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General Limiting Conditions
Every reasonable effort has been made to ensure that the data contained in this report are accurate
as of the date of this study; however, factors exist that are outside the control of Economics
Research Associates and that may affect the estimates and/or projections noted herein. This study
is based on estimates, assumptions and other information developed by Economics Research
Associates from its independent research effort, general knowledge of the industry, and
information provided by and consultations with the client and the client’s representatives. No
responsibility is assumed for inaccuracies in reporting by the client, the client’s agent and
representatives, or any other data source used in preparing or presenting this study.
This report is based on information that was current as of January 2008 and Economics Research
Associates has not undertaken any update of its research effort since such date.
Because future events and circumstances, many of which are not known as of the date of this
study, may affect the estimates contained therein, no warranty or representation is made by
Economics Research Associates that any of the projected values or results contained in this study
will actually be achieved.
Possession of this study does not carry with it the right of publication thereof or to use the name
of “Economics Research Associates” in any manner without first obtaining the prior written
consent of Economics Research Associates. No abstracting, excerpting or summarization of this
study may be made without first obtaining the prior written consent of Economics Research
Associates. This report is not to be used in conjunction with any public or private offering of
securities, debt, equity, or other similar purpose where it may be relied upon to any degree by any
person other than the client, nor is any third party entitled to rely upon this report, without first
obtaining the prior written consent of Economics Research Associates. This study may not be
used for purposes other than that for which it is prepared or for which prior written consent has
first been obtained from Economics Research Associates.
This study is qualified in its entirety by, and should be considered in light of, these limitations,
conditions and considerations.
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Executive Summary
The future of retail in the Saticoy Wells Community Plan Area has been carefully defined
in the multiple prior analyses, many still underway as plans moving toward acceptance
and approval, to guide the long-term future. The several concepts and documents
developed by the City, and the latest updates through January 2008 posted by the City,
suggest a potential growth within the Community Plan Area toward roughly 9,300
housing units over time.
Anticipated retail development scales, distributed in small amounts among the six
neighborhoods, and also focused at larger scale in the southeast area which includes the
City and the older Saticoy community still in the unincorporated portion of the County,
are the core focus of the report analyses.
The market which will be necessary to support a base concept for a retail cluster on the
north and south sides of Darling Road, on the east side of Wells Road, will be greater
than that supported by the potential development of the six to eight development
proposals for new residential units currently in process. Also note that the most
significant numbers of new residential development lie in proposed Specific Plans which
are for parcels still in the County’s unincorporated space, which must be annexed.
The impacts of the contemporary recession, substantially influenced by the significant
slow downs in the housing markets, will extend the likely time of phasing and delivery of
the new housing product. ERA anticipates the recessionary recovery will require at least
two more years. Thereafter, an additional two years will be likely necessary to stabilize
all markets; and it is not surprise that housing will emerge first. Thus, retail development
as new infill in the Saticoy Wells Community Plan Area above an initial 50,000 square
feet of new floor space will likely occur after the fourth or fifth year, or about 2012.

Near- to Mid-Term Market Growth
The number of the housing units in the Community Plan Area may increase from roughly
7,500 to nearly 9,300, given all of the development projects presently in the pipeline.
This may require approximately four years or more to achieve these initial “build out”
levels. Retail floor areas greater than an initial 50,000-square-foot cluster, probably in
the Saticoy Village Specific Plan Area, will need to capture the equivalent of an
additional 6,000 housing units customer allegiance from outside the Community Plan
Area. This will likely be a combination of other Ventura City residents in the near
westerly areas, customers seeking ease of access and time savings from Santa Paula, and
a portion of the daily commuter traffic which finds convenience in making the stop going
to and from home and work.
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Reaching the potential of some 93,000 square feet of retail floor space within Saticoy
Village east and west, and a potential 50,000 square feet of retail on the Broome property,
may require six to eight years or more into the future.

Retail Types Recommended
Initially, the Saticoy Wells Community Plan retail mix will be very focused upon
household convenience goods and services. This has already been mapped out in the
most recent drawings seen by ERA for portions of the Saticoy Village Specific Plan
Area. Additional scales of retail, restaurant, and commercial and personal services may
come incrementally.
Should there be an evolving market for either a large-scale floor space general
merchandise store, or the creation of a small power center of perhaps three 30,000square-foot stores, it might be possible for the Community Plan Area to accommodate up
to nearly 200,000 square feet on both sides of Darling Road, on the east side of Wells
Road.

Traffic and Accessibility
Given the new urbanism approach to the Community Plan, and with particular respect to
the proposed retail cluster on both sides of Darling Road, there will be important
accessibility improvements needed on Wells Road, which is State Route 118. Lane use
and scale design to accommodate left turns will require a partnership between the City
and the State, and possibly some costs partnerships with the developers.

