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Abstract

In 1995, the City of San Buenaventura (aka Ventura) adopted an anti-growth/anti-sprawl
initiative called SOAR (Save Our Agricultural Resources) with the goal of preserving
agricultural lands within the city boundary. As the supply of new homes dwindled and the
demand for housing remained the same or increased, residential real estate sale prices have
dramatically increased since 1996. This paper will examine the economic impacts of SOAR on
the residential real estate market in the City of Ventura. Residential sales data will be analyzed
between the City of Ventura and the City of Camarillo in an attempt to identify SOAR’s
contribution to price appreciation. Annual new home construction building permits over the
same period will demonstrate an ongoing reduction in the supply of new homes. Other cities
have experienced real estate price increases, but the City of Ventura is experiencing significant

price increases because of SOAR.
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The Economic Impacts of SOAR (Save Our Agricultural Resources) Anti-Growth/ Anti-Sprawl

Initiative on the Residential Real Estate Market in the City of Ventura

The City of San Buenaventura (aka Ventura) is a California coastal community with a
population of 102,000. Ventura is a city with diverse features that include picturesque hillsides,
beautiful beaches, a historic downtown, many citrus and avocado orchards, established
residential and commercial areas, limited industrial zones, and the center for county government.
Ventura historically has had a strong demand for residential housing because of its geographical
features and diverse economy.

In 1995, the City of Ventura was the first city in Ventura County to adopt an anti-
growth/anti-sprawl initiative called SOAR (Save Our Agricultural Resources). Once adopted,
SOAR became an amendment to the City’s General Plan by preventing a change in zone
designation from agricultural to either residential, commercial, or industrial without first
obtaining voter approval by a simple majority (SOAR, n.d., How soar works).

Prior to SOAR, property owners and developers could request a change in zone that
would likely be granted with a discretionary approval by the City Council. SOAR will remain in
place as a General Plan Amendment until December 31, 2030 (SOAR, n.d., Soar initiatives — san
buenaventura). A copy of the SOAR initiative has been placed in Appendix B.

According to Richard Francis (personal communication, March 14, 2003), the author of
the SOAR initiative, “The intent of SOAR is to develop in-fill properties and leave the
agricultural properties alone.” SOAR effectively uses a public interest movement that most
public officials refer to as NIMBY. The acronym NIMBY stands for not in my backyard
(Cooper & Newland, 1997, p 163). The term NIMBYism symbolizes a growing decline in

public trust toward their elected leaders in government policies (Cooper & Newland, 1997, p
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163). In most cases, the voters are satisfied to vote down another growth inducing subdivision
especially if it espouses more traffic, loss of scenic resources, and crowded public parks and
schools.

Almost all of California is experiencing a surge in residential home sale prices, but
Ventura County’s home sales rate is easily outpacing the rest of Southern California as “buyers
are competing over a limited supply that set torrid sales pace that boosted the county’s median
sales price (in April 2002) to a record $355,080, an 18.1 percent year-to year increase” (Harris,
2002, May 29). The Housing Affordability Index for the Ventura County monitored by CAR is
dropping to a 19 month low (Giberson, 2002, May 9).

Among the many factors that affect residential real estate prices are interest rates, the
local economy, location, home features, and the supply of housing inventory. SOAR is
successfully impacting the supply of residential housing in the City of Ventura by drastically
reducing land available for new residential development. According to Ron Mertzel (personal
communication, November 8, 2001), Project Manager for KB Homes, most large scale
residential developers would rather look elsewhere for large land parcels to keep their unit cost
low and their profitability high.

The economics of housing in terms of supply and demand are at work. “In a growth area,
where business is good and demand higher than available supply of real estate, the prices of
properties available for sale increase” (Lush & Sirota, 2003, p. 18).

This paper’s research will seek to address the following questions:

1. Isit possible to quantify the increase or decrease in residential real estate prices

when a local agency adopts an anti-growth/anti-sprawl initiative such as SOAR?
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2. What are the positive and negative economic impacts of adopting anti-
growth/anti-sprawl initiative such as SOAR?

3. If SOAR is adopted regionally (county-wide), would there be a relative increase
or decrease in residential real estate prices above all other regions that do not have
a unified anti-growth/anti-sprawl initiative?

The research methodology employed a review of relevant literature, government
documents and maps pertaining to SOAR and anti-growth/anti-sprawl actions, as well as an
investigation of the economic impacts associated with the adoption of the initiative. Local and
historical real estate market sales data was collected from the Multiple Listing Service as
maintained by the Ventura County Coastal Association of Realtors. The California Association
of Realtors was consulted for historical price trends and affordability indexes. Richard Francis,
the attorney who created and drafted the SOAR initiative, was interviewed for historical and
future insights.

Literature Review

Research analysis regarding the effect of anti-growth legislation on residential real estate
prices is very limited, especially focused information on the City of Ventura. For the most part,
anti-growth groups focus on projects not laws or restrictions that apply regionally. For example,
a survey was done questioning city officials on what types of projects are anti-growth groups
protesting. Highways and bridges were at the top of the list, shopping malls/retail facilities were
second, and airports were third (Fusi, 1990, p.1).

Another reason is that very few cities in the United States have adopted anti-growth
ordinances. Most cities encourage development and growth for economic vitality reasons.

These cities have room for growth and see growth as an improvement to the community. But at
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some point, especially if a particular area has unique natural resources; its citizens will attempt to
control growth in order to protect those resources. This protective response is taking place in the
City of Ventura and County of Ventura. With its mild year round climate, Ventura’s prime
natural resources that are vulnerable to urban development are agricultural lands. For the County
of Ventura, scenic open space with picturesque hillsides sprinkled with oak trees and grass filled
meadows are the targets of developer’s housing projects.

For a relevant literature review and to gain a regional and historical perspective, one must
examine the issues behind the SOAR initiative. Also an understanding of concept of sprawl is
important. This literature review will examine how SOAR works and puts the major land use
decisions in the hands of the voters.

As house prices rise making affordability harder for the members of the community, this
pressure is building and creating more public outcry for its leaders to do something. The public
generally supports SOAR, but it wants access to housing, especially affordable housing. The
majority of the elected leaders in the Ventura area support SOAR, but they are being pressured
by State law and their housing policies to supply housing and affordable housing for its
electorate. But as voters are given the opportunity to vote for a development, they turn it down.
Only one private development has been approved by the voters in Ventura and that was for a
church to use a large agricultural flower field for a senior care facility which has yet to surface as
a viable project once it got voter approval. These issues are relevant to Research Questions Nos.
2 and 3 because they deal with economics and price appreciation.

This study does not attempt to resolve the rising costs of housing, but it has attempted to
measure the costs of SOAR on single family housing in the City of Ventura. Relevant

economics of housing within the context of the City of Ventura and County of Ventura will be
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discussed relevant to the research questions of this paper.

Sprawl vs. Urban Sprawl?

In general terms, the U.S. Bureau of Census Data on Urbanized Areas (2000) defines
"sprawl" as: |

The reduction of rural land due to the increase of the total size of the land area of a city

and its suburbs over a particular period of time. Sprawl is the spreading out of a city and

its suburbs over more and more rural land at the periphery of an urban area. This involves

the conversion of open space (rural land) into built-up, developed land over time. (U.S.

Bureau of Census Data on Urbanized Areas, 2000, defining sprawl).

Sprawl is typically characterized by excessive land consumption, low densities in comparison
with older centers, lack of choice in ways to travel, fragmented open space, wide gaps between
development and a scattered appearance, and lack of choice in housing types and prices (Sprawl
Watch Clearing House, 2003, January 10).

Urban sprawl is definitive by its five basic components: (1) housing subdivisions, also
called clusters and pods; (2) shopping centers, strip centers, shopping malls, and big box retail;
(3) office parks and business parks; (4) civic institutions; and (5) roadways to connect between
development (Duany, Plater-Zyberk, & Speck, 2000, pp. 5-7). Urban sprawl is the aggressive
and rapid development of land.

People have different views and feelings when it comes to sprawl. For some, they may
say it is ugly or not well planned. It may have the appearance of being too dense or too
dependent on the automobile. But regardless of the quality of sprawl, the basic concept

presented in this paper is that sprawl is any amount of rural land lost to urban development.
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Sprawl and the City of Ventura

The City of Ventura is a California coastal community with an ideal climate for citrus
trees and year round agriculture. Ventura still has thousands of acres committed to citrus
production in addition to picturesque hillsides, beautiful beaches, and a historic downtown.
Most, if not all, of the residential, commercial, and industrial development that has occurred in
the last fifty years has required the removal of citrus trees and/or the elimination of agricultural
farm land.

Sprawl City, a web site sponsored by the U.S. Bureau of Census Data on Urbanized
Areas, rated Oxnard and Ventura in 1990, as the 84th largest urbanized area in the United States
with 45.6 square miles of sprawl (U.S. Bureau of Census Data on Urbanized Areas, 2000, top
100). This statistic indicates that sprawl was ongoing and prevalent prior to the passage of
SOAR.

Prior to November 1995, land zoned for long-term ﬁse as agriculture could be rezoned
with a simple majority vote of the city council, entitlements granted, tract map recorded, and the
property would be sold by the property owner to a developer.

Ventura’s SOAR Initiative Modeled after NAPA County’s Measure J

In November of 1990, the voters of Napa County enacted Measure J, an initiative that
amends the land use element of the county's general plan to preserve agricultural land. Napa
County is the only agency outside of Ventura County area that has adopted an ordinance similar
to SOAR. Measure J made the re-designation of existing agricultural land and open space
essentially conditional on voter approval, with certain exceptions, until the year 2021. Measure J
altered the General Plan, the Land Use Element, and established minimum parcel size and

densities. Any changes to these voter approved modifications can only be amended by the vote
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of the people, except that the land can be re-designated: (1) in conjunction with its annexation to
a city; (2) after the board of supervisors makes certain specified findings, including that the land
is physically unusable for agriculture, that it is unlikely to be annexed in the future, and that the
proposed use of the land is compatible with agriculture; (3) to accommodate the siting of a solid
waste disposal facility; or (4) to avoid an unconstitutional taking of property (CEQA, 1995,
March 6).

The City of Ventura’s SOAR initiative is similar except that the City Council can rezone
if the following situation presents itself: (1) the land is immediately adjacent to areas developed
in a manner comparable to the proposed use; (2) adequate public services and facilities are
available with sufficient capacity; (3) the proposed rezoning doesn’t interfere with accepted
agricultural practices and agricultural land uses; (4) the land has not been used for agriculture for
two years and is unusable for agriculture; and (5) the land area does not exceed 40 acres for any
oné landowner in any calendar year. A copy of the SOAR initiative has been placed in Appendix
B.

Both Napa’s Measure J and SOAR have clauses where the local agency can rezone if the
local agency determines that application of this initiative creates an unconstitutional taking
(SOAR, n.d., Soar initiatives — san buenaventura).

Ventura’s SOAR initiative is a General Plan Amendment. California law allows for
lawmaking by initiative, including the amendment of city and county General Plans. The SOAR
initiative prevents’ the rezoning of agricultural land into any other designation unless the land use
change is approved by a majority of voters (SOAR, n.d., How soar works). “SOAR did not
change the overall General Plan. Whatever is planned can still be built” (Richard Francis,

personal communication, March 14, 2003).
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City of Ventura and the State’s Housing Goals

The City of Ventura Housing Element within the Comprehensive Plan to the Year 2010

(1989, p. V-4) lists three primary goals:

1.

3.

Ensure that every resident has the opportunity to obtain adequate housing and is not
subject to segregation by area, regardless of age, social, ethnic, or economic factors.
Provide a choice of housing types and neighborhoods for all residents, whether
renters or OWners.

Strive to maintain a jobs/housing balance in keeping with regional standards.

The State’s housing goals are shown in Section 65580 of the California Government

Code. They are:

a)

b)

d)

The availability of housing is of vital statewide importance, and the early attainment
of decent housing and a suitable living environment for every Californian, including
farm workers, is a priority of the highest order.

The early attainment of this goal requires the cooperative participation of government
and the private sector in an effort to expand housing opportunities and accommodate
the housing needs of Californians of all economic levels.

The provision of housing affordable to low- and moderate-income households
requires the cooperation of all levels of government.

Local and state governments have a responsibility to use the powers vested in them to
facilitate the improvement and development of housing to make adequate provision
for the housing needs of all economic segments of the community.

The Legislature recognizes that in carrying out this responsibility, each local

government also has the responsibility to consider economic, environmental, and
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fiscal factors and community goals set forth in the general plan and to cooperate with

other local governments and the state in addressing regional housing needs. (Find

Law, 2003, Government code section 65580-65589.8)

These goals note the importance of housing in the affairs of local and state government.

