
 
 

 
 

 
 
 

STAFF REPORT 
 
 
 
 
 
SUBJECT: Interregional Jobs-Housing Partnership      
 
 
MEETING DATE: February 19, 2004       AGENDA ITEM: 14          
 
 
 
 
RECOMMENDATION: 
 
Receive status report on Interregional Jobs-Housing Partnership Project. 
 
 
DISCUSSION: 
 
As the Board may recall, SBCAG submitted a grant application in early 2001 to the State 
Housing and Community Development Department pursuant to the Inter-regional Partnership 
Program.  The IRP program focuses on the development of collaborative, multi-county efforts to 
address imbalances between jobs and housing.  SBCAG was subsequently notified that we 
were one of five applicants approved for funding statewide under the “Developing Inter-Regional 
Partnerships” component of the program. 
 
In December 2001 your Board adopted a resolution authorizing the Executive Director to 
execute a grant agreement with the State Housing and Community Development Department 
for the Interregional Partnership for Jobs/Housing Balance.  Your Board also designated 
Supervisor Susan Rose to work with staff and Ventura County representatives to initiate the 
formation of a project steering committee.   
 
In December, 2002 your board approved a contract with Tom Frutchey of the Center for 
Excellence in Government to serve as the project manager for the Interregional Partnership 
Project.   Your board last received an update on the project this last September at the SBCAG 
Board Retreat.   
 
Since September, Mr. Frutchey has been working with a steering committee (member list 
attached), your local planning staff, and others to prepare an inventory and assessment of the 
existing conditions, assembling a tool box of strategies, and working with the committee to 
identify priority areas of emphasis.   
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COMMITTEE REVIEW: 
 
Members of the Technical Planning Advisory Committee, which consists of representatives from 
your local planning departments, met last week to review a draft of the existing conditions 
report.  TPAC members requested more time to comment on the draft report.  Therefore, the 
draft report is not ready for board review as it will need to be revised in response to comments 
by local agencies.         
 
 
 
STAFF CONTACT: Michael G. Powers, Tom Frutchey, Center for Excellence in 
Government      
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 Policy Steering Group 
Directory 

 
Jeff Bermant 
Bermant Development Company 
201 Mentor Drive 
Santa Barbara, CA 93101 
 
964-7200 x 211 

jcb@bdcdevelopment.com 
 
Dawn Dyer 
Dyer Sheehan Group

 
800 E Santa Clara St. 
Ventura, CA  
 
653-8100 
dawn@dyersheehan.com 
 
Mickey Flacks 
1603 Garden Street 
Santa Barbara, CA  93101 
 
962-2057 
mflacks@cox.net 
 
Russ Goodman 
Sares-Regis Group 
500 Esplanade Drive, Suite 470 
Oxnard, CA 93032-2644 
 
983-3456 
rgoodman@sares-regis.com 
 
 
DeWayne Holmdahl 
City of Lompoc 
100 Civic Center Plaza 
Lompoc, CA  93438-8001 
 
736-1261 
bholmdahl@dholmdahlconsultant.com 
 
Roger Horton 
Council Member 
P. O. Box 1990 
Santa Barbara, CA 93102 

 
(805) 564-5320 
rhorton@ci.santa-barbara.ca.us 
 
Steve Kinney 
Economic Development Corp. of Oxnard 
400 E. Esplanade Drive, #301 
Oxnard, CA  93036  
 
385-7444 
Steve@edco.us 
 
John Krist 
Ventura County Star 
5250 Ralston Avenue 
Ventura, CA  
 
650-2900 
krist@insidevc.com 
 
Kathy Long (Potential) 
Board of Supervisors, District No. 3 
800 S. Victoria Avenue 
Ventura, CA 93009 
 
654-2276 
kathy.long@mail.co.ventura.ca.us 
Dean Maulhardt 
Quality Packaging & Supplies 
2400 Statham Road 
Oxnard, CA 93033  
 
240-2410 
dean@qualityps.com 
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Jennifer Bigelow McGovern 
7284 Fordham Place 
Goleta, CA  93117 
 
685-1949 
jennifer.mcgovern@verizon.net 
 

Harriet Miller 
1528 Porte Suello 
Santa Barbara, CA  93105 
 
687-6233 
[no e-mail] 

 

Dave Mullinax 
Regional Representative 
League of California Cities 
P.O. Box 23729 
Santa Barbara, CA 93121 
 
797-3530 
dmullinax@cacities.org 

 

Pedro Nava 
Attorney at Law 
1321 State Street, Suite 204 
Santa Barbara, CA 93101 
  
(805) 966-7223 
pedronava2004@yahoo.com 
 

George Pernsteiner 
Vice Chancellor 
UCSB 
 
893-3132 
george.per@vcadmin.ucsb.edu 
 
 

Susan Rose 
Board of Supervisors, District #2 
105 E. Anapamu Street 
Santa Barbara, CA  93101 
 
568-2191 
srose@co.santa-barbara.ca.us 
 
David Thompson 
Bedford Thompson Wineries 
9303 Alisos Canyon Road 
P.O. Box 507 
Los Alamos, CA  93440 
 
344-2341 
thompsoncv@aol.com 
 
Tom Urbanske 
3895 Les Maisons 
Santa Maria, CA  93455 
 
937-0163 
[no e-mail] 
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Introduction 
 
California’s population is growing by almost 600,000 people each year.  If this continues, the 
state will grow to over 50 million people, half again its current size, within the next 30 years.  In 
recent years, however, we have been building only slightly more than half of the new housing 
these new Californians—whether they be new arrivals to the state or newborns—will need.  Due 
to current zoning laws, land use patterns, and housing affordability patterns, a smaller 
percentage of the newly constructed housing units each year are being built close to current job 
centers.   
 
