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Hillside House

PROJECT DESCRIPTION:

The 23.72-acre Hillside House property is currently located in the County of Santa Barbara.  The proposal
requests annexation of the Hillside House property to the City of Santa Barbara.  The current Hillside House site
includes approximately 114,500 sq. ft. of impermeable surface area (2.63 acres) in the form of buildings,
driveways, parking areas, and other hardscape features. The remainder of the property is undeveloped. There
are 12 existing structures at Hillside House, including those directly serving Hillside House (33,866 sq. ft.), those
being used (or previously used) by non-profit organizations unaffiliated with Hillside House (7,543 sq. ft.), and
abandoned structures previously moved to the Hillside House property (6,445 sq. ft.). With the exception of
Harmony House, it is proposed that all of these facilities will be demolished as part of the project.

Under the current proposal, 17 multi-family buildings will be developed, containing a total of 121 residential units.
One of these buildings will be Harmony House, which will be relocated and rehabilitated for modern use and will
include one apartment and a club house for the residents.  The project will also include an administration building
that will provide offices for Hillside House employees and a community center for Hillside House clients and
residents of the project. Hillside House will have a combination license ICF/DD-H (Habilitative) and ICF/DD-N
(Nursing).  Ten (10) of the proposed buildings will include special-needs units for Hillside House clients on the
ground floor.  Forty-four (44) of the units will be low income units owned and managed by the Housing Authority
of the County of Santa Barbara and 67 of the units will be market rate apartments that will be owned by Hillside
House.

N N

PROJECTTRUE

1 Project Information

2 Site Plan

3 Hillside House Building -
Elevations

4 Hillside House Building -
Plans

5 Residential Building - Plans &
Elevations

6 Administration Building -
Plans & Elevations

A3 Previously Submitted Site
Plan (Condo Project)

SHEET INDEX VICINITY MAP NOT TO SCALE PARKING DATA

SITE DATA

UNIT AREAS (NET LIVABLE AREA)

plawson
Typewritten Text
EXHIBIT A



4
Hillside House (2)

3BR (4), 2BR (4)

2
Hillside House (2)

3BR (4)

3
Hillside House (2)

3BR (4), 2BR (4)

1
1BR (8)

9
4 BR (2)

3 BR (6)

13
2BR (6)

14
2BR (6)

15
2BR (6)

16
2BR (8)

12
2BR (8)

11
3BR (4)

2BR (4)

10
3BR (4)

2BR (4)
5

Hillside House (2)

3BR (4)6
1BR (8)

8
1BR (8)

7
Hillside House (2)

3BR (4)

17
Harmony House

(1)

18
Administration

(E) Harmony House
Footprint Location

Detention

Pool

Phase 1

Phase 2

VERONICA SPRINGS ROAD

V
E
R

O
N

IC
A
 P

L

10' Wide AC Paving &
Accessible Multi-Use Trail

Gas Line & 15' Offset

Drainage Swale

PUBLIC ROAD

PRIVATE DRIVE

ARROYO BURRO CREEK

School
Bell

Assistance League

8 8

3

5

7

15

4 5

2
6

9

6

4

Detention

Equip/
Stor

Maint/Stor

Trash

Trash

Trash

Trash

Laundry

Tot Lot

6

6
5

5

6

5

7

5

8

8

8

8

6

8

6

6

7

6

7

7

7

9

6

6

5

4

4

5

7

7

8

7

Laundry

School
Bell

Assistance League

Stop Sign

G
ra

ve
l

A
sp

h
. 
D

ri
v
e
w

a
y

G
ra

ve
l P

ar
ki

ng

LINE NOT SURVEYED

Peikert Group
Architects, LLP
10 E. Figueroa St., Suite 1
Santa Barbara, CA 93101
Tel:  805.963.8283
Fax: 805.963.8184
www.peikertgroup.com

Housing Authority of the County of Santa Barbara

815 West Ocean Avenue Lompoc, CA  93436
Tel:  805.736.3423  Fax: 805.735.7672

www.hasbarco.org

Hillside House

1235 Veronica Springs Rd.
Santa Barbara, CA.  93105
Tel:  805.687.0788
Fax: 805.563.2867
www.hillsidehousesb.org

2
Site PlanHillside House

6/28/30

N N

PROJECTTRUE
SCALE:  1" = 30'-0"

Site Plan



Peikert Group
Architects, LLP
10 E. Figueroa St., Suite 1
Santa Barbara, CA 93101
Tel:  805.963.8283
Fax: 805.963.8184
www.peikertgroup.com