More and more pressure will be placed on elected leaders as there are fewer developable lands to
construct housing projects on. Affordability may not be an option as land prices rise along with
existing house costs. These goals are also relevant to the research questions because they show a
conflict that is occurring that is placing a cap on new houses in the City of Ventura and this cap
will have an affect on house prices.

Land Use Issues

Based on context of the research information presented, issues with land use can be
viewed as a no win situation. SOAR is a revolutionary growth control initiative that established
Ventura as a pioneer in protecting farmland. However, the law acknowledges that, in order for
the private market to adequately address housing needs and demand, local governments must
adopt land use plans and regulatory systems which provide opportunities for, and do not unduly
constrain, housing development. (California Department of Housing and Community
Development Housing Elements, 2000, Housing elements web page) But as housing pressures
rise and time passes, many land use experts are fueling a growing debate about whether such
restrictions help maintain a community's character and charm, or are little more than a
misapplied tourniquet, choking off economic development and increasing pressure in the housing
market (Sullivan, 2002, October 26).

Research Question No. 1

Through review of many journals, articles, books, and web sites, no causal-comparative
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studies were found that attempted to quantify the impact of a growth limiting ordinance on local
real estate prices other than a statement that it would raise prices. This may be the first such
case. Using mathematics, if two identical numbers are on both sides of an equation, they can be
either divided out or subtracted out, depending on their relationship to the other numbers. The
net effect of doing so has not altered the equation’s logic or correctness. In Research Question
No.1, all attempts have been made to neutralize as many of the factors that affect price on both
sides .of the equation. What is left in the equation is a difference in prices between two locations
and two cities” growth policies that affect supply. Although it is impossible to totally isolate
SOAR’s exact impact, the rationale is that we can get close.

Supply and Demand Side Economics

To understand price surges in real estate that are a consideration in Research Questions
Nos. 2 and 3, one must consider the economics of supply and demand. Lush and Sirota (2003),
explain the dynamics of land values being bid up by buyers as follows:

Land has an attribute of being scarce, but not in the aggregate sense. There is virtually an

unlimited supply of land that could be expanded through more intense use; but in the

microsense, there is a relative scarcity. People congregate in small areas of the world,

usually in cities, where they find the employment and cultural activities that community

living develops. As a result, the increased demand upon the relatively fixed supplies of

land in these small areas creates values, the economic consequence of buyers bidding

against each other for the limited supply of land. (p. 11).

Rondi Guthrie, deputy director of government affairs for the Greater LA/Ventura
Building Industry Association, said by limiting the amount of buildable land, "the price of

existing housing and any housing that could be built on the existing land is going to skyrocket.
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It's pretty simple: it comes down to supply and demand" (Sullivan, 2002, October’ 26).

A study conducted in 2001 by Solimar Research Group in conjunction with the Reason
Public Policy Institute determined there is not enough housing being built within Ventura
County's cities to accommodate the 8,000 to 10,000 additional residents who arrive in the county
each year, most of them as the children of current residents. The study projected that, based on
current practices and plans, Ventura County cities will reach capacity by 2012, or even much
sooner falling far short of the 20-year life span of most of the county's growth-control laws
(Sullivan, 2002, October 26).

Business Qutlook Can Affect Prices, Too

Lush and Sirota (2003, p.18 ) further explain, “in a growth area, where business is good
and demand higher than available supply of real estate, the prices of propertics available for sale
increases. Likewise as the supply exceeds demand, prices decrease.”

According to a newspaper article in The Star, three major companies in Ventura County
recently expanded in 2002 and added 1875 workers and invested $68.2 million in building
improvements (Crowe, 2003, February 27, p. D1). Ventura County and the City of Ventura are
fortunate to have such a strong economic base within its geographic area that provides
employment opportunities that are essential to support community (Friedman, 2001, p. 246).

Economist Jane Jacobs states that there are five great economic forces that can transform
a city: jobs, markets (new and different imports), transplanted industries, technology (to increase
production and productivity), and investment capital (Jacobs, 1984, p. 44).

Housing as an Investment

People tend to look for a safe haven to invest their funds and invest in their future. A

house serves this purpose. Where’s the best place to invest in? According to the U.S. Census, it
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is a western city with a warm climate and low precipitation, a high median household income, a
low poverty rate and a high percentage of persons over 25 years old. Even better is if the city
has a small manufacturing base and large service-industry base, eight to fifteen percent foreign
born residents and a weak mass transit system, then this is the place (Downs, 2001, p. 34). This
description sounds like many of the cities in Ventura County, except the foreign born members
are probably a lower percentage of the overall population. It is no surprise then that inventories
of homes on the market in California and especially Ventura are at record low levels (Kleinhenz,
2002, May, pg. 1). Investors sense this demand and quickly pay cash for properties, hold them
for a short term, and then flip for profits.
Renter’s Dilema

Karen Gerard (1984) makes the following observations about renters:

Renters as a group earn lower incomes than homeowners. Renters cluster at the extremes

of the age spectrum. The renter is more concerned with government social services than

is the home owner who looks to quality of neighborhood life. Since the renter does not

pay real estate taxes directly, he or she does not have the same restraint on demands for

government services. (p. 196).

Additional information is presented in the findings portion of this study that contains data
from various sources that show rising house prices, higher rents, low inventory, lower

affordability for housing by the public at large, higher property tax revenues, and a turn down in

residential development in the City of Ventura.
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Methodology

Overview of Methodology

SOAR was approved by city of Ventura voters in November, 1995. Single family home
sales market data for Research Question No. 1 was collected from similar neighborhoods in the
Cities of Ventura and Camarillo from 1994 to 2003. These neighborhoods were built by the
same builder and are similar in floor plan, style, square footage, lot size, and age. Single family
home sales market data with respect to time was plotted for each neighborhood. Linear
regression — least squares method — was applied to each sample set to determine an annual
appreciation rate for each neighborhood and house product. The differences in the appreciation
rate between the Ventura neighborhood and the Camarillo neighborhood should be equivalent to
SOAR’s impact on residential prices per year.

Although the city of Camarillo voters approved a SOAR initiative in 1998, the City of
Camarillo exempted many agricultural properties from SOAR so that orderly development can
occur to maintain a supply of new homes at a maximum rate of 400 new building permits per
year (Brandon Minster, City of Camarillo Planning Technician, personal communication, March
21, 2003). All market sales data used in for Research Question No. 1 is taken from the Multiple
Listing Service database that is maintained by the Ventura County Coastal Association of
Realtors.

With respect to Research Question No. 2, economic impacts of adopting SOAR will be
examined by reviewing many records that contain economic data with the intent to identify
trends and yearly differences in the data. These records include: the California Association of

Realtors (CAR) annual median prices for all sold homes in the Ventura Region (1994-2001);

CAR’s monthly housing affordability index (1994-2001), which measures the percentage of
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households that can afford a median priced home in the Ventura Region; the Ventura County
Auditor - Controller’s total net assessed values on an annual basis in the City of Ventura for all
non-replaceable property (1990-2003); new single family home building permits issued by the
City of Ventura and the City of Camarillo (1996-2002); and, rent data on housing as presented in
The Star newspaper.

In 1998, voters approved a SOAR initiative in five major cities in Ventura County, which
included the City of Camarillo. Moorpark voted for SOAR in 1999 and the most recent one,
Fillmore, signed on in 2001, making a total of eight out of ten cities. Only Ojai and Port
Hueneme do not have a SOAR General Plan Amendment. Ojai is a very strong no-growth
community in the county; only approving one housing tract within its city boundaries in the last
10 years and growing at a rate of 3.3% in ten years (Southern California Association of
Governments, 2002, Census data). Port Hueneme is a coastal city with very little agricultural
land or open space left to develop. SOAR would not be applicable to these two cities. In 1998,
the County of Ventura adopted SOAR for the unincorporated areas.

With respect to Research Question No. 3, CAR has obtained closed market sales data
from most multiple listing services in California. CAR has tabulated this data and determined
median home prices for Ventura County. CAR has made this data available to their members at
their web site www.car.org. This data will be reviewed and compared with other counties in
California to determine if Ventura County’s rise in median prices is occurring at a greater rate
than all of the other counties.

Limitations of the Research
In terms of market analysis on housing prices and the limitation of evaluation pertaining

to Research Question No. 1, this study will only consider closed and confirmed sales prices.
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This is because appraisers of real estate do not put much weight in listed real estate prices or
expired prices when it comes to determining value. Market data will not be used from for sale
by owners, parent to child transfers, foreclosures, or probate sales since these transactions tend to
have other significant factors that affect market price.

The geographic regions of east Ventura and central Camarillo appear to be similar in
population density, style of homes, per capita income, local economic vitality, and access to
retail and government services. The cities of Ventura and Camarillo are similar in population
demographics and are within Ventura County. There are no major geographical barriers that
separate these cities and they are both connected to Highway 101. In terms of Research
Question No. 1, no other cities were considered to be as equivalent in scope; therefore, no market
analysis was done on any other city or area. The sale price of beach, hillside, and rural estate
homes were excluded in the price models in only Research Question No. 1 since pricing can
fluctuate greatly based on location and customization features.

| Examination of regional and city median prices and affordability indexes pertaining to
Research Questions Nos. 2 and 3 consider all closed sales with no limitations other than the
properties are single family units. Data for rents do not have any restriction and pertain to all
kinds of housing (condos, apartments, and single family homes). Assessed values of properties
that pertain to data provided by the County of Ventura Auditor-Controller’s Office include
commercial and industrial properties since their data does not separate these values in their
annual reports.

Although the SOAR initiative limits the rezoning of agricultural property into
commercial and industrial zones, this study will not be commenting on or attempting to analyze

the initiative’s impact on commercial, industrial, or multifamily properties.
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Since Ventura voters approved SOAR in 1995, Richard Francis and a core SOAR of
supporters have taken the SOAR initiative to the voters in other cities and unincorporated areas
of the County. Along the way, SOAR has undergone some slight changes so that it can be

‘adopted in other jurisdictions that may have open space as a primary resource. The acronym for
SOAR has broadened and now stands for: Save Open-Space and Agricultural Resources
(SOAR, n.d., Home page).

This study will not go into detail on the different versions of SOAR that have been
adopted by the voters or leaders in other communities. However, the conclusions portion of the
study will deal with an evaluation of SOAR as a policy for cities to control growth and sprawl.
This study did not solicit public opinion of SOAR other than from planners, engineers,
government representatives, and professionals who are knowledgeable of its scope and purpose.

As with other discretionary review processes that local leadership may consider, any
project, especially those of a controversial nature, can be denied. At any given time city council
representation may be either pro-growth, moderate growth, limited growth, or no-growth. This
report does not attempt to analyze or rate the politics of city leaders nor does it attempt to
identify how many housing projects have been denied during the study period because of
regional growth management limitations, traffic impacts, aesthetics, public outcry, or any of the
other considerations city councils may address in their reviews.

Characteristics of the Research Sample

The California Association of Realtors annual median house sales for the Ventura Region

indicated that the 1995 median sales value was less than the 1994 value (California Association

of Realtors, 2002). In 1996, the Ventura Region median sales value was greater than the 1995

median value (California Association of Realtors, 2002). Since SOAR was approved by the
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voters in the City of Ventura in November 1995, and the Ventura regional increase in median
prices reversed in 1996, the study period 1996 through 2002 was selected as representative of
SOAR’s impact on housing prices for Research Question No. 1. A graph of the Ventura Region
median sales data is shown in Figure D.1, Appendix D.

In regard to Research Question No. 1 and the attempt to identify and isolate SOAR’s
impact on the cost of existing single family home sales, one must neutralize all other market
factors that influence pricing. Although this is practically impossible, an attempt will be made
by identifying a housing tract in the City of Ventura and comparing it with another identical
housing tract in the City of Camarillo. This approach will be done a second time and in a
different location in both cities to identify any correlation in the findings.

To qualify; these housing tracts must have been built by the same developer during the
same time period using the same style and model of homes. Following this approach, the
housing product’s physical features are neutralized (age, floor plan, style, lot size, number of
bedrooms, baths). Interest rates, national economics, and state economic influences will be
assumed neutralized since they are acting equally on the same housing product during the study
period 1996 through 2002.

The population of Ventura and Camarillo are different: Ventura 102,000 versus
Camarillo 60,000 residents. The neighborhoods considered do not carry a view premium or
special location premium that would be a factor in beach and hillside view homes. Selected
neighborhoods for this study are on level terrain, not in a flood plain, and served all utilities
(water, sewer, streets, refuse) by their municipality or contract companies. Ventura and
Camarillo have virtually identical access to freeways, colleges, military bases, and local

government offices. Both cities have retail, commercial, and industrial centers that generate the




Economic Impacts of SOAR 21

same incomes and spending habits. Ventura is an older community with more established
neighborhoods than Camarillo. An effort was made to select subdivisions that are not close in
proximity to historical monuments or historical buildings. Weather and overall climate are
similar in the locations selected. All market sales data used in for Research Question No. 1 is
taken from the Multiple Listing Service database that is maintained by the Ventura County
Coastal Association of Realtors.

