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Introduction
This slide deck provides an overview of the development projections for the land use alternatives for 
the City of Ventura 2050 General Plan. The development projections estimate a range of potential jobs 
and housing units within a 27-year period between 2023 and 2050. This document is meant to 
accompany the Alternatives Primer and Summary of Alternatives documents already provided to the 
public. The purpose of the analysis is to provide additional information for residents, property owners 
and business owners to consider as they review and provide input on the land use alternatives.

The topics covered by this slide deck include:

1. A summary of the land use alternatives

2. The methodology for calculating the development projections

3. Information on the numeric development projections (housing units and jobs) for each land use 
alternative

4. Numeric comparisons of the alternatives



• Implements existing 
zoning to ensure that 
new development is 
generally compatible 
with existing 
development 
standards.

• Some differences 
between base 
designations and zoning 
map 

• Point of comparison for 
all alternatives

Base Alternative



Overview of Land Use Alternatives
Core Distributed

Focuses new residential development and jobs 
in and around the Downtown and along major 
transit corridors. Expands job capacity on the 
Westside and in Arundell.

Increases residential and job capacity in SOAR 
areas located within the SOI and minimizes 
density increases in Downtown, Five 
Points/Pacific View Mall, and the Midtown 
Corridors. (SOAR areas will continue to require a 
vote of the people prior to any property owner-
initiated annexation and land use change).

Spreads development throughout the city by 
allowing minimal increases in density in targeted 
locations and allowing for development in some 
SOAR areas. (SOAR areas will continue to require 
a vote of the people prior to any property owner-
initiated annexation and land use change).

Expansion



Methodology
The following is the methodology used for the development capacity analysis.

1. Identify potential “change” parcels (i.e., parcels that have the potential to change during the time horizon of the General Plan). These include:

• Parcels with active development proposals and where developers have expressed an interest in redevelopment

• Vacant land zoned for urban uses

• Underutilized land, including parcels with a low amount of development compared to the parcel size (known as a low “floor area ratio”) and 
parcels that have significant development capacity (i.e., the amount of building on the parcel is a small percentage of the total amount of 
development allowed on the parcel).

• Larger parcels, primarily parcels over 0.5 acres in size (however, all parcel sizes were considered)

2. Assign land use designations to “change” parcels for each alternative.

3. Calculate the maximum capacity of “change” parcels. This is the total “carrying capacity.” This is calculated by multiplying the acres of each 
designation by the maximum density of that designation.

4. Discount total capacity by 25% to 50% to reflect the reality that not all parcels will redevelop during the time horizon of the General Plan. These 
percentages were used to provide a relatively high range of development potential for the land use alternatives. As is shown in the following 
slides, the existing General Plan assumed about 28% of total development capacity and only half this number of units was built in a 20-year 
period. Thus, 25% to 50% represents a high range of development projections. 

Note: The final land use map will be required to meet the State’s “no net loss” requirement. This law requires that the updated General Plan maintain or 
exceed the total development capacity in the existing General Plan.



Geographic Terms
There are multiple different geographies used in the development 
projections and alternatives analysis. 

1. Areas of Discussion. These are the areas that are the focus of the 
alternatives. The Areas of Discussion were developed through 
extensive input from the General Plan Advisory Committee (GPAC) at 
meetings between July of 2021 and February of 2022.  The Areas of 
Discussion are further described in the Alternatives Primer.

2. SOAR Areas. These are the areas that are part of the Save Open 
Space and Agricultural Resources (SOAR) voter initiative. SOAR areas 
were included as part of the alternatives following discussions with 
the GPAC and based on community input from the Visioning Survey, 
which identified these areas as potential growth areas. More 
information on SOAR can be found at www.soarvc.org. Some of the 
alternatives consider future development of the SOAR areas. A map 
of the SOAR areas considered for development is shown to the right. 
The development projections identify the amount of development 
potential in the SOAR areas separate from the remainder of the city.

