
Written materials relating to an item on this agenda that are distributed to the 
legislative bodies within 24 hours before the item is to be considered at its 
regularly scheduled meeting will be made available for public inspection at the 
Library, 251 South “A” Street and the City Clerk’s Office, 300 West Third 
Street, 4th Floor during customary business hours. Any materials to be 
presented at this meeting will be made available electronically 24 hours prior 
to the meeting, at the end of this agenda. The agenda reports are on the City of 
Oxnard web site at  www.oxnard.org. 

 
 

AGENDA 
OXNARD CITY COUNCIL 

OXNARD COMMUNITY DEVELOPMENT COMMISSION SUCCESSOR AGENCY  
Special Meeting 

Council Chambers, 305 West Third Street 
June 13, 2016  

5:00 P.M. – Closed Session 
6:00 P.M. – Regular Session 

 
 

A. ROLL CALL/POSTING OF AGENDA 
 

B. PUBLIC COMMENTS ON CLOSED SESSION ITEMS 
At this time, a person may address the legislative body only on matters appearing on the closed session agenda.  The presiding 
officer shall limit public comments to three minutes. 

 

C. CLOSED SESSION – 5:00 P.M. (Please See Page 2 for a Description of Closed Session Items) 
 

D. OPENING CEREMONIES 

Pledge of allegiance to the flag of the United States 
 

E. PUBLIC COMMENTS  

At a special meeting, a person may address the legislative body only on matters set forth on the agenda.  
The presiding officer shall limit public comments to three minutes per person.  Public comments will be 
heard during City Council consideration of the item on the agenda. 

 

F. REPORTS 

Economic Development Department 
 

1. SUBJECT: Sixth Amendment to the RiverPark Owner Participation Agreement. (15/60) 
RECOMMENDATION:  That the Oxnard Community Development Commission 
Successor Agency ("SA"):  1) Consider the proposed Sixth Amendment to the RiverPark 
Owner Participation Agreement A-5965 (the “OPA”) (Attachment A) and, if approved and 
if the proposed Memorandum of Understanding (the “MOU”) (Attachment F) is approved 
by the City Council of the City of Oxnard (the “City”), (i) recommend to its oversight 
board (the “Oversight Board”) approval thereof, and (ii) authorize the Chairman (or 
designee) to execute the document with such non-substantive changes as may be 
acceptable to the SA General Counsel and SA Special Counsel; and 2) Authorize the  
 

 

In compliance with the Americans with Disabilities Act, if you require special assistance to participate in a meeting, 
please contact the City Clerk’s Office at 385-7803. Notice at least 24 hours prior to the meeting will enable the City 
to reasonably arrange for your accessibility to the meeting. 

City of Oxnard internet address: www.oxnard.org. 

http://www.oxnard.org/
http://www.oxnard.org/
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Executive Director of the SA (or designee) to prepare, revise and execute all associated documents 
necessary to carry out and implement the Sixth Amendment to the RiverPark OPA, and to administer 
the SA’s obligations, responsibilities and duties thereunder. 
 
That the City Council: 1) Consider the proposed MOU and, if approved and if the proposed Sixth 
Amendment to the RiverPark OPA is approved by the SA, authorize the Mayor (or designee) to 
execute the document with such non-substantive changes as may be acceptable to the City Attorney 
and City Special Counsel; and 2) Authorize the City Manager (or designee) to prepare, revise and 
execute all associated documents necessary to carry out and implement the MOU, and to administer 
the City’s obligations, responsibilities and duties thereunder. 
Legislative Body: CC/SA Contact: Kymberly Horner Phone: 385-7407 

 

2. SUBJECT:  La Dolce Vita Di Mare, Inc.  Settlement Agreement and Release and First 
Amendment to Lease. (10/50) 
RECOMMENDATION: 1)That the Community Development Commission Successor Agency 
(“Successor Agency”) (i) approve a Settlement Agreement and Release by and between the Successor 
Agency and La Dolce Vita di Mare, Inc., a California corporation (“LDV”), to settle contemplated 
and potential litigation, (ii) recommend to its oversight board (the “Oversight Board”) approval 
thereof, and (iii) authorize the Chairman (or designee) to execute the document with such non-
substantive changes as may be acceptable to the Successor Agency General Counsel and Successor 
Agency Special Counsel; 2) That the Successor Agency (i) approve a First Amendment to Lease by 
and between the Successor Agency and LDV, (ii) recommend the Oversight Board approval thereof, 
and  (iii) authorize the Chairman (or designee) to execute the document with such non-substantive 
changes as may be acceptable to the Successor Agency General Counsel and Successor Agency 
Special Counsel; and 3) Authorize the Executive Director of the Successor Agency (or designee) to 
prepare, revise and execute all associated documents necessary to carry out and implement the 
Settlement Agreement and Release and the First Amendment to Lease, and to administer the 
Successor Agency’s obligations, responsibilities and duties thereunder. 
Legislative Body: SA Contact: Kymberly Horner Phone: 385-7407 
 

C.  CLOSED SESSION – Continued from page 1 

 
1. CONFERENCE WITH LEGAL COUNSEL – EXISTING LITIGATION 

 
CC (Government Code section 54956.9 (d)(1)) 

 Name of case:  Fred Sedillos v. City of Oxnard 
Workers’ Compensation Case Nos.:  ADJ8347292; ADJ8681331; ADJ8344924 

 
The City Attorney requested that this item be discussed in closed session under the Brown Act 
authorization for the City Council to confer with its legal counsel regarding pending litigation. 
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2. CONFERENCE WITH LEGAL COUNSEL – EXISTING LITIGATION 
 

CC  (Government Code section 54956.9 (d)(1)) 
  Name of case:  City of Oxnard; et al. v. Aaron Starr 

 Ventura County Superior Court, Case No. 56-2016-00479696-CU-MC-VTA 
 
The City Attorney requested that this item be discussed in closed session under the Brown Act 
authorization for the City Council to confer with its legal counsel regarding pending litigation. 

 
3. CONFERENCE WITH LEGAL COUNSEL – EXISTING LITIGATION 

 
CC  (Government Code section 54956.9 (d)(1)) 

  Name of case:  Aaron Starr v. City of Oxnard; et al. 
 Ventura County Superior Court, Case No. 56-2016-00480094-CU-PT-VTA 
 
The City Attorney requested that this item be discussed in closed session under the Brown Act 
authorization for the City Council to confer with its legal counsel regarding pending litigation. 

  
G. ADJOURNMENT 



 

 

 
 
 
 
 
 

 

 
 
 
 
 

    
 
 
DATE: June 13, 2016 
 
TO: City Council  
 
FROM: Kymberly Horner, Economic Development Director 
   
SUBJECT: Sixth Amendment to the RiverPark Owner Participation Agreement 
 
CONTACT:  Kymberly Horner, Economic Development 
 Kymberly.Horner@oxnard.org, 385-7407 
 
 
RECOMMENDATION: 
 
That the Oxnard Community Development Commission Successor Agency ("SA"): 
 

1. Consider the proposed Sixth Amendment to the RiverPark Owner Participation 
Agreement A-5965 (the “OPA”) (Attachment A) and, if approved and if the proposed 
Memorandum of Understanding (the “MOU”) (Attachment F) is approved by the City 
Council of the City of Oxnard (the “City”), (i) recommend to its oversight board (the 
“Oversight Board”) approval thereof, and (ii) authorize the Chairman (or designee) to 
execute the document with such non-substantive changes as may be acceptable to the SA 
General Counsel and SA Special Counsel; and 
 

2. Authorize the Executive Director of the SA (or designee) to prepare, revise and execute 
all associated documents necessary to carry out and implement the Sixth Amendment to 
the RiverPark OPA, and to administer the SA’s obligations, responsibilities and duties 
thereunder. 

