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General Limiting Conditions

� Every reasonable effort has been made to ensure that the
data contained in this report are accurate as of the date of
this study; however, factors exist that are outside the
control of Illuminas Consulting (Illuminas) and that may
affect the estimates and/or projections noted herein.

� This study is based on estimates, assumptions and other
information developed by Illuminas from its independent
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� This study is based on estimates, assumptions and other
information developed by Illuminas from its independent
research effort, general knowledge of the industry, and
information provided by and consultations with the client
and the client's representatives.

� No responsibility is assumed for inaccuracies in reporting
by the client, the client's agent and representatives, or any
other data source used in preparing or presenting this
study.
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Introduction
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� The City of Ventura is currently finalizing a draft of 
the Westside and North Area Community Plan 
document. This effort represents the culmination of 
a number of years of effort and community input. 

� Leading up to this, there have been a number of 
studies and plans which have provided incremental 
steps toward establishing the planning, design and 
strategic guidelines which will be supportive of the 
community’s vision for the area. 
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Introduction (cont.)
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� As part of its community planning process, the City has 
engaged Illuminas Consulting to provide economic and 
market-oriented context to the major elements of the plan.  

� This proposed assessment will provide a grounded “reality-
check” as well as a sense of market timing to the plan’s 
projections. projections. 

� The market assessment is macro in scale, considering the long 
term demand for the proposed uses in the plan in relation to 
regional growth. The consultant did not undertake a 
feasibility assessment of individual site potential.

� The market assessment focuses on assessing the long-term 
potential for job-and income-producing land uses within the 
Community Plan Area.
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Report Objectives
5

� What are the area’s market potentials as envisioned by the 
Community Plan including medium and long-term timing for 
the proposed uses?

� Does the Community Plan appropriately address issues 
related to the mitigation of obstacles to private investment in 
the area including code and design guidelines?
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the area including code and design guidelines?

� What can the City realistically expect to achieve in attempting 
to attract green or sustainable businesses to this area? 

� Will the presence of quality executive-housing located to the 
north east of the North Avenue section,  act as an economic 
development catalyst for new business location?

� What are the job impacts of plan’s elements over time?
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Section I

The Westside and North Avenue 
Community Plan
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Westside and 
North Avenue 
Plan Area

The proposed Westside 
Community Plan area 
consists of approximately 
1,740 acres located on the 
western edge of the City 
and in unincorporated 
Ventura County. 

The Plan Area begins at the 

8
Note: Map does not include 
the potential expansion area 
of Canada Larga .

The Plan Area begins at the 
southern end of Ventura 
Avenue where the Westside 
abuts the Downtown area 
along Park Row. 

Northward, the area 
includes the  
neighborhoods between SR 
33 and the bluffs all the 
way past the City 
boundaries to the area just 
north of the Canada Larga 
interchange. 
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There are Three Districts Under Consideration 
for Inclusion in the Final Plan Area

9

� The Westside Area – This area is the southernmost lies 
within the present boundaries of the City of Ventura as well as 
the 2005 General Plan.

� The North Avenue Area – this area falls outside present 
City boundaries and is under consideration for annexation. 
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City boundaries and is under consideration for annexation. 
Approximately 744 acres of this area are presently included in 
the City’s General Plan. Nearly 90 acres north of the Brooks 
campus are not part of the City’s General Plan.

� Rancho Cañada Larga – this area falls outside City 
boundaries and is under consideration for annexation. It is not 
presently included within the boundaries of the City’s General 
Plan.



Description of the Westside Area
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� The southern portion of the plan area comprises an older section of the city and its 
existing land use pattern is heavily influenced by oil field production and supporting 
businesses dating back to the 1920’s. The area is roughly 1,200 acres in size.

� Workforce housing, many on small lots, dates back to the same period.

� Along Ventura Avenue, commercial development ranges from small single-story 
shops to larger two-story mixed-use buildings. 
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shops to larger two-story mixed-use buildings. 

� However, there are often abrupt transitions between industrial and residential land 
uses, coupled with a discontinuous pattern of industrial land uses along Ventura 
Avenue and Olive Street with a resulting inconsistent pattern of building.

� The primary connection between Ventura Avenue and State Route 33 for the 
Westside is Stanley Avenue. Stanley Avenue is home to the Ventura Unified School 
District headquarters and bus operations center, Ventura Community College 
District headquarters, as well as industrial uses and several mixed-use development 
proposals.



Description of the North Avenue Area
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� The North Avenue area is more sparsely developed with buildings that 
range from warehouses to ranch houses, and also includes the Brooks 
Institute of Photography and two suburban style residential 
neighborhoods. 

� The overall area consists of approximately 800 acres.
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� The large areas of vacant land between developments create a disconnected 
development pattern and discontinuous uses. 

� This area is characterized by a higher concentration of industrial support 
uses, sometimes intermixed with individual residential parcels.

� The northernmost portion of the North Avenue area is characterized by 
little or no transition between oil industry uses, residences, and agricultural 
land.



Description of the Rancho Cañada Larga Site
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� Approximately 800 acre site located to the east of the 
northern most end of the Community Plan Area

� The site’s property owner has proposed that the site 
be annexed to the City.

Westside and North Avenue Community Plan

be annexed to the City.

� Approximately 200 acres would be considered for 
development, leaving nearly 480 acres for the 
riparian corridor and open space.

� Development would consist of up to 100 large-lot 
residential properties.



Planned Land Use Allocation in Acres
13
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Land Use Allocation by Area (cont)
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� At  present, the mix of land uses set forth in the Community Plan, 
envisions 1,737 acres  (this includes the 89.5 acres within the 
North Avenue area that is not part of the City’s General Plan).  
Note, this total does not include the Canada Larga expansion 
area.