3. Citywide. This geography covers the entire city, as well as potential 
development areas outside of the city but within the Sphere of 
Influence (SOI). (Note: The SOI defines the probable physical boundaries 
and service area of the city).

https://static1.squarespace.com/static/5f34bf7ddc1cd21c88c0c407/t/6325051025fedb7e44a7847d/1663370518050/Alternatives+Primer+Public+Draft+FINAL+v2+Reduced.pdf
https://static1.squarespace.com/static/5f34bf7ddc1cd21c88c0c407/t/616f229905e5f064291ba71c/1634673308003/Visioning+Survey+Results+FINAL+101521+with+Open+Ended+Responses.pdf
http://www.soarvc.org/


Current (2005) General Plan
The development projection methodology described above is similar to the methodology used in the 2005 General Plan. 
The current plan identified a “carrying capacity” of parcels that had a high likelihood of redeveloping during the time 
horizon of the General Plan and then discounted this maximum based on a more realistic estimate of the development 
that would likely occur. The following slides show the pages from the General Plan with the methodology and 
development projections. In sum, the existing General Plan included the following projections:

• Carrying capacity of:

• 29,910 housing units

• 57.8 million square feet of non- residential development

• Development projections of:

• 8,318 housing units (27.8% of carrying capacity)

• 5.2 million square feet of non-residential space (9% of carrying capacity)

Note: Between 2000 and 2020, less than 4,200 new housing units were built in Ventura. This is approximately half of the 
development projection and about 15% of the carrying capacity.



Existing 2005 General Plan



Existing 2005 General Plan



Development Projections



Development Projections for the 2050 General Plan
• The development projections have a horizon year of 2050 (which is 27 years)

• The City Council unanimously endorsed a development projection target of 2-3 Regional Housing Needs 
Allocation (RHNA) cycles. RHNA is the State-mandated requirement to identify housing sites and each 
RHNA cycle is 8 years. The following are the development projections endorsed on July 11, 2022 by the 
City Council:

• Residential

• Plan for approximately 2 - 3 RHNA cycles, or 10,600 – 15,900 units

• About 1% growth per year

• Non-Residential

• Amount dependent on residential growth

• 1.39 jobs/housing unit (average)

• Total job increase of between 14,700 and 22,000 jobs (6 million to 9 million square feet)

• The development projections are not requirements but are used to help guide the development and 
evaluation of the land use alternatives and the preferred land use plan.

• The final development projection will be used to analyze the potential environmental impacts of the 
General Plan (in the Environmental Impact Report) and to plan for future infrastructure needs to support 
the evolution of the City.



Overview of 2050 Development Projections
The following slides show the development projections for the four alternatives. The projections 
represent a potential amount of development until 2050. They summarize the potential range of 
development for the city separately from the SOAR areas. This is due to the uncertainty of development 
of the SOAR areas, which would require a vote of the public prior to being developed.

• The development projects range from approximately 5,000 to 10,000 housing units for the Base 
Alternative to 6,600 to 13,500 for the Expansion Alternative (excluding SOAR). Thus, the potential for 
residential development intentionally does not vary much between the alternatives.

• Excluding SOAR, all of the alternatives estimate less potential development than the estimate of 2 to 3 
times the RHNA cycle (which is 10,600 to 15,900 units).

• The SOAR areas have the potential to increase both jobs and housing in the city.

• The increase in the number of jobs between the Base Alternative and the other land use alternatives 
are due to changing land use designations from lower density job uses (i.e., General/Heavy Industrial) 
to land use designations with more jobs per acre (i.e., Office/R&D and Light Industrial/Flex).



Development Projections – Residential Dwelling Units
This chart shows a range of development 
projections for residential housing units for 
each of the alternatives (Base, Core, 
Expansion and Distributed).

The SOAR areas  are called out separately, 
given the uncertainty of developing in these 
areas. Without SOAR, the three alternatives 
have similar development projections.

Each alternative shows a development 
projection of between 25% and 50% of the 
maximum development potential of the 
“change” parcels identified. Given past 
trends, it is highly unlikely that the high end 
of the projection will be achieved. For 
example, the existing General Plan had a 
carrying capacity of over 29,000 units but 
less than 4,200 units (or 15% of the carrying 
capacity) were built between 2000 and 2020.
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Development Projections – Employment
This chart shows the total range of 
jobs under all alternatives (Base, 
Core, Expansion and Distributed), 
both with and without the SOAR 
areas.

Without the SOAR areas, there are 
minor differences between the Core, 
Expansion and Distributed 
alternatives. The primary differences 
are the acres of land designated as 
Office/R&D and Light Industrial/Flex, 
which have a higher job density than 
other land uses.

Non-residential development of the 
SOAR areas could add a significant 
number of jobs to the city.
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Source of Existing Job Numbers: Chmura JobsEQ (see the Market Report on the planventura.com website for more information.)