As a result, the relationships between the location of jobs and the availability of housing that the 
individuals in those jobs not only want for themselves and their families, but can also afford, is 
becoming a significant issue in most metropolitan areas in California, especially as commuting 
distances and times increase, traffic congestion worsens, and air pollution and other problems 
are exacerbated.  The spatial mismatch between the location of jobs and the location of housing 
that matches the needs and financial capabilities of California households is forcing growing 
numbers of workers to reside further from their workplaces than they would otherwise choose.  
Commuting is becoming more of an issue for more and more Californians.  
 
The general balance of jobs and housing is addressed in an overall sense in State law, which 
requires local governments to zone “sufficient vacant land for residential use…in relation to 
zoning for nonresidential use…” (Government Code §65913.1).  Additionally, State housing 
element law requires that population and employment projections be considered in estimating 
housing need and that the “jobs/housing balance” be addressed in comprehensive plan housing 
elements (Article 10.6 of the Government Code). 
 
These same general jobs / housing patterns that have been developing throughout the State 
have been developing in Santa Barbara and Ventura Counties for several decades as well. The 
population of each is growing at a slightly lower overall rate as is the state as a whole (about a 
1.4% average annual population increase, compared to the state’s 1.7%).  The majority of this 
growth is resulting from an excess of births over deaths, not, as is commonly supposed, as a 
result of immigration.  Job growth is strong in both; each is building housing at a slower rate 
than its growth in population, households, and jobs.  The ability to improve traffic congestion by 
new roads or upgrading existing roads is extremely constrained, funding is scarce, and large 
portions of the public are opposed to increasing road capacity.    
 
Just as the state has become concerned about the worsening situation and has initiated 
responses, so too have agencies in Santa Barbara and Ventura Counties.  In 1989, for 
example, the Santa Barbara County Association of Governments (SBCAG) adopted a policy 
stating that, “Each jurisdiction [in the County] needs to incorporate the goal of achieving a job-
worker-housing balance in its General Plan and appropriate ordinances.  Failure to address this 
issue locally will likely result in an exacerbation of the existing regional jobs housing imbalance, 
which will further impact the region’s travel patterns, work trip lengths, and increasing 
congestion levels.” 
 
The concept of jobs-housing refers to balancing jobs and housing units and goes beyond mere 
numerical accounting:  “Jobs-housing balance is a planning tool that local governments can use 
to achieve a roughly equal number of jobs and housing units or households in their jurisdiction 
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or part of a jurisdiction. The notion of balancing jobs and housing goes well beyond trying to 
attain numerical equality.  Ideally, the jobs available in a community need to match the labor 
force skills, and housing should be available at prices, sizes, and locations for workers who wish 
to live in the area. Hence, there is a "qualitative" as well as "quantitative" component to 
achieving jobs-housing balance.”1 
 
The current jobs / housing balances for cities and selected unincorporated areas throughout 
Santa Barbara County are as follows: 
 

 
The current jobs / housing balances for the ten cities throughout Ventura County are as follows: 
 

                                                 
1 Atlanta Regional Commission, Jobs-Housing Balance Toolkit, page 4, from 
www.altreg.com/qualitygrowth/toolkits.html 

City 2003 Jobs/Housing 
Ratio 

Goleta 2.30 
Santa Barbara 1.70 
Solvang 1.59 
Buellton 1.32 
Carpinteria 1.28 
Guadalupe 1.26 
Lompoc (incl. uninc.) 1.02 
Santa Maria (incl. uninc.) .90 
Santa Ynez (uninc.) 0.63 

 

 

 
Santa Barbara County 
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The Ventura County Resource Management Agency considers the equilibrium range to be 1.10 
to 1.34 full-time equivalent jobs per dwelling unit.  An area with a ratio of less than 1.10 is 
considered to be “jobs poor.”   An area with a ratio of more than 1.34 is considered to be “jobs 
rich.” 

The Three Regions that Are the Focus of this Project 
Each of the two counties has two generally recognized regions within its boundaries.  Eastern 
Ventura County includes all areas east of the Conejo Grade, and includes Thousand Oaks, Simi 
Valley, and Moorpark.  This region is urbanized, large numbers of its residents commute to jobs 
in Los Angeles County, the demographic patterns it demonstrates and the social issues it faces 
tend to mirror those already underway in the San Fernando Valley and the rest of Los Angeles, 
and it has tended to focus on issues of importance to the Los Angeles Basin. 
 
Western Ventura County includes Camarillo, Oxnard, Ventura, Pt. Hueneme, Ojai, Santa Paula, 
and Fillmore. Although also having strong ties to Los Angeles, it has also tended to be more 
interrelated with trends and events to the west and north, including those in Santa Barbara 
County.  Its land use patterns, reliance on agricultural, dominant political trends, and the issues 
it faces, tend to be more similar to those faced by communities in Santa Barbara and San Luis 
Obispo Counties.  Because of the increasingly high cost of housing in southern Santa Barbara 
County, housing demand and prices are substantially impacted.  Large numbers of Santa 
Barbara job holders live in western Ventura County. 
 

