
Advance 2

1

0123456789

From: 

Subject: 

MINIS 
Date: March 26, 

Agenda Item No.: 

Date: 2 

RICK COLE, MANAGER 

JEFFREY LAMBERT, COMMUNITY DEVELOPMENT DIRECTOR 

JOINT CITY COUNCIL AND PLANNING COMMISSION WORKSHOP: 

2 

IMPLEMENTATION STRATEGY FOR 2005 GENERAL PLAN ACTION 
POTENTIAL EXPANSION AREAS (PEAS) (REPORT NO.2 OF 3) 

RECOMMENDATIONS 

That the City Council and Planning Commission conduct a jOint workshop to: 

a. Receive a presentation and review 2005 Potential Expansion Area (PEA) 
considerations and evaluate a PEA strategy. 

b. Adopt a "Jobs First" policy for consideration of Potential Expansion Areas 
c. Adopt a "Long-term Community Enhancement" Planning Initiative 
d. Direct staff to return with the PEA strategy for formal Council adoption. 

PREVIOUS AGENCY ACTION 

August 8, 2005, Council adopted the 2005 Ventura General Plan that updated and 
replaced the 1989 Comprehensive Plan for the inland areas of the city. 

January 24, 2011 , Council appropriated funds for completion of the Westside Community 
Plan and Development Code, associated special studies and civic engagement efforts and 
also provided direction to reduce the Westside Community Planning Area boundary to the 
existing city limits. 

SUMMARY 

One purpose of this segment of the general plan workshop is a forward-looking discussion 
of a Potential Expansion Area (PEA) strategy, including a two-tier approach for processing 
individual project requests based upon prioritized criteria, and for completion via a 
comprehensive planning approach as part of possible 2015 General Plan Update. 
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provides an overview of the Expansion Areas (PEAs) as a 
,..np'\C"II''1nll'',!"\i'II''\n of the 2005 General Plan and analyzed 

1) Background: General Plan Policy Base 

While the policy base of the 2005 General Plan focuses on the ((Intill First" strategy to focus 
development on vacant land and neighborhoods, districts and corridors prior to 
encroaching into sensitive farmland or hillside areas, it acknowledges that the "Infill First' 
strategy may need to be supplemented by expansion into areas outside the City limits. 
Thus the General Plan calls for formulation of a long-term expansion strategy for prioritizing 
designated Potential Expansion Areas (PEAs) for incorporation and development. The 
2005 General Plan preparation included analysis of Potential Expansion Areas (PEAs) and 
adopted Action 3.26, which calls for establishing a system for prioritizing areas for 
controlled growth and encouraged growth. Based on public input, the future PEAs strategy 
was to be formulated to prioritize development based on community values and 
infrastructure potential. The bulk of analysis for potential strategies for consideration is 
outlined via the scenario analysis contained within the 2005 General Plan Final 
Environmental Impact Report (FEIR), located at the following link: 
http://www.cityofventura.net/files/file/comm-develop/ventura general plan feir 2005.pdf 
(Attachment A). 

To the extent that five scenarios were established during environmental analysis of the 
General Plan, and those scenarios are various redistributions of land use, including public 
and parks space among the several PEAs, it is assumed the reevaluation of the Infill First 
Strategy would necessarily involve a selection among the various scenarios based on 
which land use was felt by the City to present the highest need. Toward this end, the 2005 
GP FEIR project description includes five scenarios beyond the "Infill Only" description that 
analyzed the PEAs in various combinations to demonstrate alternate 
configurations/distributions of additional growth. The PEAs analyzed in combination 
include North Avenue, Olivas, Serra, Poinsettia and Western Canada Large (see map in 
Attachment 8). 

Existing PEA Analysis 

This 2005 FEIR analysis of reasonably foreseeable combinations was meant to facilitate 
the ultimate adoption and necessary general plan amendments that would arise upon 
formulation of a long-range expansion plan and subsequent inclusion in the General Plan 
diagram and policies. Each scenario provides a variation of land uses and acreage relative 
to the combination of PEAs and amount of acreage the resulting development (residential, 
retail and office) would yield given desired planning factors for community benefits, such as 
major public infrastructure, public space, trails and parks etc. An important pOint to note 
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regarding scenarios is the overall acreage remains the same for 
scenario, they vary in the amount of land they assume for public uses and open ........... .4.V"-' 

based on overall development capacity of the chosen PEA combination. Thus the analysis 
of anyone PEA does not stand apart from its specified scenario and could not be nrn:von 

apart geographically and taken as an isolated set impacts. In other words, 
not just and directly amend General Plan. analysis, 

public would 

PEAs Update 

Since adoption of the General Plan, several areas previously thought to be the most 
appropriate for development and the first priority for incorporation into the City have 
become subject to development constraints not previously considered: 

