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Ventura Comprehensive Plan Update Issues and Alternatives Report – September 2003

Executive Summary

The Comprehensive Plan Advisory Committee (CPAC) voted at their final hearing on September
24, 2003 to finalize the Issues and Alternative Report and the CPAC Recommended Land Use
Scenario, and forward them on to the Planning Commission for review and consideration.

The Issues and Alternatives Report is intended to be a summary of the key issues to be addressed
and incorporated into the Comprehensive Plan Update. The Key Issues Summary generally focus
on seven major topics, including: land use and community character; local economy; circulation;
public services; infrastructure; environmental resources, and hazards. Additionally, the Report
also includes the CPAC Recommended Land Use Scenario, a brief environmental/infrastructure/
service constraints analysis, and a fiscal impact analysis.

A Draft Recommended Land Use Scenario was developed incorporating direction and comments
from the CPAC, and was presented to the CPAC on August 27, 2003. During this meeting the
CPAC recommended modifications, which were incorporated into the Final CPAC
Recommended Land Use Scenario. The scenario identifies approximately 1,100 acres of land for
residential uses which could accommodate nearly 18,000 dwelling units, approximately 860
acres for non-residential land uses (i.e., 152 acres for retail uses, 424 acres for industrial uses,104
acres for office uses, 133 acres for schools, and 35 acres for other public facilities), and over 800
acres for parks and open space. The CPAC Recommended Land Use Scenario is depicted in
Figure 3-14 of the CPAC Issues and Alternatives Report.

The Final Issues and Alternatives Report and Final CPAC Recommended Land Use Scenario
was submitted to CPAC on September 24, 2003. One additional modification was voted by
CPAC to be incorporated into the Final CPAC Recommended Land Use Scenario. This
modification involved the expansion of the City’s Sphere of Influence boundary to include all of
Potential Expansion Area (PEA) 7 (South Montalvo) and PEA 1 (Cañada Larga). This
modification is reflected in the CPAC Recommended Land Use Scenario in Figure 3-14.
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1.0  Introduction and Background

1.1 Purpose of the Report

The primary purposes of the Issues and Alternatives Report are:  to (1) summarize the key issues
identified during the Comprehensive Plan Advisory Committee (CPAC) process; and (2) present
the CPAC recommended land use scenario, including environmental and fiscal analysis. This
scenario may be modified based on additional public input, Planning Commission review, and
City Council consideration to become the preferred alternative for the Comprehensive Plan
update.

1.2 Report Format

Section 2 presents the CPAC Key Issues Summary.  These issues are critical to determining how
specific parcels of land should be used in the future. Section 2 also reviews the primary
implementation strategies of the Ventura Vision and provides an outline of the important links
between the Ventura Vision and the Comprehensive Plan.  Together, the CPAC Key Issues
Summary and the Ventura Vision create the framework for updating the goals and policies of the
Comprehensive Plan.

Section 3 summarizes data collected for CPAC and the process undertaken to develop the CPAC
recommended land use scenario.  The following land demand and supply data is provided:

 Housing Demand – This section summarizes population projections and resulting housing
demands.  It also estimates increased demands for schools and parks due to projected
population increases.  (Non-residential land demand is covered in Chapter 6.)

 Potential Land Supply – This section takes a comprehensive look at all potential sources
of land, including vacant and underutilized sites, the Westside Community Revitalization
Plan area, the sphere of influence, reuse of commercial and industrial sites, and potential
expansion areas.

The process of developing the CPAC recommended land use scenario is explained under the
following subsections:

 Land Use Alternatives – Based on projected demands for residential and non-residential
uses and potential sources of land, two land use alternatives were developed for
discussion and refinement purposes.

 Draft CPAC Land Use Scenario – This section provides detailed analysis of the
combination of elements from the two original alternatives that were included in the draft
land use scenario.

 CPAC Recommended Land Use Scenario – CPAC further refined and modified the draft
scenario to produce its recommended land use pattern.  Section 3.5 shows the final CPAC
recommendation and summarizes the changes made to the draft scenario.
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Section 4 analyzes environmental opportunities and constraints for the CPAC recommended land
use scenario.  Section 5 discusses infrastructure and service opportunities and constraints for the
CPAC recommended land use scenario.

Section 6 presents fiscal analyses of the CPAC recommended land use scenario.  The fiscal
analysis covers revenue generation from sources such as sales and property taxes and potential
costs to the City for additional city services.
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2.0  Key Issues and Comprehensive Plan Update

2.1 CPAC Key Issues Summary

Identifying key issues to be addressed by the
Comprehensive Plan update was a significant
component of the CPAC process.  This section
summarizes the key issues by topic:  (1) land
use and community character, (2) local
economy, (3) circulation, (4) public services,
(5) infrastructure, (6) environmental
resources, and (7) hazards.  The list of issues
will continue to be refined as the update of the
Comprehensive Plan progresses and will be
used to develop Plan goals, policies and programs.

Land Use and Community Character

Ventura is a city comprised of relatively distinct
neighborhoods, corridors and commercial
districts. Although some of these communities
share thoroughfares, they generally are bounded
by major roads. These recognizable divisions
create opportunities to focus activity and travel
within neighborhoods – which can ease traffic,
encourage walking and biking, and enhance the
individual identities of specific geographic
communities.

The March 2000 Ventura Vision recognizes the importance of respecting and reinforcing the
diverse areas of the city using a variety of planning tools, including design guidelines tailored to
unique neighborhoods. CPAC members and other citizens have suggested that the
Comprehensive Plan update emphasize infill (development of vacant land within already
developed areas), pedestrian access, and established architectural styles, while improving
aesthetics and creating new cultural and recreational facilities. Revitalizing commercial
developments along main roads is one approach that can facilitate all of these objectives (and
boost the City’s economic base).

The positive image of the city as a whole also depends on preserving natural features in and
surrounding Ventura. The need to establish more community gardens and small parks, preserve
hillsides, protect the ocean and beaches, and beautify entrances to the city are among the key
actions identified by city residents as essential to improving the quality of life for residents and
visitors. Careful planning for agricultural lands and adjacent properties will be vital to ensuring
that future uses in those sensitive areas will be appropriate and beneficial to local residents.

Victorian house in West Ventura

Open space and ocean frame the city
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Important land use and community character issues in Ventura include:

 Rehabilitating vacant Downtown buildings;
 Improving pedestrian access on major streets such as Poli Street, Foothill Road, and

Thompson Blvd.;
 Maintaining the current scale of homes in single-family neighborhoods;
 Enhancing the design and user-friendliness of commercial areas such as Five Points; and
 Promoting workplace-supporting retail in heavy employment areas such as Arundell.

Land Use and Community Character Issues
Citywide  Encouragement of infill development

 Creation or reinforcement of walkable neighborhood centers
 Preservation of older buildings, architectural styles, neighborhood character
 Revitalization, redesign of strip malls
 Slowing of traffic on Poli Street/Foothill Road
 Enhancement of city gateways (including along U.S. 101 and off-ramps)
 Identification of future uses for SOAR parcels: greenbelt, mixed use, etc.
 Preservation of hillsides for open space/recreation
 Rezone hillsides to show practical zoning uses
 Resolve agriculture/urban conflicts and ensure that agricultural buffers are

provided by new development
 Protection of ocean resource access and views
 Need for community gardens and pocket parks
 Need for performing arts center
 Adopt design standards to ensure community character for Industrial and

Commercial uses
 Discourage displacement of low and medium income residents in planning

decisions
 Establish publicly-owned parking lots
 Enhancement of streetscape and alley aesthetics
 Integration of Housing Element policies
 Incorporation of applicable goals, policies and programs of City plans, including:
Auto Center Specific Plan
Downtown Cultural District Plan
Downtown Specific Plan
Harbor Community Specific Plan
Saticoy Village Specific Plan
Tourism Master Plan
Westside Revitalization Plan
Westside Urban Design Plan
Midtown by Design

West Side  Development of an oilfields eco-park
 Specific plan for Dakota Drive/Seneca Street area
 Development of Grant Park, including Cedar Street frontage
 Expansion and improvement of access to bike trails
 Need for pocket park north of Ramona Street
 Inclusion of Canada Larga in sphere of influence
 Possible annexation of North Avenue Plan Area on a fast track basis
 Possible relocation of the pistol range
 Incorporate Westside Community Revitalization Plan into Comp Plan update
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Land Use and Community Character Issues
Downtown  Integration of Downtown Specific Plan land use concepts

 Need for high density housing in western Downtown Residential district
 Rehabilitation of buildings
 Protection of ocean views
 Development of a multimodal transit site
 Effective utilization of fairgrounds;  coordination with State planning effort

Catalina/Midtown  Pedestrian access along Poli Street and Thompson Boulevard
 Pocket parks north of Main Street and wherever possible
 Improvements to streetscape on Main Street
 Maintenance of modest building scale (two stories) along streets other than main

commercial thoroughfares
 Development of high-density housing and mixed use along Thompson Boulevard

and Main Street (possibly more than 2 stories)
 Need/location for Pedestrian/bike connection to Pierpont/Keys

Montalvo  Prepare a redevelopment plan for the Montalvo area
 Redevelopment around future Metrolink station and freeway frontage
 Possible annexation of unincorporated Montalvo on a fast track basis
 Develop Specific Plan/Master Plan for Montalvo area

Pierpont/Keys  Possible mixed use for large vacant parcel
 Enhancement of Alessandro Lagoon
 Need for pedestrian/bike path extension of beach promenade
 Possible addition of publicly owned parking lots on or near Seaward Avenue

Preble/
Loma Vista

 Enhancement of Five Points as a primary node; encouragement of new
storefronts

  Create a Midtown Plaza from existing public parking areas
 Need for pedestrian connection across Main Street south of Telegraph Road
 Protection of ocean views

Arundell  Opportunities for mixed use development
 Improved pedestrian access to commercial uses

East Side  Possible annexation of unincorporated Saticoy on a fast track basis
 Develop Specific/Master Plan for Wells/Saticoy Community east of Saticoy

Avenue
 Saticoy development, including agricultural/urban interface
 Consideration of long-term future of SOAR areas
 Maintenance of rural character

Local Economy

A key objective of the Ventura Vision is to
develop a thriving, balanced economy by
encouraging a broad range of high quality
employment and entrepreneurial
opportunities. Attributes that make Ventura
appealing to businesses include highway
visibility and accessibility, recreational and
cultural amenities, an attractive coastal
setting, and a vibrant Downtown.
Constraints to economic growth in the city

Variety of retail at Victoria Village
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include lack of available commercial land, aging infrastructure, narrow range of housing types,
and limitations on redevelopment financing. The city economy is projected to grow more rapidly
than it has during the past four years (and comparable to the county as a whole).

Economic potential varies by type of business. For example, manufacturing of durable goods has
been growing faster in Ventura than countywide, but few large properties exist in the city that
can attract significant professional and office development. Such large parcels may prove
essential in increasing job growth in fields such as technology and finance, which can increase
wages and help maintain a balanced economy.

Retail is a significant economic sector because sales tax is the major City general fund revenue
source.  Hotels also generate transient occupancy tax, an important source of city revenue.
Opportunities exist (particularly along the coast and Downtown) to enhance restaurant, shopping,
lodging, entertainment and visitor oriented retail; however, these areas need to be better linked
by transit to promote the city as an overall tourist destination.

Although most Ventura neighborhoods have successful retail centers, others need revitalization
to attract customers.  Maintaining competitiveness through retail revitalization of existing
neighborhood retail centers and new retail development that provides a wide range of retail
goods and services will enhance taxable retail sales, City revenues, and quality of life for local
residents.

Taxable sales also are generated from business-to-business transactions.  The city can capitalize
on the current opportunity for taxable sales growth from businesses that generate strong non-
retail taxable sales.  Such business-to-business activity also could increase employment in a
variety of fields.

About half of employed city residents work in Ventura. Just over half of the people working in
Ventura live elsewhere, which is partly a result of the fact that additional housing is needed in
the city to balance the number of jobs.

Important economic issues in Ventura
include:

 Capturing a share of emerging markets;
 Diversifying the employment base;
 Attracting businesses with higher average

wages;
 Expanding tourism and retail

development; and
 Revitalizing key underperforming

commercial areas.
Bristol Center, a potential redevelopment site
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Local Economy Issues
Citywide  Development and maintenance of a diversified local economy focusing on

technology, manufacturing, business and financial services, and tourism
 Identification of opportunity sites by type of potential use
 Comparison of employment growth and land needed to accommodate it –

demonstrate need for commercial and industrial growth
 Definition of labor force assistance opportunities
 Matching of resident labor force with emerging jobs through effective training

programs coordinated with local colleges and agencies
 Development of mix of housing types that improves the jobs-housing balance
 Zoning that encourages key industries
 Possible annexation of unincorporated areas to meet demonstrated commercial

demand
 Long-term City fiscal stability
 Adequacy of development impact fees in relation to infrastructure costs
 Potential for redevelopment/revitalization of older commercial developments
 Role of private and non-profit groups in encouraging new development and

revitalization
 Constraints on new development, including design review process
 Utilization of County, State and federal resources for infrastructure
 Establishment of child care services

Downtown  Continued use of redevelopment to enhance economic opportunities
 Need for mixed use with retail at street level and housing or offices above
 Need for higher density office projects
 Estimate of redevelopment land potential

West Side  Use of redevelopment to create developable land opportunities
 Development of a long range strategy to annex oil field areas
 Industrial/business park development and supporting retail
 Discourage displacement of low-income residents through redevelopment/-

gentrification
 Promotion of mixed use development
 Protection of vitality of existing communities as economic expansion is

considered
 Integration of West Side Revitalization Plan into Comprehensive Plan

101 Corridor  Development of a mix of business park and higher intensity office uses
 Possible rezoning of land with freeway frontage to higher intensity office uses

while preserving viewsheds in selected areas
 Need for additional infrastructure and roadways to attract businesses
 Need for a long range strategy to annex or rezone appropriate parcels

Saticoy  Possible annexation of the eastern gateway
 Evaluation of land potential in relation to projected demand
 Use of redevelopment and rezoning powers to facilitate development

Coastal Area  Opportunities to enhance tourism, including hotels and dining
 Revitalization/reuse of County fairgrounds
 Revitalization of beachfront and bike path at Surfers Point

Midtown  Need for City to coordinate with medical complexes and the two hospitals
 Coordinate with Ventura Community College for training and source of jobs.
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Circulation

The Ventura Vision emphasizes balancing
access via city streets, transit, bikeways and
pedestrian travel.  While the City strives to
reduce congestion in part through appropriate
roadway improvements, the community also
values providing residents with integrated,
multi-modal transportation options.

Traffic flow on local roads is generally
acceptable, though a few key intersections
experience congestion during peak traffic
hours. The Ventura Vision calls for improving
the U.S. 101 bridge over the Santa Clara
River, adding crossings along 101, and enhancing service levels and safety on Foothill Road.
CPAC also has stressed the need for more north-south arterials and traffic calming on many
roadways.

Although several bus and rail systems serve Ventura, connectivity between these transit modes
needs to be improved.  Frequency of service and the use of smaller, non-polluting buses also are
community goals.

The city has become increasingly bike-friendly with the development of bike routes, lanes, and
paths for transportation and recreation. The existing bikeway system can be enhanced through
further connection of activity areas with bike lanes and paths, additional bike parking facilities,
and development of new bike trails along the Santa Clara River and the coast.

Sidewalks, crosswalks, overpasses, tunnels,
park and neighborhood path systems, and
dedicated trail facilities offer pedestrian access
to most areas of Ventura. However, facilities
are missing in some key locations, often
where highways intervene. The pedestrian
environment also could be improved with
additional crosswalks, traffic calming, repair
and installation of sidewalks, narrowing of
selected street segments, and development of
paths along the Santa Clara River and
barrancas, and in the hillsides.

Important circulation issues in Ventura
include:

 Improving service levels at key intersections;
 Expanding transit service for seniors and disabled persons;

New transit center at Pacific View Mall

Ventura River Trail
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 Enhancing functionality and aesthetics at highway interchanges;
 Increasing safety for bicyclists and pedestrians;
 Improving north/south and east/west connectivity on the east end of the city; and
 Creating access routes between Downtown and the ocean.

Circulation Issues
Street Network Citywide

 North/South, East/West circulation issues
 Need for long range plan for East Side
 Safety on Foothill Road (study addition of lanes, bike/pedestrian paths, turn

pockets)
 Review of Foothill Road issues for potential consistency with Vision
 Maintain rural character of Foothill Road
 Possible road extension/widening for hillside, agricultural land development
 Possible additional locations for roundabouts
 Evaluation of left turn signals
 Need for increased time for pedestrians to cross streets
West Side
 Improvements to Stanley Avenue/SR 33 interchange
 Extension of Olive Street to connect with Ventura Avenue north of Stanley
 Traffic slowing on Olive Street, especially near Boys & Girls Club
 Connection of the two parts of Cameron Street
 Need for additional traffic signals on Ventura Avenue
Highway 101
 Aesthetics, signage and undercrossings
 Bridge over the Santa Clara River
 Interchange with SR 126 to allow southbound access to Highway 101
 Impact of California exit from Highway 101 to Oak
 Possible additional interchange at Harbor/101
 Reconfiguration of northbound Telephone Road exit
Midtown
 Need for new north/south arterials between Foothill Road and Loma Vista Road

(study possible extension of Mills Road to Beach)
 Traffic slowing on neighborhood streets between Foothill and Loma Vista (e.g.,

Seaton Hall Avenue, Dorothy Avenue, Agnus Drive)
 Customization of Five Points as Midtown entry
 Possible roundabout at Main Street/Mills Road intersection
Olivas
 Need for improvements to Victoria Avenue/Olivas Park Drive intersection
 Need for improvements to Telephone Road/Olivas Park Drive intersection
Montalvo
 Need for improvements to Johnson Drive/Bristol Road intersection
East End
 Expand Ramelli Avenue
 Possible extension of Johnson Drive north to Foothill Road
 Need a third crossing over Santa Clara River, if not at Kimball than at another

location
Transit Bus

 Improved facilities for elderly and disabled persons
 Increased bus routes and schedules
 Trolley route between Downtown and Harbor
 Bus service to train station
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Circulation Issues
 Upgrade of bus stop design to reflect neighborhood character and increase rider

friendliness (covers, color-coded signs for different routes)
 Bike/surfboard/skateboard storage on buses
 Use of smaller, non-polluting buses to serve neighborhoods
 More north-south connections for SCAT routes
Rail
 Improved rail service with new/expanded Metrolink Station
 Identification of an appropriate train station site with transit connections and

parking
General
 Improved image through marketing, better facilities
 Public subsidies for mass transit
 Identification of a centrally located multi-modal site, possibly Downtown
 Requirements for transit-oriented development (TOD)

Bicycle System Citywide
 Improved bicycle network, both on- and off-street, especially connections
 Coordination with County and other communities on input for road projects
 Requiring bike lanes when roads are restriped or repaved
 Need for through traffic bike lanes at intersections
 Potential for a coastal bike route along city beach areas
 Connection of Ventura River Trail through Downtown to beach
 Improvement to Downtown bike-friendliness
 Regular maintenance of bike lanes
 Improvement to bike paths between Hobert Park and Saticoy on Telegraph Road
 Need for additional, safe bicycle parking (bike lockers)
West Side
 Bikeway extension to connect segments of Cedar Street
 Need for a dedicated bike lane along Ventura Avenue
 Need for bike lanes along Olive Street
Midtown
 Possible connection from Vista del Mar Drive to Thompson Boulevard
Pierpont/Keys
 Need for safety improvements around freeway ramps (e.g., Harbor

Boulevard/Seaward Avenue intersection)
 Need for link from Marina Park to Harbor Boulevard

Pedestrian System General
 Maintenance of sidewalks, connection of missing sidewalks, improvements to

crosswalks, development of trails
 Need for increased signal response time at crosswalks
 Need for education about pedestrian safety, particularly at school facilities
 Narrowing of streets and lowering of speed limits where feasible
 Improvement of safety on Poli Street/Foothill Road
 Identification of opportunities for pedestrian-oriented developments: Downtown,

West Side, Midtown, and Telegraph Road/gateway area in Thille
 Revise standards to allow for wider sidewalks in appropriate areas
West Side
 Addition of crosswalks on Ventura Avenue
 Need for improved access to Grant Park
Downtown
 Need for improved access to the ocean (possibly at California Street)



City of Ventura Comprehensive Plan Update CPAC Issues and Alternatives Report

2-9

Circulation Issues
Midtown
 Need for improved pedestrian connection across Main Street south of Telegraph

Road
 Customization of Main Street through Midtown with wide sidewalks and

pedestrian amenities
 Improvements to Main Street and Thompson Boulevard at Telegraph Road to

improve pedestrian friendliness
 Need for median/pedestrian safe haven and additional crosswalks on Thompson

Boulevard
Thille
 Need for freeway overcrossing to connect to Camino Real Park
Pierpont/Keys
 Possible closure of Seaward Avenue to cars between Pierpont Boulevard and the

ocean
 Possible extension of waterfront sidewalk at the Harbor through yacht club in

conformance with Harbor Community Specific Plan
 Need for widened sidewalks
 Improvements to access from Marina Park to Harbor
 Possible extension of beach promenade northward to downtown
 Improved access to/along beach areas

Road
Maintenance

 Need for increased funding
 Need for improved aesthetics in conjunction with road improvement projects
 Posting of street cleaning schedules

Public Services

Provision of high quality public services
for city residents is a major objective of
the Ventura Vision. The city crime rate is
slightly below the state average, and police
issues include maintaining adequate
staffing levels and encouraging urban
design that enhances vehicle patrol.
Average Fire Department response time
exceeds the City target of four minutes by
51 seconds, with the longest times at the
Harbor/Marina, Johnson Drive/101 area
and the hillside neighborhoods north of Foothill Road.  Fire Department concerns include
staffing levels, wildland/residential interface in hillside areas, and improving fire fighting access
in certain parts of the city.

Public school overcrowding has been alleviated with the recent opening of Foothill Technology
High School, and Ventura Unified School District middle schools have sufficient space (though
locations are not optimal).  The 17 public elementary schools, however, are operating at or near
capacity. School issues also include securing land for future school sites and heavy use of
playing fields.

E.P. Foster School in West Ventura
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The County Library system includes three branches in Ventura.  Needs include added space for
books, expanded hours of service, and an updated and enlarged book collection.

City parks issues include lack of land for new facilities, reliance on non-City facilities, and a
shortage of basketball, tennis, and volleyball courts, pools, and soccer and softball fields. (The
first phase of the 100-acre Ventura Community Park, including playing fields, is scheduled to
begin construction in early 2004.)  Residents have expressed interest in additional services for
seniors and the mentally and physically challenged, child care, performing arts facilities, and art
in public places.

City efforts to divert solid waste from landfills have been successful, achieving a 59 percent
diversion rate.  Waste disposal issues include
planning for closure of the Toland Road
Landfill (projected in 2027), finding
environmentally-sound methods of electronics
recycling, and reducing the volume of food
waste.

Important public services issues in Ventura
include:

 Maintaining police and fire staffing to
handle increased calls and population;

 Securing land for future school construction;
 Developing additional senior centers;
 Relying too heavily on non-City park and recreation facilities; and
 Improving connectivity of the linear park system and public access to the shoreline.