Comparison of Alternatives



Overview
This section provides information and data to compare the land use alternatives for the 2050 
General Plan. It includes the following information:

• Total acres of each land use designation by alternative and geographic area (Areas of 
Discussion and citywide)

• Changes in land use designations between alternatives for key residential and employment 
designations

• Acres of land that allow 6 story buildings (residential and non-residential)

• Acres of SOAR areas considered for urban uses



Acres of Land Use Designations by Alternative (Citywide)
LAND USE 

DESIGNATION (CONT.)
BASE (CONT.) CORE (CONT.)

EXPANSION 
(CONT.)

DISTRIBUTED 
(CONT.)

COMMERCIAL (CONT.) Acreage Pct Acreage Pct Acreage Pct Acreage Pct

Neighborhood Center - 0.0% 33 0.3% - 0.0% 47 0.4%

Commercial Tourist 
Oriented

44 0.3% 40 0.3% 40 0.3% 40 0.3%

Harbor Commercial 205 1.5% 205 1.5% 205 1.5% 205 1.5%

EMPLOYMENT

Light Industrial/Flex 362 2.7% 545 4.1% 404 3.1% 554 4.2%

Light Industrial/Flex or 
Neighborhood Low 
Medium

- 0.0% 20 0.2% 23 0.2% 20 0.2%

General/Heavy Industrial 813 6.1% 515 3.9% 527 4.0% 507 3.8%

Office/R&D 30 0.2% 203 1.5% 442 3.3% 309 2.3%

Hospital 54 0.4% 54 0.4% 53 0.4% 54 0.4%

PUBLIC/INSTITUTION

Public(General) 237 1.8% 248 1.9% 174 1.3% 248 1.9%

School 455 3.4% 455 3.4% 455 3.4% 455 3.4%

Park 1,044 7.9% 1,044 7.9% 1,044 7.9% 1044 7.9%

Open Space 593 4.5% 593 4.5% 680 5.1% 605 4.6%

Agricultural 1,116 8.4% 1,021 7.7% 154 1.2% 487 3.7%

Golf Course 398 3.0% 398 3.0% 398 3.0% 398 3.0%

Miscellaneous 
Infrastructure/Utilities

999 7.6% 999 7.6% 999 7.6% 999 7.6%

Total 13,226 100% 13,226 100% 13,226 100% 13,226 100%

LAND USE 
DESIGNATION

BASE CORE EXPANSION DISTRIBUTED

RESIDENTIAL Acreage Pct Acreage Pct Acreage Pct Acreage Pct

Neighborhood Very Low 75 0.6% 75 0.6% 75 0.6% 75 0.6%

Neighborhood Low 3,582 27.1% 3,529 26.7% 3,531 26.7% 3527 26.7%

Single Family Beach 166 1.3% 166 1.3% 166 1.3% 166 1.3%

Neighborhood Low 
Medium

586 4.4% 586 4.4% 612 4.6% 586 4.4%

Two-to-Four Family 
Beach

48 0.4% 48 0.4% 48 0.4% 48 0.4%

Neighborhood Medium 173 1.3% 177 1.3% 355 2.7% 337 2.5%

3 Story Multifamily 745 5.6% 794 6.0% 1,087 8.2% 932 7.0%

4 Story Multifamily 9 0.1% 12 0.1% 13 0.1% 21 0.2%

Mobile Home Exclusive 268 2.0% 265 2.0% 265 2.0% 265 2.0%

MIXED USE

Mixed Use 1 333 2.5% 229 1.7% 388 2.9% 380 2.9%

Mixed Use 2 185 1.4% 298 2.3% 250 1.9% 272 2.1%

Mixed Use 2 or Light 
Industrial/Flex

- 0.0% - 0.0% 41 0.3% - 0.0%

Mixed Use 3 18 0.1% 120 0.9% 237 1.8% 121 0.9%

Mixed Use 4 332 2.5% 259 2.0% 336 2.5% 241 1.8%

Harbor Mixed Use 27 0.2% 27 0.2% 27 0.2% 27 0.2%

Coastal Mixed Use 6 0.0% 6 0.0% 6 0.0% 6 0.0%

COMMERCIAL Acreage Pct Acreage Pct Acreage Pct Acreage Pct

Commercial 325 2.5% 263 2.0% 192 1.4% 251 1.9%



Acres of Land Use Designations by Alternative (Areas of 
Discussion)

LAND USE DESIGNATION 
(CONT.)

BASE (CONT.) CORE (CONT.)
EXPANSION 

(CONT.)
DISTRIBUTED 

(CONT.)

