between 8 to 10
feet away from private property lines. Street lights should direct
light onto the sidewalk and street.

Street Furniture
Public seating with at least one bench on each block will be
available. It is recommended that benches be at least 6 feet
long, with trash and recycling receptacles located within 5
feet adjacent to benches. Public seating should incorporate
the atmosphere of the neighborhood and the number of
benches per block should increase the closer the street is to
Hollister Avenue. Separated trash/recycling receptacles are
recommended because they encourage responsible disposal
of trash and recycling.

Guidance Objectives and Rationale
Streetscaping guidelines for the festival/ impermanent plaza
spaces off of Hollister Avenue are intended to maximize
an inviting, walkable, pedestrian-friendly environment. The
pedestrian experience is enhanced by the trees lining the
street creating a sense of enclosure along the blocks, reducing
speed and increasing the safety and walkability of the block.
The sense of enclosure and the new street lights installed will
create a safer environment for pedestrians, encouraging street
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Figure 5.5.6 Festival spaces to be used for events both during the day
and at night.

Design
Guidelines
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Design
Guidelines
5.6 Public Space & Facilities

private recreation open spaces, and pathways-- pocket parks,
public recreational facilities, environmental easements, and
small one-story structures for the purposes of public restrooms
or sports equipment storage.

Allowed Uses: FA (Flood Hazard Overlay), ESH-GOL
(Environmentally Sensitive Habitat Area Overlay), PU(Public
Works, Utilities and Private Service Facilities) public and/or

*Reference the City of Goleta Zoning Ordinance for zone
descriptions.

Urban Design Objectives for the Guidance
Area
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Guidelines

The public areas are specifically designated for parks, open
spaces and public facilities. Uses such as pocket parks are
allowed in this area- also allowing permission for public
restrooms, sports equipment storage, skate park, bike parking
infrastructure, bike share, parking garage and a small
amphitheater. The Goleta Valley Community Center will
remain in its original location. The largest recreation is the
park behind the Goleta Valley Community Center. Recreation
spaces are meant to provide a range of benefits from low
impact development that mitigates water pollution and also
provides safe and pleasing places for community interaction.
A network of green pathways and pedestrian alleys are
proposed to connect downtown Old Town Goleta and
surrounding neighborhoods to the San Jose Creek and nearby
parks, community gardens and open spaces.

Figure 5.6.1 A native plant garden could go out front of the Goleta
Valley Community Center.

Objectives
The public facilities and public spaces have been proposed in
order to:
1. Keep the existing Goleta Valley Community Center.
2. Provide distinct open space design and character in Old
Town Goleta with opportunities for native plant gardens.
3. Contribute social interaction within the downtown
community through support of recreation activities provided
by the Goleta Valley Community Center.
4. Connect access throughout the downtown by supporting
foot traffic and bicycle travel.
5. Preserve and mimic the natural landscape through low
impact development.
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Guidelines
Public Space & Facilities
Building Siting and Massing
Setbacks and Build-to-Lines

1. Buildings with frontages on Hollister Avenue are allowed up
to 250 feet set back.
2. East/West setback minimum of 30 feet.
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3. A setback between 60-700 feet setback is required in the
rear to allow for on-site parking and green space.
4. The Parking Garage next to Santa Cruz Market is exempted
from these setbacks.

1. Green space should include an amphitheater that highlights
its natural surroundings.
2. Buildings up to two stories are allowed, not to exceed 40 feet
and no shorter than 15 feet in height.
On second floor, balconies are allowed.
3. Building fronts longer than 100 feet horizontally should be
broken into 50 feet or smaller surfaces.
4. Flat or sloped roofs are allowed. For sloped roofs up to 3 feet
of overhangs are allowed. For flat roofs greenroofs, gardens,
and lounge space are encouraged.
5. Both surface signage and hanging / projecting signage
on ground floor allowed. Informational signs (trail posts, trail
information) may be located between 3 feet and 6 feet
vertically in strategically needed.
6. Parking garage next to Santa Cruz Market is allowed to be
3 stories tall with a maximum of 60 feet in height. A green roof
garden is encouraged on top of the parking garage. Signage
may hang on the Parking Garage no higher than 20 feet in
height.

Parking Requirements
Provide clear zones on curb were streets intersect with public
green-space access, public paths, and pedestrian alleys. The
clear zone should extend a minimum of 22 feet on either side
of an access point.