Median sales data considered in Research Queétions Nos. 2 and 3 considers all single
family home sales in a region versus a city. CAR has received this data and averaged it into
median values for a particular region. The raw sales data is not available for public or members
of CAR to verify its accuracy. The region that contains the City of Ventura is used for analysis,
although the price influences may be from other adjoining cities.

The Ventura County Auditor - Controller’s total net assessed value of all non-replaceable
property in the City of Ventura includes all residential forms of dwellings, commercial
structures/buildings, and industrial improvements that are fixtures.

Building permit data was totaled by the Building and Safety Departments at the City of
Ventura and the City of Camarillo. Only new single family home permits are shown during the
time frame 1996 to 2002.

The CAR affordability index is a calculated value that is determined by CAR. The
annual values of this index will be tabulated and evaluated for the Ventura Region which
includes the City of Ventura. The raw data is not available to the public or members of CAR to
verify its accuracy.

Rent data on housing is taken from April 2003 articles that appeared in the The Star

newspaper. Rental data for the most part is very hard to collect and not maintained by an
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accessible source to verify its accuracy.

Data Collection for Relating to Research Question No. 1

Sales data for research was obtained from the Multiple Listing Service (MLS) that is
maintained by the Ventura County Coastal Association of Realtors. Detailed property
descriptions, including property photos, are provided online to members. These records are
entered by the listing agent in accordance with the rules of the MLS. Each detailed sales record
was read to insure that it is applicable to the analysis of this study. For example, homes that had
new room additions were eliminated from the study. The MLS software has a spreadsheet
feature that allows the user to place the sales data into a compatible MS EXEL spreadsheet for
analysis and plotting. The spreadsheets containing the market sales data that are placed in the
Appendix C are:

Ventura — Heather Glen Tract (Zip Code 93004), V1
Camarillo — Heather Glen Tracts (Zip Code 93010), C1
Ventura — Woodside Greens Tract (Zip Code 93004), V2
Camarillo — Woodside Green 1 Tract (Zip Code 93010, C2
Representative photos and geographical maps from each location are shown in Appendix C.

Data Collection for Research Questions Nos. 2 and 3

1. The California Association of Realtors maintains annual median prices for all sold homes
through the Multiple Listing Service in the Ventura Region. This includes the City of
Ventura. These values will be tabulated and evaluated for price increases/decreases from

1994 through 2001 and compared with the California annual median prices for the same

period (see Table D.1, Appendix D).
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2. The annual new single family home building permits issued by the City of Ventura and
the City of Camarillo will be collected, tabulated, and evaluated during the time frame of
1996 to 2002 (see Table D.2, Appendix D).

3. The California Association of Realtors maintains a monthly housing affordability index.
The index is the most fundamental measure of housing well-being in the state. The index
is the measure of (in terms of percentages) households that can afford to purchase a
median priced home in a particular region. The annual values of this index will be
tabulated and evaluated for the Ventura Region which includes the City of Ventura (see
Table D.3, Appendix D).

4. The Ventura County Auditor - Controller’s office maintains the total net assessed value
of all non-replaceable property in the City of Ventura. These values are tabulated
annually from 1990 to 2002 and include all residential forms of dwellings, commercial
structures/buildings, and industrial improvements that are fixtures. Percent increases in
the annual values will be evaluated (see Table D.4 and Figure D.2 in Appendix D).

5. Rent data on housing is scattered and somewhat difficult to obtain for various reasons. In
April 2003, The Star newspaper examined rental rates and rent increases in the Ventura
area. This resource will be cited and data extracted for analysis and interpretation. A
reproduction of the Ventura County apartment rents and the City of Ventura are shown in
Figures D.3 and D.4 in Appendix D.

Summary of Research Process

Ventura neighborhoods, V1 and V2, will be compared in confirmed market sales prices

with Camarillo neighborhoods C1 and C2. Sales data from each neighborhood will be plotted

for years 1996-2002. Linear regression will be applied to each sample set and a representative
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line will be drawn, using the equation Y = MX, where X will equal the year, M will equal the
calculated average annual price increase per year, and Y will equal the best fit sales average
price for that year. The differences in slope between the two communities will represent the
average SOAR price increase for the City of Ventura. Pearson’s product moment coefficient of
correlation, R, was also determined for each plot. Positive values for R imply a positive linear
relationship and a value close or almost equal to +1 means there is a strong relationship between
y and x (McClave & Dietrich, 1979).

| With respect to Research Question No. 2, economic impacts of adopting SOAR will be
examined by reviewing many records that contain economic data with the intent to identify
trends, relationships, and yearly differences in the data. Records to be reviewed are: the
California Association of Realtors (CAR) annual median prices for all sold homes in the Ventura
Region (1994-2001); CAR’s Ventura Region monthly housing affordability index (1994-2001);
the Ventura County Auditor/Controller’s total net assessed values on an annual basis in the City
of Ventura for all non-replaceable property (1990-2002); building permits issued for new homes
in the City of Ventura and the City of Camarillo (1996-2002); and, rent data on housing as
presented in a series of April 2003 articles in The Star newspaper.

With respect to Research Question No. 3, CAR has obtained market sales data from most
multiple listing services in California. CAR has tabulated this data and determined a median
home price for Ventura County. This data will be reviewed and compared with other counties in
California to determine if Ventura County’s rise in median prices is occurring at a greater rate

than all of the other counties.
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Findings
Research Question No.I - Is it possible to quantify the increase or decrease in residential real
estate prices when a local agency adopts an anti-growth/anti-sprawl initiative such as SOAR?

Two residential subdivisions in the eastern portion of the City of Ventura were compared
with two residential housing subdivisions in the central and eastern portions of the City of
Camarillo. As discussed in the methodology, these subdivisions were selected because they are
almost identical in age, style, floor plan, lot size, subdivision features/layout, and were built by
the same developer.

The first pair of subdivisions to be analyzed for price appreciation have one and two story
homes. The Ventura subdivision, referred to as V1, is located east of Wells Road and south of
Telegraph Road. The Camarillo subdivision, referred to as C1, is located in the central part of
Camarillo, east of Carmen Drive and south of Las Posas Road. Both subdivisions were named
Heather Glen by the developer. The C1 subdivision is almost twice as large in area as the V1
subdivision, having fifteen residential streets as compared to six. Location maps of these
subdivisions are shown in Figures C.1 and C.2 in Appendix C.

Closed sales prices were examined for the same time frame plus or minus one month.
Single story home sales prices in V1 were compared with C1 single story prices. The same was
done for two story homes in each tract. The sales prices were plotted, and linear regression -
least squares method - was applied to each data set to determine the rate of appreciation for that
home product in that neighborhood. Pearson’s product moment coefficient of correlation, R, was
also determined for each plot. The results are graphically shown in Figures C.5, C.6, C.7, and
C.8 in Appendix C. The linear equation, representing the best probabilistic fit of the data for

each plot will provide insight into the data’s relationship. The slope of this equation will be the
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appreciation rate for this particular style of home in the tract. Any differences in appreciation
rate between V1 and C1 will be further analyzed. The results for the single story homes are:
Sales Period: 4/97 through 2/03

V1, one story homes Ventura Heather Glen y =27,740x, R=0.95

C1, one story homes Camarillo Heather Glen y = 24.660x, R = 0.95
Difference 3,080/year

Total sales, V1 — one story homes: 12

Total sales, C1 — one story homes: 8

The correlation between the two variables, x and y, is linear and positively related. The
value for R is almost +1 which means there is a strong relationship between y and x. The slope
of each line is the rate of annual appreciation per year. The Ventura single story homes (V1) are
appreciating at a rate equal to $27,740 per year and the Camarillo single story homes (C1) are
appreciating at a rate equal to $24,660 per year. Subtracting the two rates, the Ventura one story
homes (V1) are appreciating at a greater rate than the Camarillo single story homes by $3,080
per year. In 1997, the Camarillo single story homes cost more than the Ventura single story
homes in our sample set, but the Ventura homes are appreciating at a faster rate.

The data set for the two story homes in the Ventura Heather Glen Tract (V1) is relatively
small. There are only five applicable sales during the period July 1997 — March 2001. There are
no sales in 1998 and 1999. In the two story model, there are two floor plans: one with five
bedrooms and one with four bedrooms. The five bedroom homes were eliminated from the
sample sets because there are fewer sales, the floor plan is larger by 300 square feet with the
extra bedroom, and these homes carry a higher sale premium. The Camarillo Heather Glen Tract

(C1) had 20 applicable two story home sales. The results for the two story homes are:
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Sales Period: 7/96 through 3/01
V1, two story homes Ventura Heather Glen y = 15,275x, R=0.97

C1, two story homes Camarillo Heather Glen y =20,269x, R =0.90

Difference 4,994 /year

In these sample sets, the Camarillo two story homes (C1) are appreciating at a faster rate
over the Ventura two story homes (V1) by $4,994 per year. The Pearson’s product moment
coefficient of correlation, R, is near +1 which shows a strong linear relationship between y and x.

To further examine this data set for representation, a closer look at the sales in 2000 is
made since there was more sales activity in that year. The range of prices on the Ventura two
* story homes (V1) is $276,000 to $289,500. The average sales price would be $282,750. The
Ventura one story homes (V1) sales range in 2000 is $239,000 to $250,000. The average is
$244,500. The difference in averages between the two story and one story is $38,250.

The range of prices on the Camarillo two story homes (C1) in 2000 is $283,500 to
$310,000 with an average price of $296,750. The Camarillo one story homes (C1) range in 2000
is $268,000 to $275,000, with an average sales price of $271,500. The difference between the
one story home and two story home averages in C1 is $25,250. In both subdivisions, the
difference in square footage between the one story homes and two story homes is approximately
500 square feet. One would expect the average price differences for adding 500 square feet to be
closer together, but in this case there is a $13,000 price difference ($25,250 versus $38,250).

The second pair of neighborhoods analyzed in Ventura and Camarillo were built in the
early 1980s by Eric Wittenberg. Wittenberg named both subdivisions Woodside Greens. The
homes are similar in age, floor plan, style, and quality of neighborhood. The Ventura Woodside

Greens/Patio Home Tract (V2) is located south of North Bank Drive and west of Petit Avenue
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and consists of approximately twelve residential streets. The Camarillo Woodside Greens 1
Tract (C2) is located west of Pleasant Valley Road and south of the 101 Freeway. The Camarillo
subdivision is approximately twice as large as the Ventura subdivision and contains about 15
residential streets. All homes considered in the sales analysis are two story homes since the
majority of homes built in each tract are two stories and there is a large data set of confirmed
sales. The results for the two story Woodside homes are:
Sales Period: 3/97 through 10/02

V2, two story homes Ventura Woodside Grn/Patio y = 34,520x, R=0.88

C2, two story homes Camarillo Woodside Grn 1~ y =29,674x, R =0.85

Difference 4,846/year

Total sales, V2 —two story homes: 24

Total sales, C2 — two story homes: 44

The correlation between the two variables, x and vy, is linear and positively related. The
value for R is close to +1 which means there is a strong relationship between y and x. The slope
of each line is the rate of appreciation per year.

The Ventura two story homes (V2) are appreciating at a rate equal to $34,520 per year,
and the Camarillo single story homes (C2) are appreciating at a rate equal to $29,674 per year.
Subtracting the two rates, the Ventura two story homes (V2) are appreciating at a greater rate
than the Camarillo single story homes by $4,846 per year. In 1997, the Camarillo two story
homes cost nearly the same as the Ventura two story homes in the sample set, but the Ventura
homes are appreciating at a faster rate.

The confirmed sales prices in neighborhoods V2 and C2 have a wider annual sales range

than V1 and C1. The difference in appreciation rates in V1 and C1 one story homes is very close
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to the difference in V2 and C2 homes ($3,080/year versus $4,846/year).

A serious attempt was made to find subdivisions that were similar in size and
neighborhood characteristics, and with similar accessibility to highways and services. The
primary differences between the subject houses are location and city policies that might affect
the supply of homes. Based on analyzing the appreciation rate of the sales groups of V1 vs. C1
and V2 vs. C2 neighborhoods, Ventura’s real estate prices are rising faster than Camarillo’s at a
rate between $3,000 and $5,000 per year since 1997.

Since the appreciation rates have been measured to be steadily rising, the governmental
policies and the City’s attitude towards growth are the probable causes for the differences.
Although SOAR is now a General Plan Amendment in both cities, SOAR has been in effect
longer in the City of Ventura. The City of Camarillo is issuing an average of 162 more new
residential home building permits per year than Ventura because its SOAR policies exempted
many agricultural lands that are currently being developed for new housing. Since SOAR is the
most obvious policy that the City of Ventura has in place that affects supply, it is concluded that
SOAR is adding $3,000 and $5,000 per year in price appreciation to the homes in the City of
Ventura.

