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Preface

"'There is disorder because we shirk our duty
as a community,' he stated, 'and we shirk our duty as
a community because we believe in our hearts that we
aren't a community. . . .We get together and pass a
lot of resolutions, and go away with a satisfied
feeling that we've really done something. . . .Trouble
is, every mother's son tries to escape it in his own
case. What is every one's business is no one's
business. Every fellow thinks he's got away from
being bothered with such things. Sooner or later
he'll find out he hasn't, and then he'll have to pay

for his vacation.'"

These are the words of the town doctor, a
detached and far-sighted character from Scewart Edward
White's novel Gold, a tale of the California gnld rush
in 1849. The setting is the backroom of a gambliﬁg
fhall in a high Sierra mining town where rich placer

deposits have for a year supported all comers. But by

late 1849 hoards of gold seekers have descended on the
town. As gold deposits shrink greed and lawlessness
grows, and the doctor sees an urgent need to control

the behavior of a booming population of free lance

argonauts.



A little more than one hundred vears later, che
same sentiments would have been surprisingly aprc if
they had been expressed about the booming southern
California community of Isla Vista. The object of
concern in about 1960 would not have been undisciplined
miners who were trying to extract their fortunes from
the land, but unrestrained developers who were
literally trying to build their fortunes on top of it.

Like the inhabitants of the Sierra mining towns,

twentieth century Isla Vista residents had "got
together and passed a lot of resolutions" to control
the behavior of their particular brand of fortune
seekers, the developers. This meant laws governiag
land use, zoniné to control density, and building codes
to ensure community sctandards. But also like che
nineteenth century gold seekers, nearly "everv mother's
son" among the twentieth century developers in Isla
Vista tried to escape the codes when they applied to
him.

Over tﬁo course of a hundred years the concept
of "gold" in California had acquired a new meaning.
The twentieth century gold rush was the rush to
control, develop, and sell appropriately situated

land. In the southern p;r: of the state real estate



turned into "gold" beginning with the Los Angeles area
land boom of the 1880s. In the 1900s the number of new
arrivals to California rarely dipped below 100,000 per
year, and by the World War II decade of the 1940s the
vearly increase was about 368,000.2 1In the post-war
decade of the 1950s California's population swelled by
519,000 additional people per year, most of them
settling along the southern California coast or in the
San Francisco Bay area.? It was axiomatic that the
newcomérs had to live somewhere, and providing homes
and apartments produced big profits for some lucky
speculators and developers.

What follows is a case study of the development
of Isla Vista, California, a community that grew up
next to the University of California at Santa Barbara
in the 1930s and 1960s. The study's value is in its
scrutiny of a California community that tried -- and
failed -- to accommodate explosive growth ia an-orderly
manner. A:cemb:s to deal with the impact of rapid
growth on the physical and social environment is a
challenge at once enduring, pervasive, and current. It
was precisely wvhat faced the mining towns in 1849 and
continues to confront the sunbelt today. Yet the

problem is also complex and slippery. An area of



dynamic growth is also an area of rapid change and it
ts hard to get a handle on anything so much in Elux. A
case study approach is well suiced te such an
ilanvescigation because it sharpens the focus. It sets
an aperture appropriate for viewing difficult issues
with claricy.

Isla Visca is a commuanicy of 13,000 char
occupies about a half square mile west of the
Universicty of California, Sancta Barbara. Its "gold
‘rush™ occurred in the 1950s and 1960s, when much of che
rest of California was booming as well. The sources of
Isla Vista's growth, however, distcipguish it socaevhart
from other communities, for [sla Vista owves its
exiscence directly co the Universicy of California. [n
1948 the university announced ics decision to found a
small campus ad jaceant to Isla Visca, population about
200. In 1954 the universicy opened its doors on the

new site and Isla Vista property values skyvrockected,
In 1958 rthe universicy projecred a campus of 10,000
students and a ten-year building boos followed in Isla
Visea,

By 1970 Isla Viscta's half square mile area was
crowded with 11,000 residents. Demographically [sla

Vista was very unusual. Residents were young, mostly



between eighteen and twenty-five, from middle class
backgrounds, and mostly white. The population was
densely packed and highly transient: most were
students and renters who lived in Isla Vista less chan
three years. Rows of similar apartment buildings of
uninspired design lined narrowv sctreecs crowded with
parked cars. Bicycles, pedestrians, cars, and buses
traveled the streets inside the lines of parked cars
making For dangerous conditions. There was virtually
no landscaped open area and only a sporrty discribution
of sidewalks.®

The crowded conditions, monotonous buildings,
narrow streets, and insufficient parking were the
unwitting result of distinctive patterns in Isla
Vista's development. The following narrative charts
the course by which péople and conditions shaped these
patterns. There are three chapters. In the firsc
which covers the period from 1915 to 1949 cthe

preconditions for [sla Vista's growch take place. Most

important are two events: (1) Isla Vista is subdivided

into tiny lots and narrow streecs, a plan that will

determine -- and plague =- the community thact later

develops, and (2) the Universicy of California procurs

land immediately adjacent to Isla Vista with plans for



building a campus,

In chapter two which covers the years 1949
through 1957, residents form an improvement association
and try to direct the community's future. However,
they pursue mutually exclusive goals. On one hand they
want a beautiful, well-planned community, and on the
other hand they want a densely populated one. They
achieve high density with a8 1954 zoning ordinance which
allows for the building of at least a duplex anywhere
in Isla Vista., It is the glimmer of gold that
motivates high density: under such an ordinance any
property holder can own income property by building a
duplex., The high density zoning in combination with
the awkward lots from the old subdivision seriously
threaten plans for a beautiful community. The
university opens in 1954 with 1700 students and soon
afterwards property values skyrocket.

Chapter three begins with a 1958 announcement
that the university will achieve an enrollment of
10,000 scudents. University officials perceive chat
something is seriously wrong with Isla Vista's layout
and developmeént plans and try unsuccessfully to fix
them. Non-resident developers move into Isla Vista and

dominate construction. They join the Isla Vista



Improvement Association whose members they ave and
frustrate by successfully sidestepping the councty
requirements that earlier members thought would ensure
high building sctandards. The Isla Vista Improvement
Association splinters throughout the 1960s and finally
breaks up. County efforts to control Isla Vista's
growth are undermined by its own precedent of
relinquishing control and Isla Vista mushrooms afcter

1962 virctually without rescrainc.
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Chapter 1

Boomtown in Gestation, 1915 - 1949

We know very little about Pauline and John
Ilharreguy. We know that they had one hundred dollars
in go%d in 1915, and that in the same year they traded
it for 157 acres of vacant, windswept land on the edge
of the Pacific Ocean.! We do not know why they
bought the land, or whether they lived on it. If they
did, they must have been sturdy and hardworking people
wvho did not require many conveniences. The land was
dry, suictable for raising hay or beans, but litcle
else. The only vate} was found in small quanticties by
drilling ctwenty-foor wells, and was of variable
quality. But the land was also beautiful. It was
situacted ar a poinc vhere the southerrn California
coast turned a corner and jutted out into the |
bluegreen ocean. Dotted along the horizon was a group
of islands that protected the coast from the heaviest

ocean swells. On the inland side, rugged graygreen

mountains rose skyward. .
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We know very little abouc Pauline and John
Ilharreguy, but we have to suspect that something of
an entrepreneurial, speculative fever infused them.

In the 19205 instead of buying stocks om margin or
watching the ticker tape like many other Americaas,
they tried a more distinctively California way to
prosperity. Since the time of the gold rush,
California entrepreneurs had found ways to profit from
what nature provided. Sometimes this meant digging
out gold and mineral deposits, sometimes it meant
sowing seed in rich, sun drenched soil, and sometimes
it meant grabbing up the land itself to sell at a
higher price to later arrivals. In 1925 the
Ilharreguys subdivided their land for sale in a way
imaginatively designed to profit from much that was
distinctive and alluring asbout their area. They
called their subdivision Isla Vista.

Their area was situated about 90 miles neor:h of
Los Angeles and about 300 miles south of San
Franciso. Between Isla Vista and the mountains

stretched the Goleta Valley. Santa Barbara just ten

- —

miles down the coast was the closest neighboring

city. Its 30,000 citizens had long learned to bank on

blue skies, sea breezes and a location neither too
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close nor too far from Los Angeles. In 1925 che
clcy was digging itself out of the rubble of a major
earthquake. Geologic faults lined the California
coast, and while they sometimes brought destructien
they also cradled wealth., Capriciously distributed
beneath the surface were rich pockets of oil and
natural gas in the Santa Barbara ares.

The Isla Vista subdivision lay between cCwo
sices.vith indicarions of petroleum activiey. A rich
asphalt mine that had produced the blacktop for many
of San Franciso's streets was less than half a mile
down the coast.? The 408 acre parcel including cthis
mine had been opctioned for sale in 1923 with the right
to drill exploracory oil vells.* Peter Cooper
Bryce, the nptinntr[ never exercised his option to buy
.which suggests disappointment in his search. Instead,
a ranching concern called the Bishop company bought
the same 408 acre parcel in 1925.7 Alcthough this
piece of land was not immediacely ad jacent to the
Ilharreguy's land and would never really be considered
part of Isla Vista;—tt would play an important role
huginniné in the 1950s as the site of the University
of California-in Santa Barbara. About a half mile up

the coast on the_ other side of the Isla Vista
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subdivision a natural tarry seepage occurred at a spot
vhere the land jutted out to the sea, earning it the
name Coal 0il Point. Wich evidence of petroleum on
either side, oil could easily lurk beneath the Isla
Vista subdivision.

It wvas o0il that made up half the lure in
Pauline and John Ilharreguy’'s real estate scheme. It
was to be a residential ocean view subdivision that
offered a chance to share in o0il profits at a minimum
risk. The Ilharreguys divided the beach frontage into
narrow, twenty-five foot wide locs. FSorty-five lots
made up a sectian and there were two full sections.
Anyone who bought a lot would share in oil proficts
struck from any of the twenty-five lots in their
section. In a‘sense, the lots were like shares; it
was not necessary for a well to be located directly on
one's lot to realize proficts. The more lots a person
owned, the greater their percentage of profits from

any well that might produce.

Inland from the the beach frontage, four roads

ran parallel to the shore along which standard-sized
home lots of fifty by one hundred feet were arranged.

The Ilharreguys essentially ignored the inland two

- - R (R T T =T M o e a4 =S
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three roads straight from cthe ocean to an existing
coast highway access road.® Perhaps the picture the
Ilharreguys would have liked investors to imagine was
one of siccting out on a sunny front porch and looking
out to the blue horizon over the rhycthmic motion of
their own producing oil wells. Whecher or not they
knev about Peter Cooper Bryce's apparently
unsuccessful efforts to find 0il just a few years
before on nearby land is not known. If they had it
might not have made any difference since the
exploration had not occurred on their land. The whole
notion of surveying the natural assets offered by the
land and landscape and divining a way to work them to
proficable advantage wvas a textbook example of the
California entrepreneurial style.

The Spanish name "Isla Vista” given by the
Ilharreguys to their subdivision was in xeeping with a
Spanish colonial theme then in use by Santa Barbara as
it rebuilr icself following the earthquake. In the
city of Santa Barbara an architectural board of review
was carefully scrutinizing plans for rebuilding in
order to create a romantically designed and
homogeneous center city.. The many subdivisions that

burgeconed around the city and north toward the Goleta

.
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Valley in the 1920s ofren chose Spanish sounding names
such as San Roque, Loma Media and La Cumbre.’ One
thing we do know about the [lharreguys is that they
were not good at Spanish. Isla Vistca was
ungrammatical Spanish for Island View, and mistakes
carried over to the names for the four roads that ran
parallel with the beach as well. The names were Del
Playa, Sabado Tarde, Trigo, and Pasado. The "Del" of
Del Playa was ungrammatical, but it clearly meant The
Beach or To The Beach. Sébado Tarde and Trigo,
meaning Saturday Afrternoon and Wheat, were both fine
although a strange juxtaposition. Pasado was the
oddest one. Pasada would have meant passage, but cthe
"o" at the end changed the meaning to overripe or
spoiled. Nevertheless, the mood that the subdivision
tried to convey was clearly Spanish/Mediterranean an&
the Board of Supervisors approved and accepted it in
November of 1925.8

Just three months latcer the strip of land
between the Isla Vista tract and the Bishop Company's
land was subdivided. Two San:a‘ﬁarbara attorneys who
had formerly worked out of the same suite of downtown
offices headed up this venture.lO Alfred W. .

Robertson and James R..Thompson followed the
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Ilharreguys’' lead and divided the beach front lots in
two sections of twenty=five foot wide locs for oil
leases. The land thac scretched inland from the oil
lots was divided inco fifry by one hundred foot
residential locs, also like the Isla Vistca trace.
Roberctson and Thompson built three long reads that ran
bectween the bheachfront and che access road, ctwo of
which joined inm & loop near the ocean. The area
inside the loop cthey ser aside for an acthlecic park.
They extended the four parallel streets from
the Isla Visca subdivision onto their own, changing
the name of the unfortunate Pasado HRoad to 3Sevilla.
Unlike che Isla Vista tracc subdividers, Robertson and
Thompson filled wp the rest of the inland pertion of
their subdivision with successions of parallel
streets, all of which dead-ended inte the Bisheop
property on one side and the Isla Vistae tract an Ehe

other. However, only Del Plava, Sabado Tarde and

Trigo actually existed on the site, The ochers were

oaly roads on paper.'? The Santa Barbara attornevs
gave long names to the leng roads that met in a loop,

Embarcadero Del Mar and Embarcaderso Del Neorce.

Translated, these became Ocean Wharf and North Wharf.

The streets that crossed them were named after Spanish
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cities and Spanish arciscs, They chen made a curious
departure Erom this cheme by choosing an Anglo-Saxon
name for the subdivision icself: Ocean Terrace.

The final strip that lay between the Isla Vista
tract and the Coal 0il Point property vas scubdivided
in the spring of 1926. Named Orilla Del Mar which
meant Seashore or Edge of the Sea, this was Che
narrowest of the three tracts., The subdivision map
showed the same sort of lot division as did the Isla
Visca ;nd Ocean Terrace tracts with its narrow oil
locts along the beach fron: and its residential lots
inland, with one exception. There was 8 small beach
front park that interrupted the oil lors im the center
of the seaside area. Del Playa, Sabado Tarde, Trige
and Pasado Roads extended from the Isla Visra tract
through its beachfront area, and like the Isla Vista
tract, the subdivision virtually ignored the inland
two thirds of the property. A short road ran inland
from the ocean park and then jogged over co an Isla
VYiscta tract road that ran to the coastc highway access

road. Of the three tracts, Orilla Del Mar was Ctae

least developed. 0Only Del Plava Road which ranm aleng

the beachfronc, and the short access road actually

existed on the ;rupert].ll
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The subdividers wvere the Moody sisters who
lived with their father, a building contractor, in
downtown Santa Barbara.l2 It is not known how many
of the four sisters who lived at home in the [920s
took parc in the development: only Harriet's name
appears on the County Assessor's books., Harriet was a
drafcter who worked for the county under the direcrion
of George D. Morrison, the civil engineer who had
surveyed and mapped each of the three mesa
subdivisions. Her sister Brenda had been County
Recorder in the early 1920s, but by the time of the
subdivision she was an escrow officer at the Pacific
Southwest Bank, the mortgager of the Orilla Del Mar
subdivision. It is possible that Harriet and Brenda
saw the speculative trends in subdivision and oil
exploration ﬁhrough their county jobs and decided to
try it out themselves. It may be that their father
Elmer Moody also took part. The year the subdivisisn
occurred he no longer listed his occupation as
building contractor, but as "real estate.” Sisters
Wilma the bookkeeper and Mildred the artist may have

also played a2 role, but they were probably not the

principle actors.l3

All three of the Isla Vista subdivisions fell
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into the cacegory of real estate promotions rather
than real estate developments, a distincrion made in
the local newspaper in 1926. A development was well
planned and wvell financed, resulting in permanent
improvements on the land it occupied. A promotion was
simply a lot-selling scheme which called for "the
driving in of a few stakes, utterance of a few
high-sounding promises of improvements, and anycthing
to unload."!4 1In the 1920s there were no
requir;ments that subdividers pave roads, put in
sewers, provide access to utilities or even grade che
roads that appeared on their maps.15 Consequently,
a few stakes wvere all that was needed to define a
subdivision, and there was no legal framework to
require anything more than these minimum standards. A
promotion was more dependent on an area's natural
actributes and faith in its future than vas a
development. It was riskier for the buver, buc
generally cheaper.