City 2000 Jobs/Housing 
Ratio 

Port Hueneme 2.05 
Thousand Oaks 1.57 
Ventura 1.48 
Camarillo 1.44 
Oxnard 1.13 
Fillmore 1.01 
Simi Valley  .89 
Santa Paula .83 
Moorpark .82 
Ojai .65 

 

  

  
Ventura County 
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Santa Barbara County has historical differences, generally between north county and south 
county.  The dividing point is generally seen as at our near the Gaviota pass.  Northern Santa 
Barbara County includes Buellton, Lompoc, Solvang, Santa Maria, Guadalupe, and 
unincorporated communities such as Orcutt and Santa Ynez.  This area has traditionally been 
strongly associated with agriculture and is, on the whole, facing strong development pressures.  
Communities towards the southern end—including Lompoc and Santa Ynez—are strongly 
influenced by economic pressures and trends in the South County.  Communities towards the 
north—such as Santa Maria—are strongly impacted by economic pressures and trends in San 
Luis Obispo County. 
 
The South Coast includes Carpinteria, Santa Barbara, and newly incorporated Goleta, as well 
as such incorporated communities as Summerland, Montecito, and Isla Vista.  Traditionally, 
large employers such as UCSB and defense/technology companies, as well as white-collar 
service firms (such as law firms, engineering and land use consultants, and banks and financial 
service firms) have had a dominating influence on the overall South Coast economy. Tourism 
and other primarily blue-collar service activities are having increasing influence. 
 
Various constituencies within the County traditionally have strongly disagreed on how best to 
address such planning-related issues as environmental protection, private property rights, and 
the nature and pace of development.  These disagreements have led to antipathy between and 
among many adherents to the different viewpoints, and to strong intra-County divergence.  A 
petition—in response at least in part to the historical differences in opinion on planning and 
other related issues—has recently been certified that, if voted on positively by both halves of the 
county, would split the County along north county/south county lines.   
  
Northern Santa Barbara County, the South Coast (i.e., the region between the Gaviota tunnel 
and the Ventura County border), and Western Ventura County are inextricably linked 
economically, socially, and culturally, and ecologically.  The economic development, land use 
planning, and transportation management systems, policies, and decisions of the three regions, 
however, are not.  The current combination of market forces, individual citizen’s decisions on 
where to live and work, and government actions are not producing the nature and scope of 
development and transportation options best able to preserve and enhance the quality of life 
residents of the three regions expect.  Current land-use incentives and decision-making 
systems are often preventing us from addressing the critical planning issues we face and are 
polarizing individuals, neighborhoods, and communities having different perspectives. 
 

The Current Situation 

Northern Santa Barbara County 
The population of the North County is approximately 200,000 just 1,000 less than the population 
of the South Coast) and is increasing by about 2,600 (or 1.6%) per year.  Within a few years, 
North County will be more populous than South County.  (Similarly, by 2007, Santa Maria will 
become the largest city in the County, eclipsing the City of Santa Barbara.)   The largest relative 
increases are in working class individuals and families and in retirees. 
 
A significant portion of this growth is due to a strong job market in the South Coast.  During the 
1990s, those persons with jobs in the South Coast who were not able (or chose not) to live in the 
South Coast were more than likely to live in Western Ventura County.  In the first few years of 
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this century, due primarily to the price and availability of housing in Western Ventura County, 
this pattern is switching, and an even greater percentage of commuters to the South Coast choose 
to live in North Santa Barbara County.   
 
A greater portion of the population growth in the North County has been due to the even stronger 
job growth in Southern San Luis Obispo County.  A larger number of persons with jobs in 
Southern San Luis Obispo County, a jobs-rich area similar to the South Coast, will choose or be 
required to commute from Northern Santa Barbara County. 
 
Jobs in the North County total 73,000, and are increasing at the fastest rate of any of the three 
regions.  The largest relative growth is in working class jobs, those that pay less than median 
income. Some of the recent growth has been as a result of employers relocating part or all of 
their work force from the South Coast to areas such as Lompoc or Santa Maria. 
 
Because the largest relative increase in jobs is among the working class, median household 
income lags the other two regions, and is increasing at a slower rate than either the South Coast 
or Western Ventura County.   
 
Conversely, housing stock is growing faster than in the other two regions, showing a 1.2% 
average annual increase.  Although significant, this increase is still less than the population and 
jobs increases the region is achieving.  As a result, the overall jobs / housing ratio is at 1.12. 
 
Housing prices are lower and are increasing at a slower rate than in the other two regions.  (Note:  
this overall trend masks local variations; the cost of housing in some North County areas 
increases at a pace even faster than the average increase achieved by the other two regions.)  
Viewing ownership housing as an investment, North County residents in general do not fare as 
well as the owners of housing in the other two regions.  Viewing housing from an affordability 
perspective, housing in the North County continues to provide the best value for people with 
restricted incomes and young professionals. 
 
