
 
 

 
 

 
 
 

STAFF REPORT 
 
 
 
SUBJECT:    PARTNERSHIP FOR JOBS-HOUSING BALANCE 
 
 
MEETING DATE:   March 4, 2004      AGENDA ITEM:  4 
 
 
RECOMMENDATION:  Review and comment on draft solution sets 
 
 
DISCUSSION: 
 
This is a continued discussion from last month and transitions into next steps.  The overall intent 
of the project is to prepare a set of integrated implementation plans, one for each of the three 
areas (Northern Santa Barbara County, the South Coast, and Ventura County west of the 
Conejo Grade) or jurisdiction, if appropriate.  These implementation plans will specify 
recommended policies and strategies for addressing each area’s imbalance between jobs and 
housing in the project area and for ensuring that future decisions address problems that the 
imbalance causes or reinforces. 
 
Subsets of the project Steering Group, augmented by local experts in jobs, in housing, and in 
transportation, have developed draft solution sets, which are packages of recommendations that 
they believe provide the best opportunity for addressing and resolving some of these very 
serious issues.  (Attachment A). 
 
Please review the list, address any omissions or other issues, and provide feedback on sources 
of additional information and examples in yours (or other) jurisdictions. 
 
The solution sets are intentionally designed to be interdependent (within and between areas) 
and as broadly acceptable as possible.  As you will see, a large percentage require the three 
areas working together to achieve. 
 
Note also that staff did not receive any comments on the baseline conditions report that was 
made available last month. 
 
 
CONTACTS:  Tom Frutchey (CEG) and Michael Powers (SBCAG)  
 
ATTACHMENTS: 
The Charge to Each Region,     A Recommended Western Ventura County Solution Set,   
A Recommended North County Solution Set,     A Recommended South Coast Solution Set 
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The Charge to Each Region 
 
The charge:  Develop a comprehensive set of effective strategies and policies that: 

 Can start to have an impact within 2 to 3 years; 
 Is financially feasible;  
 Is politically supportable; and 
 Forms a fully coherent package when integrated with complementary solutions for 

the other two regions.  The package must include some quid pro quos, since not 
everything that each region will need to do will, from a strictly selfish perspective, 
be cost/effective. 

 
The problem set to be addressed: 

 Housing unavailability and lack of affordability to current local workers and 
residents.  There is also a commensurate need to ensure we can provide housing 
affordable to the next generation(s) of workers; 

 The need to ensure a continual creation of jobs.  If a vibrant mix of the right kinds of 
jobs is not continually created (to replace those that leave or are lost), the region will 
not maintain its economic vitality and be able to sustain the current quality of life; 

 Inadequate interregional transportation capacity and options; 
 The impacts on other regions of the economic forces and land-use decisions made in 

the region; and 
 The general public hasn’t accepted these problems as demanding attention, 

resources, and solutions. 
 
The recommended solution set must: 

 Include legislative solutions, regulatory improvements, sources of financing for 
needed investments and programs, public education, and appropriate assistance 
to/incentives for the private sector; 

 Include local, interjurisdictional, state, and potentially even federal solutions; and 
 Address housing, jobs, mobility, and public education/attitudes. 
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Recommended North County Solution Set 
 

I.  Housing Policy Prescriptions 
 
Meet fair share housing requirements from the State (disagreement probably from Santa Ynez 
Valley). 
 
Encourage the adoption of innovative urban design standards that encourage some increase in 
density, with jobs and some housing in key urban centers.  Each community can adapt the 
basic principles in order to meet its unique needs. 
 
Proactively seek affordable income housing sites. 
 
Promote local preference, to include both those people currently living here and those people 
working here but living outside the North County.  Just don’t forget about migratory 
agricultural worker housing needs. 
 
Stay the course with current affordable options for developers to build new housing, including 
in-lieu fees, but also create a new category for middle income “workforce” housing that can 
serve households earning up to 200% of median household income. 
 
Change residential (and commercial?) zoning designations for certain urban areas to reflect 
minimum, rather than maximum, build densities.  This provides clarity to developers, as well 
as regulatory baselines for public decision makers that are politically more resistant to 
minority NIMBY sentiment.   
 
Develop a variety of one-time and ongoing streams of income to serve as sources of housing 
assistance financing.  These sources would support the existing County and private non-profit 
housing trust funds.     
 