Bike Parking: Provide visitor bicycle racks on-site with at least
one bicycle space per 10,000 square feet of public space but
no fewer than ten bicycle spaces per city block or park (LEED
for Neighborhood Development, 2009).
Parking Garage: The Project Team proposes a public parking
garage west of the Santa Cruz Market. This location is a prime
location on Hollister, and would promote higher pedestrian
activity with a central parking spot. The Parking Garage
may become a destination and community center through
incorporating a green park on the top floor and holding
temporary art galleries in the parking garage. The garage
should offer free parking for a limited amount of time to all
visitors. Ground floor parking should be dedicated to free
parking for bike, car sharing services, and electric car stations.
Top floors of multi-floor parking garage should be dedicated
to users with a garage business parking permit. No more than
two garage business permits should be issued for the same
commercial business at the same time. There is no charge for
the business permit.

Design
Guidelines

Building Heights, Massing, Storefronts and
Roofing Forms

Guidance Objectives and Rationale
The objective of the Public Space & Facilities Area design
guidelines is to allow and encourage more uses near the
Goleta Valley Community Center. Community members
expressed their love for the Goleta Valley Community Center,
but they also expressed a need for more community space.
So this guideline proposes to preserve the Goleta Valley
Community Center, make space for more public facilities,
and create an open space for public recreation and
entertainment.

Old Town Goleta Vision Plan . 2013				

143

Design
Guidelines

Low Impact Development Guidelines
STRUCTURES: RECOMMENDED LOW IMPACT
DEVELOPMENT STRATEGIES

4. Trees. Planting more trees either in planters, bio-retention
areas, or any other landscaping would improve infiltration for
stormwater as trees have a greater absorption capacity. Such
trees can include, but are not limited to native Coast Live Oak,
California Sycamore, Western Redbud, and Desert Willow.

1. Storm Drain Filters. This is an efficient and affordable way
to filter street and vehicular pollutants and trash, as well as,
sediment loads from stormwater runoff. Filters are placed inside
conventional storm drains and cleaned periodically to help
enhance water quality.

LANDSCAPING: RECOMMENDED LOW
IMPACT DEVELOPMENT STRATEGIES
1. Bio-retention. Designing landscaping capable of capturing
stormwater with specific soils and native plants that can
infiltrate the sediment and polluting qualities that with
conventional drainage flow into nearby waterways destroying
wildlife habitats and creek stability. These polluted waters
carrying trash and sediment eventually flow into the ocean,
as well. Keeping the stormwater onsite with landscaped bioretention systems will also recharge groundwater aquifers. This
may require periodic maintenance and cleaning, however,
enhances the visual quality of private and public parks and
greenways.
2. Rain Gardens. Like bio-retention planters and landscaping,
rain gardens create a more concentrated area with rocks or
gravel in order to have greater stormwater volume, capacity,
and infiltration. These can be seen throughout the parks and
landscaped pathways to improve aesthetics and flooding
safety for pedestrians and cyclists.
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Figure 5.6.2 A rain garden in a park.

Design
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Public Space & Facilities
Streetscaping
Traffic Lanes

Sidewalks
Sidewalks in around public facilities and public spaces will
be a maximum of 10 feet wide. Suggested materials include
concrete pavers or concrete.

Leading to public facilities and public spaces there are two
lanes of traffic with one lane per direction. Each lane is 14 feet
wide.
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Bike Paths
Paved bike paths will connect public facilities and public
spaces in Old Town Goleta. Suggested materials for bike path
connections are asphalt, stone pavers or concrete.

Median
No median

Traffic Calming Strategies (types, materials
and dimensions)

Low impact development (LID) planters are located on both
sides of the street leading to public facilities and public spaces.
The 3 feet wide planters create a natural buffer between the
lanes of traffic and the sidewalk. Planters, again should be
made of durable materials.

Pedestrian Crossings (locations, materials
and dimensions)

Painted Crosswalks are located at every street intersection and
all crossings are at least 10 feet wide.

Trees
California native tree species are encouraged for the space.
Recommended trees include California Sycamore (platanus
racemosa), Coast Live Oak, Fremont’s Cottonwood, Pacific
Wax Myrtle, and California Bay Laurel.

Lighting
Lighting should be spaced 80 feet from each other, and should
be directed onto pathways reducing light pollution in the park
spaces and keeping the paths safe.
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Figure 5.6.3 The plan promotes wide, marked, well-lit
paths through green spaces to connect Old Town.