Public Services Issues
Police  Need for increased police staffing in proportion to increasing population in order

to handle increased service calls
 Reconciliation of urban design elements (such as narrow streets, garages in back,

alleys, low nighttime lighting) not conducive to effective vehicle patrol
 Reduction in crime in areas of the city with the most calls for service
 Need for increased surveillance of speeding along surface streets, particularly

near schools
 Possible development of new storefront station locations
Funding sources and availability

Fire  Need for increased staffing for increasing population
Service calls increased threefold since 1980 with no increase in staff
Busiest stations (1 & 2): 4 firefighters on duty instead of 3

 Need for improved fire safety
Downtown – where buildings are often older, close together, and lacking

modern safety features
North Ventura Avenue, East Side, and a pocket north of Foothill Road– where

water supply for fighting fires is not as accessible
South of Highway 101– where a station is lacking

Arroyo Verde Park
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Public Services Issues
 Need for improved response times in certain areas

Harbor/Marina area
Johnson Drive/Highway 101
Hillsides north of Foothill Road

 Possible new station south of Highway 101
Consider funding

 Upgrade and expand existing stations
Schools  Need for a new elementary school on the West Side

 Need for a new elementary and middle school in the East End
 Constraints to the identification of sites for future schools
 Limited land availability
 Potential for extensive toxic clean-up
 Strict environmental regulations on land slated for future schools

 Need for rehabilitation of play areas needed due to age/overuse
Joint-use of VUSD turf and playfields with City Recreation programs and

community groups
Chronic rodent damage, aging sprinkler systems
Funding needed for hard court areas, playground equipment, and general

rehabilitation
 Requirement for developers to dedicate land for schools or pay impact fees
 Increased joint use of school facilities
 Update of school district master plan
 Identification of appropriate locations for charter and magnet schools
 Coordinate relevant planning decisions with Ventura College as they do their

master planning
 Expansion of police patrol at schools

Libraries  Need for increased floor space
 Need for improved hours of operation
 Need for larger book collections
 Use of school libraries by the community after school hours
 Need for improved internet access
 Possible joint use of school libraries
 Need for East End branch and funding

City Parks  Need for more neighborhood and pocket parks in parts of the City (including
East End, West Side)

 Need for more basketball, volleyball, and tennis courts, soccer fields, baseball
and softball diamonds, and other athletic facilities

 Improvements to facilities at Grant Park
 Possible reevaluation of park standards due to higher density housing
 Reliance on non-City facilities (Ventura College, VUSD)
 Joint use of city parks
 Need for a new park in Thille area

Other Park
Facilities

 Improved connectivity for the linear park system
 Improved access to beach (including over Highway 101 and increased parking)
 More joint use of school facilities for community recreation
 Need for a trail plan for hillside areas
 Need for improvements to Seaside Park or possible conversion to another use

Recreation
Services

 Need for citywide performing/cultural arts facility
 Need for additional senior centers, particularly in East End
 Need for services for the mentally and physically disabled, especially

transportation
 Need for child care services
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Public Services Issues
 Enhanced art in public places
 Need for new community pool (in addition to Sports Park), possibly on West

Side
 Need for public restrooms downtown
 Need for additional lifeguards at Pierpont beach

Solid Waste  Solid waste disposal options when Toland Road Landfill reaches capacity in
2027 (possibly rail transfer)

 Disposal of electronic and magnetic media
 Food waste disposal
 Develop additional recycling facilities

Infrastructure

The Ventura Vision identifies the objective of maintaining and improving community infrastructure,
especially water-related systems, as critical to future quality of life in the city.

The existing water supply is projected to be adequate through 2015, perhaps longer if continuing
demand management practices and conservation programs reduce per capita water use.
Expanding reclaimed water service could also help stretch existing supplies.  Water quality
protection efforts include plans for reducing nitrate levels in an East Ventura groundwater well.
Residents have expressed a desire to restore concrete-lined barrancas to a more natural state
when feasible and safe.

Wastewater treatment capacity exceeds city
needs: the peak day flow in the past few years
reached only 75 percent of capacity at the
reclamation facility.  Odor reduction measures are
planned at the plant to enhance quality of life in
and around the Harbor, and upgrading of a sewer
lift station (which will allow removal of three
others) is expected to increase system reliability
and reduce operation and maintenance costs.

Specific improvements planned for the storm
water drain system include expanding the Sanjon
Lift Station to eliminate flooding on Harbor
Boulevard and mitigating silt and drainage
problems in the Keys area.  However, much of the
drainage infrastructure, especially corrugated metal pipes, is aging and in need of repair or
replacement.

Maintaining the barrancas that are not lined with concrete as natural flood channels will enhance
storm water quality and reduce peak flows. The City and residents also favor other natural
drainage and flood control systems, such as wildlife ponds and wetlands, over cement retention
basins and lined channels where feasible.

Arundell Barranca
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Continued efforts toward achieving the two primary objectives of the municipal stormwater
permit of: (1) effectively prohibiting non-storm water discharges, and (2) reducing the discharge
of pollutants from storm water conveyance systems to the maximum extent possible will also
improve storm water quality.

Important infrastructure issues in Ventura include:

 Conserving water to extend the duration of existing supplies;
 Replacing older Downtown sewers
 Improving the Dover and Weymouth Storm Drain lift stations
 Removing concrete from barrancas and;
 Undergrounding utility lines.

Infrastructure Issues
Water Supply  Continuation of demand management practices and conservation programs

 Lowering of nitrate levels in East End wells
 Increased use of reclaimed water as feasible and safe
 Development of reliable water supply after 2012
 Possible covering of water tanks

Wastewater  Implementation of conveyance system improvements identified in the Capital
Improvement Plan Wastewater Database

 Reduction of odor at wastewater treatment facility near the Harbor
 Need for restrooms downtown
 Possible Montalvo wastewater treatment plant
 Possible treatment options to septic in Saticoy
Potential annexation of Saticoy and Montalvo to provide city services, and

impacts on Bristol trunk system
Storm Drain
System

 Expansion of Sanjon Lift Station
 Structural improvements to the Weymouth and Dover Lift Stations to replace

deteriorating equipment
 Upgrade of storm drain deficiencies identified in the 2001 Master Drainage

Needs Assessment Study
 Restoration of concrete-lined barrancas to more natural state
 Storm water run-off
Upgrade of filtration systems for storm water run-off
Identification and monitoring of pollutants in storm water run-off

Other Utilities  Undergrounding of utility lines
 Exploration of alternative energy sources (solar, renewable)
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Environmental Resources

The Ventura Vision acknowledges that local natural resources are an essential component of
quality of life in the city and seeks to protect them wherever possible. These resources include
open space, the ocean, watercourses, agricultural lands, scenic vistas, and energy.

Open space areas provide visual amenities
and recreational opportunities for local
residents, as well as biological habitat for
plant and animal species.  Important riparian
areas include the Santa Clara and Ventura
River corridors and associated freshwater
marshes, and barrancas.  Preservation of
hillside areas and enhancement of riparian
areas (including surface water quality),
beaches and coastal resources are key open
space issues.

Good soil, adequate water, long growing
season and level topography make the area a
productive agricultural region.  About
17,000 acres in the planning area currently
accommodate row crops, orchards, dry farming, or grazing.  Like open space, agricultural lands
provide visual relief from the urban environment.  A primary agricultural concern is the potential
for conflicts with adjacent urban
uses over such factors as pesticide,
dust, odor, noise, and the visual
impact of large greenhouses.
Other issues of concern to
agricultural producers are possible
restrictions on activity, access to
water, and lack of affordable
housing for agricultural workers.

In addition to open space areas and
the shoreline, important visual
resources in the Ventura include
eucalyptus windrows, other
landscape trees, and historic
buildings.  Visual resource issues include preserving existing scenic vistas, improving building
and landscaping standards for new development, and adding street trees and other landscaping in
developed areas.

Energy related issues include improving energy efficiency in buildings and reducing
transportation-related energy consumption.  CPAC members also expressed interest in
establishing "green" building standards that focus on renewable energy sources and use of more
environmentally friendly building materials.

View of “Two Trees” from Midtown

Agriculture abutting residential land in East Ventura
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Important environmental resource issues in Ventura include:

 Preserving hillsides as open space;
 Improving coordination of beach management efforts;
 Planning for eventual conversion of agricultural land;
 Preserving views of and from the city; and
 Improving energy efficiency in building design.

Environmental Resource Issues
Open Space  Need for additional community gardens

 Preservation of existing open space
 Preservation of hillside areas

Ocean/Beaches  Improved coordination of beach management among agencies
 Identification of non-structural techniques to address beach erosion
 Removal of Matilija Dam (outside Planning Area)
 Improved monitoring and enforcement of Best Management Practices to improve

ocean water quality
Rivers/ Barrancas  Continued purchase of land along Santa Clara and Ventura rivers for restoration

 Restoration of barrancas
 Removal of concrete channelization of barrancas where feasible
 Provision of appropriate setback buffers along rivers and barrancas

Agriculture  Plans/development standards for eventual conversion of some of the agricultural
islands in the city

 Refinement of policies relating to vegetation buffers between agricultural land
and urban uses, setbacks, and easements

 Protection of a viable agricultural industry and the "right to farm"
 Resolve agriculture/urban conflicts and ensure that agricultural buffers are

provided by new development
Visual Resources  Need for more street trees

 Preservation of agricultural wind rows
 Preservation of ridgelines above City
 Improvements to public art
 Protection of Historic Sites
 Improvement of gateway views along Highway 101
 Consideration of views of building roofs from freeways
 Preservation of ocean vistas
 Minimization of light pollution

Energy Resources  Improved energy efficiency in building design
 Development of “green” building standards (alternative energy, materials)
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Hazards

The Ventura Vision calls for coordinated,
proactive efforts among safety agencies to
prepare for and respond to community
emergencies. Potential hazards in and around
Ventura include seismic activity, slope
instability, fire, flooding, and materials
transport and storage. Protecting citizens from
excessive noise is also a City priority.

Several faults run through the city and
surrounding area, raising concerns about
groundshaking, slope failure, liquefaction, tsunamis, and seiches. Moderate-to-high liquefaction
potential is present in coastal areas and the floodplains of the Santa Clara and Ventura Rivers,
which also are prone to soil subsidence and expansion. Landslides and erosion also occur
independently of seismic activity in the hillsides above the city, which also are high fire hazard
areas.

Flood-prone areas line the Santa Clara and Ventura Rivers, and the Arundell, Harmon, and
Brown Barrancas. Although flooding is a direct response to rainfall, the magnitude of flood
events is influenced by the presence or absence of vegetation, impervious surfaces, and bridges
or other stream crossings.  Six dams in the region also could flood areas east of Ventura River
and north of the Santa Clara River in the event of failure.

Facilities that use, store, and/or transport hazardous materials generally lie along Ventura
Avenue or in the industrial area between Highway 101 and Olivas Park Drive.  In addition to
potential unintentional release from such facilities, the primary threats involving hazardous
materials are transportation accidents.  The Fire Department Hazmat team is specially trained
and equipped to respond to hazardous materials emergencies.

West Ventura contains about 30 brownfield sites. Many of these have unknown levels of
contamination, a factor that deters redevelopment.  The City is actively seeking remediation of
these parcels by landowners, and has been granted federal funding to assess contaminated sites.

Vehicle traffic is the major noise source affecting the city.  Other noise sources are the raceway
at Seaside Park, the shooting range in Grant Park, the railroad, and commercial and industrial
activity.  The primary noise issue is impact on sensitive receptors, such as residential areas,
schools, hotels and hospitals.

Brownfield site
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Important hazard issues in Ventura include:

 Ensuring that new development is earthquake
safe;

 Protecting hillside residential areas from
wildfire;

 Transforming brownfields into community
assets;

 Minimizing exposure to agricultural
chemicals; and

 Shielding noise-sensitive land uses from
freeways and other major noise generators.

Hazard Issues
Seismic Activity  Ensuring structural safety of new development
Slope Stability  Avoiding development on unstable slopes
Flooding  Reducing flood potential through restoration of drainages to more natural state

 Possible inundation from Arundell Dam
 Capacity of Saticoy drain

Fire  Protection of hillside areas from wildfire
 Fire hazards for homes along barrancas

Hazardous
Materials

 Funding for redevelopment of Brownfield sites (West Side in particular)
 Possible relocation of County hazardous waste facility (currently located near

West Side water plant)
 Exposure to and disposal of household, commercial and agricultural chemicals

(pesticides, herbicides)
 Transport of hazardous materials through community
 Need for improvements to hazardous materials collection

Noise  Auto racing at Seaside Park
 Possible enclosure or relocation of pistol range at Grant Park
 Need for soundwalls/barriers along freeways
 Enforcement of automobile muffler and motorcycle noise restrictions
 Enforcement of Noise Ordinance restrictions at clubs and industrial sites
 Development of noise standards for mixed use developments

2.2 Community Character and Neighborhood Form

On September 19, 2001, Paul Crawford of Crawford Multari & Clark and Bill Dennis of Moule
& Polyzoides gave a presentation on community character and neighborhood form.  At that
presentation, the following topics were addressed:

 General Principles of Livability
o Features that constitute a neighborhood
o Attributes of successful commercial areas
o Adjacency of commercial and residential areas
o Qualities that characterize pedestrian-oriented, mixed-use districts

Highway soundwall
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 Applying Livability Principles in Ventura
o Overall land-use pattern (the “transect”)
o Distinct mixed-use neighborhoods and commercial areas

 Current Planning Issues in Ventura

CPAC members and citizens then discussed the following questions:

1. Where are the centers and edges of each neighborhood?

2. What features should be protected in each neighborhood?

3. What's missing from each neighborhood?

The results of that meeting produced many suggestions and comments informative to the
Comprehensive Plan Update.  Figure 2-1 summarizes the input received at that meeting.
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2.3 Ventura Vision and the Comprehensive Plan Update

The March 2000 "Ventura Vision" document was created through a year-long collaborative
process among city government, non-profit organizations, community groups, businesses, schools,
and individual residents.  This "Seize the Future" process was guided by four broad principles:

1. Reach broadly and deeply into the community;
2. Build on existing community assets as much as possible;
3. Use connections that exist among people, organizations, and community and goals, and encourage such

linkages in the future; and
4. Work proactively and collaboratively to implement the shared vision for the future of the community.

Working with these principles, the Seize the Future process created high-level vision statements
concerning environmental, economic, social, planning and design, and community collaboration.
The Seize the Future process also developed 10 high-priority implementation strategies to enable
Ventura to move toward the vision.  The implementation strategies were broken into the following
sections:  Our Natural Community, Our Prosperous Community, Our Well-Planned and Designed
Community, Our Accessible Community, Our Sustainable Infrastructure, Our Active Community,
Our Healthy and Safe Community, Our Educated Community, Our Creative Community, and Our
Involved Community.  Finally, the Seize the Future process reviewed specific areas or "places" in
the city in need of unique goals and strategies: Shoreline, Foothill Corridor/Hillside, Westside,
Downtown, Midtown, Highway 101 Corridor/Business Park, major Commercial Corridor, and the
Eastside.

The Comprehensive Plan will be organized by Ventura Vision Implementation Strategy Area and
incorporate its policies and programs.  Table 2-1 shows the correlation between the Ventura
Vision implementation strategies and the state-mandated Comprehensive Plan elements.  Each
implementation strategy is listed in the left column.  The center column gives the corresponding
Comprehensive Plan element.  California law requires the Plan to cover seven elements:  land
use, circulation, housing, conservation, open space, safety, and noise.  Optional elements (e.g.,
economic development) can also be included.
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Table 2-1  Ventura Vision Link to Comprehensive Plan Elements

Ventura Vision
Implementation Strategy Area

Comprehensive
Plan

Elements Examples of Topics Covered

Our Natural Community Conservation
Open Space

Open space, hillsides, riparian areas,
sensitive plants and animals

Our Prosperous Community Economic
Development

Commercial and industrial growth, economic
diversification, job opportunities, tourism

Our Well-planned and Designed
Community

Land Use

Housing

Development patterns, neighborhoods, visual
character, urban design
Demographics, housing needs, affordability,
constraints on production, Universal Design

Our Accessible Community Circulation Traffic, street network, parking, transit
services, bike routes

Our Sustainable Infrastructure Land Use Public facilities, utilities

Our Active Community Land Use Park and recreation facilities, youth and senior
programs

Our Healthy and Safe Community Safety
Noise

Development in hazardous areas, hazardous
waste management, seismicity, flood control,
water quality, brownfields, noise

Our Educated Community Land Use Schools, libraries, cultural and historic
resources

Our Creative Community Land Use Arts, events, community programs

Our Involved Community Land Use Participation in governance

Table 2-2, below, provides key planning areas that will be used to focus the update of the
Comprehensive Plan.  This focus will help to address issues of importance to specific areas and
will help to retain and enhance each neighborhood’s character.

Table 2-2 Community Council Areas and Neighborhoods

Area Neighborhoods Corridors Districts
Westside Avenue, North Avenue Ventura Avenue,  Ventura Avenue
Downtown Downtown California Street, Main Street Downtown

Midtown Catalina, Preble Main Street, Thompson Boulevard
Main Street,
Thompson
Boulevard

Beach and
Southside

Pierpont/Keys, Olivas,
Arundell Seaward Avenue 101 Business,

Harbor

Hillside Arroyo Verde, Loma Vista,
Poinsettia Telegraph Road College

Eastside Juanamaria, Saticoy, Serra,
Wells, Camino Real, Thille Telephone Road Saticoy Business
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Figure 2-2 presents an example of the Comprehensive Plan format.

Figure 2-2  Comprehensive Plan Format Example

Chapter:  Our Healthy and Safe Community

Section:  Hazardous Materials

Text:  Several paragraphs describing hazardous materials in Ventura,
including existing conditions, mitigation, monitoring programs, etc.

Goal:  Minimize risks to persons and property from hazardous materials

Policies

Citywide:  Ensure that transport and storage of hazardous material
occurs in a safe manner.

Program: Work with appropriate State and federal agencies
responsible for regulating hazardous materials transport and storage
to determine that such activities are conducted in compliance with
applicable laws.

Westside:  Ensure that removal of hazardous soils from Brownfield
sites is achieved in a safe manner.

Program: Work with appropriate State and federal agencies to
designate appropriate routes and disposal sites for transport of
hazardous soils removed from Brownfield sites.

Program: Work with landowners to achieve compliance with
applicable State and federal regulations governing cleanup of
Brownfield sites.



City of Ventura Comprehensive Plan Update CPAC Issues and Alternatives Report

2-24

THIS PAGE LEFT INTENTIONALLY BLANK



Ventura Comprehensive Plan Update Issues and Alternatives Report – September 2003

3-1

3.0  Land Use Alternatives

The Comprehensive Plan Land Use Map will guide future land use distribution and the pattern of
development for the City.  CPAC formulated its recommended land use scenario based on
detailed projections and analysis of:

 Housing demand;
 Economic demand (see Section 6); and
 Land supply

o Inventory of vacant and underutilized land;
o West Side Area Revitalization Plan;
o Sphere of influence;
o Potential re-use of commercial and industrial sites under a mixed-use land use

designation that includes a residential component and provides more flexibility to
property owners and developers; and

o Potential expansion into non-urbanized areas outside of the city limits.

A Draft CPAC recommended land use scenario was developed based on CPAC direction at its
July 16, 2003 meeting (see Section 3.4).  The draft scenario was then modified by CPAC on
August 27, 2003 (see Section 3.5).

3.1 Housing Demand

3.1.1 Population and Housing

Table 3-1 provides information on population growth over the last decade in Ventura, the
County, and the State.  As the table shows, the city has grown at a much slower rate (0.9%) than
the County (1.26%) or the State (1.38%).  The city’s slower growth rate can be attributed in part
to limited buildable sites and the Residential Growth Management Program (RGMP), which sets
annual housing allocations based on the maximum population level (115,874) specified in the
2010 Comprehensive Plan.

Table 3-1  City, County, and State Population Growth
1990 to 2000

Jurisdiction 1990 Census 2000 Census
Annual

Increase 1990
to 2000

City of Ventura 92,575 100,916 0.90 %
County of Ventura 669,016 753,197 1.26 %
California 29,760,021 33,871,648 1.38 %

Source:  U.S. Census
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Figure 3-1 shows the population trend in Ventura since 1880.  Historically, the City has grown at
a much faster pace than the most recent (1990-to-2000) Census period.

Figure 3-1  City of Ventura Historic Population Trends

Source:  California Department of Finance

Table 3-2 provides the annual growth rate for each 10-year period since 1880.   As the table
shows, the 0.9% annual growth experienced in the 1990s was one of the lowest 10-year annual
growth rates over the past 100 years.  In the 1930s, the annual growth rate spiked at almost 18%
annually.

Table 3-2  Population Trends and Annual
Growth Rates

Year Population 10-Year Annual
Growth Rate

1880 1,370
1890 2,320 6.93%
1900 2,470 0.65%
1910 2,901 1.74%
1920 4,156 4.33%
1930 11,603 17.92%
1940 13,264 1.43%
1950 16,534 2.47%
1960 29,114 7.61%
1970 57,964 9.91%
1980 74,393 2.83%
1990 92,575 2.44%
2000 100,916 0.90%

Source:  California Department of Finance

Based on these historic trends and information provided by Dr. Christopher Williamson, AICP,
CPAC developed low, medium, and high annual population growth projections at 0.6%, 0.9%,
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and 1.25%, respectively, for use in subsequent CPAC analysis.  (See Appendix A for
Williamson’s report.)  Table 3-3 projects the City’s annual population increase and the resulting
housing need to 2025 based on these three growth projections.

Figure 3-2, below, graphically depicts the population projections of the various growth rates.
Under a 1.25% growth scenario, the population in 2025 will be almost 138,000.  If the City
experiences a 0.9% annual growth rate the projected population drops over 11,000 to about
126,000, and under the 0.6% growth scenario, the population projection drops to approximately
117,000 in 2025.