� Uses that are specifically “jobs producing” in nature total 704 
acres depending on the build out mix of “Neighborhood High”, 
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acres depending on the build out mix of “Neighborhood High”, 
which can include mixed use developments (for this analysis, it is 
assumed that the equivalent of 25 percent of Neighborhood High 
land area would be devoted to commercial uses.) 

� A total of 40 percent of  the Community Plan land area is devoted 
to jobs-producing land uses (e.g. Commerce, Industrial, 
Public/Institutional, and a portion of Neighborhood High).



Ven tu r a Coun t y i s c on s i d e r e d t o b e p a r t o f a l a r g e r r e g i on a l
ma r k e t c on s i s t i n g o f t h e Lo s Ang e l e s , O r ang e , R i v e r s i d e , S an

Section II

Market Area Overview
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Be rn a rd i n o and Ven t u r a Coun t i e s . W i t h i n t h i s r e g i on , r e s i d en t i a l
a nd emp l o ymen t popu l a t i on s a r e c on c en t r a t e d i n Lo s Ang e l e s
Coun t y . Howev e r , r e c en t g r ow th h a s f a v o r ed s ubu rban a r e a s ,
p a r t i c u l a r l y t h e we s t e r n po r t i on o f R i v e r s i d e and San Be rn a rd i n o
c oun t i e s , t h e S an t a C l a r i t a Va l l e y and t h e c omb in e d c ommun i t i e s
w i t h i n Ven t u r a Coun t y .

Th i s s e c t i on i d en t i f i e s ma j o r r e g i on a l g r ow th t r end s , w i t h f o c u s
on t h e t r end s f o r i ndu s t r i a l a nd c ommer c i a l r e a l e s t a t e d emand
e xp e c t e d i n t h e Ven t u r a s ubma rk e t .
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Regional Population Trends
16

� Since 1990, the five-county region has added just 
over 4.1 million new residents and nearly 1 million 
households.

� During this same period Ventura County added 
175,700 residents and 51,700 households 
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175,700 residents and 51,700 households 
representing just 4 percent of regional population 
growth.

� Population growth in Ventura has been limited since 
2006 due to severe job losses and very little 
production of new housing.



Westside and North Avenue Community Plan 17



Regional Employment Trends
18

� While regional population growth has been positive over 
the past 20 years, the area has been impacted by several 
significant economic recessions which has reduced 
employment by more than 500,000 over 1990 levels.

� Job loss has been significant in Los Angeles County 
totaling to 850,000 fewer jobs than in 1990.
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totaling to 850,000 fewer jobs than in 1990.

� In Ventura County, there has been a net loss of 5,100 jobs 
over the 20 year period.

� In contrast to Los Angeles and Ventura Counties, the 
Riverside / San Bernardino MSA as well as Orange 
County experienced positive job growth over this period 
collectively adding just over 333,000 jobs.



Detail of Annual Job Growth in Ventura County
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During the first half 
of the last decade, 
Ventura County 
added 22,750 jobs. 
This represents a 
1.3% annual growth 
rate between 2000 
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and 2006. 

Since the beginning 
of the current 
recession, the 
County’s 
employment total has 
fallen by 27,850 jobs 
effectively wiping out 
the gains of the first 
half of the decade.



Major Employment Sectors – Ventura County
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As of  2010,  employment in 
Ventura County was 
concentrated in Professional and 
Business Services, Retail Trade, 
Education and Health Services 
and Local Government.
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Collectively, these four sectors 
account for 50 percent of all jobs 
within the County.

Manufacturing is also a 
significant employment sector in 
the County economy.  



Employment Growth by Sector
21

� Between 2000 and 2005, during the region’s employment 
expansion phase, Ventura County added a significant number of 
jobs in the following sectors:

� Construction
� Wholesale Trade
� Retail Trade
� Finance, Insurance and Real Estate (FIRE)
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� Finance, Insurance and Real Estate (FIRE)
� Education and Health Care
� Leisure and Hospitality

� With the exception of wholesale trade and FIRE, most of these new 
jobs were likely directly related to the County’s growth in population 
rather than an addition to it’s basic economy. As such, they are 
vulnerable to the ebbs and flows of population growth.

� Since 2005, Ventura County has lost a significant number of jobs 
with the largest losses occurring in construction, manufacturing and 
the finance, insurance and real estate sectors.



Employment Growth by Sector (cont)
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Economic Recovery is Slowly Beginning
23

Job losses throughout Ventura 
County may have finally 
stabilized. Though there was 
little new job growth in 2010, 
there were no major layoffs 
either.  Adjusted for seasonality, 
there were no significant private 
sector job losses since June 2010.
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Source: California Employment Development Department, Labor Market Division. 
Chart from 2011 Real Estate and Economic Outlook Report; California Economic 
Forecast

sector job losses since June 2010.

With the exception of Orange 
County which has recorded 
significant job growth in the past 
year, the other areas of the 
greater Los Angeles region still 
continued to experience 
significant job losses in 2010.



Employment Trends Affecting Future Growth
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� Despite the volatile nature of the regional economy, 
Ventura County is beginning to capture somewhat 
larger shares of a few key employment sectors.

� Periodic fluxuations in employment levels can hide 
ongoing patterns that are significant for determining 
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ongoing patterns that are significant for determining 
short and long-range growth.

� Using a technique called Location Quotient Analysis 
(LQ), we can see a pattern emerging of increasing 
concentration of several regional employment sectors 
in the Ventura County area.



Ventura County is beginning to increase it’s share of several 
key employment sectors

25

An LQ number 
significantly greater then 
1.0 indicates a 
concentration of 
employment in excess of 
regional averages.