 
That the City Council: 
 

1. Consider the proposed MOU and, if approved and if the proposed Sixth Amendment to 
the RiverPark OPA is approved by the SA, authorize the Mayor (or designee) to execute 
the document with such non-substantive changes as may be acceptable to the City 
Attorney and City Special Counsel; and 
 

CITY COUNCIL 
 

AGENDA REPORT 
 

TYPE OF ITEM: Report 
 
AGENDA ITEM NO.: 1 
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2. Authorize the City Manager (or designee) to prepare, revise and execute all associated 
documents necessary to carry out and implement the MOU, and to administer the City’s 
obligations, responsibilities and duties thereunder. 

 
 

SUMMARY 

Through a series of transactions dating back to June 12, 2001, the former Community 
Development Commission (the “Commission”) approved an Owner Participation Agreement (A-
5965) encompassing the RiverPark Specific Plan Area, along with five subsequent amendments 
that were approved by the Commission through May 18, 2010.  Among other terms and 
conditions, the RiverPark OPA contains a Hotel Development Obligation and Hotel Time 
Requirements for construction of an approximately 320-room four-star hotel within a portion of 
the RiverPark Specific Plan Area known as District C and depicted in (Attachment B) hereto.  
The Developer’s request for an amendment to the RiverPark OPA is to define the quality of the 
product and allow phasing of the product to more accurately reflect today’s market conditions.   

The request to amend the OPA does not authorize any development of property.  Future 
applications to develop the property will be reviewed separately pursuant to the permitting, 
design, and environmental review requirements of the RiverPark Specific Plan and California 
Environmental Quality Act (CEQA). 

RiverPark Hotel II, LLC, successor-in-interest to Shea Properties Management Company, Inc., a 
Delaware corporation, as to Parcel C (the “Participant”), has asked to modify the RiverPark 
OPA.  Some of the proposed changes to the RiverPark OPA are as follows:  (i) to extend the 
schedule of hotel development in order to commence construction on or before December 31, 
2018; (ii) to allow for two high quality, select service hotels containing approximately 100-150 
rooms each to be built in phases; (iii) to provide 3,000 sf of meeting space within one of the 
hotels; and (iv) in order to accommodate phasing, to allow the Hotel Development Obligation to 
encumber two parcels to be adjusted by Lot Line Adjustment containing approximately 5 acres. 
(Attachment B). 

The Participant would also develop, by no later than December 31, 2024, the remainder of the 
Hotel Parcel with a second hotel of between approximately 100 and 150 rooms that would be 
complimentary to the Hotel. 

The changes proposed to the RiverPark OPA and scope of development specific to Parcel C are 
more fully described in Section 1 of Attachment A.  The proposed changes to the RiverPark 
OPA requested by the Participant are based on the findings presented in the “Study of Potential 
Market Demand for a Proposed Hotel to be Located in Oxnard, California” prepared by PKF 
Consulting (Attachment C), dated April 2014.  The report studied the demand for an 
approximately 320-room, four-star hotel which would be located on the Hotel Parcel as depicted.  
The report concluded that the local market demand dynamics, site attributes and location, along 
with financial feasibility, do not support a four-star hotel.  Economic, market, location and other 

E.1
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demand indicators were analyzed and concluded that a high quality select service branded hotel 
would be supported by the Oxnard lodging market.  While the study suggests that one hotel of 
approximately 100-140 rooms would meet the demand, the Participant is requesting approval of 
a second 100 to 150 -room, high quality, select service, branded hotel which would be built after 
the hotel developer has established the specific market demand to support a second hotel.  

Participant prepared an Economic Impact and Fiscal Benefit Analysis Study (Attachment D) 
which concluded that the proposed development could facilitate the near-term creation of 
approximately 179 construction jobs and 69 permanent jobs for each hotel.  In addition, it is 
anticipated that the project could generate over $500,000 per hotel in Transient Occupancy Tax 
(“TOT”) revenues per year.  

It should be noted that the Participant reports to have requested bids from 14 hotel developers for 
an approximately 320 room, four-star hotel as currently entitled and received no response.   

October 20, 2015 City Council Meeting Follow-Up 

This proposed amendment was heard at the October 20, 2015 SA meeting, where action was 
denied.  The Participant was given direction by SA governing board member to:  (i) study the 
possibility of adding meeting rooms to the proposed hotel, (ii) present the proposal to and get 
input from various neighborhood community groups, and (iii) “bring back something better”. 
Enumerated below are the actions that the Participant reports to have taken in order to address 
these directives: 

 Meetings with SA and City Staff:  The Participant met several times in individual 
meetings with the members of the governing board of the SA and Chairperson Flynn in 
order to clarify and address their concerns and to provide new information regarding:  (i) 
the quality of the project and identification of a select service hotel, (ii) completion of a 
meeting space market demand study and its results, (iii) results from meetings with 
various neighborhood groups and businesses with favorable votes in support of the 
proposed amendment, and (iv) discussions regarding the vision of “something better” and 
how this goal might be achieved. 

 The Participant commissioned a market study by PKF Consulting/CBRE Hotels 
(Attachment E) in order to assess the supply and demand of meeting room space in the 
Oxnard market.  The Participant shared results of this study with members of the 
governing board of the SA and SA staff.  The study concluded that there is sufficient 
demand to justify approximately 3,000 square feet of meeting space in the proposed 
hotels at this location.  Additionally, the market study indicates that the demand for larger 
space was not sufficient to keep the space full and to justify the cost to build this amount 
of space, as well as the additional parking and infrastructure necessary to accommodate 
such a facility. 

 Community Outreach Meetings:  On November 19, 2015, the Participant presented the 
vision for “The Landing” development to the RiverPark Neighborhood Council 
(“RPNC”), which included two select service hotels with approximately 240 rooms total 

E.1
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(instead of the four-star hotel with approximately 320 rooms).  The Participant engaged 
residents in a question and answer roundtable discussion in order to gather input.  
According to the Participant, the proposal received support from residents in attendance, 
however no formal vote of support was taken.  

 The Participant returned to the RPNC on February 16, 2016.  The Participant’s 
presentation was updated to include the new information on the Hotel brand and 
standards and the meeting space demand study.  Approximately 30 residents attended the 
meeting. The City’s Economic Development Director attended the meeting on behalf of 
the City to address any questions concerning the October 20th denial of the proposed 
OPA amendment.  The RPNC voted to support the proposal with 21 in favor of the 
amendment and 6 against it.   

 The Participant presented the revised amendment and associated project to the Inter 
Neighborhood Council Organization on February 3, 2016 and received support for the 
project, with 9 votes in favor of supporting the amendment and 1 vote against it.  

 The Participant presented the amendment to the Chamber of Commerce Land Use 
Committee on December 7, 2015.  On January 28, 2016 the Land Use Committee voted 
unanimously in favor to support the proposal.   

 The Participant presented to the proposed Amendment to the Oxnard Convention & 
Visitors Bureau on May 25, 2016 at its monthly meeting.  The Board held a Special 
Meeting on June 3, 2016 and voted to support the proposed amendment.   

 Per the request of the City, Participant met with the Oxnard Community Planning Group 
(“OCPG”), a group of residents devoted to exploring land use issues relating to mixed-
use multi-story urbanism, housing, and other planning issues in the City of Oxnard. The 
OCPG provided comments that were focused on the conceptual site plan, which will be 
addressed through the design review permit process set forth in the Specific Plan at a 
future date.  

The Participant has been working with SA staff to identify, understand and update previous 
calculations and assumptions included in the October 20, 2015 staff report, including the rates 
and occupancy levels for four-star hotels generally compared with (1) the rates and occupancy 
specifically for a four-star hotel located on this 5-acre parcel or (2) the rates and occupancy 
levels for a Select Service product on this site.  This updated information significantly discounts 
the anticipated revenues from a four-star hotel on this site and reduces a projected annual TOT 
shortfall.  As updated, it is anticipated that with the proposed amendment, the City would stand 
to secure tax revenue greater than $1 Million each year from two select service hotels.  Without 
the amendment, the City would continue to receive much less, as development of the anticipated 
four-star 320 room hotel has stalled. 