• The North Avenue PEA, previously attached to the Westside and North Avenue 
Community Planning Area was dropped by City Council in January 2011 for 
consideration as a part of the Community Planning Area, as was the larger eastern 
Canada Larga Canyon expansion proposal. This Council direction was due to 
review of a market demand and fiscal impact report for the study area and 
substantial public comment expressing concern over proposed city expansion in 
these two locations. Since the city can no longer benefit from the catalytic 
investment previously allowed under the former California Redevelopment Law, a 
specific "ROA" economic finance tool considered as implementation strategy tied to 
North Avenue, this PEA is now even less viable. 

• The Olivas PEA has natural planning constraints inherent to the site such as its 
location within the Coastal Zone, flood zone and proximity to regional agricultural 
resources of the Oxnard Plain. 

A reevaluation of priorities for incorporation of the PEAs is both timely and necessary. 
Such an analysis points toward a comprehensive consideration of the "Poinsettia" and 
"Serra" PEAs as a north/south band of long-term future growth, phased-in during the term 
of the General Plan Update (2015-2025.) No pre-judgment is made for the outcome of 
such a process. The 2015 General Plan might envision future development of all, some or 
none of the Poinsettia/Serra study area. 

2) Proposed Tiered PEA Strategy 

Implementing the General Plan directive to adopt a strategy for the PEAs can be divided 
into two tiers. The first would be a policy for handling of requests for consideration of PEA 
incorporation submitted under the 2005 General Plan by developer(s) which require 
Council to develop and establish criteria (such as those utilized for infill General Plan 
Amendments.) The second tier would actually select PEA(s) for City-initiated future 
development consideration as part of the 2015 General Plan Update. Such an effort would 
require SOAR votes and required community design work to complete. The first tier is 



4

Administrative Report 
March 26, 2 
Page 4 

described as a "Jobs 
Enhancement" 

Policy. The 
Initiative. 

is rI.c.C::~l"'rn"'\.c.rt as "Long-term 

IIJobs First": Policy for processing General Plan amendments project by project 
within the PEAs under the 2005 General Plan 

LII .......... IL.f........ of "Infill Strategy" in the Plan postponed consideration 
of the Proposed Expansion Areas considered during the General Plan update process. It 
was anticipated that criteria for addressing those PEAs would follow the adoption of the 
General Plan. To complete this commitment, a formal administrative procedure for pre
screening conceptual descriptions would need to be established, similar to that of General 
Plan Amendment pre-screen applications submitted for City Council consideration from 
time to time. In that process, individual property owner(s) may file for a General Plan 
Amendment Prescreen, where both Planning Commission and Council would authorize the 
filing for legislative land use amendments based upon established criteria. Staff has briefly 
used those criteria, recently updated by the Council in July 2011 , as a basis for creating 
PEA expansion criteria. Given the inventory of more than 2,000 entitled and unbuilt homes 
and the 2005 General Plan's emphasis on high-value, high wage jobs as the basis for "Our 
Prosperous Community," the "pass/fail" initial criteria would be that any proposed 
annexation would primarily facilitate additional high-wage, high-value employment to the 
City's economic base. 

Criteria Factor 1 - City economic goals and strategy factor: 

The project prioritizes City economic goals and strategies by demonstrating the 
potential to create a dense number of employees per acre of high-value, high-wage 
jobs in markets such as biotechnology, computer software, communications, 
entertainment, multimedia, education, and business and financial services located in a 
business industrial park, general manufacturing or commercial office proposal. 