Phasing Ahead
At the present time, we are reliant upon the recovery of the real estate markets. The
Community Plan future is for the next 20 years. Near-term delivery of convenience retail
focused upon households services will precede the likely future increments of jobs in the
area when and as the industrial spaces in the railroad corridor come into reuses. ERA
anticipates that job growth may be in the farther year into the future from 8 to 10 years
away.
Perhaps the most compelling issue in the retail real estate market will be the recovery of
land value for potential retail sites from the current recessionary reductions.
Understanding this issue will also likely commence the generation of ideas for the
“pairing” of retail and residential real estate mixed-use developments on the primary
opportunity sites.
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Section I: Introduction and Purpose of the Report
Economics Research Associates was commissioned by the City of Ventura to analyze the
mid-term and long-term potential retail market positions for the Saticoy Wells
Community Area. Following the City’s adoption of the General Plan in 2005, City staff
began the development of the Saticoy Wells Community Plan, which is approaching
completion. That plan has been accompanied by a proposed Community Design Plan.
There are also a number of entitlements which have been approved or are in process.
Saticoy Wells is located on the easterly boundary of the City of Ventura, with adjacent
unincorporated Ventura County areas, mostly in agricultural uses. A forward futures
forecast is necessary in order to generate reasonable projections of oncoming potential
retail floor space square footage demands.
This is a separate analysis, not linked to the form-based design code concepts which will
evolve further in the design codes.
The reader should understand that a long-term forward forecast is less reliable than a
forecast for the next five years. In all candor, the contemporary recession which we have
just entered in late 2007, does tend to extend the time forward for the real estate
development recovery cycle. Accordingly, this report forecasts forward potentials for the
20-year life span of the proposed Community Plan. Much more detail is contained in the
sections which follow.
The report is organized into six sections, including this introductory statement.
Having recently completed the primary draft for the Victoria Corridor analyses, ERA has
been very surprised to learn that the Wells Road/Los Angeles Avenue (California State
Route 118) corridor south of the State Route 126 Freeway carries roughly the same
amount of average daily traffic (ADT) that Victoria Avenue carries. Thus, without any
development going forward, Wells Road is already a substantial arterial, apparently used
primarily by commuters seeking a shorter and more traffic-flow convenient connectivity
between the 126 and the 101. It is presently the only significant bridge across the Santa
Clara River, east of the 101. Traffic volume increases should be anticipated.
Economics Research Associates has had the distinct advantage of significant factual and
data inputs from the City of Ventura staff during the course of this assignment. Prior
preliminary presentations of data sets were made in October and also more recently have
been transmitted for review and corrections.
This report is entirely the responsibility of Economics Research Associates in terms of all
of the information contained and the findings of the analyses.
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Section II: Contemporary Activity and Demand
Recent data analyses and reports in the media have confirmed the slowdown in the
consumer retail economy on a national scale and individually in communities across
Southern California. Nevertheless, oncoming population growth, infill by entitled and
proposed housing developments, and eventual recovery from the contemporary recession
in the next two to three years will reboot the retail market space demand.
It is well known that the Saticoy Wells area is underserved in terms of convenience retail
stores because of lack of floor space and difficulties in distance traveled to other retail
locations to the west, accompanied by the costs of fuel. Data previously presented to the
City Council concerning Victoria Corridor, on January 14, 2008, is revisited again in this
report.

Retail Locations
Figure II-1 demonstrates the distribution of retail floor spaces throughout the City of
Ventura. While there are limited amounts of retail space, with very modest floor areas
along or adjacent to Wells Road, they are exactly that: very modest. This is as shown on
Figure II-1. It would appear that there may be between 50,000 and 60,000 square feet of
all types of retail floor space in the City and the adjoining County unincorporated areas
which can include gasoline stations, modest fast foods, auto parts stores, and other retail
store types.
A more explicit graphic which defines retail locations with more than 50,000 square feet
of leasable space in the City, shown on Figure II-2, clearly demonstrates the lack of
sizable multi-tenant spaces and the lack of larger floor space grocery stores.
When last reviewed, on a citywide basis, total retail space had high occupancies, modest
average floor space rental rates per square foot per month, and a total very large
inventory equivalent to about 63 square feet of retail floor space in the City per resident
of the City in 2007. Essentially, Ventura has a lot of retail floor space, but it is not
convenient locations for the evolving community of Saticoy Wells. The total inventories
in the City are shown on Table II-1.
The adjacent locations for grocery/supermarket shopping are roughly 1.25 miles west at
Telephone and Petit Avenue and nearly 3 miles west at Telegraph Road and Kimball
Road. Additional supermarkets are farther to the west and to the southwest.
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The Scale of Contemporary Communities
The consultant examined the most recent growth since 2000, utilizing U.S. Census and
California Department of Finance official estimates. These are as shown on Table II-2.
The City has grown by about 7 percent in population change and about 6 percent in
number of housing units. Note that parts of the market area which include the City of
Ojai and the City of Santa Paula have been more modest in growth, due in large part to
continuing urban growth management policies which are very popular and successful. In
a more focused manner, ERA has identified the expected change in the near term of the
next four to five years, as shown on Table II-3. Four census tracts were identified as
possibly being the convenient marketplace. Note, however, that three are the most likely
to be served by new retail in Saticoy Wells, including 12.01, 13.01, and 13.02. These
census tracts are outlined in Figure II-3.
The latter (13.02) is the current space in the southeast portion of Route 126 and Wells
Road/Los Angeles Avenue. The data, which has been forecasted by Environmental
Systems Research Institute (ESRI) for the next five years, demonstrated very modest
growth. All four census tracts, as shown on Figure II-3, might increase population by
nearly 1,200 persons, are likely to become more Hispanic in population than at present,
and will have moderate increases in median household incomes. Total households will
grow by a very low 370 units. The overall purchasing power of all of the households in
the four census tracts will grow by more than $114 million over the next five years,
including inflationary impacts which will probably be equivalent to 3 to 4 percent or
more per year.
The expected residential growth estimated by the City, as shown in the October 2006
Community Plan Background Report, defined six developments on 183 acres yielding
1,562 residential units over time. ERA then found virtually the same list in the January
2008 Pending Projects Report which estimates 1,907 units, and the additional residential
population of 4,895 persons. The UC Hanson Trust and Parklands Specific Plans are
included in these numbers.
Generally, at this time, the near term growth of the Saticoy Wells area and adjacent
markets, as shown in the four census tracts, will not be sufficient to launch substantial
amounts of retail (above 50,000 square feet). This would appear to mean that any
development scales that are proposed must reach out and capture a larger market area,
probably in the range of 15,000 to 20,000 households. This would be double the
households identified as being in place at this time in the four census tracts. The
additional 1,907 housing units expected in the City’s January 2008 Reading Projects list
would bring potential total household to nearly 9,300 units in the immediate market area.
Thus, we will need to capture the equivalent of another 6,000+ households. This does
not mean that the market is necessarily stalled. Successful capture, perhaps in the first
phase of the Saticoy Village development, as proposed, might be a very appropriate
launch and do quite well. Unknown at this time will be that portion of commuter traffic
which might stop for convenience purposes at Saticoy Village.
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Table II-3

NEAR TERM RESIDENTIAL GROWTH
By Census Tract
Census
Tract

2007

2012

Population

12.01
12.02
13.01
13.02

4,277
7,356
8,568
1,747
21,948

Race/Ethnicity (Hispanic)

12.01
12.02
13.01
13.02

31.6% (1,352)
18.0% (1,524)
46.8% (4,010)
71.2% (1,244)
7,930

37.7% (1,675)
22.3% (1,692)
53.0% (4,900)
76.8% (1,412)
9,679 (+1,749)

Median Household Income

12.01
12.02
13.01
13.02

$ 54,125
$104,303
$ 84,104
$ 43,418

$ 64,753 (+$10,628)
$125,142 (+$20,839)
$101,803 (+$17,699)
$ 50,595 (+$ 7,177)