Provide easier entry for first-time homebuyers, such as: 

 40-year mortgages 
 Equity partners 
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II. Jobs-Responsive Policy Prescriptions 
Labor Supply  

 Enhance existing job training programs such as Workforce Resource Center. 
 Develop strong municipal utility districts that create improved urban 

infrastructure services that attract large businesses, such as Lompoc. 
 Improve school campuses to retain and attract wage earning families 
 Develop large economic generators.  For example, lobby UCSB and Cal Poly to 

establish satellite campuses in North County/Santa Maria. 
 Further improve countywide business retention efforts begun by each city and 

the county; improve cooperation. 
 

Labor Demand  
 Develop more incentives to move businesses to where workers live.  (such as?) 
 Faster permitting for businesses creating jobs  

 

III. Transportation Policy Prescriptions 
Demand-reducing 

 [none listed] 
Capacity-enhancing 

 Develop small shuttle fleet that provides better range of mobility options and 
more economical than additional buses. 

 

IV. Inter-Jurisdictional Relations   
Enhanced communication and coordinated decision-making 

 Evolving towards regional approaches whenever possible 
 Remove the legal barriers to jurisdictions working together 
 Many different venues, forums, etc.; enlist advocacy groups to host meetings 

 
Cross-functional decision-making 

 Making coordinated decisions 
 Evolving away from urban special districts 
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A Recommended South Coast Solution Set 
 

I.  Housing Policy Prescriptions 
Encourage the adoption of the South Coast Livable Cities (SCLC) housing platform; a 
framework for smart growth, rezoning, and recycling existing housing stock, all of which is 
designed to lessen the potential ecological footprint of each community.  Each community can 
adapt the basic principles in order to meet its unique needs. 
 
Establish a new class of resale and rental cost-controlled housing that maintains affordability 
for future generations of local workers and residents.  Use regulation and financial incentives 
for new production and acquisition of existing stock (“build and buy”). 
 
Create a category of affordable middle income workforce housing achieved through a 
state/local partnership, tailored for coastal and other communities like the South Coast, that 
can serve households earning up to 200% of median household income. 
 
Promote local preference, to include both those people currently living here and those people 
working here but living outside the South Coast. 
 
Develop a variety of one-time and ongoing streams of income to serve as sources of housing 
assistance financing.  Sources that have proven successful in other communities include:   

 Incremental increases in the property transfer tax (a particularly appropriate source, 
since current levels are high due to the increases in real estate prices); 

 Transient occupancy tax (TOT); 
 A voter initiative—e.g., Housing, Open Space, and Transportation (the “HOT 

Initiative”)—to provide a ongoing, dependable funding source; 
 Dedicated property tax increments such as a greater percentage of redevelopment tax 

increments or a portion of the naturally occurring growth in property tax; 
 New sources of public revenues, for example, housing linkage fees on commercial 

development and/or fees paid on new luxury housing, General Fund Revenues, 
revenue from public land sales, new voter-approved taxes and other sources; and  

 Private donations from individuals and businesses. 
These sources would support the existing County and private non-profit housing trust funds.  
The expected future revenue streams would be used as leverage to provide project gap 
financing, issue bonds and to match private, state and federal funds to support affordable 
housing. 
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Achieve significant procedural reform in the review and approval of housing.  Areas of 
opportunity include: 

 Programmatic EIRs that ensure due process while reducing the number of 
opportunities that opponents of a needed housing project have to stall it out, appeal 
it to another decision-maker, etc. 

 Anticipate state-level efforts to decrease local control (e.g., SB 1866). 
 Revisit the assumptions and standards for the analysis of impacts and thresholds.  

(For example, increasing density in an urbanized area actually decreases traffic.) 
 
Ensure more realistic assessments of what infrastructure is needed to serve new development.  
Develop creative approaches to financing the needed infrastructure. 
 
Initiate a comprehensive package of education and outreach activities.  Create a compelling 
message.  Coordinate current efforts by complementary organizations (e.g., the Housing 
Initiative).  Ensure we make progress in the dialogue, rather than stalling out in endless 
repetition of the first level of discussion.  Techniques can include: 

 Visible design charettes; 
 A videotaped series of moderated discussions, hosted by UCSB, played on the 

government channel, distributed to schools for use in civics classes, etc.; and 
Ensure that the methods reach all age levels (we may be much more successful helping to form 
attitudes of the very young than we would be trying to change their attitudes later) and 
languages. 
 