The basis for Criteria Factor 1 above is Council's directive for economic development of 
the city, specifically as noted in 2005 General Plan Policy Goal for Our Prosperous 
Community, which states, 

"Our goal is to attract and retain enterprises that provide high-value, high 
wage jobs; to diversify the local economy; to increase the local tax base; 
and to anticipate our economic future in order to strengthen our economy 
and help fund vital public services. " 

Criteria Factors 2 - In addition, the Council approach to evaluation of PEAs, could include 
those taken from general comprehensive planning practice as well as existing City criteria 
for pre-screening General Plan Amendments per Resolution No. 2011-040, revised and 
adopted on July 18, 2011. Examples of such criteria, modified for PEAs, include: 
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1. Proximity to existing supporting land uses: residential - medical, retail, office, 
linkage, existing infrastructure; non-residential - existing supporting infrastructure, 
proximity to related and, support businesses 
Provision of public amenities: transit linkage; parks; open space; 

compatibility with or planned land uses area 
proposed amendment; 

conformance with other City Council adopted policies; 
Potential conformance to City Council direction over the past 24 months; 

6. External regulatory, economic, social or environmental conditions which may warrant 
pursuit of a PEA area; 

7. Relative score and likelihood of success at annexation through LAFCO criteria such 
as: population, topography, land area and land use, valuation, drainage, necessary 
community services etc. 

Analysis of any proposal should be compared to any of the scenario descriptions included 
in the 2005 General Plan FEIR to assess its fit with the current general plan analysis and 
the ability for the project to be supported by current infrastructure capacity or what level of 
infrastructure improvements (roads, utilities and parks and other community amenities) the 
developer would fund or construct. Where these proposals may fall short of assumptions 
already in place, the project-by-project strategy will require a new round of environmental 
analysis, policies and criteria on which to amend one or more of the PEAs into the General 
Plan. 

2015 General Plan Update - "Long-term Community Enhancement" Planning Initiative 

The second phase of Potential Expansion Area analysis would comprise a policy-based 
approach that begins anew. It would prioritize the City's future goals for Ventura's long-term 
growth. It would focus on important community amenities (including parks and schools) 
and strengthening Ventura's tax base (with business employment and commercial 
shopping/service nodes) from the ground up. Based upon the above analysis that 
Poinsettia and Serra PEAs are best suited for the next phase of long-term community 
development, planning comprehensively for both areas as a whole would serve the City as 
an "Infill Strategy 2.0", looking within our City's sphere of influence for community 
development, yet still protecting our hillsides and the surrounding, regional agricultural 
resources. In staff's analysis, this comprehensive approach of the PEA strategy provides 
for the full range of public improvements and community benefits to be assessed and 
integrated into the existing, adjacent neighborhoods, and could be tied to land use 
adjustments as part of a 2015 General Plan Update. The Tier II approach also puts the 
City in the lead in this public policy dialogue rather than being reactive to multiple individual 
landowners seeking changed land use designations. At this comprehensive scale and 
through a robust civic engagement process, the community would be in the driver's seat to 
coherently plan long-term growth and achieve neighborhood and citywide amenities and 
benefits (as opposed to developer-initiated projects.) Further, the effort would allow the 
community dialogue to occur in conjunction with a citywide community dialogue and policy 
discussions and not limited to this specific geographic area. Such an effort would be 
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concurrent with and folded 
workshop agenda). 

\llInII"Vc-t"'linn is 

VVV''w1!V (see 

IUU\JU .... ,U as a allow 
Planning Commission to discuss City's General Plan engage the p~blic. 

PUBLIC COMMUNICATIONS I PUBLIC ENGAGEMENT 

3 

The Community Development Director has attended various stakeholder and Community 
Council meetings during the past three months to begin to engage the public in discussions 
regarding the status of the General Plan and the possible future General Plan Update. In 
particular, discussions have occurred with Ventura Citizens for Hillside Preservation, the 
Farm Bureau and members of the SOAR Board. Other stakeholder groups have been 
informed of the City's efforts to frame a PEA policy discussion as part of the General Plan 
Status Report workshop and a staff recommendation as part of 2015 General Plan update 
(refer also to Report NO.3 of this workshop agenda). 

FISCAL IMPACTS 

No fiscal impacts are associated with this Administrative Report; however, future general 
plan amendments necessary to address one .or more of the PEAs would have fiscal 
impacts. Under the PEA "Jobs First" project by project approach, legislative land use 
changes, proportional share of infrastructure and community benefits, and development 
entitlement would be paid for by property owners subject to the PEA. With the PEA "Long
term Community Enhancement" comprehensive policy approach, Community Development 
would identify those fiscal impacts if Council formalizes future considerations for a 2015 
General Plan Update, including processing timeframes for SOAR requirements. 