Housing prices are artificially inflated by the number of individuals and families with jobs in 
either the five cities area and in the City of San Luis Obispo or in the South Coast who are 
unable to find affordable housing that is suitable for their needs and that is closer to their jobs.  
Thus, commuters have the impact of reducing the affordability of North County homes for 
individuals and families who both work and live in the North County.  This is especially 
significant, as wages tend to be lower in the North County. 
 
Congestion on Highways 101 and 154 between North County and the South Coast is beginning 
to be an issue among some commuters, but there is still adequate capacity until reaching southern 
Goleta off ramps and the City of Santa Barbara itself.  There is little excess capacity for those 
commuters heading north, into southern San Luis Obispo County. 
 

South Coast 
Population has remained essentially unchanged over the past several years, remaining at 
approximately 201,000.  Within that relatively constant overall total, there is a considerable 
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amount of evolution:  retirees, the wealthy, and the poor increase; students remain relatively 
constant or decline—specifically at the elementary school level; and the numbers of 
professionals and middle class families. 
 
The job market continues strong, in spite of the current slowdown in the overall economy.  Jobs 
currently total 105,000 and are continuing to increase by an average annual rate of 0.7%.  Since 
unemployment is very low (averaging between one and two percent) and some residents drop out 
of the work force on an ongoing basis (due to retirement and other factors) but not the housing 
market, almost all new jobs as well as the existing jobs needing to be filled are assumed by 
commuters.  The loss of higher paying jobs continues throughout the decade, replaced primarily 
by lower waged service jobs.  The increase in service jobs is due, in large part, to increases in 
tourism and the state’s land use taxation and revenue policies (which induce cities to zone for 
commercial, not residential).  Employers are having increasing difficulty attracting employees, 
due to the problems of housing availability and affordability. 
 
The housing stock is increasing by an average of only 280 units per year.  That is less than 0.3% 
per year, in one of the most desirable living areas in the entire state. The majority are market-
priced housing units, with a median price over $1 million in year 2000 constant dollars.  Most of 
the occupants of these new units are upper income families or retirees moving into the area.  
These countable and forecastable new units do not serve to relieve the existing housing 
pressures.  There are probably a significant number of illegal second units that do relieve housing 
pressures; the likely number of these is not known. 
 
The jobs / housing ratio is 1.36 in 2000, well outside what is considered to be a healthy ratio.  
There is some ongoing loss of jobs in Goleta, but this is more than offset in numbers (not in 
wage scales) by job increases in the rest of the South Coast.  Of greater concern is that the jobs 
being lost are higher paying, technical jobs.   
 
Housing prices have increased by 43% in constant dollars, in the first three years of this decade 
alone, fully 7 times the increase in household median incomes.  “Market and demographic forces 
driving gentrification and minimal controls on the length of time existing affordable units remain 
affordable contribute to the conversion of lower priced housing to higher priced categories.”2  
Thus, the housing affordability index, which was already extremely low, is decreasing even 
further.   
 
Population per housing unit in the South Coast is at 2.61, by far the lowest of the three regions. 
 
The South Coast suffers the majority of the effects of traffic congestion.  The number of single 
occupancy vehicles (SOVs) as a percentage of all automobiles during peak traffic hours either 
did not change or actually increased in recent years.3   The 101 from Goleta to Carpinteria is 
clogged during the morning and afternoon peak hours, as well as during periods of time on 
weekends and holidays.  This can limit job growth, cause non-local serving businesses to leave, 
and increase the costs of doing business for local serving enterprises. 
 
                                                 
2 Economic Community Project, RIGS Report, p. 17. 
3 SBCAG, 2002 Commute Profile, pp. 47-48 
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In general, there is an accelerated disconnect between jobs and housing:  housing costs more, at 
the same time that the higher paying jobs are leaving and median income is decreasing.  Housing 
affordability continues to decline.  Housing purchases are driven more by wealth than by income 
from jobs.  The younger generation has a decreasing chance of ever breaking into housing 
ownership.   Commuting peaks out, since capacity is constrained. 
 

Western Ventura County 
The current population totals 469,000.  As in Santa Barbara County, natural population growth—
births less deaths—is the largest portion of recent increases.4 Net in-migration, which accounted 
for only 10% of the growth during the 1990’s, is causing a gradual evolution in the ethnic 
makeup of the County.  The largest population increases have been in the numbers of children 
and retirees. 
 
Total jobs are at 154,000 and are increasing each year by an annual average of 1.9%, almost 
double the rate of population increase for the region.  Job growth is tending to be concentrated 
among employers that produce or supply high-value-added goods and services. Thus, the strong 
growth is primarily in higher paying jobs: nearly 70% of the 2,900 jobs created on average each 
year employ workers with competent or advanced/superior skills.  Just over 20% are in the basic 
range, and fewer than 10% are in the minimal skill range.5   
 
Household median income is growing moderately, staying slightly below that of the South Coast, 
for which household median income is decreasing slightly.  This matches the increase in housing 
costs, which in constant dollars increase slightly faster in the South Coast than in Western 
Ventura County. 
 
The housing stock is growing by an average of 0.75% per year, slower than the population 
increase, but significantly closer to the rate of population increase than is the case in North Santa 
Barbara County.  Construction numbers are constrained less by SOAR than are types and 
location.  The average household size is at 3.05 people per unit, the highest of the three regions. 
 