Design
Guidelines

Furniture
Benches should be interspersed along pedestrian paths at 100
ft intervals. It is recommended that benches be at least 6 feet
long.

Guidance Objectives and Rationale
The objectives outlined for public facilities and public spaces
guidelines ensure that the space will be maintained and that
native plant species are encouraged. Bike and pedestrian
pathways encourage a greater pedestrian presence in Old
Town Goleta.

Figure 5.6.4 Wood benches that allow for multiple kinds of seating.
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Chapter Six outlines the proposed capital improvements for
the project area and the costs for materials associated with
each improvement. The capital improvements have been
broken down into sections: Circulation, Parking, Sidewalk
Improvements, Beautifying Hollister Avenue, Public Facilities
& Public Space, and Suggested Community Programs. Each
capital improvement section has a recommended phasing
plan that provides a broad outline for implementing each
project. The phasing was intentionally theoretical rather than
actual time span to adapt to funding and political variables.
These suggested improvements have been modeled after
projects in areas similar in size and cultural climate to the City
of Goleta, California.

Implementation
& Phasing

6.0 Implementation & Phasing

Circulation Improvements 6.1
Parking 6.2
Sidewalk Improvement Plans 6.3
Beautification of Hollister Avenue 6.4
Public Space & Facilities 6.5
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6.1 Projected Buildout
In order to estimate capital improvements the change in
buildout according to the Vision Plan was estimated. First
the existing buildout was calculated and then the high and
low range of buildout projections was calculated based on
proposed design guidelines. The buildout projections were
divided into the new land uses.

Table 6.1.1 Projected Buildout
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Table 6.1.2
Projected
Buildout
Summary

Hollister Avenue Traffic Reduction
City of Goleta Capital Improvement Plan to implement a
road diet-- where the lanes of traffic on Hollister Avenue
are reduced from 4 lanes in total to 2 lanes of traffic, 1 in
each direction. (*See models from City of Davis and City of
San Clemente for examples (Davis Wiki, n.d.) (City of San
Clemente, n.d.). Models are selected for similarity to Goleta
Project Area considering project length, width of road, restriping costs, and pedestrian improvements.) The road diet
would be implemented on Hollister Avenue between North
Fairview Avenue and South Kellogg Avenue. The cost estimates
below are modeled after examining street diet programs for
the cities of Davis and San Clemente.

Table 6.2.1 Hollister Avenue Traffic Reduction

Circulation Improvements

Hollister Traffic Reduction

Bike Route Connections

Estimated
Costs

$6,396,506

$50,646+ San
Jose Creek Bike
Path Project

- Improvements include updating pedestrian pathways
through re-striping and the addition of more noticeable
signage to provide greater pedestrian access and increase
pedestrian safety.
- Building of medians- estimated $1,051,500.
- Re-striping costs: estimated $25,000.
- Crosswalk updates: patterned concrete and fresh paint
estimated to cost $320,006.
- Updated pedestrian safety measures: up to $500,000
estimated for new or modified traffic lights and associated
triggering mechanisms at major intersections.

Implementation
& Phasing

6.2 Circulation Improvements

Refer to Table 6.2.1.

Bike Route Connections
On Hollister Avenue one-way bike lanes on both sides of the
street will be separated with medians from automobile traffic.