ALTERNATIVES 

Based upon the workshop discussion of the PEA strategy, Council could decide in favor of 
the "project by project" (Tier I), and decline the holistic approach proposed as part of the 
2015 General Plan Update. The implication of this alternative is individual property owners 
would file for a General Plan Amendment (GPA) Prescreen in order for Council to consider 
the merits of their proposal. The criteria to evaluate each individual proposal would be 
either through application of Council's previously adopted GPA Prescreen Resolution 
2011-040, or evaluation by other criteria as determined through this workshop, and formally 
adopted as noted above in this Report Recommendation. 
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FORWARDED TO THE AGENCY 

Office of the City Manager 

ATTACHMENTS 

A. 2005 General Plan FEIR Potential Expansion Area Land Use Scenarios 
B. Map of 2005 Potential Expansion,Areas 
C. Property Owner Letters of Interest for General Plan Amendments 
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ATTACHMENT A 

2005 GENERAL PLAN FEIR 
POTENTIAL EXPANSION AREA 

LAND USE SCENARIOS 
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Appendix C 
Project Description Information 
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IntensificationlReuse 

ResIdentIal I Non-ResldenUaI Development (square feet) 
Development 

(units) Retail Office Indulltrlal Hotel Total 

DIstrict$; 

~ 
1001 100001 ~ 210.000 
501 100001 310,000 

'~W l00.~ 
450.000 

2 01 ~ooo 
30 150 000 216,000 

Anm<leH 200 300 1.000000 1 325,000 
AutoCentet 50 50 300,000 650,000 
Me!roliok 50 50 000 25 000 16,000 
Saticov 50 01 I 25,000 26,000 

Subtotals {DIStricts) 2425 536000 700 000 1 750,000 300000 3288,000 

Corridors 

U 
Ventura Avenue 800 50000 190000 

100 55000 •. ~~ 300 65000 
a Road 25 65,000 

Teleara Road 250 ~ 40000 
65,000 

IVictoria Avenue 50 55000 

~ 
150 50,000 20,000 70000 
50 15000 20000 35000 

Subtotals (Corridors I 1725 180000 340000 50000 0 510000 

$OflOther Inflll 

~ ~re 0 
0 

100 30,000 30,000 
Other NeiahbOlhOOd Cenlers 100 
$ecoodUnils 300 
Ull<1el'U!irI:::ed 250 
Vacant 450 165.000 50000 215000 

Subtotals (Other Inm!) 2450 195000 50000 ° 0 245,000 

Totals (!nttl\SlficatfolllReusel 6600 011000 10110000 1800000 300000 4.101000 

Planned and Pending DevelotJl1lenu 
OownloVl'l'l 60 1072 150.000 151072 
Ventura AvenueJWeslside 238 7,086 ZlOOO 34086 
Midtown 34 13751 13751 
CoHeae (Te!ecl'llohiLoma VISta) 4 2.718 8849 11,567 
Telephone Road Corridor 256 54785 54785 
MontalvoMclorfa 296 4300 11 Sati(;OvJeast End 840 7950 5600 13 
Arundall 41640 42.614 18080 102, 
Olivas 7160 7,066 390053 404.2791 

Subtotal$ (Planned/PendIng 1718 sun 123,214 435133 150000 7897241 

1. 0vet&1I rB$Id"ntlB' gro'Mh 1$ blllCd on O.8B% !lI'IrnIBI grov.1" Ihrovgh 2025. Ovor~ 11M~'e! growth IsblllCd on IIstlm8les provided by 
StenJey R. HofTrrletl A!lSQ<:iele" Inc. AJIIJ111t <md tqUlIftI fooIlJgf nfJ7>lbM111l1/ IUIlllfllllet m hOW~ growth I>IltYbe dlsltllwted beted on 
(We~ l<md, IocBtlandlllllpr.llCjlt»9, ,nd recMtCovm:llend~dirot;lltNtfnd pre!e_. I'JI figutet _fef ~nelytloBl ~ 
OIIIy. ThelCtue! dis!rlbutlon m lutUID gm""h In the Cily mq VlIIY besed on mB<1<oIl'1lroN and ClherfectOl'$. Both IhIit d/$I~_ fnd 
&~_MCOIJItI~Blttmomtl/l~andlOr" tilfT&riHVmillofdevelopmoo/. 