Two key ingredients for the success of the
venture vere missing in Isla Vista, as the three

subdivisions together came to be known. The firsct was

oil in significan: quantities. The second was potable

wvater.!® Without oil there could be ano oil play and



20

without water there could be no residencial
development. The lack of wacter had been apparent for
quite some time. A few wells tapped shallow sources
of ground water, but any drinking water had co be
brought in from the cutside. It took more efforc to
discover the apparent dearth of oil.

In the early 1930s a partnership known as R.4A.
McIntesh Scott-McIntosh drilled a well in the Ocean
Terrace section of the coastal sctrip. They did not
send the drill straight down, but angled it slightly

—

toward the ocean so that by the time it was 4754 feer
deep, it was about 900 feet closer to the oézgn.
Having not reached oil by this depth che partnership
suspended drilling. Subsequently they must have
fallen prey to thoughts that cthe big strike was just a
few feet further, because they later resumed
drilling. Wh;n they reached a depth of 4530 feet
without hitting o0il either their opii:ismgbr their
money, or both, had been exhausted and they abandoned
the vell for good. Ocher oil companies including
Bolsa Chica, Union, Texas, Superior, Southcrude
Petroleum, Doyle Petroleum Corporation, Petroleum

Securities and Earl Petroleum Company experienced

similar disappointment on about twenty wells drilled
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in the area, By the mid-1930s hopes for a lictle
seaside community supported by its own o0il production
seemed futile indeed. The lots that sold remained
largely undeveloped and many of those that had not
s0ld in those financially troubled times had been
deeded to the state in lieu of taxes owed.l8

The street and lot plans remained on the county
books despite the commercial dormancy of the Isla
Vista subdivisions and the lack of physical
development in the area. Yet in the early 1940s, Isla
Vista looked very much as if it had never been
subdivided. Instead of a charming but profitable
village, Isla Vista was a place where goats wandered,
roosters crowed and an occasional! old truck bumped in
along the dirt road with the week's supply of water.
A few of these roads had been added since the 1920s
and vere mostly located in the Isla Vista
subdivision. Thev ran parallel to the beachiront but
were located further back in the formerly "neglected”
area of the subdivision.l9

Much of Isla Vista was covered by bean fields,

punctuated by a few scattered houses and shacks with

septic tanks in the yards. A fev people lived "in Iéla

Vista. probably less than fifcy.zo Thev were -
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considered "Okies and irkies" =-- poor bean farmers and
possibly squacters =-- by those who lived in nearhby
Santa Barbara. Santa Barbarvrans classed the area as
blighted, a place vhere cheap, desclate land atcracred
only thase who could afford no beccter.?l ALl thar
distinguished the area from any other rural backwater
was the sea breezes and the area's twin view of che
meuntains and che sea. Howvever, che decade of the
19405 would be decisive for the future of Isla Vista,
not because of changes occurring within the area
ieself, but because the Universicy of California would

decide to locate 8 campus en the 40B acre parcel right

next tg it.

The transformation of the nearby Bishop land
from farmland co universicy campus occurred in a
saries of events which ar firse glance seen
unrelated., In an indirect way, the Japanese attack on
Pearl Harhor se=t events in matian, The December [94]
attack came ten months after Santa Barbara voters had
approved a bond issue to buy land for anm airport in
the Golera Slough. The slough marked the northern and

eastern boundaries of the Bishop property.

Consrrurrinn an rhe airpare was already under way by

the time of Pearl Harbor, but sftervards the work pace
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acceleracted because Santa Barbara's location on the
Pacific rim made it ideal for training Marine Corps
fighter pilots. The airport was ready for operation
in April of 1942 and the Marine Corps immediately took
control. They also acquired the neighboring 408 acre
Bishop Ranch, the piece of land with the asphalt mine
that bordered the Ocean Terrace tract, and builc its
base there, 22 ;hw,L

The drone of fighter jets mixed with the more
bucoli; sounds of the Isla Vi;ta area, but little else
changed. A row of eucalyptus trees grew up between
the base and the QOcean Terrace tract and any
influences that the base may have had seemed to
stopthere. The lone military extension into Isla
Vista was the officers' riding scable, and it was
there only because of its extremely unofficial
status. Both the colonel and his intelligence officer
were avid riders, and between them they scraped up the
resources for a small stable. The colonel aever
actually bothered with the cumbersome matcers of
federal approval for this move. In fact, had the
colonel asked, the relative luxury of a stable would
almost certainly have been_dcnicd. As a resulrt,

equestrian-minded marines enjoyed the opportunicy ro
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ride almost as much as che knowledge that their's was
probably the only Marine Corps base in the country
with its awn stable.23

The entry of the United States into World War
IT and the nev Santa Barbara Afirport's convenient
location had changed the character of the land next to
Isla Vista. 4t the same time a stirring of events in
Sacramento began to drawv the Universicy of Califernia
closer to Santa Barbara. Since 1935 Santa Barbara had
been the site of a scatce :ﬁlllge vwich both liberal and
industrial arts programs. Santa Barbara's State
Assemblyman Alfred "Bobbie" Robertson had long
harbored a dream of turning the state college into a
branch of cthe Uniwversicy of California.2® He was
supported ia his dream by his associace, State Senator
Clarence Ward. Backliu Santa Barbara the two
assemblymen had a powerful ally, Thomas M. Storke.

Storke was a Santa Barbara native who counted
among his ancestors a Spanish Presidio commandant,
entrepreneurs who supplied the California gold

rushers, and Yankee educators. hr 1942 he wvas

sixty-six and the owvner and editor-in-chief of the two

major newspapersg ‘in Bants Barbara.23 He had

recently finished a 1938 appointment Dy then-goveraor
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Frank Merriam to complete the U.S. Senate term of
William McAdoo. Storke had been in the Senate just
long enough to earn himself the nickname "0Old
Curmudgeon™ for his iron=-willed guidance of 510
million in California appropriations through the
Senate. He was the kind of man who had always made
friends easily, and in his mature years, he was a
powerful man wich lots of important connections. He
counted among his friends Senator William McAdoo and
'California Governor-Earl Warren. Local people whose
aims ran counter to his found him a determined
opponent with a farmidable arsenal of resources
ranging from friends in Washington, D.C. to his
prestigous family name. Yer once the issue was
cleared awvay he often took pains to mend the breach by

extending warmth and charm toward his pasc

opponent.26
Storke took up a "determined” stance on the
issue of attracting the University of California to

Santa Barbara and Robertson was his equally determined

counterpart in Sacramento. In the 1941 legislative

session Robertson introduced a bill to establish Santa
Barbara State College as a branch of the University.

It received strenuous opposition from Dr. Walter
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Dexter, Superintendent of Public Instrucction, and
Gardiner Johnson, Assemblyman from Berkeley, who vere
concerned that local ambition would blur the lines of
distincrtion between the university and state
colleges. If Santa Barbara were admicted they feared
a dangerous precedent that would encourage other state
colleges to bolt the state system in favor of the
University of California.Z27

To counter these forces, Robertson lobbied the
other members of the Assembly incessantly using "every
angle short of illegal tactics™ to get his bill
passed. He was rewarded with a 48-23 victory in the
Assembly and would have been the firsc to admit that
some of the "aye" votes came from exhausted
assemblymen who simply wanted peace from his
badgering. However,. the Senate did not prove as
receptive. The bill was assigned to the Committee on
Education and needed six votes to clear. Three of the
eight committee members had schools in their districts
that came under Dexter, the Superintendent of Public
Instruction who so stridently opposed the bill. The
three did not find Santa Barbara's quest for
University status important enough to risk the wrath

of Dexter, and the bill died in committee.28 X
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Robertson and Storke then tried a new tacrtic.
They printed up elegant invitations for all California
legislators and their spouses offering them a visit to
Santa Barbara for a weekend. Robertson called it an
"on-the-spot investigation to educate the legislators
about the unique qualifications Santa Barbara offered
to the University of California.” The Chamber of
Commerce pitched in and organized a Spanish-stvle
fiesta and local hotels provided free accommodations,
The grand finale was a banquet at the elegant Coral
Casino where Santa Barbara's popular Leo Carillo,
better known to moviegoers as Pancho in the Cisco Kid
series, delighted his guests as Master of Ceremonies.
The weekend was pronounced a big success. When
Robertson reintroduced his bill in the next session it
passed by an‘overuhelming ma jority in the House
without much lobbying on his part. In the Senate,
however, the makeup of the Committee on Education had
not changed and the bill once again died in committee.

In what was becoming a familiar pattern,
Robertson reintroduced the Santa Barbara College bill
in the 1943 legislative session. This time he had
more reason for optimism than ever before because a

new Senate President Pro Tempore had appointed new
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Committee on Education members who were more favorable
to his cause. BBurt opposition this time came from an
unexpecced source. While the bill was pending in the
house, the Regents of the University of California
voted 14-4 not to accepr Santa Barbara College into
their sysctem. The bill to add Santa Barbara to the
Universiity of California was alwavs to be contingent
on the Regent's acceptance. The "no" vote was a blow
to the, Sanca Barbara faction, but they teook sclace in
the fact that the vote was not binding since it
occurred before the bill was actually enacted.

The bill sailed through both the House and the
Senate. Then Storke, whom Robertson had kept informed
with almost weekly communiques about the bill's
progress, called from Santa Barbara with more bad
news, Governor Earl Warren was considering a veto on
the bill because the Regents were against it. Storke,
Robertson and a prominent Santa Barbara attorney named
Percv Heckendorf each callaed the Governor personally
to talk him out of the veto. They pointed out chat
the bill merely offered the Regents an option Cto

accept Santa Barbara College. Since they could easily

turn it down, the Governor would not really be helping

them with his veto. Warrean acquiesced and signed cthe
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bill into law. Sctorke and Robertson must have heaved
a8 sigh a relief. They had a small space of time
before the next regents' meeting in which te try to
sway things their way.

They loocked at the l14-4 nonacceptance vote and
reasoned that they had four Regents on their side
already. Robertson now planned to ply his gritcy
brand of lobbying on the remaining fourteen. He got
in his car and drove up and down the state to visit
each Regent not just once, but twice. He chose his
first stop well when he called on Gordonm Sproul,
President of the University System. Sproul agreed to
support the bill, which swung a very important vocte ir
Robertson's favor. Although we do not know exaccly
what Robertson said to each regent, it is a safe
assumption _that news about Sproul's support topped che
list. Another certain part of his pitch was a promise
to oppose any other Sctacte College that mighrt cry o
annex icself to the University of Califoraia. This
probably helped alleviate fears that accepring Santca
Barbara would start a stampede by Scate Colleges into
the University's fold. Only one Regent, San Francisco
attorney Sidney Ehrman, completely eluded Roberctson's

determined efforts. At the next Regents' meeting,
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Pearl Chase, a respected Santa Barbara citizen with
well-honed p&wers of persuasion made a compelling
presentation on behalf of Santa Barbara's proposal.
This time the Regents voted 14-4 to accept Santa
Barbara, completely reversing their prior vote, In
June 1944 Santa Barbara became the seventh campus of
the University systum.zg

This legislative and administrative chain of
events brought the University of Califernia to Santa
Barbara, but it still had not broughe it to Isla
Vista's doorstep. Santa Barbara College was located
on @ hillside near the Santa Barbara mission, more
than ten miles from Isla Vista. The end of the war
was the catalyst for the final step and it was Thomas
Storke who brought it about. War's end meant that

bases such as the one in Sanca Barbara had to be
.clased up and sold. The War Assets Adeinistration was
the federal arm in charge of thgs process, and they
offered first to resell the land to the original

owner. The Bishop Company was no longer interested in
its 408 acre parcel. In such cases the land was then
offered for sale on the open -arka;.

Storke's long years of participation in

Democratic party pplitics and his term as U.S. Senator
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gave him strong policical connections in Washington,
D.C. and he had excised them sometime before the
spring of 1946 to take the Bishop site off the
market. During cthac spring John Hass, a young
attorney and the incelligence officer at the Marine
Corps base in Santa Barbara, had bean approachad by a
client interested in obtaining the base site for
development afcer the var. Hass knew an officer in
the War Assets Administration in Washington, D.C. whom
he cnnt;cted for information about the site. Hass's
friend told him in strictest confidense that the land
was reserved for Tom Storke and the Universicy of
Californmia. Uncil they made a decision about whether
or nokt to take it, che property was to remain "on
ice.™?0 The regencs announced their intencion to
move Santa Barbara's universicy to the old marine
corps fighter pilor craining sice in 1948, They
complecred deed transactions in 1949, payving one dollar
to obtain tirle.3l

The regents' decision to move the University of
California, Santa Barbara College, as the school was
called, to the old marine corps site was the final
link iq the chain of events that brought the

=

University of California te Isla Visca's doorstep.
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The decision certainly pleased Storke. The marine
base site was one of breathtaking beauty and the
quonset huts and roads built by the marines would give
a head start to university building. Storke probably
found the shear size of the site at least as beautiful
as the serting. His son Charles A. Storke tells a
story that his father told him. Tom Storke was
walking the Marine Corps base with his friend,
California Governor Earl Warren; whom he had brought
out to.see the site. Warren liked it but thought it
was too big for the 2500 student campus that had been
planned. Storke just laughed and said, "Oh, it will
never stay at 2500."32 The predicition was to prove
quite accurate.

While the regents, the War Assets
Adminiscration and Tom Storke pursued the details of
the property transfer, Isla Vista was on a pursuit of
its own: a renewed search for o0il, 1In the last week
of January 1947 a joint venture of the Honolulu Oil
Company and the Signal 0il and Gas Company began
drilling along the Isla Vista ocean froat. They chose
a site not far from where the unsuccessful
Scott-McIntosh well had been, but planned to drill

straight down instead of aﬁgling out toward the sea as
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Scott-McIntosh had done. In addicion, the
Honolulu-Signal well was going deeper. Their goal was
the Vaqueros formation, a reportedly oil-rich geologic
layer 5000 feet below the surface which the
Scott-McIntosh well had missed by failing to drill
another 250 feect. If the Vaqueros sand did not
produce, the new well was situated so that icts
drilling could be read justed to reach out beneach the
ocean.3?

Honolulu-Signal had paid Isla Vista property
owners bonuses for the privilege of drilling, and had
divided Isla Vista into three lease areas. The first
included the entire ocean front, the second comprised
the Orilla Del Mar and Isla Vista subdivisions minus
their ocean frontage, and the last was the inland
portion of the Ocean Terrace tract. There was an
additional lease area situated just north of Isla
Vista as well. If a strike came in property owners
could look forward to an additional five per cent

royalty which would be divided within the lease area

by propercy ounership.3& The o0il companies absorbed

all costs for drilling.

About six weeks after Honolulu-Signal Golecta

Community No. 1 began drilling, the partnership
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spudded in a second well just northwest of the first.
In the next months, a third, and a fourth
followed.35 For each of these wells the Vaqueros
sand proved illusive and their drills were turaed
toward the ocean instead. The ocean floor also failed
to yield a harvest of petroleum and the wells were
abandoned one after another.

A fifth well located on the Ocean Terrace tract
caused some excitement, however. In late May of 1947
it had.been blown out by a natural gas explosion.
Drilling later resumed and on a summer night in early
September Honolulu-Signal-Macco Stace 309-1, Redrill A
hit a petroleum pocket about a hali mile offshore.
Oil gushed out at a rate of 150 barrels a day wich
surges at a 500 barrel a day racte. Twelve hours after
it hic, the fifth well ran into problems again. Ocean
wvater broke into the line and workmen stopped the
flow. Repairs kept out most of the water, but within
a week the well had slowed to sixty-five barrels a dav
and by the end of the year it was flowing at just a
fev barrels a day. A year later it was complecely
dry.36

By August 1948 the Honolulu-Signal partnership

had spent about $1,500,000 on drilling in Isla Visrta,
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and its sixth well was following a pattern
disappointingly reminiscent of the well just
described. A week after its strike, it was producing
less than fifty barrels a da'|].f.3"F Despite six
disappointments in a row, the oil partnership
continued to drill throughout the close of the decade;
as late as May 1949 they were working a new oil well
in Isla Vista.38 But if it was there at all, the
black gold remained hidden from Honolulu-Signal in che
.19405 just as it had from Scotct-McIntosh and others in
the 1930s and from bp:ioneers in the 1920s.

While petroleum remained out of reach, however,
another precious fluid came within grasp. In 1949,
the same year the regents acquired their deed to the
marine corps training base, 5anta Barbara area voters
gave nverwhelding approval teo plans for the Cachuma
Dam project.39 This huge reservoir, dam and
connecting tunnel would significantly increaase
available supplies of water to county areas including
Isla Vista. For the firsct time Isla Vista could look
forward to a supply of fresh water. The area could
anticipate indoor plunbiﬁg, modern sanitation and
irrigation. This had the ppotential to make life in

Isla Vista more convenient and also provided the
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essential element for any future residential
development. The water, the location next ta a major
universicy, and the climate and view suddenly made
Isla Vista a desirable piece of property.