Property tax and sales tax reform. 

 Local property tax reform:  any homeowner moving within the County would retain 
the property tax amount from the prior property.  The sold property would be taxed 
at the market rate.  The increase in sales will more than make up for any tax 
reductions, and will encourage empty nesters to move into smaller houses, freeing 
up larger houses for local families. 

 State sales tax reform:  sales tax to be apportioned based on a formula that considers 
both the location of the sale and overall population.  This will end “mall wars,” 
which have led many cities to give tax revenue back to developers and to zone 
excessive land commercial, at the expense of land for housing.  Under the current 
sales tax allocation formula, housing is seen as a net drain on public treasuries, 
costing more in services than it provides in taxes. 

Provide easier entry for homebuyers, such as: 
 40-year mortgages 
 Equity partners 
 Affordability provisions that roll over in perpetuity 

 
Revitalize the Hollister and 154 corridors as neighborhood villages with mixed-use residential 
and commercial development.  Revitalize existing suburbs as urban villages. 
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II. Jobs-Responsive Policy Prescriptions 
Labor Supply  

 Job training programs coordinated among all businesses in certain fields or needing 
people with certain job skills. 

 
Labor Demand  

 Fix workers compensation 
 Regional approaches to targeted cluster development, etc. 
 Incentive businesses to, instead of moving, exploring remote site employment 

(moving part of the business to where workers live). 
 Faster permitting for businesses creating jobs 
 Policies and programs that facilitate different tiers of job and business incubation  

III. Transportation Policy Prescriptions 
Demand-reducing 

 Evolution of land use decisions/patterns towards smart growth 
 Reversible HOV land on the 101 between Milpas and the Ventura County line  
 A public information campaign to make transit “cool.” 
 School commuting solutions, including bringing back school buses. 
 Expanded annual employer surveys to develop a common understanding, promote 

employer programs, etc. 
 

Capacity-enhancing 
 101 In Motion 
 Rail 

IV. Inter-Jurisdictional Relations   
Enhanced communication and coordinated decision-making 

 Evolving towards regional approaches whenever possible 
 Remove the legal barriers to jurisdictions working together 
 Many different venues, forums, etc.; enlist advocacy groups to host meetings 

 
Cross-functional decision-making 

 Making coordinated decisions 
 Evolving away from urban special districts 
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A Recommended Western Ventura County 
Solution Set 

 

Preface 
We are gripped by an age-old problem of living and working in a very desirable location, one 
that can only with great difficulty provide the quantities of needed housing designed for all 
income levels.  As a result, land prices rise, displacement multiplies, and solutions tend to be 
implemented (such as rent control) that have significant disadvantages to them as well.  The 
project’s simulation model clearly indicates that the levers we have to address this problem are 
not very robust and powerful; we aren’t going to be able to achieve breakthrough solutions.  
Instead, we need to make incremental improvements across a broad front, seeking frequent, 
small victories (for which there are no losers, whenever possible.) 
We act as though we have much time; all the while the problems are being exacerbated.  
Political acceptability of addressing these issues will increase as they get worse.  The 
difficulties we will face and the expenses we will incur in fixing them later will be 
disproportionately greater.  It would be much smarter to start now.  Some of the best solutions 
tend to require direct governmental intervention, which is highly resisted. 
Regionalism is a wonderful concept.  As of this point, however, the three areas have not 
demonstrated a willingness to help each other by addressing the spillover problems they are 
imposing on each other.  Until the South Coast, for example, gets serious about building 
housing, the potential impacts of the solutions that the rest of us can implement are severely 
limited. 
In order to be successful, we must recognize, value, and make use of the different cultures.  
Ventura’s culture, for example, is much different from Oxnard’s.  The solutions that will be 
politically attractive and implementable in one jurisdiction will not necessary be effective in 
another, even if the needs are similar. 

I. Housing Policy Prescriptions 
a. Housing Demand 

1. Local preference 
2. Change attitudes towards density through better design, etc. 

 
b. Housing Supply  

1. Recognize that the market place—left to itself—is not going to provide an 
adequate supply of workforce housing and below. 