2. T"- dlWibI.tt/{ln of growth in Itle dls!rlcb ""d ~ 1$ bltsod on IIlI! foI/cwing gM/fJI1JfllS$ll1llpllon8: (II) The J:liownI(»W) _ /1fId, Ie « 
~ iWfml, IhIit VontlRll A_ cortfdorwlH be 1/10 Ibcfn m fl.lf.um ",61t1/1nt~ and coml'lllJreI.' (p(I'Mh:(b) the Atvndoll. Not1h Avenw, end 
UppfIF Noff" A_lie _ wrt1 be IIlI! fIlCus tlf fulfill! Iil<furtt18l growfh; (c) oIherdisfricts and ccrrfdol:t will oot be tim fli>WS m grov.1h. but ",,1/ 
INXlCIMfIOdMo" CIIrttlltl_n, of grov.11!tllIOttJm<t. WOO" pofSi/)/". ~gI.I mpon/bflil fIIIlH'fJ pte", orland svallBbffrty hlft! been Wledlo 
"'imBte Milia (J1'O'Mh. For IDtmnpts, ,1m e!lffmBltt" of growfh In (fill 00wni(»W) and Halfx1r()f#lffctB 81'1> ba$ed on the OcwnlOMl Spoc;flC Pf8fl 
fnd M&ster Pi/lJIsnd $fsf( Icnowlodgo 0I1ikdy projects. Growth MIfrns1M for too AAn'IdfJI CQtnmIIn/Iy CfIfISldflr tho /ikllly <kv!IIOP"'llnt of the 76-
~ Mc<JroIh properl.ywllh If mix m 11_ and davolopmenl 01 oIhilrv8{ttIIIj 1Bnds. GroMh&timlllN for IhB AUfo Centl1r _. CDMfder the 
pOwOilftyclo 'big box" «h!Iorln thllt __ 

3. Es/fmlltftS of fJfOWIh In the SOI/O(hgr InflII 3>1& lint ba$8d on,he fc/h)winl1 f181'8rs1llmJmP!i-. (o) 1011121$ OrcI!Brd IIiIfI KWI develop 
$lmiltJdy to a ~ ItICQntfy prt'.IpOSfJd fOl' the! lIiIe; (b) Wot/slSllticoy sillUI will deV$lop In sccorclent:e wilh ongoing pts1Uilng efforts for /IIInO 
mun; (c} till! Pf$rpI:I1It _ wm d!W'elop gonoml/y IrI tKICOtd_ wIIh s COIICO'PIue1 project "'1Int!y oonskkirDd by tho CIIy; (<I) S-d Unltq will 
be added lit a rat. m 1~ (t;) mughlyhelf of 1I1'td6M171Z1Jd filii'*' ldon1iffed in till! l1oII$lng SetnI/tJt will bs re.tJeveJoped OIlOt tho next 20 
yetmJ: (I) BllvllcM t9nds OWlde the tJiSftf<:f$lInd t;OtJiJ:/oI3 wiI1 be dWfJloped Nt .~_ willi Itle f!J'1JfiI)$~ ItJlld 113'8 dM,1"allMlii. 

4. PI.,nrrod 9nd Pending DevflcpmMliIll1IICd upon Itle Qly'a 2004 Pfrmnlng snd P~ DeWllopmanb 1f41. 8ulIdlng II!tHIS d<J MI ~ 
self $/WIJgII lao/Welt. 

6. Exptm!Jfon _lotIJfs ara f;OtJCllpllHII ",imitl&tIlI!t ol1COrfl{Jll1J!le mix m II$Ift! and 7I!;$fdlmlfllt t!el'l$tlies. 

e, ThO fOllOWing polentitJI proJect, Mllm::IlJdod II!!/HI 2004 p~ 9nd Psnding DoWllO{JmIll'lIll/ilt "-'1& boon '~1Idod Nt too flltllt& 
~ Iolals: (1) 150,000 ,tqIIalll leaf ofindll!lfl1el tkMI/opmIIf/t IrI thoAlifa C¥/Ior _; (2j 1Mi,DOO tqUaf'll feet m rated t!e'lfllcpment . 
Mong WotIs RtMd In the SIJ{fooy _tt; (:J) IJC.OOO.squ1l1a feet m otrk;e deVlllopmenl on« 3.s..MI tit" alor>g RItI!iI<m Drive. Th8 AII/o Cfmt6r 

indtntrflJll prc)oct IslfIcIlJdtHI '" Ih9 Aula Centsr d/slrlct; tho oIoor two ~8 "",Indvded It! tho 'Vacfml' ~8fJOIY. Tho 8qII/IIO fOOlego 
NS<ICillled wilh tho". pni<JCf$hSf been tJddedlo the PfO/«:IJons offuWre gtOWIh to ~ II 'Wor.sI_' /lMIysIfof(XlS$lble 1utt.nTI~. 
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Intensification/Reuse'" N. Avenue'" Olivas'" Serra (Scenario 2) 