Within the County, 
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Manufacturing, Wholesale 
Trade and the Finance 
and Insurance sectors are 
gradually increasing their 
share of regional 
employment growth. 

Over time, this growth will 
translate into a greater 
share of the regional 
market for Ventura 
County.



Industrial Real Estate Market
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� In addition to looking at population and employment growth 
trends, it is important to also have a sense of the current scale 
of the County’s industrial real estate market.

� This is the primary real estate sector that will promote job 
growth within the Community Plan area. Demand for all types 
of industrial building space 1/ as well as master-planned land 
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of industrial building space 1/ as well as master-planned land 
areas is mostly driven by companies that have markets much 
larger than the City of Ventura.

� Other potential job-producing uses – such as commercial 
office, retail and entertainment – are likely to be local-serving 
in nature and demand for these uses will be driven based on 
the number of residents or employees located nearby.
Notes:
1/ Industrial real estate includes manufacturing, warehouse and distribution space, and light-industrial space 
including R&D, flexible tech space, etc.



The Ventura County Industrial Market
27

� Currently there is a total of 76 million square feet of built 
industrial space located within Ventura County. 
Vacancies total 4.6 million square feet or 6.1 percent of 
supply.

� The City of Ventura has an industrial inventory 12.3 
million square feet of space with a current overall 
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million square feet of space with a current overall 
vacancy rate of 4.8%. The city’s industrial inventory 
constitutes 16 percent of the county total.

� The Oxnard / Port Hueneme area has the largest 
inventory in the County with 25.4 million square feet. 
This submarket comprises 33 percent of the county’s 
industrial inventory.



Industrial Inventory in Ventura County
28
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Industrial Absorption in the County Since 2000

29

Between 2000 and 
2010,  a total of 31 
million square feet of 
new industrial space 
was absorbed in the 

County. This works 
out to an annual 
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out to an annual 
average of 2.8 million 
square feet . 

Even though demand 
for space has dropped 
off significantly since 
2008, roughly 5.8 
million square feet of 
industrial space was 
still absorbed during 
this period.



Competitive Supply – Existing Industrial Parks

30

� It is estimated that due to the recent recession there is 
approximately 4.6 million square feet of vacant industrial 
space located at industrial parks throughout the County. 

� The cities of Camarillo and Moorpark / Simi Valley have the 
largest amount of vacant industrial space currently totaling to 
45 percent of all vacancies or 2.1 million square feet.

Westside and North Avenue Community Plan

45 percent of all vacancies or 2.1 million square feet.

� In addition to vacancies in completed buildings, there are 
additional vacant parcels within existing industrial parks such 
as Ventura’s Arundell business park.

� Development ready sites (with infrastructure and 
entitlements in hand) will be the first choices for new 
investment when the business climate begins to improve.



Competitive Supply – Planned and Proposed
Projects in Ventura County
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As of February 2011, there is a 
total of 3.8 million square feet of 
approved industrial space ready 
to be built.  This includes the 1.6 
million square foot Fillmore 
Business Park in the City of 
Fillmore.
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Source: California Economic Forecast

Fillmore.

There is an additional 9.9 
million square feet  that is 
pending approvals.  Most of this 
activity is located in the City of 
Oxnard.



Employment within the Community Plan Area

32

Community Plan Area –
low employment density 

Compared to other 
areas of the City, the 
Westside and North 
Avenue Plan area has 
a low density of 
employment in 
relation to its size. 
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Employment 
Concentrations

relation to its size. 

The U.S. Census 
estimates that as of 
2008, there were 
2,017 employees 
working in the area, 
representing just 4.3 
percent of the City’s 
job base.

Source: U.S. Census – LED on the Map



Existing Employment in the Community Plan Area
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Construction and retail 
employment constitute 40 
percent of the Community Plan 
area’s job base.

Manufacturing, wholesale 
trade and transportation / 
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trade and transportation / 
warehouse, jobs typically 
associated with industrial 
employment, add up to only 
217  jobs or 13.5 percent of  the 
area total.



Residence of Plan Area Employees
34
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Data on commuting patterns for the Plan Area indicates that nearly three-
quarters of all Plan Area employees reside outside the City of Ventura.  Most 
commuting employees traveled from Oxnard, Camarillo, Santa Barbara and 
Los Angeles. 



Real Estate in the Community Plan Area 
Industrial Properties

35
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Real Estate in the Community Plan Area 
Industrial Properties

36

� There is a total of 1.5 million square feet of commercial 
industrial space located in the Plan Area with 71 percent 
of it located in the Westside portion. 

� Since 2000, only 56,250 square feet have been added to 
area’s inventory.

� Current vacancies run at 4.6 percent, which mirrors the 
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� Current vacancies run at 4.6 percent, which mirrors the 
industrial vacancy rate experienced in the larger City of 
Ventura.

� Average lease rates for industrial space run at $0.70 per 
square foot.

� There are 127 acres of land area devoted to warehouse 
space and 97 acres devoted to manufacturing uses. 



Real Estate in the Community Plan Area 
Commercial Office Properties
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� There is a total of 199,550 square feet of Class B office 
space in eight buildings. Class C space is much smaller 
and totals 48,400 square feet in 22 separate buildings.

� Vacancies for Class B office are currently at 12.5 percent. 
There is no vacancy in the Class C inventory.
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� Since 1996, only 57,900 square feet of new office space 
has been added to the area.

� Rents for Class B space currently average $1.60 per 
square foot.

� There are 63 acres of land area presently occupied by 
commercial office structures.

Source: CoStar Reality Information



Real Estate in the Community Plan Area 
Retail Properties
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� There is a total of 23,939 square feet of retail located 
in shopping center space and 202,223 square feet in 
small freestanding structures. 