The Participant has confirmed to SA staff that a hotel developer has been selected and is ready to 
commence the planning and design of a 120-room Marriott Springhill Suites immediately, and 
has also confirmed that the Hotel Developer has agreed to increase the meeting space to 3,000 sf.  

E.1
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Memorandum of Understanding (“MOU”) 

Corresponding to the proposed Sixth Amendment to the RiverPark OPA a MOU (Attachment F) 
by and among the City, the Participant, and RiverPark Landing, LLC, a Delaware limited 
liability company (“RiverPark Landing”), has been proposed whereby (i) the Participant would 
pay the City $20,000 to be used towards feasibility studies for a trolley service, or support the 
Downtown Arts Program, at the City’s discretion, (ii) contingent upon California Department of 
Finance approval of the Sixth Amendment to the River Park OPA, the Participant would pay the 
City a total of up to $500,000 ($100,000 upon final approval of entitlements for the proposed 
hotel and $400,000 upon issuance of building permits for the proposed hotel), and (iii) the City 
would expedite processing timelines associated with the Development Design Review Permit, 
Subsequent Entitlement Review and Building Permit Review and Issuance for the Participant 
and for the RiverPark Landing. 

ENVIRONMENTAL IMPACT 

An Environmental Impact Report (the “EIR”) was prepared for the Historic Enhancement and 
Revitalization of Oxnard (“HERO”) Project Area under the provisions of the California 
Environmental Quality Act of 1970, amended (“CEQA”), and was certified by the Planning 
Commission and City Council in 1997 at the time of adoption of the HERO Redevelopment 
Plan.  In accordance with CEQA Section 21090 and CEQA Guidelines Sections 15180, 15162 
and 15163, no subsequent EIR or supplement to the EIR need be prepared for the Sixth 
Amendment to the River Park OPA.  Entry into the MOU would not constitute a “project” for 
CEQA purposes. 

Subsequent applications to develop the property will be reviewed for conformance to the 
requirements of CEQA and the RiverPark Specific Plan. 

FINANCIAL IMPACT 

The September 4, 2015 Economic Impact and Fiscal Benefit Analysis prepared by Development 
Planning and Financing Group, Inc., and provided as Attachment D, concluded that the Proposed 
Project would be expected to generate $20.6 million in labor income during the construction 
period and $1.2 million annually in recurring revenues and $23.2 million over a period of 20 
years. With no interest to develop the 5-acre parcel as currently required by the OPA, requiring a 
320-room 4-star property in this location, the 5-acre hotel parcel within Parcel C would continue 
to remain vacant and only generate property tax revenues of approximately $19,000 per year 
($380,000 over 20 years).  Additionally, entry into the MOU would result in the City’s receipt of 
up to $520,000 from the Participant. Upon approval, staff will come back to recognize any 
associated revenues. 
 
 
 
 
ATTACHMENTS: 
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Attachment  A - Sixth Amendment to OPA 

Attachment  B - Hotel Site 

Attachment  C -  PKF Consulting 

Attachment  D - Economic Impact Fiscal Analysis 

Attachment  E - Hotel Meeting Space Study 

Attachment  F - MOU 
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ATTACHMENT   B 

                               CURRENT AND PROPOSED HOTEL SITE  
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Study of Potential Market Demand
for a

Proposed Hotel
to be Located in 

Oxnard, California

April 2014

Prepared for:
Mr. Steve Schafenacker

Shea Properties
130 Vantis
Suite 200

Aliso Viejo, California 92656

Prepared by:
PKF Consulting

Los Angeles, California
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PKF Consulting USA | 865 S. Figueroa Street, Suite 3500 | Los Angeles, CA  90017 

TEL:  213-680-0900 | FAX:  213-623-8240 | www.pkfc.com 
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Section I Introduction  

Proposed Hotel, Oxnard, California 

I-1
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Section II Analysis of the Site Location and Facilities Recommendations 

Proposed Hotel, Oxnard, California 
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Subject Site
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Section III Area Review and Neighborhood Analyses 

Proposed Hotel, Oxnard, California 
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Section IV Hotel Market Analysis 
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I. EXECUTIVE SUMMARY 
 

 

IMPLAN TOTAL 
ANNUAL 

OUTPUT (a)

IMPLAN TOTAL 
NEW JOBS (a)

IMPLAN TOTAL 
ANNUAL NEW 

LABOR INCOME 
(a)

ANNUAL 
RECURRING 

REVENUES TO 
CITY

20 YEARS 
CUMULATIVE 
REVENUES TO 

CITY

SCENARIO 1 - SUBJECT PROPERTY REMAINS UNDEVELOPED

UNDEVELOPED SITE
N/A N/A N/A $19,000 $380,000 

CONSTRUCTION PERIOD
$27.3 Million 179 $10.3 Million

RECURRING OPERATIONS
$7.3 Million 69 $2.5 Million $589,000 $11.8 Million

SCENARIO 3  -  (2)  TWO 120 ROOM LIMITED SERVICE HOTELS 

CONSTRUCTION PERIOD
$54.7 Million 358 $20.6 Million

RECURRING OPERATIONS
$14.7 Million 137 $5.0 Million $1.2 Million $23.2 Million

Footnotes:

ECONOMIC IMPACTS AND FISCAL BENEFITS OF 
THE LANDING  HOTEL  DEVELOPMENT

COUNTY OF VENTURA AND CITY OF OXNARD 
ANNUAL IMPACTS

CITY OF OXNARD IMPACTS

(a) Calculated using IMPLAN, a nationally recognized economing modeling system.  The study area is 
Ventura County.

SCENARIO 2  - (1) ONE 120 ROOM LIMITED SERVICE HOTEL 
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II. SCENARIO 1 – SUBJECT PROPERTY REMAINS UNDEVELOPED 
 

 

 

IMPLAN TOTAL 
ANNUAL 

OUTPUT (a)

IMPLAN TOTAL 
NEW JOBS (a)

IMPLAN TOTAL 
ANNUAL NEW 

LABOR INCOME 
(a)

ANNUAL 
RECURRING 

REVENUES TO 
CITY

20 YEARS 
CUMULATIVE 
REVENUES TO 

CITY

DIRECT EFFECT 
(b)

DIRECT EFFECT 
(b)

DIRECT EFFECT 
(b)

CITY PROPERTY 
TAX (b)

CITY PROPERTY 
TAX (b)

N/A N/A N/A $19,000 $380,000 

INDIRECT 
EFFECT

INDIRECT 
EFFECT

INDIRECT 
EFFECT

CITY SALES 
TAX 

CITY SALES 
TAX

N/A N/A N/A N/A N/A

INDUCED 
EFFECT

INDUCED 
EFFECT

INDUCED 
EFFECT

CITY TOT (c) CITY TOT (c)

N/A N/A N/A N/A N/A

TOTAL 
OUTPUT

TOTAL NEW 
JOBS

TOTAL NEW 
LOCAL LABOR 

INCOME

TOTAL 
ANNUAL CITY 

REVENUES

20 YEARS 
CUMULATIVE 

CITY REVENUES

N/A N/A N/A $19,000 $380,000 

Footnotes:

SCENARIO 1 
SUBJECT PROPERTY REMAINS UNDEVELOPED

COUNTY OF VENTURA AND CITY OF OXNARD 
ANNUAL IMPACTS

CITY OF OXNARD IMPACTS

(a) Calculated using IMPLAN, a nationally recognized economing modeling system.  The study area is 
Ventura County.
(b) Land is based on the current assessed value.
(c) Transient Occupancy Tax (TOT). 
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III. SCENARIO 2 – DEVELOPMENT OF (1) ONE LIMITED SERVICE HOTEL 
 

 

IMPLAN TOTAL 
ANNUAL 

OUTPUT (a)