The overall jobs / housing ratio for the region is 1.01. 
 
Housing prices are well behind those in the South Coast, but are increasing at the fastest rate in 
the three regions, after having been outpaced by the South Coast during the 1990s.  Although 
homeowners are finally seeing their prices increasing at a faster rate than housing prices in the 
South Coast, the gap as measured in absolute dollars is still actually gets wider, because of the 
large starting disparity.  Thus, all other things being equal, current Western Ventura County 
commuters to the South Coast are still losing ground in their efforts to be able to afford to buy in 
the South Coast. 
 
Commute traffic on Highway 101 has already reached theoretical capacity during the peak 
commute hours in both the northbound (to the South Coast) and southbound (up the Conejo 

                                                 
4 UCSB Economic Forecast Project, The 2002 Ventura County Economic Outlook, p. 43. 
5 WIB of Ventura County, State of the Workforce 2003, p. 41. 
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Grade towards Thousand Oaks and the San Fernando Valley) directions.  Thus, for the over 25% 
of Western Ventura County workers who commute out of their region to work every day, there is 
no good direction in which to head. 
 
In general, the continued relatively high population/housing unit and high median household 
income are achieving the highest overall housing affordability of the three regions.  In spite of 
this, the growing disparity in incomes between knowledge workers and many service workers 
means that we have a substantial and increasing share of the population classified as the working 
poor.  These are employed persons who cannot command wages that will allow them to ever 
break into the ownership housing market.6  Unemployment will remain low, as the number of 
jobs continues to rise faster than growth in the working age population.  Even with this jobs 
increase, commuting pressures to the South Cost will increase, as the job-age population is not 
growing in the South Coast, while the number of jobs is. 
 

The Current Jobs / Housing / Mobility Challenges 
Almost all areas within the three regions are seen as desirable places to live.  Urban land 
available for housing is very limited in all three.  Western Ventura County is a net exporter of 
workers each day to the regions on either side of it—western Los Angeles County and the 
South Coast.  Similarly, Northern Santa Barbara County is also a net exporter or workers each 
day to the regions on either side of it—southern San Luis Obispo County and the South Coast.   
 
The most noticeable daily impacts, of course, are on commute patterns. Some 17% of all 
workers in the 3 regions already commute inter-county.  More than 15.6 thousand Ventura 
County residents commute to Santa Barbara County every day, mostly by SOV, and mostly to 
the South Coast.  By way of comparison, only 3.3 thousand South Coast residents commute in 
the opposite direction.  The following table indicates current commute times. 
 

2002 Inter-County Commute Profile7 
 County of  If Work in If Work in 

 Residence Same County S.B. County 
 San Luis Obispo Co. 21 min. 36 min. 
 Santa Barbara Co. 20 min. 20 min. 
 Ventura Co. 18 min. 47 min. 
 
Thus, the three regions are locked in an interdependent relationship that has, until now, not 
been explicitly addressed.  The fulcrum, with the strongest job market and the least available 
and affordable housing, is the South Coast.   
 
The high housing prices are having some significant impacts on the South Coast, including:8 
 

 Long-Distance Commutes—greater distances and greater congestion mean long hours 
on the road; Ventura to Santa Barbara commute times have nearly doubled in the past 
ten years. 

                                                 
6 WIB of Ventura County, State of the Workforce 2003, p. 1. 
7 SBCAG “2002 Commute Profile” 
8 Bill Watkins, Executive Director, UCSB Economic Forecast Project, November 7, 2002 
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 Degradation of Business and Job Climate—loss of tradable goods companies; artificially 
high prices for local goods and services; demands for high wages. 

 Change in Demographic Composition--the middle class is forced out.  With the exodus 
of the middle class, the numbers of people in the middle age groups also decreases. 

 High Density Households—more people per unit creates higher demands for services 
per unit.  Since the poor can’t afford to commute, this leads to a significant increase for 
social services in concentrated areas. 

 
In sum, the current array of challenges includes:  

 Overall lack of ownership and buy-in by individuals, constituencies, and their 
representatives to the “problem at hand.” 

 Identifying sufficient financial resources to fund specific strategies to ameliorate the 
problem. 

 No single entity has enough control or influence to address these issues successfully. 
 Local agencies, individually, do not have enough political power, control or regulatory 

authority to compel solutions that will substantively change existing trends. 
 Perceived loss of control by local agencies frustrates attempts at building agreement on 

an explicit set of regional planning policies and implementation strategies.  
 We may not have the population mass necessary to successfully support high capacity 

transit alternatives such as rail. 
 We are all, to a greater or lesser degree, vested in the status quo.  Most of us are also, 

to a greater or lesser degree, self-satisfied with the lifestyle we now enjoy. 
 “Regionalism,” “environmental protection,” “affordable housing,” and other basic 

concepts are evolving to reflect new understanding and interdependence.  Unfortunately, 
these approaches can also be used by lead agencies to assert that it is not “my” 
problem, but “their” problem. 

 The processes and costs we have layered on development—designed to ensure that 
individual interests are balanced with community interests—have become an 
impediment to solutions. 

 

How This Situation Has Been Created and Sustained 
Although communities in the region are integrated economically, culturally, socially, and 
ecologically, their planning policies and decisions are not. 
 