Households

12.01
12.02
13.01
13.02

1,666
2,432
2,616
671
7,385

1,730
2,507
2,813
705
7,7552

$ 61,500
$156,500
$133,300
$ 21,600
$372,900

$ 76,200
$210,200
$144,700
$ 26,400
$487,500 (+$114,600)

Purchasing Power1

12.01
12.02
13.01
13.02

4,442
7,589
9,246
1,838
23,115

(+165)
(+233)
(+678)
(+91)
(+1,167)

(+370)

_____________________
Note: Census Tract 13.02 includes the unincorporated Saticoy community area.
1
Includes estimates for six consolidated categories (apparel and accessories, computers and
services, food at home, food away from home, household furnishings, other miscellaneous
retail goods).
2

Household numbers appear to be about one-half of the market size needed to launch substantial retail.
Thus, we must reach out to capture a larger market area of 15,000 to 20,000 households.
Source: ESRI and Economics Research Associates.
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Current Traffic
The data provided by CalTrans and by ERA’s subscription to CoStar demonstrate higher
levels of activity than had previously been anticipated on Wells Road. The tabular
information is as shown on Table II-4. Basically, Wells Road, California State Route
118, is performing at a rate equal to Victoria Avenue in the Victoria Corridor. This is
because of the amount of commuter activity seeking faster and more convenient
movement from the 126 Freeway to the 101 Freeway. These numbers are average daily
traffic for 24 hours for vehicles moving both north and south. Other data in the table
record information found by CoStar, mostly from City of Ventura sources, concerning
traffic counts on Telegraph Road, Telephone Road, and Saticoy Avenue. A graphic
which defines these counts is shown on Figure II-4.
Given this newly found information, we may be able to expect some capture of some
commuter traffic by the convenient location of retail on Wells Road south of the 126.
That is as yet an unknown and will be a market to be captured by the first phase of
Saticoy Village.

Additional Issues
As ERA mined further for information, we found issues that are part of the challenge of
recessionary recovery. Table II-5 describes the most recent circumstances regarding the
residential housing markets for single-family homes and condominiums in zip code
93004 which is the Saticoy Wells Community Plan Area and significant adjacent space.
ERA does expect that the housing market will recover earlier in Ventura and Ventura
County than is generally expected elsewhere in Southern California. Note that the sales
of units between 2006 and 2007 were of modest change except for the downtrend in
pricing. Also, there are nearly 500 homes and condominiums presently proposed, 235
homes and condos and apartments which have been entitled and approved for
construction, and more than 50 homes apparently presently under construction within the
area. This data came from the January 2008 pending projects information and maps
posted on the City of Ventura website.
Perhaps the most important issue related to the City’s forward motion regarding capture
of retail sales from its residents, employees, and businesses is its competitive position
into the future. Table II-6, recording believable information from the California State
Board of Equalization for City of Ventura taxable retail sales, demonstrates modest
growth between 2004 and the end of 2006. ERA does not have access to 2007 numbers,
although they are expected to be somewhat lower. The firm selected certain store groups
because of their convenience to peripheral communities such as Saticoy Wells. Based
upon the overall City performance, food store numbers did not grow and the taxable
portion of food stores (not including most food) experienced only modest gain over two
years, probably equivalent to inflation. The reader can review all of the rest of the
information. A bottom line of performance is also seen in the column marked as “all
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Table II-4
RELEVANT CONTEMPORARY ROAD TRAFFIC
CALTRANS DATA
Peak
Month

Annual
Average
Month

Peak Hours
Average
Daily Traffic

Route 126 Freeway
• Kimball Road Interchange
• Wells Road/118 Interchange

40,000-54,000
40,000-54,000

36,000-40,000
36,000-49,000

3,500-4,500
3,500-4,700

Wells Road/Route 118
• Junction with 126
• Junction with Telephone Road

42,000
42,000-45,500

41,500
41,500-44,000

4,650
4,650-4,700

_____________________
Notes:
1. Peak month and average annual month data record vehicles moving each way together on a
daily (24-hour) basis. The peak hour data also records the same during the peak hour.
2. It is quite surprising (?) that Wells Road traffic is very similar to 126 Freeway traffic
volumes.
3. The data is from 2006.

COSTAR DATA FOR LOCAL ROADS/ARTERIALS
•

Wells Road average daily traffic ranges south of 126: 40,000-43,309-45,527
(Appears to be accommodating commuter traffic traveling through between the 126
Freeway and the 101 Freeway.)
• Wells Road average daily traffic ranges from Telegraph to 126: 5,700-12,072.
• Telegraph Road, east and west of Wells Road: 6,197-8,524.
• Saticoy Avenue, north of 126: 4,093.
• Saticoy Avenue, south of 126: 3,186.
• Telephone Road, west of Wells Road: 13,253
(See graphics)
_____________________
Notes:
1. The Community Plan area grid, bisected by the 126 Freeway, has differing measures of
daily volumes of performance.
2. Traffic on Wells is clearly regional; other arterials appear to be primarily serving
localities/neighborhoods.
3. CoStar data was compiled during 2000 through 2004, primarily from City of Ventura
sources..
Sources: CalTrans, CoStar (from City of Ventura), and Economics Research Associates.
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Table II-5
RECENT HOUSING MARKETS
IN ZIP CODE 93004
(Saticoy Wells and Adjacent)

Homes
Sold

Median
Price

Price/
Sq.Ft.

Change
from
Same
Month
2006

October 2007

12

$526,000

$319

–12.3%

1

$390,000

–25.7%

November 2007

12

$498,000

$298

–13.5%

---

---

---

December 2007

23

$497,000

$286

–15.1%

1

$395,000

–14.5%

All Year 2007

213

$538,000

$332

–13.9%

19

$409,000

–11.7%

All Year 2006

233

$625,000

$388

+1.1%

29

$463,000

–1.9%

Notes:

1.
2.

Condos
Sold

Median
Price

Change
from
Same
Month
2006

New housing product sold in 2006 and 2007, and is part of these figures.
Zip code area 93004 was about 28% of all homes sold in the City in 2007, and about 29% of all homes sold in 2006.

Source: DataQuick, and Economics Research Associates.