1. 0WJnJII_III(/fDW111l;l>ImKf ... I.14n ..... ..,,~!fln:JtJrtI2lI25. fMJrI!II/~(JIfl"!NIthllibMt/dIlll ... I!m_pnMdIsdbySl3nl6yFtH<;fT_ 
,-"-.,,.,,Jnc.AllunII __ iooIltfI6~ .... _()(_fvl""'~mIYH./iIIMIJd~ ... ,,,,tJillJbIt>l-'!oIJ"IIInd_fII'Ot#I-. _ 
_ Cc1vm:II __ rmI1ydlro!;lJM_~. AII~"'''IIIIIlIytJcd_cdy. ThII ___ olfuturqll"'l'fhlntMCllymayv*y 

bMt/d..,_M'-_lllIIorlJ<la. _"""~_"~~<:WId~"_~_.~rrhoi 
~ 

2. ThII_()(I}If>I'I1h"'lMdf8Irlt;t¥_C<JIffdor!II6bH&dMIMIOIIiJWIng~_umpII_: (III) ThllDawn/($fI_..-.tto,, __ .IMVM/"It 
A __ w(l/HlMl'I)ctJIrolr ___ ~gAlI\fII;(/J)lhII_.Nctth~,_~NMh"'-lII'Htw(l/blJtMk;x;m'" 

1<J/uI&~~:McfIw1Jl#tI1cI8_C<JIffdor!IwfIIIXltHlhII_ol~IMWfII_".ctIf""_olflt'(Mfhovttlltrm WhMptmIbH. 
~olponl!llfllillurrlpl_""""" ev~IlMIIHn/IffI'JI<IHI/mtJI<jIiltut9/1fO!Mh. ForiiXlJtTIp/Q. thIi~olflt'(Mfh'fntbIJOawntown_HNtwJr 
~8""'b!uIldMthIi~$pIJcUIcPl""_MNt.,f'tIItI_lItJi1~ol/lllqiy~~. _H~forfl>eAtrJndoll_rmI1y~tM 
1lI<oIy~"'tN76-0CI'&,..,Gt""'~lOIII!amlllol __ ~()(tXlrerv __ • _~"'''''IM,wI)CIw>/W' __ 

lM_ttlbllllyol,,'!lIg!>oX'MlIiJerInIhlllIOfllll. 

3. EI!fJm_"'l}If>I'I1hlr!thliSOllO/Mrftlll1lSll ... "",_..,tNf<IIIaMlt(I __ ~: (II) r(J1I"I~~ItfI.w(I/_I>p_""'/o.1Ji'flIfId 
""'*""Y~f"' __ "'J~""""w(l/dhv!JIOp"'~wMongoIttgpt-.ln(;~for __ «(;)tIot~_w(l/_cp 

~11I_wMa~~-'1_1>r"""~(I1)_UIII#w(l/b9lH!dtJdot.reI"()(I~(6)ttJ<JflllyhtJlfol~ 
_'~"'''''''Hmf8/ngETomlNllWfllbo~ ..... thIi_ZOYf/fM:(f)tJIf_I __ tMdllIIrl(;f8_~WfIIIlIIdtwrJ/()ped1/l __ lhII~ __ ~. 