Research Question No. 2 - What are the positive and negative economic impacts of adopting
anti-growth/anti-sprawl initiative such as SOAR

Escalating housing prices are typically considered to be a positive sign by property
owners. As their property investment appreciates in value their capital gain (wealth) increases.
However, home price escalation makes it increasingly difficult for first time buyers to enter the
market. Americans spend approximately 42% of their household budget on housing (Carnes &

Slifer, 1991, p. 105), and as house prices escalate, affordability declines.
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The flat to downward trend in housing prices in the Ventura Region reversed from a low
set in 1995 and is accelerating upwards at almost a double digit rate. Figure D.1 and Table D.1
in Appendix D show the median price increases and the percent increases for each year. In
Figure D.1, Ventura Region’s median house prices are plotted against those of the State of
California’s, and it is apparent that Ventura’s median prices bottomed first and accelerated faster
than the State’s. The reason for this difference may be apparent in the supply of new homes
available to home buyers. Usually as house prices rise, developers will gear up to sell more
homes and take advantage of a hot market. But if developers are unable to get their product out
fast enough to meet demand, costs will rise further.

Table D.2 in Appendix D shows the City of Camarillo versus the City of Ventura in
terms of new building permits issued each year from 1996 to 2002. These records demonstrate
that Camarillo is averaging a higher rate of issuance than Ventura by 162 new building permits
per year. During this period Camarillo issued 1134 more new building permits than Ventura.
This decrease in supply of new homes is affecting housing prices by increasing them in the City
of Ventura at a faster rate than Camarillo’s housing prices.

The California Association of Realtors analyzes the affordability of median price homes
relative to median income values that are determined by census data (California Association of
Realtors, 2002), pp. 26-27). The affordability index — that percentage of households can afford a
median priced home, was in the low 40’s between 1994 and 1999. The index dropped 10 points,
or 10% in 2000 (see Table D.3 in Appendix D) to 31 for the Ventura Region. In 2001 the index
rose slightly to 35. The Ventura Region consists of three large multiple listing service areas that
include Ventura, Oxnard, Camarillo, Santa Paula, Fillmore, Simi Valley, Thousand Oaks,

Moorpark, and Newbury Park. However, SOAR has been adopted in all of these cities and the
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supply of homes county-wide is being impacted.

As real estate prices rise and homes are exchanged, property values are reassessed to the
market value. The County of Ventura Auditor - Controller maintains records on the total value
of assessed property in the City of Ventura. Table D.4 and Figure D.2 present this data in
Appendix D. The chart should show a rise as new buildings are constructed, but as the building
permit data demonstrates, there has not been a large amount of building taking place in the City
of Ventura. It is apparent, however, that valuations began a climb from five billion dollars in
1996 to seven billion dollars in 2003. That is a rise of two billion dollars in seven years. The
County of Ventura receives property taxes based on approximately one percent of these values.
The increase in property tax revenue from 1996 to 2003 is approximately twenty million dollars
per year; a windfall that County officials did not anticipate as a result of the adoption of SOAR.

As real estate values rise, property owners take out home equity loans to remodel their
homes. Purchases are made and contractors are hired to make improvements. The Star
newspaper provided the total value of residential alterations and additions in Ventura County
from 1997 to 2003. In 1997, $42 million was invested. In 2002, $90 million with a projection of
$100 million invested in 2003 (Harris, 2003, April 13, p. D1). Homeowners can attractively
recover their initial investments when they sell their properties. Remodeling services are
presently at an all time high in Ventura (Harris, 2003, April 13, p. D6).

Rents are also rising as landlords react to the rise in home vah;es. The average monthly
rent in Ventura County - $1,198 in January 2003 - was up 46% from 1997 and an average three
bedroom home rents for $1,200 in the City of Ventura (McLain, 2003, April 6, p. Al). With
rents at record highs and vacancies all but non-existent (2.62%), Ventura County is one of the

toughest regions in California to find a place to rent, industry officials say (McLain, 2003, April
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6, pp. Al and A6). The higher rents force many people out of local housing in search of more
affordable rent in lower cost areas. Many renters are asking politicians to support rent control
(Scheibe, 2003, March 7, p. A1). There are virtually no affordable housing projects for new
buyers to buy into.

The housing sector accounts for 27% of investment spending and about five percent of
the overall economy (Carnes & Slifer, p. 105). The real estate market has been a shining star for
investors when compared to the stock market. It has managed to make many people a lot of
money. But on the other hand, with rents so high, renters are becoming home buyers, but to do
that, many are moving farther away from their jobs to less expensive areas. As other options,
renters are no longer living alone, returning home to live with parents, or relocating to lower cost
areas (McLain, 2003, April 6, p. A6).

Research Question No. 3 — If SOAR is adopted regionally (county-wide), would there be a
relative increase or decrease in residential real estate prices above all other regions that do not
have a unified anti-growth/anti-sprawl initiative?

The California Association of Realtors maintains statistics in regard to median prices
throughout California and posts them on their web site for study and further analysis. The data is
arranged in a manner that it is not easy to manipulate, and some of the data, such as Santa
Barbara County’s 1998 and 1999 third quarter statistics, is missing. Santa Barbara County has
been eliminated from analysis for this reason. Sixteen counties had complete median price data
for the third quarter of 1998, 1999, 2000, 2001, and 2002. Other quarters were provided for a
variety of years, but the third quarter median sales data seemed the most complete for analysis.

| According to CAR, “The price statistics are derived from all types of home sales - new

and existing, condos and single-family. Movements in sales prices should not be interpreted as
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changes in the cost of a standard home. Median prices can be influenced by changes in cost, as
well as changes in the characteristics and size of homes sold. Due to the low sales volume in
some cities, median price may exhibit unusual fluctuation” (Giberson, 2003, February 13).

The third quarter median sales data was plotted and analyzed using linear regression
(least squares method) in an attempt to find the county that exhibited the greatest median price
rate increases (or appreciation rate) from 1998 to 2002. Since SOAR was approved by the voters
in a majority of the cities in 1998 and 1999, it was predicted that the supply of new homes would
begin to taper off as the supply of land for new development began to diminish. It was
hypothesized that demand for new housing would remain high while the supply would be
impaired by SOAR. This would result in a price surge that would exceed all other counties.

The Star newspaper alluded to this great rise in Ventura County median prices in an
article on May 18, 2002. The opening line of the article stated “Home prices are soaring
throughout Southern California, but nowhere are they rising as fast as in Ventura County”
(Harris, 2002, May 18). But CAR’s median price data that is tabulated in Table E.1 in Appendix
E shows otherwise. Ventura County’s median sales prices did go up, but not as dramatically as
in thirteen other counties. For example, Marin County had the highest median house price
appreciation rate at $57,050/year during 1998-2002. Ventura’s median house price appreciation
rate during the same period was only $30,275/year, placing it fourteenth overall. San Mateo
County’s median house price appreciation rate was second at $53,400/year, and San Francisco
County was third at $53,000/year. Napa County, which has an ordinance similar to SOAR that
was enacted in 1990, was sixth in the appreciation rate ratings at $43,400/year.

Further analysis demonstrates that Marin County’s homes also have the highest median

house value in 2002 at $597,500. This is up $227,500 (61.5%) in value from the 1998 median
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price of $370,000. Ventura County’s median home in 2002 had a value of $334,500, and in
1998, $210,000. The total appreciation, based on median house values during the study period
was $124,500 (59.3%).

Surprisingly, Napa County properties produce the best annual return of 11.9% for each
dollar invested, while Ventura County will produce an annual return of 9.7%. This may be an
indication that Ventura County’s median house price appreciation rate may continue to climb if
SOAR’s ability to reduce developable land impacts Ventura County like Napa’s anti-
growth/anti-sprawl ordinance. Orange County had the lowest annual rate of return out of the 16
counties covered by CAR at 8.6%. These percentages are calculated by taking the calculated
median house price per year of appreciation and dividing it by the year 2002 median price for
that county.

A graph plot of the median prices for Ventura County, Marin County and Napa County is
shown in Figure E.1 in Appendix E. A spreadsheet of all the applicable CAR data used in the
analysis for Research Question No.3 is shown in Table E.2 of Appendix E.

Summary
The results of this study are:

e Single family residential homes in the City of Ventura are appreciating at a rate of $3,000
to $5,000 per year more than the City of Camarillo single family homes.

e Since 1996, the City of Camarillo has issued an average of 162 more single family
building permits per year than in the City of Ventura. This demonstrates that the supply
of available new homes is less in the City of Ventura than the City of Camarillo.

e It appears that 1995 was the last low in median prices for median homes sales in the

Ventura Region.
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o The affordability of homes in the Ventura region lessened significantly by 10 index
points in 2000. This means that over ten percent of the households in the Ventura region
could not afford to purchase the median priced home.

e Rental rates are up 46% from 1997 and vacancies are down to 2.62% in Ventura County.
Residential alterations and additions in Ventura County are at an all time high ($90
million in 2002).

o The City of Ventura has experienced a two billion dollar gain in net secured assessed
valuations between 1996 and the early part of 2003.

Ventura County is not the most expensive county to live in. Nor is its single family
median housing price increases the greatest of all the counties. In 2002, Ventura County ranked
fourteenth in total appreciation during the time frame 1998 — 2002.

Conclusions and SOAR Policy Revision Recommendations
Research demonstrates that real estate prices in the City of Ventura are appreciating at the rate of
$3,000 to $5,000 per year above that of the City of Camarillo. The primary difference between
these two communities, aside from location, is that since 1996, the City of Camarillo has issued
1100 more residential building permits for new homes than Ventura. Comparatively, the supply
of homes is greater in Camarillo than in Ventura.

SOAR, the anti-growth/anti-sprawl ordinance, would not have been possible without the
skill and talent of Richard Francis, attorney and former Ventura mayor; Steve Bennett, a former
city council member and now a Ventura County supervisor; and Susan Goodkin, an attorney who
helped Richard Francis write SOAR.

This study has attempted to show the various impacts on real estate prices and local

economics due to SOAR’s influence on government policies. One cannot absolutely conclude
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that the price appreciation highlighted here is solely attributed to SOAR. However, any policy
that affects or slows down the supply of homes, while demand remains constant or increases will
result in housing price increases.

This study also demonstrates that as housing prices increase, property tax revenues
increase. Many politicians and leaders may not be aware that by initiating housing growth or
supply limitations, property tax revenues will go up. In fact, such limitations can provide
significant property tax revenue for local communities seeking alternatives.

SOAR Policy Revision Recommendations

SOAR works, and it is well supported by the voters. Itis a very efficient policy that
ultimately stops the rezoning of agricultural or open space land for development. With SOAR in
place, a property owner who wants to rezone his property out of agriculture must either get
approval from the voters or show that the property is not viable for agricultural production. In
most cases, voters will not support residential and commercial developments because they sense
that city and community services will be reduced, that traffic impacts will worsen, that crime and
pollution will rise, and that more strangers will move into the community. Using SOAR, the
existing community is able to close its doors to new residential growth, and new residents can
only be accommodated as current residents leave.

The current structure of SOAR is also an all or nothing approach. There is very little
room, if any, for residential projects to be approved without voter consent. In the City of
Ventura, a 100 acre agricultural site that the city owned and wanted as the site for a regional park
had to go before the voters for approval of the rezoning. Richard Francis, the creator of SOAR

insisted that it was exempt, but the City Attorney ruled that the issue had to be settled by the

voters.
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Revisions could be made to SOAR so that it will be more effective and to not alienate all
new development by labeling it as bad construction or sprawl, but rather as smart development.

Policy revision recommendations:

1. Create exemptions in SOAR for regional, community, and local parks.

2. Create exemptions for city funded community projects. This would allow for libraries,
police stations, fire stations, roads, bike paths, and a variety of other development that
would promote community services.

3. Provide an exemption for affordable housing projects, but place a cap on the quantity of
housing units and require a proximity to services.

4. Allow for up to three city council approved exemptions in five years, and set a cap on the
number of residential units and available acres for development. This will allow for a
competitive process for those three projects without adversely limiting the new housing
supply or the associated construction jobs. Development provides funds to improve
many city services. Once development is curtailed, it forces city government to look for
revenue in the form of higher service fees or taxes which can be a burden to the residents.
For example, with a development agreement, developers can agree to build almost any
capital project anywhere or deposit or pay funds to the city beyond their nexus
requirement to mitigate only their impacts.