Throughout the decade of the 1940s separate
decisions made outside Isla Vista gradually
transformed the area's future. A military decision to
locate a marine corps base on the Bishop property, a
Californias legislative decision to offer Santa Barbara
College to the University of California, a regents'
decision to accept the offer, and a Washiangton D.C.
decision to hold the marine corps base for the
University of California were the string of dominoces
that ctoppled one inco another far beyond Isla Vista's
boundaries and brought the Universicy of California
next to ict. It seemed certain chact cthe location of
even a small branch of the University of California
would affect undeveloped land immediately adjacent,
alcthough exactly what the effect would be was unclear.

Isla Vista's prospects in 1949 were
dramacically different from what they had been at the
beginning of the decade. A major university's plan to
open next door and upcoming access Co water

transformed the blighted area into a blighted area -
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with a future. Twenty five years after the
Ilharreguy's had plotrted a map for oceanside living
with oil income, half of their plan seemed ready to
materialize. The search for oil in Isla Vista had
been & costly disappointment, but the charming,
seaside community seemed within grasp. The
subdivision maps of the Isla Vista, Ocean Terrace and
Orilla Del Mar tracts which had been lying undisturbed
for two decades in a county record book were about to
be dusted off to serve as the basis for planning cthe
new community. Narrow streets, which often serviced
only one subdivision and dead-ended into the
neighboring one, and tiny lots suited to an o0il play

but not to construction would come back te haunt

community builders in the 1950s. Yet the land icself

was undeveloped and there wvas still hope that
creativicty and careful planning could find a way to

shape a settlement worthy of the beautiful area and

the prestigious new neighbor.



(1]

10

39

Noces

Santa Barbara County, Book of Deeds 15!, pg.
199,

Phillips, Michael James, History of Santa

Barbara County Vol. I, Pg. 113, S. J. Clarke
Publishing Co., Ehicago. Sand Francisco, Los

Angeles, 1927.

Interview with Charles A. Storke, March 19,
1986.

" Santa Barbara County, Official Records, Book 1,

pg. 216. According to Harold Chase in his book
Hope Ranch: A Ramblinneg RecordPeter Cooper
Bryce was busy co-founding the Hope Ranch
subdivision, located between Isla Vista and
Santa Barbara, at the same time as his option.
Hope Ranch became a highly successful and elite
suburban development.

Santa Barbara County, Official Records, Book
82, Page 62; Official Records, Book 78, Page

235.

Santa Barbara County, Book of Deeds 140, Pg.
230: Book of Deeds 131, Pg. 199; Book of Maps
15, Pg. 81 - 83; C.A. Stroke Interview.

Santa Barbara County, Hall of Records, Qfficial
Records, Book 13, 101 - 200.

Sanca Barbara County, Map Book 15, Pg. 81 - 83.

Santa Barbara Daily News, February 9, 1926:
Santa Barbara Citv Directory, Santa Barbara

Directory Company, 1922.

Aeriel Phcotograph, UCSB Map Room, 0&50. A-&,
Fairchild Aeriel Surveys, 1929; Santa Barbara
County, Map Book 15, Pg. 101 - 103. _ -




11

12

13

L4
15

16
17

18

19

20

22
23

40

Santa Barbara County, Map Book 15, Pgs. 115 -
116; Aeriel Photograph, UCSB Map Room, C430,
A=4, Fairchild Aeriel Surveys, 1929.

Santa Barbara News-Press (hereinafter "SBNP"),
May 28, 1959: Santa Barbara City Directorv,

Santa Barbara Directory Company, Santa Barbara,
California, 1922.

Ibid.; Santa Barbara Cictvy Directorv 1926 =
1927, Schaeur Printing Studio, Inc, Santa
Barbara, California, 1926.

SBNP, February 27, 1926.

Interview with Richard Whitehead, County
Planning Director, 1946 - 1969, September 20,

1985.
Ibid.; C.A. Storke Interview.

SBNP, Jan. 26, 1947,

C.A. Storke Interview; Santa Barbara Countv
Assessor's Office, Goleta Book, Pg. 32, 1938,

Aerial Photograph, UCSB Map Room, BTM-5B-03,
Flown by Aeronautical Services Corporation,
Philadelphia, Pean. Conctracted by the United
States Department of Agriculture. September
22, 1943,

This number is a very rough maximum determined
by scrutinizing Ibid., observing the numbder af
possible dwellings and allowing about six
persons per dwelling.

Charles A. Storke interview; Andrew Brydon
telephone incerview. California Editor bV
Thomas M. Sctorke in collaboration with Walker
A. Tompkins. News-Press Publishing Company,
Santa Barbara, California, 1958. Pg. 455,

Ibid, pgs. 4l4-415.

John Hass interview.



25

26

27

28

29

3o

31

33
34
i3
36

)

41

Lecter, Edwvin €. Pauley to Thomas 4. Scarke,
September 13, 1956, which includes a document
writcten by Alfred "Bobbie™ Robertson outlining
the sequence of events in gecting the UC Sanca
Barbara bill cthrough. Thomas More Storke
Papers, Correspondance f£ile "Edwin W. Pauley,"
Bancroft Library, University of California,
Berkeley.

Cne paper maintained a Republican editorial
viewpoint and the cther a Democrarcic
viewpoint, The two papers merged in che 1940s
into one paper, the Santa Barbara News-Press.

The WNexus, Nov. 21, 1975; Califoraia Editer;
John Hass interview; Richard Whicehead

interviev.

" Stactement of F.W. Thomas re: A.B. 956, May &2,
1943, T.M. Storke Papers, Box:

Correspondance, Bancroft Library, Berkeley,
California; Letcer, Pauley ro Storke with
Eobertson attacchment,

Ibid.

Ibid. California Editeor; Trensformations by
Rabert Eellev.

Charles A. Storke Incerview. March 19, 1984;
John K. Hass Inverview, Occober 1, 1985.

Robert Eelley, Transformatcions, Publisher,
Citwv, Date, Pages.

Charles A. Storke Interviewv.
SBNP, Jan. 26, 1947,

bid.
SBNP, March 29, 1947; September 2, 1948,

SBNF, Saprtember 4, 1947; Sept, 9, 1947.

August 14, 1948, )



38
39

42

SBNP, May 27, 197&.

Noticias, Vol. 13, No. 3, "The Search for Water
in the Southcoastal Area of Santa Barbara
Councy,™ by James Eckman. Santa Barbara
Historical Society, Summer 1967, pg. 39.

Note: The Cachuma Dam and Tecolote Tunnel
project was another one to which the efforcts
and connections of Storke contribuced
significantly.




Charter 2

The Foundling, 1948 - 1959

When Isla Viscta residents read in 1948 of rthe
regent's plans to relocate their Santa Barbara campus, it
was a; if the university had arrived, unexpected and
unbidden, like a foundling on the doorstep. However, in
terms of develcpment, experience and sophistication, it
was really Isla Vista that was the foundling. The
university was & strong institution with a half{ ceatury
of state-funded stabilicty behind it, even if it wvas not
yet established on its Goleta site. Isla Vista was
unorganized, unaffiliated, undeveloped. and poor. For
the ten vears that followed the university's
announcement, Isla Vista would attempt to "grow up" both
physically and politically through the mechanism of a
resident property owner organization. Although

relatively lictle building would occur, the decade would
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be decisive for Isla Vista's future because the rules
and pactterns of development would be sect.

Residents had organized the Isla Visca
Improvement Association as soon as thev learned of the
university's decision to relocate. In November 1948,
twenty-five people had gathered together in the home of
a local couple to take I[sla Vista's future into their
own hands for the first time.l The populaction 1in
Isla Vista at that time was between 130 and 190, so the
;eople interested in the Improvement Association
represented a relatively select few.Z It is
difficult to determine who Isla Vista's residents were
at this time, that is, to determine what occupations
they had, or why exactly they had chosen to live in
Isla Viscta. Certainly the group included more than
"Okies and Arkies.” Some were apparently retired
pedple. and some were poor people attracted by low rent
prices. At least one resident was a woman with a
drinking problem whose son, a Santa Barbara docrtor,
wanted her live in Isla Vista because it was so
difficult to get alcohol there. Aerial phtographs
indicate fields of crops, so there were probably some
farmers. In addition, the post-war years brought

increasing numbers of people looking for pleasant
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surroundings in which to buy or build a home
incxpansively.j

By forming an improvement association, Isla
Vista residents joined a growing number of Santa
Barbara area property owners who were organizing
similar neighborhood interest groups to affect their
area's development. Most improvement associations used
subdivision boundaries to define their geographic
scope. Road improvements and delivery of utilities
were the most frequent areas of interest, and the Santa
Barbara Mayor and City Council were often the ones to

whom they turned with requests.
Since Isla Vista was ocutside the city limics, 1t
came under the jurisdiction of county governing bodies

such as the Board of Supervisors snd its Planning

Commission. However, rather than appealing directly to
these agencies, the Isla Vista [mprovement Associacion

initially chose to represent itself only to the Goleta

Chamber of Commerce. AL the second meeting, held in

February 1949, the asscciation appointed their firrst

president to represent them on the Goleta Chamber of

Commerce.% This was probably not due to feelings of

allegiance or cnnﬁ.ctgdness with Goleta, but because it

was the best wéj for Isla Vistans to get zoning, the
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first item on their agenda.

Both Isla Vista and the Goleta Valley just to
the north were county areas without any zoning
regulations whatsoever. This was normal for
unincorporated areeas at the time. The only way to
change this, according to county policy, was by a
formal request for zoning from property owners.?

Zoning was an issue of increasing interest in the
Goleta Valley. The valley was primarily agricultural
*in nature, much like Isla Vista, but the post-war
period heralded a change in its land use patterns. The
relocation of the Universicty of California implied
changes for the future of the Goleta Valley, just as it
did for Isla Vista. A movement to request a zoning
study was already under way in Goleta led by its
Chamber of Commerce. It seemed to Isla Vista residents
that this group knew its way through the obscure
corridors of the county system, and it became the focus

for Isla Vista zoning concerns.
In April 1949, two months after Isla Vista sent

its representative to Goleta, the Chamber of Commerce

presented a petition signed by 168 citizens from Isla
Vista and the Goleta Valley aékin; for a permanent

zoning ordinance. At first the County Planning
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Commission balked, claiming that the number of
signatures indicated too small ar interest to make the
issue worth pur:uing.5 It acquiesced a month later

at a public hearing primarily because of the relocation
of the Universicy of California.’ It was then the
responsibilicy of the Planning Commission and its staff
to study and work out an appropriate ordinance.

The Isla Vista/Goleta Valley zoning request was
the eighth or ninth such request received by the
Planning Commission. This meant that there were
already six or seven other separate zoning ordinances
that applied to various places in the county. Planning
Department staffers who had formerly been able to
memorize zoning regulations, already found themselves
more and more frequently having to look up the answvers
to citizen inquiries because they simply could not keep
track of them all.8 The Isla Vista/Goleta zoning
request represented something of a critical mass in
terms of special county zoning districts, and it caused
the Planning Department Staff to approach the problenm
in a new way. Richard Whitehead, the County Planning
Direccor, and Percy Heckendorf, the District Atctorney,

began to work on a single zoning ordinance that could

be applied to the whole county. The task was to t?ke
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three years, Although Isla Vista would be the First
drea to be zoned under the nev ordinance, it srill
meant three years of waicing,

Whitehead was the county official who wvorked
most closely with the Isla Visca Improvement
Association inm the 19508, A married man whose hobby
was local history, he had graduaced from the
Massachusetts Instcituce of Technoleogy with a degree in
" sanitary engineering. In the late 1930= cthe California
State Planning Board had recruited him to work in ics
Sacramento offices because he was an engsineer. At charc
ctime planners were most likely to have backsrounds in
archicecture, landscape archiceccure, or engineering.
The area of stave planning was conctroversial. To sooe,
planning regulactions seemed incompacible with Che
rights and auvconomy of property owners, and many
California legislators were opposed to 1c. As a
resule, when the arzay callsd Whitehead for service
during World War II, the California Stace Legislature
8llowed his position to lapst.q

After the war, Whicehead joined the Sanca
Barbara County Planning Department. Since 1928 Sanca
Barbara County had h;d a Planning Department, supported

inicially by che people from ics wealchiest suburb,
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Montecito. Whitehead became Planning Director within
six months of joining the staff, and occupied an
ambiguous position in terms of his power and

authority. As director he was head of the entire
Planning Department staff. However, he answered to the
County Planning Commission, a group of representatives
from various county areas who were appointed by the
Board of Supervisors. Whitehead and his staff made
recommendations to the Planning Commission, and cthe
Plannfng Commission made recommendations to the Board
of Supervisors. The Board of Supervisors determined
the final outccme of all recommendations by majority
vote. If he chose, Whitehead could appeal directly rto
the Board of Supervisors, but a good relationship wich
the Planning Commission required that he use the direcrt
avenue sparingly.

As he wvorked on the overall county zoning
ordinance, Whitehead also met with the Isla Vista
Improvement Association to begin work on their zoning
plan. Although relations between him and the group
were amicable, they did not always agree on plans for
Isla Vista's future. Whitehead, as an engineer and a
planner, tried te anticipate future probleng. He knew

that communities had a tendency to grow which someCimes
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changed their characters, and believed':hac zoning
could help regulace and plan for changes. Zoning was
best when it fict an area, which in the case of tinvy
Isla Vista wich its awkward subdivisions, meant low
density because of the small lots, and careful planning
for off-street parking because of its narrow streecs.
Isla Vista preperty owners viewed zoning for
their area differently than Whictehead did. They saw ic
as an opportunity for profit instead of a chance for
control. There were nearly 500 property owners in the
roughly 330 acres of Isla Vieea.l0 This unusually
large group was divided into two groups: those who
lived in the area and those who did not. Most belonged
to the non-resident group and were dispersed throughout
half the states of the union. On the surface, it might
have seemed that the interests of the two groups
regarding zon;ng would have been quite different.

Since zoning could sometimes result in 2 rise in

propercty values, non-resident owners aight be assuned

to have had a primarily financial motive in any zaning
changes. By contrastc, resident owners would be :the
ones most directly affected by any changes in the area,

and would be likely to be concerned with qualicative

change as well as with profict:
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However, the two groups were remarkably
compatible on the issue of zoning and their common
ground seemed to be in encouraging the highest possible
property values for their land. "Everybody was going
to make a killing,” according to one former improvement
association member.l!! It may have been thar many
owners had initially invested in Isla Vista for oil
speculation. By the early 1950s with the harvest of
pe:ro%eun royalties seeming less and less likely to
appear, the university's location was a welcome
windfall. Having been unable to control the resources
that lay beneath the land, Isla Vista owners wanted to
take control of what would go on top of it. It was
generally accepted that higher density zoning made for
higher property values. Consequently, the Isla Vista
Improvement ASSOCiltlon insisted on as much multiple
‘residential area designation -- which would allow for
duplex, apartment and dorm construction -- as they
could wring from a reluctant Richard Whitehead.

The problem from Whitehead's perspective wvas
that the 1926 subdivisions had to serve as the basis

for any plans. They had been adopted by the Board of

Supervisors and since that time had been a part of the

county system. In addition, lots had been seold



52

according to the plans. However, their legal status
did not Ehange the fact that they were a hinderance to
future development. The streets were only forty feecr
wide, unacceptably narrow by 1950s standards. In
addiction, the twenty-five foot wide beach front lorts
were seriously substandard for building, and even the
fifty by one hundred foot lots were small for the kind
of high density zoning the Isla Vista property owners
vanted.!?2

Not all of the members of the Isla Vista
Improvement Association were for relentlessly high
density. A small group whose interest in fimancial
profit was tempered by an intention to make Isla Vis:a
their home argued for low density along the
beachfront. Perhaps the most vocal member of this
group was Ken Hendrickson who had moved to Isla Vista
in 1951. Hendrickson and his wife had been married
just a short while before moving to Isla Vista. They
had been drawn there for the openness and nearness to
the beach, and because "you could buy a house
cheap."13 Hendrickson bought a "fixer-upper" and set
about remodeling it. His desire to improve his home
extended to a desire to improve his community and he

quickly joined the Isla Vista Improvement Association,
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lacter serving as its president. On the matter of low
density zoning, howvever he and the few others like him
were out of scep with the community's general
sentiments.