� Due to the limited supply and adjacent residential 
neighborhoods, there is very little vacancy at the 
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neighborhoods, there is very little vacancy at the 
moment, totaling to less than 2 percent.

� Average lease rates for shopping center space are 
$1.08 per square foot and $1.00 per square foot for 
freestanding retail.

� Retail uses account for 16 acres of land area.
Source: CoStar Reality Information



This map indicates the concentration of 
existing industrial-, office- and retail-based 
businesses located in the Community Plan 
area. 

The Westside portion of the Plan area has the 
highest concentration of existing industrial, 

Concentration of Existing 
Businesses

Westside and North Avenue Community Plan 39

Office  properties

Retail  properties

Industrial properties

highest concentration of existing industrial, 
office and retail development.



Lon g t e rm demand f o r l a n d u s e s r e l e v a n t t o t h e We s t s i d e a n d No r t h
A v en ue A r e a C ommun i t y P l a n i s d e t e rm in e d b y e s t ima t i n g t h e r e a l
e s t a t e impa c t s o f l o n g r a n g e emp l o ymen t a nd p opu l a t i o n f o r e c a s t s
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Section III

Demand Projections

e s t a t e impa c t s o f l o n g r a n g e emp l o ymen t a nd p opu l a t i o n f o r e c a s t s
d e v e l o p e d b y t h e S t a t e o f C a l i f o r n i a Emp l o ymen t D e v e l o pmen t
D e p a r tm en t ( EDD) , a n d t h e S ou t h e r n Ca l i f o r n i a A s s o c i a t i o n o f
Go v e r nmen t s ( SCAG ) .

T h e c on s u l t a n t h a s emp l o y e d a 1 0 - a n d 20 - y e a r f o r e c a s t f o r t h i s s t u d y .
Emp l o ymen t t r e n d s a r e r un f o rwa r d i n o r d e r t o g a u g e t h e po t e n t i a l f o r
l a n d u s e d emand o v e r t h e c om i n g tw o d e c a d e s .

A dd i t i o n a l l y , l o n g - t e rm popu l a t i o n p r o j e c t i o n s f o r t h e a r e a we r e
d e v e l o p e d i n o r d e r t o a s s e s s p o t e n t i a l impa c t s o n hou s i n g d emand by
t y p e .
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Dedicated Effort by a Community is Often Needed 
in Order to Realize Demand Projections
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� Projecting employment capacity is more than a 
simple projection of job growth, it is a product of 
zoning, public investments, market dynamics, 
technological innovation and local growth 
management policy. 
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� In addition to job capacity, factors that contribute to 
a strong economy include an educated workforce, 
high value-added businesses, a diverse mix of jobs, 
the success of economic development efforts, 
targeted infrastructure investments and the City’s 
quality of life assets.



Land Use Demand Methodology
42

1. Ventura County employment projections are developed 
utilizing recent forecasts by the State of California’s 
Employment Development Department as well as the 
Southern California Association of Governments.

2. Translate 10- and 20-year forecasts to building 
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2. Translate 10- and 20-year forecasts to building 
typology.

3. Estimate net occupied square footage, and then net and 
gross acres by land use type. 

4. Assess likely capture rates for the City of Ventura as 
well as the Community Plan Area.



Step 1: 10- and 20-Year Employment Projections
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Long Term Employment Trends
44

� Over the next 20 years, Ventura County is expected to add just over 68,000 
new jobs to its existing base.

� The largest gains will be in Professional and Business Services (9,116 jobs) and 
Education and Health Services (9,259 jobs). 

� Industrial-oriented employment, represented by manufacturing and 
transportation/warehousing and utilities is projected to grow by 8,779 jobs.
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transportation/warehousing and utilities is projected to grow by 8,779 jobs.

� Ventura County’s projected manufacturing employment growth runs counter to 
prevailing trends within the larger region which anticipate manufacturing 
employment decreasing over time. 

� These macro trends represent a shifting of manufacturing business operations 
from higher cost areas with aging facilities and infrastructure to newer areas. 

� Some of these jobs are moving out of California, however outlying areas of the 
region such as Ventura, Santa Clarita, and the Inland Empire are also 
benefiting by attracting businesses looking to expand operations or relocate.



Step 2: Translate Forecasts to Building Typology
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Step 3: Estimated Net Occupied Sq Ft. of Building Space
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Step 4: Estimate Capture of Demand by City of Ventura and 
by Community Plan Area (acres of land area)
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Assumptions about Demand
Industrial Uses

48

� As the Ventura economy begins to recover during the next 
several years, demand for business expansion will be 
primarily satisfied by refilling vacated space County-wide 
and by newly developed projects already in the approval 
stage. 

� Within the City of Ventura, existing industrial and business 
park areas such as Arundell will fill up as the last remaining 
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� Within the City of Ventura, existing industrial and business 
park areas such as Arundell will fill up as the last remaining 
spaces are built out. 

� Over time, new structures will be required to satisfy 
growing demand for space. The Westside and North 
Avenue areas will become attractive for development if 
sufficient land areas can be aggregated to create quality 
master planned space for light industrial and distribution 
facilities.



Assumptions about Demand
Office and Retail

49

� Office: While there are still considerable office vacancies in other parts 
of the City, it is anticipated that the Community Plan Area could 
become a destination for small office users and start-ups looking for 
unconventional space such as live-work and flexible configurations of 
space.

� Retail: As pointed out in the 2006 Economic Development Strategy for 
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� Retail: As pointed out in the 2006 Economic Development Strategy for 
the Westside and North Avenue Area, retail uses are likely to consist of 
stores and services catering to the neighborhood residents rather than 
drawing customers from the larger city. 