Figure 3-2  2025 Population Projections

3.1.2 Schools

Table 3-4 estimates land needed for new elementary, middle, and high schools based on the three
projected growth scenarios selected by CPAC.  At a 0.6% annual growth rate 57 acres would be
needed for new schools.  At a 0.9% annual growth rate 90 acres would be needed for new
schools, and, if the City experiences a 1.25% growth rate, the number of acres for new schools
increases to 130 acres.  (See Section 5.7 for additional analysis of school impacts.)
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100,000
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Table 3-3  City of Ventura Population and Housing Projections to 2025

Year

Population
Increase at

0.6% Annual
Growth Rate

VCOG
Persons per
Household

Additional
Housing

Units

2002
Census

Persons per
Household

Additional
Housing

Units

Population
Increase at

0.9% Annual
Growth Rate

VCOG
Persons per
Household

Additional
Housing

Units

2002
Census

Persons per
Household

Additional
Housing

Units

Population
Increase at

1.25% Annual
Growth Rate

VCOG
Persons

per
Household

Additional
Housing

Units

2002
Census

Persons per
Household

Additional
Housing

Units
2000         100,916 100,916 100,916
2001         101,521 101,825 102,177
2002         102,131 102,743 103,455
2003         102,743             2.56          239            2.56           239 103,668          2.56          362            2.56           362 104,748         2.56          505         2.56         505
2004         103,360             2.56          241            2.56           241 104,602          2.56          365            2.56           365 106,057         2.56          511         2.56         511
2005         103,980             2.62          237            2.56           242 105,545          2.62          360            2.56           368 107,383         2.62          506         2.56         518
2006         104,604             2.62          238            2.56           244 106,496          2.62          363            2.56           371 108,725         2.62          512   2.56         524
2007         105,232             2.62          240            2.56           245 107,455          2.62          366            2.56           375 110,084         2.62          519         2.56         531
2008         105,863             2.62          241            2.56           247 108,424          2.62          370            2.56           378 111,460         2.62          525         2.56         538
2009         106,498             2.62          242            2.56           248 109,400          2.62          373            2.56           382 112,854         2.62          532         2.56         544
2010         107,137             2.66          240            2.56           250 110,386          2.66          371            2.56           385 114,264         2.66          530         2.56         551
2011         107,780             2.66          242            2.56           251 111,381          2.66          374         2.56           389 115,693         2.66          537         2.56         558
2012         108,427             2.66          243            2.56           253 112,384          2.66          377            2.56           392 117,139         2.66          544         2.56         565
2013         109,077             2.66          245            2.56           254 113,397          2.66          381            2.56           396 118,603         2.66          550         2.56         572
2014         109,732             2.66          246            2.56           256 114,419          2.66          384            2.56           399 120,085         2.66          557         2.56         579
2015         110,390             2.69          245            2.56           257 115,449          2.69          383            2.56           403 121,587         2.69          558         2.56         586
2016         111,052             2.69          246           2.56           259 116,490          2.69          387            2.56           406 123,106         2.69          565         2.56         594
2017         111,719             2.69          248            2.56           260 117,539          2.69          390            2.56           410 124,645         2.69          572         2.56         601
2018         112,389             2.69          249            2.56           262 118,598          2.69          394      2.56           414 126,203         2.69          579         2.56         609
2019         113,063             2.69          251            2.56           263 119,667          2.69          397            2.56           417 127,781      2.69          586         2.56         616
2020         113,742             2.72          249            2.56           265 120,745          2.72          396            2.56           421 129,378         2.72          587         2.56         624
2021         114,424             2.72          251            2.56           267 121,833          2.72          400            2.56           425 130,995         2.72          595         2.56         632
2022         115,111             2.72          252            2.56           268 122,931          2.72          404            2.56           429 132,633         2.72          602         2.56         640
2023         115,801             2.72          254        2.56           270 124,038          2.72          407            2.56           433 134,291         2.72          610         2.56         648
2024         116,496             2.72          255            2.56           271 125,156         2.72          411            2.56           437 135,969         2.72          617         2.56         656
2025         117,195             2.74          255            2.56           273 126,284          2.74          412   2.56           440 137,669         2.74          620         2.56         664

Addition
al

Housing
Units by

2025       5,649        5,885       8,825        9,196     12,821 13,365
Source:  U.S. Census and Ventura Council of Governments (VCOG)
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Table 3-4  Projected School Needs to 2025

Annual Growth Rate
0.6% 0.9% 1.25% Assumptions

Elementary

 Students 1,295 2,023 2,940
0.22 student
generation

 New Campuses 3 4 6
500 children per

school

 Acres 29 45 65
11.1 acres per

campus
Middle

 Students 530 828 1,203
0.09 student
generation

 New Campuses 1 1 1
1,000 children

per school

 Acres 11 16 24
19.9 acres per

campus
 High School

 Students 647 1,012 1,470
0.11 student
generation

 New Campuses 0 1 1
2,000 children

per school

 Acres 18 28 41
55.7 acres per

campus
TOTAL ACRES 57 90 130
Sources: Ventura Unified School District Development Impact Fee Justification Study (July 3, 2002) and the Guide to School
Site Analysis and Development.

3.1.3 Parks

Table 3-5 shows the acres needed for new parks based on the projected growth scenarios selected
by CPAC.  Using the current City standards for parks and the 0.6%, 0.9%, and 1.25% annual
growth rates, 151, 235, and 342 acres, respectively, would be needed for new parks.  (See
Section 5.8 for additional analysis of park needs.)

Table 3-5  Projected Park Needs to 2025

0.6% Growth
Rate

0.9% Growth
Rate

1.25%
Growth

Rate
Projected Population Growth (2002-2025) 15,064 23,541 34,214
Additional Park Acres (3 ac/1000)1 45 71 103
Additional Park Acres (10 ac/1000)2 151 235 342
1Park standard per Quimby Act (Government Code Section 66477)
2Park standard of 10 acres per 1,000 persons (2 acres neighborhood, 3 acres service area, and 5 acres
citywide) per City of Venura 1998 Comprehensive Plan.
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3.2 Potential Land Supply Available

The City of Ventura is almost entirely built out, meaning that very little vacant land is available
for development.  Based on information received from the County Assessor in 2002, the city and
sphere of influence contain approximately 1,332 acres of vacant land (7% of total land).
However, this supply can be increased by redeveloping land that is currently underutilized.  In
December 2001, the City undertook an underutilized residential land study for the update of the
Housing Element, which identified 89 more acres in the city with the potential for added
residential development.

The potential land supply is summarized under the following categories and subcategories:

 Infill/reuse
o Vacant and underutilized sites
o Westside Community Revitalization Plan
o Sphere of Influence
o Redesignation of commercial and industrial sites to mixed-use

 Non-urbanized expansion areas

3.2.1 Vacant and Underutilized Residential Sites

Table 3-6 summarizes vacant and underutilized land zoned for residential development within
the city limits.  As Table 3-6 shows, Ventura has 333 acres of vacant residential land.
Historically, residential developments in the city are constructed at about 70% of the maximum
buildout.  Assuming that trend continues, the vacant and underutilized residential land has the
potential for 2,349 more dwelling units.  However, if development density increased to 100% of
existing zoning, an additional 3,356 dwelling units could be built.  A higher density level could
be achieved by establishing a minimum density, creating incentives for higher densities, or
increasing maximum allowable density in certain zoning districts.
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Table 3-6  Vacant and Underutilized Residential Land

Zoning Maximum
Density Acreage

Unit
Potential

at Historic
Densities1

Unit
Potential
at 85%
Density

Unit
Potential
at 100%
Density

Unit
Potential
at 115%
Density

VACANT
Single Family (R-1)
   R-1-1AC 1 88.8 62 75 89 102
   R-1-B 14 0.4 4 5 6 6
   R-1-6 7 18.5 91 110 130 149
   R-1-7 6 111.7 469 570 670 771
   R-1-10 4 2.7 8 9 11 12
Total Single Family (R-1) 1 to 14 222 633 769 905 1041
Two Family (R-2) 14 1 8 10 11 13
Multiple Family (R-3)
   R-3-1 54 6 223 271 319 366
   R-3-2 36 3 78 95 112 128
  R-3-5 18 14 180 219 257 296

Total Multiple Family (R-3) 18 to 54 23 481 584 688 791
Residential Planned
Development (R-P-D) 6 13 53 64 75 86

Mixed-Use (MXD) 27 21 397 482 567 652
TOTAL VACANT 280 1572 1,909 2,246 2,583

UNDERUTILIZED
Two Family (R-2)
   R-2 14 14 140 170 200 230
   R-2-B 27 1 13 16 19 22
Total Two Family (R-2) 14 to 27 15 153 186 219 252
Multiple Family (R-3)
   R-3-1 54 6 215 262 308 354
   R-3-2 36 0 3 3 4 4
   R-3-5 18 32 406 493 580 667
Total Multiple Family (R-3) 18 to 54 38 624 757 891 1025
TOTAL UNDERUTILIZED 53 777 944 1110 1277
TOTAL VACANT AND
UNDERUTILIZED         333   2,349         2,852         3,356         3,859

1.  Historically the city has built out at 70% of maximum density.
Source: City of Ventura Draft Housing Element
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3.2.2 Westside Community Revitalization Plan

In March 2002, the City Council accepted the Westside Community Revitalization Plan
(Westside Plan) and directed staff to incorporate the policy recommendations of the Westside
Plan into the Comprehensive Plan update for further review.  The purpose of the Westside Plan
is to help the Westside community accomplish its vision for change and to continue revitalization
efforts that began in 1996. The Westside Plan is a strategic land use document that identifies and
prioritizes opportunities for public and private investment.  Table 3-7 summarizes the
recommended residential buildout in the Westside Plan.  While the existing zoning in the
Westside planning area can only accommodate 7,827 dwelling units, the Westside Plan
recommended over 10,000 units.  This would result in a 130% increase over the current
development level (4,638).

Table 3-7  Residential Component of the Westside Revitalization
Plan

Existing Potential Under
Existing Zoning

Final Recommended
Westside Revitalization

Plan

Dwelling Units 4,638 7,827 10,628

3.2.3 Sphere of Influence

Table 3-8 illustrates the residential potential in the city’s existing sphere of influence (SOI).  At
historic building densities, about 1,120 dwelling units can be developed in the SOI. An
additional 350 units can be developed on a 25-acre multifamily parcel in the SOI near the
Highway 101 and 126 interchange, and another 770 units can be built on four parcels (138 acres
total) of vacant residential land in the SOI in the Wells and Saticoy communities.

Table 3-8  Residential Potential
in the Sphere of Influence

Location Maximum
Density

Total
Acreage

Unit Potential at
Historic Densities1

Orchard Site at 101
and 126

20 25 350

Saticoy Area 8 138 770

TOTAL 163 1,120
1Estimated buildout under existing zoning.  Historic density is 70%.
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3.2.4 Potential Redesignation of Commercial and Industrial Sites to Mixed Use

Under the direction of CPAC, City staff and consultants researched the potential of redesignating
sites from commercial or industrial land use designations to mixed use in order to facilitate
projected growth by allowing residential uses to be incorporated as a component of new
commercial or industrial development. In response to this request, CPAC was presented with
more than 40 potential redesignation sites (see Appendix B for the complete list).  The criteria
for the site selection were:

 Vacant or underutilized commercial and industrial sites within the city limits,
 Vacant or underutilized commercial and industrial sites within the SOI and near existing

residential development,
 Commercial sites within the city limits that can accommodate mixed uses, and
 Agricultural-designated sites within the SOI that have non-agricultural uses.

Of the proposed potential redesignation sites, CPAC recommended by a majority that 31 sites be
redesignated to mixed use (see Appendix G).  Table 3-9 summarizes these sites by area (see also
Figure 3-3).  Through redevelopment of these sites at a 75/25% residential/commercial or
industrial mix, the City could accommodate up to about 5,000 additional dwelling units and
another 2.4 million square feet of commercial and industrial space.  These sites form the basis for
the creation of mixed-use districts (see Figure 3-3).  Full buildout of the proposed districts could
yield even more residential and non-residential development.

Table 3-9  Summary of CPAC Recommended Redesignation Sites

Mixed Use Area Total
Acreage

Unit
Potential

at Historic
Densities

Maximum
Commercial

and Industrial
Potential
(sq. ft.)

Existing
Commercial

and Industrial
Space

 (sq. ft.)

Net Increase in
Commercial/

Industrial Space at
Historic Densities

(sq. ft.)1

Ventura Avenue / West Side 199 1,243 828,729 139,036 689,693
Downtown 21 653 435,600 105,404 330,196
East Main St. Corridor 10 163 108,900 59,870 49,030
East Thompson Corridor 16 261 174,240 30,146 144,094
Seaward Ave. / 101 28 319 212,355 187,606 24,749
Loma Vista Corridor 10 163 108,900 51,242 57,658
Telegraph Road Corridor 37 482 321,255 269,446 51,809
Victoria Avenue 12 98 65,340 50,087 15,253
Arundell 73 898 598,950 3,220 595,730
Olivas 20 163 108,900 -- 108,900
Johnson Dr. / 101 10 163 108,900 -- 108,900
Wells / Saticoy 22 221 147,015 9,392 137,623
Harbor 10 163 108,900 -- 108,900
TOTAL 468 4,992 3,327,984 905,449 2,422,535
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3.2.5 Potential Expansion Areas

Figure 3-4 and Table 3-10 show 12 potential expansion areas (PEAs) considered by CPAC as
potentially appropriate for annexation to the City.  Each expansion area follows parcel lines.
Coloring of the expansion areas on the map corresponds to existing land use designations (Area 1
does not have a City land use designation and is shown without color).

Areas 2, 4, 8, 9, and portions of Areas 3, 5, 10 and 11 are already within the SOI; Areas 1, 6, 7,
and 12 are entirely outside the SOI. The Planning Considerations matrix in Appendix D
summarizes constraints associated with potential development of each expansion area.

Most of the 12 PEAs are used for agriculture, with some combination of row crops, orchards,
and grazing land.  Any development or extension of City services in PEAs 4, 10 and 12 would
require voter approval under City Measure P, approved in 2001.  All of the other areas except
PEA 1 are subject to the 1995 City SOAR (“Save Our Agricultural Resources”) Initiative, which
would require voter approval prior to any redesignation of Agricultural parcels to another land
use designation.  Although urbanization of agricultural lands could in some cases help resolve
the need to buffer agricultural operations and adjacent residential uses, it could also conflict with
City objectives concerning agricultural preservation.

Table 3-10
Potential Expansion Areas

Potential Expansion Area
Total
Acres

1 Canada Larga 814
2 North Avenue 55
3 Taylor Ranch 280
4 Arroyo Verde Hillside 455
5 West Olivas 317
6 East Olivas 702
7 South Montalvo 155
8 Serra 261
9 Poinsettia 418

10 North Juanamaria 530
11 Wells 456
12 North Wells 237

Of the 12 potential expansion areas, CPAC originally recommended by a majority that sites 2, 8,
7, 9, and 11 (in that order) should be considered for future development under the land use
alternatives (see Appendix G).  Together these sites total 819 acres. However, based on the
projected land demand and the available land supply (i.e. vacant, underutilized, Westside
Revitalization Plan recommendations, and SOI parcels zoned residential) the 819 acres exceeded
the amount of land required to accommodate a 0.9% annual growth rate.  Therefore, only Areas
2, 7, 8, and the southern portion of 9 were included in developing the two land use alternatives
(see Figure 3-5 for a map of these areas and Section 3.3 for a discussion of the land use
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alternatives.  See also Appendix B for the Residential and Non-Residential Land Demand
Projections presentation given on March 26, 2003.).  Subsequently at the August 27, 2003
meeting, CPAC voted to include Potential Expansion Area 1 and the northern half of Potential
Expansion Area 9 in its recommended land use scenario (See Section 3.5).
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3.3 Land Use Alternatives

Based on the input received from CPAC on the projected land demand and the sources of land
supply, two land use alternatives were developed.  The key components of each alternative are
listed below.

Alternative 1:  No City Expansion

 Emphasize reuse/redevelopment
 Focus business attraction efforts on downtown, Westside and 101 Corridor
 Vacant and underutilized parcels develop at historic densities (70% of maximum

buildout)
 Redesignation of some parcels occurs (also with development at historic densities)
 Incorporate Westside Community Revitalization Plan at 70% of the Plan’s recommended

buildout

Table 3-11 summarizes the potential lands available and the acreages allocated to residential,
non-residential, and other land uses for Alternative 1.

Table 3-11  Alternative 1:  No City Expansion

Potential Lands Available Residential
Acreage

Potential
Housing

Units

Potential
Retail,

Industrial, and
Office Acreage

Schools,
Parks, and

Other

Vacant/Underutilized Residential Sites1 333 2,349 215 NA

West Side Revitalization Plan Area NA 4,200 NA NA

Sphere of Influence2 163 1,120 544 NA

Potential Redesignations 468 4,472 27 NA

TOTAL 964 12,141 786 NA
1 Unit potential at historic densities (70% of maximum)
2 Unit Potential under existing zoning at historic densities

Alternative 2:  Expand Into Areas 2, 7, 8, and the Southern Portion of Area 9

 Urbanizes agricultural lands and extends sphere of influence to potential expansion areas
 Expands economic development opportunities
 Encourages multifamily and mixed use on Eastside annexation parcels
 Creates potential for new park and recreation uses on selected annexation parcels
 Vacant and underutilized parcels develop at historic densities
 Does not include any redesignations
 Incorporate Westside Community Revitalization Plan consistent with existing zoning at

historic densities
 Improves circulation (e.g. Kimball Road, North Bank Drive, Ramelli Avenue, Johnson

overpass)
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Although CPAC recommended Expansion Areas 2, 7, 8, 9, and 11, based on the projected land
demand and the available land supply (i.e. vacant, underutilized, Westside Community
Revitalization Plan recommendations, and SOI parcels zoned residential), the 819 acres in these five
areas exceeded the amount of land required to accommodate a 0.9% annual growth rate.  Therefore,
only Areas 2, 7, 8, and the southern portion of Area 9 were included in this land use alternative.
(See also Appendix B for the Residential and Non-Residential Land Demand Projections
Presentation presented to CPAC on March 26, 2003.)

Table 3-12 summarizes the potential lands available and the acreages allocated to residential, non-
residential, and other land uses for Alternative 2.

Table 3-12  Alternative 2:  Expand into Areas 2, 7, 8, and 9

Potential Lands Available Residential
Acreage

Potential
Housing

Units

Potential
Retail,

Industrial,
and Office
Acreage

Schools,
Parks,

and Other
Acreage

Vacant/Underutilized Residential Sites1 333 2,349 215 NA

West Side Revitalization Plan Area2 NA 2,232 NA NA

Sphere of Influence2 163          1,120 544 NA

Potential Expansion Areas 0 3,630 105 304
TOTAL       496          9,331                864            304
1 Unit potential at historic densities (70% of maximum).
2 Unit Potential under existing zoning at historic densities.

Although Alternatives 1 and 2 differ in their approach to their distribution of land uses, they
include many key common elements, such as:

1. Incorporation of adopted community plan programs (Westside, Downtown, Harbor, etc.)
2. Preservation of open space, hillsides, shoreline, historic resources and views
3. Restoration of natural drainage features
4. Walkable neighborhoods with local serving commercial
5. Pedestrian orientation, amenities and crossings along major corridors
6. Roadway, transit and alternate transportation connections between activity centers
7. Revitalization of commercial corridors (limit new strip commercial development)
8. Business attraction strategies (especially targeting professional/office uses)
9. Workplace supporting retail in industrial and commercial districts
10. Downtown and Westside multifamily housing to meet Regional Housing Need Allocation
11. Compatibility of new development mass and scale
12. Design guidelines tailored to specific neighborhoods, districts and corridors
13. Improvements to streetscapes, alleys, city gateways and freeway frontage
14. Undergrounding of existing and new utility lines
15. Site(s) for multimodal transit center and train station
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16. Customization of acceptable levels of service for key roadways

3.4 Draft CPAC Land Use Scenario

Using the information and analysis presented regarding Alternatives 1 and 2, a Draft CPAC Land
Use Scenario was developed (see Figures 3-7 and 3-8) and presented to CPAC on August 27,
2003.  The draft CPAC recommended land use scenario incorporated key aspects of the two
original alternatives in an effort to protect Ventura’s unique character and to accommodate
projected growth.

Key Features of Draft CPAC Land Use Scenario

 Emphasizes infill
 Vacant and underutilized parcels develop at historic densities
 Incorporates Westside Community Revitalization Plan consistent with existing zoning at

historic densities
 Redesignation of some parcels occurs, with development at historic densities
 Urbanizes agricultural lands and extends sphere of influence to expansion areas
 Expands economic development opportunity
 Encourages multifamily and mixed use on eastside annexation parcels
 Creates potential for new park and recreation uses on selected annexation parcels
 Improves circulation (e.g. Kimball Road, North Bank Drive, Ramelli Avenue, Johnson

overpass)
 Sphere of influence shrinks to city limits and encompasses the proposed expansion areas

Table 3-13 provides a breakdown of the undeveloped land supply by uses and acres and shows
the dwelling unit potential for the draft land use scenario.  As the Table illustrates, the scenario
identifies 700 acres of residential land, which could provide almost 12,000 dwelling units.  This
would exceed housing needs for 0.90% annual growth but fall slightly short of accommodating
1.25% annual growth (see Table 3-3).  In addition, there are almost 700 acres available for non-
residential growth.  This is more than adequate to meet the medium land demand projections for
non-residential growth (see Chapter 6 and Appendix F).  The Draft CPAC Land Use Scenario
also provides for more than 300 acres of other land uses, including about 200 acres of parks and
open space.
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Table 3-13  Draft CPAC Land Use Scenario

Potential Housing Supply Acres Units
     Vacant and underutilized 333 2,349
     Redesignation Potential (excluding West Side Plan) - 2,601
     Westside Community Revitalization Plan (at existing zoning and 70% buildout) - 2,232
     Sphere of Influence 163 1,120
     Expansion Areas (2, 7, 8, and 9) 205 3,597
Total Housing Acres/Units 701 11,899

Potential Non-Residential Supply
   Vacant and Underutilized Non-Residential
      Retail Acres 66
      Industrial Acres 116
      Office Acres 33
   Sub-total Vacant and Underutilized 215
   Redesignation Potential (excluding West Side Plan) (1,640,633 sf) 37
   Sphere of Influence
      Retail Acres 31
      Industrial Acres 289
      Office Acres 9
   Sub-total Sphere of Influence 329
   Potential Expansion Areas
      Retail Acres 43
      Industrial Acres NA
      Office Acres 62
   Sub-total Potential Expansion Areas 105
Total Non-Residential Acres 686

Potential Other Land Uses
Schools Acres 78
Parks and Open Space Acres 215
Other (e.g. fire stations, police stations, libraries) 11
Total Other Land Uses Acres 304

Total Acres/Units 1,691 11,899
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Comprehensive Plan Update 2025

CPAC Recommended 
Land Use Changes

This map is a product of the City of San Buenaventura, California.  Although reasonable efforts have been made to ensure the accuracy of this map, the City of San Buenaventura cannot guarantee its accuracy.

Notes

This map reflects information based on 
input received from the Ventura Comprehensive 
Plan Advospry Committee as of July 16, 2003.

For more information please contact the 
Community Development Department

Advance Planning
City Hall, Room 125, 501 Poli St.,

Ventura, CA 93001
Phone:  (805) 654-7894    www.ci.ventura.ca.us

Prepared by:  Community Development Department
Source:  City of Ventura

Date Created:  April 1, 2003
Scale:  1 inch = 1,500 feet

Mixed Use Districts

Current Sphere of Influence

City Limits

Legend

Residential Component Added to 
Commercial and Industrial

Expansion Areas to be Master Planned
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3.4.1 Framework for Development of Expansion Areas

Since redesignation of any agricultural land would require a citywide vote, specific land use
changes have not been mapped for the expansion areas.  It is assumed that a thoroughly detailed
master plan (or specific plan) would be prepared for each expansion area prior to voter approval
and subsequent annexation.  In addition, a phasing plan could be established whereby the
expansion areas are prioritized for development based on triggers, such as employment
generation, population growth, or remaining availability of vacant and underutilized land in the
existing city.

In addition, direction for future development can be set in the Comprehensive Plan Update by
requiring the following within each expansion area neighborhood:

 Build new neighborhoods in a compact form and plan for walkability (i.e., 80-to-100
acres, ¼- mile from center);

 Encourage development that promotes a mix of housing types and meets affordable
housing needs;

 Connect street systems that balance auto, pedestrian, and bicycle movement in a fine-
grained block, pedestrian and park network system;

 Encourage mixed-use development, preferably near transit nodes;
 Encourage development that responds to unmet needs in nearby existing neighborhoods;
 Connect open spaces, parks and trails into an integrated system;
 Vigorously protect sensitive habitat and watershed land;
 Recognize traditional downtown, commercial districts and urban neighborhoods as being

critical anchors for the economic and community vitality of a region; and
 Assume that each potential neighborhood has the opportunity not only to provide

amenities to its residents directly, but also to improve quality of life for the larger
community.