Zoning created more than the usual amount of
interest in the improvement association and attendance
at meetings was sometimes as high as fifcyv people.lé
Even with che support of people like Hendrickson,
Whitehead found himself ocutnumbered as he presented
logical plans for a low density area, and it was
probably all he could do to keep from designating the
entire area a dorm and apartment district in the face
of the strong support for density from most of the
improvement association. The zoning plan finally drawn
up for submission to the county called for R-4 mulctiple
residential zoning for nearly half of Isla Vista. This
meant that lots adjoining the university in the Ocean
Terrace tract and lots in all three subdivisions that
touched El1 Colegio Road on its south side could support

four or more units each. The loop where Embarcadero

Del Mar and Embarcadero Del Norte met in the Ocean

Terrace ctract -- the area set aside in the 1920s for an

athletic park == was zoned commercial.

Any area that fell outside of these two



=i LLIAE S D T u......muuhn [P &

3 - .u-a.ll LES BRI e A b e
n."cl"ll:“ﬂhhlﬂrlﬂ.ﬂuwm Pt Ly e g B YINNOJIYD

'~ S — R soutres ALNNOD VUYBUYER VINYS _

i e

S T T_ _me= | heemsi= i VAUV VISIA VIST |

™ 1. e e w4am w S L] . el Nw i !
L] nnﬂ.ll."i.-l.. ITIL *oN JVH uz-ydﬁ B
R

UNIVERSITY OF CALIFORNIA,
SANTA BARBARA COLLEGF

—_—r

- -
—tr=

T e i e e o - O

a“...u....nu.lu R ey ey .a-.ﬁ:_vur..n.r_. :
Tk [ IRIT | A , :
=L, -

i1

fovan,, b . .
k8 4 »

LR I B T I R R Y



(%]
wn

districts allowed for the building of one duplex per
lot, the lowest density designation in Isla Vista.l!3
The narrov beachfront lots with their crumbling cliffs
belonged to this designation. Nowhere was there a
district for single family home construction, although
theoretically an owner could always build something
less than the maximum allowed by the zoning. This was
not an oversight, but was an exponent of Isla Vista
property owners's desires to "make a killing." The
duplex zoning designatioq allowved even a small property
holder the chance to. own income property by living in
one half of a building and renting out the other half,
At the 1953 public hearings on the permanent
zoning plans for Isla Vista, the Planning Commission
noted that if fully developed according to the zoning
plan, 13,000 residents would be allowed in Isla Vista's
half square mile area.!® That vas an average of more
than 43 people per acre, a density that did not exist
anyvhere west of the Mississippi River. Alchough
Whitehead urged viewing this density as an item of
concern, the Planning Comamission did not find it
troublesome enough t& dqnand restudy. This was
probably due to-a combination of factors. The strong

local support for the plan gave it a certain momentum,
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particularly since residents had initiated the zoaing.

Secondly, Santa Barbara county, like much of
California, was development oriented in the
mid-1950s.17 The word "development" was almost
synonymous with "progress"”; it would not take on a
pejorative cant for another fifteen vears. In
addiction, concerns about "the environment” and “over
population" were not critically focﬁsed by most
people. "Environmentalisa™ was not yet a word in
‘common usage, and although most people wanted their
surroundings to look nice, they were not in the habitc
of demandini it. This pro-development stance and lack
of environmental consciousness probably helped cthe
Planning Commission choose not to order the zoning plan
redrawn. There was one final reason as well. The
commissioner who represented Isla Viscta was in favor of
it. According to a sort of gentleman's agreemnt on the
Planning Commission in the 1550s, the vote zenerally
went according the the recommendation of the area
commissioner.l8

On another subject, however, the commission
agreed with Planning Director Whitehead and found the
roads unacceptably narrow. Whitehead had pointed out

that the 40 foot widths did not meet county standards,
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and the commission ordered a restudy of both existing
and proposed roads, with an aim toward widening them ¢
60 or 80 feetr.l9 Any provisions to widen streets had
to be made before many buildings were erected. The
year before the university opened its door, 1953,
represented a sort of last chance for this effort. Thi
Road Department accomplished its task with an
exhausting and novel approach. They contacted nearly
500 property owners and asked each to dedicacte to the
county, without charge, ten feet of streetside
property. In an unusual show of cooperation, the
propercy owvners went along with this voluntary plan,
providing Isla Vista with 60-foot wide streets.20
Had the Planning Commission disregarded the roads as
they had the density issue, the many problems that
later developed in'Isla Vista might have been even
worse.

The ordinance laying out Isla Vista's zoning
pattern passed the Board of Supervisors' scrutiay in
mid-June 1954 with 60-foot wide streets

throughout.21 Apart from the small commercial area,

Isla Vista was divided between zoning for duplexes and

zoning for multiple dwellings, with the higher density

areas located ad jacent to the university on the west
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and along the county road on the north. Overlying che
entire area was an "0" or oil drilling regulation.
Isla Vista property owners were not yet ready to give
up their hope that petroleum lay beneath the surface.
Some who owned Isla Vista land did not own rights to
the minerals that might lie beneath it. Many property
owvners who sold a piece of land had retained rights to
any oil that might later be discovered beneath ic.

The split level ownership complicated property
transactions in Isla Vista, and surely to some the "Q"
for oil might also have stood for "obstruccion.” In
the spring of 1954 one potential purchaser of 100
acres, or roughly a third of Isla Vista, for a large
subdivision was discouraged because title to the laad
was obscured with oil leases. He would have had to
come to cerms‘with about 30 individuals to gain a clear
title to mineral rights on the land alone. An
addictional problem was thact the Federal Housing
Adminisctraction would not finance the purchase without
quit-claim deeds from all oil lease holders.2%

Isla Vista's commercial discrict differed from
the others in that it carried with it an additional
zoning designation, a "D". This meant that any

proposed building had toe pass county regulatlons in its
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desiga. A "D" was an attempt to control the qualircy
and architectural style of buildings in order to
produce pleasing and unified development. It was a
concept then in use in cthe Cicy of Santa Barbara and
represented a sort of local planning state of the artc
for its time. The City of Santa Barbara had a history
of applying architectural controls beginning with its
effort to rebuild the dowvntown area after the
destructive earthquake of 1925. A4n active, well
organized and politically sophisticacted citizen group
had been inscrunencai in persuading city leadership to
consider ways to regulate the form taken by new city
development. The result was a downtown area rebuilt in
a Spanish Colonial theme. Red tile roofs, white
stucco, and arches created a charming and harmonious
effect. In attaching a "D" to their as yet undeveloped
commercial area, Isla Vistans tried to apply something
that had worked in the neighboring city of Santa
Barbara

The contrast between the elitisc and carefully

placed "D" in 1953 and the appearance of Isla Vista

itself was striking. Shortly before the University of

"California opened at its new site, the Santa Barbara

County Health Department conducted a survey of Isla
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Vista. It revealed an area utterly lacking in the
kinds of conveniences usually associated with 1830s
suburbia. About 50 percent of the dwellings in Isla
Vista were judged "substandard,” with about 10 per cent
"very substandard." Although 50 per cent of the homes
had wells, 75 per cent used bottled drinking water. An
addictional 20 per cent hauled their drinking water from
various parts of Goleta or Santa Barbara leaving only 5
per cent who actually drank the grouand water. About 30
per cent of the homes had underground systems for
sevage or waste water disposal, and 35 per cent had
privies. These statiscics lefr outr 135 per cen:t for
whom sewage disposal methods were discurbingly
unstated, 23

Garbage and refuse disposal was by "indivicdual
means."” This meant that 12 per cent buried their
trash, 20 per cent burnt it, and 30 per cent fed 1t to
their animals. The numerous open trash piles that
punctuated Isla Vista's landscape indicated where ths
missing 35 per cent could be found. Finally, the
Health Department counted 1,384 animals in Isla Visca
-- sheep, goats, horses, chickens, ducks, rabbics, and

pigeons. Dogs and cats were not included in this

count, but these animals existed in quantity as well.
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The survey noted that several homes kepr four or more
dogs. Missing from the survey, but also unmistakable
on the site were many open wells, pits of waste water
disposal, and other depressions.?% The roads were
constructed of soft dirct and had never been properly
packed and graded. As a result, they were riddled wich
ruts in which "you could burv a calf."25

The Isla Vista Improvement Association knew that
physical improvement was a necessity if it was to make
something of the settlement, and knewv that good roads
and modern sewage disposal were the places to begin.
The problems with the roads was another legacy lefr by
the old subdivisions. The subdividers had not been
required by lawv or county ordinance to provide adequate
roadways. Since building them would have been an added
expense, they merely scratched out tracks that roughly
resembled roads. Some later propercty owners such as
the Honolulu 0il Company put in and maintained their
own roaduays.36 That left Isla Yista property owners
in the early 1950s with roads they owned but could not
The county refused to accept responsibilicty

give awvay.

for maintaining them until they came up to @ minimum

standard.

The way the Isla Vista Improvement Association
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raised.the money to improve the roadways demonstraces
the group at its most resourceful and resolute. [n
late 1953 cthey created a sﬁecial district called County
Services Area No. 1 by which to tax themselves. Money
collected from this tax went into the county budgect
under a special designation. Upon the request of the
association, the Board of Supervisors would pass an
official order budgeting this money for Isla Vista road
projects, The first order was for $3590 from the
1954-535 budget to grade and pave porctions of three
roads in Isla Vista. The work was to begin after the
start of the new fiscal vear in July 1954 ,27

If imitation is che sincerest form of flattery,
then Isla Vista might well have felt complemented
because other places in the councty followed icts lead

and formed County Services areas in order to finance
various local projects. [Isla Vista had the distinction

of being the first to raise money by such means. Their

"can~-do" spirit drew the group an admiring editorial

from Tom Storke's daily, the Santa Barbara News-Press.

It called the Isla Vistans "industrious people” wvho
wera "doing their share of building the kind of America

we need.” It scolded county officials for neglecting

the area in the past and urged them to ctake up ctheir
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moral responsibbilicy for helping an area where che
people helped themselves -- particularly when that area
was "in the very fromnt yard of the University of
California's beautiful new campus."28

In September 1954, the Universicty of California,
Santa Barbara College (UCSBC), opened its doors to
1,725 students. According to announced plans it was to
be 2 small, residential liberal arts college with an
enrollment of 3500 sctudents, 1000 more than the number
first planned. The strengths of the former state
college, industrial arts and home economics, were to be
gradually phased out over a period of ten years.zg
In 1954, however, the active industrizl arcts department
was one of the few to be housed in a new building.JO
The two new buildings were the library and a science
building. They joinéd the quonset huts of the old
marine corps to provide the new school's structures.
Former officers quarters housed undergraduates aand che
Post Exchange became the Student Union. Almost
immediately a vomen's residence hall and a Music
building were hastened into consctruction to accommodate
the increased studentc capacicty of 3500.31 In the

meantime students lived where they always had -- in

Santa Barhara in rooms or apartments, with families,
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and in rented sorority and fracernity houses. With t|
campus now in Goleta, cthey simply drove or road the bt
furcher.

The opening of the new campus seemed to signal
nnew phase in Isla Visca's development. The
long~-awaited change was a realicy; the universitvy had
said it was coming and finally it was there. The Isla
Vista Improvement Association had received the kind of
zoning it wanted, they vere working oa the roads and
had obtained water from the Tecolote Tunnel, part of
the Cachuma Dam project.32 Many of the pieces'for a
good development picture had fallen ianto place.
Although much work was still needed particularly in the
area of sanitacion and area clean-up, the fact thar the
university was open and that students were enrolling
stimulacted continued efforts. A period of planning and
of action on the part of the Isla Vista Improvement
Association followed the completion of UCSBC's first
academic year.

The Isla Vista Improvement Association was
self-consciously a resident property owner's group.
Because they represenced an area with such a large

number of non-resident property owners, the active,

resident members of the group were a small minoricy of
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the total. Yet they were also the members who were
most knowledgeable about and connected to the area, as
well as those whom changes would most directly affect.
They protected their special status within the group
through by-laws providing that only resident property
owners could become board members.33 Many of them
worked in Goleta. The 1957 board included an emplovee
of Johnson Fruict Company, the president of the Goleta
Lemon Association, an employee of North American
wea:h;r Consultants, a gas company e=mployee, a printer
a district supervisor for the Goleta Union School
District, and several University of California
employees.3“ This was a group that was mixed in
class, because it included agricultural workers, blue
collar workers and professionals.

In the second half of the 1950s the group
directed its efforts toward three major issues:
physical improvement of the Isla Vista sice, planning
for aesthetically pleasing development, and maintaining
the kind of zoning density they had achieved in 1954,
Efforts at physical improvement were directed toward
constructing a sewer and ridding the area of unsightly
old shacks. Building the sever, like road improvement,

was a major change that association members affected ir
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Isla Vista with virtually no help from any outside
agency. They financed the project by forming the Isla
Vista Sanitary District in 1954 cthrough which they sold
bonds to raise operating revenue. They emploved a
contractor, Shallock Construction Company of
Bakersfield, California, and by the time the universicy
opened for its third year at the new sitce, construction
of Isla Vista's half-million-dollar sever line project
-was more than 80 per cent complece.->

The year 1957 was the year of the great
hook-up. The Isla Vista sewer linked with the Gole:za
system and Isla Vista homes began to tie in to the new
sewer. Throughout 1957 Isla Vista Improvement
Association meeting agendas usually included a monthly
report on the number of new sever hook-ups.36 The
numbers were announced with pride and greeted with
great interest because they stood for a collective
accomplishment and for an upgrading of the area.
Bringing a sewer to Isla Vista was one of the primary
purposes behind formation of the original group in the
late 1940s, and they conéra:ulated themselves that they
had achieved their goal almost single-handedly.

The group also set out to clear the area of old,

dilapidated buildings. This proved to be a task that
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strectched over years as buildings were demolished or
improved slowly one by one. Contacting owners,
negotiating a solution and seeing the scolution through
to completion vas long, slow wvork.37 In the case of
@ reluctant property owner they had the county's
uniform building code on their side, and a measure of
support from the Board of Supervisors who had ordered a
county building inspector to list all substandard
dwellings.33 The group also sent out the word that
owners were to clean up their yards, fill in
excavations and generally improve the appearance of
their lots.39

In 3 way, improvement association members tried
to wipe the slate clean for the newvw Isia Vista thev

were planning. They felt that their coamercial

district would set the tone for the whole area, so they

focused special attention on it. In the fall of 1956

the commercial district, much like the rest of Isla

Vista, was undeveloped. It comprised twenty-five acres

and there wvere nearly fifty owners in the
district.%0 Charles Beguhl, one of the owners, saw
"the potential for the most beautiful shopping center

in the whole country.'ﬁl He believed that all

commercial property owners should get together and-
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agree to unlform standards by which to build the
commercial discrice. His feelings concurred wvith those
of the Economic Development Committee of the Isla Vista
Improvement Association which recommended building in
an architectural style that would conform with the
university's. The commitree also wanted to plan for
parking in the commercial district in excess of the
requirements under the blanket county zoning
ordinance. In this, they were "learning from the
mistakes of Santa Barbara and Goleta"” wvhere the ziniaum
allotment had been found insufficient.“?

These ideas met with general approval from the
associaction membership. However, an increasingly
familiar problem presented itself. Most of the fifty
commercial property owners were not residents and were
not present at the meeting. Yet resident or not, a
property owner controlled the development of what he or
she owned. The "D" for design supervision in the
commercial district did not require that buildings look

similar, but only that their architectural plans be

passed by a county review board. Cooperation -- or

coercion -- was necessary for architectural

uniformity. Most of the improvement association

members favored cooperation which they solicited by



sending out letters of inquiry to each of the
commercial property owners. They asked whether the
owners favored deed restrictions for architectural
uniformity, and enclosed a return card.%3

At least one resident member, Ernest Hensley,
viewed the attempt as impractical and believed that
only coercion would get fifty property owners to
conform, Hensley was a Realtor and perhaps past
experience with property owner negotiations colored his
Outlu;k. Only a change in the zoning ordinance setting
architectural policy, he maintained, would achieve
truly uniform standards of appearance in an area wicth
such a large and widely discribucted group of

owners.%% is the response cards came back in from

commercial property owners, hovever, most were in favor

of deed restrictions on building.%> Hensley would

likely have been the first to point out the potential

T
great difference between a vote for deed restrictions

and acctually agreeing upon specific restriccions and

their implications.
However, the real problem in developiag the

commercial district wvas economic. The commercial

property owners themselves did not have the f}nancial

ability to create the kind of shopping centerr they had
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in mind. The improvement assoclation recognized this
and charged its Economic Development Commitcee wich
attracting outside 1:.\111;,\i1::a;1.!"5 The eventual failure
of this -campaign effectively scutcled hopes for "the
most beautiful shopping center in the whole councry."
The shift in focus awvay from an architectural
policy and toward capital recruitmentc had che
additional effect of sidelining further discussions

about architectural policy. As a result, the sorc of

- eniform standards of construction that did occur as the

district was built in the 1960s were only a shadow of
what the improvement association had hoped for.
Buildings stopped at two stories, parking generally
exceeded *he minimum required bv the blankect councy
ordinance, and sidewalks lined the district. With cthe
large number of commercial owners and the fact thac
money was not abundant, perhaps these standards of
uniformity should be considered a success. Thev =arces,
however, a far c¢ry from those discussed in Che
mid-19303 when the difficulties of design compromise
under financial constraint were not fully realized.