5. Allow for long term offsets in exchange for developing a particular property. If an
agricultural piece is selected for development, it can be exempt from the SOAR voter
approval process if the owner provides an offset acreage of land that will be permanently
created as open space or agricultural preserve at a ratio greater than 1:1.

Many of these policy recommendations may not be needed if there is plenty of in-fill land
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that the city would like developed. It is highly recommended that before a city or county
consider putting a SOAR initiative on the ballot, that a thorough inventory of all in-fill properties
be made and that their viability for development be considered. Many of the in-fill properties
have problems associated with them that may make them undevelopable. This approach is
necessary so that proper land use decisions can be made without abruptly impinging the
construction industry and forcing many people out of work. As house prices rise in general,
eventually improvement of these in-fill properties may become profitable. The development of

in-fill properties should enhance the adjacent community.
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CITY OF SAN BUENAVENTURA SOAR

TITLE AND SUMMARY PREPARED BY THE CITY ATTORNEY
PURSUANT TO THE CALIFORNIA ELECTIONS CODE SECTION 9302 :
RE INITIATIVE PROPOSING CERTAIN COMPREHENSIVE PLAN AGRICULTURAL LAND DESIGNATIONS

AN INITIATI'VAIEI MEASURE CONCERNING THE DESIGNATION OF
AGRICULTURAL LAND IN THE COMPREHENSIVE PLAN

Section 1 states reasons why protecting agriculture and watershed lands is important to the City of San Buenaventura (City) and
refers to the fine growing region, urban encroachment, unnecessary public service extensions, and that protecting these lands helps
the quality of life in the City. It further states that the Goals and Objectives of the Comprehensive Plan currently recognize the
jmportance of preserving agricultural resources and the purpose of the measure is to ensure that these Goals and Objectives are not
altered by short term political decisions.

Section 2 readopts and extends the “Agricultural Use” designations in the City’s Comprehensive Plan as amended through January
1, 1995 from the year 2010 to the year 2030 or, in certain Comprehensive Plan text, December 31,2030, and makes specific changes in
the City’s Comprehensive Plan to accomplish such extension. Section 2 further prevents land so designated for Agricultural Use from
being redesignated to another use unless approved by a vote of the people or certain findings supported by evidence are made by the
City Council before such a redesignation. '

Section 3 states that as of its effective date, the measure shall constitute an amendment to the City’s Comprehensive Plan, except
that if all amendments allowed by state law have been used in 1995, the measure’s Comprehensive Plan amendments shall be effective
on January 1, 1996. Any provisions of the City’s Zoning Ordinance which are inconsistent with the Comprehensive Plan as amended
by the measure shall not be enforced to the extent of the inconsistency. Within 180 days after the date the measure amends the City’s
Comprehensivé Plan, (1) the Comprehensive Plan documents themselves must be revised to reflect, and to achieve consistency with,
the measure, and (2) the City Council must revise the City’s Zoning Ordinance and other land use regulations as necessary to be
consistent with the measure. The measure shall also prevail over any revisions to the City’s Comprehensive Plan or City Land Use
Plan Map as they might have been amended through February 1, 1995, which conflict with the measure. Except as provided in
Section 4 of the measure, once the measure becomes effective, all ministerial or discretionary entitlements for uses not yet approved
or issued cannot be approved or issued unless they are consistent with the measure.

Section 4 provides that the measure shall not apply to or affect any property owner whose property, prior to the effective date of
the measure, has acquired a vested right under state law, a validly approved and fully executed development agreement with the City,
or approval of a vesting tentative map.

Section 5 states that if any portion of the measure is declared invalid by a court, the remaining parts of the measure are to be
considered valid.

Section 6 states that the measure may only be amended or repealed by voters at a general election.

FULL TEXT OF ORDINANCE (Page 1 of 3)

The people of the City of San Buenaventura do hereby ordain as follows:
Section 1, Findings and Purpese,
A. The protection of existing agricultural and watershed lands is of critical importance to present and future residents of the City of

San Buenaventura (City of Ventura). Agriculture has been and remains the major contributor to the economy of the City and County of
Ventura, creating employment for many people, directly and indirectly, and generating substantial tax revenues for the City.

B. In particular, the City of Ventura and surrounding area, with its unique combination of soils, micro—climate and hydrology, has
become one of the finest growing regions in the world. Vegetable and fruit production from the County of Ventura and in particular production
from the soils and silt from the Santa Clara and Ventura rivers have achieved international acclaim, enhancing the City’s economy and
reputation.

C. Uncontrolled urban encroachment into agricultural and watershed areas will impair agriculture and threaten the public health,
safety and welfare by causing increased traffic congestion, associated air pollution, and potentially serious water problems, such as pollution,
depletion, and sedimentation of available water resources. Such urban encroachment would eventually result in both the unnecessary, expensive
extension of public services and facilities and inevitable conflicts between urban and agricultural uses.

D. The unique character of the City of Ventura and quality of life of City residents depend on the protection of a substantial amount .
of open space lands. The protection of such lands not only ensures the continued viability of agriculture, but also protects the available water
supply and contributes to flood control and the protection of wildlife, environmentally sensitive areas, and irreplaceable natural resources.

E. The Resolution by which the City of Ventura adopted its Compréhcnsive Plan on August 28, 1989, Resolution No. 89-103, at
page 4, contains in part the following “mitigation measures” in recognition of the importance of preserving agricultural resources:.

“Any potential significant adverse impacts are mitigated by substantially limiting the amount of agricultural land
converted from an agricultural land use designation limiting the amount of prime farmland converted, and by making the
various agricultural land areas designated for potential development subject to conditions which narrowly limit the possible
land use.”
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F. The Comprehensive Plan sets out as Objective 4 (at II- 9) the desire to:
“Continue to preserve agricultural and other open space lands within the City’s Planning Area.”
And, the Comprehensive Plan describes as the first Goal of its Resource Element (at 11-3) the objective to:

“Preserve agricultural and open space lands as a desirable means of shaping the City’s internal and external form and size,
and of serving the needs of residents.”

G. The purpose of this initiative is to ensure that the Goals and Objectives of the Comprehensive Plan are inviolable by transitory
short—term political decisions and that agricultural, watershed and open space lands are not prematurely or unnecessarily converted to other
non-agricultural or non—open space uses without public debate and a vote of the people. Accordingly, the initiative ensures that until
December 31, 2030, the general plan provisions governing agricultural land use designation and intent may not be changed except by vote of
the people. In addition, the initiative provides that any lands designated as “Agriculture Use”, referring to both “Agricultural Use (not to be
reconsidered until after the Year 2010)” and Agricultural/Inistitutional” on the City of Ventura’s General Plan “Land Use Plan Map” adopted
by the City Council by Resolution 89— 103 on August 28, 1989, as amended through February 1, 1995, will remain designated as Agricultural
Use until December 31, 2030, unless the land is redesignated to another land use category by vote of the people, or redesignated by the City
Council for the City of San Buenaventura pursuant to the procedures set forth in this initiative.

H. This initiative allows the City Council to redesignate agriculture lands only if certain findings can be made, including (among
other things) that the land is proven to be unsuitable for any form of agriculture and redesignation is necessary to avoid an unconstitutional
taking of property without just compensation.

Section 2, General Plan Amendment.

The Agricultural Lands Preservation Initiative hereby reaffirms and readopts until December 31, 2030, The “Agricultural Use” designations
as defined in the City of San Buenaventura Comprehensive Plan adopted August 28, 1989, as amended through February 1, 1995, at pages [11-
25 and ITI-26, with the modification that the “target date” is extended from 2010 until after December 31, 2030.

The following terminology shalt replace the current “Agricultural Use” designation defined at page MI-25 of The Plan:
Agricultural Use

The Agricultural Use (not to be reconsidered until after the Year 2030) category identifies those lands that are designated
for agricultural use on the Land Use Plan Map.

The target date of 2030 associated with the Agricultural Use designation indicates a review date after which agriculturally

designated lands may be reconsidered for urban uses. However, during the life of this plan as amended by initiative, it is

intended that only agricultural uses are permitted on these lands, except as such lands may be appropriate to public open

space and recreational usage. ‘Furthermore, any updates to this Plan are not intended to imply that development would

necessarily be appropriate at that time.

In addition, the initiative hereby reaffirms and readopts until December 31, 2030, the “Agricultural” designations set forth on the of
the City of Ventura Comprehensive Plan “Land Use Plan Map” adopted by the City Council on August 28, 1989, as amended through
February 1 1995, which map is incorporated herein by reference, modified, as appropriate, to delete the reference year 2010 and replace it
with the reference year 2030.

Finally, the text of the Amendment Procedures of the City of Ventura Comprehensive Plan adopted August 28, 1989, as amended
through February 1, 1995, (at XI-I) shall be amended to add a new subsection which provides:

Limitations on General Plan Amendments Relating to “Agricuttural Use”

a) Until December 31, 2030, the pro'visions and designations govgming the intent for lands designated “Agricultural Use” of the
Land Use Element and Resource Element adopted on August 28, 1989, as amended through February 1, 1995, shall not be
amended unless such amendment is approved by vote of the people.

b) All those lands designated as “Agricultural Use” in the City of Ventura Comprehensive Plan “Land Use Plan Map” adopted by the
City Council on August 28, 1989, as amended through February 1, 1995 shall remain so designated until December 31, 2030

unless redesignated to another general plan land use category by vote of the people, or redesignated by the City Council pursvant
to the procedures set forth in subsections c) or d), below.

¢) Except as provided in subsection d), below, land designated as “Agricultural Use” may be redesignated by the City Council to a
land use other than “Agricultural Use” as defined by the Comprehensive Plan adopted by the City Council on August 28, 1989, as
amended through February 1, 1995, only if the City Council makes all of the following findings supported by the evidence:

i) The land is immediately adjacent to areas developed in a2 manner comparable to the proposed use;
ii) Adequate public services and facilities are available and have the capacity and capability to accommodate the proposed use;

iii) The proposed use is compatible with agricultural uses, does not interfere with accepted agricultural practices, and does not
adversely affect the stability of land use patterns in the area:

iv) The land proposed for redesignation has not been used for agricultural purposes in the past 2 years and is unusable for
agriculture due to its topography, drainage, flooding, adverse soil conditions or other physical reasons; and
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v) The land proposed for redesignation pursuant to this subsection (c) does not exceed 40 acres for any one landowner in any
calendar year, and one landowner may not obtain redesignation in the Comprehensive Plan of “Agricultural Use” land pursuant
to this subsection (c) more often than every other year. Landowners with any unity of interest are considered one landowner
for purposes of this limitation.

d) Land designated as “Agricultural Use” on the Land Use Plan Map may be redesignated to another land use category by the City
Council if each of the following conditions are satisfied:

i) The City Council makes a ﬁn&ing that the application of the provisions of Section 2 (5) would constitute an unconstitutional
taking of the landowners’ property; and

ii) In permitting the redesignation, the City Council allows additional land uses only to the extent necessary to avoid said
unconstitutional taking of the landowner’s property.

e) Approval by a vote of the people is accomplished when a Comprehensive Plan amendment is placed on the ballot through any
procedure provided for in the Election Code, and a majority of the voters vote in favor of it. Whenever the City Council adopts an
amendment requiring approval by a vote of the people pursuant to the provisions of this subsection, the City Council’s action shall
have no effect until after such a vote is held and a majority of the voters vote in favor of it. The City Council shall follow the
provisions of the Election Code in all matters pertaining to such an election.

Section 3. Impl .

A. Upon the effective date of this initiative, the initiative shall be deemed inserted in the City of Ventura’s Comprehensive Plan as an
amendment thereof; except, that if the four amendments of the mandatory elements of the general plan permitted by state faw for any given
calendar year have already been utilized in 1995, prior to the effective date of this initiative, this Comprehensive Plan amendment shall be
deemed inserted in the City’s General Plan on January 1, 1996. At such time as this Comprehensive Plan amendment is deemed inserted in the
City's Comprehensive Plan (héreinafter, the “insertion date”) any provisions of the City’s Zoning Ordinance inconsistent with that amendment
shall not be enforced to the extent of the inconsistency. Within 180 days of the insertion date, the City shall complete such revisions of its
Comprehensive Plan, including, but not limited to, the Comprehensive Plan Land Use Plan Map adopted by the City Council on August 28,
1989, (as amended through February 1, 1995) and accompanying text, as are necessary to achieve consistency with all provisions of this
initiative. Also, within 180 days of the insertion date, the City Council shall complete such revisions of its Zoning Ordinance and other land
use regulations as are necessary to conform to and be consistent with all provisions of this initiative.

B. The provisions of this initiative shall prevail over any revisions to the City of Ventura’s Comprehensive Plan as amended through
February 1, 1995, or to the City of Ventura’s Land Use Plan Map as amended through February 1, 1995 which conflict with the initiative.
Except as provided in Section 4 below, upon the insertion date all Comprehensive plan amendments, rezonings, specific plans, tentative or
final subdivision maps, parcel maps, conditional use permits, building permits or other ministerial or discretionary entitlements for use not yet
approved or issued shall not be approved or issued unless consistent with the policies and provisions of this initiative.