The current land-use incentives and decision-making systems prevent communities and regions 
from adequately addressing the critical issues and, in fact, have tended to polarize neighboring 
communities and agencies. 
 
Even if there had been more integrated systems, there has not been the overall will to: 

❖  Address the imbalance; 
❖  Develop an approach for the three regions’ overall benefit; and 
❖  Connect land use policies to traffic/transportation planning.9 

 
The general trend has been for the underlying problems to worsen.  The overall situation is now 
as bad, or at least perceived to be as bad, as ever.  And we are in a relatively soft economy with 
no significant transportation improvements able to be funded in the near future.  If funding 

                                                 
9 Santa Barbara Region Economic Community Project, “Preserving Our Future.” 
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decreases for several commuter assistance programs, such as the Coastal Express, 
perceptions could worsen still. 
 

The Baseline Scenario 
In order to determine what changes will occur in all three regions if action is not taken, we 
modeled the continuation of current trends through 2010. The model was developed by Solimar 
Research and the Economic Forecast Project at UCSB.   We validated our model results 
against the Regional Impacts of Growth (RIGS) baseline scenario for the South Coast.  In 
general, the two models provide very consistent results.  Our model also provides results for the 
other two regions.  
 
The major results for each of the three regions are presented below. 

North County 
By 2010, the population of the North County will have increased by 16% over the 2000 total, to 
229,000.  This is fully 29,000 greater than the projected population of the South Coast in 2010, a 
difference equivalent to a community the same size as Goleta or Santa Paula, or twice the size of 
Carpinteria today.  The largest relative increase is in working class individuals and families. 

A significant portion of this growth is due to the continued strong job market in the South Coast.  
During the 1990s, those persons with jobs in the South Coast who were not able (or chose not) to 
live in the South Coast were more than likely to live in Western Ventura County.  In the first 
decade of the 2000s, due primarily to the price and availability of housing in Western Ventura 
County, this pattern switches, and an even greater percentage of commuters to the South Coast 
choose to live in North Santa Barbara County.   

A greater portion of the population growth in the North County is due to the even stronger job 
growth projected for Southern San Luis Obispo County.  A larger number of persons with jobs in 
Southern San Luis Obispo County, a jobs-rich area similar to the South Coast, will choose or be 
required to commute from Northern Santa Barbara County. 

Jobs in the North County show a 21% increase, to 89,000 (from 73,000).  This is the largest 
increase of any of the three regions.  Once again, the largest relative increase is in working class 
jobs, those that pay less than median income. In a continuation of a recent tendency, one or more 
major employers may be likely to relocate part or all of their work force from the South Coast to 
areas such as Lompoc or Santa Maria. 

Because the largest relative increase in jobs is among the working class, median household 
income still lags the other two regions, and in fact increases at a slower rate than either the South 
Coast or Western Ventura County.  The North County income distribution continues to fall 
further behind the other two regions.   

Conversely, housing stock grows faster than it does in the other two regions, showing a 12% 
increase.  Although significant, this increase is still less than the population and jobs increases 
the region achieves during the decade.  As a result, the jobs / housing ratio increases from 1.12 to 
1.27, the largest increase in any of the three regions.  Some of the “excess” population increase is 
accommodated by normal growth among young families.  The rest of it results in families 
doubling up in existing households. 



 16

Housing prices increase by 57% in constant dollars.  This increase, although significant, is less 
than the percentage increase of the other two regions.  Thus, the cost of housing in the North 
County is lower to start with, and is increasing at a slower rate, thereby falling farther behind.  
(Note:  this overall trend masks local variations; the cost of housing in some North County areas 
increases at a pace even faster than the average increase achieved by the other two regions.)  
Viewing ownership housing as an investment, North County residents in general do not fare as 
well as the owners of housing in the other two regions.  Viewing housing from an affordability 
perspective, housing in the North County continues to provide the best value for people with 
restricted incomes and young professionals. 

Housing prices are artificially inflated by the number of individuals and families with jobs in 
either the five cities area and in the City of San Luis Obispo or in the South Coast who are 
unable to find affordable housing that is suitable for their needs and that is closer to their jobs.  
Thus, commuters have the impact of reducing the affordability of North County homes for 
individuals and families who both work and live in the North County.  This is especially 
significant, as wages tend to be lower in the North County. 

Congestion on Highways 101 and 154 between North County and the South Coast gets worse, 
but there is still adequate capacity until reaching southern Goleta off ramps and the City of Santa 
Barbara itself.  There is almost no excess capacity for those commuters heading north, into 
southern San Luis Obispo County. 

In general, current trends in the North County continue, and in some cases are accentuated.  As is 
often the case, growth will mask the negatives, and will tend to delay recognition of underlying 
problems.  As housing prices escalate in North County, the shortage of affordable housing 
becomes even more acute:  if one can’t find affordable housing—either a house to buy or an 
apartment to rent—in Guadalupe, Orcutt, or Santa Maria, for example, then where? 

South Coast 
 
The results of the baseline scenario for the South Coast are very similar to those first achieved by 
the SCOPE model in the Regional Impacts of Growth Study (RIGS).  This is seen as the most 
likely scenario, at least through 2010.  In this scenario, population remains essentially 
unchanged, ending the decade at 201,000.  Within that relatively constant overall total, there is a 
considerable amount of evolution:  retirees, the wealthy, and the poor increase; students remain 
relatively constant; and the numbers of professionals and middle class families decrease. 