Table 3-14 provides information on housing, non-residential uses, and other land uses in each
expansion area under the draft CPAC recommended land use scenario.  The land uses identified in
Table 3-14 are conceptual and provide one feasible framework for buildout.  As stated above, each
expansion area would be developed under a highly detailed, site-specific master plan.

Figure 3-8 compares the land uses in Table 3-14 (housing, non-residential, and other) for each of
the expansion areas.  Under the draft scenario, a significant amount of land in Area 2 has been
allocated for parks due to a demonstrated need on the Westside.  In addition, because of their
locations near freeway systems, emphasis has been placed on non-residential uses in Area 7 and
in Area 9, which has excellent freeway visibility from State Highway 126.  Area 8 allocates a
substantial amount of acreage for housing due to its central location and proximity to the 100-
acre Ventura Community Sports Park.
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Table 3-14  Land Uses by Expansion Area for Draft CPAC Land Use Scenario

Potential Expansion Areas 2 7 8 9 Total
Housing Units Acres Units Acres Units Acres Units Acres Units Acres
   Low Density (0-7 du/ac) Acres 21 3 35 5 140 20 14 2 210 30
   Medium Density (8-20 du/ac) Acres 140 10 560 40 1,120 80 12 3 1,832 133
   High Density (21-54 du/ac) Acres 113 3 567 15 643 17 265 7 1,588 42
Total Housing 274 16 1,162 60 1,903 117 291 12 3,630 205
Non-Residential Uses
   Retail 3 15 10 15 43
   Industrial 0 0 0 0 0
   Office 2 20 7 33 62
Total Non-Residential Uses 5 35 17 48 105
Other Land Uses
   Schools 18 0 30 30 78
   Parks 15 58 92 50 215
   Other (e.g. fire stations, police stations,

libraries) 1 2 5 3 11

Total Other Land Uses 34 60 127 83 304
TOTAL 274 55 1,162 155 1,903 261 291 143 3,630 614

Note:  Housing units calculated as 70% of maximum densities.

Figure 3-8  Land Uses by Expansion Areas for Draft CPAC Scenario

Figures 3-9 through 3-12 depict some of the more significant land use proposals for the
expansion areas under the draft CPAC land use scenario.  The purple dashed circles on the
figures represent walkable neighborhoods based on a determination of existing neighborhood
edges and potential centers.  The yellow dashed lines are proposed road extensions.
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Expansion Area 2 has a recommended park on the southern portion of the area.  Expansion Area
7 also proposes a park along the Santa Clara River.  This park/open space would link a linear
park network in the Serra neighborhood along the Santa Clara River to a park system on the
Harmon Barranca.  The emphasis on commercial development in Expansion Area 7 would be
located near Highway 101 and existing commercial development along Johnson and North Bank
Drives.  Expansion Area 8 provides opportunities for increased circulation improvements from
Kimball Road and Ralston Street extensions.  Figure 10 shows the retail and office emphasis in
Expansion Area 9 near the highway and a linear park along the barranca on the eastern edge of
the property.  This linear park would connect to a linear park system to the north and could be
extended to the west to access a pedestrian bridge near Hill Road, which crosses over Highway
126 and joins another bike/pedestrian network.

Figure 3-13 combines potential future land use in expansion Areas 2, 7, 8 and 9 under the
proposed draft scenario.  Of 614 total acres, almost 50% (304 acres) would be used for parks,
schools, and other City services; about 33% (205 acres) would be dedicated to housing, and 17%
(105 acres) would be devoted to non-residential uses (retail, industrial, and office).

Figure 3-13  Expansion Areas by Land Use for CPAC Draft Land Use Scenario
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3.5 CPAC Recommended Land Use Scenario

The Draft Land Use Scenario was modified at the CPAC meeting on August 27, 2003 to:

1. Include all of Expansion Area 9. The Draft Land Use Scenario only included the southern
portion of Area 9.  This change added 275 acres to Expansion Area 9.  (See Section
3.5.1.)

2. Include Expansion Area 1 (Cañada Larga).  This added 814 acres to the overall scenario.
(See Section 3.5.1.)

3. Provide mixed-use land use designation along the north side of Main Street between Five
Points and the Pacific View Mall.  (See Section 3.5.2.)

4. Include five redesignation sites in the North Avenue area that were not included in the
draft CPAC scenario.  (See Section 3.5.2.)

5. Maintain the sphere of influence as it currently exists.  (See Figure 3-14.)
6. Maintain the low-density residential land use designation at current levels.  The Draft

CPAC Land Use Scenario proposed that Low-density Residential allow 0-to-7 dwelling
units per acre.  This has been increased to a maximum of 8 dwelling units per acre
(du/ac).  (See Table 3-16.)

7. Increase permitted densities on vacant multi-family sites.  Maximum density on vacant
R-3-2 parcels was assumed to increase from 36 du/ac to 54 du/ac, and vacant R-3-5 was
increased from 19 du/ac to 36 du/ac.  This increased the potential units on vacant
residential land from 2,349 to 2,568.

Table 3-15 provides a breakdown of the undeveloped land supply by uses and acres and shows
the dwelling unit potential for the CPAC recommended land use scenario.  As the table
illustrates, the scenario identifies almost 1,100 acres of residential land, which could provide
almost 18,000 dwelling units.  In addition, there are over 860 acres available for non-residential
growth.  The CPAC recommended land use scenario also provides for almost 1,000 acres of
other land uses, including about 800 acres of parks and open space.  This large increase in parks
and open space is due to the addition of Cañada Larga, which could provide almost 500 acres of
parks and open space.  (See Figure 3-14 for the map of the CPAC recommended land use
scenario.)

3.5.1 Expansion Areas Under the Final CPAC Recommended Land Use Scenario

Although the guidelines for development of expansion areas proposed in Section 3.4.1 would
remain in place, the CPAC recommended land use scenario includes another 1,098 acres in the
expansion areas.  The final scenario includes Expansion Area 1 (Cañada Larga), which is 814
acres, and the northern portion of Expansion Area 9, an additional 275 acres.  The plan proposed
by the landowner was used to estimate the buildout for Expansion Area 1.  In Expansion Area 9,
the additional acreage was used for housing.  Expansion Areas 2, 7, and 8 have the same amount
of development proposed under the Draft Land Use Scenario.  (See Figures 3-15 and 3-16 for
Expansion Area 1 and changes to Expansion Area 9.)



Ventura Comprehensive Plan Update                                                   CPAC Issues and Alternatives Report

3-40

Table 3-15  Final CPAC Recommended Land Use Scenario

Potential Housing Supply Acres Units
     Vacant and underutilized 333 2,568
     Redesignation Potential (excluding West Side Plan) - 4,992
     Westside Community Revitalization Plan (at existing zoning and

70% buildout) - 2,232

Sphere of Influence 163 1,120
     Expansion Areas (2, 7, 8, and 9) 596 6,861
Total Housing Acres/Units 1,092 17,773

Potential Non-Residential Supply
   Vacant and Underutilized Non-Residential
      Retail Acres 66
      Industrial Acres 116
      Office Acres 33
   Sub-total Vacant and Underutilized 215
   Redesignation Potential (excluding West Side Plan) 187
   Sphere of Influence
      Retail Acres 31
      Industrial Acres 289
      Office Acres 9
   Sub-total Sphere of Influence 329
   Potential Expansion Areas
      Retail Acres 55
      Industrial Acres 19
      Office Acres 62
   Sub-total Potential Expansion Areas 136
Total Non-Residential Acres 867

Potential Other Land Uses
Schools Acres 133
Parks and Open Space Acres 803
Other (e.g. fire stations, police stations, libraries) 35
Total Other Land Uses Acres 971

Total Acres/Units 2,930 17,771
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Table 3-16  Final CPAC Scenario – Land Uses by Expansion Area

Potential Expansion Areas 1 2 7 8 9 Total

Housing Units Acres Units Acres Units Acres Units Acres Units Acres Units Acres
Low Density (0-8 du/ac) Acres 1,300 283 17 3 28 5 112 20 168 30 1,625 341
Medium Density (9-20 du/ac)
Acres 0 0 140 10 560 40 1,120 80 770 55 2,590 185

High Density (21-54 du/ac)
Acres 0 0 113 3 567 15 643 17 1,323 35 2,646 70

Total Housing 1,300 283 270 16 1,155 60 1,875 117 2,261 120 6,861 596
Non-Residential Uses
Retail 12 3 15 10 15 55
Industrial 19 0 0 0 0 19
Office 0 2 20 7 33 62
Total Non-Residential Uses 31 5 35 17 48 136
Other Land Uses
Schools 0 18 0 30 85 133
Parks 488 15 58 92 150 803
Other 12 1 2 5 15 35
Total Other Land Uses 500 34 60 127 250 971
Total 1,300 814 270 55 1,155 155 1,875 261 2,261 418 6,861 1,703

3.5.2 Redesignations Under the CPAC Recommended Land Use Scenario

A number of sites were analyzed for redesigantion from commercial or industrial land use
designations to a mixed-use designation (see Section 3.2.4 for more details).  CPAC requested
that the following additional redesignation sites be included in the CPAC recommended land use
scenario:

 Provide mixed-use land use designation along the north side of Main Street between Five
Points and the Pacific View Mall.

 Include five redesignation sites in the North Avenue area that were not included in the
draft land use scenario.

These additions, in combination with estimated buildout within the redesignation sites at 100
% of allowable density, increase the residential potential of the redesignation sites to 4,992 units
in the CPAC recommended scenario.  These sites are included in the mixed-use districts shown
on Figure 3-3.  (See Appendix C for a complete list of redesignation sites.)
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3.6 Land Use Designations

In the Comprehensive Plan Update, the City’s roughly 30 existing Land Use Designations are
proposed to be consolidated into 10 designations in four categories, as follows (specific rules for
parcel development will continue to be contained in the Zoning Ordinance):

Residential

 Low Density – allows single family homes and mobile homes at 8 units per acre
 Medium Density – allows single family, multifamily and mobile homes at 9 to 20 units

per acre
 High Density – allows multifamily housing at 21 to 54 units per acre

Commercial and Industrial

 General Commercial – allows a wide range of professional, retail and service uses
 Industrial – allows intensive manufacturing, processing, warehousing and similar uses
 Professional Office – allows administrative, financial, medical, service and similar uses

Resource and Institutional

 Agriculture – allows commercial cultivation of food and plants and raising of animals
 Parks and Open Space – allows passive and active recreation and supporting facilities
 Public and Institutional – allows government, hospital, library, school and similar uses

Mixed Use

 Mixed Use – allows a variety of retail, service, professional and office uses, and
multifamily housing at up to 30 units per acre; includes areas regulated by:
Downtown Specific Plan – allows a variety of retail, service, professional and

office uses, and multifamily housing at up to 64 units per acre in accordance with
the Downtown Specific Plan, and

Harbor Master Plan – allows uses identified in the Harbor Master Plan on a
parcel-specific basis.
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Comprehensive Plan Update 2025

PEA #9 (Updated)
Poinsettia

This map is a product of the City of San Buenaventura, California.  Although reasonable efforts have been made to ensure the accuracy of this map, the City of San Buenaventura cannot guarantee its accuracy.
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4.0  CPAC Land Use Scenario
Environmental Constraints

This section provides a general analysis of the environmental issues associated with the CPAC
recommended land use scenario.  Where appropriate the analysis is divided between infill/reuse
and non-urbanized potential expansion areas.

4.1 Biological Resources

4.1.1 Infill/Reuse

In general, future development within the existing sphere of influence would have few, if any,
impacts to biological resources.  "Sensitive" habitat areas remaining within the SOI are limited to
the Ventura and Santa Clara Rivers and associated habitats, some of the barrancas that traverse
the City, and portions of the coastal and hillside areas.  None of the infill or reuse areas identified
within the sphere of influence are adjacent to any of these potentially sensitive habitat areas.

A limited number of agricultural properties remain within the SOI, notably the McGrath property
south of U.S. 101 and orchards near the U.S. 101/SR 126 interchange and in the Saticoy area.
However, the only potential biological issue associated with these areas is the possible presence
of raptor nests.  Most nesting bird species would be protected under the International Migratory
Bird Treaty Act.  Active nests should not be disturbed during the breeding season without
California Department of Fish and Game (CDFG) consultation.

Areas north and south of the Brooks Institute in the North Ventura Avenue area are undeveloped
and contain some sensitive habitats.  Habitat in a majority of the area north of the Brooks
Institute consists of non-native grassland dominated by non-native grasses and mustard.
However, a portion of the area contains hydrophytic plants (potential wetland indicator species),
including willows, mugwort, and saltgrass.  This area may be classified as wetland habitat.  This
potential wetland area appears to be isolated from other federal or state jurisdictional waters,
although it is approximately 300 feet east of the Ventura River.

The property south of Brooks Institute is divided by the Cañada Larga drainage, which flows into
the Ventura River to the west.  This drainage is a federal and state jurisdictional water and may
contain wetland areas.  The drainage contains willow riparian scrub habitat and has potential to
contain Least Bell’s vireo, a Federal and State endangered species.  Any impacts to this area
would likely require permitting from the U.S. Army Corps of Engineers (Corp), the California
Department of Fish and Game (CDFG), and the Regional Water Quality Control Board
(RWQCB).  Cañada Larga drainage may also function as a wildlife movement corridor between
the Ventura River and upland habitat areas east of the project site.  Coast live oak trees located
throughout the property may also be considered an important biological resource under CEQA.
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4.1.2 Potential Expansion Areas

PEA 1

The primary habitats within Cañada Larga are:  (1) non-native grassland, found generally on the
valley bottom, the north side of the valley, and the southeast side of the valley; (2) coastal sage
scrub habitat, located on the south side of the valley on the north facing slopes; and (3) the
riparian area of the Cañada Larga drainage.  The Valley bottom and northern side of the valley
have been heavily disturbed by grazing.  The southern side of the valley contains steeper slopes
with thick coastal sage scrub and very little grazing disturbance.  Numerous trees are found
throughout the valley and include Coast live oak, sycamore, willow, and cottonwood.  In the
eastern portion of the valley there are areas of oak savannah woodland, generally concentrated in
the Leon Canyon area.

Wetland areas may be present within the Cañada Larga riparian area and within any of the
drainages tributary to it.  Therefore, any disturbance of this area would likely require permitting
from the Corp, the CDFG, and the RWQCB.

The area has the potential for federally and state listed species primarily within native habitats
remaining in the valley, including the riparian habitat and the coastal sage scrub.  Potential
species could include the federal and state endangered least bell's vireo and the federally
threatened red-legged frog. In addition, the valley, and especially the riparian corridor, may
function as a wildlife corridor connecting the Ventura River corridor to natural habitat areas to
the east.

PEA 2

PEA 2 is divided by Manuel Creek which flows from east to west emptying into the Ventura
River approximately ¼ mile west of the property.  The portion of the property located north of
this drainage is in use as a lemon orchard.  The portion south of the drainage is an abandoned
lemon orchard.  Areas to the north and south of the property are residential.

No native habitats exist on the orchard area north of Manuel Creek.  Some non-native
ornamental trees are located within the orchard (around the residence), which have the potential
to contain raptor nests.  As mentioned above, most nesting bird species would be protected under
the International Migratory Bird Treaty Act and would need to be avoided during the breeding
season.

The area south of Manuel Creek contains ruderal and oak habitat.  Oak trees are protected under
the Ventura County non-coastal zone ordinance.

The Manuel Creek drainage is a Federal and State jurisdictional water, and additionally may
contain wetland areas.  Any impacts to this area would require permitting from the Corp, the
CDFG, and the RWQCB.  Additionally, the riparian area has potential to contain Least Bell’s
Vireo, a Federal and State endangered species.  This species nests in willow riparian areas and
has been found nesting within the Ventura River corridor.  Manuel Creek may also provide a
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habitat corridor linkage between the Ventura River and upland habitat areas east of the project
site.

PEA 7

PEA 7 is located adjacent to the floodplain of the Santa Clara River and is currently used as a
lemon orchard.  Residential and/or commercial areas are located to the north, east, and west of
the site and orchard areas are located to the south.  A eucalyptus windrow is located within the
site, with the potential for raptor and other bird nests.  The southern boundary on the western
portion of the site contains what appears to be a residual stream channel that has been relocated
east of the site.  This residual stream channel area contains eucalyptus trees, cottonwood trees
and willows.  This residual drainage may also contain wetland areas protected by the Corps and
the CDFG.  The Harmon Barranca is located on the western boundary of the site, but it is
completely armored on the bottom and sides with grouted rock rip-rap and no vegetation.  The
eastern portion of the site is bound on the south by a hillside containing native scrub habitat.

Due to the agricultural use of the site and the disturbed nature of the residual stream channel, it is
unlikely that any special-status species would be located in the area.  The site does not appear to
contain any migration corridors, and none would be affected by development of the area.

The Santa Clara River is located to the south, but is approximately 200 feet away (at the closest
point).  Development of the property has little potential to adversely affect biological resources
located within the Santa Clara River corridor.  The area between the property and the river
corridor is currently an orchard.

PEA 8

PEA 8 is entirely in agricultural use, containing orchard, row crops, and nursery areas and is
surrounded on all sides by residential and other urban uses.  No native habitats are located on the
site.  Some non-native trees (eucalyptus and pine) are located on the site.  These trees have the
potential to contain raptor and bird nests.

The site does not appear to contain wetlands, riparian areas, or wildlife corridors.  There is no
habitat available for special-status species.

PEA 9

PEA 9 is entirely agricultural, containing primarily lemon and avocado orchards with windrows
of Italian Poplar (Populus Canadensis var. serotina).  No native habitats are located on the
property, and as such, there is little to no potential for special-status species to be found on the
site.  Buffers may be needed along Harmon Barranca, which forms the eastern boundary of this
site.  However, the barranca is highly disturbed and dominated by non-native eucalyptus species.
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4.2 Hazards

4.2.1 Geology

Ventura is subject to a variety of geologic and seismic hazards, including surface landsliding,
groundshaking, fault surface rupture, and liquefaction.  These hazards are described in detail in
the August 2002 Comprehensive Plan Update Background Report.

Landsliding is not a significant concern in any of the infill/reuse areas or in PEAs 2, 7, 8, or 9
since none of these areas are in steeply sloped hillside areas.  Groundshaking, on the other hand,
could affect all of Ventura in the event of a large earthquake on any of several faults in the
region.  Because groundshaking could affect all portions of the City, it does not pose a particular
geographic area within the community.

Figure 4-1 shows seismic faults that underlie Ventura as well as areas with the potential to
experience liquefaction due to a moderate or high water table.  The Ventura-Foothill Fault,
which generally runs along Foothill Road, is the only fault within the planning area that the State
of California has officially designated as "active" (i.e., one having ruptured within the last 11,000
years).  The westernmost portion of the Main Street mixed-use corridor is within the fault rupture
hazard zone associated with this fault.  This fault rupture hazard zone also crosses through the
northern portion of PEA 9.  Any new development or reuse of sites within the hazard zone would
require special seismic studies to demonstrate that occupied structures would not overlie the
fault.  "Potentially active" faults (faults that experienced movement between 11,000 and 1.6
million years ago) cross through PEAs 1, 7 and 8, as well as the Arundell, Johnson Drive/101,
and Olivas mixed-use districts.  The inferred location of the Red Mountain Fault crosses through
the western end of PEA 1.  The inferred location of the Oak Ridge Fault crosses through the
northwestern portion of PEA 8 and the Arundell community, including the McGrath property.
The inferred location of the McGrath Fault crosses through the southern portion of PEA 7 as well
as through the Johnson Drive/101 and Olivas districts.  Although these potentially active faults
do not carry the same legal requirements for study and setbacks that apply to the Ventura-
Foothill Fault, they warrant consideration in any effort to plan development in the affected areas.

Liquefaction, a process in which soils liquefy during groundshaking, is of greatest concern in
areas with high water tables.  As shown on Figure 4-1, areas along the Ventura and Santa Clara
Rivers and along the coast have high water tables and are therefore subject to liquefaction
hazards.  Infill/reuse areas with relatively high liquefaction potential include much of the
Westside west of Ventura Avenue, the Seaward Avenue/101 and Harbor districts, a portion of
the Johnson Drive/101 district, and portions of Saticoy.  Much of PEA 7 also has a high water
table and relatively high potential for liquefaction.  Although engineering solutions (most
commonly, densification of site soils) can typically adequately reduce liquefaction hazards to
acceptable levels, liquefaction hazards would warrant further investigation for development
proposals in areas with high water tables.
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4.2.2 Flooding

The flood zones within the planning area are shown on Figure 4-2.  The only areas planned for
future development that is within the 100-year flood zone is an infill site within the City's SOI in
the Saticoy area, west of Wells Road and south of Telegraph Road and the area adjacent to
Cañada Larga drainage in PEA 1.  The eastern portion of the Saticoy site is subject to the 100-
year flood from Brown Barranca.  The 100-year flood zone runs through the central portion of
PEA 1, but is restricted to the area immediately adjacent to the drainage.  No other portion of the
infill/reuse areas or of PEAs 2, 7, 8, or 9 is within the 100-year flood zone.  To address potential
flood issues, either development on that site would need to avoid the 100-year flood zone or
building pads within the flood zone would need to be elevated outside the flood plain.

The northwestern corner of PEA 2 and the southeastern boundary of PEA 7 are adjacent to, but
outside the 100-year flood zone.   Other areas in the Arundell, Johnson Drive, and Saticoy areas
are within the 500-year flood zone.  There is some potential for flooding in each of these areas,
though the current City policy would not restrict development in these areas.

4.2.3 Contamination/Brownfields/Other Hazards

Infill/Reuse

Soil and/or groundwater contamination is a possibility in many of the areas under consideration
for infill development or reuse.  A limited number of infill properties within the City/SOI
(notably, the McGrath property, the 25-acre orchard site near the 101/126 interchange, and some
sites in the Saticoy area) are currently in agricultural use; therefore, pesticide/herbicide
contamination of site soils is a possibility in these areas.  This would not likely be a major
obstacle to development, though testing of site soils, and removal of any soils found to be
contaminated, would be warranted prior to grading or development in these areas.

Any developed property has the potential for soil contamination due to operation of motor
vehicles and use of solvents and other materials that could have been spilled over the years.
Generally speaking, the risk of significant contamination requiring remedial action is low
through most of the City.  However, portions of the Westside have been identified as brownfields
with a high likelihood of significant contamination issues.  These areas, highlighted on Figures
XI-12, XI-13, and XI-14 of the August 2002 Comprehensive Plan Background Report, include
two of the potential redesignation areas identified on the Westside (a 20-acre area north of
Sycamore Village and a 30-acre area south of DeAnza Middle School).  Both areas include
equipment storage yards and other industrial uses.  Other potential redesignation areas farther
north along Ventura Avenue are part of the North Avenue oil field and also have a high potential
for soil contamination.  Additional industrial areas in the southern portion of the Westside
neighborhood that have also been identified as potential brownfield sites could undergo
redevelopment/reuse in accordance with the Westside Revitalization Plan.