� The table on the following slide illustrates the demand projection used 
to estimate supportable square feet of retail space for the Community 
Plan Area. In addition to existing residents, it is assumed that at least 
1,500 additional households will be added over time.



Assumptions about Demand
Retail

50

Existing residents of the Westside and 
North Avenue areas are estimated to have 
sufficient consumer spending power to 
support approximately 278,000 square 
feet of retail space.  At present, there is 
225,000 square feet of retail and service 
commercial space with a very low two 
percent vacancy rate. 
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percent vacancy rate. 

Assuming that an additional 1,500 
households could  be added to the area 
over time (with median incomes of 
$75,000), then the new residents could 
support an additional 120,000 square 
feet of retail. 

Given the above assumptions, total 
supportable retail in the area would be 
approximately 400,000 square feet.



Assumptions about Demand
Institutional (Medical and Health Care)

51

� It is assumed that incremental demand for institutional uses 
will be filled primarily by businesses and organizations 
engaged in health and medical care services.

� This sector of the economy is projected to be a high growth 
area for Ventura County over the coming two decades.
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� Health and medical care services will likely constitute 
additional medical office space rather than traditional 
hospital space. 

� For purposes of this analysis, incremental demand from 
institutional uses has been included with office and retail in 
the Commerce category.



Summary of Incremental Demand 
Projection by Time Period
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Comparison of Existing Uses and Incremental Demand
to Community Land Plan Area
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This table compares the Community Land Plan acreages with the projected demand by land 
area.  There appears to be a sufficient amount of land set aside for near and long-term 
industrial uses. The plan has designated 436 acres of industrial area. Projections for the 
coming 20 years anticipate demand at 370 acres. Likewise, demand for commercial uses are 
anticipated to be nearly 193 acres. The Plan has set aside 195 acres for these uses. 



Development Opportunities
Westside Area versus North Avenue

54

� The previous analysis of demand assumes that the North Avenue 
area is annexed to the City of Ventura.

� Because the North Avenue area is less built-up, it will be easier to 
develop to contemporary industrial and commercial standards. This 
is the area where the bulk of new industrial and commercial 
development will occur in the near- and long-term timeframe.
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� If the North Avenue area is not annexed to the City, near term 
development in the Community Plan area will likely be limited to 
the two Westside Opportunity Sites as well as a small amount of 
commercial and industrial infill.

� Using the 2006 Economic Development Strategy Plan as a guide, 
development of the two opportunity sites in the Westside area 
would result in 50,000 square feet of retail and approximately 
55,000 of office space.



Development Opportunities
Westside Area versus North Avenue (cont)

55

� An analysis of existing vacant parcels remaining in the Westside 
area reveals that there are only two lots over 1 acre in size that are 
designated for industrial use. If developed, these two lots would 
result in an additional 40,400 square feet of industrial use space.

� In addition, there are approximately 36 acres of small industrial lots 
located along the Ventura Avenue corridor between Park Row 
Avenue and Stanley Avenue.  Overtime, there will be some recycling 
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Avenue and Stanley Avenue.  Overtime, there will be some recycling 
of these parcels resulting in additional commercial infill 
development at higher densities than are present today. 

� The consultant believes that it is reasonable to assume that long-
term demand will result in approximately 80,000 square feet of 
additional commercial space that could be accommodated in this 
manner by 2030. 



Incremental Demand for Westside Area Only
56
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If the boundaries of the Community Plan Area are delegated to the Westside area only, then 
incremental growth will be based on the area’s two opportunity sites and infill development 
opportunities. 

It is projected that many older existing industrial parcels  located along the Ventura Avenue 
corridor will convert overtime to commercial uses.  In addition, there are two vacant 
industrial parcels of sufficient size for a small amount of industrial infill built to 
contemporary standards.

In total, this scenario yields an additional 2.5 acres of new industrial development and 11.1 
acres of new commercial development.



Projected Job Impacts
57

Assuming that the North 
Avenue area is annexed to the 
City, the projected 
development will result in 
4,105 new jobs to the area (20-
year projection).
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year projection).

Looking only at the Westside 
area, due to it’s built up area, 
projections for job growth are 
restricted to development 
occurring at Opportunity Sites 
1 and 2 as well as a small 
amount of commercial and 
industrial infill. This results in 
a projection of 524 new jobs.



A Note Regarding Projected Population Growth

58

� Because the corridor area within the Community Plan is envisioned 
as a mixed-use location, population growth should be noted with 
regards to housing demand by varying age groups.

� Housing choices are often informed by life stage with younger 
people typically seeking rental and for-sale choices in urbanized 
locations that are close to amenities and jobs. Conversely, the so-
called “active senior” age group represents a demand for housing 
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called “active senior” age group represents a demand for housing 
choices to replace homes that have become too large to maintain 
once children leave.

� As projected by the California Department of Finance, Ventura 
County is expected to add nearly 100,000 new residents over the 
coming 20 years.

� The chart on the following slide converts this projection into 
household growth at varying age levels. 



Young Adults
1,212 HH

Family Formation
10,475 HH Active Seniors

12,889 HH

Senior Care
23,413 HH
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Note: these projections do not include institutional 
populations such as colleges and universities.



Projected Population Growth (cont)
60

� A large portion of the County’s population is expected to become 
increasing older as many existing residents age in place.

� Growth of the “Young Adult” population, those most likely to fuel 
demand for more urban-type housing choices will grow by only 
1,200 households from present levels, though it should be noted 
that these number do not include institutional populations such 
as colleges and universities.
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as colleges and universities.

� The “Active Senior” and “Senior Care” populations are expected 
to increase by 12,900 households and 23,400 households 
respectively.