Population changes already observed during the first few years of the decade seem to support 
this population-constant scenario for the South Coast.  It is important to note, however, that there 
are other factors that suggest that population in the South Coast will start to show gradual 
increases.  These factors include, among others10: 

o Births to women of Hispanic origin are increasing. 
o Women over 30 are giving birth in increasing numbers. 
o Overall mortality rates and infant mortality rates are both in decline. 
o Economic factors may cause more families to double up in existing housing units, 

thereby increasing household sizes. 
                                                 
10 SBCAG, Regional Growth Forecast 2000-2030, pp. 7, 34. 
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For purposes of this effort, these factors are not seen as likely to overcome the existing declining 
overall birth rates and net-outmigration until after 2010. 

Jobs will increase by 7% during the decade to 112,000.  Since unemployment is very low and 
some residents drop out of the work force (due to retirement and other factors), almost all new 
jobs as well as the existing jobs needing to be filled are assumed by commuters.  The loss of 
higher paying jobs continues throughout the decade, replaced primarily by lower waged service 
jobs.  The increase in service jobs is due, in large part, to increases in tourism and the state’s land 
use taxation and revenue policies (which induce cities to zone for commercial, not residential).  
Thus, the South Coast becomes an increasingly Wal-Mart economy, without even having a Wal-
Mart store. 

Household median income increases by 9% in constant dollars, the greatest increase of the three 
regions.  The demand for employees pushes up wages, but not anywhere near as fast as the 
increase in housing prices. 

The housing stock increases by only 2,800 units throughout the entire region, an average of only 
280 units per year.  The majority are market-priced housing units, with a median price over $1 
million in year 2000 constant dollars.  Most of the occupants of these new units are upper income 
families or retirees moving into the area.  Combined with a lower average household size, these 
countable and forecastable new units do not serve to relieve the existing housing pressures.  
There are probably a significant number of illegal second units that do relieve housing pressures; 
the likely number of these is not known. 

The jobs / housing ratio increases from 1.36 in 2000 to 1.41 in 2010, well outside what is 
considered to be a healthy ratio.  There is some continued loss of jobs in Goleta, but this is more 
than offset in numbers (not in wage scales) by job increases in the rest of the South Coast.   

Housing prices increase by 66% in constant dollars, fully 7 times the increase in household 
median incomes.  “Market and demographic forces driving gentrification and minimal controls 
on the length of time existing affordable units remain affordable contribute to the conversion of 
lower priced housing to higher priced categories.”11  In addition, it is likely that mortgage rates 
will increase, if only slightly.  This will negatively impact both those households with variable 
rate mortgages as well as those households that previously were just marginally able to break 
into the housing market.  Thus, the housing affordability index, which is already extremely low, 
decreases even further.  Even though housing prices in Western Ventura County increase at a 
slightly faster rate (69%), because of the large gap in prices in 2000, the gap in prices between 
the two regions actually widens during the ten years. 

Population per housing unit in the South Coast, already by far the lowest of the three regions, 
decreases from 2.61 to 2.51 (while increasing in the other two regions, thereby widening the 
gap). 

The South Coast suffers the majority of the effects of traffic congestion.  The number of single 
occupancy vehicles (SOVs) as a percentage of all automobiles during peak traffic hours either 
did not change or actually increased in recent years.12   The 101 from Goleta to Carpinteria is 
clogged during the morning and afternoon peak hours, as well as during periods of time on 

                                                 
11 Economic Community Project, RIGS Report, p. 17. 
12 SBCAG, 2002 Commute Profile, pp. 47-48 
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weekends and holidays.  This limits job growth, causes non-local serving businesses to leave, 
and increases the costs of doing business for local serving enterprises. 

In general, there is an accelerated disconnect between jobs and housing:  housing costs more, at 
the same time that the higher paying jobs are leaving and median income is decreasing.  Housing 
affordability continues to decline.  Housing purchases are driven more by wealth than by income 
from jobs.  The younger generation has a decreasing chance of ever breaking into housing 
ownership.   Commuting peaks out, since capacity is constrained. 

Western Ventura County 
Population increases 10% to 516,000.  Thus, Western Ventura County continues to have more 
people, and a larger total economy, than all of Santa Barbara County.  As in Santa Barbara 
County, natural population growth—births less deaths—is the largest portion of the increase.13 
Net in-migration, which accounted for only 10% of the growth during the 1990’s, is causing a 
gradual evolution in the ethnic makeup of the County.  The largest population increases will be 
in the numbers of children and retirees. 

Jobs increase by 19% to 183,000 (from 154,000).  This increase is almost double the population 
increase for the region.  (And in fact, over the ten years, the total number of jobs in the three 
regions increases by 55,315 while the total work force population—i.e., those residents between 
18 and 64 years—increases by only 49,748.)  Job growth will be concentrated among employers 
that produce or supply high-value-added goods and services. Thus, the strong growth will be 
primarily in higher paying jobs: nearly 70% of the 2,900 jobs created on average each year will 
employ works with competent or advanced/superior skills.  Just over 20% will be in the basic 
range, and fewer than 10% will be in the minimal skill range.14   

Household median income grows moderately, staying slightly below that of the South Coast.  
This matches the increase in housing costs, which in constant dollars increase slightly faster in 
the South Coast than in Western Ventura County. 