Generally speaking, soil contamination does not pose an insurmountable obstacle to development
or redevelopment insofar as proper treatment or removal of contaminated soils can usually
mitigate potential health hazards.  Cleanup and reuse of contaminated areas would generally
have significant environmental benefits.  However, the costs for such remediation can be



Ventura Comprehensive Plan Update Issues and Alternatives Report – September 2003

4-8

substantial and can be a significant deterrent to private investment in areas containing soil
contamination.

Potential Expansion Areas

All four of the PEAs are currently in agricultural use so pesticide/herbicide contamination of site
soils is a possibility on all four sites.  As discussed above, this would not likely be a major
obstacle to development, but testing of site soils would be warranted prior to grading and
development.

Other potential health hazards are as follows:

 The steep hillsides surrounding PEA 1 have relatively high wildland fire risk.  Though
the flatter floor of Cañada Larga where development would likely be concentrated is at
less risk, wildland fire is a potential concern in this area.  Brush clearance around
developed areas and use of appropriate landscaping and building standards can generally
reduce such hazards to acceptable levels.

 An abandoned rail line traverses the northern portion of PEA 7 and the southern portion
of PEA 8.  Although no soil contamination is evident, contamination could have
occurred due to spills or other upsets from rail activity.  Soil testing and, if necessary
removal of contaminated soils, would be warranted in the event of a development
proposal affecting this area.

 An electrical transmission line traverses the eastern portion of PEA 9.  Although there is
disagreement about the potential health effects from exposure to electromagnetic fields
(EMFs) from such facilities, this is a potential concern for this site.  Appropriate
setbacks from the transmission line would need to be established for all uses.  The
California Department of Education has adopted a policy that recommends minimum
distances between new schools and the edge of transmission line rights-of-way.  The
setback guidelines are 100 feet from 50-133 kilovolt (kV) lines; 150 feet from 220-230
kV lines; and 350 feet from 500-550 kV lines.

4.3 Noise

Transportation facilities (roads, rail lines) are and will continue to be the most prominent sources
of noise throughout Ventura.  Figure 4-3 shows the 60, 65, 70, and 75 decibel (dB or dBA)
CNEL1 contours for major transportation in the community.  Noise levels in areas immediately
adjacent to the 101, 126, and 33 freeways generally exceed 70 dBA CNEL and noise levels along
other major roadways in the community generally exceed 60 dBA CNEL.

The City's Noise Element establishes an exterior noise level standard of 65 dBA CNEL for single
and multiple family dwellings.  This standard applies to all outside areas used for recreation

1 CNEL, or Community Noise Equivalent Level, is a measure of noise that is often used to estimate the effects of
noise on communities.  The CNEL is essentially a 24-hour average noise level, that is weighted to account for the
fact that people are more sensitive to noise occurring at night.  To account for this sensitivity, the CNEL adds 5
decibels (dB) to noise occurring from 7-10 PM and adds 10 dB to noise occurring from 10 PM to 7 AM.
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except for upper floor balconies.  The Noise Element also establishes a 45 dBA CNEL interior
noise standard for habitable rooms in all residences.

4.3.1 Infill/Reuse

Many of the infill/reuse sites are in areas subject to noise exceeding the City's 65 dBA CNEL
exterior standard.  Much of the 25-acre orchard site near the 101/126 interchange that is within
the SOI is subject to noise exceeding 65 dBA CNEL, as are portions of three SOI infill sites
north of SR 126 in the Saticoy area.  If residential development is proposed in any of these areas,
construction of sound walls along the freeway frontages may be warranted and special
construction standards to ensure that a 45 dBA CNEL interior level can be achieved would need
to be incorporated into the project design.  Typical construction generally reduces exterior noise
levels by about 20 dB and noise can generally be reduced by 25-30 dBA through such techniques
as use of double-paned glass on windows, minimizing the amount of glass facing noise sources,
and use of noise insulating building materials.

With the exception of portions of the Arundell community, virtually all of the areas where
mixed-use development may be accommodated are subject to noise exceeding 60 dBA CNEL
and possibly exceeding the 65 dBA CNEL standard.  This is because most of the redesignation
sites are located along relatively busy commercial corridors such as Main Street, Ventura
Avenue, Thompson Boulevard, and Victoria Avenue.  Some sites, such as the McGrath property
and sites in the Johnson Drive/101 area, are also subject to noise from Highway 101.  All of the
sites in the North Avenue area are subject to noise from SR 33.

Construction of sound walls along freeway frontages, particularly SR 33, is probably a viable
option for reducing noise impacts for future mixed use development adjacent to freeways.
However, construction of sound walls to protect the exterior portions of residential uses from
noise along arterial roadway corridors may be infeasible, unpractical, or undesirable from an
aesthetic standpoint.  Therefore, project design will be critical to achieving acceptable noise
levels in these locations.  In addition to the noise insulating building techniques described above,
projects would generally need to be designed such that exterior recreational areas (such as
courtyards) are shielded from noise sources by the buildings themselves.  In the case of a site like
the McGrath property, it would probably be appropriate to site the non-residential components of
any mixed-use development along the freeway frontage, with any residential component behind
and further from the freeway.

Other noise sources in the City (the shooting range at Grant Park and the race track at the
Ventura Fairgrounds) will likely continue to cause annoyance to some residents in the
Downtown and lower Westside neighborhoods.  However, they would not be expected to create
noise exceeding established City thresholds or that would pose a significant constraint to mixed-
use development within these areas.
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4.3.2 Potential Expansion Areas

PEA 1

PEA 1 currently experiences very low noise levels as local topography effectively shields this
entire area from noise from both Ventura Avenue and SR 33.  Noise is not a constraint to
development in this area.

PEA 2

PEA 2 is subject to noise from both Ventura Avenue and SR 33.  Noise levels in the western
portion of the PEA exceed the 65 dBA CNEL exterior standard.  Although noise is not a
significant constraint to development in this area, consideration should be given to siting
residential development away from Ventura Avenue, possibly siting any commercial or other
non-residential components along the Ventura Avenue frontage.

PEA 7

Noise generally is not a significant constraint to development within this PEA.  Noise levels in
the southern portion of the PEA may exceed 60 dBA CNEL, but are not expected to exceed the
65 dBA CNEL standard.  Use of standard construction practices and use of sound walls to
protect individual properties from noise from Highway 101 as appropriate would be expected to
achieve an acceptable noise environment.

PEA 8

Noise is not a significant constraint to development within PEA 8.  Noise levels likely exceed the
65 dBA CNEL standard along the Telephone Road frontage.  This area would therefore be more
suitable for non-residential uses.  However, much of the Telephone Road corridor is lined with
residential development that is protected by 6-8 foot sound walls.  A similar pattern along the
Telephone Road frontage within this PEA therefore would not be a significant deviation from the
current aesthetic character of the area.

PEA 9

Noise sources affecting this PEA are SR 126 and Telegraph Road.  Areas fronting SR 126 in the
southern portion of this PEA are more likely to be developed with commercial offices, taking
advantage of the freeway visibility; therefore, it is not likely that noise from the freeway would
create a significant constraint.  In the event that residential development were planned for the
southern portion of the site, the existing sound wall along the north side of SR 126 could be
extended to protect residences from freeway noise.  Telegraph Road presents issues similar to
those described above for PEA 8.  The Telegraph Road corridor may be more appropriate for a
non-residential use, though residences could be built along Telegraph Road with sound walls
along the roadway frontage.  Construction of sound walls would be consistent with the pattern to
the east along Telegraph Road.



Ventura Comprehensive Plan Update Issues and Alternatives Report – September 2003

4-15

4.4 Aesthetics/Views

4.4.1 Infill/Reuse

The infill and reuse development that would be accommodated within the current SOI generally
would not change the overall land use character of the community.  However, certain "remnant"
farmlands within the SOI could be converted to non-agricultural use under the current land use
designations, some of which are highly visible from important view corridors.  Notable examples
include the McGrath property, a 75-acre farm that is visible from Highway 101 and a 25-acre
orchard near the 101/126 interchange that is visible from both of those freeway corridors.
Conversion of these and other similar sites from their current agricultural use would
incrementally alter views from public rights-of-way; however, such land use changes would be
consistent with the land use patterns on surrounding properties.

The types of infill and reuse development envisioned within the current SOI would involve
intensification of land use and creation of a more densely settled, urban landscape.  In certain
areas of the City (notably, Downtown, Midtown, and the Westside), it is anticipated that
developments three to four stories in height with underground parking would be accommodated,
typical of a highly urban area.  Examples of recent developments in these areas that are likely to
typify what might occur within the Downtown, Midtown, and Westside neighborhoods are
shown on Figure 4-4.  In other areas of the City, intensities would be somewhat higher than what
currently exists, but lower than in the older core of the City.  Rather than multi-story buildings
with first floor office/retail uses and upper floor residences that may be prevalent in the older
core of the City, developments in such areas as the Arundell community and the East End would
more likely be no more than two or three stories in height, with residential and non-residential
uses occupying different areas on the same property.

The North Avenue area is highly visible to travelers on both SR 33 and Ventura Avenue. The
potential redesignation sites in this area are primarily developed with a mix of older industrial
and oil field uses, with relatively little aesthetic value.  Replacement of these uses with
moderately-scaled mixed use development may be considered a general improvement from an
aesthetic standpoint, though it would result in the extension of the urban fabric of the community
into the North Avenue area.

4.4.2 Potential Expansion Areas

PEA 1

PEA 1 is a relatively isolated canyon that is surrounded by steep hillsides and is primarily
undeveloped.  The area is of high aesthetic quality as it affords views across an open valley and
of surrounding dramatic ridgelines.  However, the area is not visible from any current public
view corridor as it is effectively shielded from view from both SR 33 and Ventura Avenue by
existing topography.  In addition, the high ridges surrounding the site restrict views of Cañada
Larga from other areas of the City.  As such, although development of this area would
completely transform its aesthetic character, such development would not be visible from any
other portion of the City or any important view corridor.
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Figure 4-4

Casa de Anza Apartment building in West Ventura, with a ground floor library
and apartments above.

New mixed-use development on Poli Street in Downtown Ventura, with ground floor
commercial uses and residences above.  This intensity of development could be
accommodated throughout Downtown under the CPAC recommended scenario
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PEA 2

Portions of this site, much of which is currently used as a lemon orchard, are visible from SR 33
and Ventura Avenue.  Although no identified scenic resources are present onsite, conversion of
the site to non-agricultural use would change the visual character of the area as well as altering
views from these public rights-of-way.  However, housing tracts are present both north and south
of this site and the Ventura Unified School District (VUSD) plans the construction of a new
elementary school immediately south of the site.  Consequently, conversion of this site would be
consistent with present and planned land use patterns in the area.

PEA 7

This site, currently used for a combination of orchards and row crops, is partially visible from
Highway 101.  Portions of the site are also visible from Bristol Road.  Although identified scenic
resources are not present onsite, the conversion to non-agricultural use would change the
character of the site.  Development would also block the current unbroken views toward the
Santa Clara River from Bristol Road.  However, the change in land use would be compatible
with the visual character of surrounding properties, which include commercial development
along Johnson Drive and residential tracts both north and south of Bristol Road and North Bank
Drive.

PEA 8

This site is currently used for a combination of row crops and orchards.  It is not visible from
either Highway 101 or SR 126, but is highly visible from such public rights-of-way as Telephone
Road, Bristol Road, and Montgomery Avenue.  Although many in the community would likely
view the loss of agricultural land as negative aesthetically, conversion of this site would affect
relatively few viewers because it is not visible from a highly traveled freeway.  In addition,
development of the site would be consistent with the land use pattern in the area as areas to the
east, west, and north that are developed with single and multi-family residential development.

PEA 9

This site, currently used as an orchard, is visible from SR 126 and Telegraph Road.  The site also
includes several windrows of Italian Poplars that provide a unique visual resource.  Conversion
of the site to non-agricultural use would completely change the visual character of the site and
may be viewed by many in the community as a negative aesthetic effect.  However, the change
of use would be consistent with the suburban character of areas to the east, west, and north.  The
current Comprehensive Plan includes a policy (Policy 7.2 of the Resources Element) specifying
that windrows should be preserved whenever possible and the Italian Poplar windrows appear to
be good candidates for preservation and incorporation into any future development proposal.



Ventura Comprehensive Plan Update Issues and Alternatives Report – September 2003

4-18

4.5 Agricultural Resources

Tables 4-1 and 4-2 summarize the acreage of farmland that could potentially be converted to
non-agricultural use under the CPAC recommended land use scenario.  The areas where
conversion of agricultural land could occur are shown on Figures 4-5 and 4-6.

Table 4-1  Important Farmlands Affected by Buildout
of the CPAC Recommended Land Use Scenario

Agricultural Acreage Potentially
Converted by Plan Buildout

Category Infill/Reuse
(including SOI
infill parcels)

Expansion Areas Total

Prime Farmland 210 490 700
Farmland of Statewide

Importance 53 352 405

Unique Farmland 0 13 13
Farmland of Local Importance 0 448 448

Grazing Land 9 438 447
Total 272 1,741 2,013

Table 4-2  Lands in Agriculture Use Affected by Buildout
of the CPAC Recommended Land Use Scenario

Agricultural Acreage Potentially Converted by Plan Buildout
Category Infill/Reuse

(including SOI infill
parcels)

Expansion Areas Total

Orchards 41 659 700
Row Crops 163 106 269

Grazing Land 0 817 817
Total 204 1,582 1,786

As indicated in Table 4-1, full buildout of the CPAC recommended land use scenario would
convert up to about 2,000 acres of lands designated as important farmlands to non-agricultural
uses, including 700 acres of Prime Farmland.  The expansion areas account for about 86% of the
overall potential farmland conversion and 70% of the Prime Farmland.  Properties that account
for the majority of the conversion associated with infill/reuse are the 75-acre McGrath property,
the 25-acre orchard near the 101/126 interchange, and the SOI infill sites in the Saticoy area.

About 1,800 acres of land in agricultural production (including grazing land) could be converted
to non-agricultural uses under the CPAC recommended land use scenario, including an estimated
700 acres of orchards and 269 acres of row crops (see Table 4-2).  The expansion areas would
account for about 89% of the overall loss of agricultural production.
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Back of Figure 4-5
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With the exception of the grazing lands in Cañada Larga (PEA 1), all of the agricultural lands
that could be converted under the CPAC recommended land use scenario are partially or
completely surrounded by non-agricultural uses such as residences and schools.  As discussed in
the August 2002 Comprehensive Plan Background Report, the proximity of agricultural lands to
these non-agricultural uses has created certain conflicts for both growers and residents.  The
conversion of these agricultural lands would be expected to generally reduce land use conflicts
relating to the interface of agricultural and urban uses.  Development within PEA 1 would not be
expected to create any significant compatibility issues with agriculture because Cañada Larga is
an isolated valley surrounded by steep hillsides that are not used for agriculture.

4.6 Cultural Resources

4.6.1 Historic Resources

Infill/Reuse

There are 91 designated historic resources within the current SOI.  A complete listing of these
resources can be found at the end of Chapter X of the August 2002 Comprehensive Plan
Background Report.  Among the notable historic resources are San Buenaventura Mission, the
Ortega and Olivas Adobes, and the Santa Gertrudis and San Miguel chapels.  Four historic
districts have also been established.  These include the Mission District, the Mitchell Block
District (south of Thompson Boulevard and East of California Street), the Selwyn Shaw District
(north of Poli Street between Ann Street and Hemlock Street), and the Simpson Tract District (in
the Westside west of Ventura Avenue and between Ramona Street and Center Street).

None of the sites under consideration for redesignation/reuse contain identified historic
resources.  Therefore, it is not anticipated that infill or reuse accommodated under the CPAC
recommended land use scenario would adversely affect historic resources.

Potential Expansion Areas

There are no designated historic sites in any of the PEAs, though all five PEAs include older
farmhouses and other buildings that likely meet the 50-year minimum age criterion to qualify for
the National Register of Historic Places (see Figure 4-7).  Meeting the minimum age criterion
does not necessarily mean that the structures are eligible for listing on the National Register and,
based on preliminary observations, it is not likely that structures would meet the other criteria for
eligibility.  However, analysis of the historic significance of the structures would be warranted in
the event of a development proposal in any of the PEAs.

4.6.2 Archaeological Resources

Infill/Reuse

A number of archaeological resource areas have been identified within the current SOI.  Notable
sites include the Shisholop Village at the foot of Figueroa Street, the Mission area, two different
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Figure 4-7

Farmhouse fronting Ventura Avenue in PEA 2.

Farmhouse and ancillary structures fronting Telephone Road in PEA 8.
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parts of a Chumash Village in the North Avenue area, a village site and cemetery in Saticoy, and
a village on Taylor Ranch.  In general, the areas where future infill development and reuse are
likely to occur would not affect these known sites.  Although there is the possibility that as yet
undiscovered resources could be present at any location, based on the fact that most of the
infill/reuse sites have been previously graded, the likelihood of finding intact resources is low.
Areas with the greatest potential for intact resources that could potentially be disturbed include
portions of the North Avenue area (such areas as south of the Brooks Institute that are not
developed), portions of the Downtown neighborhood, and Saticoy.

Potential Expansion Areas

None of the PEAs have been formally surveyed for archaeological resources.  Although no
known archaeological resources are present in any of the PEAs and all of the PEAs have been
substantially disturbed by past grading and agricultural activities.  Therefore, the likelihood that
significant archaeological resources are present is not considered high.  Nevertheless, PEAs 7, 8,
and 9 are in an area of some archaeological sensitivity as resources have been identified on other
sites in the East Ventura area, particularly farther east near Saticoy.  In addition, the Mission
Aqueduct, which stretched from Cañada Larga to the San Buenaventura Mission, is thought to
cross through the western portion of PEAs 1 and 2, though it is not known whether any trace of
that resource remains.  Archaeological resources are not expected to be a major constraint to
development on any of the PEAs; however, archaeological investigations would be needed to
confirm the presence or absence of archaeological remains.
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5.0  CPAC Recommended Land Use Scenario
Infrastructure and Service Constraints

This section provides a general analysis of the infrastructure and service issues associated with
the CPAC recommended land use scenario.

5.1 Transportation

The information summarized here presents the results of a preliminary circulation evaluation of
the CPAC recommended land use scenario.  The purpose of the analysis is to provide an
assessment of the traffic implications of the land use increases under this scenario.

Methodology

The transportation data is the product of a quantification of the land use proposal in relation to
existing traffic on the City’s street system.  The increase in land use has been converted to trip
generation by geographic area and then in turn converted to estimates of traffic volume increases
on the street system.

To derive the traffic volumes forecasts, use was made of the Ventura County Traffic Model
(VCTM).  The VCTM was developed by the Ventura County Transportation Commission
(VCTC) for countywide traffic modeling and has been used for a number of countywide
applications.  (The City is currently developing a more detailed traffic forecasting model that is
anticipated to be ready for use early in 2004.)  Since the VCTM has a base year of 1998, the
methodology used was to add the project-generated trips to the 1998 version of the VCTM and
derive the corresponding increases in traffic volumes.  Those incremental increases were then
applied to the existing (2001) traffic volumes.  In this manner, the increment of traffic due to the
proposed land uses can be seen in relation to the existing traffic volumes on the City’s street
system.

Results

Based on the increase in land use and the associated trip generation specified according to
VCTM traffic zone, the total increase in trip generation is estimated at 216,000 vehicle trips per
day.   This compares with a total citywide trip generation of close to one million daily vehicle
trips and hence represents an overall increase of around 22%.

Figure 5-1 shows existing traffic volumes and Figure 5-2 shows the average daily traffic (ADT)
increases due to the land uses that could be accommodated with full buildout of the CPAC
recommended land use scenario.   Figure 5-3 then illustrates the existing plus added traffic
volumes.  It should be noted that full buildout of the CPAC recommended land use scenario is a
theoretical future level of development that, based upon citywide growth rates over the past
decade, is not likely to occur within the 20-25 year timeframe of the Comprehensive Plan
Update.
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On the west side of the City, Ventura Avenue shows an increase of about 12,000 ADT between
Ramona and Main Street, which results in a total volume of about 30,000 ADT.  North of
Ramona Street, the projected volume is 27,000 ADT.  A recent analysis of Ventura Avenue as
part of the City Council action to downgrade this facility to a two-lane Collector has indicated a
maximum carrying capacity for this roadway of around 22,000 ADT.  Hence, the proposed land
uses cause that volume to be exceeded (27,000) and would require some form of mitigation in
the form of additional capacity on parallel facilities such as Cedar Street and/or Olive Street.

Other increases occur along the Victoria Avenue Corridor both north and south of SR-126, and
along Telephone Road east of Victoria Avenue.  Increases also occur on Main Street between the
two sets of freeway ramps and on Johnson Drive near the 101 Freeway.  Most of the increases
are less than 20 percent of total ADT volumes on these roadways and could generally be
accommodated.  Johnson Drive shows a higher than 20 percent increase, and may require
improvements to carry the increased traffic.

At this time, detailed findings such as intersection level of service (LOS) as per the City’s
performance criteria is awaiting the citywide traffic model, which produces peak hour
intersection level data for changes in land use or circulation.  The increases in traffic on the
City’s street system due to the land uses analyzed here appear reasonable at this time, but any
final conclusions will require such intersection analysis.

5.2 Water Supply, Treatment, and Conveyance

Projected water and wastewater demands for the various areas and land uses and cumulative
totals for buildout of the entire CPAC recommended land use scenario is included on Table 5-1.
As indicated in the table, buildout of the CPAC alternative would increase water demand by just
over 13.3 million gallons per day (mgd) or about 14,900 acre-feet per year (AFY).   It should be
noted that this increase is a conservative estimate and there are also adjustments and mitigation
measures that could significantly reduce this demand and its impact on the City’s ability to
obtain an adequate water supply to serve existing customers and the additional development
proposed in the CPAC recommended land use scenario.

PEAs 2, 7, 8 and 9 are currently agricultural areas that, although not being served by the City
water system, are utilizing water from private wells drawing from the same groundwater basin as
the City and when taken out of agricultural production will increase the available supply that can
be extracted from existing City wells or from new wells installed by the City.  Assuming an
average agricultural irrigation use of 2.0 feet per year on the total 889 acres within these four
PEAs equates to an existing annual demand of 1,778 acre-feet or 1.6 mgd.  Therefore, it is
assumed that any new water demand requirement for development on these areas can be reduced
or adjusted down by this amount to determine the net demand required from new water sources.

Also, 1.09 mgd (1,230 AFY) of the water demand from the school and park land use categories
in PEAs 7, 8 and 9 is strictly irrigation demands and could be supplied from reclaimed water
generated at the Ventura Wastewater Reclamation Plant.  The irrigation demands from PEAs 1
and 2 are assumed to be too remote to serve reclaimed water cost-effectively.  Additionally,
while not included herein, there are other existing and proposed new common landscaped areas,
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golf courses, parks, greenbelts and streetscapes that can be served from reclaimed water in the
future in order to further mitigate water supply issues.