I. Pi __ Alnt6t>QDeVDlopmml.IJu""uponlhllCl/y'#2O(UPI~_PMdIng~.I/It. &JIIdIfIg_<Iol>cflncltJdaotJil""""'oo/;(;lJJf~. 
6.~""".IrliIIh"",~_IhIlI~.mlJtof __ ~_ 

6. ThIIr_l1fIpMIJtI!kIl"'O/OCf.lXltli!l:JWodlll/Mm4P1 __ PMdItIg~II4t __ !oIJfudodInth9lvttJmtitwtllopmolltldM: (I) 160,000 

_rM>lof~~"'IMA"'oCi>rW_(2) 16S,OOO"","fHI"'_~ __ WiOll8RoedItoIM$otICoy_(JJ 6O,OIXJ~ 
~"'fIIIke~Ma".~oIt<i~Ift/!llMOriv<I. 1MA""'Cen/orli>tJwllfllll"'O/OCfh~"'/M,wOCfNllor<lltlJ1c1;t/)fJ_tw/)I"'O/OCf' _ 
_ f1lIM'\I_'¢tII~. ThII ..... iooIltfl6lJUJOdlllllld'ldll>/JltJn~hMboWItJII<Iod"'fM~"'kIIwe~II>{!t"I1V/tJfI,, __ 

fJI"/IIIyN of fKWO/bIn fvIrn fmpIJcU. 
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Intensification/Reuse" North Avenue .. onvas (Scenario 3) 

HeSldentllll I Non-RUI!kIntial Develooment (square feetl 
D9Velt;>pIMnt 

Cunlts) Retail Office Industrial Hotel Total 

DlsUicts 
Upper North Avenue .00. 200000 200000 
North Avetlue 1.00~ 200 

400000 460000 
Downtown 

'~H ~ 
25 0 

300 

-
150 

~ 300,000 

~M~ 
50000 
50000 100,000 

50 QI I 15000 

2425 538000 100000 2225000 300000 3161000 

5 800 

H 
100000 240000 

100 

I aoo 
25 

250 40000 
50 40.000 

IJohnson DrIve 150 500001 ~ 
IWeIIs Road 00 150001 35000 

Subtotals (Corridors) 1725 180000 340000 100000 (I 620000 

~~ 200 I) 

1050 0 
100 30000 30,000 
100 

SecondUnJls 300 
UnderutiU;zed 250 
Vacant 450 165000 50000 215.000 

Sl,Ibtotllls (Other InfllJl 2.450 195000 50000 0 0 245000 

Totals flntenslfiGatlonlReuHI 8600 911 DOD 1090000 2325000 300000 4828000 

/ii)(DaMltNl Areas 
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Intensification/Reuse -I- North Avenue -I- Serra (Scenario 4) 
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IntenslfleationfReuse + North Avenue + W. Canada larga (Scenario 5) 
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IntensificationiReuse ... North Avenue'" Poinsettia (Scenario 6) 
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ATTACHMENT B 

MAP OF 2005 POTENTIAL 
EXPANSION AREAS 
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ATTACHMENT C 

PROPERTY OWNER LETTERS 
OF INTEREST FOR GENERAL 

PLAN AMENDMENTS 
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DevellPlllm Plannlll SlrviC11, loc. 
211 Village Commons Blvd., Suite 15 
Camarillo, California 93012 
805.484.8303 fax 805.484.8993 
dps711@devplan,net 

March 29, 2012 

Mayor Mike Tracy 
City Council 
City of San Buenaventura 
P.O. Box 99 
Ventura, CA 93002 

RE: General Plan Amendment Pre-Screen Process 

Dear Mayor Tracy and Members of the City Council, 

The Hiji family, owners of the 130 acres directly behind the Johnson Drive Cinemark 16 theaters, 
supports staff's recommendation to consider this property as the logical location for future infill. 

BACKGROUND 

When the General Plan was adopted in 2005, the City Council reviewed six possible expansion 
scenarios and selected the "Intensification/Reuse Only" option. The remaining scenarios consisted 
of various alternatives within the existing footprint of the city. All included the small North Avenue 
expansion area as the highest priority. However, the North Avenue expansion area was removed 
from the community planning process in 2011. 

The Serra expansion area, including the Hiji property, was the next highest priority and was 
included in two of the scenarios. The City Council at that time analyzed a number of combinations 
but did not include a combination of the Serra and Poinsettia expansion areas. 

Since the adoption of the General Plan the adjacent Johnson Drive commercial area has struggled 
financially and additional economic shocks are anticipated. Cinemark Theaters, the major retail 
draw, is relocating to Oxnard by the end of this year. The Casden property is in receivership and 
being sold and, according to commercial real estate brokers, this part of Johnson Drive has one of 
the highest retail vacancies in the county. 