Phase

Notes

1

Phase according to availability of
funding and most urgent
improvements

2

Recommend to install Bike Routes on
Hollister Ave. at the same time as
paving Hollister Ave. The San Jose
Creek Bike Path Project is a large
cost, so phasing depends on
availability of resources.
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This separation will encourage safer bicycling. The cost for the
medians is included in the overall median cost for Hollister
In the Public Facilities & Public Space Land Use a bike path is
recommended. It was estimated that a bike path would be
21,250 square feet and based on this measurement, it would
cost about $21,250.
Connection to the San Jose Creek Bike Path (Southern Extent)
CIP- Constructing a Class I/Class II bike path adjacent to San
Jose Creek, from Hollister Avenue to the Atascadero Creek
Bikeway at Goleta Beach. The plan proposes a Class II bike
lane section along South Kellogg Avenue from Hollister to the
proposed Ekwill intersection. The project provides a commuter
bike route and recreational access from Old Town Goleta
to UCSB and Goleta Beach and connect to the Atascadero
Creek Bikeway.-- The SJCBP Southern Extent CIP is currently
conducting Alignment Feasibility Studies.
Connection to San Jose Creek Bike Path (Middle Extent)
CIP- Constructing a Class I bike path adjacent to San Jose
Creek from Calle Real to Hollister Avenue. (Project includes all
required bridges and right of way acquisition, and necessary
improvements to cross beneath Highway 101 and the Union
Pacific Railroad (UPRR).) Providing a commuter bike route and
recreational facility from residential areas north of Highway
101 to commercial areas south of the freeway in Old Town
Goleta and UCSB. -- The SJCBP Middle Extent CIP is conducting
Alignment Feasibility Studies.
The San Jose Creek Bike Path’s cost will depend on the total
distance, width and materials used. The cost for the entire
project can be estimated using these costs: asphalt: $1/sq. ft.
and paint: $0.95/ft. Additional costs may include signage and
other safety measures.
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6.3 Parking
In-fill parking garage development
In-fill parking garage development in Old Town Goleta,
implemented to address parking needs generated by the
increase in housing and commercial densities. The proposed
parking garage will be a three story garage with opportunities
for green roof and mural project programing.
* Contractors fees and architectural costs omitted from
estimate. (Fixr, n.d.)
Estimated costs for 3-story parking garage 46,200 sq. ft.
- ~2.72 million (cost estimated using model for five story parking
garage)-- estimate is conservative. Project will likely cost more.
- Materials: $2.72 million ($59/sq. ft. x 46,2000 sq. ft.)
- Reasoning and objectives for implementing parking
garage site *reference land use section pg. x for reasons and
objectives

On-street parking kiosk box
- Kiosks cost approximately $7,500 each, with a 10 year
average lifespan. The team proposes 8 kiosks in the
commercial corridor along Hollister Avenue.
- Kiosks require less maintenance than regular meters,
increase revenue, improve parking turnover rates and offer
greater convenience to visitors and residents. Kiosks are solar
powered and would cost less to operate than traditional
on-street parking meters (City of Sacramento Department of
Transportation, n.d.).

Parking
In-fill Parking Garage
Development
On-street Parking Kiosk Box
Bicycle Parking

Table 6.3.1 Residential Sidewalk Improvements

Estimated
Costs
$2,720,000
$60,000
$4,100

Phase
3
2
1

Notes
This is a large project that
will depend on funding
availability.

Bicycle Parking
Bicycle Parking provided with City-owned bicycle racks to be
included as part of street furniture.
- Wave bike racks 5,7,9 bike capacity, surface mounted. (Park
It Bike Racks, 2013)
- Costs estimated below for materials for 20 racks priced at
$205 each.
- Wave bike racks 5,7,9 bike capacity, surface mounted. (Park
It Bike Racks, 2013)
- Costs estimated below for materials for 20 racks priced at
$205 each.

RESIDENTIAL
Sidewalk
concrete pavers
(2/3 coverage)
permeable
pavers (1/3
coverage)
stormwater
planters
Street furniture
Envirodesign
trash/recycling
receptacle
Street Chairs
classic bench
CLB series
(hardwood)
Street Lamp
GM-6100
Plants
California
sycamore
Western Redbud
Desert Willow
Coast Live Oak

Unit Price

Number of proposed units

Total estimated cost

Phase
2

$2/ sq. ft.

33262

$66,525

$6/sq. ft.
$1/ 1 sq. ft.
planter

16631

$99,786

0

$3,838

4

$2,496

$624/receptacle

2
3

3
203/bench

4

$812

945/lamp
1 tree/100 ft.

28
20

$26,460

$72 (15 gal)
$90 (15 gal)
$90 (15 gal)
$72 (15 gal)

5
5
5
5

$360
$450
$450
$360
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Table 6.3.1 Parking

1
1

Table 6.3.2 Woonerf
WOONERF
Road
concrete pavers
permeable
pavers
Bulbouts
Plants
California
sycamore
Western Redbud
Desert Willow
Coast Live Oak
Street furniture
Envirodesign
trash/recycling
receptacle
Outdoor Seating
International
Caravan Acacia
patio tete-a-tete
Swing bench
(seats 2)
Street Lamp
GM-6100

Unit Price

Number of proposed units

Total estimated cost

Phase
1

$2/ sq. ft.

48405

$96,810

$6/sq. ft.
30000
1 tree/100 ft.