Housing Authority of the County of Santa Barbara

815 West Ocean Avenue Lompoc, CA  93436
Tel:  805.736.3423  Fax: 805.735.7672

www.hasbarco.org

Hillside House

1235 Veronica Springs Rd.
Santa Barbara, CA.  93105
Tel:  805.687.0788
Fax: 805.563.2867
www.hillsidehousesb.org

3

Hillside House Building -
ElevationsHillside House

6/28/30

SCALE:  1/8" = 1'-0"

Typical Two-Story Hillside House Building

SCALE:  1/8" = 1'-0"

Three-Story Hillside House Building
SCALE:  1/8" = 1'-0"

Three-Story Hillside House Building - End Elev

SCALE:  1/8" = 1'-0"

Typical Two-Story Hillside House Building - End Elev.



Peikert Group
Architects, LLP
10 E. Figueroa St., Suite 1
Santa Barbara, CA 93101
Tel:  805.963.8283
Fax: 805.963.8184
www.peikertgroup.com

Housing Authority of the County of Santa Barbara

815 West Ocean Avenue Lompoc, CA  93436
Tel:  805.736.3423  Fax: 805.735.7672

www.hasbarco.org

Hillside House

1235 Veronica Springs Rd.
Santa Barbara, CA.  93105
Tel:  805.687.0788
Fax: 805.563.2867
www.hillsidehousesb.org

4

Hillside House Building -
PlansHillside House

6/28/30

SCALE:  1/8" = 1'-0"

Ground Level - (2) Special Needs Units
SCALE:  1/8" = 1'-0"

2nd Level - (4) Three-Bedroom Units

SCALE:  1/8" = 1'-0"

3rd Level - (4) Two-Bedroom Units
SCALE:  1/8" = 1'-0"

Ground  Level - Remodeled Three-Bedroom Units



Peikert Group
Architects, LLP
10 E. Figueroa St., Suite 1
Santa Barbara, CA 93101
Tel:  805.963.8283
Fax: 805.963.8184
www.peikertgroup.com

Housing Authority of the County of Santa Barbara

815 West Ocean Avenue Lompoc, CA  93436
Tel:  805.736.3423  Fax: 805.735.7672

www.hasbarco.org

Hillside House

1235 Veronica Springs Rd.
Santa Barbara, CA.  93105
Tel:  805.687.0788
Fax: 805.563.2867
www.hillsidehousesb.org

5

Residential Building - Plans &
ElevationsHillside House

6/28/30

SCALE:  1/8" = 1'-0"

Veronica Springs Road Units (Lower Level)

SCALE:  1/8" = 1'-0"

Residential Building - 1 BR Front

SCALE:  1/8" = 1'-0"

Residential Building - 1 BR Side

SCALE:  1/8" = 1'-0"

Residential Building - 2 & 3 BR Front

SCALE:  1/8" = 1'-0"

Residential Building - 2 & 3 BR Side

SCALE:  1/8" = 1'-0"

2 Bedroom Building (1st Floor)

SCALE:  1/8" = 1'-0"

1 Bedroom Building (1st Floor)
SCALE:  1/8" = 1'-0"

2 & 3  Bedroom Building (1st Floor)



Peikert Group
Architects, LLP
10 E. Figueroa St., Suite 1
Santa Barbara, CA 93101
Tel:  805.963.8283
Fax: 805.963.8184
www.peikertgroup.com

Housing Authority of the County of Santa Barbara

815 West Ocean Avenue Lompoc, CA  93436
Tel:  805.736.3423  Fax: 805.735.7672

www.hasbarco.org

Hillside House

1235 Veronica Springs Rd.
Santa Barbara, CA.  93105
Tel:  805.687.0788
Fax: 805.563.2867
www.hillsidehousesb.org

6

Administration Building -
Plans & ElevationsHillside House

6/28/30





 

 

 
June 4, 2013 
 
Honorable Planning Commission 
City of Santa Barbara 
630 Garden Street 
Santa Barbara, CA 93101 
 
Subject: 1235 Veronica Springs Road (APN 047-010-039) (MST#2003-00793) 
  Hillside House Site Design 

 
Honorable Planning Commission: 
 
The purpose of this letter is to introduce a revision to the Hillside House development 
application and to request an opportunity to brief the Planning Commission on the proposed 
changes to the application. In order to provide context, a summary of the entitlement process 
to date, a description of the revised project, and a comparison of the previously proposed 
project and the new project are provided below.    
 