PROJECTS IN THE PIPELINE:
RS-90: 47 single-family homes + 9 second homes (approved)
RS-96: 59 single-family homes + 60 condominiums + 60 affordable apartments (approved)
RC-79: 15 condominiums (under construction)
RS-99/RC-85/C-440: 216 single-family homes + 283 condominiums + 15,000 sq.ft. commercial (proposed, must be annexed into
City)
RS-91: 38 single-family homes (under construction)
Summary: 53 homes under construction; 235 homes/condos/apartments approved; 499 homes and condos proposed.
Source: City of Ventura Pending Projects (January 2008).
Economics Research Associates
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Table II-6
CITY OF VENTURA
RECENT CITYWIDE TAXABLE RETAIL SALES COMPARISONS
NUMBERS OF STORES

Selected Store Groups

2004

2005

2006

2004-2006
Change

• Food Stores
• Eating and Drinking Places
• General Merchandise Stores
• Service Stations
• Other Retail Stores
All Retail Store Types*

63
359
54
33
970
1,953

62
386
71
36
971
2,020

63
393
82
36
948
2,036

⎯
+34
+28
+ 3
−22
+83

2006

2004-2006
Change

69,677
203,163
244,223
145,288
258,045
$1,707,140

$ 4,948
14,734
−7,754
33,830
11,882
$66,087

2004-2006
Percent
Change
⎯
+9%
+52
+8
−2
+4%

GROSS TAXABLE SALES VOLUMES (in thousands of dollars)

Selected Store Groups
• Food Stores
• Eating and Drinking Places
• General Merchandise Stores
• Service Stations
• Other Retail Stores
All Retail Store Types

2004
$

64,729
188,429
251,977
111,458
246,163
$1,641,053

2005
$

68,958
197,019
252,605
125,647
262,040
$1,704,450

Notes:
*This data is for all taxable retail store types, but it is not the total of the selected types above.
A) Consider inflation (retail goods) having occurred at 4 to 5 percent per year recently!
B) Food stores have been static.
C) General merchandise stores numbers grew and revenue declined (undiluted)
D) No surprise, auto/vehicle fuel costs a great deal more.
E) Eating and drinking place numbers grew, but revenue was about equal to inflation.

$

2004-2006
Percent
Change
+8%
+8
−3
+30
+5
+4%

F)

Other retail stores are usually specialties, distributed
everywhere.
G) Total retail store sales did not make revenues equal to
inflation.
H) The City will know its 2007 sales tax results; ERA
does not as yet.

Sources: California State Board of Equalization and Economics Research Associates.
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retail store types” and taxable sales. Store type numbers in total grew by 4 percent over two
years while total taxable sales also grew by only 4 percent.
A larger scale perception by ERA is that Ventura must increase its capture of retail sales.
This puts the Saticoy Wells Community Plan concept into the context of generating more
energy and capturing more of the residential households convenience goods market
expenditures from within the Saticoy Wells Community Plan Area and adjacent areas as well
as from the current and very likely increasing commuter traffic passing through on Wells
Road.
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Section III: City Planning/Development Concepts
At the initiation of the study, the City provided the consultant with a series of reports and
updates for:
• The draft Saticoy and Wells Community Plan
• The draft Saticoy and Wells Community Design Plan
• Saticoy Village Specific Plan (1996)
• Concepts for “Saticoy Gateway” (not a current proposal by the property owner)
• Proposal for amendments to the Saticoy Village Specific Plan by the developers
and various other items. The City indicates it is not proposing a Specific Plan for the Saticoy
Wells Community Plan area but is proposing a Development Code to accompany the
Community Plan. ERA also quickly toured the 2005 Ventura General Plan.
The firm next evaluated all of the materials, which are quite substantial, and conceptualized a
buildout of space in the 1,000-acre General Plan Area (equivalent to 1.56 square miles).
As further defined on Table III-1, it is likely that there will be a significant amount of time
for the annexation of the more than 60 percent of gross land area which lies within county
unincorporated area parcels and fringes of the Community Plan space.
Site visits by ERA staff helped to define more clearly the current status of the community
and the multiple unique characters, as follows:
•

•

A significant amount of residential land is presently occupied by reasonably well
planned mobile home parks. The vast majority of the occupants are permanent
residents.
The multiple creeks and channels which guide the seasonal rain runoff do pose
interesting challenges for connectivity and access to some of the parcels. Also, the
candor of the flood zone information presents possible long-term planning challenges
in order to assure that enough capacity for storm flows will actually be in place as
more and more of the land surface becomes impermeable. The City indicates that it is
working on standards for increasing permeable square footage in all new
development sites.

Quite clearly, the Saticoy Wells Community Plan Area is the “fringe” of the eastern portion
of the City of Ventura and lies immediately adjacent to the older Saticoy community, much
of which is still within the county unincorporated area to the southeast.
Very specific conversations regarding the futures of all of the spaces developed the following
understandings by the consultant:
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Table III-1
SATICOY WELLS
PLANS IN PROCESS
CONTEXTS (Economics Research Associates Observations)
1. City of Ventura General Plan adopted in 2005.
2. Saticoy Wells Community Plan began in late 2005, and a working draft was presented in
February 2007. There is also a draft Saticoy Wells Community Design Plan which is
proposed to be the base document for a “form based” design code.
3. Community Plan area is small (1,000 acres = 1.56 square miles).
Not large enough for a significant retail scale.
Consultant must look beyond.
4. About 60 percent of land area still lies within Ventura County unincorporated area.
5.

Prior estimate of probable future growth in the community plan area
(November 2006 ⎯ City estimate)
1,907 dwelling units
4,895 additional residents
3.56 acres of new retail properties

6. Six neighborhoods with neighborhood centers in the Community Plan.
7. There are apparently different concepts for scales and locations of small scale neighborhood
retail (10,000 to 15,000 square feet) in some of the six areas, and to modest scale
neighborhood scale community retail (50,000 to 93,560 square feet, and larger with adjoining
parcels potentials). Example: Two sites are noted: Saticoy Village with two parcels ⎯
Saticoy Village East and Saticoy Village West, which together might accommodate 93,560
square feet plus retail floor space, on the south side of Darling Road. The second site, a
portion of “Saticoy Gateway” [the Broome property] on the north side of Darling Road,
might accommodate 50,000 square feet of retail floor space, possibly in a mixed use blend.
Together, the Village and Gateway sites could eventually yield 143,560+ square feet.
8. Presumptions that eventually all unincorporated areas in the Saticoy Wells Plan will be
annexed and will receive municipal utilities services.
9. Likelihood that all existing mobile home parks/subdivisions will remain into the future.
10. Flood zone information is an eye opener!
11. If we anticipate capture of easterly markets, like Santa Paula, we will be contending for
largely Hispanic households ⎯ most of whom already shop in Ventura and Oxnard.
12. Saticoy Wells planning (and market capture strategy) must focus upon the convenience of
accessibility and the ease of arrival and departure.
Saticoy Wells Documents Sources: Background Report (October 2006), Community Design Plan
(November 2006), Saticoy Gateway Specific Plan (January 2006), Saticoy Village Specific Plan
(May .1996), and additional plans and graphics from the City of Ventura.
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•