Current water production has totaled approximately 19,000 to 21,500 AFY over the past few
years, with the range due to seasonal climate and rainfall variations.  Using the higher value to be
conservative, adding the projected increase of 14,900 AFY results in a buildout demand of
36,400 acre-feet.  Adjusting out the total of 3,008 AFY for agricultural use and reclaimed water
use, results in a net total demand of approximately 33,390 AFY at build-out.  Current sustainable
supplies have been conservatively estimated at around 26,000 AFY.  Therefore, around 7,000
AFY of additional supply needs to be developed before buildout of the CPAC land use plan can
be achieved.  Mitigation against this potential shortfall would include proving additional
sustainable yield of the groundwater basins, additional reclamation, conservation and demand
management, and development of additional sources from importation, desalination, etc.

It should be noted that these buildout projections would extend well beyond the 2025 planning
horizon.  Assuming the 0.9% annual population growth, only 9,196 of the 17,771 dwelling units
would be realized by year 2025, leaving a surplus of 8,575 units to come beyond 2025.  The
industrial and commercial uses total 680 acres under the CPAC land use plan and a demand of
only 390 acres is projected by the year 2025 in the economic forecast.  Adjusting out the water
demands for these uses that are clearly beyond the 2025 threshold from the above projections
results in a 2025 water demand projection of 29,815 AFY.  This value compares to the City’s
current Urban Water Management Plan (Dec. 2000) projected demand of 27,624 AFY for the
year 2020 (five years earlier).  When the total demand is adjusted to account for the net
agricultural demand reduction and the potential reclaimed water use, the CPAC recommended
land use scenario would result in a net 2025 demand of approximately 26,800 AFY, which is
right at the estimated sustainable supply.  Therefore, 2025 would be the approximate timeframe
for having mitigation measures in place.

Connection fees would be paid by all new developments, regardless of whether they are
expansion parcels, re-designation parcels or any development project and these would cover each
project’s “buy-in” to existing City supply, storage and transmission/distribution systems.  In
addition, developers would be responsible to construct all local on and off-site distribution
improvements necessary to bring the particular development up to current standards.

The higher intensity land uses associated with the proposed mixed uses in the re-designation
areas could cause fire flow and pressure problems in portions of the water system.  In order to
attain some of the higher densities proposed in these mixed-use areas, three to four story
structures would be required.  In areas where existing pressures are marginal, such as the 210
Pressure Zone in the Downtown and Ventura Avenue areas, booster pumps may be required to
attain adequate pressures in the upper floors.  Also, fire flow demands may be inadequate in the
existing system depending on main sizes.  As more site-specific information is available on the
proposed mixed-use developments, these issues should be addressed.
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Table 5-1 Projected Water Demand and Wastewater Generation
Potential Residential Development

Area Units
Projected Increase
in Water Demand

(mgd)

Projected Increase
in Wastewater

Generation (mgd)
Infill on Vacant and Underutilized
Land 2,568 1.156 0.552

Redesignation/Reuse 4,992 2.246 1.073
Westside Plan 2,232 1.004 0.480
Sphere of Influence 1,120 0.504 0.241
PEAs (1, 2, 7, 8, and 9) 6,859 3.086 1.475
Residential Subtotal 17,771 7.996 3.821

Potential Non-Residential Development

Vacant and Underutilized Land Acres
Projected Increase
in Water Demand

(mgd)

Projected Increase
in Wastewater

Generation (mgd)
Retail 66 0.297 0.257
Industrial 116 0.638 0.603
Office 33 0.149 0.129
Subtotal Vacant and Underutilized 215 1.084 0.989
Re-designation Potentiala 2,423 ksf 0.363 0.363

Sphere of Influence Acres
Projected Increase
in Water Demand

(mgd)

Projected Increase
in Wastewater

Generation (mgd)
Retail 31 0.140 0.121
Industrial 289 1.590 1.503
Office 9 0.041 0.035
Subtotal Sphere of Influence 329 1.771 1.659

Potential Expansion Areas Acres
Projected Increase
in Water Demand

(mgd)

Projected Increase
in Wastewater

Generation (mgd)
Retail 55 0.248 0.215
Industrial 19 0.105 0.099
Office 62 0.279 0.242
Schools 133 0.319 0.120
Parks 803 1.017b --
Other 35 0.158 0.137
Subtotal PEAs 1,107 2.126 0.813
TOTAL WATER DEMAND/
SEWAGE GENERATION (MGD) 13.340 7.645

TOTAL WATER DEMAND (AFY) 14,940
a  No increase in acreage but only increase in building area by 2.423 million square feet.
b  Includes only 5% or 24 acres of 488 acres of Park designated in PEA 1 as irrigated, the remaining 464 acres
are assumed to be unirrigated, natural open space.
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Service to PEA 1 would likely require the development of separate pressure zone(s) as elevations
increase up the canyon.  This could be accomplished by construction of booster station(s)
pumping to reservoir(s) above the canyon.

5.3 Wastewater Conveyance and Treatment

As shown on Table 5-1, buildout of the CPAC alternative is projected to generate an additional
7.6 mgd of wastewater flow.  However, all of the flow generated from land north of Dakota
Street in the Ventura Avenue area is outside of the City’s service area and would likely be
collected and treated by Ojai Valley Sanitary District.  PEA within  and 2 are within this area and
would not flow to the Ventura Wastewater Reclamation Facility.  These two areas are projected
to generate approximately 0.6 mgd.  Therefore, the additional flow to the Reclamation Facility
would be 7.0 mgd.  The current flow at the Ventura Wastewater Reclamation Plant is
approximately 10.5 mgd and the rated capacity is 14 mgd, leaving capacity for an additional 3.5
mgd before expansion would be required.

In terms of phasing, the 17,771 dwelling units shown in Table 5-1 include a surplus of 8,575
units that are projected to come after the year 2025 as discussed in the Water Section, above.
This reduces the wastewater flow by approximately 1.8 mgd to approximately 5.2 mgd.  The
projected industrial and commercial land uses include a substantial surplus as discussed above.
Adjusting these acreages out results in a total flow to the Wastewater Reclamation Facility in
year 2025 of 3.7 mgd, which is only slightly over the capacity.  With anticipated continued water
conservation and potential inflow and infiltration decreases as older sewer mains are replaced,
this amount of development could potentially fit within the capacity of the existing plant.
However, based on actual flows, the planning and design process for an expansion should
commence when the flow approaches 13.0 mgd.  This would allow about five years for planning,
design and construction of the expansion as the projected flow increases work out to just under
1.0 mgd every five years.

Redesignation of commercial and industrial uses to more intense, mixed-use, especially in the
downtown area, could potentially cause sewer capacity constraints in the tributary sewer mains
serving these areas.  Most of the proposed densities in these mixed-use areas are in the 15 to 30
dwelling units per acre range (with some higher), which could generate wastewater flows
exceeding the capacity of many of the smaller sewer mains that have little or no surplus capacity.
As more site-specific information is available on these proposed developments, sewer routing
studies can be undertaken to determine if capacity constraints exist and to develop improvements
to mitigate them.  These required improvements could reach for substantial lengths until
downstream facilities are found to have adequate capacity.  In many areas, this could require
miles of new, larger sewer mains through existing, congested streets and also involve expansion
of some lift stations, all at substantial expense.  The entire cumulative plan for redesignation in
conjunction with the rest of the CPAC recommended land use scenario should be considered and
a comprehensive sewer master plan prepared so that any capacity improvement projects required
for one project can be combined with others to obtain the most cost effective improvements to
serve the community.
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5.4 Storm Drains

Drainage runoff from parcels is dependent primarily on the percent impervious factor assigned to
the particular parcel.  In general, re-designation of commercial or industrial zoned parcels to
mixed-use developments should not significantly alter projected drainage runoff quantities.
Likewise, development of vacant and underutilized parcels within the City, as long as they were
projected for some type of development (with the exception of parks and open space) under the
current Comprehensive Plan would not increase runoff substantially.  Increasing density or
development intensity does not, in and of itself, increase the percent impervious factor and
therefore, with the exception of the conversion of the four PEAs from agriculture to
development, impacts from the CPAC scenario should not significantly affect existing drainage
systems.

With regard to the PEAs, drainage runoff would be expected to increase significantly with
development of these areas.  However, with existing drainage and storm water quality
regulations, new development as proposed in these areas, would be required to either retain
storm flows on-site and/or mitigate any downstream capacity constraints.  In fact, construction of
combination detention/water quality basins in conjunction with development of these expansion
area parcels would mitigate current water quality, erosion and sediment transport problems that
the City is currently faced with.  Development of these parcels and implementation of required
drainage mitigation measures such as this could actually help provide the City with a solution to
address these issues.

As any of these developments progress, the project proponent would be required to conduct
hydrology/hydraulic analyses to determine if any downstream drainage facilities are impacted
and develop measures to mitigate these impacts.

5.5 Police

Based upon the current ratio of 1.28 Ventura Police Department (VPD) officers per 1,000 City
residents, the approximately 45,000-resident increase that could occur with buildout of the
CPAC Recommended Land Use Scenario1 would generate demand for about 58 additional VPD
officers, a 44% increase over current staffing.  It is anticipated that needed new personnel would
be funded through the City General Fund.

None of the infill/reuse sites or the PEAs pose any obvious constraints to police protection.  The
infill/reuse sites are already within the area served by the VPD.  Three of the five PEAs are
generally surrounded by areas served by the VPD.  PEAs 1 and 2 would require extension of
VPD service to the north, including annexation of properties between the current City boundary
just north of Seneca Drive and Cañada Larga.  Inclusion of PEA 2 would not be expected to
significantly affect response times because of its proximity to other developed areas of the City.
The relatively remote location of  PEA 1 would require a more substantial extension of the
service area, which may result in relatively long emergency response times within this area.

1 This estimate is based on an estimated 17,771 new units that could be accommodated under the CPAC
recommended land use scenario and an average of 2.56 persons per unit (the current citywide average).  In reality,
this level of growth is not expected to occur within the 20-25 year timeframe of the Comprehensive Plan Update.
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Although PEA 1 would appear to create the greatest challenges for patrolling, the type of
development envisioned for that area does not typically generate a high number of service calls.

The VPD has expressed certain concerns about its ability to effectively patrol higher density
development such as that envisioned in the infill/reuse areas.  However, it is anticipated that use
of appropriate design techniques in new developments would alleviate such concerns.  By
rehabilitating areas of the existing City with historically high crime rates, it is expected that
overall incidence of crime may actually decline.

5.6 Fire

Based upon the current ratio of 0.7 Ventura City Fire Department (VCFD) firefighters per 1,000
City residents, the 45,000-resident increase that could occur with buildout of the CPAC
recommended land use scenario2 would generate demand for about 32 additional firefighting
personnel.  It is anticipated that needed new personnel would be funded through the City General
Fund.

None of the infill/reuse sites or PEAs 2, 7, 8, or 9 pose any obvious problems for fire response.
None of these areas are within hillside areas, which are subject to wildland fire hazards and are
relatively difficult to serve.  The infill/reuse site and PEAs 7, 8, and 9 are all within the current
VCFD service area.  PEA 2 would require extension of service into that area.  The extension is
not expected to significantly affect demand for service or emergency response time.  However,
PEA 1 would require a more substantial extension of the VCFD service area.  In addition,
because the hillsides surrounding Cañada Larga are subject to wildland fire, that area would
present firefighting challenges not present in the other PEAs (see Section 4.2.3 for further
discussion of wildland fire hazards).  Finally, the lack of a secondary access/evacuation route for
PEA 1 would present a fire hazard not present in the other PEAs.  Identification of a secondary
route may be a prerequisite to development in Cañada Larga.

It should also be noted that the VCFD has identified water supply/pressure as a potential concern
in the North Avenue area.  Provision of adequate water storage and pressure would be a
prerequisite of any development in PEA 1 or 2.

The increased intensity of development anticipated in some of the infill/reuse areas, including
increased building height, poses certain constraints to effective firefighting.  However, it is
anticipated that implementation of appropriate design techniques c ould minimize problems for
VCFD response.  Replacement of older structures in the Downtown, Midtown, and Westside
neighborhoods with newer structures built to current fire code requirements would be expected
to reduce overall fire hazards in those areas in spite of the increase in development intensity.

5.7 Schools

Table 5-2 shows the projected number of new students associated with the estimated full
buildout that could occur under the CPAC recommended land use scenario.  Though not likely to

2 Again, the estimate is based on the estimated 17,771 new units that could be accommodated under the CPAC
recommended land use scenario.
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Table 5-2  Projected Public School Students at
Buildout of CPAC Recommended Scenario

Potential New Public School Studentsa

Elementary Middle
School

High
School Total

Infill/Reuse 2,401 982 1,200 4,583
PEAs

1 286 117 143 546
2 59 24 29 112
7 254 104 127 485
8 412 169 206 787
9 497 203 249 949

Total 3,909 1,599 1,954 7,462
a Calculated based upon rates of 0.22 elementary school students per unit, 0.09
middle school students per unit, and 0.11 high school students per unit (all from
VUSD).

occur within the 20-25 year horizon, Plan buildout would generate about 7,500 new students
within the Ventura Unified School District (VUSD), including about 3,900 elementary school
students, 1,600 middle school students, and 2,000 high school students.  About 61% of the
projected increase in enrollment would be due to growth within the City/SOI.

Table 5-3 shows the number of new schools and total additional acreage for schools needed to
serve the projected 7,500-student increase in enrollment at full buildout under the CPAC
recommended land use scenario.  It is estimated that the equivalent of four new elementary
schools, one new middle school, and one new high school would be needed.  Based upon the
typical acreage requirements for these types of facilities, the 8-10 new school facilities would
require about 120-150 acres of land.  This acreage estimate could be reduced in various ways,
including more intensive use of existing schools, reducing the acreage requirement for new
schools.

Table 5-3  Projected School Demands

School Type Students/
School

Total
Number of

Schools
Neededa

Total School
Acres

Neededb

Elementary 600 6-7 60-70
Middle 1,000 1-2 20-40
School 2,000 1 40
Total 8-10 120-150
a Based upon overall student generation shown in Table 4-2.
b Assumes 10 acres for elementary schools, 20 acres for middle schools,
and 40 acres for high schools.

No land within the existing City/SOI is specifically designated for new schools, though the
VUSD is currently planning to develop a new 10-acre elementary school in the North Ventura
Avenue area.  It is estimated that about 133 acres within the five PEAs could be designated to
accommodate new school facilities, including 18 acres in PEA 2, 30 acres  in PEA 8, and 85
acres in PEA 9.  Thus, about 143 total acres could be available for schools.
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The PEAs, in combination with the proposed North Ventura Avenue site, could provide more
than enough acreage to meet the requirements associated with development of the PEAs
themselves and could offset the demands associated with infill/reuse development within the
City/SOI.  In the absence of the PEAs, there may be a lack of sufficient land to develop new
schools.  This could potentially result in the overcrowding at existing schools, though there are
various ways in which the VUSD could address overcrowding issues.  Among the options are the
more intensive use of existing school facilities (including the possible reuse of currently closed
facilities such as Washington Elementary School in the Midtown neighborhood) and the
acquisition of land for new schools.  Though the number of available sites of sufficient capacity
for a school of 10+ acres are limited, a number of the redesignation sites could potentially meet
the minimum acreage requirements, including several sites in the Arundell area, a 35-acre area
south of DeAnza Middle School, and the 20-acre Pacific View Mall - North site.  Cost and
locational issues may, however, be significant constraints to the use of any or all of these sites.

5.8 Parks

Table 5-4 compares the projected increase in demand for parks to the potential supply of parks.
As indicated, the overall supply of parks would be about 215 acres, which is about 91 acres less
than the projected demand based upon the current 10 acres/1,000 residents standard.  The PEAs
could actually provide a substantial surplus of parks (803-acre supply versus demand of 176
acres).  However, the infill/reuse areas within the City and SOI would create demand for an
estimated 279 acres of parks and do not include any acreage specifically dedicated to park space.

The deficit in park space within the existing City/SOI could be offset by either designating
specific parcels as parks or requiring the dedication of park space in association with future large
developments.  The latter is probably the more practical approach and, though the number of
large areas with sufficient land to accommodate new parks is limited, there are several areas that
could accommodate parks if developed or redeveloped at some point in the future.  Sites with the
potential to provide some park acreage as part of an overall development plan include the vacant
residential sites within the SOI (the 25-acre orchard site near the 101/126 interchange and several
properties in the Saticoy area), the 35-acre area south of DeAnza Middle School, the 75-acre
McGrath property, and the 20-acre Pacific View Mall - North site.
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Table 5-4  Projected New Park Demand
and Supply

Projected Demand
for Parksa

(in acres)

Potential Supply
of New Parks

(in acres)
Infill/Reuse 279 0
PEAs

1 33 488
2 7 15
7 30 58
8 48 92
9 58 150

Total 455 803
a Calculated based upon an estimated 2.56 persons/new unit
(17,791 units) and demand of 10 acres/1,000 residents (the
current City park standard).  Estimates are based on full buildout
of the CPAC recommended land use scenario, which is not likely
to occur within the 20-25 year horizon of the Comprehensive Plan
Update.
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6.0 CPAC Recommended Land Use Scenario
Fiscal Analysis

This section presents the fiscal impact analysis for the Draft CPAC Land Use Scenario and the
CPAC Recommended Land Use Scenario.

6.1 Overview of Fiscal Analysis for the Draft CPAC Land Use Scenario

The findings and key assumptions used in the fiscal analysis for the Draft CPAC Land Use
Scenario are presented below.

1. The fiscal impact analysis focuses on the projected ongoing revenues versus operations
and maintenance costs; infrastructure costs for such items as water, sewer, road and fire
station facilities are not addressed.

2. Table 6-1 presents the fiscal impact analysis at hypothetical build-out showing a
projected revenue surplus of about $3.50 million, or a revenue-cost ratio of 1.15 in year
2003 dollars.  The fiscal projection represents the increment of revenues and costs from
new growth above the City’s base year budget.

3. However, it should be noted that this represents an average housing unit value of
$650,000 based on current housing market trends; the average housing value where
the fiscal impact essentially breaks even is at about $481,500.

4. This analysis does not consider possible long-term impacts from the recent State
budget where sales tax may be swapped for a like amount of property tax and the
motor vehicle license fees may be reduced.

5. In order to fund a substantial portion of future infrastructure costs, the expansion of
redevelopment areas may need to be considered along with an updated development
impact fee schedule.

6. The Medium scenario employment projections for retail, industrial, office and other
jobs were used to represent the level of non-residential growth by 2025.

6.2 Fiscal Projections for the Draft CPAC Land Use Scenario

Table 6-1 on the next page presents the fiscal projections for the Draft CPAC Land Use Scenario
at hypothetical build-out.  The total ongoing revenues to the General Fund are projected at about
$27.0 million versus $23.5 million of costs.  This projection represents the increment of revenues
and costs from new growth above the City’s base year budget.  This projection does not cover
additional funding of infrastructure that may have to be covered by the public sector.  While
there is a projected surplus of about $3.50 million, this assumes an average housing value of
$650,000.  To demonstrate the sensitivity of this projection to housing values, the break-even
point is an average housing value of about $481,500 where the incremental revenues are
projected to equal incremental costs.

Also, the projected property taxes represent about 54 percent of the total General Fund revenues
projected.  Future analyses of potential shifts under the State budget between sales taxes and
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Table 6-1  Fiscal Projections
Draft CPAC Land Use Scenario

Revenues
Property Tax $14,515,789
Sales Tax (Retail) 2,217,200
Sales Tax (Industrial) 629,880
Hotel/Motel Tax 400,000
Business Licenses 112,746
Motor Vehicle License Fee (MVLF) 1,736,302
Other Revenues 7,353,204

Total Revenues $26,965,120

Costs
Police Department $6,484,899
Fire Department 4,162,779
Public Works 3,811,272
Community Services 1,526,062
Community Development 1,304,142
Total Direct Costs $17,289,143
General Government 6,167,329

Total Costs $23,456,473

Net Surplus $3,508,648

Revenue/Cost Ratio 1.15

1. The fiscal projection represents the increment of revenues and costs from new growth
above the City’s base year budget.
Source: Stanley R. Hoffman Associates, Inc.

property taxes may alter this finding.  In addition, future changes in the level of motor vehicle
license fees may have significant impacts.

Projected police and fire costs represent about 45 percent of the total incremental General Fund
costs.  The placement of future fire stations based on the location of development under the
Comprehensive Plan has been identified as an important issue that needs further study once the
plan is adopted.  Under the current Fire Protection Master Plan there are some areas of the City
where growth will necessitate the addition of new fire stations and equipment.

6.3 Land Use Assumptions for the Draft CPAC Land Use Scenario

Table 6-2 presents the land use assumptions for residential and non-residential land uses (see
also Table 3-13).   The 2025 Medium scenario employment projections were used in this
evaluation.  The projected acres of demand by 2025 that are accommodated by the Draft CPAC
Land Use Scenario include: 1) Retail – 110.86 acres; 2) Industrial – 157.47 acres; and 3) office –
122.27 acres.  Also, 5.0 acres of demand for hotel development were estimated.  If these
projections are realized under the Draft CPAC Land Use Scenario, the City will more likely
achieve a more diverse economy with a broader mix of occupations and wage levels.
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Table 6-2
Draft CPAC Land Use Scenario

Land Use Assumptions

Acres Amount
Retail 110.86
Industrial 157.47
Office 122.27
Hotel 5.00
Total Acres 395.6

Acres
Retail 1,026,176
Industrial 2,332,194
Office 1,358,151
Hotel 92,565

Employment
Retail 2,052
Industrial 4,664
Office 6,791
Subtotal 13,507
Other Employment1 8,657
Total 22,164

Demographics
Housing Units 11,899
Persons per Household 2.56
Population 30,461

Persons Served 41,544

1. Other employment includes jobs not covered under the above
categories, such as: agriculture, mining, a portion of services,
transportation, and utilities, and most of construction and government.

Source: Stanley R. Hoffman Associates, Inc.

Also shown on Table 6-2 are the estimated square feet of non-residential land uses and the
related employment.  The housing units were projected to reach 11,899 and a population of
30,461 based on persons per household ratio of 2.56.  Some of the fiscal factors were based on a
per capita ratio and some were based on a “persons served ratio.”  The persons served ratio
included the addition of 50 percent of the projected employment where it was felt that part of the
public costs should be allocated between residential and non-residential land uses.

6.4 Market Valuation Assumptions for the Draft CPAC Land Use Scenario

Table 6-3 presents the market valuation assumptions for residential and non-residential land
uses.  As mentioned earlier, the estimated average value of $650,000 was used for new housing.
Non-residential valuation ranged from $120 per square foot for retail development to $150 per
square foot for hotel development.  The total valuation was estimated at about $8.3 billion in
year 2003 dollars.  Non-residential valuation represented only about 7 percent of this estimated
total valuation.
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Table 6-3  Market Value
Assumptions - Draft CPAC Land

Use Scenario

Market Values
Retail $120
Industrial $100
Office $140
Hotel $150

Residential $650,000

Valuation
Retail $123,141,071
Industrial $233,219,369
Office $190,141,099
Hotel $13,884,750

Residential $7,734,350,000

Total Valuation $8,294,736,288

Source: Stanley R. Hoffman Associates, Inc.