BACKGROUND 
 
In 2003, City's Director of Community Development, Paul Casey, and then-Councilmember Iya 
Falcone asked to meet with the Hillside House project team on behalf of the City.  At that time, 
the Hillside House, the Housing Authority of the County of Santa Barbara, and Bermant 
Development proposed a project containing 178 residential units, the majority of which were 
rental units. The plan included rental units specifically designed for the special needs of the 
Hillside House residents, and an additional building to provide therapy space for the residents 
with special needs, new administrative space for Hillside House operations, and a 
leasing/management office for the rental units. The plan was consistent with existing County 
zoning, the County's General Plan, the County's Inclusionary Plan and State bonus density 
regulations and Hillside House intended to process the project through the County of Santa 
Barbara. 
 
At that meeting, the City requested the project team consider processing its development 
application through the City rather than through the County and that it concurrently and 
voluntarily request initiation of annexation into the City. The City’s basis for this request was 
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that the Los Positas Valley is in the City’s sphere-of-influence and the eventual annexation of 
this "County island" into the City would occur at some future time and the City wanted to have 
input into the entitlement process. The project team considered the City’s request and decided 
to process the development application with the City. 
 
On March 2, 2004, the City Council initiated annexation of the Hillside House property from the 
County of Santa Barbara to the City of Santa Barbara.  Following this action, the team brought 
the project to the Planning Commission for the first concept review. Through the course of 
three Planning Commission work sessions, the project team responded to community input 
about the scale and density of the proposed development, including the removal of 53 units 
from the project. The formal development application was submitted in May 2006 was for a 
total of 125 residential units; 12 Hillside House units, 28 low-income rental units, 11 
inclusionary units and 74 for-sale condominiums.   
 
Between 2006 and September 2009, the project team and the City staff massaged and modified 
the development application.  As a result of this work, four condominiums were eliminated to 
reduce the total unit count to 121 residential units. The final development application included 
57 fewer units than if the project had been processed in the County of Santa Barbara as 
originally planned. 
 
In March 24, 2009 the application was finally deemed complete in order to initiate 
environmental review.  The City prepared and released an initial study in September 2009 and 
it was determined that an environmental impact report (EIR) would be required.  Because of 
the pre-mitigation efforts and the project design, the scope of the EIR focused on one issue 
area – transportation and circulation.  The Planning Commission held a scoping hearing on the 
Draft EIR on October 2, 2010 and then held the required environmental review hearing on 
November 3, 2011.  The City is currently in the process of finalizing the EIR. 
 
CONDOMINIUM/RENTAL PROJECT VS. 100% RENTAL PROJECT 
 
Since the submittal of the original application many things have changed: the City and the 
public has had an opportunity to review the proposed project and provide feedback (both 
positive and negative), an economic recession has persisted for several years and the financial 
landscape for development projects has changed significantly, Bermant Development is no 
longer involved in the project and no for-profit developer will take its place , there has been a 
documented significant increase in the need for apartments in the community (i.e., the vacancy 
rate is less than 2%), the City adopted a new General Plan encouraging the development of 
apartments, and a new executive director was hired at Hillside House.  These changes required 
Hillside House to re-evaluate the proposed project.   Over the last year the project team, which 
is now Hillside House and the Housing Authority of the County of Santa Barbara, reviewed the 
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existing project and began to think that it may not be the best long-term approach for Hillside 
House and may not meet the needs of the community to the greatest degree possible.  The 
team started considering alternative development models and visited several communities that 
house both disabled and non-disabled residents. 
 
The project team closely studied several integrated communities throughout California, 
including a community in Costa Mesa called Harbor Village.  Harbor Village was constructed 20 
years ago and includes a mix of apartments for the disabled, low-income apartments, and 
market rate apartments.  Roughly 20% of the nearly 300 units are provided for the disabled 
community.  After touring Harbor Village and meeting with its director it became clear that this 
model was working very well in this community and was actively supported by the California 
Department of Developmental Services.  It was at this point that the project team started to 
seriously consider the many benefits a 100% rental project could provide to Hillside House and 
the community.  The team took nearly nine months to study the viability of this model and 
determined that this project would better meet the needs of Hillside House and the community 
by: 1) allowing Hillside House to maintain their key asset, the land, 2) creating a long-term 
stream of income that will help buffer Hillside House from future state and federal funding cuts, 
and (3) increasing the total number of low-income apartments and building badly needed 
market rate rental housing for the community.  
 
As noted above, under the new project concept Hillside House would maintain ownership of 
the property and the site would be developed with 10 Hillside House units (each unit can 
accommodate 6 people), 44 low-income rentals and 67 market rate rentals.  The Housing 
Authority would manage and maintain the low income and market rate rentals.   
 