ECONOMIC DEVELOPMENT 

Any planning effort should address the economic development of the eastern gateway to the city. 
Focus Area #1 is moving forward south of the freeway but these efforts could be undermined if 
visitors must drive through a mostly vacant, run-down commercial district as they exit the 101. 
Given limited city resources, the Hiji's planning team will work with the other area property owners 
to create an economic development strategy. Components of this strategy may include a 
permanent East Ventura multi-modal station, re-uses for the theater complex, a walkable mixed-use 

. community, new park, bike and vehicular connections and other concepts that will provide public 
benefit in a well thought-out area plan. 

Public Agency Entitlement • Planning Design • Project Management 
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PUBLIC BENEFIT 

Ventura will receive substantial public benefit from moving forward with this concept. In addition to 
the new multi-modal station, extensive parks and trails, the proposed project will not only pay for 
itself but also add significantly to the city's budget. An independent fiscal impact analysis prepared 
by Illuminas Consulting shows that the Hiji project alone would generate $700,000 in net revenue 
annually to the General Fund after paying for all of its costs including new public safety personnel. 
This does not account for the potential benefits to the city generated by a revitalized commercial 
district. 

The Hiji's, a local farming and philanthropic family, own the entire 130 acre property being 
requested for study. As a single entity, the Hiji's are able to fund and expedite the planning process 
and have a strong track record of delivering high-quality, community-supported projects. 

Although we are ready to move forward immediately, we will work with staff as part of the larger 
study area now under consideration by the City Council. If the larger study area proves infeasible, 
we will request permission to proceed on a smaller, project-level scale that would include analysis 
of the existing Johnson Drive commercial area. 

We look forward to working with staff and the community to plan a high-quality economic engine for 
this area and provide significant public benefit for Ventura. 

Thank you for your consideration. 

Respectfully, 

~ 
c: Rick Cole, City Manager 

Jeffrey Lambert, AICP, Community Development Director 

Public Agency Entitlement • Planning Design • Project Management 
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2005 Ventura General Plan EIR 
Section 2.0 Project Description 

Source: City of Ventura Planning Department, August 2004. 
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Scenario 4 - Intensification/Reuse + 
North Avenue + Serra Figure 2-6 

City of Ventura 
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LIMeD DEL MAR,L'TD~ 

March 26, 2012 

Mr. Jeffery Lamb~rt 

Mr. Dave Ward 

City of Vent~ra ' 

501 Poli Street 

Ventura, Ca 93001 

Gentleman, 

,This letter is in support of our property, Limco Del Mar, being included into discussions for the 
General Plan update for the City of Ventura. I have enclosed an aerial map outlining the property' 

, for your identification. In brief discussions with staff, early indications are that as a community 
we may be exploring possibilities of including our property for City infill planning. As an ,ongoing 
community partner, we applaud the effortto focus on practical solutions for the City of Ventura 
and its citizens in regard to looking into future needs for our community. 

limco Del Mar has been engaged with the City for over 50 years, in discussions for development 
of this p'roperty and we look forward in the,fu'turelending support in any way we'can to ,aId that 
progression. We look forward to an open dialog that blends tl1e needs and desires for all in , 
building a'healthy andsustainabl~ community. ' ' 

B~ 
Alex Teague 

Sr. Vice President/COO 

l1moneira Company 

General Partner, Umco Del Mar lTD 

, 1141 Cummings Road Santa Pauls, CA 93060 
, Phone: (805) 525w 5541 Fsx:(805) 525-8211 
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March 28,2012 

Mr. Jeffrey Lanlbert 
City of Ventura 
SO 1 Poll Street 

93001 

R. H. SIT H F A MIL Y 
PRO PER TIE Sf L L C 

POST OFFICE OOX 2,5010 63 NORTH ASH ST. 
VENTURA, eft. 93002,,2250 .. PHONE 805,,648-3:363 .. FAX S05,,64S'4603 
E-mail .. Smlt:hHobson@Earttllink.oot 

informing us of the general plan update workshop scheduled for April 9th• 

~.·":l·n''i.Ht'· Properties, LtC owns property located in the Serra conununity k.nown as 
Pnf'Ll;·t"l;Hnl VVl'lVlnl"lf'in Area 8. The property owners in tht~ Serra con:ununity participated 

general plan update process. A detailed analysis of the benefits and 
community of this area was dO£H! i~S p<:ut of the previous which 

updated as needed, 

effort to update the general We continue to believe 
indudedwithin the city limits rather than fmnaining an agricultural 

forward to working with the City and the cornrnunity on an t1n.t1t":l.f'·n 