48405
8
13 trees

$290,430
$240,000

$72 (15 gal)
$90 (15 gal)
$90 (15 gal)
$72 (15 gal)

4
4
4
1

$288
$360
$360
$72

1
3

4

$624/ receptacle

3

$1,872
4

$107/chair

2 sets

$214

395/bench

1

$395

945/lamp

20

$18,900

2
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6.4 Sidewalk Improvement Plans
Implementing new sidewalk system in the neighborhoods north
of Hollister Avenue and creation of 3 Woonerfs. *see Woonerf
explanation in Chapter 2: Land Uses.

Parklets
We estimate each parklet to cost from $5,000-$10,000
depending on design and materials used (Arnett, n.d.).
Refer to Table 6.4.1.

Sidewalk

Public Space & Facilities

Cost of pavers included the cost estimate for materials only,
not including labor.

Park Space

Woonerfs
Improvements include the leveling of streetscapes to create
Woonerfs. One, along the block along Mandarin Drive
between Magnolia Avenue and Nectarine Avenue. Two,
along Gato Avenue between Tecolote Avenue and Kinman
Avenue.
The total cost for the materials needed for the three woonerfs
is $649,701; included in this calculation are estimates for
bulbouts, street lamps, public seating, trash cans, trees,
concrete pavers and permeable pavers.

6.5 Beautification of Hollister Avenue
Streetscaping
Streetscapes were modeled after the City of Longview,
Washington, Downtown 2011 Streetscape Improvement
Project. The Longview development plan included elements
to improve the appearance, safety and accessibility with
enhancements including better street lighting, new sidewalks,
benches, landscaping, public art and outdoor gathering
places.
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Park Space are a response to the city desire to increase the
amount of active recreation space within Old Town Goletaas an identified need within the City’s strategic plan. The
Old Town Park in Goleta on Hollister and Kellogg Avenues
CIP is in the public engagement phase. The OTG vision plan
proposes park space behind the Goleta Valley Community
Center. Improvements included in this park proposal are the
implementation of bike share program (CIP item 6).

Opportunity for Bike Share program/
Infrastructure

Program goals: Health benefits, Environmental, Economic,
Profile, clean (spared carbon emissions), gallons of gas saved,
health program.
Principal cost factors include staffing (for operations, service
and maintenance) as well as bicycles, racks and service
terminals. Design team estimates for bike share program
serving the City of Goleta would operate with ~150 bicycles at
15 stations with stations spaced every 1,300 ft (modeled after
Kirkland, WA). The location of Public Bicycles racks and service
terminals should be well planned to be integrated with MTD
public transportation stops. Allowing for combined inter-modal
use of bicycles and public transport services and increase the
attractiveness of both systems. A program to combine transit/

Recommended program: Administrative Non-Profit with Private
Operating Contractor
- Capital (~$3.7 million)
- 15 stations = 19-dock/10-bike station
- 150 seven speed bikes
- Map panels
- System keys
- Helmet vending machines at each station
- Operating (~1.4 million annually)
How it works:
Purchase system access-- flexible program!
- Suggested rates:
- Annual subscription $75
- Monthly subscription $30
- 24-hour (casual) subscription $5
- Choose a bike from any station
- Ride-keep every ride under one hour- usage fees apply to all
rides over 60 minutes
- Return bike at any station. repeat by checking out another
bike!
(Buhrmann, n.d.) (Bikes Belong, n.d.) (Bicycle sharing system,
n.d.)

Table 6.4.1 Hollister Avenue
Number of
HOLLISTER AVE.

Unit Price

Stormwater
Planters
Plants
California
sycamore
Coast Live Oak
Street furniture
Envirodesign
trash/recycling
receptacle
Benches
classic bench CLB
series (hardwood)
Street Lamp
GM-6100
(sidewalk)
GM-6200 (Median)

$1/1 sq. ft.
planter
1 tree/100 ft.

Total
estimated
cost

proposed
units
7010 sq. ft.

Phase

$7,010
38

$72 (15 gal)
$72 (15 gal)

19
19

2
2

$1,368
$1,368
3

$624/ receptacle

30

$18,720
3

203

30

Implementation
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bike share cards could benefit ridership/membership for both
programs.
The bike program should be started in the spring or summer
months when people are most likely to cycle-- promote
program for year-round uses. Should be encouraged by
employers as amenity for live/work structures. Start-up costs:
Costs estimated by evaluating the King County Bike Share
Business Plan (Alta Planning + Design, 2012).