IMPLAN TOTAL 
NEW JOBS (a)

IMPLAN TOTAL 
ANNUAL NEW 

LABOR INCOME 
(a)

ANNUAL 
RECURRING 

REVENUES TO 
CITY

20 YEARS 
CUMULATIVE 
REVENUES TO 

CITY

DIRECT EFFECT 
(b)

DIRECT EFFECT 
(b)

DIRECT EFFECT 
(b)

CITY PROPERTY 
TAX (b)

CITY PROPERTY 
TAX (b)

$4.7 Million 49 $1.6 Million $52,000 $1.0 Million

INDIRECT 
EFFECT

INDIRECT 
EFFECT

INDIRECT 
EFFECT

CITY SALES 
TAX (c)

CITY SALES 
TAX (c)

$1.3 Million 10 $463,000 $62,000 $1.2 Million

INDUCED 
EFFECT

INDUCED 
EFFECT

INDUCED 
EFFECT

CITY TOT (b)(d) CITY TOT (b)(d)

$1.3 Million 10 $412,000 $475,000 $9.5 Million

TOTAL 
OUTPUT

TOTAL NEW 
JOBS

TOTAL NEW 
LOCAL LABOR 

INCOME

TOTAL 
ANNUAL CITY 

REVENUES

20 YEARS 
CUMULATIVE 

CITY REVENUES

$7.3 Million 69 $2.5 Million $589,000 $11.8 Million

Footnotes:

(d) Transient Occupancy Tax (TOT). 

SCENARIO 2 
ECONOMIC IMPACTS AND FISCAL BENEFITS OF 

THE LANDING HOTEL DEVELOPMENT
(1) One 120 Room Limited Service Hotel 

COUNTY OF VENTURA AND CITY OF OXNARD 
ANNUAL IMPACTS

CITY OF OXNARD IMPACTS

(a) Calculated using IMPLAN, a nationally recognized economing modeling system.  The study area is 
Ventura County.

(c) Local visitor spending based on Global Business Travelers Association and American Hotel and Lodging 
Association studies.

(b) Hotel contruction cost, assessed value of improvements, and annual hotel revenue assumptions provided 
by DKN Hotels. Land is based on the current assessed value. Direct jobs resulting from change in industry 
output calculated by IMPLAN.
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IV. SCENARIO 3 – DEVELOPMENT OF (2) TWO LIMITED SERVICE HOTELS 
 

 

IMPLAN TOTAL 
ANNUAL 

OUTPUT (a)

IMPLAN TOTAL 
NEW JOBS (a)

IMPLAN TOTAL 
ANNUAL NEW 

LABOR INCOME 
(a)

ANNUAL 
RECURRING 

REVENUES TO 
CITY

20 YEARS 
CUMULATIVE 
REVENUES TO 

CITY

DIRECT EFFECT 
(b)

DIRECT EFFECT 
(b)

DIRECT EFFECT 
(b)

CITY PROPERTY 
TAX (b)

CITY PROPERTY 
TAX (b)

$9.5 Million 99 $3.3 Million $86,000 $1.7 Million

INDIRECT 
EFFECT

INDIRECT 
EFFECT

INDIRECT 
EFFECT

CITY SALES 
TAX (c)

CITY SALES 
TAX (c)

$2.7 Million 20 $927,000 $123,000 $2.5 Million

INDUCED 
EFFECT

INDUCED 
EFFECT

INDUCED 
EFFECT

CITY TOT (b)(d) CITY TOT (b)(d)

$2.5 Million 10 $825,000 $949,000 $19.0 Million

TOTAL 
OUTPUT

TOTAL NEW 
JOBS

TOTAL NEW 
LOCAL LABOR 

INCOME

TOTAL 
ANNUAL CITY 

REVENUES

20 YEARS 
CUMULATIVE 

CITY REVENUES

$14.7 Million 137 $5.0 Million $1.2 Million $23.2 Million

Footnotes:

(d) Transient Occupancy Tax (TOT). 

SCENARIO 3 
ECONOMIC IMPACTS AND FISCAL BENEFITS OF 

THE LANDING HOTEL DEVELOPMENT
(2) Two 120 Room Limited Service Hotels

COUNTY OF VENTURA AND CITY OF OXNARD 
ANNUAL IMPACTS

CITY OF OXNARD IMPACTS

(a) Calculated using IMPLAN, a nationally recognized economing modeling system.  The study area is 
Ventura County.

(c) Local visitor spending based on Global Business Travelers Association and American Hotel and Lodging 
Association studies.

(b) Hotel contruction cost, assessed value of improvements, and annual hotel revenue assumptions provided 
by DKN Hotels. Land is based on the current assessed value. Direct jobs resulting from change in industry 
output calculated by IMPLAN.
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V. IMPLAN ECONOMIC IMPACT ANALYSIS 
 
The impact of an economic stimulus can be broken into three components: direct effects, indirect 

effects, and induced effects.  The sum of the direct, indirect, and induced effects is the total economic 

impact.   

The investment in constructing the Commercial Site Development is used to illustrate each of these 

concepts. 

 Direct effects represent the immediate impact of an economic change on the industry directly 
involved.  In the construction example, direct effects would include gross revenues earned by 
the construction contractors working on the project. 

 Indirect effects represent the changes in inter-industry purchases as the economy responds to 
the new demands of the directly affected industries.  Following the same example, local 
suppliers of construction materials would increase their economic activities in order to meet 
new demand by the contractors. 

 Induced effects represent the changes in spending from households as income increases due to 
the changes in production.  In this example, construction workers would receive additional 
wages by working on the office building project.  These workers would then spend a portion of 
those wages on consumer goods, such as food, clothing, and personal items, from businesses 
within the study area. 

The sum of the direct, indirect, and induced impacts is the total economic impact. 

The IMPLAN model is a method for estimating local economic multipliers, including those pertaining 

to production, value-added, employment, wage, and supplier data.  IMPLAN differentiates its software 

and datasets between 536 sectors that are recognized by the United States Department of Commerce.  

Multipliers are available for all states, counties, and zip codes and are derived from production, 

employment, and trade data from  a variety of national, regional, state and local resources such as the 

United States Census Bureau, County Business Patterns, Annual Survey of Government Employment, 

Annual Survey of Retail Trade, United States Bureau of Labor Statistics, Quarterly Census of 

Employment and Wages, Consumer Expenditure Survey; United States Department of Labor, Office of 

Management and Budget, United States Department of Commerce, and the Internal Revenue Service.  

IMPLAN is widely accepted as the industry standard when estimating impacts from a one-time or 

sustained increase in economic activity in a particular region.   

All amounts in this report are presented in constant 2015 dollars, and Ventura County is the study area.  

The report also assumes the City of Oxnard tax rates remain constant. 
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VI. GENERAL AND LIMITING CONDITIONS 
 
Every reasonable effort has been made to ensure that the data contained in this report are accurate as of 
the date of this study; however, factors exist that are outside the control of DPFG and that may affect 
the estimates and/or projections noted herein.  This report is based on information that was current as of 
September 2015, and DPFG has not undertaken any update of its research effort since such date. 
 
This study is based on estimates, assumptions and other information developed by DPFG from its 
independent research effort, general knowledge of the industry, and information provided by and 
consultations with the client and the client's representatives.   
 
No responsibility is assumed for inaccuracies in reporting by the client, the client's agent and 
representatives, or any other data source used in preparing or presenting this study.  
Because future events and circumstances, many of which are not known as of the date of this study, 
may affect the estimates contained therein, no warranty or representation is made by DPFG that any of 
the projected values or results contained in this study will actually be achieved. 
 
Possession of this study does not carry with it the right of publication thereof or to use the name of 
“DPFG” in any manner without first obtaining the prior written consent of DPFG.  No abstracting, 
excerpting or summarization of this study may be made without first obtaining the prior written consent 
of DPFG.  Further, DPFG has served solely in the capacity of consultant and has not rendered any 
expert opinions.   
 