6.5 Revenue Assumptions for the Draft CPAC Land Use Scenario

Table 6-4 presents the key General Fund revenue assumptions.  The City’s estimated average
share of the 1 percent basic property tax levy was 17.5 percent based on the assumption that
about 50 percent of the growth would occur in the incorporated City versus the unincorporated
sphere of influence area.  If development occurs in infill areas, the property tax rate averages
about 16.5 percent.  For annexation areas into the City, the estimated average share of the 1
percent basic property tax rate is about 18.5 percent.  Other revenues shown in Table 6-4 were
based on a revenue analysis per acre using City finance and geographic information system data.
As mentioned above, given the current uncertain economic times, these factors are subject to
change.

Table 6-4  Revenue Assumptions - Draft CPAC Land
Use Scenario

Property Tax Rate 0.01
City Share 0.175
Retail Tax/Acre $20,000
Industrial tax/Acre $4,000
Transient Occupancy Tax/Acre $80,000
Business License Tax/Acre $285
Motor Vehicle License Tax $57
Other Revenues/Persons Served $177

Source: Stanley R. Hoffman Associates, Inc.
City of Ventura 2002-2003 City Budget
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6.6 Cost Assumptions for the Draft CPAC Land Use Scenario

Table 6-5 presents the key General Fund cost assumptions for Police, Fire, Public Works
Community Services, Community Development and General Government.  These factors are
developed on either a cost per capita or a cost per person served.  The motor vehicle license fee
is on a per capita basis while the other factors are on a person served basis.  Essentially, this
means that some of the costs are allocated between residential and non-residential land uses.

Table 6-5  Estimated Costs per Person Served and Per Capita - Draft
CPAC Land Use Scenario

Description 2002-2003
Adopted

Percent
of Total

Estimated
Cost per
Person
Served

Estimated
Cost per
Capita

Police Department $20,519,171 27.4% $156 $197
General Government 19,655,818 26.3% $150 $188
Fire Department 13,171,662 17.6% $100 $126
Public Works 12,059,442 16.1% $92 $116
Community Services 5,225,237 7.0% $40 $50
Community Development 4,126,503 5.5% $31 $40

Total $74,757,833 100.0% $569 $717

Source: Stanley R. Hoffman Associates, Inc.
              City of Ventura 2002-2003 City Budget

6.7 Overview of Fiscal Analysis for the CPAC Recommended Land Use
Scenario

The findings and key assumptions used in the fiscal analysis for the CPAC Recommended Land
Use Scenario are presented below.  Also included is additional analysis regarding housing values
in response to comments from several CPAC members at their August 2003 meeting.

1. The fiscal impact analysis focuses on the projected ongoing revenues versus operations
and maintenance costs; infrastructure costs for such items as water, sewer, road and fire
station facilities are not addressed.

2. The Medium scenario employment projections for retail, industrial, office and other
jobs were used to represent the level of non-residential growth by 2025; the total units
by 2025 was updated to 17,771.

3. Table 6-6 presents the fiscal impact analysis at hypothetical build-out showing a
projected revenue surplus of about $2.52 million, or a revenue-cost ratio of 1.08 in year
2003 dollars.  The fiscal projection represents the increment of revenues and costs from
new growth above the City’s base year budget.

4. However, it should be noted that this represents an average housing unit value of
$572,150 based on current housing market trends; the average housing value where
the fiscal impact essentially breaks even is about $490,980.
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5. This analysis does not consider possible long-term impacts from the recent State
budget where sales tax may be swapped for a like amount of property tax and the
motor vehicle license fees may be reduced.

6. In order to fund a substantial portion of future infrastructure costs, the expansion of
redevelopment areas may need to be considered along with an updated development
impact fee schedule.

6.8 Fiscal Projections for the CPAC Recommended Land Use Scenario

Table 6-6 presents the fiscal projections for the CPAC Recommend Land Use Scenario at
hypothetical build-out.  The total ongoing revenues to the General Fund are projected at about
$34.7 million versus $32.2 million of costs.  This projection represents the increment of revenues
and costs from new growth above the City’s base year budget.  This projection does not cover
additional funding of infrastructure that may have to be covered by the public sector.  While
there is a projected surplus of about $2.52 million, this assumes an average housing value of
$572,150 based on current market data.  To demonstrate the sensitivity of this projection to
housing values, the break-even point is an average housing value of about $490,980 where the
incremental revenues are projected to equal incremental costs.  This break-even estimate
assumes that all other land use assumptions remain the same and only the average housing value
is changed.

Table 6-6  Fiscal Projections -
CPAC Recommended Land Use Scenario

Revenues
Property Tax $18,774,112
Sales Tax (Retail) 2,217,200
Sales Tax (Industrial) 629,880
Hotel/Motel Tax 400,000
Business Licenses 112,746
Motor Vehicle License Fee (MVLF) 2,593,144
Other Revenues 10,013,924

Total Revenues $34,741,006

Costs
Police Department $8,831,414
Fire Department 5,669,060
Public Works 5,190,362
Community Services 2,279,153
Community Development 1,776,039
Total Direct Costs $23,746,029
General Government 8,470,609

Total Costs $32,216,637

Net Surplus $2,524,369

Revenue/Cost Ratio 1.08

1. The fiscal projection represents the increment of revenues and costs from new
growth above the City’s base year budget.
Source: Stanley R. Hoffman Associates, Inc.
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Also, the projected property taxes represent about 54 percent of the total General Fund revenues
projected.  Future analyses of potential shifts under the State budget between sales taxes and
property taxes may alter this finding.  Also, future changes in the level of motor vehicle license
fees may have significant impacts.

Projected police and fire costs represent about 45 percent of the total incremental General Fund
costs.  The placement of future fire stations based on the location of development under the
Comprehensive Plan has been identified as an important issue that needs further study once the
plan is adopted.  Under the current Fire Protection Master Plan, there are some areas of the City
where growth will necessitate the addition of new fire stations and equipment.

6.9 Land Use Assumptions for the CPAC Recommended Land Use
Scenario

Table 6-7 presents the land use assumptions for residential and non-residential land uses (see
also Table 3-13).   The 2025 Medium scenario employment projections were used in this
evaluation.  The projected acres of demand by 2025 that are accommodated by the Draft CPAC
Land Use Scenario include: 1) Retail – 110.86 acres; 2) Industrial – 157.47 acres; and 3) office –
122.27 acres.  Also, 5.0 acres of demand for hotel development were estimated.  If these
projections are realized under the CPAC Recommended Land Use Scenario, the City will more
likely achieve a more diverse economy with a broader mix of occupations and wage levels.

Also shown on Table 6-7 are the estimated square feet of non-residential land uses and the
related employment.  The housing units were projected to reach 17,771 and a population of
45,494 based on persons per household ratio of 2.56.  Some of the fiscal factors were based on a
per capita ratio and some were based on a “persons served ratio.”  The persons served ratio
included the addition of 50 percent of the projected employment where it was felt that part of the
public costs should be allocated between residential and non-residential land uses.

6.10 Market Valuation Assumptions for the CPAC Recommended Land Use
Scenario

Table 6-8 presents the market valuation assumptions for residential and non-residential land
uses.  As mentioned earlier, the estimated average value of $572,150 was used for new housing.
Non-residential valuation ranged from $120 per square foot for retail development to $150 per
square foot for hotel development.  The total valuation was estimated at about $10.7 billion in
year 2003 dollars.  Non-residential valuation represented only about 5 percent of this estimated
total valuation.

Key statistics for housing values in the City of San Buenaventura are shown in Table 6-9.  This
information is based on the Realtor.Com website that lists the asking price of various homes and
condominiums for mid-year 2003.  The average value of single-family homes was estimated at
about $658,380 for a sample of 106 units.  The median single-family price was $571,950.  The
standard deviation of $353,763 means that about 67 percent of the units offered for sale fell
within the range of $353,616 to $1,012,142.
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Table 6-7  CPAC Recommended Land Use
Scenario Land Use Assumptions

Acres Amount
Retail 110.86
Industrial 157.47
Office 122.27
Hotel 5.00
Total Acres 395.6

Acres
Retail 1,026,176
Industrial 2,332,194
Office 1,358,151
Hotel 92,565

Employment
Retail 2,052
Industrial 4,664
Office 6,791
Subtotal 13,507
Other Employment1 8,657
Total 22,164

Demographics
Housing Units 17,771
Persons per Household 2.56
Population 45,494

Persons Served 56,576

1. Other employment includes jobs not covered under the above
categories, such as: agriculture, mining, a portion of services,
transportation, and utilities, and most of construction and
government.
Source: Stanley R. Hoffman Associates, Inc.

Table 6-8  Market Value
Assumptions - CPAC

Recommended Land Use Scenario

Market Values
Retail $120
Industrial $100
Office $140
Hotel $150

Residential $572,150

Valuation
Retail $123,141,071
Industrial $233,219,369
Office $190,141,099
Hotel $13,884,750

Residential $10,167,677,650

Total Valuation $10,728,063,938

Source: Stanley R. Hoffman Associates, Inc.
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Table 6-9  Market Statistics for Housing Values in Ventura - 2003

Type Median
Price

Mean
Price

Standard
Deviation

Sample
Size

Average
Density

Single Family $571,950 $658,379 $353,763 106 5.11
Condominiums 225,000 277,303 146,328 31 25.98

Total $495,000 $572,150 $572,150 137 9.71

Sources: Stanley R. Hoffman Associates, Inc.
                www.realtor.com

The average value of a condominium offered for sale in mid-year 2003 was about $277,300 for a
sample of 31 units.  The median condominium price was $225,000.  The standard deviation of
$146,328 means that about 67 percent of the condominium units offered for sale fell within the
range of $130,975 to $423,630.

When the single-family units are combined with the condominium units, a weighted average
value of $572,150 is estimated for a sample size of 137.  The median price was $495,000.  The
average housing value of $572,150 was used in the fiscal analysis.  While this average is based
on mid-year 2003 asking prices in San Buenaventura, the average value could be lower over
time, in constant 2003 dollars, if proportionally more apartments and higher density units are
constructed.

6.11 Revenue Assumptions for the CPAC Recommended Land Use Scenario

Table 6-10 presents the key General Fund revenue assumptions.  The City’s estimated average
share of the 1 percent basic property tax levy was 17.5 percent based on the assumption that
about 50 percent of the growth would occur in the incorporated City versus the unincorporated
sphere of influence area.  If development occurs in infill areas, the property tax rate averages
about 16.5 percent.  For annexation areas into the City, the estimated average share of the 1
percent basic property tax rate is about 18.5 percent.  Other revenues shown in Table 6-10 were
based on a revenue analysis per acre using City finance and geographic information system data.
As mentioned above, given the current uncertain economic times, these factors are subject to
change.

Table 6-10  Revenue Assumptions - CPAC
Recommended Land Use Scenario

Property Tax Rate 0.01
City Share 0.175
Retail Tax/Acre $20,000
Industrial tax/Acre $4,000
Transient Occupancy Tax/Acre $80,000
Business License Tax/Acre $285
Motor Vehicle License Tax $57
Other Revenues/Persons Served $177

Source: Stanley R. Hoffman Associates, Inc.
City of Ventura 2002-2003 City Budget
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6.12 Cost Assumptions for the CPAC Recommended Land Use Scenario

Table 6-11 presents the key General Fund cost assumptions for Police, Fire, Public Works
Community Services, Community Development and General Government.  These factors are
developed on either a cost per capita or a cost per person served.  The motor vehicle license fee
is on a per capita basis while the other factors are on a person served basis.  Essentially, this
means that some of the costs are allocated between residential and non-residential land uses.

Table 6-11  Estimated Costs per Person Served and Per Capita - CPAC
Recommended Land Use Scenario

Description 2002-2003
Adopted

Percent
of Total

Estimated
Cost per
Person
Served

Estimated
Cost per
Capita

Police Department $20,519,171 27.4% $156 $197
General Government 19,655,818 26.3% $150 $188
Fire Department 13,171,662 17.6% $100 $126
Public Works 12,059,442 16.1% $92 $116
Community Services 5,225,237 7.0% $40 $50
Community Development 4,126,503 5.5% $31 $40

Total $74,757,833 100.0% $569 $717

Source:  Stanley R. Hoffman Associates, Inc.
              City of Ventura 2002-2003 City Budget
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PROJECTED POPULATION

0.6%
(Low)

0.9%
(Historic)

1.25%
(Medium)

1.5%
(High)

2000 Census Population (Base Year) 100,916 100,916 100,916 100,916
2025 Projected Population 116,053 123,647 132,452 138,760
2002 DOF Population Estimate 102,300 102,300 102,300 102,300
Projected Growth (2002-2025) 13,753 21,347 30,152 36,460

Growth Rate

Note: 0.9% is the historical growth rate of the City from 1990 to 2000

Sources: U.S. Census and CA DOF



RESULTING HOUSING UNITS

Person
/ HH

0.6%
(Low)

0.9%
(Historic)

1.25%
(Medium)

1.5%
(High)

Projected Growth (2002-2025) 13,753 21,347 30,152 36,460
Housing Units Needed (City Rate) 2.56 5,641 8,756 12,367 14,954
Housing Units Needed (State Rate) 2.78 5,195 8,063 11,388 13,771
Housing Units Needed (County Rate) 3.04 4,750 7,373 10,414 12,593

Growth Rate

Note:  Additional housing units needed includes a 5% vacancy rate adjustment.

Source: U.S. Census



MAXIMUM RESIDENTIAL INFILL
BASED ON CURRENT ZONING

Zoning Acreage

70% of
Maximum

Density

100% of
Maximum

Density

R-1 222 633 905
R-2 1 8 11
R-3 23 481 688
R-P-D 13 53 75
MXD 21 397 567
SUB TOTAL 280 1,572 2,246

R-2 15 153 219
R-3 38 624 891
SUB TOTAL 53 777 1,110
TOTAL 333              2,349             3,356

VACANT LOTS

UNDERUTILIZED PARCELS

Note: From 1997 to 2001 the city has built out at 70% of maximum density.

Source: City of Ventura Draft Housing Element



POTENTIAL HOUSING SHORTFALL
BASED ON CURRENT ZONING

0.6% 3,292 units 2,285 units
5,641 219 acres 152 acres
0.9% 6,407 units 5,400 units
8,756 427 acres 360 acres
1.25% 10,018 units 9,011 units
12,367 668 acres 601 acres
1.5% 12,605 units 11,598 units

14,954 840 acres 773 acres

Growth
Rate/ Units

Buildout/Units

70% of
Maximum

Density
(2,349 units)

100% of
Maximum

Density
(3,356 units)

Note: The number of residential acres determined using 15 du/ac based on
the New Urbanism: Comprehensive Report & Best  Practices Guide



POTENTIAL ADDITIONAL LAND FOR SCHOOLS

0.6%
Growth

Rate

0.9%
Growth

Rate

1.25%
Growth

Rate

1.5%
Growth

Rate
Projected Grow th (2002-2025) 13,753 21,347 30,152 36,460
Projected Housing Units (2002-2025)* 5,641 8,756 12,367 14,954
Elementary (students/housing unit)** 0.22 1,241 1,926 2,721 3,290
Additional Schools (@ 500 kids/school) 3 4 6 7
Acres @ 10 acres/campus 30 40 60 70
Middle School (students/housing unit)** 0.09 508 788 1,113 1,346
Additional Schools (@ 1000 kids/school) 1 1 2 2
Acres @ 20 acres/campus 20 20 40 40
High School (students/housing unit) 0.11 621 963 1,360 1,645
Additional Schools (@ 2000 kids/school)** 1 1 1 1
Acres @ 40 acres/campus 40 40 40 40
Total Acres 90 100 140 150

* Assumes 2.56 persons/unit and a 5% vacancy rate adjustment.



POTENTIAL ADDITIONAL LAND FOR PARKS

0.6%
Growth

Rate

0.9%
Growth

Rate

1.25%
Growth

Rate

1.5%
Growth

Rate
Projected Growth (2002-2025) 13,753 21,347 30,152 36,460
Additional Park Acres (3 ac/1000)1 41 64 90 109
Additional Park Acres (10 ac/1000) 2 138 213 302 365

1Park standard per Quimby Act.
2Park standard of 10 acres per 1,000 persons (2 acres neighborhood, 3 acres service area, and 5 acres citywide) per
City of Ventura 1989 Comprehensive Plan.



NONRESIDENTIAL LAND DEMAND TO 2015
AT HISTORIC DENSITIES

Retail Industrial Office Retail Industrial Office Retail Industrial Office

Job Growth 1,258 2,295 2,723 1,465 2,702 4,228 2,813 3,995 5,979
Sq. Ft./ 500 500 200 500 500 200 500 500 200
Employee
Leased Sq. Ft. 629,150 1,147,450 544,570 732,349 1,350,835 845,511 1,406,338 1,997,317 1,195,835
Utiliz. Factor 85% 85% 85% 85% 85% 85% 85% 85% 85%
FAR 0.25 0.40 0.30 0.25 0.40 0.30 0.25 0.40 0.30
Total Sq. Ft. 2,960,706 3,374,853 2,135,569 3,446,350 3,973,045 3,315,730 6,618,063 5,874,461 4,689,548
Acres 68.0 77.5 49.0 79.1 91.2 76.1 151.9 134.9 107.7

Sources: Stanley R. Hoffman Associates, Inc.
              UCSB Economic Forecast Project, March 2003

Low Medium High



OFFICE LAND DEMAND

City Supply: 33.2

49.0

76.1

107.7

32.7
50.7

71.8

-

20.00

40.00
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RETAIL LAND DEMAND

City Supply: 66.4

151.9

79.1
68.0

101.3

52.7
45.3

-

20.00

40.00

60.00

80.00
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120.00
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160.00
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INDUSTRIAL LAND DEMAND

City Supply: 116.2

134.9

77.5
91.2

51.7 60.8

89.9

-
20.00
40.00
60.00
80.00

100.00
120.00
140.00
160.00

Low Medium High

A
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50% Intensity



0.9% 427 residential 360 residential
Medium 56 nonresidential 18 nonresidential

100 schools 100 schools
64 parks 64 parks
17 other 14 other

664 acres 556 acres
1.25% 668 residential 601 residential
High 163 nonresidential 74 nonresidential

140 schools 140 schools
90 parks 90 parks
27 other 24 other

1,088 acres 929 acres

Historic Intensities 150% Historic Itensities

Note:  Other es t imated  at  4% o f res idential acreage.  This  category would  accommodate civic
uses  such as  fire s tat ions , po lice departments , and  lib raries .  Based  on a s tudy p reared  fo r
the Coalit ion fo r a Livab le Future 1000  Friends  o f Oregon (May 2002).

Growth
Rate

Historic Densities 100% M ax Density

RANGE OF LAND NEEDED OUTSIDE CITY
WITHOUT ANY RE-DESIGNATION



• Vacant/Underutilized Commercial and Industrial Sites
within the City Limits

• Vacant/Underutilized Commercial and Industrial Sites
within the SOI and Near Existing Developed Areas

• Commercial Sites within the City Limits that can
Accommodate Mixed Uses

• Ag.-designated Sites within the SOI that have non-Ag. Uses
Site 24
10 acres

CRITERIA FOR POSSIBLE RE-DESIGNATION
TO INCREASE INFILL HOUSING POTENTIAL







MAP A: North Avenue

1,9602,800*Westside Community Revitalization Plan:7

2,9584,226TOTAL:

9981,426213Subtotal:

213304
6 (70%)

15 (30%)
35South of De Anza Jr. High6

* Assumes full build-out in accordance with the Westside Community Revitalization Plan (page 15).

5

4

3

2

1

Site
No.

174

264

480

84

120

Unit Potential
(100% Density)

122
6 (70%)

15 (30%)
20North of Sycamore Village

185644North Avenue West (South
of Shell Road)

336680North Avenue East (North of
Tank Farm)

58614East of Proposed Westside
Elementary

84620North of Brooks Institute

Unit Potential
(Historic Density)

Density
(units/acre)

Developable
Area (acres)Site Name and Location





MAP B: Downtown

70100205
Mission Plaza (Von’s)
Shopping Center

8b

70100205
Downtown Surface Parking
(25% of Available Area)

8c

10

9

8a

Site
No.

460

160

40

60

Unit Potential
(100% Density)

32223TOTAL:

112208Sanjon Triangle

28202East of Fairgrounds

42203
School District
Bus Center and Offices

Unit Potential
(70% Density)

Density
(units/acre)

Developable
Area (acres)Site Name and Location





MAP C: Midtown

15

14

13

12

11

Site
No.

910

120

400

150

150

90

Unit Potential
(100% Density)

63754TOTAL:

84158Seaward Avenue
West of Route 101

2802020Seaward Avenue
East of Route 101

1051510East Main Street
Commercial Corridor

1051510Thompson Blvd.
Commercial Corridor

63156Sanjon City Yard

Unit Potential
(70% Density)

Density
(units/acre)

Developable
Area (acres)Site Name and Location





MAP D: Ventura College Area

2243202016
County Government Center
(20% of entire site)

22

5275155Victoria Plaza
(Telegraph and Victoria)21

20

19

18

17

16

Site
No.

855

30

75

150

105

100

Unit Potential
(100% Density)

59850TOTAL:

21152West of Mound School

52155East of Ventura College
(Telegraph and Day)

1051510West of Ventura College
(Telegraph and Ashwood)

74157Loma Vista Professional
Office Corridor

70205Medical Center
Former Juvenile Center

Unit Potential
(70% Density)

Density
(units/acre)

Developable
Area (acres)Site Name and Location





MAP E: Montalvo

2804002020Olivas (Southwest Corner)28

27

26

25

24

23

Site
No.

845

160

30

30

150

75

Unit Potential
(100% Density)

59247TOTAL:

112208Johnson Drive
(South of Theater)

21152Johnson Drive
(North of Theater)

21152Bristol Center

1051510South of Ralston & Victoria
(Kmart Shopping Center)

53155North of Ralston & Victoria
(former Ralph’s site)

Unit Potential
(70% Density)

Density
(units/acre)

Developable
Area (acres)Site Name and Location





MAP F: East Ventura

1582251515Wells & Darling
Southeast Corner34

33

32

31

30

29

Site
No.

765

105

135

150

30

120

Unit Potential
(100% Density)

53554TOTAL:

73157
Wells & Citrus
(Wells Center)

94159Telephone and Cachuma
(Telechuma Center)

1051510Telephone and Petit
(Ralph’s Center)

2165Edison Site on Telegraph

84158Telegraph & Kimball
(Albertson’s Center)

Unit Potential
(70% Density)

Density
(units/acre)

Developable
Area (acres)Site Name





MAP G: Arundell

3685251535Vacant Industrial Parcels35

36

35a

Site
No.

1,725

750

450

Unit Potential
(100% Density)

1,208162TOTAL:

5251550Target / Poinsettia Plaza
Telephone Road Plaza

315675McGrath Property

Unit Potential
(70% Density)

Density
(units/acre)

Developable
Area (acres)Site Name and Location





MAP H: Harbor Area

38

37

Site
No.

300

150

150

Unit Potential
(100% Density)

21035TOTAL:

1051510Harbor Spec. Plan Area

105625West of the Golf Course

Unit Potential
(70% Density)

Density
(units/acre)

Developable
Area (acres)Site Name and Location



1,9602,800*Westside Community Revitalization Area:

5,1007,285634Subtotal:

7,06010,085TOTAL:

32246023Within Downtown Spec. Plan Area

1,8762,680177Commercial Sites within City Limits

9771,395235Industrial/Commercial/Agriculture
Sites within SOI

2,750

Unit Potential
(100% Density)

*Assumes full build-out in accordance with the Westside Community Revitalization Plan (page 15).