� These projections indicate that in addition to housing geared to 
singles and young couples, there should be consideration given 
to including housing options in the Plan area geared toward 
independent senior living.



The Wes t s i d e and No r t h Av enu e Commun i t y P l an h a s i d en t i f i e d
t a r g e t i n g o f g r e en i ndu s t r y a s a d e s i r a b l e e c onom i c d e v e l opmen t
ob j e c t i v e . Th i s s e c t i on p r e s en t s a d e f i n i t i o n o f t h e ma rk e t a nd
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Section IV 

Market Demand for “Green” 
Business and Employment

ob j e c t i v e . Th i s s e c t i on p r e s en t s a d e f i n i t i o n o f t h e ma rk e t a nd
a s s e s s e s i t ’ s s i z e and po t en t i a l f o r c ap t u r e i n t h e Ven t u r a Coun t y
r e g i on .
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What is a Green Business and a Green Job?
62

� A Green Firm is an organization that provides products 
and/or services that are aimed at utilizing resources 
more efficiently, providing renewable sources of energy, 
lowering greenhouse gas emissions, or otherwise 
minimizing environmental impact.
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minimizing environmental impact.

� A Green Job is an occupation that 1) directly works with 
policies, information, materials, and/or technologies that 
contribute to minimizing environmental impact, and 2) 
requires specialized knowledge, skills, training, or 
experience in these areas.



What is the Green Economy?
63

� As Californians install solar systems on their roofs, 
municipalities buy zero-emission busses, and 
businesses examine their carbon footprints, tracking 
the development of California’s green economy is 
more complex than a conventional industry analysis. 
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more complex than a conventional industry analysis. 

� Some producers of green technologies are more 
easily identifiable than others; however, most 
producers stem from the design and manufacture of 
conventional technologies and products. 



The Green Economy (cont)
64

� New discoveries and importantly new demand for 
green technologies are fueling the expansion of 
business activities across the entire economy to 
develop in greener ways, offer greener products, and 
provide services in helping businesses (and 
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provide services in helping businesses (and 
residents) become more resource efficient. 

� This reality means that more often than not, green 
products and practices are contained in the same 
industry categories as conventional products and 
practices.



Composition of California’s Green Economy
65

By business segment, 
California’s green 
businesses are primarily 
working in the areas of 
energy generation and 
energy efficiency.
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As of 2009, there were 
125,000 employees 
working in the State’s 
green tech sector. This 
represents just less than 
1 percent of  total non-
farm employment.

Sector statistics derived from  Clean 
Technology and the Green Economy,  
March 2008, California Economic 
Strategy Panel 



Green Business Segments
66

� Energy generation represents the largest segment of 
California’s green businesses. These include businesses with 
primary activities in manufacturing, design, installation, 
system management, consulting and various business services 
and associations focused on energy generation or specific 
forms such as solar or wind. The 64 percent of these 
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forms such as solar or wind. The 64 percent of these 
businesses and 53 percent of employment relates specifically 
to solar energy generation.

� Energy efficiency makes up 31 percent of green business. 
Forty percent of these firms are in energy conservation 
consulting; however, the bulk of employment is in the 
manufacturing, design and sales of low-wattage or zero-
wattage lighting products.



Green Business Segments (cont)
67

� Seven percent of green businesses are in 
transportation. Forty-eight percent are focused on 
alternative fuels which represents 33 percent of 
employment in that sector. The main activities of one-
third of these businesses is related electric vehicles, many 
of which are recreational vehicles.
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� Green building and energy storage each accounts 
for 3 percent of green firms. While two-thirds of which 
are in design and/or construction, 21 percent are focused 
on the manufacture and sales of green building 
materials. The activities of the vast majority energy 
storage firms are in the design, manufacturing, and 
distribution of various battery technologies.



Green Business Segments (cont)
68

� Environmental consulting, water & wastewater, and finance & 
investment each accounts for 2 percent of the state’s green 
businesses. 

� Environmental consulting firms help other firms assess, 
manage and monitor their environmental impact and sometimes 
their related public relations as well. This segment includes research 
and testing services. 
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and testing services. 

� Water & wastewater firms are specialized in the design and 
manufacture of water purification products and consulting services. 
They also include water management services. 

� Finance & investment includes businesses providing project 
financing specifically for large and small-scale renewable energy 
projects. Also included in this group are venture capital and private 
equity firms specializing in clean technology ventures.



California Employment in Green Industries
69

The following 
sectors account for 
the majority of 
green jobs in 
California:

(1) Manufacturing 
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(1) Manufacturing 

(2) Professional, 
Scientific and 
Technical 
Services 

(3) Construction

Statistics derived from  Clean 
Technology and the Green Economy,  
March 2008, California Economic 
Strategy Panel 



Employment by Industry Classification
70

� Manufacturing is the industry sector with the largest share 
of green employment. Associated directly with solar, 18 
percent of employment in green manufacturing is in 
semiconductor and related device manufacturing. Various 
forms of instrument and device manufacturing, lighting, 
heating system, battery and turbine manufacturing are some 
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heating system, battery and turbine manufacturing are some 
of the top employers.

� In professional, scientific and technical services, 
energy conservation consultants account for 38 percent. 
Following these are engineering services and research and 
development with 19 percent and 15 percent of employment in 
that sector respectively. Employment in this sector also 
reflects marketing activities specialized in green business.



Employment by Industry Classification (cont)

71

� Not surprisingly, over half of employment in 
construction is in plumbing, heating and air 
conditioning contractors. Among other things, these are 
the installers of energy efficient furnaces as well as solar 
systems. Electrical contractors make up 29 percent of 
green construction employment as the electrical 
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green construction employment as the electrical 
infrastructure is vital to most all green segments. 