In the summer of 1936, cthe Isla Vista
Improvement Association experienced problems with a

proposed development that moved them toward favoring
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legally enforced building restrictions in che
residential discrict as well. The catalyst was the
discovery in the summer of 1956 that some non-resident
Isla Vista property owners planned to move a large
building from a Sancta Barbara suburb, cut it ia half,
turn it into two duplexes, and locate them in Isla
Vista.%? This provoked a storm of protestc frem the
improvement association which was in the midst of the
difficult task of clearing the area of shacks and
unsiih:ly dwellings. The relocation into Isla Vista of
a building that the City of Santa Barbara seemed esager
to get rid of and which its members considered uglv

insulted the improvement association. One resident

voiced the feelings of many when he said. "Do vou chink

that's all we ought to settle for out here?"48

The association sent off a lecter and a petition
-to the Board of Supervisors asking them te forbid
moving the building into Isla Visca. Ac a public
hearing on the matter, resideats presenced a vizorous
protest and were supported by the Universicy of
California, Santa Barbara College. H. S. Thompson,
business manager of the college, wrote a letter in

which he reminded the supervisors thatr the regents were

spending "a great deal” of money to make their Santa
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Barbara campus archicecturally beautiful. "Mav I
respectfully request,” he continued, "thar the Board
of Supervisors examine carefully all proposals
concerning censtruction, land use and zoning on the
perimeter of this campus. Undesirable land use ar down
grading of the land adjacent and contiguous to the
campus would certainly not be complimentary to the
present and the future architecture and environment of
this land."49

The supervisors found themselves in a delicate
position. The problem with the building was not its
safety or its compliance with building codes, but its
appearance. The onlvy possible violation of the countr
building code was on the ground thac the building was
"unsightly." Such a determination was difficulc to
make since it-fell into the realm of taste. The Board
of Supervisors successfully sidestepped the issue by
referring the building plans back to the Countyr Board
of Architectural Review. With the heat deflecred, rChe
board made a concession to the strident appeals of Isla
Vista residents to.protect and upgrade their area.
They initiated a zoning amendment to provide for
Such an

architectural supervision over Isla Vista.

amendment would extend the "D" or design overlay beyond
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the commercial district 50 that it affected all of Isla
Vista and would create a board of architectural review
which would oversee all plans for comstruction and
remodeling in the area.>?

On a public level, this support for control of
Isla Vista's development seemed to arise out of a
respect for the efforts of residents in Isla Vista, and
from a desire to help them help themselves. Supervisor
R. B. MeClellan, said, "I would hate to see this area
duvng}aded with so much progress being made." Board of
Supervisors Chair, William Hollister, acknowledged the
improvement association's work to raise the standards
of their districc and, almost as £f he remembered the
edictorial of two years ago in Tom Storke's paper, said
that supervisors should assist the group wherever
possihle.SI

In May 1957, just before Memorial Day, the
supervisors passed an emergency zoning regulation
applying the "D" throughout Isla Vista. The interinm
ordinance protected the area for six months while the
permanent one went through the regular but slowver
process of public hearings. Contaired wichin the

ordinance itself was the rationale for its hasty

application.. "It is necessary . . .to prevent the



P

conscrruction, alteration ar moving in of buildings in
the vicinity of the University of California, Sanca
Barbara Campus at Goleta, which buildings would be in
canflice with the type of development desired in said
Ared. . . +"51 The influence of the Universicy of
California expressed in support of the Isla Vista
residents' protest had apparently persvaded county
supervisors to aid cthe request for design controls.
W¥hile che county supervisors gave with ome hand,
howaver, they threatened to take avay with the other.
In November 1956, at the same time they had resolved to
lnitiace residential design controls for Isla Vista,
they also pledged to liamit the deasity in mulciple
residencial discriccs.-? The density limication came
in response to the request of anorher improvemant
associatfion, the Summerland Citizens Association,
Summerland was a seaside community covering about a
half sguare mile, the sane area as Isla Vista. I:c lay
in eounty lands abour as far down che coast from Sanca
Barbara as Isla Vista was up che coast, and it was
working to develop and improve itself in che
mid-1950s. Summerland was one of the communities thar
had followed Isla Vista's lead and formed a community

services districet in order to make road improvements.
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The community was builc on a steep slope, and it was
this Facrtor that lead the Summerland Cicizens
Association to request a limit of one residential unit
per 1500 square feet of building space. With this
change they hoped to prevent the building of large
apartment houses on small lots.>%

The Board of Supervisors found the request
reasonable and drew up an amendment to the blanket
county zoning ordinance instituting this change. It
was not until early December of 1956 that anyone in
Isla Vista realized that the "Summerland amendmentc"”
they had read about in the local newspapers would limitc
density in the entire county, including their area.
Once again, a storm of protest arose, The Isla Vista
Improvement Association estimated that the new
amendment would cut the economic value of their land by
about one third.>> The Economic Development
Commictee suggested a figure as high as §15,000,000 ia
potential losses should the Summerland amendment
pass.56 Isla Vista had counted on development
according to the blanket zoning ordinance which allowed

buildings to cover fifty per cent of a lot. The

Summerland amendment would limit buildiang size in Isla

VYista to about two fifths of a lot. This would mean



76

fewer rental units per lot in the multi-residencial
district and smaller duplexes for the rest of Isla
Visca.

By the time of the Summerland amendmenc, Isla
Viscans could not afford to back down from the densicy
set by their 1954 zoning ordinance. By late 1556,
propercty values had soared beyond anyone's
predictions. Land in the multi-residential districe
was selling for $15,000 cto $20,000 an acre, a fantastice
price in the -id-{9505. and fifteen to twenty Cimes
what it had been worth five or six years earlier.3”
However, the high property values did not come withou:
consequences., Near the university, it was hopted cthatc

moderately priced living accommodations wvould serve the

needs of students and university staff. With the cost

of property so high, a good investment return required

packing in the maximum number of rental unics per loc,

and building at a modest cosc. [f the maximum duilding

space per lot went down, the cnst per completed unit
went up. This would be a deterrent to development.

The one way to mitigate such a deterrence was

for property owners to drop the price of their land,

but this the Isla Vista owners, like most owners

anywhere, were not willing to do. 1Isla Vista owners
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also knewv thar they did not have to drop their prices
because they held a limited supply of a commodity chact
was in demand: land near the university. As they
expressed it in a petition drafted for review by the
Board of Supervisors, "Because the land available in
the whole of [the] Isla Viscta area for living
accommodations is extremely limited in acreage compared
to the potential growth and demand of the University .

.full and ultimate use of every square foot to us,
,"58

seems most prudent and sdund economics. .
The Isla Vista Improvement Association was
willing to fight to maincain control of its "prudent
and sound economics," and played its trump card againsc
the Summerland amendment: che university. The
Summerland amendment, the association argued, "would .
. .deter or prohibit new construction . . . Approval
of the [(Summerland amendment] by the board would be
tantamount to depriving the hundreds of people and the
college students of a place to live in the vicinity of
their work or studies.”>% The Summerland Citizens
Association, Richard Hhituhcad.ind the Planning
Commission, and the Board of Supérvisors were all

amenable to modifying the adenduen; so thact it yoqld

restrict development in Summerland, but allow Isla
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Vista to grow to its chosen potential. The threac of
the Summerland amendment never came to bear in Isla
Vista and the improvement association viewed this as a
victory.

The Isla Vista fight against the Summerland
amendment in 1957 was significant because it made a
clear choice for high density zoning. The
three-year-old plan that allowved for 13,000 residents
in a 330 acre parcel had not been a fluke. Isla Vista
residents liked what they had: they did not want to
scale down potential population to 2 more manageable
number. In the course of the fight against the
Summerland amendment, the improvement association aot
only reaffirmed ics choice for densicty, but sec the
pacctern for future development. To produce moderately
priced living-spaces on high priced land required
inexpensive construction, and "ultimate use of every
square foot." This was exactly the formula followed by
future development. Such a description could conjure
up images of a crowded, squalid, low quality distcr:icec,

but this was clearly not the image in the minds of the

improvement association members. They believed they

could have high density "without committing violence on

good planning.“ﬁo They placed their faicth in
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personal res;rain:. community good will, and zoning
requirements.

Had the improvement association members looked
into the Board of Supervisors's reecord in granting
zoning variances from minimum standards in cheir area,
their faicth in zoning as a regulatory means might have
been shaken. Since the year the university had opened
in 1954 through the end of 1958, a total of twelve
variances had been requested. The supervisors granted
eleven.®%l Most of these were for back, front or
sideyard setbacks of less than minimum wideth, The
purpose of a setback requiremenc was Lo guarentee a
certain distance between structures. This minimized
the threat of fire spread, and also ensured some level
of privacy and openness.sz. The ordinance required
buildings to be set Lack at least forty feet from the
centerline of the streec, In the back there was a
twenty-five footr space requirement between the building
and the edge of the lot, and on the sides ten per cent
of the width of the building was to be free. One
parking space was required for each dwelling unit, and
the entire building could not cover more than fifty per

cent of the lot .63

In Isla Vista, however, the minimum requirements
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under the county's blanket zoning ordinance restricred
development. When a developer tried to plan for the
maximum number of units that the zoning allowed on ane
of the 5,000 or 6,000 square foot lots, he often found
that setback requirements limited the number of
bedspaces a lot could support. Since the greater the
number of bedspaces, the greater the potential income
from the developed property it made sense that a
developer would try to obtain a variance from minimum
county standards. The Board of Supervisors, in the
first such caseﬁ brought to their attention, were
-convinced to go along with the developers's wishes.
There was another sort of variance granted as
well. ©Single lots along the ocean front were
substandard for building a duplex at only twenty-five
feet wide an& one hundred feet deep. Two lots togecher
made 5,000 feet however, propertry enough for building
if the supervisors would allow it. On the surface it
must have seemed almost petty not to graat such 3
logical request, and supervisors acquiesced. The
problem was apparent only when considering the sort of
land included in the one hundred foot depth. These

beach front parcels were the old oil lots and they

measured from curbside, down a crumbling sea cliff to
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the mean high tide line. This meant that on a
significant portion of the 5,000 square feet nothing
could be built., It would take three adjacent beach
front lots to acquire enough land actually suitable for
developuenc.sé

Considering the conflict between Isla Vista's
allowed densicy and building according to county
standards, the Board of Supervisors may have viewed
their free grancting of zoning variances as supporc for
development in an area that presented a particular
challenge. With the sparce development in Isla Vista
in 1958, granting a handful of front and sideyard
variances did not create a fire hazard, nor did ic
affect privacy or openness in anv serious degree. One
or two isolated duplexes along the coast with less cthan
the ideal property allotment was not particularly
troublesome. However, bv granting eleven out of twelve
variances requested the sueprvisors set a precedent
that trapped them in the future. They had failed o
fulfill their role as keepers of county standards, and
once relinquished it became difficult to regain. As
building boomed in the 1960s, so did requests for lot
Having

combining and sideyard setback variances.

granted them in the past, the supervisors would find
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themselves without foundation for denving requests in
the future. As a result these restrictions of the
county zoning ordinance seemed hardly to represent the
force of law in Isla Vista and the community grew up,
compact and crowded, as if they did not exisc.

The high price of land in Isla Vista was at the
root of the variance problem since expensive land
required dense construction to realize profit. Ia the
fall of 1956, the high price of land discouraged
property acquisition by a potentially very interesting
force in Isla Vista: <the Regents of the University of
California. Tom Storke had become a university regent
in 1955, appointed by his old friend Governor Earl
Warren to fill out the term of a regent who had
rosigned.65 Storke's foray incto Isla Vista land
purchase came in the fall of 1956 as a resul: of his
service on a regents' subcommicttee which was looking
into the feasibility of allowing a fraternity and
sorority row on the Santa Barbara campus. The

subcoomittee had investigated several campus locations,

none of which was quice right, only to come back and

finally address a larger problem. How could Greek

societies be allowed space on the campus proper that

would not interfere with future campus expansion?
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In 1956 the regents' enrollment projections for
the Santa Barbara campus had not changed since the
campus opened; 3500 resident students was the
capacity. None of the subcommittee members indicated
knowledge of any planned change in that number.
However, an increase in enrollment at some un#peciiied
future time existed in most members' minds. The wave
of mid-19940s babyboomers was just hitting junior high
school in 1957. Behind that front wave came crushes of
childr;n under age twelve who were straining public
elementary schools beyond capacity everywhere in
California. UYniversity President Robert Cordom Sproul
(a member of the subcommittee) observed, "No campus was
ever large enougil to accommodate necessary
expanaion."55 An engineer also in attendance pointed
out that the 408 acres of the Santa Barbara campus was

M"not too large a canpus."57 He noted that all other

campuses of the University had experienced growth, but
did not believe fir was possible to predict when it
would occur.®8 What remained unstated but understood
by all on the subcommittee was that growth at the Santa

Barbara campus would inevitably occur, Whenever and
however that growth took place, the members did not

wvant to be the ones who future planners could blame. for



84

restricting expansion by carelessly granting campus
space to fraternities and sororities.

As an alternative to sharing campus space, the
subcommitctee looked into buying the strip of land for
the fraternities and sororities immediately adjacent te
the university in the Ocean Terrace tract of Isla
Vista. There the regents encountered the problems of
multiple ownership and exorbitanc land prices, just as
others had. The parcel they were interested in was
zoned multiple residential and totaled only seveanteen
acres. However, there were fortv-three owners and some
of the holdings were as small as fifcy by eightv-three
feer.81l The regents had learned that some owners
were unwilling to sell, which meant that negotiations
with the large number of property owners were likely co
be even more difficult and expensive than might have
been expected. If a sale could be negotiated it was
sure to come at an outrageous price. The regent's
treasurer estimated that a purchase of twenty acres on
the university's boundary would cost $400,000 wich an
additional $35,000 in sewer assessments.’'C Some of
the subcommittee members including Storke thought this

" estimate low. Had the regents advised the Greek

societies to buy adjacent land just five or six years
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previously, they could have had it for abour 51,000 an
acre.:”

This applied to the regencs themselves who might
have been able to buy up a significanc portion, if not
all of Isla Vista had they pursued such a transaction
shortly after they procured the Marine Base. By 1956,
the start of only the third UCSBC acadeaic year ac the
new site, an Isla Vista purchase was too complex and
too expensive for even the regents to undertake. In
the edd they dropped the search for an I[sla Vista
fraternicty and sorority row site despite the belief of
some, including Tom Storke, that the university had
promised the Greek scocieties a place for ctheir houses.
The fraternities and sororities received neither campus
space nor university-negotiated adjacent land, and
instead were leftr to find land and construct or rent
houses themselves, They scattered into Isla ¥ista and
established themselves wherever they were able to
negotiate an acceptable purchase of land. As a resulrc,

the influence of fracternities and sororities was never

concentrated into a single neighborhood at UCSBC, but

was dispersed throughout Isla Vista. This had an

effect on the Greek societies who experienced problems

creating the kind of cohesive culture that developed
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from a housing "row,” and they considered this a
loss.’2 It also had consaquences for later Isla
Viscta residents who complained that they could noc gec
far enough away from the Greek houses,

The years 1936 - 1937 marked a turning point in
Isla Vista's development. The skyrocketing propercy
value was only the most obvious and quantifiable
manifestaction of the changes cccurring in the area.
Isla Vista had come of age rapidly as a group of
resident property owners had caken control of planning
their area's future. They had effectively represenced
both their own interests as well as cthe interests of
large number of non-resident prapertv owners, and by
1956 - 19537 were recognized in Santa Barbara county as
the voice of their area. Thev had successfully wreste
from the councy the zoning thev desired and had
instituted innovative agencies to fund road and sewer
improvements. The dilligence of the improvement
association along with the accident of the universicy'
location was responsible for che desirabilicy of [sla
Vista land.