This report is not to be used in conjunction with any public or private offering of securities, debt, 
equity, or other similar purpose where it may be relied upon to any degree by any person other than the 
client, nor is any third party entitled to rely upon this report, without first obtaining the prior written 
consent of DPFG.   
 
This study may not be used for purposes other than that for which it is prepared or for which prior 
written consent has first been obtained from DPFG. Any changes made to the study, or any use of the 
study not specifically prescribed under agreement between the parties or otherwise expressly approved 
by DPFG, shall be at the sole risk of the party making such changes or adopting such use. This study is 
qualified in its entirety by, and should be considered in light of, these limitations, conditions and 
considerations. 
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VII. EXHIBIT 1 – FISCAL BENEFITS SUPPORTING CALCULATIONS 
 

 

I. City Property Taxes
Current Assessed Value of Land (a) 10,467,000$       
Ventura County Property Tax Rate 1%
Ventura County Property Tax 104,670              
City of Oxnard Allocation 18.022%
Property Tax Undeveloped Land - Annual 19,000$              
Property Tax Undeveloped Land - 20 Year Cumulative 380,000$            

1 Hotel 2 Hotels

Assessed Value of  Hotel(s) (b) 29,092,000$       47,717,000$       
Ventura County Property Tax Rate 1% 1%
Ventura County Property Tax 290,920$            477,170$            
City of Oxnard Allocation 18.022% 18.022%
Property Tax - Annual 52,000$              86,000$              
Property Tax - 20 Year Cumulative 1,040,000$         1,720,000$         

II. City Sales Tax
Hotel Visitor Spending Taxable Sales (c) 6,159,000$         12,318,000$       
City Sales Tax Rate 1% 1%
Hotel Sales Tax - Annual 62,000$              123,000$            
Hotel Sales Tax - 20 Year Cumulative 1,240,000$         2,460,000$         

III. City Transient Occupancy Tax
Hotel Room Revenue (d) 4,745,000           9,490,000$         
Transit Occupancy Tax Rate 10% 10%
Transient Occupancy Tax - Annual 475,000$            949,000$            
Transient Occupancy Tax - 20 Year Cumulative 9,500,000$         18,980,000$       

Total City Revenues - Annual 589,000$            1,158,000$         
Total City Revenues - 20 Year Cumulative 11,780,000$       23,160,000$       

Footnotes:
(a) Per the FY 2014/15 property tax bills.
(b) Includes estimated land and construction values.
(c) Local visitor spending based on Global Business Travelers Association and American Hotel 
and Lodging Association studies.
(d) Assumes an Average Daily Rate of $139, and 75% Occupancy Rate, per DKN Hotels.

City of Oxnard Revenues
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Managing Director 

 

C O M ME RC I A L  RE A L  E S T A T E  S E R V I C E S  

 

CBRE, Inc. 
Valuation & Advisory Services 

400 South Hope Street, 25 th Floor 
Los Angeles, CA 90071 
  

+1 213 613 3370 Office 
 
 

Bruce.Baltin@cbre.com 
www.cbrehotels.com  

February 3, 2016 
 
 
Mr. Steve Schafenacker 
Senior Vice President 
Shea Properties 
130 Vantis, Suite 200 
Aliso Viejo, California 92656 
 
 
Dear Mr. Schafenacker: 
 
Pursuant to your request, we have drafted this brief letter relative to the demand for meeting 
space in the City of Oxnard, California. We have analyzed the market demand within the 
Oxnard lodging market and recommended an appropriate amount of meeting space for the 
proposed hotel development to be located within the RiverPark development. This letter report 
summarizes and presents our preliminary findings, conclusions, and recommendations for the 
proposed hotel. We note that this letter report uses information from and should be read in 
conjunction with a market study for the proposed hotel that was completed in April 2014. 
 
In developing our conclusions, we reviewed and analyzed the overall strength of the lodging 
market in the west Ventura County area and interviewed various hotel managers and tourism 
representatives in the area to evaluate the scope and depth of demand that has the potential 
to utilize meeting space facilities. We analyzed the number of rooms available in the market 
and the current proportion of demand segmentation to determine whether there is unsatisfied 
group demand due primarily to insufficient meeting and events facilities. 
 
Our preliminary findings are based upon the scope described in this letter report and our 
general knowledge of the Southern California lodging and conference market. Our findings 
are codified in this letter report format and are for your internal use in determining the 
potential market demand for meeting facilities. This letter report may be shared with your 
proposed hotel developer and representatives of the City of Oxnard. It should be noted that 
the study was conducted with certain limitations, and the results expressed within this letter are 
subject to the attached Terms & Conditions. 
 
Our analysis is presented in the following pages. 
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Oxnard, California 

INTRODUCTION 

PKF Consulting USA | CBRE Hotels has been retained by Shea Properties to conduct an 
analysis of potential demand and the capacity for meeting space within a proposed hotel to 
be located within the RiverPark development in the City of Oxnard. As previously noted, this 
letter report uses information from and should be read in conjunction with a market study for 
the proposed hotel that was completed in April 2014, in which it was concluded that the 
demand in the market was strong enough to support a 140 high-quality, branded hotel. 
Based on conversations with the developer, we are of the understanding that the subject site 
is now envisioned to contain two 100 to 120 limited- or select-service hotels, the first of 
which will be a 120-room SpringHill Suites, the Marriott chain’s high-quality, select-service, 
all-suite brand. The purpose of this letter report is to ascertain the appropriate amount of 
meeting space that should be contained within the first proposed hotel at the subject site.  
 
In our analysis, we reviewed historical economic, demographic, and tourism indicators for the 
overall market area, and assessed the strength of the Oxnard and surrounding west Ventura 
County lodging market. Based on our general knowledge of the market and interviews with 
hotel managers and area representatives, we developed preliminary conclusions in regards to 
the support for meeting space within the proposed hotel. Our preliminary conclusions are: 
 

 The subject hotel’s strategic location along US-101 and freeway fronting 
orientation prevent it from being a desirable meeting location for the group 
demand segment in west Ventura County and will be inferior to existing meeting 
space locations proximate to the Pacific Ocean. 

 Due to its size and strategic location along US-101 and within walking distance to 
the retail amenities offered by The Collection development, the proposed site is 
adequate for a branded, 140-room branded, select-service hotel containing 
approximately 3,000 square feet of meeting space that will serve the hotel guests 
and will not adequately attract outside group functions. 

 A larger meeting facility at the subject site would require additional support 
facilities, including a fully-sized kitchen to service the food and beverage 
operations, as well as structured parking, which would significantly increase the 
cost of the facility. Based on our analysis of current revenues generated by existing 
hotels in the local market area and our general understanding of hotel 
construction costs, it is likely that the development of a larger meeting facility at the 
subject site would not be financially feasible at the present time.  

The following text provides background for the foregoing conclusions. 
 

ECONOMIC OVERVIEW 

The purpose of an economic overview is to determine whether the overall economic 
environment of an area appears capable of supporting the development of a lodging facility 
containing meeting space. Past economic and demographic data provide an indication of the 
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Oxnard, California 

future economic potential of a market area, as a proposed facility is largely dependent upon 
local economic conditions. The paragraphs that follow present an economic profile of the 
Oxnard area including population, employment, and tourism.  
 

 The City of Oxnard is the largest city in Ventura County in regards to population. 
From 2001 to 2014, Oxnard had a population increase of 2.0 percent with the 
population of Oxnard currently estimated at over 205,000 residents. According to 
the US Census Bureau, the 2009 median household income for Oxnard was 
$60,784. 

 According to the Southern California Association of Governments (SCAG) 2015 
Profile of the City of Oxnard, the top job sectors in Oxnard were “Education” 
(20.5 percent of total jobs in the City), followed by “Retail” (14.8 percent), 
“Professional” (12.7 percent), “Agriculture” (11.9 percent), and “Manufacturing” 
(11.5 percent). As of November 2015, the City of Oxnard’s unemployment rate 
was 5.9 percent, higher than the County and State’s unemployment rates of 5.4 
and 5.7 percent, respectively. 