� Supplying the three sectors described above is 
wholesale trade, and 30 percent of employment in this 
sector relating to green business is electronic parts and 
equipment which includes semiconductor devices and 
communication equipment.



Regional Locations of Green Jobs 
72

Estimates of the number of 
“green jobs” vary according 
to how they are defined, but  
a recent and reasonable 
estimate places the total 
statewide at 125,000. 
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Within this grouping, 
Ventura County is counted 
in the Central Coast Region, 
which contains just 2 
percent of all green jobs 
statewide.

Long-term projections 
indicate that this area will 
gain 9,000 green jobs  over 
then next 20 years.



Primary Business Sectors Represented 
in the Central Coast Region

73

� Companies involved in Energy Generation, Air and Environment 
and Water and Wastewater services represent nearly 60 percent of 
all current green businesses located within the Central Coastal 
region.

� Energy generation includes businesses with primary activities in 
manufacturing, design, installation, system management, 
consulting and various business services and associations focused 
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consulting and various business services and associations focused 
on energy generation or specific forms such as solar or wind.

� Air and Environment includes businesses involved in 
environmental consulting, emissions monitoring and environmental 
remediation.

� Water & wastewater firms are specialized in the design and 
manufacture of water purification products and consulting services. 
They also include water management services.



Ventura County Capture Potentials
74

� For reporting purposes, Ventura County has been included in 
the Central Coast Region of California.

� This area includes the counties of Monterey, San Luis Obispo, 
Santa Barbara and Ventura. 

� Currently this regional area has a total non-farm employment 
base of 654,100 jobs. Employment within Ventura County 
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base of 654,100 jobs. Employment within Ventura County 
accounts for 42% of the regional job base.

� A simple “fair-share” assessment of the long-term green job 
projections implies that the Ventura County has the potential 
to attract approximately 3,800 jobs over the coming 20-year 
period.

� Success will depend on active economic development efforts.



Understanding the Market and Real Estate Life Cycle 
Needs of Green-Tech Business
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Source: UrbanGreen LLC



Potential Life-Cycle Targets
76

While it is possible that the City can 
facilitate the creation of additional 
incubator spaces like the successful 
Ventura Ventures Technology Center, it 
is unlikely that business in the 
incubator stage of their life-cycle would 
find the Community Plan Area an ideal 
location. 
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location. 

Nonetheless, there are green industry 
business targets that would be feasible 
in an evolving Westside / North Avenue 
Plan area. 

To the extent that the Commercial areas 
can support a concentration of live-
work space, this could appeal to 
companies in the Innovator / Creator 
phase.  Areas with light industrial  
buildings would work for fabrication 
and manufacturing businesses



Potential Building Impact
77
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Creating a “Green-tech” district will necessitate an active economic development strategy
aimed at demonstrating Ventura’s “value proposition” to the green industry. As noted in
previous slides, the life-cycle segment of the industry most likely to respond to the Plan Area’s
building inventory and the City’s labor supply would be companies involved in manufacturing
production and distribution of green products. If appropriate office product is built, this may
also appeal to firms involved in professional and technical services to green industry.

The table above indicates a potential building impact in the Plan Area if 10 percent of County
wide demand can be captured.
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Section V 

Executive Housing Issue
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Executive Housing as an Economic Development Asset

79

� As part of it’s consideration of the feasibility of 
including the Canada Larga site into the Westside / 
North Avenue Area Community Plan and annexing 
the property into the City, Council has asked the 
consultant if the existence of a supply of “executive 
housing” within the City could be seen as an asset 
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housing” within the City could be seen as an asset 
from the perspective of economic development.

� In other words, how critical is the presence of 
executive housing to recruiting or retaining 
companies to locate in the City of Ventura.



What is “Executive Housing”?
80

� Generally when the term is used it refers to housing that 
is defined by price, location, size and density.

� Structures are generally family housing on large lots, 
often one-acre or more in size. Residences typically have 
four-to-five bedrooms. 
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four-to-five bedrooms. 

� Location and environment are important factors with 
rural and semi-rural locations particularly popular.

� Restricted access (gated areas) is often seen as an 
important amenity.

� Values usually are in the upper end range for the market 
with of prices of $1 million to $3 million common.



The Business Decision to Locate
81

� Companies choose to locate in a particular area for a variety of 
reasons.

� The reasons for a particular choice are not only grounded in 
economic and financial factors but, in fact, in subjective 
criteria which is not often amenable to simple explanation. 

� The relocation of most manufacturing, regional offices, and 
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� The relocation of most manufacturing, regional offices, and 
distribution centers are usually justified by cost reductions,  
improved operating efficiencies or choosing a strategic 
location to take advantage of new opportunities.

� These are in place for headquarters moves as well, but there 
are usually transcending considerations which overwhelm the 
basics and make these relocation decisions very corporate 
“personal” and leadership-centric. 



The Business Decision to Locate (cont)
82

� Business factor considerations such as adequate site and 
infrastructure availability, access to transportation 
networks, the presence of a qualified, yet affordable labor 
supply and an overall “business friendly” environment 
are usually the first factors considered when a new 
location is under review. 

Westside and North Avenue Community Plan

location is under review. 

� Below this top tier, “quality of life” issues do come into 
play. Depending on the company, these can include the 
presence of affordable housing for employees, the quality 
of the local school district, cultural and recreational 
amenities and a sufficient inventory of housing that 
appeals to the company’s senior management.



Executive Housing as an Asset
83

� While not generally considered to be in the top tier of 
community economic development assets, the presence 
of a suitable number of housing choices geared toward 
senior executives and business owners is still an 
important “quality of life” asset that should help a 

Westside and North Avenue Community Plan

important “quality of life” asset that should help a 
community when all business location factors are taken 
under consideration.