•

All of the proposed Saticoy Wells Community Plan Area lies within the City’s
“sphere of influence” which means that annexations can be undertaken to bring into
the City the 60 percent of land space presently not included.
There will be time sequences necessary to carry out these annexations as and when
the market achieves recession recovery energies and the properties are of substantial
value, making it viable for development given the costs and time necessary to handle
the City’s improving standards of development and mitigation obligations. Note that
ERA “guestimated” the potential time frame needed for the process of individual
annexations, the gaining of permits and construction of new real estate product, and
capture of markets sufficient to reach “stabilized” years of operations, especially
focused upon retail revenues. These are as shown on Table III-2.

ERA then inquired as to the oncoming potentials for freeway ramp improvements, arterial
road improvements, and additional accessibility to and from the 126 Freeway and also the
possibility of additional crossings of the Santa Clara River (Wells Road, south of the 126
Freeway is State Route 118). ERA has been advised that none of these issues are presently
significant priorities for any of the involved entities including the State, the County, the City,
etc. This does raise the issue of further partnering for the convenience of accessibility and
the management of higher levels of traffic into the mid-term, perhaps after 2010.

Retail Distribution in Six Subareas
Numerous graphics defined by the City in its several planning efforts show “six circles”
distributed in the grid matrix of the Saticoy Wells Community Plan Area. Frequent
conversations have defined the following understanding by the consultant:
•

•

Each neighborhood/district (there are six) may have community convenience retail of
very modest scale, perhaps at 15,000 to 20,000 square feet. This would provide the
opportunity for reasonably adjacent convenience goods and services.
The southeast area, in the quadrant formed by the 126 Freeway and Wells Road may
have two or more phases of larger scale retail development.

The first priority appears to be the development of two phases of “Saticoy Village” on the
southeast corner of Wells Road and Darling Road. The concept appears to date from 1996,
accompanied by a conceptual site plan for the commercial space dated September 5, 2007.
This latter map diagram indicates a buildable space of 85,600 square feet for Saticoy Village
West. Apparently it would be defined in two phases, at 67,000 square feet and 18,000 square
feet. Floorplates vary in size, with the largest being in the ranges of roughly 8,000 square
feet to 17,000 square feet and much smaller tenancies from 800 square feet to 2,500 square
feet. This is the site proposed for the Tesco (Fresh and Easy) store at roughly 17,000 square
feet. This will be the largest tenant shown in the Concept Plan. There is also a proposed
Saticoy Village East with 7,961 square feet. Thus, cumulative floor space, over time, could
be 93,561 square feet.
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Table III-2
POTENTIAL TIME FRAMES FORWARD

Sequence
1. Complete the Saticoy Wells plans, codes,
entitlements

12 months (2008)

2. Conduct individual annexations

12± months (2009)

3. Gain permits and construct product
4. Capture markets and reach “stabilized”
Year of operations (retail revenues)

18± months (2011)
24± months (2013)
(sometimes 36 months)

_____________________
Note: Each annexation is separate; developments might occur and be occupied 24± months after
annexation is complete.

Delivery
A. Tasks 1 through 3 require an estimated 42 months.
B. Successful “stabilized” year of retail revenues takes at least two more years.

Fast Paced Developments
•

Might only require three years and open with successful front-end market capture
within six months of operations.

Looking Beyond the Recession
•
•
•

We expect to emerge from the current severe market downturns within 24 to 36
months.
Launching Saticoy Wells larger retail initiatives could achieve market openings in
2011-2012.
Larger scales (above 50,000 square feet of floor plates) require capture of somewhat
larger market areas (reaching out to 15,000 or more households and
employees/employees and “pass through” commuter traffic customers.

Source: Economics Research Associates.
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The second concept, called “Saticoy Gateway,” was also a Specific Plan concept a number of
years ago. The idea still is retained but the plan concept was withdrawn by the property
owners. The site is on the north side of Darling Road and would be immediately across from
the Saticoy Village site on the south side. The City has indicated its interest in working with
the property owner to generate about 50,000 square feet of additional retail in the area.
Taken altogether, this might result over time in roughly 143,561 square feet of retail, focused
specifically on the east side of Wells Road and paired on both sides of Darling Road. This
would mean, of course, that substantial improvements to the intersection for traffic
management and for turning capacities would be necessary at “partnered costs.”
There is an old “rule of thumb” of roughly 10 square feet of retail floor space per resident for
peripheral retail developments (not in the City core and not regarded as a part of the total
City “main clusters”). This concept, for 135,000 square feet of retail floor space, would
require the effective outreach to a population base of 15,000 to 20,000 residents, who would
be very loyal to the locations. Given the intense competition which has been experienced
recently and the changing scales of floorplates for convenience and ease of shopping
experience, that may actually translate further into 10,000 to 15,000 households, or roughly
double the prior “rule of thumb.”
Although desired, it is not yet clear as to when the vertically stacked mixed-use blends of
retail, office, and residential will take place. It would certainly be a pioneering effort in a
community like Saticoy Wells. It would also mean that we would be capturing intentionally
a first jobs space in order to make the stacking concept work well.
This summary is relevant to the future forecasts forward into the periods after 2010-2011.
Market recovery and resurgence may occur during 2011-2012, and would be strongly based
upon the addition of “rooftops,” bringing more residents and retail demand and needs into the
Saticoy Wells Community Plan Area and its larger adjacent space, which will need to be
roughly three to four times the actual scale of the Community Plan Area.
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Section IV: Primary Properties and Options
The principal task of the consulting assignment is to evaluate the prospects and futures
regarding Saticoy Village and Saticoy Gateway (the Broome property) As previously
described, there have been concepts for as much as 93,560 square feet for Saticoy Village
East and West. We should add to that the possibility that the Broome property, at about 30
acres, could also accommodate a much larger single store floor space ⎯ potentially a general
merchandise store with a substantive regional draw in the Santa Clara River Valley. Indeed,
property owners in the area have previously explored larger single store ideas which would
have regional draw. These concepts are not on the table at the present time, given the
contemporary recession. They may return, however.
Sequence Forward
Presently, the “Saticoy Village” on the southeast corner of Wells Road and Darling Road,
already within the City’s jurisdiction, could go forward. It has a letter of interest from
TESCO (Fresh and Easy) and further intentions and has been exploring a wide variety of
potential tenants. Some 30 possible tenancies are shown on the Concept Plan, dated
September 5, 2007. The mix includes TESCO, a drug store, a hardware store, potential
restaurant, and a coffee shop. Indeed, the concept demonstrates three restaurants, if the
market is there.
Portions of the Saticoy Village site are designated for differing scales and mixes of
residential uses. These would be somewhat like the low-medium densities which have been
developed more easterly along Darling Road in the last four years.
Because the property lies entirely within the City of Ventura, the processes may proceed
forward without the time required for annexation issues which face the Broome property to
the north.
ERA does note that the parking concepts shown on the most recent Saticoy Village retail
concept appear to limit Darling Road to two lanes and suggest the use of slanted parking,
which would have to back out into the lanes once a customer leaves. This probably will not
work should there be future density of development on the north side of Darling Road on the
Broome property.
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The Broome Property
This roughly 30-acre land site, not yet within the City of Ventura, is visible from the 126
Freeway and is framed by Wells Road on the west and Darling Road on the south. ERA has
been given an older site plan, but we understand that there is not presently a plan proposal
before the City or an annexation initiative in consideration by the property owner.
Recent conversations with representatives of the property owner suggest that the property
may wait until the market recovery of land value occurs. This is sensible and is a common
indicator of caution as well as the desire for higher land values which generate multiple
options for:
•
•
•