There is an old saying: beware of what you wan
because you just might get it., Isla Visca prnpgr:}

awners had what thevy wanted beyond their wildest dream



by 1936 - 1957 wich the astonishing 1500 teo 2000 per
cent increase in property values. The high land price
brought other factors along with them., [sla Vista
found ictself committed to a density ceiling that was
unsurpassed anywhere west of the Mississippi River. I
addition, it had to expect inexpensive building becaus
the high cost of land fixed s¢ much of a developer's
equation. By 1956 - 1957 cthe possibilicty of having th
Univ%rsity of California Regents as an Isla Visca land
owner seemed remote. Whether or not the Isla Visca
Improvement Association would have found this very
significant in 1956 - 1937 is noct known, but by losing
the regents as a2 fellow landowner, the improvement
association lost a wealthy and powerful potential
member. It also lost a chance to fasten the regents’
concern securely to their area.

By 1956 - 1957 trends in Isla Vista's

development were settling in as well. The County 3Joar:

of Supervisors had shown itself wiliing to pass tae
zoning ordinance Isla Vistans had requested, only to
grant exceptions to it virtually every time a builder

asked. The improvement association lacked the kind of

financial muscle that might have made some plans, such

as the one for a beautiful shopping center, more
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feasible. They found themselves stuck between plans

they felr their area deserved and the hard realicy of

meeting them. In addition, by refusing to compromise
on the density ceiling set by their zeoning ordinance,
Isla Vistans placed a heavy burden on prospects for a

pleasant and well-designed communicty.
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The author has lived three years im Isla Visca
and cites her own experience. In any apartment
building located near a fraternicy, and co a
lesser extent near a sororicy, a8 common theme of
neighbor-to-neighbor conversaction deplores the
proximity of the Greek house, This is
particularly true during rush week or during
weekend parties. Simpilarly among apartment
hunting students, particularly graduate
students, finding somecthing "as far from cthe
fraternicies as possible” is a commonly
expressed desire.
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Chapter 3

The Baby Booms, 1958 - 1968

[n 1958 cthe Regents of the Universicy of
California made a decision chac dared Isla Vista to reacl
its improbable population ceiling of 13,000, "“The Santa
Barhar; caampus,” they announced, "will become a genera!
campus of the Universicy, wvith one or more undergraduace
colleges, with graduate programs leading to the highest
degrees, and . . .enrollment of 10,000 studencs.”! 3
student populaction of chat size, nearly triple the prior
projected enrollment, and four cimes the accual 1958-193¢
enrollment, would brinmg with it an escimated 2,000 co
3,000 faculcy and staff positions as wvell.2 Ia the

decade following the 1958 announcement, Isla Visca would

experience a period of intense growth, but firsc both Che

universicy and the county would wrescle one final,

frustrating time with the problems of developing Isla
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Viskts.

When the regents announced their newly
formulated plans for the Santa Barbara campus in 1958
they promised "to give the Santa Barbara campus new
leadership, a new name, and a new mission.”"® The new
mission vas for Santa Barbara College to become a
general campus of the University of California, instead
of the small liberal arts college that it had been.

Its new name would be the University of California at
Santa Barbara (UCSB), a change from its former name of
University of California at Santa Barbara College. By
dropping the word "college” the Regents intended to
abandon the sense of smallness and to reduce ties to a
more pedestrian intellectual pasc.

The new leadership meant a new man with a new
title at the helm of the Santa Barbara campus. In
September 1938, the regents released the name of their
newly appointed chancellor at Santa Barbara, Dr. Samuel

B. Gould.? The chief campus officer previously had

been called "provost." Gould was 47 and the President

of Antioch College in Ohio when he was appointed
Chancellor of UCSB. He had gained a reputacion as an

innovative educator whose contributions ac Antiocp

included an Education Abroad program and a-neuly
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designed general education curriculum, both the resulr
of a three-year study initiated by Gould. A press
release from Antioch College credited him with thae
belief that "one dimension of a college is its
acceptance of responsibility for the general life
enrichment of all who live nearby."® Gould however,
was not to start at UCSB until July of 1959, and unril
then Dr. Elmer Noble who had been reclassified Vice
Chancellor from his former position as Acting Provost,
was in charge.

Noble was well acquainted with Isla Vista and
its problems of development. He had attended the 1936
regents's subcommittee meetings on fracernities and
sororities when the problems of small lots, multiple
ownerships, and high property values in Isla Vista had
come to light. More recently, in the spring of 1958,
Noble had written a letter to William Hollister,
Chairman of the Board of Supervisors, to clarify the
universicty's position on zoning variances. It had come
to Noble's attention that the supervisors had been
asked to grant 2 zoning variance 'as quickly as possible
"in order to help the University relieve its housing

shortaae."7 Noble said that the universicy's name

had been invoked in vai&. or at least wichout its
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approval. Althoughh he acknowledged that a housing
shortage existed, he emphasized thart this "should in no
way be construed too mean University endorsement of
substandard housing or hastyv, unjustifiable variances
in zoning regulations.” On the contrary, he argued,
"the universicy is vitally interested in planned and
orderly development of the community which surrounds
this campus."8

Noble's request was followed by a year, 1939, in
which the Board of Supervisors denied all zoning
variance requests for Isla Vista. This year stands out
as the only time during Isla Vista's developmenti when
this was the case.? Noble's letter was probably not
entirely responsible for the change in the pattern of
zoning variance approval, The year during which the
rate of variance granting dropped wvas a time of more
than usual accord aand cooperation between UCSB
officials and the Board of Supervisors. In addizion,
the Isla Vista Improvement Association had also bezurn
to criticize the pattern of variance granting. Isla

Vista president Ken Hendrickson had been quoted ia the

Santa Barbara News-Press criticizing the loose

enforcement of building codes just eight nug:hs

‘earlier.l0 Yer it would be wrong to underestimate
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the effect of Noble's leccer, or perhaps more
accurately, the willingness of county supervisors Eoo
consider very seriously a request arcticulated by the
university., Clear and direcec requests from the
university adminiscration regarding Isla Viista had bees
heeded before by the Board of Supervisors. For
example, in 1956 when UCSBC Business Manager H. 5.
Thompson suppeorted the [sla Vista [mprovement
Assotiation's efforts to keep an unsightly building out
of Isla Vista the supervisors had been helpful.
Noble's strongly stated stand on zoning variances
probably did influence the Board of Supervisors. It
also drev a supporting edirtorial from Tom Storke's

newspaper,stressing the desirability of orderly growvecn

in the university area.ll

The president of the Isla Vista Improvement

Association responded with a lecter to the editor thaac

foreshadowed the very unorderly growth that was socon to

follow. In 1958 the president was Ken Hendrickson, the

man who had moved to Isla Vista seven years earlier as

a newlywed because he liked its openness., He had been

part of the group that had argued unsuccessfully for
single family zoning along the beachfrent in the 1933

zoning discussion, Orderly growth, he pointed cut, was
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what the improvement association had pursued for ten
years. Hendrickson's letter pledged faith in zoning
and building codes to "prevent any substandard housing
from being built in Isla Vista," and then supported a
recent variance regarding parking granced "one large
developer who has worked very closely with the Isla
Vista Improvement Association."l2 1Inp essence,
Hendrickson said that the improvement association had
+ thought up the concept of orderly growth long ago and
was well on the way to achieving ic.

The letter was interesting because it buil: an
argument by a sort of logical progression from 4 to B
to C, which upon closer inspection, was not logical at
all. Orderly growth, it reasoned, would follow iFf
substandard housing was avoided, and substandard
housing was prevented by zoning and building codes,
which were sometimes justifiably waived. The firsc
glich in logic was by equating orderly grcwth and
soundly constructed housing. These were compactible
concepts but they were not the same cthing. Soundly
constructed housing was just that -- buildings which
met a certain standard. Orderly growth was a much

broader notion encompassing not only buildings, but

also how they fit the landscape, what the space around
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them and between them was like, how conveniently
people, cars, pets, utilities, and the other parts of a
community that increased with growth fit into the
picture.

The second problem in the letter was the
assumption that either orderly growth or well
constructed housing was protected sufficiently by
zoning and building codes. Codes were dependent upon
enforcement to have validity, and Hendrickson had
certainly noticed problems with code enforcement. In
the past year he had been quoted in the local newspaper
criticizing the county foar ignoring building
codes.13 It can only be surmised that Handrickson
continued to have faith in the laws themselves, and
chose to view recent lax enforcemeat as an anomoly.
His faith in zoning and building codes was to prove
misplaced, but Hendrickson was merely one of a large
number of peoplle, including university officials of :he
highest rank, who were thus beguiled.

Finally, the letter proclazimed zoning and
building codes as the safeguard against substandard
building in one breath, and supported a zoning variance

in the next. This mirrored alaost too perfectly the

attitude the supervisors themselves would take and, 1in
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facc, had been taking with regard cto the Isla Vista
zoning ordinance. The liberal granting of variances
which had begun almoesc upon adoption of Isla Visca's
1954 zognirg ordinance took a hlatus far the year 1959
following Noble's lecter, Sctorke’'s editorial and

Hendrickson's respanse. The following vear the old

patcern resumed. The difference in the 1960z would be

that the large number of variances requested and
granted wvould occur during the community's building

boom, and Isla Vista would essencially be built without

standards.

To scrutinize so closely a single letter to che
gdicer which, it musc be admicted, may owe iC3 apparentc
flighes of logic to brutal editing, aight not Seem

worth the attention but far one thing. The confusions

and spparent dv:rsight were a2 remarkable foreshadowing
of the pactern Isla Visca development cook in the
1960s. Concentrating on building constructlon rather
that on an overall plan of orderly growth was a
tendency te which even the best Isla Vista watchdogs
fell prey. As a result most buildings met minimum

but since no one was

standards and a few exceeded them,

vatching over Isla Vista as a whole, the overall

development would be anyching but arderly.
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In 1958 there was a greac demand for buildings
that could house students. When Vice Chanceller
Noble's letter to Chairman Hollister acknowledged a
university area housing shorctage it was not cthe
revelation of a nev development. Housing in the
university area had been in short supply since just
after the university's relocation in 1954, This was
due to the undeveloped nacure of Isla Vista and the
Goleta Valley, the increased demands put on the area's
housing supply by the university, and also the location
into the university area of research and development
firms such as Raytheon Manufacturing Company during the
1950s .14

Housing its women s:udeqts was a particular
problem for the Santa Barbara campus because according
to the values and sténdards of the day, young, single

women needed special protection and supervision. It

was understood at the time that mcthers and {athers who,
sent their childrea to school transferred the jod of
supervising them to student affairs adaministrators, at

least as long as they were at school. In the case of

women students, this meant that universicy

administrators took care to oversee the character of

any housing they might procure. While male students
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piled sometimes six ar a cime inte Isla Visca homes
that they found te rent, or intn Santa Barbara houses
and apartments, finding housing for female students was
a4 more complicated task. The campus itself, as ic
continued to build, plﬂnnéd more on=-campus female
spaces” than "male spaces." 1In the meantcime, wamen
students and local wniversity officials looked for
acceptable places cto house women.

One 1957 plan to house 100 female scudencs in a
former Montecite boarding school facility caused
disapproval and pruéeﬁt on the partc of the Montecite

Protective and Improvemeat Associatian. The objectiaon

was on the grounds of "a serious traffic hazard” as

vall as a nagging fear that the "collage girls would

have maore freedom from supervision™ cthan their
neighbors condaned.l? The Santa Barbara campus
adminisctracion supporced the Montecito housing
arrangement, and when it became apparent thact che
Montecito Improvement Association would have its way,
Santa Barbara College Business Manager H. 5. Thempson
nlé

mourned publicly, "We jusec havean't cthe housing.

The attorney who spoke on behalf of Dr. Barnes., the

proprietor of the boarding school, stressed “"the

gsarious housing situation faced by Santa Barbara
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College."” These appeals were to no avail however,
and the former boarding school was not approved to
house university women.

From as early as the wmid-1950s it had been
apparent that the universicty itself could not build
dormitories fast enough to house its student
population. The regents were developing an entire
campus, not just adding housing, and residence hall
construction had to be balanced with needs for
classroom, laboratory, and office space. In addicion,
all university construction proposals required approval
bv the campus and the regents before finally going out
to bid, and this slowed development. However, che
priority juggling and approval process unavoidable in
university conscruction would not apply to private
contractors building off campus. Universicy
administrators realized that private capital could fill
their housing gap and cthat Isla Visca offered a likely
sicte for this.l3

Many developers had been frightened away from
Isla Visca by the high land prices, cthe necessity of
obtaining several adjacent lots in order to build
anything sizeable, the lingering mineral rights "

ownership, and the difficulty in securing financing.
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In the late 1950s, with campus population projectiions
rissing dramatically, Noble and his staff began activvely
recruiting outside developers to build in Isla Vista.
Lyle Reynolds, Dean of Students, took the lead in this
effort. He traveled around the state in the late 1950s
and early 1960s to try to find developers who would
come in and build off-campus dorms.!? He tried to go
to areas where he heard that "someone was doing this
kind of thing,"” but in fact nobody really seemed to be
in the business of building off-campus

dormitories.20 Inscead, Reynolds looked for
developers with good reputations.

Reynolds considered finding George Sebits and
convincing him to build in Isla Vista a coup. Sebits
had developed many of the subdivisions in the San
Fernandeo Valley.that sprawled north of Los Angeles, and
was already wealthy when Reynolds nmet him.2! Yer, by
Revnolds' description, Sebits was a "people-orienced”
man who wanted his buildings to provide a pleasant
environment for those who lived in them. He did not,
hovever, know the first thing about what students
needed in terms of space or room function. To help him

with this, Reynolds put together a student committee

that worked with Sebits to explain their needs, and
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suggest ideas for a building plan. Reynolds, already a
veteran of several campus dormitory building
commictees, worked with Sebits and the students as
well. His goal was to make off-campus living as much
like on-campus as possible, which meant providing
similar facilities, and the same kind of staffing with
a full-time Head Resident assisted by student Resident
Advisors.

The result of these efforts was to be the
Tropicana Gardens, a building located on the main road
to the campus on the west, newly renamed El Colegio.

It would open in 1962 for women only and cthe pool,
recreation rooms, cafeteria, security entrance, and the
palms and hibiscus made it highly desirable.22 Some

of the other attractive buildings to go up in the early
and mid-1960s vere_glso a result of Reynold's
recruitment efforts and the willingaess of developers
to work with student committees. Manyv of these
buildings opened for women students only, including :ne
Fountainbleu, which offered a beauty parlor as one of
its amenities, and the Westgate Apartments with its
pool and wide indoor corridors.23

Some southern California area developers found

Isla Vista without recruitment, Jack Schwartz was a
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Los Angeles area developer who became interested in
Isla Vista in the late 1950s. He was short, stocky and
wore several diamond rings. By the description of an
acquaintance who professed a liking for him, Schwartz
"looked a little like Al Capone."2% He made a

similar impression on the Isla Vista Improvement
Association wvhen he first visiced cthe group. "Uh-oh,"
thought one member, "here comes a real Chicage
.hood."23 Byt despite first impressions, Schwartz got
along well the the improvement association. Perhaps it
was his "buddy-buddy", backslapping style.2® He

could certainly be personable. He made a mocion in one
improvement association meecing toe give 3 votre of
confidence to the president for the fine job he was
doing.27. The motion carried unanimously,.

When he first approached the improvement
association in lace 1957, it was to gain their suppart
for a developmen: project the scale of which must have
awed the litctle association. Schwartz did not calk in
terms of single buildings, but in terms of an entire
"subdivision. His plan was called Plaza Collegio and
would cover several acres at the corner of Camino Del
Sur and El Colegio Road. He needed variances to

complete his plan, but he received strong support from
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the Isla Vista Improvement Association. The

variance cthat Hendrickson had supported in his
prophetic letter for "one large developer who has
worked closely with the Isla Vista Improvement
Associacion" was for Jack Schwartz and the Plaza
Colegio.

In 1958 Planning Director Richard Whitehead
reluctantly recommended granting building permits for
Plaza-Colegio.?9 His reluctance came, not because a
side~-yard setback variance would follow the permit, but
because he believed the project would cause a parking
problem. Only one parking space was provided per unic,
even though manv of the units would house up to four
students. The university had car ownershipp stactiscics
on its students in 1958 which showed a one-to-one ratio
of cars to male students and a one-to-four ratio of

cars to female students.30 Tt did not take much in

the way of mathemacical abilicy to realize that one

space per apartment would leave a lot of tenaat's cars

parked in the street,

However, Whitehead had reason but not the force

of law on his side. The zoning ordinance required only

one space per unit and the developers were therefore in

compliance with their parking allotment. In addition,
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backing from the I[sla Vista Improvement Association
gave the project the stamp of local approval. Schwarcz
had done well to gain its support. By 1958 the
improvement association was recognized as the voice of
Isla Viscta in the county, and members's acttendence at
public hearings and their letters to the editor were
influential.3] Special meetings held between

Whitehead and the improvement association with Schwartz
and his partner Roy Eaton present failed to induce the
developers to reconsider their plans. Finally, without
a voluntary change on the parct of the developers, and
supported by neither the lawv nor local public opinion,
nor apparently by the Board of Supervisors wvho had also
approved the plan, Whitehead had to back down and granc
the building permit.