EMPLOYMENT Acreage Pct Acreage Pct Acreage Pct Acreage Pct

Light Industrial/Flex 283 7.9% 466 13.0% 325 9.1% 475 13.2%

Light Industrial/Flex or 
Neighborhood Low 
Medium

- 0.0% 20 0.6% 23 0.6% 20 0.6%

General/Heavy Industrial 721 20.1% 423 11.8% 435 12.1% 416 11.6%

Office/R&D 30 0.8% 203 5.7% 442 12.3% 309 8.6%

Hospital 37 1.0% 37 1.0% 37 1.0% 37 1.0%

PUBLIC/INSTITUTION

Public(General) 110 3.1% 120 3.4% 46 1.3% 121 3.4%

School 130 3.6% 130 3.6% 130 3.6% 130 3.6%

Park 78 2.2% 78 2.2% 78 2.2% 78 2.2%

Open Space - 0.0% - 0.0% 87 2.4% 12 0.3%

Agricultural 962 26.9% 867 24.2% - 0.0% 333 9.3%

Miscellaneous 
Infrastructure and Utilities

23 0.6% 23 0.6% 23 0.6% 23 0.6%

Total 3,583 100% 3,583 100% 3,583 100% 3,583 100%

LAND USE DESIGNATION BASE CORE EXPANSION DISTRIBUTED

RESIDENTIAL Acreage Pct Acreage Pct Acreage Pct Acreage Pct

Neighborhood Low 55 1.5% 3 0.1% 4 0.1% 0 0.0%

Neighborhood Low Medium 6 0.2% 6 0.2% 33 0.9% 6 0.2%

Neighborhood Medium 33 0.9% 38 1.0% 216 6.0% 198 5.5%

3 Story Multifamily 19 0.5% 68 1.9% 361 10.1% 206 5.7%

4 Story Multifamily 0 0.0% 3 0.1% 5 0.1% 12 0.3%

Mobile Home Exclusive 10 0.3% 9 0.2% 9 0.2% 9 0.2%

MIXED USE

Mixed Use 1 240 6.7% 137 3.8% 294 8.2% 286 8.0%

Mixed Use 2 184 5.1% 296 8.3% 249 6.9% 271 7.6%

Mixed Use 2 or Light 
Industrial/Flex

- 0.0% - 0.0% 41 1.1% - 0.0%

Mixed Use 3 18 0.5% 120 3.3% 237 6.6% 121 3.4%

Mixed Use 4 304 8.5% 231 6.4% 308 8.6% 213 5.9%

Coastal Mixed Use 6 0.2% 6 0.2% 6 0.2% 6 0.2%

COMMERCIAL

Commercial 288 8.1% 227 6.3% 155 4.3% 214 6.0%

Neighborhood Center - 0.0% 33 0.9% - 0.0% 47 1.3%

Commercial Tourist 
Oriented

44 1.2% 40 1.1% 40 1.1% 40 1.1%



Percent of Acreage Allowing 6-Story Buildings (Citywide) 
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6-Story Heights Allowed in Existing Zoning 
Residential, Mixed Use, and Commercial Zones 
• T 4.9 Urban General 9 (Victoria Corridor Development 

Code) 
• T 5.3 Urban Town Center 3 (Victoria Corridor 

Development Code) 
• T 5.2 Neighborhood Core 2 (Midtown Corridors 

Development Code)
• C-1A General Commercial (zoning code) 
• C-2 General Commercial (zoning code)
• MXD Mixed Use (zoning code)
Non-Residential Zones
• T 4.8 Urban General 8 (Victoria Corridor Development 

Code) 
• CPD Commercial Planned Development (zoning code) 
• M-2 General Industrial (zoning code) 
• MPD Manufacturing Planned Development (zoning 

code)

Overall, 6 story buildings are allowed in 11.5% of the city 
area under current zoning.



6-Story Residential Buildings (Existing Zoning)



6-Story Residential Buildings (Base)



6-Story Residential Buildings (Core)



6-Story Residential Buildings (Expansion)



6-Story Residential Buildings (Distributed)



Acres of SOAR Areas Considered for Urban Uses and Agriculture

This chart shows the total amount of SOAR lands within the City’s sphere of influence (SOI) included in each alternative. The SOAR lands 
would require a vote of the public to be developed. For the Base and Core Alternatives, no SOAR lands are considered for urban uses. For 
the Expansion Alternative, all of the City-controlled SOAR lands are included. For the Distributed Alternative, approximately two-thirds of 
the SOAR lands are considered for urban uses.
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