Section 4. Exemptions for Certain Proi

This initiative shall not apply to or affect any property owner whose property has acquired any of the following prior to its effective date:
. A. A vested right pursuant to state law;
B. A validly approved and fully executed development agreement with City; or
C. Approval of a vesting tentative map. ‘

Section 5. Severabili

If any portion of this initiative is declared invalid by a court, the remaining portions are to be considered valid.

Section 6, Amendment or Repeal.

This initiative may be amended or repealed only by the voters at a general election.
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APPENDIX C

FIGURE C.1 - VENTURA NEIGHBORHOODS

FIGURE C.2 - CAMARILLO NEIGHBORHOODS

FIGURE C.3 — PHOTOS AND DESCRIPTIONS OF V1 AND C1 HOMES
FIGURE C.4 — PHOTOS AND DESCRIPTIONS OF V2 AND C2 HOMES
FIGURE C.5 - V1 GRAPH OF VENTURA ONE STORY HOME SALES
FIGURE C.6 — C1 GRAPH OF CAMARILLO ONE STORY HOME SALES
FIGURE C.7 - V1 GRAPH OF VENTURA TWO STORY HOMES SALES
FIGURE C.8 — C1 GRAPH OF CAMARILLO TWO STORY HOME SALES
FIGURE C.9 — V2 GRAPH OF VENTURA TWO STORY HOME SALES
FIGURE C.10 — C2 GRAPH OF CAMARILLO TWO STORY HOME SALES

TABLE C.1 — SALES DATA FOR ONE STORY HOMES VENTURA
HEATHER GLEN TRACT, V1

TABLE C.2 — SALES DATA FOR TWO STORY HOMES VENTURA
HEATHER GLEN TRACT, V1

TABLE C.3 -~ SALES DATA FOR ONE STORY HOMES CAMARILLO
HEATHER GLEN TRACT, C1

TABLE C.4 — SALES DATA FOR TWO STORY HOMES CAMARILLO
HEATHER GLEN TRACT, C1

TABLE C.5 — SALES DATA FOR TWO STORY HOMES VENTURA WOODSIDE
GREENS TRACT, V2

TABLE C.6 — SALES DATA FOR TWO STORY HOMES CAMARILLO WOODSIDE
GREEN 1 TRACT, C2
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5
Hhooi (oo

V1 — Ventura Neighborhood

FIGURE C.1 - VENTURA NEIGHBORHOODS

(Maps are oriented where north is the top of the page and there is no graphic scale)
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C1 — Camarillo Neighborhood C2- Camarillo Neighborhood

FIGURE C.2 — CAMARILLO NEIGHBORHOODS

(Maps are oriented where north is the top of the page and there is no graphic scale)
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Ventura — Heather Glen (one story)
442, 1808 SF, built in 1968, 7420 SF lot
V1 Neighborhood

Camarillo - Heather Glen 6 (one story)
442, 1864 SF, built in 1969, 7000 SF lot
C1 Neighborhood

Ventura — Heather Glen (two story)
442.5, 2310 SF, built in 1968, 7420 SF lot
V1 Neighborhood

| Camarillo — Heather Glen 7 (two story)
4+2.5, 2412 SF, built in 1967, 8225 SF lot
C2 Neighborhood

FIGURE C.3 — PHOTOS AND DESCRIPTIONS OF V1 AND C1 HOMES
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FIGURE C.4 - PHOTOS AND DESCRIPTIONS OF V2 AND C2 HOMES

Ventura - Woodside Green/Patio Homes (two story) B N
4+3, 2474 SF, built in 1984, 6101 SF Ilot o G ] L
V2 Neighborhood bt l .

Camarillo - Woodside Green 1 (two story)
4+3, 2474 SF, built in 1980, 7774 SF lot
C2 Neighborhood
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V1 - One Story Home Sales
Yentura - Heather Glen Tract
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FIGURE C.5 — V1 GRAPH OF VENTURA ONE STORY HOME SALES

C1 - One Story Home Sales
Camarillo - Heather Glen Tract(s)
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FIGURE C.6 — C1 GRAPH OF CAMARILLO ONE STORY HOME SALES
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¥1 - Two Story Home Sales
Ventura - Heather Glen Tract
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FIGURE C.7 - V1 GRAPH OF VENTURA TWO STORY HOMES SALES

C1 - Two Story Home Sales
Camarillo - Heather Glen Tract(s)
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FIGURE C.8 — C1 GRAPH OF CAMARILLO TWO STORY HOME SALES
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V2 - Two Story Home
VYentura - Woodside Grns/Patio Tract
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FIGURE C.9 — V2 GRAPH OF VENTURA TWO STORY HOME SALES

C2 - Two Story Home Sales
Camarillo - Woodside Green 1 Tract
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FIGURE C.10 — C2 GRAPH OF CAMARILLO TWO STORY HOME SALES




9€0€6 VO ‘PJeuxo
0Gl 8ung Qg Jejos 1002
aoineg Bufisi aidnin Alunod eanjuspy  :ejeq So|es Jo 82in0g

Economic Impacts of SOAR 60

SOA 14 JAV VLYIY 982 eimusp  us|9 JeyjesH 896} L § 0566 0€9Z 000'G8¥$  200Z/5/8
VA 3AV NOIMYOD 0.1 EIMUBA  US|D JayjesH 8961 SC ¥ 0y, 0lLEZ 000°LLES  LOOZ/OE/E
A AV VIVIY €plL BinmuspA US| JeyjeaH 8964 ST ¥ Ozv. OLEZ 00S'68Z8 000Z/SL/CL
A NOIHHOD SOl EimuspA  ud|9 JayjesH 8961 §C ¥ 0Tv. OLEZ 006'P6TE 000Z/LLILL
ov NOIHHOD GSI eimuspA  ud|D JsyjesH 8961 SC v 0L 0l€Z 000928 000Z/L/L
SSA 9V NOIMY0D L¥Z eimusp  ug| JeyjesH 896} §¢ G 0Zv. 0£9Z 000°66.L% L66L/Z2/Y
ov V1v3Y GGZ EBIMUaA  Ud9|O JaylesH 2 S v 0Ivs & 006'622% 9661/L2/L
FAY NORIHOD om F einjusp :m\w BSmmI 4 ‘ v ocrl ¢ 000 wowwm. $661/02/0}

~ AR

REERE ot

LA ‘(v00€6 @po9 diz) 3oea) udlo 1ayjeay einjuap sewoy A10)g om) 10} ejeQ sdjeg - Z'D 8|qel

g mwm 1734 cm ‘9oNd. ¥ 8yeq.py

RFCR- SR 2T v L

ov €Ly AV VLiVIY 9271 einmuap  ud|D JayjesH 8961 ¢ v ocrs 000'09€$  €002/E/T
SvY €lb LS VSVD /SELL EBINJUBA US| JByjesH 8961 GV v GELL 000°262% 100Z/ELIZL
9v €/F 3IAVNOIMHOO 0L EeJnjusp  Us|D JaylesH 8961 ¢ v 0L 000°0LES  L00Z/iE/8
9 €L JAV VLV3Y 69 EINUSA  Ud|D JayjesH 8961 ¢ v ocvl 000's82$  L00Z/EL/9
9v €l 3NV NOIYYOD 6€1 EBINUSA  US|H IsyjeaH 8961 ¢ ¥ ovs 000'262$  100Z/L/9
ov el 3AVY NOIHHOS 0§ EINUSA  U3|D JByjesH 8961 Z Vv 88yl 000262$ L00Z/8L/S
LV €L 3NV NOIYHOO €0€ eimusp U89 JsyjesH 8961 ¢ v 0oere 000°'6€2$ 000Z/LE/OL
9V  €F  JAVNVIHYOO p0L einmusp  us|9) JoyjeaH 8961 GLV v 0evl 000°052$¢ 000Z/6Liy
oV €l "LSVYSVO 3 66¢CLL EBImusA  usi9 JeyjesH 8961 AN A 1A 00S'6¥2$  0002/v/C :
9v €l NOIYHOO 0§ eIimusp  us|9 JayleaH 8961 Z v 88y 000°'822% 666L/6LIV
v €y AV VIV3Y p0C EBINUSA  USIQ JaYjesH 8961 ¢ v 0oTtvs 006'622% 866L/LL/6
A S 57 4 SOTHVO OvZll enjusp  us[9 JaylesH 8961 N v G80L 000°'88L%  166L/9L/S

_ y__oerl 0006818 GB6L/OER
A ._sm 48 :34bs 10 :,_& 2180 PioS- !

‘‘‘‘‘‘‘ =5 SRS S S BROSE AT 55 E S £

m\:\ ONVYrvd SN m.:.z:m> uefo) JeyjesH é
. ssalppy. | sWeNjoelf jing Je

LA ‘(¥00€6 @po9 diZ) Joei} us|9 JayjesH einjusp sawoH Alojg auQ Joj ejeq sojes - LD 3lqel