Participation as equity partner in a development.
Selection of the best evolving new land use type which will deliver land value if sold.
Recognition of the patience necessary to work through the multiple approvals
procedures to obtain entitlements.
Prior plans have shown mixes of residential uses as well. A concept plan shown to ERA at
one time had a range of 174 to 254 dwelling units with apartments, condominiums,
townhouses, courtyard homes, and standard single-family detached homes. Additionally,
there were two mixes of live-work residential and commercial and residential mixed uses.
This program idea is quite different from the City’s hoped-for 50,000 or more square feet of
additional commercial retail floor space.
Planning Ahead for Flexibility
As mentioned above, the densities which are possible and the mixes of uses which may occur
seem to require positioning of Wells Road (SR 118) to accommodate additional left turn-I
lanes to access the parcels, in line with the City’s intention to continue Darling Road as a
two-lane access street.
If the traffic volumes on Wells Road actually increase over the next decade, then we are also
clearly in line for freeway ramp improvements and for Wells Road multi-lane traffic
management and probably additional traffic signals.
A further issue involves the longer term possibility of capturing a 100,000-square-foot
regional retail store or two to three other store types at perhaps 30,000 square feet, each
conjoined as a modest-scale “power center” on the Broome property. The traffic volumes
generated by this scale of retail would be very substantial, and the possible competition with
the tenant types mix in the Saticoy Village properties might be of significant challenge.
At the present moment, the developers desire the authorization to pursue development as
soon as possible of Saticoy Village. This may ultimately lead to the further exploration of
mixed use and medium densities on the Broome properties to the north.
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Section V: Estimated Growth and Change Forward
Looking forward into the longer term, up to the year 2020, the consultant has found a variety
of statistical forecasts which suggest the continuation of moderate growth from contemporary
data series for 2007 until the year 2030. Some of the information is relatively new, having
first been published in late 2007. The forecasts forward must all be taken in the context of
what may be appropriate as capture of retail for the Saticoy Wells Community Plan Area.
The State of California, Department of Finance, published forecasts of changing
sociodemographics on a county basis in late 2007. Information for Ventura County is shown
on Table V-1. The population may grow between 2010 and 2030 by roughly 23 percent. To
no one’s surprise, the Hispanic population of Ventura County will likely grow toward
becoming a majority after the year 2030. This has been a trend since the 1980s. Caucasian
white population will remain stable without much change, but will no longer be the majority.
The most likely results will be larger numbers of persons per household and the City of
Ventura will begin to experience more Hispanics than has previously been the case. It is
expected that the Saticoy Wells Community Plan Area, housing and medium density housing
types to be constructed over the next 20 years. (Home ownership products will be the
primary focus.)
Looking more specifically at change likely in the communities within the retail market areas
of the City of Ventura, ERA pulled the new forecasts from SCAG, dated about November 1,
2007. Table V-2 shows quite significant change forward in the next 23 years. Moderate
population and housing growth will be the likely forecasted future of the City of Ventura.
Santa Paula will finally take off and build into some of the properties already within the curb
line as well adjacent thereto. Oxnard will continue at a major pace and Camarillo will
continue at its Measure A growth management pace.
The most surprising of the results for Ventura are the forecasted numbers of additional jobs
which will be located in the City itself. Frankly, the SCAG forecasts show Ventura
becoming the city with the most employees in place in all of Ventura County by 2030. This
may lead, over a lengthy period, to the reuse of the industrial yards along the railway line in
the south portion of the Saticoy Wells
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Table V-1
FORECAST OF CHANGING SOCIODEMOGRAPHICS
IN VENTURA COUNTY

2010

%

2020

%

2030

%

Change
2010-2030

%
Change

Total

855,876

---

956,392

---

1,049,738

---

193,862

+23%

White

453,905

53%

463,526

48%

448,196

43%

–5,709

–1%

Hispanic

318,479

37%

398,846

40%

501,082

48%

182,603

+57%

47,747

6%

53,525

6%

57,547

6%

10,200

+21%

1,601

---

1,818

---

1,942

---

338

+21%

13,701

2%

14,074

1%

13,944

1%

234

+2%

3,954

---

4,435

---

4,453

---

499

+13%

16,480

2%

19,164

2%

22,194

2%

5,714

+35%

Asian
Pacific Islander
Black
Native American Indian
Multi-Race

Notes: • Nothing here is a surprise.
• Hispanic households will be major purchasers in the future retail consumer economy, and will be becoming a significantly larger
portion of the Ventura County middle class.
• The City of Ventura will experience moderate incremental changes in its sociodemographic mix.
Source: California Department of Finance, 2007.
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Table V-2
ANTICIPATION OF
FUTURE ADJACENT AREAS GROWTH