In developing the rental concept, the building envelope of the existing project is preserved 
while the overall building footprint and developed square footage is significantly reduced.    
This approach avoided any changes to the areas outside this envelope. The revised project 
offers some key benefits including: 
 

 Significantly reduced building footprints 

 Significantly reduced overall square footage 

 Increased open space and landscaping 

 Increased affordable rental units 

 Reduction in number of three story buildings from 12 to two 

 Provision of much needed market rate rentals 
 

All other benefits associated with the project are preserved including the restoration of a 
portion of Arroyo Burro Creek, the provision of a public trail along the creek, the improvement 
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of the storm drain in Veronica Springs, and the construction of the emergency access road 
connecting into Palermo.    
 
A table comparing the two projects and summarizing the difference is provided on the 
following page. 
 

Hillside House 
Project Comparison 

Unit Mix 100% Rental  Rental/Condo  Change 

Hillside House Units*  10 12 2 less units 

HA Low Income Rentals 44 28 16 more units  

Market Rate Units 67 70 3 less units  

Inclusionary Units (Req’d) 0 11 11 less units 

Total Units 121 121 N/A 

        

Building Data       

Total Number of Buildings 18 34  16  less buildings 

Total Building Square Footage 134,790 S.F. 219,159 S.F. 39% reduction 

        

Site Statistics       

Building Coverage 
74,649 s.f. 

(7.2%) 
115,589 S.F.   

(11.2%) 36% reduction 

Landscaping 
5.4 acres 
(22.9%) 

4.67 acres 
(19.7%) 16% increase 

Open Space/Creek Setback 
13.46 acres  

(56.7%) 
13.46 acres 

(56.7%) No change 

Private Open Space 
11,976 s.f. 

(1.2%) 
11,705 S.F. 

(1.1%) 2% increase 

Roads/Parking 
124,259 s.f. 

(12%) 
116,583 S.F. 

(11.3%) 7% increase 

Total  
1,033,044 s.f. 

23.72 acres (100%) 
1,033,044 s.f. 

23.72 acres (100%) N/A 

* 60 Residents  
    

 
Proposed Buildings 
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The project will be developed in two phases to allow the existing Hillside House residents to 
remain at their Las Positas Valley home throughout construction. With the exception of 
Harmony House, which is currently proposed to be preserved and historically rehabilitated,  all 
existing structures on the site will be demolished. 
 
The project includes 17 multi-family buildings containing a total of 121 rental units, and one (1) 
building containing Hillside House administrative, therapeutic and support functions, a rental 
housing management office, and a small meeting room. The location of all proposed buildings is 
depicted on the attached Site Plan. Unit and building statistics for the entire project are 
provided on the cover sheet of the architectural set of plans. All proposed buildings are 
designed to meet the construction requirements for High Fire Hazard Districts (Section 3703 of 
the California Building Code as amended by the City of Santa Barbara).  
 
The architectural style of proposed buildings is intended to reflect the design characteristics of 
Harmony House, which is original to the site. The two-and-a-half-story Harmony House is 
referred to in the Historic Structures Report as an outstanding example of the American Four 
Square house.' Building heights are proposed to range from 29 feet to 35 feet.  
 
Building Type A:  Hillside House. There will be a total of five buildings with two Hillside House 
units on the ground floor of each building.  The Hillside House units are approximately 2,800 
square feet and will house up to 6 disabled individuals.  Three of the five buildings will two 
stories with apartments above.  The two remaining buildings will be three stories and will have 
a mix of 2-bedroom and 3 bedroom units on the upper floors.   The 2-bedroom units are 
approximately 895 square feet and the 3-bedroom units are approximately 1,171 square feet. 
 
The Hillside House units are designed pursuant to State requirements for ICFIDD-H and ICF/DD-
N licensed facilities, as set forth in the Board and Care Occupancy Regulations, Uniform Building 
Code, and Title 22 of the California Code of Regulations.  
 
Building Type B:  One Bedroom Unit Buildings. There will be a total of three buildings that each 
contains eight 1-bedroom units.  These buildings are two story and each unit will be 
approximately 650 square feet each.  These units will also include communal laundry facilities 
to serve the apartments.   
 
Building Type C:  2 and 3-Bedroom Unit Buildings. There are two buildings that include a four 
2-bedroom units and four 3-bedroom units. These buildings are two stories and the two 
bedroom units are approximately 895 square feet and the 3-bedroom units are approximately 
1,171 square feet.  
 