w—
\O
9E0E6 VO ‘PIBWXQ
05} NS “1q Je10S LOOZ
ﬂ aoag Buns sidiiny Alunod BiMuUBA :ee(} s9{eg JO 82IN0S
O S8A  1a  b2S IAY VLSNOV EbZL ONUBWED 2 uelO JBYiReH 1464 2 v L6p. B9EC  0000EPS  €OOWLUL
N 834 2q #eS JAY YLSNOY G204 OJ[UBWED £ US(O J8ifIReH 2.6} §Z G /5004 ZE9Z O000'GIPS 200804
s8N 10 25 YA INOW3OUT 6961 ofeuR) g UGl JaYRe 061 62 § 8998 2692 000'69ES  ZOOWOE/L
Gt SaA [Ze 20 4] 3AV QI10N3 3 0094 OHUBWERD ¢ USlD J8UIReH | 2413 62 G 086/ 2E9Z 005'L9b8 200U6M/L
(] SOA 2a v2s 3AY VLSNOV pLOL OfUBLIRD ¢ Ue(D 18Hivel 2L64 Z b 6288 9962 000°08€$S  Z0OLOIS
(7] S9A [1e I 24 Y0 LYYEOH SbGL ofuBWRD [, USIS JBY1REH vi6) G2 v 968 99EZ O00B'6YES 20O
a SaA €3 25 AV ONVIMOY LLLL OfiHRWBD  / usl9 Jelirer 4964 63 b 0092 {482  000'PHES LOOYIHL
o] SaA g ves FAV VLSNOY S9b1 ofuBuIB) | Ue[D) /BYIBReH 2464 G2 ¢ 2ISE8 BYEZ  000'6SES  LOOUIESS
o, S84 g v2s SAY QrIoN3 3 1094 OfUBWRD | ueld JoYleeH 2464 GZ ¢+ 0028 99EC 000OPES  LOOLEML
m S8A 23 #2S JAY ONVIMOY 9904 OfiBUIRD L UBID J8YReH 1961 SZ b l6vZ Ll£2 000'SOES  LOOWVI/9
— FA I 24} ‘LS NIOAVH LEGL ofuewed 1 uaid) Jaliesit 1981 SZ ¥ 6lb. Z\PZ ODO'SIES 10OOZMLE
13 S 133Y1S NVOINNNG €€22 ofieweD g uald) Jayjesy 5061 ¢ ¥ 6008 081 0Q0S'ZLZ$ LODZNEN
R Q 1o ¥28 ‘MO INOW3OQ3 9951 ojuewed g ueip) Jayreey 0484 6Z ¥ 2Ze€8L ©OBEZ ODO'OIES  OOOZ/E/OL
m za ¥2s 10 vyaVH 9851 opuewed 7 usi JeylesH (7113 6z ¥ (Ol 99EZ 0OO'0LES 000Z/BIIL
Za  ¥2S 10 vHEYH 261 opieueD 7 UsIS JaylesH oz8l 62 ¥ TOEL ©9EZ 00$'ZT6ZS  (000Z/0Z/D
Q za  ¥2s NVYND3S G951 ojuewed ¢ ulld Biesy V81 §Z ¥ O¥lL ©9€Z 0DD'SOES  000Z/LTY
= 20 $2S 13381S LJOYONVE 3 0Z6L ofHewed  ; usid JaujesH 198} §Z ¥ SZz8 LPT QDS'EBZS  OOOZBLE
m zT3 ¥2S NIGAVH 3 L9681 ofijewed 7 udoH loyjesy 1981 SZ ¥ BlvL ZWPT 005’8028  886LIS
E [ e I 24°] IAVANON3 3 1091 opiewe)] | uslD JeYjesH Z.84 sz ¥ 0pze ZiZ ODO'PEZS  @BBLIG/E
NN NN YISNOV €521 oftewe) 7 uao Jayesy ¥1:1% Gz ¥ 98yl ZTIPZ QOD'ZSZTS 8EBLPRL
[ I 74} HIONVHO ZZgl opuewed  , uelp 1ayieeH 1981 $Z ¥ €28, ZI¥Z 00L'19Z8 ©6BLTLE
S3A 2q 25 OLSIAON 1801 oewR) b uel9 i6YieaH L6 §2 § 000/ O089Z 0006528 8661528
4 IR £4°} 1S YIONVHO €261 ofewed 7 usip 18yjeey 1661 $Z ¥ 0B ZWWZ 000'GYZS 86BIEZLE
g ¥zZs ANOW3IOQ3 1ZgL OfewWed  Z udH Byjesy 0481 6Z ¥ SG/L ZWPT 0DO'0SZS  86BMLLIL
za  ¥Zs NVOINNNG 6261 OjHBWED  p USID iBYjeay 81 ST ¥ BEEL ZIPYT ODO'OSTS  86BLIIM®
SBA 2a ves OLSIGOWN bbLL OiIRWE] b UBlO JBljeeH 2164 §Z § €2l 0892 000'$VZ8  L66Wb2L
3 ¥2S ANVIMOY N 888 ofiewed 2 usio JeljesHy 1984 G2 ¥ l6pl ZL¥Z 0DO'SBLS  Z6BLAOLIS
z0 #2S JAV VISNOV N 86801 opuewed ¢ uslo 1syjesy [74:13 SZ ¥ LZSL 2T 00O'GIZS  LBBLRIS
FA¢ IS 24°} N3QAVH 3 8961 Onews)  / udlp Jeyjesy 1081 SZ ¥ 00, ZWPZ 0Q0O'SOZS L66HiLY
g #2s VISNOV LZol opdewe) | usld Jjayjesy I3 sZ ¥ o088 0 000'sLZ$  9681/81/8
1a #2s 3AV ONVIMOY 9ZL1 OpuEwed [ usld JayjesyH 4 ST v i8¥%L 0 005'92Z8  96s81i0z/e
g ¥2s ANOW39Q3 Slgi opueuRD  Z ual) Jayjesy [ s¢ ¥ SSiL 0 on0'ezZs  e8BHeLIL
SaA 2q ¥2s VISNOV Lbii OIMBUIRD € USIO JBYIBEH é §2 v piss [ 000'6428  9664/91/S
S3A 2a #es JAY VLSNOV S04 onuewe) ¢ uslO JefeeH é g2 b €908 o 000'9818  9664/E/L
S8A tg 2§ VMBYH 9851 omuewR) 7 uslO seujeeH é e v 0K o 000'0428  S661/0E/L4
S8A g pes ‘3 HO INOWIOATI 1291 OpuBWRD  Z ueld BifleeH ¢ g b SSl o 000'6028 5661/06/L4
SaA 23 wes OGNYIMOM PELL OfuRWe) 7 Usl9) /8ifleeH ¢ §2 v L6VL 0 005'€8IS  S664/8/8
88 £3 2§ ‘NONYIMOY £80L OpueiiR] [ usl9 1841esH ¢ sZ v 0092 [ 0000818 5664/9%/9
S8A ca  ves SIYID 9961 opMBUe] £ Ue[D JelReH 12 §s¢ v OviL o 0008128  S661/8/5
S8 10 #28 1MYEOH 0094 ONMBWRD | uslO JaLiRel ¢ G2 b 288 0 0000528 S661/8%C
s8N 10 #2S VISNOY 6Ect opuewRy g uel9 JeyjesH ¢ ST v Ll o 005'228  p661/9/6
8aA g e2s ‘I YNRId b8GL OpuBWe)  Z uel9 18R ¢ §2 § L04L o 0056228 v661/LER
PONRUD - AX: O L sestppy et D AN a8

12 (p00g6 3poo diz) SIdR1L UB|D 13yIRaH Oj|lIeweD sdwol AJ0)§ om] 10} Bleq s3jes - 1’ dlqel

ta 28 1OVIWINd 8551 OIMRWED | UQD JeUea. 081 T ¥ OvlL ®bZL  OOS'EEES  €OOZ/OL/L
[{ . 74} LSNVOINNNG 8161 ONUBWED g uelD Jouesy 6881 ¢ ¥ €l€L 981 00D'0ZES  ZOOZ/BZIE
za ¥es LSNVOINNNG S{8L ONHRWED GuU9DJBylReH G981 L'V ¢ GSpL  ¥EBL  000'0LZS  LOOZ/BZ/Y
za  ¥ZS 1MNOD YHEVH LSSL ONMBWED 7 USID Jaulean  0/81 T v ZSkL 8¥LL  000'SLZS  0OOZ/OC/E
za ¥2s 140MONVE G881 OINRWED g uUBID JaUReH 8961 ¢ ¥ 000L #9881 000'99Z8 0OOLBLIL
0 ¥ZS NYOINNNO N G161 OiHewRD G U3 JayeeH  G08) ¢ ¥ E€l€L 8Ll 0006028 (BBMEL/LYL
20 ¥25 NYND3S I €461 OMeweD g USD JByIea  Z/8) T ¥ €0EL 8YLL  000'GLZS  L6BMLLIL
0 ¥2s NVOINNNC 8161 OfHeweD G ueiO Iy 506l Z ¢ EIEL  ©¥LL  000'E0ZS  L6BV/SUY
SO 20 #S NSQAVH 2414 OpRWED g USID JeYIBH 14 ¢ 00§'£1228  9661/L/04
S9A 13 S 1S INYOBYIHS 855C oNueuwe) g uslO JoIeeH 4 000'6613  9661/61/6
S9A  Zd #es £9G1 onuRweD | USD JIBOH 14 000688 S66L/1/2
saA 2 S ofuews) 2

IS5 2 ue9 Jeqiean

PR AX. 1011

oo roe Bl o X8

19 “r00g6 9poD diZ) Sioe1| UBID JayieaH Ojjuewe) S3WoH AJ0)S 3UQ 10) BjeQ s2les - €7D 3lqel




Economic Impacts of SOAR 62

9€0€£6 VO 'PIeuxo
0S| suns "iQ Jejos L00T

soIag Bunsi aidnny ALUNOD eINjUBA  :BlB( SOleS O 92IN0S

da T1IMOd 6281 BIMUSA Ohied/sulo Spispoopy 0861 °X4
JAV NINDVOP NVS .91 BIMUSA Ohed/sulo SpISPOOM 1861 X4
¥a 3dS3S 094 BINUBA olled/sulo) SpISPOO 186l K4
JAV NINDVOr NVS 9691 BINJUBA Olled/suiO 8piISPOOM 7861 €
HQ 3dS3S v8LL BINUBA Oljed/SulD) SpPISPOOA 1861 GleC
QY V1RVOUVIN VINVS LLIy6 BINUSA Ofed/SWO SpISpPOOM 1861 S¢
JAV L100S 6£8L BINJUBA ORed/sSuiD SPISPOOAA 1861 gLeC
003S OAOYYMY €991 BINUBA OlEd/SUID SPISPOOM V861 €
0038 OAOYYY €Z/1 BINUSA OfRd/sUID BPISPOOM 7861 €
dd aNOTOON LEGS BINUBA Oljed/sUlD SpISPOOM 0861 Gc
H3dMYH €891 BINJUSA Ofled/sUID SPISPOOM €861 GL¢
¥Q ANOTOOW FS06 BINUBA  Oljed/SLID SpISPOO/ 1861 §.¢C
JAVY TIINEVO NVS 22.1 BIMUSA Ohed/SuiD SpiSPOOAA 1861 G¢C
AvOY VLIMVOHYIN VANVS G968 BIMUSA Olled/SUlD 8pISpOOM 0861 €
JAV NINDVOT NVS OELL BINJUBA Ofed/SUID SPISPOOM 861 G¢C
QY V1INVONVIN VINVS OEP6 BINJUBA Ofed/SUID SPISPOOM  ¥861L £
Ha HIdHVYH Y991 BINJUBA Olled/SUIO SPISPOOAY €861 €
VINVOUYN VINVYS 6706 BIMUSA Olled/SulD 8pISPOOM €861 K4
1S T13MOd 6281 BIMUBA Ohed/sul9 SpispoopM 0861 GC
D3A3NNIN LbP6 BINUSA OBEd/SUID SPISPOOM #7861 §¢C
V1INVOUYIN VINVYS 6868 BIMUSA Ojed/SulD SpISPOOM €861 Gl¢
12v113avs! 0041 BiNUSA Ofied/suio SpISPOOM 1861 Gl¢
VLEVOUYIN VINVS /268 BINUSA Oled/sulD SpiIspoopy 0861 GlL¢
10v113gvs| L0LL BINJUaA oned/sulo) SpiSPOOM £
, oY Mg sweN el

TSI TIITSTATSTAST T TSI

ovee
veoL
1402
9889
0009
9ze9
12€9
6969
0819
14444
€659
0008
G/69
cves
€29
L0L9
LL€9
0819
orzo
9LL
LL¥9
GE06
6.€9

€lic
Sive
€Lle
€l6c
€12
Sive
€lle
vive
vive
eL1e
1 7A%4
1 FA T4
1A T4
1FA T4
11374
vive
VAT
€lie
€lic
€l1e
1 FATA
[ FAT4
1 FA T4

00S'Zvv$ 2002/8L/6
00S'/vv$  2002/S/L
000'06€$ L002/L2/ZL
000'06%$ L00Z/02/ZL
000°'29€$ 100Z/82/6
000'6.£$ 1L00Z/02/6
005'69€$  1L00Z/Y/S
000'G6£$ 000Z/8/CL
000'69€$ 0002/L/2L
00S°LGES 0002/L2/LL
000'65€$ 0002Z/1/6
000'6£€$ 0002/6/9
000'65€$ 000Z/LE/E
000'SLES 000Z/LE/E
000'0.€$ 000Z/SL/E
000'08€$ 6661L/S/L1
006'6£€$ 866L/72/L
000'262$ 8661/22/L
005'262$ 8661/6L/9
000'sSZ$ 266170141
00s'cez$ 266171201
005'692$ /661/02/9
000'2v2$ 1661/LM1Y
000'€82$ 266L/SL/Y

@9ud - 2led Plos

ZA ‘(¥00S6 2P0 diz) yoei] sUaaI) IPISPOOAN BINJUSA SBWOH A10)g om] 10} ejeQ Ssojes - G'D d|qel




Economic Impacts of SOAR 63

vH ¥Zs
PH  ¥TS
vH  PCS
YH  ¥CS
PH  ¥CS
YH ¥CS
PH i
PH  PCS
bH  pCS

GH ¢S

YH IS

_AX. ©L

JAV OIML INTFE 9.L€ oljlieweD
Q¥ OHONVd 80ZF Oll'lewed

d VOINOdYr 184 Slilewed
JAV 338137ddv 2L} Olitewed
3AV VISIAVHOTd vEL oltiewed
JAV LSYNHA33A 0.LY Olluewed

9E0E6 VO 'pIeuxQ
0G4 sing “1Q Jejos 1L00T
20IA18g Bunsit ajdIN AJUN0D BINJUSA

L usaIg epISspMm 0861 €
| UsaJ9 3PISPM 0861 €
L UsaIo 3pispM 7861 X4
| Usaio BpiISpM €861 x4
} UsaiO BPISPM 7861 x4
| Usaio BP'SPM 0861 °X4