1,925199Industrial Sites within City Limits

Unit Potential
(70% Density)

Developable
Area (acres)Sites for Re-designation

ADDITIONAL HOUSING INFILL POTENTIAL
THROUGH RE-DESIGNATION



0
2,000
4,000
6,000
8,000

10,000
12,000
14,000
16,000

100%
Density

70%
Density

Infill/Growth in Re-designated
Commercial/Industrial Sites
Westside Revitalization Area

Infill/Growth in Residential Areas

2,349
3,356

7,285

5,100

POTENTIAL INFILL VS. POTENTIAL GROWTH

Historic Growth  (0.9%)
8,756 units

Low Growth (0.6%)
5,641 units

Medium Growth  (1.25%)
12,367 units

High Growth  (1.5%)
14,954 units

2,800
1,960



0.9% 427 residential 360 residential
Medium 56 nonresidential 18 nonresidential

100 schools 100 schools
64 parks 64 parks
17 other 14 other

664 acres 556 acres
1.25% 668 residential 601 residential
High 163 nonresidential 74 nonresidential

140 schools 140 schools
90 parks 90 parks
27 other 24 other

1,088 acres 929 acres

Historic Intensities 150% Historic Itensities

Note:  Other es t imated  at  4% o f res idential acreage.  This  category would  accommodate civic
uses  such as  fire s tat ions , po lice departments , and  lib raries .  Based  on a s tudy p reared  fo r
the Coalit ion fo r a Livab le Future 1000  Friends  o f Oregon (May 2002).

Growth
Rate

Historic Densities 100% M ax Density

RANGE OF LAND NEEDED OUTSIDE CITY
WITHOUT ANY RE-DESIGNATION
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Appendix C – CPAC Recommended Sites for Redesignation

Site No. Site Name and Location
Total
Area

(acres)
Current

Designation
Proposed

Re-
designation

Possible
Density
(FAR)

Housing Potential
Historic Densities

(units) 1

 Commercial
and Industrial

Potential
(sq. ft.)

VENTURA AVENUE/WESTSIDE

1 North of Brooks Institute 22 Industrial Mixed Use 0.3 108 71,874

3 North Avenue East (North
of Tank Farm) 95 Industrial Mixed Use 0.3 466 310,365

4 North Avenue West (South
of Shell Road) 30 Industrial Mixed Use 0.3 147 98,010

5 North of Sycamore Village 20 Industrial Mixed Use 0.5 163 108,900

6 North of Stanley Avenue 14 Industrial Mixed Use 0.5 114 76,230

7 South of De Anza Jr. High 30 Industrial Mixed Use 0.5 245 163,350
1Assumes a 75% residential and 25% commercial/industrial mix and 2,000
sf/unit. TOTAL: 1,243 828,729

Downtown

8a Mission Plaza Shopping
Center 9 Spec. Plan Mixed Use 2.0 294 196,020



Site No. Site Name and Location
Total
Area

(acres)
Current

Designation
Proposed

Re-
designation

Possible
Density
(FAR)

Housing Potential
Historic Densities

(units) 1

 Commercial
and Industrial

Potential
(sq. ft.)

8b School District Bus Yard /
Offices 3 Spec. Plan Mixed Use 2.0 98 65,340

10 San Jon Triangle 16 Spec. Plan Mixed Use 1.0 261 174,240

TOTAL: 653 435,600

East Main St. Corridor

13 East Main Street Corridor2 10 Commercial Mixed Use 1.0 163 108,900
2Estimate of total acreage likely to redevelop TOTAL: 163 108,900

East Thompson Corridor

11 San Jon City Yard 6 Industrial Mixed Use 1.0 98 65,340

12 Thompson Blvd. Corridor 10 Commercial Mixed Use 1.0 163 108,900
2Estimate of total acreage likely to redevelop

TOTAL: 261 174,240

Seaward Ave. / 101



Site No. Site Name and Location
Total
Area

(acres)
Current

Designation
Proposed

Re-
designation

Possible
Density
(FAR)

Housing Potential
Historic Densities

(units) 1

 Commercial
and Industrial

Potential
(sq. ft.)

14 Seaward Ave. (East of 101) 23 Industrial Mixed Use 0.5 188 125,235

15 Seaward Ave. (West of
101) 8 Commercial Mixed Use 1.0 131 87,120

TOTAL: 319 212,355

Loma Vista Corridor

17 Loma Vista Corridor3 10 Prof. Office Mixed Use 1.0 163 108,900

3Estimate of total acreage likely to redevelop
TOTAL: 163 108,900

Telegraph Road Corridor

39 Pacific View Mall – North 20 Commercial Mixed Use 1.0 327 217,800

18 West of Ventura College 12 Commercial Mixed Use 0.5 98 65,340

19/20 East of Ventura College 7 Commercial Mixed Use 0.5 57 38,115

TOTAL: 482 321,255



Site No. Site Name and Location
Total
Area

(acres)
Current

Designation
Proposed

Re-
designation

Possible
Density
(FAR)

Housing Potential
Historic Densities

(units) 1

 Commercial
and Industrial

Potential
(sq. ft.)

Victoria Avenue

23 Victoria Village / Ralston 10 Commercial Mixed Use 0.5 82 54,450

25 Bristol Center 2 Commercial Mixed Use 0.5 16 10,890

TOTAL: 98 65,340

Arundell

35 Arundell 4 35 Industrial Mixed Use 0.5 286 190,575

35a McGrath Property 75 Industrial Mixed Use 0.5 613 408,375
4  Estimate of vacant acreage TOTAL: 898 598,950

Olivas

28 Olivas 20 Industrial Mixed Use 0.5 163 108,900

TOTAL: 163 108,900



Site No. Site Name and Location
Total
Area

(acres)
Current

Designation
Proposed

Re-
designation

Possible
Density
(FAR)

Housing Potential
Historic Densities

(units) 1

 Commercial
and Industrial

Potential
(sq. ft.)

Johnson Drive/101

26 Johnson Dr. North of
Theater 2 Industrial Mixed Use 1.0 33 21,780

27 Johnson Dr. South of
Theater 8 Industrial Mixed Use 1.0 131 87,120

TOTAL: 163 108,900

Wells / Saticoy

33 Wells / Citrus 7 Commercial Mixed Use 0.5 57 38,115

34 Wells / Darling 20 Industrial Mixed Use 0.5 163 108,900

TOTAL: 221 147,015

Harbor

38 Harbor Specific Plan Area 10 Spec. Plan Mixed Use 1.0 163 108,900

TOTAL: 163 108,900
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Appendix D - Planning Considerations Matrix for Potential Expansion Areas

Planning Considerations Matrix

Potential
Expansion

Areas
Consistent with the Ventura

Vision & Other Planning
Documents?

What legislative
actions would be

required?

Physical constraints
(onsite water features,

steep slopes, etc.)?

Safety or health hazards
(contamination,

flooding, wildland fire,
seismic issues, excessive

noise?

Would development
affect environmental-
ly sensitive habitats

or species?

Would development
directly or indirectly

affect agricultural
operations?

Would major
circulation system
improvements be

needed?

Would major
infrastructure
extensions be

required?

Does the area
present problems

for providing
essential services

(police, fire)?

Is the area conducive
to "neighborhood

oriented"
development?

1.Cañada Larga

Suitability

◒

Vision states that annexation
should be considered (P3.2),.

 Annexation into
SOI (site is
adjacent to SOI)
and City
(including
LAFCO
approval)

Site is comprised by the
valley floor, thus
developable lands
available. Riparian
corridor major constraint.
Archaeological site
(Mission Aqueduct
segment) at canyon
entrance, though not
located on site

 High wildfire risk in
areas surrounding
site

 Limited landslide
areas also present in
the hills

Yes.  Various natural
communities present,
including grasslands,
riparian habitat,

.  Cattle grazing
operations present; much
of area under LCA
contract

At present, Yes.
Widening of Cañada
Larga Road; also,
possible
improvements to
Cañada Larga/Hwy
33 interchange.
However, an access
road study has been
completed by the
property owner last
year that may address
issues

Unlikely. Site is
relatively distant from
other developed areas,
but is adjacent to water
plant, sewer plant, and
there is a 20-inch gas
line running through
the property.
Improvements to
downstream drainage
facilities may be
needed. Possible long-
term cost implications
for capital
improvements.

Maybe.  Site is
relatively distant
from other developed
areas; possible
response time
concerns. Also,
surrounding area is
subject to wildland
fire hazards.

Maybe.  Site is
relatively distant from
existing
neighborhoods, but
presence of relatively
flat terrain could
accommodate mix of
uses with pedestrian
orientation and provide
opportunity for master
planning

2. North Avenue

Suitability

●

Maybe.  Site designated
"Agricultural” and owned by
School District.
Vision  p.35 (2.5)

 Annexation into
City

 Voter approval
per SOAR

Site is sloped with an
east-west riparian
corridor.

 High wildfire risk
throughout this area

 Possible pesticide
contamination from
agricultural operations

Yes.  Various natural
communities present,
including grasslands,
riparian habitat, and
limited woodland areas

Yes.  Some agricultural
operations

No.  Access would be
from Ventura
Avenue.

No.  Site is near areas
already served by
infrastructure.

No. Site is adjacent
to developed areas
with no obvious
access issues.

Yes.  Site is adjacent
to existing and planned
neighborhoods.
Terrain allows for mix
of uses with pedestrian
orientation.

3. Taylor Ranch

Suitability

○

No.  Site designated
"Agricultural." Ventura Vision,
p. 98 (P2.4) mentions possible
conference center, resort/spa, or
university.

 Annexation into
SOI and City for
western portion
(including
LAFCO
approval)

 Voter approval
per SOAR

Developable, but
relatively steeply sloped.
Substantial grading and
slope stabilization needed
to accommodate
development.

 High wildfire risk
 Possible slope stability

issues
 Possible pesticide

contamination from
agricultural operations

 Relatively high noise
levels in areas adjacent
to Hwy 101

 Flooding on eastern 60
acres.

Maybe.  Site disturbed
by past grazing/
agricultural practices,
but nonnative
grassland remains.

Yes.  Site is currently
agricultural and under
LCA contract.

Maybe.  Depending
upon magnitude of
development,
improvements to
Hwy 101
interchange, Main
Street bridge over
Ventura River may
be needed.

Yes.  Extension of
water, sewer,
electrical, natural gas
lines across Ventura
River needed.
Improvements to
downstream drainage
facilities may be
needed. Possible long-
term cost implications
for capital
improvements.

Yes.  Site is
relatively distant
from other developed
areas; possible
response time
concerns. Also, site is
subject to wildland
fire hazards and hilly
terrain presents
access challenges.

No.  Distance from
other developed areas
and hilly terrain limit
potential for
neighborhood
orientation.

4.Arroyo Verde
    Hillside

Suitability

◒

Maybe.  Vision notes conflicting
opinions regarding development
in foothills. Area designated
"Residential," but voters recently
rejected hillside housing
proposal.
Vision p. 96 and p. 98 (P2.6)

 Voter approval
per Measure P

Developable, but
relatively steeply sloped.
Substantial grading and
slope stabilization needed
to accommodate
development.

 High wildfire risk
 Possible slope stability

issues

Yes.  Various natural
communities present,
including coastal sage
scrub, grasslands, and
limited riparian
habitat.

Yes.  No irrigated
agriculture, but site is
currently grazing land.

Maybe.  Depending
upon magnitude of
development,
improvements to
Foothill Road
(signals, turn
pockets, possible
widening) may be
needed.

Yes.  Extension of
water, sewer,
electrical, natural gas
lines into foothill area
needed. Possible long-
term cost implications
for capital
improvements.

Maybe.  Site is
adjacent to other
developed areas.
However, area is
subject to wildland
fire hazards and hilly
terrain presents
access challenges.

Maybe.  Site is
adjacent to existing
neighborhoods, though
hilly terrain limits
potential for mixed use
and pedestrian
orientation.



Planning Considerations Matrix

Potential
Expansion

Areas
Consistent with the Ventura

Vision & Other Planning
Documents?

What legislative
actions would be

required?

Physical constraints
(onsite water features,

steep slopes, etc.)?

Safety or health hazards
(contamination,

flooding, wildland fire,
seismic issues, excessive

noise?

Would development
affect environmental-
ly sensitive habitats

or species?

Would development
directly or indirectly

affect agricultural
operations?

Would major
circulation system
improvements be

needed?

Would major
infrastructure
extensions be

required?

Does the area
present problems

for providing
essential services

(police, fire)?

Is the area conducive
to "neighborhood

oriented"
development?

5. West Olivas

Suitability

●

Maybe.  Site designated
"Agricultural." Vision promotes
preservation of agriculture
(P2.13), but also calls for
possible direct access from Hwy
101 to accommodate future
harbor development (P1.29). See
also p.35 (2.7 and p. 93 (P1.22)

 Annexation into
SOI and City
(including
LAFCO
approval)

 Voter approval
per SOAR

Flat, developable land.
Arundell Barranca
present; development
potentially provides
opportunity to restore
concrete channel.

 Possible pesticide
contamination from
agricultural operations

 Relatively high noise
levels in areas adjacent
to Hwy 101 and
Harbor Blvd.

Maybe.  Agricultural
use generally has little
habitat value. Possible
minor wetland issues,
though Arundell
Barranca is
channelized through
the site.

Yes.  Site is Prime
farmland within Ventura-
Oxnard Greenbelt and is
currently used for row
crops. Adjacent sites
(East Olivas) also
agricultural. Direct loss
of production; potential
for urban/agricultural
conflicts.

Maybe.  Possible
need for new Hwy
101 undercrossing to
connect site to
Midtown area.

No.  Site can be served
by existing lines along
Harbor Blvd. Possible
need to address odor
problems at nearby
treatment plant.

Maybe.  Site access
appears good, though
lack of a fire station
south of Hwy 101
creates possible fire
response time issues.

Yes.  Site is flat and
conducive to mix use
and pedestrian
orientation. Within
walking distance of the
harbor and portions of
Midtown area.

6. East Olivas

Suitability

○

Maybe.  Site designated
"Agricultural." Vision promotes
preservation of agriculture
(P2.13), but also calls for
possible direct access from Hwy
101 to accommodate future
harbor development (P1.29)

 Annexation into
SOI and City
(including
LAFCO
approval)

 Voter approval
per SOAR

Flat, developable land.
No major constraints
present.

Possible pesticide
contamination from
agricultural operations

Maybe.  Agricultural
use generally has little
habitat value. Possible
minor wetland
permitting issues
associated with
agricultural drainages.

Yes.  Site is Prime
farmland within Ventura-
Oxnard Greenbelt and is
currently used for row
crops. Adjacent sites
(West Olivas) also
agricultural.  Direct loss
of production; potential
for urban/agricultural
conflicts.

Maybe.  Possible
need for new Hwy
101 under crossing to
connect site to
Midtown area.

No.  Site can be served
by existing lines along
Harbor Blvd. Possible
need to address odor
problems at nearby
treatment plant.

Maybe.  Site access
appears good, though
lack of a fire station
south of Hwy 101
creates possible fire
response time issues.

Yes.  Site is flat and
conducive to mix use
and pedestrian
orientation. Within
walking distance of the
harbor and portions of
Midtown area.

7. South
    Montalvo

Suitability

●

Maybe.  Site designated
"Agricultural." Vision promotes
preservation of agriculture
(P2.13), but also suggests
potentially developing "interior"
parcels to avoid pressure on
surrounding agricultural. lands
(P8.9)

 Annexation into
City

 Voter approval
per SOAR

Relatively flat,
developable land. No
major constraints present.

 Possible pesticide
contamination from
agricultural operations

 Within 100-year flood
zone and Ventura
River dam inundation
area

 Adjacent to McGrath
Fault (potentially
active)

 Possible liquefaction
concerns (high water
table)

Maybe.  Agricultural
use generally has little
habitat value, but
orchard trees may
provide limited habitat
for various bird
species.

Yes.  Site and adjacent
lands along river bank are
Prime farmland currently
used as orchards. Direct
loss of production;
potential for
urban/agricultural
conflicts.

No.  Only minor road
extensions to serve
site development
needed.

No.  Only minor
extensions to serve site
development needed.

Maybe.  Access
appears adequate, but
possible concerns
about Fire
Department response
time.

Yes.  Site is relatively
flat and conducive to
mix use and pedestrian
orientation. Within
walking distance of
Johnson Drive
commercial area.

8. Serra

Suitability

●

Maybe.  Site designated
"Agricultural." Vision promotes
preservation of agriculture
(P2.13), but also suggests
potentially developing "interior"
parcels to avoid pressure on
surrounding agricultural. lands
(P8.9)

 Annexation into
City

 Voter approval
per SOAR

Flat, developable land.
No major constraints
present.

 Possible pesticide
contamination from
agricultural operations

 Adjacent to Oak Ridge
Fault (potentially
active)

Maybe.  Agricultural
use generally has little
habitat value, but
orchard trees may
provide limited habitat
for various bird
species.

Yes.  Site includes Prime
farmland currently used
for row crops and
orchards. Direct loss of
production; potential for
urban/agricultural
conflicts, though
conversion would avoid
conflicts between the site
and adjacent residences.

Maybe.  Site
generally well served
by circulation
network. Probable
need to widen
Ramelli Ave.
Extension of
Kimball, Ralston
may improve
circulation in the
area.

No.  Interior site with
good access to
infrastructure. Only
minor extensions to
serve site development
needed.

No.  Interior site with
no obvious access
concerns.

Yes.  Interior site is
flat and conducive to
mixed use
development and
neighborhood oriented
design. Adjacent to
planned new regional
park.



Planning Considerations Matrix

Potential
Expansion

Areas
Consistent with the Ventura

Vision & Other Planning
Documents?

What legislative
actions would be

required?

Physical constraints
(onsite water features,

steep slopes, etc.)?

Safety or health hazards
(contamination,

flooding, wildland fire,
seismic issues, excessive

noise?

Would development
affect environmental-
ly sensitive habitats

or species?

Would development
directly or indirectly

affect agricultural
operations?

Would major
circulation system
improvements be

needed?

Would major
infrastructure
extensions be

required?

Does the area
present problems

for providing
essential services

(police, fire)?

Is the area conducive
to "neighborhood

oriented"
development?

9. Poinsettia

Suitability

○

Maybe.  Site designated
"Agricultural." Vision promotes
preservation of agriculture
(P2.13), but also suggests
potentially developing "interior"
parcels to avoid pressure on
surrounding agricultural. lands
(P8.9)

 Annexation into
City (including
LAFCO
approval)

 Voter approval
per SOAR

Flat, developable land.
No major constraints
present.

 Possible pesticide
contamination from
agricultural operations

 Relatively high noise
levels in areas adjacent
to Hwy 126

Maybe.  Agricultural
use generally has little
habitat value, but
orchard trees and
adjacent barranca
provide limited habitat
for various bird
species.

Yes.  Site includes Prime
farmland currently used
for orchards. Direct loss
of production; potential
for urban/agricultural
conflicts, though
conversion would avoid
conflicts between the site
and adjacent residences.

Maybe.  Site
generally well served
by circulation
network. Possible
need for
improvements to
Foothill Road.
Extension of roads
through site may
improve circulation
in the area.

No.  Interior site with
good access to
infrastructure. Only
minor extensions to
serve site development
needed.

No.  Interior site with
no obvious access
concerns.

Yes.  Interior site is
flat and conducive to
mixed use
development and
neighborhood oriented
design.

10. North Juana-
       maria

Suitability

◒

Maybe.  Vision notes conflicting
opinions regarding development
in foothills. Area designated
"Residential," but voters recently
rejected hillside housing
proposal. See Vision p. 96 and p.
98.

 Annexation into
SOI and City
(including
LAFCO
approval)

 Voter approval
per Measure P

Developable, but
relatively steeply sloped.
Substantial grading and
slope stabilization needed
to accommodate
development.

 High wildfire risk
 Possible slope stability

issues

Yes.  Various natural
communities present in
northern portions,
including coastal sage
scrub, grasslands,
woodlands, and
limited riparian
habitat.

Yes.  Site includes Prime
farmland and is currently
used for orchards and
grazing. Direct loss of
production; potential for
urban/agricultural
conflicts with remaining
orchards.

Maybe.  Depending
upon magnitude of
development,
improvements to
Foothill Road
(signals, turn
pockets, possible
widening) may be
needed.

Yes.  Extension of
water, sewer,
electrical, natural gas
lines into foothill area
needed.  Developer
would likely fund
extensions, but
possible long-term cost
implications.

Maybe.  Site is
adjacent to other
developed areas.
However, area is
subject to wildland
fire hazards and hilly
terrain presents
access challenges.

Maybe.  Site is on City
periphery, but is
adjacent to existing
neighborhoods. Hilly
terrain limits potential
for mixed use and
pedestrian orientation.

11. Wells

Suitability

◒

Maybe.  Site designated
"Agricultural." Vision promotes
preservation of agriculture
(P2.13), but also suggests
potentially developing "interior"
parcels to avoid pressure on
surrounding agricultural. lands
(P8.9)

 Annexation into
SOI and City
(including
LAFCO
approval)

 Voter approval
per SOAR

Relatively flat,
developable land.  No
major constraints present.

 Possible pesticide
contamination from
agricultural operations

 Relatively high noise
levels in areas adjacent
to Hwy 126

Maybe.  Agricultural
use generally has little
habitat value, but
orchard trees may
provide limited habitat
for various bird
species.

Yes.  Site includes Prime
farmland and is currently
used for orchards. Direct
loss of production;
potential for urban/
agricultural conflicts,
though conversion would
avoid conflicts between
the site and adjacent
residences.

Maybe.  Site
generally well served
by circulation
network. Possible
need for
improvements to
Foothill Road and
Saticoy Avenue.
Extension of roads
through site may
improve circulation
in the area.

No.  Interior site with
good access to
infrastructure. Only
minor extensions to
serve site development
needed.

No.  Interior site with
no obvious access
concerns.

Yes.  Interior site is
relatively flat and
conducive to mixed
use development and
neighborhood oriented
design.

12. North Wells

Suitability

◒

Maybe.  Vision notes conflicting
opinions regarding development
in foothills. Area designated
"Residential," but voters recently
rejected hillside housing
proposal. See Vision p. 96 and
p.98.

 Annexation into
SOI and City
(including
LAFCO
approval)

 Voter approval
per Measure P

Developable, but
relatively steeply sloped.
Substantial grading and
slope stabilization needed
to accommodate
development.

 High wildfire risk
 Possible slope stability

issues

Maybe.  Agricultural
use generally has little
habitat value, but
orchard trees may
provide limited habitat
for various bird
species.

Yes.  Site includes Prime
farmland currently used
for orchards. Direct loss
of production; potential
for urban/agricultural
conflicts with remaining
orchards.

Maybe.  Depending
upon magnitude of
development,
improvements to
Foothill Road
(signals, turn
pockets, possible
widening) and Wells
Road may be needed.

Yes.  Extension of
water, sewer,
electrical, natural gas
lines into foothill area
needed.  Developer
would likely fund
extensions, but
possible long-term cost
implications.

Maybe.  Site is
adjacent to other
developed areas.
However, area is
subject to wildland
fire hazards and hilly
terrain presents
access challenges.

Maybe.  Site is
relatively distant from
other developed areas.
Hilly terrain limits
potential for mixed use
and pedestrian
orientation.
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