Building Type D:  3 and 4-Bedroom Unit Buildings. There is one building that includes six 3-
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bedroom units and two 4-bedroom units. These buildings are two stories and the 3- bedroom 
units are approximately 1,171 square feet and the 4-bedroom units are approximately 1,300 
square feet.  
 

Building Type E:  2-Bedroom Unit Buildings. There are two buildings that contain eight 2-
bedroom units.  These buildings are two stories and the 2-bedroom units are approximately 
895 square feet.  
 
Building Type F:  2-Bedroom Unit Buildings. There are three buildings that contain six 2-
bedroom units.  These buildings are two stories and the 2- bedroom units are approximately 
895 square feet.  
 
Building Type G: Harmony House: Harmony House is proposed to be moved to a new location 
on-site and remodeled as a clubhouse and one 3-bedroom manager’s unit. Improvements to 
Harmony House will be carried out pursuant to the Secretary of the Interior's Standards for the 
Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating Restoring and 
Reconstructing Historic Buildings. Harmony House has not yet been subject to intrusive 
investigation of archaic materials and systems, nor home inspection or other specialized 
inspections. If this building is ultimately found to be unsuitable for historic rehabilitation, or 
cannot be brought up to Uniform Building Code standards without undue hardship, then it will 
be documented according to Required Documentation of Buildings Prior to Demolition, City of 
Santa Barbara, and subsequently demolished. Under this scenario, a new building will be 
constructed in the American Four-Square style of Harmony House.  
 
Building Type H:  Hillside House Administration Building & Community Center:  The 
Administration Building and Community Center is two stories and will contain Hillside House 
administrative, therapeutic and support functions, a rental housing management office, group 
meeting areas, and a small meeting room.  
 
ENVIRONMENTAL REVIEW 
 
As noted above, the Final EIR for the condominium/rental project has been completed and will 
be released for public review in the near-term.   When considering the changes to the project it 
was a key objective to avoid any changes in potential environmental impacts.  This was 
achieved by preserving the existing building envelope of the previous project and significantly 
reducing the overall development at the site.  To ensure that traffic impacts would not change, 
Associated Transportation Engineers evaluated the 100% rental project and determined that 
this project would not alter the environmental impacts analyzed in the Final EIR.  In addition, it 
is anticipated that the revised project will have no difficulty in complying with the City’s 
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stormwater requirements given that the amount of impervious surfaces has decreased with the 
revised project. 
 
The 100% rental project also meets the parking requirements of the municipal code.  See the 
table below: 
 

Parking Statistics 
 

Land Use  Units/Beds  Parking Provided  

Hillside House (10 Units & Admin Bdg)  59 Beds  30 spaces   

Low-Income Apartments 44 44 spaces  

Market Rate Apartments  67  127 spaces 

Open Unassigned Guest Spaces  N/A  43 spaces  

Parking on the Public Road N/A 41 spaces 

TOTAL                                           285 spaces 

 
 
General Plan Policy Consistency  
 
The revised Hillside House Project, which now includes 10 Hillside House Units, 44 low income 
rentals managed by the Housing Authority of the County of Santa Barbara, and 67 market rate 
rentals, helps to implement many of the new General Plan goals and polices.  We’ve attached a 
summary of these policies and an explanation of how the project helps to implement this 
policy.  (Attachment C)  
 
Conclusion 
 
The project team is very excited about the revised project and we believe that this project does 
a better job of meeting the needs of Hillside House and the general community.  A 100% rental 
project allows Hillside House to maintain ownership of their land, provides a long-term income 
stream for Hillside House, creates a greater number of low-income apartments, and infuses a 
very tight rental market with 67 new market rate apartments.  Once the Planning Commission 
is briefed, the project team will finalize the revised application and will submit it to staff for 
review.   
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We look forward to briefing the Planning Commission on the new project and to working with 
staff to bring this project to fruition.  Please do not hesitate to contact me if you have any 
questions. 
 
 
Sincerely, 

 
Lisa Plowman 
Planning Manager 
 
xc: Craig Olson, Executive Director, Hillside House 
 Chuck Klein, Board of Directors, Hillside House 

Fred Lamont, Executive Director, Housing Authority of the County of Santa Barbara 
John Polanskey, Housing Authority of the County of Santa Barbara 
Peter Lawson, Project Planner, Planning Department 
 

ATTACHMENTS: 
 

A. 100% Rental Project Conceptual Plans – May 2013 
B. Condominium/Rental Site Plan – September 2009 
C. General Plan Policy Consistency Analysis   

 
 
 
f:\1data\current projects\bermant  - hillside house\planning\dart package\rental project application\letter to pc on rental project 13 06 04 
final.docx 
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