DoF
2007

SCAG
2030

2007-2030
Change

Percent
Change

107,470
29,182
8,133
192,997
65,601
96,102
825,512

193,638
42,660
10,566
174,267
79,285
114,035
1,014,000

26,148
13,478
2,833
81,270
13,684
17,933
185,488

24%
46
30
42
21
19
23

42,129
8,478
3,330
51,050
24,903
33,222
274,224

51,677
12,053
4,368
77,031
30,347
35,928
330,000

9,548
3,575
1,038
25,981
5,444
2,706
55,776

23%
42
31
51
22
8
20

SCAG
2010

SCAG
2030

2010-2030
Change

Percent
Change

62,703
9,166
4,257
57,301
35,225
45,557
381,680

85,379
12,310
8,486
79,683
46,080
48,506
468,000

22,676
3,144
4,229
22,382
13,835
2,349
81,320

36%
34
99
39
39
6
21

Population
Ventura
Santa Paula
Ojai
Oxnard
Camarillo
All Unincorporated Areas
Countywide
Housing
Ventura
Santa Paula
Ojai
Oxnard
Camarillo
All Unincorporated Areas
Countywide

Employment in Place
Ventura
Santa Paula
Ojai
Oxnard
Camarillo
All Unincorporated Areas
Countywide

Source: California Department of Finance (2007), Southern California Association of Governments
(November 1, 2007, estimates of 2030), and Economics Research Associates.
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Community Plan Area where agricultural produce processing and other yard type industrial
uses have been in place for decades. This might evolve into a significant new jobs space.
That potential is yet to be further determined, and will require a major City initiative to cause
it to happen.
Next, the consultant looked into the adjustment of the changes that SCAG crafted for
November 2007, as compared to the prior SCAG estimate list made available in 2004. These
changes are as described on Table V-3.
The most significant change found was the probable generation of market demand for more
commercial/industrial/flexi/retail floor space in the City in the next 23 years. This is shown
as Item E on Table V-3. Do note, of course, that if we are to secure a substantial jobs
development initiative and a jobs base in the southeast corner of the Saticoy Wells
Community Plan Area, we must also adjust the transportation services capacities, primarily
focused upon the arterial roads and some improvements to the 126 Freeway. The existing
railway may or may not be a relevant jobs space supporter in terms of goods movements.
The realities of rail passenger services must yet be further analyzed.
Overall, a balanced future appears quite likely. Recessions are cyclical, and we will recover
in the next two to three years, with stabilization for perhaps two years and then a growth
increment of significance thereafter. Thus, the trend lines appear reliable and the
opportunities on a citywide basis are certainly very good. Saticoy Wells has almost 60
percent, or about 600 acres, of unincorporated land area which will be annexed in parcel-byparcel phases and then developed. Commuter traffic, avoiding the length of time and
distance necessary for north to south connectivity between the 126 and the 101 is likely to
increase, making Wells Road/ Los Angeles Avenue even more vital than we now anticipate.
Crafting and evolving the correct mix of retail uses may actually draw a large portion of
commuter capture retail market, equivalent to about 25 percent of retail volume demand at
Saticoy Village and Saticoy Gateway over time.
Insertion, on a phased basis, of the potential retail along the east side of Wells Road and
reliant upon improved accessibility to and from Wells Road (SR 118) are clearly key issues
for all stakeholders and the City itself.
If time, convenience, and reputation are conjoined as the plan strategy for Saticoy Wells
retail priority locations, it might be possible to approach nearly 200,000 square feet of floor
space over the next 13 to 15 years (by about 2020). Smaller nodes of live-work housing,
lofts, and offices might be part of a mixed use specialization that could occur at and adjacent
to these sites.
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Table V-3
CITY OF VENTURA
2030 SCAG PROJECTIONS

Population

Households

In City
Employment

SCAG 11/1/07 “Draft”

133,638

51,677

85,379

SCAG 2004 Projections

125,705

49,381

72,627

+7,933
(+6%)

+2,296
(+5%)

+12,752
(+18%)

Change

Observations
A.
B.

C.
D.

E.

F.

SCAG has just put the 11/1/07 “Draft” numbers on its website − related to its next
transportation plan.
Jobs-in-City are up 18% since last 2004 projections. The jobs projection reflects an
estimate of 1.65 jobs per resident household, as compared to the previous 2004 projection
for 2030 of 1.47 jobs per household.
Persons per household estimated on 11/1/07 are 2.59, compared to 2.55 persons per
household in SCAG 2004 projections.
If the incremental jobs growth of 12,752, compared to SCAG 2004 projections, were
multiplied by 500 sq.ft. to 600 sq.ft. of floor space per employee, the range could be 6.38
million sq.ft. to 7.65 million sq.ft. (GBA).
If contemporary 2010 jobs projections in the City (SCAG 2004) of 62,703 jobs were
compared with the 11/1/07 “Draft” jobs for 2030, the growth would be:
85,379
-62,703
22,676 x 500 sq.ft. to 600 sq.ft. = 11.34 million to 13.61 million sq.ft.
of potential new job floor space needs (GBA)
Capture of job growth in the Saticoy Wells area would support a portion of the retail
market demand.