2. Provide workforce/employee housing through inclusionary zoning, etc. 
3. Implement guaranteed incentives to residential developers building at higher 

density 
4. Establish employee pension funds, foundations, etc. as investors 
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5. Undertake land swaps and pre-entitlements to. 
6. Ensure faster, more certain permitting thru Zoning Code and permit processing 

upgrades 
7. Focus our housing assistance on young families (as they bear a 

disproportionate share of the costs of the current problems) and critical 
occupations (e.g., nurses, teachers, etc.) 

8. Stop coupling housing requirements to state population projections 
9. Revitalize the Hollister Corridor and 154 Corridor; provides the financial 

support to build what the community needs and wants 
10. Build multi-generational housing units 
11. Give retirees housing options; otherwise they continue in their empty nests 
12. Density transfer capabilities 
13. Permanent rollover provisions on affordable units 
14. Local public and private housing trust funds 
15. Construction defect liability reform-- 
16. Equity partners, sharing the costs and appreciation 
17. Revise prevailing wage requirements.  Waiving fees or reducing fees is now 

considered a use of public funds; it therefore kicks in prevailing wage 
requirements, which make affordable housing standards even that much 
tougher to meet. 

 

II. Jobs-Responsive Policy Prescriptions 
a.   Labor Supply  

1. Coordinate job training programs among all businesses in certain fields or 
needing people with certain job skills. 

2. Recruit high-end jobs and then provide job training to ensure local work force 
can succeed.  This increases the demand for employees which helps increase 
labor costs. 

 
b.   Labor Demand  

1. Fix workers compensation 
2. Implement regional approaches to targeted cluster development, etc. 
3. Encourage remote site employment 
4. Provide incentives to move businesses to where workers live 
5. Achieve faster permitting for businesses creating jobs  
 

III. Transportation Policy Prescriptions 
a. Demand-reducing 
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1. Evolution of land use decisions/patterns towards smart growth 
2. Commuter rail 

 
b. Capacity-enhancing 

1. 101 In Motion 
 

IV. Tax and Fiscal Policy Prescriptions 
General tax reform—we need broad, neutral tax systems that provide stable and dependable 
revenue and don’t distort the marketplace.  Needed elements of the tax reform include: 

a) Property tax reform.   
i) State property tax reform:  one-third of the homes in Ventura County have not been 

reassessed under Proposition 13 rules, since they have not officially changed hands 
since 1978.  People are incentivized to retain their current house long after it no 
longer best serves their needs. 

ii) Local property tax reform:  any homeowner moving within the County would 
retain the property tax amount from the prior property.  The sold property would be 
taxed at the market rate.  The increase in sales will more than make up for any tax 
reductions, and will encourage empty nesters to move into smaller houses, freeing 
up larger houses for local families. 

b) State sales tax reform.  Sales and excise taxes need to be apportioned based on a 
formula that considers both the location of the sale and overall population.  This will 
end “mall wars,” which have led many cities to give tax revenue back to developers 
and to zone excessive land commercial, at the expense of land for housing.  Under the 
current sales tax allocation formula, housing is seen as a net drain on public treasuries, 
costing more in services than it provides in taxes.  (“defiscalize land use”) 

V. Inter-Jurisdictional Relations   
a. Enhanced communication and coordinated decision-making 

1. Evolving towards regional approaches whenever possible. 
2. Removing the legal barriers to jurisdictions working together. 
3. Sponsoring many different venues, forums, etc.; enlist advocacy groups to 

host meetings; educate continually. 
 

VI. Intra-Jurisdictional Processes 
a. Streamline government so that it isn’t part of the problem 

1. Speed up redevelopment; we are slower than even Europe. 
2. Remove the bureaucratic and personality barriers to different departments in the 

same jurisdiction working together. 
3. Create “frictionless transactions. 
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b. Public education—since we can’t really fix most of the current problems, rather just 

keep them from getting a lot worse, let’s educate our youth on civics, regionalism, 
smart growth, and other attitudes, knowledge, and skills they will need to address the 
challenges they will face.  They may find it easier to come to consensus and achieve 
desirable change. 

 
c. Cross-functional decision-making 

1. Making coordinated decisions. 
2. Clear lines of authority and responsibility. 
3. A project advocate in each jurisdiction.  It is the job of a plan checker, for 

example, to help ensure a great project, not to find mistakes in the plans. 
 