EvL0L  29¥C
62€L  T9ve
2Ll 89t
ovlL 69cc
L80L  692C
ovLL  69CC

‘jeq S8[RS JO 20IN0S

000°cLv$ €002y
000'66v$ 200Z/ET/OL
000'00S$ <COOZ/OE/6
00S'€0P$  200T/LH/S
000'S0P$  ©O0T/T/S
000'SL€$  CO0T/B/E

3AY 33413 1ddV
JAV VISIA vEOTS
LD VOINOJVT
AV OIML IN3G
"LO VOINOdVT
J349137ddv

Ly Oljuewed
vel olluewed
€l oewed
cpe oftuewed
¢l oewed
6eZ

006'64v$
000'z9e$
000'007$
000'09€$
000'/8€$
000'S6ES

cooe/kere
<ooc/elk
Looz/gLicy
LO0Z/L/S
000z/GLICh
000z/L LT

10 JOOMY3IHLYIT 80EY

ANV VOINOAVI 8ve

Qy OHONVd 802¢

33¥137ddv ovit

IAV JOOMITONIAS ZvE

V.LSIA V014 201

JOOMITANIdS 9tE

10 334913ddv 2vp

AV FAOYO FOVLLIOD Gri

INNIAY OIML INJE €CE

IAV QOOMITIANIIS /8t

ANNIAY 338L37ddV 9Lt

INNIAV LSANHAY33A Loy

JAVY 33Y1FddV G81

QOOMYIHLVYIT 09vy

JAV VOINOAVr 081

AV YTV LVE

IAV OIML IN3gG v
3AVY LSHNHI330

JAV LSYNHYAIA Sov

3NV AVATINITIVY OveE

31T ddV 8y

VOINOAVT €h1

GOOMITANIDS G6¢

1d VOINOdVP /81

JAV 1S9NHY33J L6v

3L 3NddV <9

1S AOOMYIHIVIT 09y

DIML IN3E €EE

13 GOOMITANIIS LvE Ol

334813ddV 66E oluewed

10 VOINOdVr 6ElL olewed

JOOMITANIAS SG6¢ ojiewed

ssappy” - - AMD

Rtz

[

| UsaIH ®PISPAML 0861 x4 62LL pIvT
| UsaI9 3PISPAA 7861 € 190L  69C
L UaaIO BPISPM <864 € e€vi8 Tt
} UdaI19 3PISPM 0861 G¢ 000, 69CC
| UsaiD dPISPM (861 € evie  2ovc
1 Usai9) apISPM 1861 € 000Z Z9vC
| UsaID 3P'SPM - 0861 € geeol  Zove

| Usalo) apISPM 1861 ST
1 usaI9 apISPM 0861 €
L UsaI9) 3PISPM €864 €
| UD9SLO) SPISPM 0861 €
| UaaI9 SPISPAM 4211 x4
| Usai9) dPISPM 0864 €

L Usay 3pispMy 0861 °X4
| Usai9 3piISPM €861 €

00zL. 69
62€L  T9vC
20e8  Tove
SivL €lve
1804 6922
000 €L
618 69T
000L Z9vc

L Usai9 3piIspM 0861 (WA74
| Usalo ap'SPM - €861 € preL  €LvC
| usalo @p'spM €861 ST vreL €102
| UsaiH 3pispM 0861 S 109.  69C
| UsaIO SPISPM £861 € oL €Ll
| Usal9 3PiSPA €861 G2 ovil 6922
| usal9 8pISPAA o886l *X4 0oc. 892
| U319 SPISPM 0861 74 6ZLL povd
| Usal9) 3pPISPAM 1861 X4 SZlL 692
| UsBJO SPISPM 0861 Sz 0TL  69¢C
L usalO 3p'SPM 086 GIT viLL  €ive
L usalo apiSpM - 0861 GLC 9lbL  €LvC
L usal9 3p!SPM €861 x4 8vcL 693¢
| Usa19 3PISPM 2861 € evie  €ird
| Usa19 SPISPAA 1864 G 00cL 6938
1 Uaai9 3pISPM 2861 € €666 €l
L Usaio ®pISpA 0861 € 869L €LvC
1 usa1o 3pISpPM 1861 € 0196 €ive
L UsaJO 3PISPM €86} °X4 obLL 692

| UBBID BPISPM. 0864 €
lusai9apispm 086l GC
Lusaipepspm 0861 €

} UsID SpISPM 2861 GLT
LusaioopiIspM_L86L ST
ua31p SPISPM MING JeeX el 18 3bS

b Rob

gL eLvd
8660l 69:C
1261 €I
Siie  ewd

10
~
4
T T T T T T T T T T T T T T T T T T TSI T TSI TSITTTTTTITTISTSISITT ST
0
o)
I
~

Bootubred i

rAe) ‘(0L0¢6 @P0D di17) 1oe1] | US3ID) BPISPOOAA Ofliiewe) SSWOH >._Oum OM] 10} Ble(] sales

000'SLb$ 000T/LT/LL
000'6SE$  000T/SLI6
00G'64€$  000C/V/8
006'69€$  0002/ST/L
000'GEES  000Z/2/9
05L'0vE$  000C/RIS
000'0S€$  000T/VT/E
000'0PES  000C/ZIE
000'09€$  000Z/ET/T
000'vGE$S  000T/LIT
000'0SE$ 6661/LL1ZL
000'05€$ 6664/TH/Y
000't¥ES 6661/€LI0Y
00S'6/ES  6661/L/0L
CvG'0SES H661/0C/8
000'0EES B66L/LT/L
000'GOES (66L/8T/Y
00E'6ZeS 6661/91C
000'08Z% 66610/
000°ZE€$ 8661/9T/0L
005'9Z€$ 8661/22/0L
00S'00E$  8661/6/6
00S'1Z€$  8661/L1L
008'/9t$  866L/9/€
000'00€$  166112/TL
00G'¢LeS L661/1EI04
000'667$  £661/6Z/04
00G'eS 166178178
000°GLe$  L66L0LI8
000'69¢$  2661/6L/9
000°Zyes L6618y
000'69z$  L661/LTIE
000'cGzs _/66L/8/E
Id. . Eq 108

- 90 9qel




Economic Impacts of SOAR 64

APPENDIX D

¢ FIGURE D.1 - ANNUAL MEDIAN HOME SALES
VENTURA REGIONA vs. CALIFORNIA (GRAPH)

e TABLE D.1 - MEDIAN SINGLE FAMILY HOME SALES &PERCENT
CHANGE - VENTURA vs. CALIFORNIA

e TABLE D.2 — BUILDING PERMITS FOR NEW SINGLE FAMILY
CONSTRUCTION - CITY OF CAMARILLO vs. CITY
OF VENTURA

e TABLE D.3 - AFFORDABILITY INDEX — VENTURA REGION vs.
CALIFORNIA

e TABLE D.4 - CITY OF VENTURA — NET SECURED ASSESSED
VALUATIONS

e FIGURE D.2 - CITY OF VENTURA -~ NET SECURED ASSESSED
VALUATIONS (GRAPH)

¢ FIGURE D.3 — VENTURA COUNTY RENTS

e FIGURE D.4 - CITY OF VENTURA APARTMENT RENTALS
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Annual Median Home Sale Prices
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FIGURE D.1 - ANNUAL MEDIAN HOMES SALES VENTURA VS. CALIFORNIA REGION

Ventura Region California

Annual

Year Annual Median Median
SF Home Sale SF Sales

Prices Price

1994 $206,640 $185,010
1995 $199,900 $178,160
1996 $205,720 $177,270
1997 $219,300 $186,490
1998 $233,770 $200,100
1999 $254,950 $217,510
2000 $295,080 $241,350
2001 $312,770 $265,480

TABLE D.1 — MEDIAN SINGLE FAMILY HOME SALES & PERCENT CHANGE

VENTURA vs. CALIFORNIA

Ventura Region California
Annual
Percent Annual Median Median
SF Home Sale SF Sales
Change Prices Price
95 vs. 94 -3.3% -3.7%
96 vs. 95 2.9% -0.5%
97 vs. 96 6.6% 5.2%
98 vs. 97 6.6% 7.3%
99 vs. 98 9.1% 8.7%
00vs. 99 15.7% 10.9%
01vs. 00 6.0% 10.0%

Source: California Association of Realtors. (2002). 2001 California existing single-family
housing market annual historical data summary. Real Estate Research Report: 2002-3.

Retrieved April 3, 2003, from http://www.car.org.
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Camarillo Ventura
Year Single Family Single Family Difference
Building Permits Building Permmits

2002 233 141 92
2001 304 368 -64
2000 208 165 43
1999 487 148 339
1998 439 115 324
1997 227 128 99
1996 353 52 301
Totals 2251 1117 1134
Mean 322 160 162

TABLE D.2 — BUILDING PERMITS FOR NEW SINGLE FAMILY
CONSTRUCTION - CITY OF CAMARILLO vs. CITY OF VENTURA

Source: City of San Buenaventura Building and Safety Department (2003) and the City of
Camarillo Building and Safety Department (2003).

Ventura Region California
Year Annual Housing Detached Homes
Affordability Index Affordability Index
1994 44% 39%
1995 43% 38%
1996 43% 40%
1997 42% 40%
1998 44% 44%
1999 41% 37%
2000 31% 31%
2001 35% 34%

TABLE D.3 — AFFORDABILITY INDEX — VENTURA REGION vs. CALIFORNIA

Source: California Association of Realtors. (2002). 2001 california existing single-family
housing market annual historical data summary. Real Estate Research Report: 2002-3.
Retrieved April 3, 2003, from http://www.car.org.
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CITY OF VENTURA
Net Secured
Assessed Valuations
Year Net Secured Assessed Percentage

Valuation of Increase.
2002-03 7,148,498,271 1.089366
2001-02 6,562,070,177 1.092276
2000-01 6,007,705,145 1.085203
1999-00 5,536,019,766 1.053351
1998-99 5,255,625,937 1.023297
1997-98 5,135,972,937 1.013636
1996-97 5,066,881,816 1.021905
1995-96 4,958,271,475 0.999421
1994-95 4,961,144,001 1.017144
1993-94 4,877,524,846 1.014411
1992-93 4,808,234,030 1.045087
1991-92 4,600,798,104 1.056069
1990-91 4,356,529,979

TABLE D.4 — CITY OF VENTURA - NET SECURED ASSESSED VALUATIONS
Source: County of Ventura Auditor - Controller (2003).

City of Ventura
Net Secured Assessed Yaluations

$7,500,000,000 ! , . ! T .
S i : § § ; i
£ $7,000,000,000 oo s S S SR R -
S : : : : : :
< $6.500,000,000 |--| —©— NetSecured Assessed Valuation oo flernnenn. |
=
@ ' : : : : :
@ $6,000,000,000 E i ; : breeffeeed beeeannenes ~
73 ! : : : : :
7] H
i L e HUNUSY o AR SR -
@ H
S §5,000,000,000 [revvsseeeeriensasssenneshoonospasashmrerf SRR SURRN SO -
0 - : : ; : :
3 §4,500,000,000 - Fovemnomes e oo foseeeeee .

$4,000,000,000 L L | ' ' i

1980 1992 1994 1996 1998 2000 2002 2004

Yeat
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- . Unit [ ] Studio Number 785 : Average $ 867
Ventura County apartment rents e 71 bedroom | ofunits 7154 | monthy ”3’33 mmm
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FIGURE D.3 — VENTURA COUNTY RENTS

Source: McLain, Jim (2003, April 6). First-time buyers leaving rentals empty and unaffordable.
The Star, pp Al, Al12.

| City of Ventura apartment rentals
A As of January 2003 . Soi

Unit Aol umts Average
type insurvey floor. area
“Studio. . .. 338 -465sq ft. |

1bedroom 1386 645sq, ft:

2'bedroom 1,578 943'sq. ft. |
3 bedroom 186 1115 5q. ft 1 i
COverall . 3488 787:sqi m

Total properties surveyed 42
Minimum property size: 10: units

Average ‘propert

Maximum property size: 400 units
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FIGURE D.4 — CITY OF VENTURA APARTMENT RENTALS

Source: Scheibe, J. (2003, March 7). Ventura councilman planning to propose rent-control
measure. The Star, pp Al, AS8.
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APPENDIX E

TABLE E.1 - COUNTY RANKINGS BASED ON CALCULATED

APPRECIATION RATE/YEAR

FIGURE E.1 - MEDIAN COUNTY PRICES

TABLE E.2 - COUNTY MEDIAN PRICE DATA 1998 — 2002

69
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County Median Cailculated Total 2002 Anticipated
Price ’
Appreciation County Appreciation | Appreciation | Median Growth
for
Ranking Rate/Year 1998-2002 Price Investment
1 Marin $57,050 $227,500 | $597,500 9.5%
2 San Mateo $53,400 $208,000 | $543,000 9.8%
3 San Francisco $53,000 $214,000 | $550,000 9.6%
4 Santa Cruz $52,009 $203,000 | $457,000 11.4%
5 Almeda $44,400 $180,000 | $420,000 10.6%
6 Napa $43,400 $168,000 | $365,000 11.9%
7 Santa Clara $42,400 $160,000 | $460,000 9.2%
8 Sonoma $38,800 $152,500 | $352,500 11.0%
San Luis

9 Obispo $38,150 $151,500 | $326,500 11.7%
10 Contra Coasta $36,050 $139,000 | $345,000 10.4%
11 San Diego $35,150 $144,000 | $325,000 10.8%
12 Nevada $34,200 $135,000 | $305,000 11.2%
13 Montery $32,750 $123,750 | $338,750 9.7%
14 ‘Ventura $30,275 $124,500 | $334,500 9.1%
15 Orange $30,100 $125,000 | $350,000 8.6%
16 San Joaquin $24 650 $100,750 | $224,750 11.0%

Table E.1 — County Rankings Based on Calculated Appreciation Rate/Year

$600,000 !
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500,000 [ = Napa
- — Matin
® $400,000
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&
>
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Figure E.1 Median County Prices
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