� In 2000, the Ventura Chamber of Commerce 
commissioned a survey of County business executives 
that confirmed the relative importance of a high-end 
housing supply in a company’s location decision matrix.



Capturing the Residential Impact of Business 
Location Choices is also an Economic Development Benefit

84

� In general, if suitable housing choices are not located 
nearby, typical buyers of executive housing are prepared 
to commute in order to obtain the type of property they 
are looking for. 

� However, for the community hosting the business 
location, it is advantageous to capture both the company 
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location, it is advantageous to capture both the company 
and the residential locations of as many employees as 
possible.

� Capturing new residents “in town”, at all income levels, 
increases sales at local stores, services and restaurants, 
adds to the city’s tax base and increases the likelihood 
that volunteer contributions of time and funding will stay 
in the host community.



Existing Nearby Locations of Luxury Housing 
Currently “On the Market”

85
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The above survey does not include a full accounting of the luxury housing inventory in the 
local area, but it does give a snapshot view of what is currently on the market. While all four 
cities listed above, have a supply of million dollar homes, only Ojai and Camarillo offer 
choices with larger lots and housing with some level of privacy.



The Following Caveats Should be Noted when Considering 
the Relative Importance of Executive Housing

86

� The presence of executive housing by itself does 
not guarantee every buyer will bring jobs to the 
City of Ventura. If built as currently described by the 
site’s owner, the location and the lot sizes will appeal to 
buyers in the luxury market as a whole. 

� The presence of executive housing does not 
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� The presence of executive housing does not 
guarantee that a company will remain in 
Ventura.  As an example, the recent loss of Kinko’s 
corporate offices was most likely due to its change in 
ownership (the new owners live in Texas) and to the 
company’s objective of finding a lower cost workforce. 
Increased executive housing choices would not have 
changed this outcome.



Conclusion
87

� In general a community that has a suitable inventory 
of housing choices representing the full spectrum of 
income levels will be that much more competitive 
when a company is choosing between several 
possible locations.
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possible locations.

� However, quality of life assets, while important, will 
not be a major deciding factor in a relocation 
decision unless the community also has it’s first tier 
assets in place (land, labor, infrastructure, business 
climate, etc.)
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Section VI 

Observations about the Draft Community 
Plan and Development Code
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Traditional Funding Sources for 
Revitalization are Currently at Risk

89

� We are presently in the middle of an uncertain environment with 
regards to public financing tools used to induce private 
development investment in off-market areas.

� Redevelopment, the traditional vehicle in California for providing 
needed infrastructure development, site assembly and investment 
risk reduction may not be available if the current version of the 
Governor’s budget holds.  
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Governor’s budget holds.  

� Moreover, federal Community Development Block Grant funds 
(CDBG), a key funding source for neighborhood revitalization 
projects is also in danger of significant cut backs.

� The plan lays out numerous capital projects without identified 
funding (apart from redevelopment). Some contingency funding 
sources and/or strategies should be included in the plan document.



The Plan Area has Significant
Infrastructure Issues to Solve

90

� There are a number of significant infrastructure issues which will 
need to be resolved in order to increase the feasibility of modern 
development in the area. 

� The lack of a levee separating the Ventura River from the 
Petrochem / Brooks property as well as much of the North 
Avenue land area west of the freeway presents a problem for the 
development of these areas and protection from flooding.
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development of these areas and protection from flooding.

� Antiquated freeway on- and off-ramps, while serviceable, may 
not be adequate for increased truck traffic which would come 
with additional industrial development. 

� The Plan Area has substandard roads and bridges and there few  
improved streetscapes, particularly in the North Avenue area.



The Economics of Density and Renovation
91

� The development code mandates mixed use projects on 
parcels of 30,000 square feet  or more. 

� Vertical mixed-use projects (such as ground floor retail , with 
housing or office space above) generally are more expensive to 
develop and finance than single-use or horizontal mixed-use. 

� As such, there will be a significant lag time before this type of 
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� As such, there will be a significant lag time before this type of 
development becomes feasible in the Community Plan area. 
Achievable rents and property sale prices will need to rise in 
order for the project economics to pencil out.

� Additionally, the application of a form-based code may 
hamper renovation of older commercial properties along the 
corridor if existing owners are unable to afford to upgrade to 
the standards mandated.  New property owners may be 
required for redevelopment to take place.



The Targeting of Innovative Industries such as Green-Tech
Implies a Very Active Attraction Strategy will be Required

92

� As demonstrated, there is a real, though small network of  
“green” businesses located in the State. 

� Growth in this sector of the economy is projected to 
continue and there will be a number of these jobs that 
locate somewhere in Ventura County.
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locate somewhere in Ventura County.

� Capture of business activity in this sector will depend on 
active promotion of the City’s assets and demonstrating 
that there is a value proposition to locating in the City as 
well as in the Westside / North Avenue area.

� These jobs will not simply locate here unless a real case 
can be made for the Plan Area’s competitive value.



Well Located Housing will 
Support the Commercial Development

93

� One of the important overriding objectives of the plan is to 
focus on jobs producing uses. Nonetheless, new housing 
development should not be discounted as it is an important 
element for the area. 

� While it will be several years before the market recovers 
enough to support both investment and sales, increasing the 
residential base at strategic nodes along the Ventura Avenue 
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residential base at strategic nodes along the Ventura Avenue 
corridor will help to support new commercial development 
including retail, services, and small office uses.  

� If education services cluster is pursued, additional student-
related housing should be considered.

� The Development Code indicates that Live-Work housing 
should be a single household. Many communities that plan for 
this type of housing allow one of the units to be leased out. 
This would promote more flexibility of use.