 While Oxnard has a growing commercial and industrial base, the area is still 
dependent on the United States military for much of the employment in the area. 
Once known only for its strawberry festival and military bases, the City of Oxnard 
has greatly diversified its economy. Agriculture has remained the major industry for 
the city, and the City of Oxnard now has Ventura County’s largest industrial sector. 
Concentrated around the Highway 101 corridor is a hub of high-technology 
industries. The establishment of military bases at Port Hueneme and Point Mugu 
during World War II, and the rise of electronic, aerospace, other manufacturing 
industries and tourism have contributed to the growth of the city.  

Although having experienced slow growth over the last few years, the outlook for the City of 
Oxnard seems favorable. The presence of the government entities, employment in the 
agriculture and manufacturing sectors, as well as a growing presence of the high-tech 
industries have contributed to the growth in the City of Oxnard. An additional positive factor 
is the Port of Hueneme; as one of Ventura County’s primary economic engines, the port 
moves over $8.0 billion in cargo value annually and provides more than 10,000 jobs 
regionally. Overall, the regional economy of Oxnard and the greater west Ventura County 
appears stable with modest growth expected for the future.  
 

SITE DESCRIPTION 

The subject site is located on the northwest quadrant of the North Oxnard Boulevard/ 
California State Route 1 (Pacific Coast Highway) and U.S. Route 101 intersection in Oxnard, 
California. The subject site currently exists as an unimproved site located in a commercial and 
residential area. Surrounding improvements include commercial, office, retail, and residential 
uses in low to mid-rise structures. The immediate border uses of the site and of the area 
surrounding the proposed hotel are listed below. 
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Oxnard, California 

 North: The subject is bordered to the north by Towne Center Drive, followed by the 
six-story National University office building, North Ventura Road, and additional 
low-rise office uses.  

 South: The site is bordered to the immediate south by U.S. Route 101 (Ventura 
Freeway), followed by the Esplanade Shopping Center, a freeway fronting super 
community center anchored by major national retailers, such as Home Depot, Bed 
Bath and Beyond, and Staples. The River Ridge Golf Course is approximately two 
miles southwest of the subject site, and Channel Islands Harbor is approximately 
5.5 miles southwest. 

 West: The subject site is bordered to the immediate west by the remainder of the 
unimproved lot which is to be developed with commercial, retail, and restaurant 
uses. Further west are unincorporated areas of Ventura County followed by the 
City of Ventura. Ventura Harbor is approximately six miles west of the subject site. 

 East: The site is bordered to the immediate east by North Oxnard Boulevard, 
followed by The Collection at River Park, an outdoor shopping destination 
anchored by a Whole Foods, Target, REI, and numerous dining options. 
Residential and agricultural uses are located further east. 

Overall, the subject site has an excellent location relative to numerous transportation 
networks and businesses in the area. Proximate to U.S. Route 101 and located within walking 
distance to many existing and planned developments within Oxnard, the subject site enjoys a 
good location relative to demand generators allowing it to capture commercial, leisure, and 
group demand in the area. The subject site is abutted by a raised, sloping freeway exit to the 
south which limits visibility to northbound travelers on U.S. Route 101 and Oxnard 
Boulevard/Highway 1; however, visibility of the subject is anticipated to be excellent to 
southbound travelers on U.S. Route 101. Freeway-fronting and street signage should help 
mitigate visibility difficulties. 
 

POSITIONING OF THE SUBJECT PROPERTY 

Based on the existing facilities within the market and the subject’s strategic location along US-
101, it is our opinion that the hotel room night demand is strong enough to support the 
addition of the proposed 120-room SpringHill Suites by Marriott, the chain’s high-quality, 
select-service, all-suite flag. The hotel product type that will be offered is well-suited to the 
typified demand in Ventura County. The hotel will offer an upscale guestroom product 
comparable to those found in full-service hotels and offer amenities desirable to travelers to 
Ventura County, such as complimentary breakfasts, larger room types to accommodate 
traveling families, and complimentary wireless internet in public areas and guestrooms. 
Furthermore, due to its affiliation with Marriott, the hotel will be aligned with a brand that will 
offer competitive assets such as a reservations system and international sales in order to 
compete in the greater Ventura County market. 
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Oxnard, California 

ATTRIBUTES OF SOUTHERN CALIFORNIA MEETING DESTINATIONS 

Lodging facilities and meeting spaces in the Southern California region are appealing 
destinations for not only individual travelers, but also groups, who are drawn to the region’s 
pristine coastlines, natural beauty, sprawling beaches, and temperate climate. Much of the 
group demand for the hotels located along the coast is derived of corporate and incentive 
groups, as well as social groups. The submarkets of San Diego, Anaheim, Los Angeles, Santa 
Monica, and Santa Barbara are some of the strongest group markets in Southern California, 
due to the appeal of these cities as world class destinations and the various leisure, lodging, 
and extracurricular amenities that they offer. Many of these cities and convention and visitor 
bureaus (CVB) have expansive budgets to proactively and aggressively market their 
destinations to corporate, association, SMERF, and leisure groups in both domestic and 
international markets. These marketing efforts include strategically targeted video and social 
media ad campaigns, ongoing brand development and repositionings, attending tradeshows, 
and establishing tourism offices in domestic and international locations. While these cities are 
already established leisure destinations, the individual municipalities, tourism advocates, as 
well as the individual hotels expend a significant amount of marketing dollars to generate 
interest from groups to hold meetings at their respective locations.  

For meeting and convention planners, choosing a meeting site and venue involves many 
complex factors. In a study published by The Journal of Business Inquiry, meeting planners 
and certified meeting professionals were asked to identify the destination attributes considered 
when choosing a meeting destination. Some of these destination attributes are listed in the 
table below. 

Destination Attributes 

Category Attributes 

Accessibility Availability of air service 

 
Cost of air service 

 
Convenience of local transportation 

Local Support Destination service 

 
Government support 

 
Convention personnel 

 
Personnel efficiency 

Extra-conference opportunities Promotional appeal of city 

 
Climate 

 
Sightseeing 

 
Shopping 

 
Cultural attractions 

Accommodations Facilities Hotel room availability 

 
Hotel room rates 

 
Helpfulness of service people 

 
Meeting space availability 

 
Cost of food and beverage 

Costs Transportation expenses 

 
Lodging expenses 

 
Food and beverage expenses 

 
Commodity prices 

Others Friendliness of local people 
  Safety of attendees 
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Within the overall Southern California region, the Ventura County market has historically 
been considered a secondary group market. Ventura County benefits from being in a coastal 
location and enjoys proximity to both Los Angeles and Santa Barbara. Its advantages include 
the good climate, various sightseeing opportunities and recreational activities, and its 
affordability relative to other Southern California submarkets; however, hindrances to 
attracting larger group business to the area include accessibility (availability of commercial air 
service and convenience of local transportation) and tourism infrastructure.  
 
To help increase awareness of the destination as a whole, the Ventura County Lodging 
Association was officially formed in 2011. The Ventura County Lodging Association (VCLA) is 
comprised of 65 lodging facilities and destination marketing organizations in the Cities of 
Camarillo, Oxnard, and Ventura. Collectively branded as “Ventura County West,” the VCLA’s 
goals are to increase marketing and awareness of the three cities as a destination in Southern 
California. The association launched its first marketing campaign in April of 2012 to highlight 
the area’s assets, which include the beaches, recreational activities, 200,000 square feet of 
conference and meeting room space, and 4,000 guest rooms available in the region. 
Generating revenue from a 2.0 percent self-assessment on all room revenues, the group has 
an annual budget of approximately $2.0 million to market Ventura County as a destination. 
According to VCLA, the overall overnight visitors to Ventura County West increased from 
approximately 1.14 million in 2011 to 1.29 million in 2014, representing an average annual 
increase of 4.2 percent over the three-year period. The renewal of VCLA was recently 
approved by the three Cities with the City of Port Hueneme joining in July of 2015. In 
addition to VCLA, the Cities of Camarillo, Ventura, and Oxnard also have their individual 
CVBs.   
 