The housing stock grows by 7.5%, slower than the population increase, but significantly closer to 
the rate of population increase than is the case in North Santa Barbara County.  Construction 
numbers are constrained less by SOAR than are types and location.  The average household size 
increases from 3.05 per unit to 3.14, the highest of the three regions. 

The jobs / housing ratio increases from 1.01 in 2000 to 1.11 in 2010. 

Housing prices increase the fastest of the three regions, jumping by 69% during the decade.  As 
stated above, although increasing at a faster rate than housing prices in the South Coast, the gap 
as measured in absolute dollars actually gets wider, because of the large starting disparity.  Thus, 
all other things being equal, current Western Ventura County commuters to the South Coast do 
not gain any ground in their efforts to be able to afford to buy in the South Coast. 

Commute traffic on Highway 101 reaches theoretical capacity during the peak commute hours in 
both the northbound (to the South Coast) and southbound (up the Conejo Grade towards 
Thousand Oaks and the San Fernando Valley) directions.  Thus, for the over 25% of Western 

                                                 
13 UCSB Economic Forecast Project, The 2002 Ventura County Economic Outlook, p. 43. 
14 WIB of Ventura County, State of the Workforce 2003, p. 41. 
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Ventura County workers who commute out of their region to work every day, there is no good 
direction in which to head. 

In general, the continued relatively high population/housing unit and high median household 
income will maintain the highest overall housing affordability of the three regions.  In spite of 
this, the growing disparity in incomes between knowledge workers and many service workers 
means that we have a substantial and increasing share of the population classified as the working 
poor.  These are employed persons who cannot command wages that will allow them to ever 
break into the ownership housing market.15  Unemployment will remain low, as the number of 
jobs continues to rise faster than growth in the working age population.  Even with this jobs 
increase, commuting pressures to the South Cost will increase, as the job-age population is not 
growing in the South Coast, while the number of jobs is. 

The Challenges Ahead 
The Baseline Scenario clearly shows that the current jobs/housing imbalances will continue to 
degrade, as will the underlying factors that cause the imbalances.  By 2010, Santa Barbara and 
Western Ventura Counties’ population will increase by 208,000, employers will create 105,000 
jobs, but builders will construct only 61,000 new housing units, or one unit for every 1.7 jobs.  
The South Coast will add one-third of the new jobs in the region, but only one-tenth of the new 
housing.  When communities produce more housing than jobs or new jobs faster than new 
housing (which is the case in almost all of the region’s 15 cities) then longer commutes and their 
associated economic, social, and environmental costs ensue. And, with the passage of time, we 
will have fewer–and less robust—options for addressing the problems.  Those options that 
remain may be more structural in nature. 
 
The ongoing imbalances also indicate the enduring strength of some of our cultural and social 
mores:  the “American Dream” of the single family dwelling, surrounded by a well-manicured 
lawn, and featuring a two- or three-car garage; as well as our love affair with automobiles, 
inexpensive gasoline, and the open road persisted for many years, but is already undergoing 
rethinking. We must work to help a new “Dream” emerge more quickly—one that recognizes 
that we no longer have enough land for 4-to-the-acre zoning or acres and acres devoted to 
highways and parking. Enduring mores can change as, for instance, the changing role of 
women in our society in recent decades demonstrates. 
 
All other things being equal, most people in Northern Santa Barbara County and Western 
Ventura County would prefer to live significantly closer to where they work.  The average 
commute distance and times are now increasing for residents of both regions:  the average 
commute time from Western Ventura County to the South Coast is now 47 minutes each way, 
more than 2 times the 20 minute commute for Ventura County residents working within the 
County.  More than one in every six job holders in San Luis Obispo, Santa Barbara, and 
Ventura Counties commutes inter-county.  As regions, we are evolving into an “import-export” 
system of employment, creating “live over here, work over there” commute patterns.  Our 
mismatch of jobs and housing is spread across regional and county lines, complicating 
solutions. 
 
It is good public policy for us, as individual communities and as interdependent regions, to 
create the ability for people to live and work in closer proximity.  Reducing the overall time and 

                                                 
15 WIB of Ventura County, State of the Workforce 2003, p. 1. 
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money spent commuting means:  less traffic congestion and air pollution; less of our scarce 
public dollars spent on building and maintaining roads; fewer traffic accidents and injuries; lower 
costs to business, as they can move goods and services faster; less difficulty in attracting and 
hiring people with the needed attitudes and expertise; more time available for volunteering, 
community involvement, and being a bigger influence in our kids lives—helping them with 
homework, keeping them out of gangs, helping them grow right, etc. 
 

Next Steps 
 
The primary goal of this project (as well as the other seven inter-regional projects funded 
throughout the State) is to develop an integrated package of strategies and policies that the 
jurisdictions within the three regions can adopt to address the underlying factors and achieve 
meaningful change.  Based on the model results for alternative scenarios, the project Steering 
Group is currently developing solution sets for each of the three regions.  The first draft set of 
these strategies are being developed the week of February 9-13, for each of the regions.   An 
initial draft of these solution sets will be presented at the Board meeting.  
 
 
 
 
 
 
 