$6,090
1

$945/lamp
$1339/lamp

108
54

$102,060
$72,306

Suggestions for art programs in Old Town
Goleta

Opportunities for installing public art throughout Old Town
Goleta should be integral to the vision plan, with Hollister
Avenue from Kinman Avenue to Pine/Nectarine Avenue as the
priority zone for art installations. The plan recommends a mural
program as a connection path for the new parking garage at
Hollister Avenue and Rutherford Avenue to the green, open
space at the Goleta Valley Community Center. The plan
recommends installing new pieces on concrete bases in the
commercial zone, at the mid-block plazas, and the intersection
areas.
Mural Program Plan: The public art recommendation for Old
Town suggests a request for proposal (RFP) program inviting
local artists and community groups to submit proposals for mural
pieces to decorate the proposed “public art walk.”
Costs: cost of materials used, and maintenance (Sacamano,
2012).
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Table 6.4.2 Office-Commercial Area Street Improvements
OFFICE-COMMERCIAL
Sidewalk
concrete pavers
permeable pavers
Crosswalk
white traffic paint
concrete pavers
Road
light-colored asphalt
white traffic paint
yellow traffic paint
Medians
Plants
California sycamore
Coast Live Oak
Street Furniture
Envirodesign
trash/recycling
receptacle
Benches
Reclaimed teak trestle
benches (backless)
Street lamp
GM-6100
stormwater planters
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Unit Price
$2/ sq. ft.
$6/sq. ft.

Number of proposed units
8580
7722
858
228

$0.17/ft. $0.26/ft.
$2/ sq. ft.
$1.50/sq. ft.
$0.17/ft. $0.26/ft.
$0.19/ft. $0.28/ft.
$300 / feet
1 tree/100 ft.
$72 (15 gal)
$72 (15 gal)

Total estimated cost

Phase
2

$15,444
$5,148
$228

228
228
12540
12540

$15
$456
$12,540
$18,810

330

$86

330
330 ft.
3 trees
1
2

$92
$99,000

4

2

2

$75
$144
3

$624/receptacle

1

$624
3

$595/bench

1

$595

$945/lamp
$1/ 1 sq. ft.
planter

5

$4,725

660

$660

1
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1

MIXED USE
Sidewalk
concrete pavers
(2/3 coverage)
permeable
pavers (1/3
coverage)
Crosswalk
white traffic paint
brick
Road
light-colored
asphalt
white traffic paint
stormwater
planters (3 feet
wide???)
Plants
California
sycamore
Coast Live Oak
Street furniture
Envirodesign
trash/recycling
receptacle combo
(2x21 gal)
Benches
Reclaimed teak
trestle benches
(backless)
Street Lamp
GM-6100

Unit Price

Number of proposed units
75946

Total estimated cost
$75,946

$2/ sq. ft.

50630.7

$101,261

$6/sq. ft.
8 crosswalks
$0.17/ft. $0.26/ft.
$6/ sq. ft.

25315.3
1248

$151,892

$1.50/sq. ft.
$0.17/ft. $0.26/ft.
$1/year for a 1
square foot
planter
assume 1
tree/100 ft.
$72 (15 gal)
$72 (15 gal)

1

2

84.3648
1248
75946

$7,488
$75,946

75946

$113,919

2921

$759

5842

$5,842

29.21
15
15

Phase
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Table 6.4.3 Mixed-Use Area Street Improvements

1

2
$1,080
$1,080
3

624/receptacle

30

$18,720
3

595/bench

8

$4,760
1

945/lamp

42

$39,690

Old Town Goleta Vision Plan . 2013				

167

Implementation
& Phasing

Table 6.5.3 Public Facilities Area Street Improvements

Public Facilities
Plants
California
sycamore
Coast Live Oak
Fremont's
Cottonwood
Pacific Wax
Myrtle
California Bay
Laurel
Street furniture
Envirodesign
trash/recycling
receptacle
Benches
Tree Bench
Reclaimed teak
trestle benches
(backless)
Street Lamp
GM-6100
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Unit Price
1 tree/100 ft.

Number of
proposed
units
5 trees

Total
estimated
cost

$72 (15 gal)
$72 (15 gal)

1
1

$72
$72

$24 (5 gal)

1

$24

$80 (15 gal)

1

$80

$30 (5 gal)

1

$30

Phase
1

2

624/receptacle

$1,872

2195/bench

3
3
1

595/bench

2

$1,190

3
$2,195

2
945/lamp

3

Old Town Goleta Vision Plan . 2013

$2,835
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Table 6.5.4 Phasing of Capital Improvement Plans
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