____________________
Note: GBA means gross building area.
Sources: SCAG 2004, SCAG 11/1/07 “Draft”, and Economics Research Associates.
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We are now projecting into the far distance. Normally, an economics and real estate
consultant is comfortable projecting five years ahead. The next five years become less clear
and are noted to be subject to other competition. Another ten years after that falls into the
realm of “guesstimates.” As stated previously, we are somewhat reliant upon the
regeneration of land values which have driven virtually all of the successful real estate
developments in Southern California. Housing is usually the driver, in all frankness. In
peripheral locations, retail and office come along because of the addition of “rooftops.”
The scale which might occur, of up to 200,000 square feet of retail on the properties (Village
and Gateway) on the north and south side of Darling Road, appears to demand the addition of
nearly 20,000 residents and/or 15,000 new residents (at 75 percent of usership) and a
substantial traffic of commuters stopping for convenience and because of specialties as they
traverse the Wells Road corridor connectivities. Accordingly, we are actually looking at a
space and a market reach that does include a portion of the Santa Paula market (which
already comes to Ventura) and the infill growth of a larger space in the City of Ventura than
that which is simply located in the 1,000-acre Saticoy Wells Community Plan Area. This is
possible.
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SOURCES

CoStar ⎯ Contemporary Commercial Properties’ Inventories, Occupancies, Rental Rates.
DataQuick ⎯ Contemporary Housing and Condo Sales.
City of Ventura ⎯ Internet and published Site Data, Planning Documents.
Claritas ⎯ Firms, Jobs, and Revenue Volumes by Census Tracts (annual updates).
ESRI ⎯ Near-Term Growth/Change Forecasts, by Census Tracts.
California Department of Finance ⎯ Retail Sales Data by City, Annually and Quarterly.
Southern California Association of Governments (SCAG) ⎯ Forecasts Forward of
Populations, Households, and Jobs-in-Place, by Counties and Cities (and Census Tracts and
TAZ Areas).
California Real Estate Journal ⎯ Very Forward Updates on Real Estate Market Trends,
Statistics, Real Estate Investor/Developer News.
Wall Street Journal ⎯ National and Regional Real Estate Trends/News.
Ventura County Star ⎯ Local Focused News About Development Projects, Planning
Decisions, etc.
Foreclosures.com ⎯ Continuously Updated Information, by Zip Code, of Preforeclosure and
Foreclosure Activity.
Center for the Continuing Study of the California Economy ⎯ Contemporary Updates and
Ten-Year Forecasts Forward for Individual California Counties.
Interviews with City management, City staff, and real estate brokers, by Economics Research
Associates.
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COUNTY GROWTH: MARKETS AHEAD

Population Forecast (2006-2016)
+89,700: 1.0% average annual growth rate: 10.9% over 10 years
Household Growth Forecast (2007-2017)
+29,500: 2,900/year: 11% over 10 years
Per Capita Annual Increased Income (2006-2016) ⎯ “moderate” rate
+$22,739 (rising to $63,937): 55% increase over 10 years
Median Household Money Income (2006-2016) ⎯ “moderate” rate
+$36,937 (rising to $109,044): 51% increase over 10 years
Total Personal Income in County (2006-1016) ⎯ “moderate” rate
+$24.422.7 billion (rising to $58.274.7 billion): 72% increase over 10 years
Total Taxable Sales Growth (2006-1016) ⎯ “moderate” rate
+$7.993 billion (rising to $20.243 billion): 65% increase over 10 years

_____________________
Notes:
A) The County will experience moderate population and household growth.
B) The County generally has higher per capita and household median incomes than most of Southern
California.
C) Growth is forecasted to be healthy countywide, when balanced against the overall managed growth
limitations in virtually all cities.
D) Economics Research Associates uses CCSCE forecasts as reliable because of long-term experience,
depth of research, and the menu of low/moderate/high forecasts.
E) The current recession may knock back these forecasted results only slightly.
Source: Center for the Continuing Study of the California Economy (CCSCE):: California County
Projections, 2007, and Economics Research Associates.
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RETAIL MARKETS AHEAD
(for Saticoy Wells)
News
1. Whole Foods has signed on to build in Riverpark, in Oxnard.
2. A proposed TESCO (Fresh and Easy) store will be positioned in Ventura’s “mid
city.” Another Fresh and Easy is now expected to be in the Saticoy Village
project development on the south side of Darling Road.
3. Contemporary 2007 retail sales data appears to confirm refocusing of household
expenditures toward “basics” and “shop for value,” moving away from
discretionary durable goods purchases. (Please note that full-year 2007 retail
sales data from the State Board of Equalization ⎯ for comparison purposes ⎯
will not be available to the public for about six months. The City does have the
data through its sales tax consulting firm.)
“Overbuild?”
1. The retail customer public already knows there are many of the following stores
in Ventura, Oxnard, and Camarillo:
• Pet stores (retail goods)
• Sporting goods chains
• Drug stores
• Fast food chain stores
• Office supplies chain stores
• Auto services national and regional chain locations
2. The City of Ventura has one of the highest ratios of retail floor space square
footage per resident, which is being diluted by competitive adjacent cities
(Oxnard, Camarillo).
3. Can Saticoy Wells locations draw customers from existing retail nodes and
“corridors of convenience” 2 to 10 miles away?
“Questions”
1. It appears Saticoy Wells will be very reliant upon surrounding market area
residential households. ERA understands that there are presently no sizable
employment clusters within a 1.0- to 1.5-mile radius. None are planned—as ERA
presently understands—although older rail-side lands in th4e southeast area may
be opportunity sites.
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2. The average daily traffic on Wells Road is almost as high as, or equal to, “ADT”
on the 126 Freeway itself. Should we anticipate that this means we might capture
“passer-by” traffic, although a very large proportion of the daily traffic is
commuter traffic passing between the 126 Freeway and the 101 Freeway)? Stores
and consumer services mixes might raw portions of this traffic.
3. Shall we plan forward for five to seven years for capture of 93,000 to up to
200,000 square feet of clustered retail at the Saticoy Village and “Saticoy
Gateway” concept sites? If so, we need to be reasonably sure that the land value
for commercial development will be equal to the return of residential site
development land values. The first phase could occur (up to 50,000 square feet)
within the next five years.

Source: Economics Research Associates.
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CURRENT LARGE DISCOUNT STORE LOCATIONS

Ventura:

Target, Lowe’s, K-Mart*

Oxnard:

Target, Wal-Mart, Sam’s Club, Costco,
K-Mart2, Home Depot, Fry’s

Camarillo:

Target, K-Mart, Home Depot

Thousand Oaks

Target, (Costco in Westlake Village),
Home Depot

Simi Valley:

Target, Costco, K-Mart*, Home Depot

Moorpark:

Target

_____________________
Update:
*K-Marts have just recently been announced to close in Ventura, South Oxnard, and Simi Valley (in late
January,
2008, and February, 2008). Oxnard may receive an additional Home Depot at the former South
Oxnard K-Mart site.
Notes:
1) The Wal-Mart in Oxnard reported that expansion to become a supercenter was initially
intended in 2007, but was put off, and may or may not be pursued in 2008.
2) K-Marts have been closing from time to time.
Source: Economics Research Associates Internet searches, updates, and interviews with Charles Levin, Ventura
County Star.
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