Allowing Plaza Colegio, a huge subdivision cthat
joined fifcy lots, to build only one parking space per
apartment in 1958 became a prescedent that was
impossible to shake. This was partially because tae
developers behind Plaza Colegio, particularly Jack
Schvartz, went on to build prodigiously in Isla Visca.

Having pushed their will through at the onset, they did

not give in to later pressure. In addicion, Plaza

Colegio was so big, that it was nearly impossible to
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convince other builders that their developments

required more liberal parking provisions. Whitehead

tried, but failed, to get an ordinance passed that
would require a total of one and a half parking spaces

per unit in the year following the Plazaa Colegio

permit.32
In the lacte 1950s at about the same time that

Reynolds first began recruiting developers, cthe Regenc.

and the Santa Barbara campus studied Isla Vista

development as a wvhole. It was Noble at the helm when

the Regents engaged Pereira and Luckman, a Los

Angeles-based architectural and planning fira, to do ar

extensive study of the university area including Isla

Vista. Spurred on by the threat of a zoning change to
the northwest of the campus that would have meant a

shifr toward more industrial development, the

university iniciaced a study of present and future land

use within a two mile radius of che Santa Barbara

campus., The study, called the "Santa Barbara Campus

Community Study,” included the campus itself, the

airport, Goleta, and Isla Vista. The purpose of the

study was three-fold. First it was a sort of
fact-finding mission to provide the consulting

architects with an information base for intelligent
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recommendations to the university. Secondly, it would
point out areas in need of immediate attention to head
off the development of future problems as the
university grew. Finally, it would formulzte a plan to
guide future developueut.33

The Pereira and Luckman firm was a distinguished
partnership. William Pereira was a rising star in
architectural circles noted for his creativicy and
sense of style. In just a few years Newsweek magazine
would do a feature on him and the following year, 1963,
he would make the cover of Time.3% Charles Luckman
had been known as "the wonder boy of the business
werld,”™ rising teo a $300,000 per year positien at the
Lever Brothers Corporaction by the time he was 40. In
1950 he had struck out on his own and, before going
into partnership with Pereira, President Truman had
tried to recruict him for a government post.35 At the
time of the Santa Barbara study, the Regents also
engaged Pereira and Luckman to locate a site in both
San Diego and Orange Counties for two new campuses of
the Universicy of California.36

The Santa Barbara study took nearly a year to
complete, begingiug in the late autumn of 1957.

Charles Luckman directed the study, perhaps because he
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had participated in the Regents subcommittee an
fraternicies and sororities of the previous year. In
the course of the preparaction, Luckman and his scakf
consulted extensively with university administrators,
the County Planning Commission, local agencies, land
owners, and others. In September 1938 on the same day
that the Regentss bestowed general campus status on the
Santa Barbara branch they approved the "Santa Barbara
College Communicy Scudy™.37

A month lacer on an evening in mid-October, Vice

Chancellar ¥oble, chief adminiscracive ocfficer at che

Sance Barbara campus, incroduced Charles Luckman to 270

people assembled at the universicy's dining commons.
Luckman was to present the study's findings to those
present, who included 5anta Barbara city and county
officials as well as representacives of the universicy,
various Goleta Valley groups and of the Isla Visca
Improvementc Association.3® The study was highly
datailed and inecluded recocmmendations for development
of a college town canter about a mile from the campus,
reserving the Storke ranch for supporc facilities such

as an athletic stadium and YMCA, construccing a golf

course, and developing the Goleta slough into some sort

of water recreation area, either a small boat harbor or
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an inland lake.

Isla Vista, howvever, was the bone thatr stuck in
Luckman's throat. During the presentation, he seemed
hardly able to utter its name, at one point saying,

with the university as his point of reference, "We have

ad jacent communities which existc . ."40  The
peculiar circumstances of Isla Vista's existence had
presented problems to Luckman and his staff, just as it
haq to others who had investigated it previously.
Luckman found an estimated 500 separate land
ownerships, many absent owners, a poorly designed
street pattern, roads in generally bad condition, =many
dilapidacted structures, difficulty in securing

financing, expensive utilicies, and relatively high

district taxes.%l Yer despite these problems,

Pereira and Luckman admitted that the communicy bore “a

particularly isportant relactionship to the Universicy,
aot only because of its aesthetic influence on the
phvsical environment, but »ecause it [(was] the area
into which residential support for the University musc
expand."%2

Having heard an enumeration of the problems in
Isla Vista, which was hardly news to many of those

present, the audience wvaited for the solution..
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Luckman, after all, represenced a professional planning
firm whose job it was to reconcile the fact of Isla
Vista's troubled existence with its "important
ralactionship” to the university. The proposed
solution, by its drastic nature, was eloguent testimony

to the fruscration the problem must have posed to

Luckman and his scaff. The studv suggpesced designating

the area an urban reneval district inm order to replan
the street system, resubdivide che lots, rehabilitate

the "worthy exiscing strucctures,” and escablish

controls for future development.*? Although Luckman

went to some pains te convince his listeners that he

wss not suggesting that they "bulldoze" Isla Vista, he

may not have been entirely convinecing. It was clear

that what he really vanted was to wish the problems of

Isla Vista's development away, and te scart all

over ;aﬁ

Urban renewal was an idea that gained currency
in the mid-1950s with the passage of the Housing Act of

19534, Included within this law were mechanisms Lo

cleéar and redevelop slums and blighted areas. A4imed

primarily st the decaying American inner-cities, urban
renewal, as redevelopment under the 1954 Housing Act

came to be known, called firse for a "workable blnn“
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for renhabilitating deteriorating communiciss.
according to federal government publicaciens, the
workable plan included seven facets: "adequate codes
and ordinances, a comprehensive general plan, analysis
of blighe, a local adminiscracive organization,
financing, relocaction of displaced families, and
citizen participation."%53 Once a general plan was
complete, communities could apply for federal subsidies
to Supplement the work undercaken, including planning
advances, temporary loans, capical grants, and special
FHA morcgage insurance.%B

It was not encirely farfetched to include Isla
Vista in a plan for urbanm renewal. Government
brochures defined projectc areas as "areas that need
eicher planned rehabilitation, or clearance and
redevelopment, or & combinaction of rehabilitations and
clearance."®7 Bur in 1958 with increased enrollment
at the university ready to be imolemenced imaediacely,
wich housing for students already scarce, and with big
developments such as Plaza Colegio already well into
the planning process urban renewal was not practical,
It could take years to develop 8 "workable plan™, the

essencial firsc step in acquiring urbanm renewal funds,

before approaching the federal government. This



117

promised another delay wichour a guarancee of federal
suppert. In the meantime, whar was Dean of Students
Eeynolds to tell developers like Sebits as he cried to
recruit chem to Isla Visca?

The urban renewal notion found some support
before it faded encirely away, however. The UCSB
student newspaper, El GCaucho, published an editorial
supporting urban renewval stating that "The Isla Vista
area . . .8hould immediacely be redefined an urban
reneval or redevelopment. project area and redesigned in
accordance with modern, imaginative principles and
standards."%8 For a time the hope of urban renewal
burned inside Charles Luckman, as well. In Januarcywy
1959 che Isla Vista Improvement Association received a
letter Erom Charles Luckman Associates, a firm tharc
resulted from a split between the two former partners.
In it Luckman offered to prepare a three-part Isla
Viscta Mascer Plan, perhaps the beginnings of the
"workable plan” required by uwrban renewal. For Phase [
he asked 34,000 plus mileage and per diem

e:penags.*q Imprnvguent assoclation President

Ada-Marie Bowers noted that the group's treasury

totaled $338. It was quickly moved, seconded and

passed to send Luckman a "thanks but no thanks"
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letcer.

Had urban renewal worked, the suggestion would
have been heralded as the idea that saved the town. As
it was, the findings of the Pereira and Luckman study
as well as their single, desperate solution did notc
bode well for Isla Vista. Assuming that the firm

deserved its renowned status because of professionalizm
and quality work, it was discouraging that cthey
encountered the same problems that the volunteser Isla
Vista Improvement Association had dealt with for years,
and even worse that their best solution was, despite
protestations otherwise, to "bulldoze” the town. Too
many owners, too small lots, too many rum down
buildings, and a poor street plan -- it was a litaay
that, by 1958, had been recited by Countv Planning

Director Richard Whitehead, Tom Storke's newspaper, the

Regents of the University of California, the Isla Vista
Inprovement Association, and finally by Pereira and
Luckman.

The year 1958 was a watershed for I[sla Vista.
University plans for a campus of 10,000 students meant

that the community would probably reach its densicty

potential of 13,000. It was changing incontrovercibly

from a rural enviroanment to an urban one. In 1958 Isla
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Visra lost its rural mail delivery classificarion and
for the first time received mail delivered by street
address rather than by rural bex numbar.?l However,
there was reason to warry about how that urhban
community would cake shape by 1958. The end of that
rear concluded a five year strectch during which the
Santa Barbara County Board of Supervisors had
adoministered codes governing Isla Visra with a marked
lack of firmpess. Eleven out of twelve or 92 per cent
af the requests for variances from minimum scandards
under zoning and building codes had been granted. A
climace of permissiveness had set in with the Board by
1938, and would change very little during the next
decade. Jack Schwartz had discovered I[sla Yiscta by

1958, and was planning construction on a2 magnicude
previously unforseen. On his coattails would come a
whole group of developers including his brother-in-law
Al Sabino, parcner Rov Eacon, and acquaintences Jameés
Vencura and R. Day. In addition, & precedent for
requiring only one planned parking space per apartment
had been set by allowing this standard for Schwarcz's
huge Plaza Colegio subdiwvision.

By the summer of 1959 the physical evidence that

Isla Vista had turned a corner and was moving further
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fram hopes for a charming seaside communicy was
mounting., "'The Real News,'"™ a column on real estate

in the Santa Barbara News-Press written by Len Swanson,

rendered 8 rather harsh verdict on the Izla Vista
landscape that summer. "Taking an averall loek at Isla
Visea, it is a hodge-podge. It reminds this writer of
the marriage of the beauty and cthe beasc. There are
largt dpartments and Evo-gtory duplexes all aver the
place. Property owners, land developers, contractors,
hrchiuQCLs. designers, landscapers and investors are
about equally divided. Half of cthem sat on the side of
the aisle reserved for the bride and the athers an the

side reserved for the familvy of the beast. It is

obvious that many were out co make "2 fast buck.'

Housing in the ares was scarce. They could rent then

to capacicy at fancy prices. Then they could show a

big profic and sell to another invescor. Howvever, many

of these apartments look like cracker Joxes. They Have
ne style and, in the opinion of chis writer, may become
sub-standard housing in comparatively faw years. . .
.It seems that the County Planning Commission has been
anycthing bur "tough”™ with cthe develapers in Isla
Vista."3Z

A landacipu.suth as this was precisely whar the
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[sla Vista Improvement Association had hoped to aveid
by adding the "D" for Design Approval to their zoning
ordinance in 1957. Clearly che "D" designacion had not
Eunctioned the way the iamprovement assaciation had
hoped it would. Their idea had been that a group of
architects would review all plans and offer suggestions
for ways cto make buildings fit well into tha
community.?3 The County Architectural Board of

Review defined its task less ambiciously. It was a
group of archictects who voluncteered their time co
advise the County Planning Commission on whecher
submitted plans were up to professional standards.

They did not particularly judge 2 building's
aesthetics, but confined themselves to a determinacion
of sound strucctural design.

What Isla Viscta desfred by way of architectural
reviev was probably something more on che order of what
the City of Sanra Barbara had. Since the rebuilding
folloving the 19205 earthquake, Santa Barbarz had
carefullv cultivaced a Spanish Colonial lock and an
architectural review board had plaved a key role. 4
citizen's group, the Commitcee on Plans and Plantings,

had accively lobbied for architectural control arguing

effectively that architectural unity and beaucy would
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pay through tourism. In 1958 the Santa Barbara

Cicty Council enacted a design regulaction ordinance that
clearly defined and outlined architectural elements of
thee Spanish Colonial Santa Barbara look3?

Clearly Isla Viscta lacked some of the key
elements that made architectural review successful in
Sancta Barbara. It did not have a citizen commitcee
with a thirty year tradition of actively supporting
gicy beaucificaction. It did not have a single building
it could point to as a model for future construction.
The board that administered its "D" for design also
reviewvaed plans for the entire county of Santa Barbara.
Finallv, there is no evidence that Isla Vista ever
devised any guidelines to clarify what architectural
controls it vanted under the "D",

The gap between the expectations of some of
members in the Isla Vista Improvement Association and
the performance of the County Architectural Board
produced a growing dissatisfaccion that came to a head
in 1960. In that year a developer friead of Jack
Schwartz named R. Day built a set of apartaents that
looked like a row of barracks to improvement
association members such as Xen Hendrickson, agd the

Architectural Board of Review had pasicd the plans.
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This incensed some of the small-scale builders who had
had crouble gectting their plans past the board, and
they hurled criticism at ic.5®% In the words of
Hendrickson, "the guy we wanted you te get you didn't
get, and the other [little] guy you're making hep too
high. It [(isn't] Ffair,"37

Stung by the criticism, the Architectural Board
of Review refused to pass any plans for Isla Vista
buildings until cthe communicy agreed on a unified
actcitude towvard design+55 The associacion tried to
sidescep the county board by getting cthe supervisors to
appoinc cthrae of cheir own members to 8 special board
of review, but this the supervisors refused to do.3%
Br the late summer of 1960 the situacion was at an
impasse. The Architectural Board's refusal to peass on
building plans did-nut slow building, however, because
the FPlanning Commission could not legally keep
devalopers waicing until they sec:tled internal problems
of archicecctural reviev. Alchough the "D" overlay was
not officially lifred from the zoning regulacion until
1962, it had lost all semblance of effectiveness by the

summer of 1960.

One striking difference between actitudes toward

development in the City of Sanca Barbara where design



Ld4

controls were successfully sdministrecred and in Isla
Vista where they were not was in the area of building
density. The S5anca Barbara policy for architectural
cantrol contained a clause which read, "overbuilding a
site is discouraged. Open area with suitable
landscaping enhancing the design should be provided,
also front setbacks, patios, plancers."®0 Ry
contrast, overbuilding defined Isla Vista. It was cne
inevirable result of high density zoning, high demand
for space, and small lots. "Open area with suitable
landscaping"” would be sacrificed to building the
maximum number of wnits per lot, and front sethbacks,
along with side sectbacks, would be one of the mosc
often requested =-- and granted -=- zoning variances.
The conilict over the adminiscration of che "D"
regulation pointed out a newvw development within cihe
Isla Visca Improvement Associacion. Boch R, Dav, the
builder of the "barracks" apartanencs, and Ken
Hendrickson, their most outspoken cricic, were medbars

of the association, This indicated a change in the

make-up of the organizarion. It bhegan te include

large-scale non-resident developers like Jack Schwarcz

and R. Day beginning in the lace 1950s. In the early

19608, the names of other area developers such as EHory
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Eacton, James Vencura and John Harlan became regular
fixtures in improvement association minutes. The
bylaws prohibited them from holding office since they
were non-resident owners, but they joined committees
such as the zoning or the university liaison
committee. They also served on the board of directors
perhaps because, striccly defined, directors wvere not
officers. Jack Schwartz was never an officer of the
Isla Vista Improvement Association, but in the words of
one member, "he didn't need to be."®! His ractics
had been compared to a2 bulldog who "had &2 course and
you could knock him off and he'd get right back
on."82

County and UCSB officials continued to be
concerned about the problems of Isla Viscta's
development, parci;ularly in light of the presence of
growing numbers of dectermined developers, some with

"bulldog tactics.” In February and March of 1960

Planning Director Whitehead, octher couaty officials,

and administrators from UCSB met twice in closed

meetings to discuss Isla Vista.b53 Both groups looked

at Isla Vista and saw the same image that columnist Len

Swanson had: a hodge-podge, crackerboxes, and far more

beast than beauty:. Perhaps they thought cthat if they
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able to discuss problems more frankly. At the firsc
meeting Whitehead was asked to draw up a list of things
wrong with the regulations for Isla Vista.®% Ac the
second meeting he came with six ictems: parking,

density, the commercial area, conditional permits,
architectural board of review, and enforcement. Under
parking he suggested changing the requirement from one
space per unit to two spaces per unit. In addiction, he
suggested limiting density bv restricting building
height and only allowving building coverage on forty per
cent of the land.®3