It is anticipated that continued marketing efforts by VCLA, as well as the individual CVBs and 
hotels, will add to the heightened awareness of the west Ventura County market.  
 

OXNARD MEETINGS MARKET ANALYSIS 

In order to determine the market demand for a conference facility in the City of Oxnard, it is 
necessary to evaluate the supply that exists within and outside the City that has comparable 
use for meetings. We were able to determine these conference spaces through interviews with 
city representatives and general managers of area hotels, local businesses, and management 
personnel involved with relevant meeting and event space. 
 
Supply in the City of Oxnard 

The following meeting facilities that are discussed range from municipal buildings to hotels 
and country club facilities, which are utilized as meeting space due to a lack of available 
and/or appropriate options. The following chart includes the various meeting space facilities 
and their corresponding square footages of indoor meeting space. In blue, we have first 
identified the collection of hotels within city limits, followed by similar information for hotel 
properties located in the neighboring city of Ventura (shaded in green), and lastly, a 
collection of event and meeting facilities in Oxnard that do not have a hotel component 
(shaded in purple). 
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City of Oxnard Meeting Facilities 

Hotels Meeting Space (SF) Rooms 

Best Western Oxnard Inn 2,100 99 
Courtyard by Marriott Oxnard 7,612 166 
Embassy Suites Mandalay Beach Hotel & Resort 13,150 250 
Hampton Inn Channel Islands Harbor 312 95 
Hilton Garden Inn Oxnard/Camarillo 1,924 170 
Homewood Suites 950 129 
Ramada Oxnard 7,500 95 
Residence Inn by Marriott at River Ridge 13,352 252 

Marriott Ventura Beach 16,276 285 
Crowne Plaza Ventura Beach 14,807 255 
Four Points by Sheraton Ventura Harbor 10,000 106 
Wyndham Garden Ventura Pierpont Inn 6,502 82 
Holiday Inn Express Hotel & Suites 860 69 
Country Inn & Suites by Carlson Ventura 1,000 120 

River Ridge Golf Club 3,231 N/A 
Casa Lopez Banquet Hall 4,000 N/A 
Oxnard Performing Arts and Convention Center 14,611 N/A 
Adagio Bella Gardens 3,680 N/A 

 
The Oxnard Performing Arts and Convention Center offers Oxnard’s largest amount of 
dedicated meeting space, with a total of 14,611 square feet of indoor meeting space 
including an 8,464-square-foot ballroom. We note that this square footage amount is not 
inclusive of the approximately 40,000-square-foot auditorium. In terms of total available 
meeting space, the Embassy Suites Mandalay Beach Hotel & Resort and Residence Inn by 
Marriott at River Ridge both offer more than 13,000 square feet each of total meeting space 
on a square foot basis. Both hotels offer complete meeting and event packages. The 
Courtyard by Marriott and Ramada each offer approximately 7,500 square feet of meeting 
space. 
 
In addition to the above mentioned hotels, there is also a collection of limited-service, 
extended-stay, and select-service hotels that offer more limited meeting facilities, ranging 
from approximately 312 to 4,000 square feet. Hotels in this category include the Hampton 
Inn, Best Western, Homewood Suites, and Hilton Garden Inn. These hotels offer meeting 
packages similar to the hotels with larger amounts of meeting spaces, although on a much 
smaller scale.  
 
Oxnard is also home to a collection of smaller meeting and banquet facilities, including the 
Casa Lopez Banquet Hall, Adagio Bella Gardens, and River Ridge Golf Club, which feature 
spaces that serve as additional facilities to hold corporate meetings, banquets, or weddings. 
These venues typically host a proportionally greater number of social events than traditional 
hotel meeting venues, although the available spaces can be equipped and configured to 
service the needs of the business community.   
 
The neighboring City of Ventura is located to the west of Oxnard and is home to three full-
service hotels: the Marriott Ventura Beach, the Crowne Plaza Ventura Beach, and Four Points 
by Sheraton Ventura Harbor. Together, these three hotels offer over 40,000 square feet of 
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indoor meeting space. These hotels have large ballrooms, foyers, as well as break out spaces 
to accommodate corporate entities. The limited and select-service hotels in Ventura have 
limited meeting facilities. 
 
At your request, we attempted to quantify the current revenues generated from banquet and 
meetings business in the local west Ventura County market. We were able to obtain the 
banquet and meetings revenues generated by seven hotels located in the Cities of Oxnard 
and Ventura, as well as the Oxnard Performing Arts and Convention Center (PACC) in 
calendar year 2014. We note that the Adagio Bella Gardens is a banquet facility located 
directly between the Hilton Garden Inn and Homewood Suites and is often used by the two 
hotels for meeting space.  
 

City of Oxnard & Ventura Meeting Facilities 

Facilities Rooms 
Meeting 

Space (SF) 
% to Total 

Meeting Space 

City of Oxnard 
  

 Courtyard by Marriott Oxnard 166 7,612 8.8% 
Embassy Suites Mandalay Beach Hotel & Resort 250 13,150 15.2 
Hilton Garden Inn Oxnard/Camarillo 170 1,924 2.2 
Homewood Suites 129 950 1.1 
Residence Inn by Marriott at River Ridge 252 13,352 15.5 
Oxnard Performing Arts and Convention Center* N/A 14,611 16.9 
Adagio Bella Gardens** N/A 3,680 4.3 

City of Ventura 
  

 Marriott Ventura Beach 285 16,276 18.8% 
Crowne Plaza Ventura Beach 255 14,807 17.1% 

TOTAL 1,507 86,362 100.0% 

  *Meeting space SF does not include PACC's 40,000 SF auditorium. 
**The Adagio Bella Gardens banquet facility is utilized by both Hilton Garden Inn and 

Homewood Suites. 

 
It is estimated that the nine facilities listed above offer 86,362 square feet of indoor meeting 
space. Together, these meeting spaces generated approximately $8.3 million in revenues 
associated with the sales of food and beverage, audio and visual rentals, meeting room 
rentals, as well as other miscellaneous revenues in the calendar year 2014. Depending on 
the venues and their respective orientations within the local market, the revenues ranged from 
a low of $22.61 per square feet to a high of $137.06 per square feet of indoor meeting 
space, with a weighted average of $95.62 per square feet. 
  
Current and Potential Demand 

In addition to evaluating existing supply of meeting facilities, it is necessary to analyze the 
demand that exists for meeting space based on unsatisfied demand and potential demand 
that exists for Oxnard. Through our demand interviews with tourism representatives and 
hoteliers in the immediate area, we found that there are limited occurrences of unsatisfied 
demand for meeting space in Oxnard. First we have provided a broad overview of each of 
the traditional segments of demand, followed by specific examples of unsatisfied and 
potential demand that exists within the marketplace.  
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Commercial Market Segment 

Much of the commercial demand in Oxnard is government-related travel to Naval 
Construction Battalion Center in Port Hueneme and the Naval Air Station at Point Mugu, the 
U.S. Naval Construction Battalion Center located in Oxnard, by contractors and some 
military personnel. Other government related demand is from the Federal Department of 
Agricultural to the area monitor citrus and other crops. Related to this industry is commercial 
demand from Del Monte Foods Company and other processors of the crops in the area. 
Commercial demand to this market is also generated from the concentration of commercial 
office buildings located in and around Oxnard and the western area of Ventura.  
 