As a result of these meetings, Whitehead
received a directive to conduct several studies,
including a parking study for which the university
offered che serv;cc: of one of its staff members.
There was another result of the closed meerings: the
piqued curiosity and resentment of some newer members
of the Isla Vista Improvement Association, the
developers. Although the improvement association
president had attended the meetings on the invitation
of Chancellor Gould, some, particularly Schwartz, were

concerned that drastic changes for Isla Vista h§d been

plotted. Rezoning was the specific fear. The
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improvement associafion invited Whitehead cto a May
meeting cthact atcracted ninety people. In a highly
charged atmosphere Schwartz attacked and Whitehead
parried in a verbal duel about the nature of the secret
méeting, and the possible changes plotced for Isla
Visga, 06

In fact, Schwartz might not have worried.
Whicehead did his studies, and alchough the resulcts
pointed toward a dramatic need for more off-street
parking. the next step wvas neéver successfully
taken.®? Whitehead's study predicted a shorcage of
"1,500 spaces, or nearly a mile of straighet-line
parking space [more] than is nowv available, takinpg iata
consideration all possible street curh spa:a."ﬁa Ter
with reason and study results on his side, Whitehead
was Still never able to push through an Isla ¥ista

parking ordinance change. He was blocked by che will

of the developers who coveted the space extra parking
would have taken from maximimal development on Cheir
land. By 1967 Whitehead would even lose the one space
per unic requirement when Schwartz inicisced and led a
successful movement for an ordinance change. The

change, which overlaid an "5" for "student™ over all

the multiple residential areas of Islas Vistca, reduced



the parkiang requirement and allowed adjacent lots te
providde required parking spaces if a conditional use
permit was secured.®9

The two secret meetings between the university
and the county in early 1960 produced no apparent
change in the direction Isla Vista was headed: toward
a crowded, problematic, asthecically unpleasing
boomtown. The ocean was still as blue and the
mountains still as rugged and green, but the community
that rested between them was in trouble. In 1961 a
university report entitled "Design for Growth"
predicred chat UCSB's enrollment would reach 15,000
within a decade, 5,000 more than had previously bean
predicted.7° That meant that UCSB had to grow in ten
years the amount that UC Los Angeles had grown in
twenty-five., UCSB Chancellor Gould resigned in 1961
and left the bulﬂ of the task of building a major
university to his successor. Vernon Cheadle, a
botanist from the Davis campus who was hand-pickad 3
the Regencs for the difficult task of building a
qualicty inscictution, came to UCSB in 1962. The
demanding task of overseeing booming caapus
construction, faculty recruitment, curriculum

expansion, community relations, new graduate programs,
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and staff additions would cause him to juggle his
limiced time and concentrate on some things harder than
others. Isla Vista was the ball that was dropped,
relegated to county supervision and economic forces.

In the Isla Vista Improvement Association the
large developers dominated the group. With a developer
on the sub-committee in charge, the bylaws were

rewritten in 1963 and the resident owner prerequisite
for office holding was eliminated. There remained a
prop;rty ownership requirement in order to be a member
of the group, but under cthe new bylaws, the
prerequisite for office-holding was that one be on the
board of directors.’l Beginning in cthe early 1960s,
the improvement association began to fracture into
distinct groups with different interests. The
developers and big apartment owners formed one of these
groups. Within the association, they concentrated on
running their apartments easilv and profitably and so
concerned themselves with controlling student tenants,

standardizing contracts, and mitigating the suamer

vacancy factor. Some of them such as Schwartz and

Harlan looked ahead towvard the next development and

interested themselves in variances and zoning changes.

Smaller apartment owners formed a second
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group. Some of these were former homeowners who had
moved out of Isla Vista and developed their old
homesites into apartment buildings. Most of these
pecple had other jobs; their Isla Vista property
brought them addictional income, but it did not supporrc
them. In the early 1960s, Hendrickson was among this
group. Because they were apartment owners, members of
this group had some of the same interests as the firstc,
buF because of their scale of operation they did noct
share all the same interests or tactics.

A third group vithin the iaprovement association
was the growing Isla Vista business community which
included the grocery store owner, book shop proprietors
and, after 1963, the president of the local branch of
the Bank of America. This group concerned itself with
the paculiaritie; of doing business within a developing
student community. A fourth group was the single
family home owners, many of whom lived in the Orilla
Del Mar tract where a section had received a single
family zone designation in 1957.

Students and the management companies that rose
up to ademinister the day-to-day operations of aparcment
buildings were excluded from membership because thev

did not meet the property ownership requirement, but
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representactives of each group attended meecings. There
was resentment directed toward the first group, the
large developers, by all thee rest of the groups,
People accused them of "running everything." 72 As

the 1960s wore on, splinter groups broke off and formed
groups outside the improvement association to better
discuss and address their specific needs. The
management companies formed the Beach Student Housing
Committee, the business people formed the Isla Vista
Business Association, and students formed the Isla
Vista League. That left the apartment owners, large
and small, and the homeowners to battle out issues
within the Isla Vista Improvement Association. Meeting
agendas throughout the 1960s tended to be dominated by
the developers owners with variances and rezoniag
frequent agenda items. Although meetings were
sometizes stormy, the improvement association held
together 1967. 1In that year increased friction over
the impending "S" for student zoning designation drew
the line between developers and everyone else so
starkly, thact the developers and apartment owners
officially retreated from the group and took up their

issues within the more sympathetic Beach Student

Housing Committee. 'S .
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AS the groups within the improvement association
shifred nnd.realigned. building kept up at a steady pace
throughout the 1960s. 1In 1961 building permits for Isla
Vista totaled $1,053,100, five times the amount from the
previous year.’% In 1962 the building permit tortal
increased five times again, totaling $5,178,900.73 The
following year the increase slowed to a seventy-five per
cent increase over the last, with $6,736,200 in building

permits approved. That year, 1963, developers built 952

apartment units. By 1964, sixty per cent of the land had

been developed, but there were little signs of slowing.

John Greene, a developer and Isla Vista Improvement

Association member remarked cheerfully, "We'll build till

wve run out of room."’® Some developers, including Jack
Schwartz, had plans underway to try to create more
building opportunities by rezoning some of the duplex
areas to multiple residential. In Schwartz's case, he
was able to procure the rezoning of an eight acre parcel

from duplex to mulciple.’’ During the course of this

building, the preferred size of a development complex

changed.

Before 1964 complexes with less than twenty-five

units were most common, and permits granted for duplex

building in Isla Vista peaked in 1962.78 In 1964 the



- W B T E—

e Lt

e e B S G e § W ST v ommm

L] -r - —
TR

o e ety stk m

e il

I —

11'II

e

] E-IEL.I- ‘HITJI- .Hﬂl-l.-'._.

T W —

— _i_-,- BAL.OF QOLETA "H.LI.'.IT
o -I-l---". .IL.. QF :n““TT.. o

N

o i _f_.. i S —
T i s e T s = e m W
R e —— e o e e i ———_—
e
i* pr = i 'f s = 5 mmwrw e ————
s . [ moE g - o S E———_1
o —— S TE— g __'-'_ X i

ey iy utpstoging g g "'-"—"'t"- -

N ._.*......_-_a.-.a N o o e P mamaa

il e ——e
] e

Li:;';'.'.::l".:.

o e




135

building trend was Eor larger complexes. The Tropicana
Gardens, for example, opened for nearly 430 women in 1964
and the largesc number of multiple unit building permicts
was issued that pnar.?g

The local newpaper joked chat you had to cake a
drive through the area every few weeks to avoid being
disoriented by changing landmarks.®0 A: the end of
1966 chere were 4,040 dwelling unics in Isla Vista. In
the following vear, 409 new ones joined the old bringing
the in:al to 4,449.81 The densicy of chese unics
varied from 5.2 to 35.7 units per developed nec acre. By
1967 seventy-five per cent of Isla Vista's land area was
developed wicth either houses, apartments, commercial
buildinegs, churches, parks or roads.

Variance granting kept pace with the building. In
the Eirst three years of 1960 a handful were requested
and most were approved. In 1963, there were CwenCy-six

. a7 .
requests far zoning variances.>= Five were lor signs

and were disapproved. 0Of zthe remainder, the Board of

Supervisors passed all but four. In 1964 gut of

cwenty-five requests, only one was denied. In 1963 chere

were eighteen ves's and one no. 1966 was the bumper vear

for variances, Sixty-one requests yielded fifcy
approvals. Many of these requests were Efrom Jack:

Schvartz and some ware granted for well below half of the
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Table 3
ISLA VISTA VARIANCE REQUESTS,
1954-1968

"""""""" Number  Number  Per Cent
Year Requested Granted Granted
1ese s s 100
19ss 1 - 1 oo
1956 o o o
1957 2 1 s0
1958 o T &« 100
199 6 o o
1960 S T I
wer 3 3 100
62 7 s 1
1963 26 15 58
1964 - 25 26 9%
1965 1. 7 o
1966 66 so 52
1967 3 28 85
1968 19 o o
TOTAL 211 163 77
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83
minimum standard. Length and width of lots, minimum

lot size and parking variances were most frequently

requested.

In the spring of 1971 the Santa Barbara News-Press
ran an article with the scartling headline "No Mistakes
Seen In Isla Vista Planning."8% The article began,
"Looking back over the past 15 to 20 years, present and
former county officials can't see any serious planning
errors that were made in efforts to carve an attractive
community out of . . | Isla Vista." The subject of
variances made the second sentence with a dissenting
voice, Montecito/Carpinteria area Supervisor George
Clyde, suggesting that there may have been too many
granted. Isla Visca/Goleta area Supervisor Dan Grant and

then Planning Director Herbert d. Divelbiss disagreed,

Even former Planning Director Richard Whitehead was

quoted saving, "Variances are inevitable when attemprs

are made to develop old subdivisions and the price of
land skyrockets." The article wenct on to sav tharc,

"Whitehead expressed the opinion that most variances

granted over a period of 13 years vere inevitable. 'Once

a variance has been gianted.' he said, 'the same

privilege must be extended to others.'”

This explanaction is difficulc to accept; it is too
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bliche and simple, but it begins to gec ac the issue. In
fact an explanacion for the rate of variance grancing
must derive from a combinacion of factars. The Board of
Supervisors had unwictingly undercur ics abilicy to deny
variance requests by its lax code enforcement during the
first five years of the Isla Vista zoning erdinance.

What Whitehead said in the newpaper arcticle was true:
once a requirement was waived for one it was difficult to
enforce it for anmother without charges of favoritism.

However, this alone cannot explain che fifteen year, 77

percent variance approval run. The Supervisors reversad

their trend in 1939 and complecely shut down all
requests, demonsctracing that ic was possible ta do sa.
Isla Visca did present a particular challenge for
builders. The old subdivision was oddly laid ocur, aad
lacs wvere small and expensive, Variances would not take
care of the most basic problens im Isla Visca, but thev

could help, However, not evervone received variaances i3

equal number. The frequency with which che names

Schwarctz, Harlan, and Ventura appear on cthe list of
variances is striking. There was no accident inm Ea:s

because these men had special access to county goverazent

channels, This was not due to favoricism or bribery, but

only to the fact that these men were leisured. -They did
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not work at a job, and wwere therefore free to take full
advantage of public access to the government process.
They atcended any supervisor's meetings that they found
appropriate, showed up at ppublic hearings, and were
generally able to lobby for their interests whenever it
was needed. Their familiarity with county government
alloved them to gauge the mood at particular junctures or
to vigorously support their rcquas:s.SS By contrast

many of those who might have argued against variances
worked at jobs full time. They were ususlly out of touch
with county issues and often did not know tha: decisions
had been made until they read about them in the paper.

In any case, the accumulated effect of building in

[sla Vista was conjested and uncoordinated, visually and

practically. Driving wvas difficult because o stree:s

that were lined with parked cars and which suddenly

dead-ended or jogged one way or the other. A spotty and

naphazard placement 0f sidewalks made pedestrians either

walk 2ingerly along the curb, or down the streets along

the line of parked cars. Thin walls and closely buile
apartment buildings full of densely packed units made
sound carry all too well. In order to fit as many units
into a building as possible, apartments frequently had

wvindows on oniy one side, which made them stuffy and



dark. However, many students who graduated from UCSB in
i96? had been able to move into a brand new apartment
during each of their four academic years. Perhaps this
unusual benefit combined with the transiency of the
typical student's sojourn in [Isla Vista, served to make
student tenants willing to overlook the shortcomings of
their communi:y.s6
It has been the intention of this narrative to

chart the course of a California communicy that tried,
Lut failed, to accommodate rapid growth in an orderly
manner. There are four critical points of departure in
the Isla Viscta story. The first occurred in the 1920s
when the Ilharreguys, Moodvs., and the pair of Santa
Barbara lawyers first subdivided the windswept mesa. The
odd assortment of narrow streets and tiny lots which wvere
entered in county books, burt whose effects were barelry

visible on the land itself, shaped all future

development. Because the purpose nf the subdivisinons was
speculative in nature, lots sold widely and by the 195Cs
there were 500 different land owners in the 330 acres.
The second turning point came in 1954 when the
Board of Supervisors granted the zoning requested by Isla
Vista residents., With this action, Isla Vista gained

sanction for a population of 13,000, and R-2""duplex”
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zoning as the most restrictive building designaction. The
third critical period was the year 1956 when propercy
values skyrocketed. Expensive land priced some potential
[sla Vista developers out of the market, not least of
which were the Regents of the University of California.
It set the stage for development by large, well-financed
builders which affected the character of construction.
The final critical year was 19538 when the
University of California announced that the Santa Barbara
campus would grow te 10,000 students. With the ocean on
one side, an estuary on the second, and an airport on the
third, Isla Vista on the university's remaining side was
the heir apparent for growth. However, by 1938 the
prospects for orderly growth on a large scale were
already threateaed. The poor subdivision, many
ownersnips, high d;nsi:y zoning, and expensive land were
just part of the problem. By 1958 the Board of
Supervisors had already been waiving building codes
ireelv for five years, and were to find it impossible o
tighten up. Finally, 1958 marked the year that Jack
Schwartz got his first building permit for Isla Visca.
Attracted by the shimmer of gold -- or at least a golden

opportunity —-- he was the first of the large scale

developers to come to Isla Vista.
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A crucial factor to understanding Isla Vista
development was that very few people who built there ever
intented to live there. People were primarily building
for profit, and those with a long term investment in the
community''s quality of life were in shorct supply.
Initially the Isla Vista Improvement Association had had
this interest. But although it continued to eabody good
intentions long afterward, it had unwittingly undercut
its ability to achieve a good environment for che
Iéng-term as early as 1953 -- just five years into its
existence -- by fighting for high densicty zoning. The
nature of the subdivision and the numerous property
owners had already made development of a quality
settlement a challenge., The high density zoning elevated
the task to something of a Herculean feat.

Still, with strict code enforcement by the County
Board of Supervisors, standards might have been setr that
micigacted other threats to attractive developmenz.
Instead, the near constant grancing of variances {ron
minimum standards remains one of the most frustrating
aspects to the entire Isla Vista development story. The
Board loosely administered a newly enacted ordinance, and
later failed to call a moratorium on freely granted

variances. This omission is particularly serious since



143

sa few local residents builc in Isla Vista. The
"community watchdogs” that might ordinarily emerge in a
developing residential neighborhood were missing in Isla
Vista due to the nature of its development. This made it
all che more incumbent upon the Board of Supervisors to
be particularly vigilant in Isla Vista. That they were
not i{s by now, of course, history.

Administrators at UCSB might have acted as a
conscience to the Board of Supervisors, but this also did
not occur. Vernon Cheadle, Chancellor during Isla
Vista''s incredible growth during the 1960s, regrects not
taking on this role in retrospect.37 However, much
like others at the time, Cheadle put his faith in the
enforcement of building and zoning codes, His focus was
on building a first-rate academic institution, and his

interests wvere oriented toward intellectual pursuits and

. higher education administration. Housing was something

that others could provide -- and did provide -- but

overseeing such developments would never have been a

natural top interest of Cheadle. Dean of Students Lyle

Reynolds did take a role in building development which

resulted in the construction of several very comfortable

and university-compatible buildings. What Reynolds did

he did well, but there was still no one left to oversee
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Isla Vista development as a whole,

Only the county government was in a position to
oversee Isla Vista development on the broad scale and, as
has already been described, this it failed to do.
Problems in [sla Viscta development were already acute by
the time the Universicy of California announced its
intentien to grow, and necessarily dragged Isla Vista
along with it. The old subdivision, the high density
zoning, the exhorbitant property values, and the people
that came along to exploit the opportunitv offered by
and

Isla Vista all contributed to a difficult situation,

an eventual failure of the community to grow gracefully,
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