Leisure Market Segment 

Leisure demand in the local area consists of travelers who wish to take advantage of the 
many attractions in the Ventura area that most notably include the extensive beaches of the 
Pacific Ocean, the Channel Islands, shopping in Ventura and Camarillo, festivals and special 
events in the area, and the Ventura County Fairgrounds. The area provides leisure travelers 
with more reasonably priced hotel accommodations as compared to those offered in Santa 
Barbara to the north and the Los Angeles area to the south.  
 

Group Market Segment 

Group demand relies primarily on local and national corporate, in addition to SMERF (social, 
military, educational, religious, and fraternal), business. The primary generators of this 
demand in the competitive markets are corporate groups, such as Gordon Research, a 
scientific research company based in Rhode Island that comes annually to the area, and 
sports group for events such as the Ojai Tennis Tournament, Dallas Cowboy Training Camp, 
and local high school teams. Leisure group business is comprised of weddings, quinceañeras, 
and other social events held during the weekend.  
 

Unsatisfied and Potential Demand 

Based on our interviews, we are aware that there is group demand that is currently not 
accommodated by the existing meeting facilities. The meeting spaces currently in the market 
can generally accommodate up to groups of 450 attendees, but the unsatisfied demand is in 
the group size ranging from 500 to 1,000 people. The nature of these inquiries is mostly for 
social, SMERF, government/military, association, and corporate meeting events. Based on 
conversations with the Oxnard convention and visitors bureau, the ideal amount of meeting 
space needed to accommodate these larger groups is approximately 20,000 to 25,000 
square feet of indoor meeting space with adequate breakout space. Of these groups, 
corporate groups tend to be the least rate sensitive compared to the social, SMERF, and 
government groups seeking meeting space in the west Ventura County area. Group rates can 
range between $100 to $140 per night during low seasons to $180 to $220 per night during 
periods of peak demand, such as during the summers. We note the price sensitivity of these 
groups, particularly the SMERF groups, which tend to seek lodging accommodations for less 
than $100 per night. Furthermore, given the presence of the Ventura County Naval Base and 
Naval Air Station at Point Mugu, much of the existing and potential demand for hotels in the 
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area is generated by the government entities and bases in Ventura County. Because 
government-related demand is capped by the government per diem rates, average daily rate 
growth in the local market area can be difficult to achieve.  
 
We also contacted management and area hoteliers in an effort to further determine the 
amount of business that is currently not being accommodated due to schedule conflicts or 
size limitations of its facilities. Due to insufficient data, we were not able to quantify the 
number of lost meetings business and potential revenues; however, these discussions with 
area hoteliers have revealed that much of the meeting space at the existing hotels, 
particularly those that are situated further inland, are underutilized. The meeting spaces at 
these hotels enjoy little to adequate usage with very little business that is turned away. 
General managers have noted that meeting attendees have a preference for hotels situated 
closer to the beach, such as the Embassy Suites Mandalay Beach Hotel & Resort, Marriott 
Ventura Beach, Crowne Plaza Ventura, and Four Points by Sheraton which enjoy the most 
patronage from the group demand segment, due to their proximity to the ocean. Our review 
of these hotel’s financial statements confirms that these hotels’ mix of demand is more heavily 
group-oriented, and the meeting spaces generate more revenues on a per square foot basis. 
The following map depicts the location of the group-oriented hotels in the local market area 
relative to the subject site. 
 

 
 
Conclusions of Demand 

Based on the information gathered through the demand interviews as well as our analysis of 
the subject site, we are of the opinion that while demand exists for larger meeting spaces in 
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the competitive market, the information regarding unsatisfied and potential demand leads us 
to conclude that the subject site does not possess the locational attributes (proximity to the 
ocean) which make it attractive to meeting planners and attendees. The subject’s location 
further inland puts it at a disadvantage, and meeting planners coordinating large events 
would more likely seek the existing coastal properties in Ventura County or other coastal, 
group-oriented hotels along the Southern California coast. Furthermore, we note that while 
there is some unsatisfied group demand in this market, we are of the opinion that it is not of 
sufficient volume and depth to occupy a larger meeting space on a year-round basis. 
Significant marketing efforts from both the County and the City’s CVB would be required to 
generate additional group demand for the local market area to sustain operational 
profitability for the proposed meeting space.  
 
The subject site is situated in a prime location that could service commercial and leisure 
travelers who wish to be proximate to area thoroughfares and amenities. Considering the 
anticipated positioning of the proposed hotel as a high-quality, select-service property as well 
as an appropriate overall programming for a hotel of its size and orientation, we are of the 
opinion that a 120-room SpringHill Suites by Marriott hotel could reasonably accommodate 
3,000 square feet of indoor meeting space to service the demand segments present in the 
market. At 3,000 square feet of meeting space, this would provide an amenity and broaden 
the hotel’s service offerings.  
 
We are of the opinion that this amount of meeting space is consistent with the hotel’s location 
and primary function as a hotel catering to commercial and leisure travelers. The meeting 
space at the hotel would be able to accommodate important civic and social gatherings, as 
well as the needs of corporations and professional associations for functions such as sales 
and management meetings, educational programs, seminars, and workshops. This amount of 
meeting space would also be used by the local community and organization for a full range 
of small meetings, civic lunches, wedding receptions, banquets, and reception functions.  
 
It should be noted that increasing the amount of meeting space at the hotel would require 
additional facilities to support the operations of the meeting space. Specifically, a fully-sized 
kitchen would need to be added to the hotel to provide food and beverage services to the 
meeting space; this amount of back-of-house space is atypical for a hotel of this orientation. 
Furthermore, a parking structure would likely be needed to accommodate the meeting 
attendees and visitors to the hotel and meeting space; however, surface parking is the 
preference for visitors to hotels of this type. The additional back of house space, as well as a 
parking structure on the site, would result in higher construction and development costs, 
which may not be offset by the groups that would ultimately use the meeting space due to 
their overall price sensitivity. A parking structure on the site would occupy space that is 
currently planned for the development of other commercial, retail, restaurant, or hotel uses; 
the replacement of these commercial developments is a potential loss of sales taxes and 
increased property taxes to the City.  
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FINANCIAL FEASIBILITY AND INCENTIVES 

Financial feasibility of a project is a primary concern to developers, and in today’s market, 
limited- and select-service hotels remain the most feasible types of hotel to develop due to 
their less extensive facilities and more profitable operating models. While the market may 
demand more meeting space for larger groups, this may prove financially infeasible to a 
developer due to a number of factors, which include: (1) rising costs of construction 
materials, (2) constrained supply of skilled construction labor, (3) lack of available 
development sites conducive to hotel development, and (4) increased development costs for 
hotels. This is true for even the top performing submarkets within Southern California, such as 
downtown Los Angeles, the Anaheim Resort District in Orange County, and Santa Barbara 
County.  
 
Given the challenge to finance hotel development in this market, there continues to be a 
disconnect between development cost and the ability to effectively finance construction of a 
variety of hotel project types. A number of municipalities have shown that some public 
investment is often needed to augment the large private capital that is required to develop 
hotel and tourism facilities. In an effort to drive hotel development, many municipalities have 
sponsored a portion of the development costs through a subsidy of some sort. As a result, 
these cities are able to induce the development of a hotel rooms through public financial 
participation in the project. To the extent that municipal and state governments can achieve a 
reasonable return on their investment while creating jobs and an amenity in their city, these 
types of partnerships can be a win-win for both private sector developers and the taxpayers.  
 
These public financing mechanisms vary widely and may include any of the following or a 
combination thereof: 
 

 Fee Waivers 
 TOT rebate 
 Parking tax rebate 
 Other tax rebate or deferral 
 Bond Issuance 
 

While these tools are generally used to drive the development of token projects, in recent 
years, their use has become more prevalent. Municipalities are finding creative ways to 
stimulate development through the creation of an area incentive program. These include 
Palm Springs, Escondido, Anaheim, Garden Grove, Los Angeles, and San Diego, to name a 
few. In many cases, several types of rebate programs have been utilized in combination. One 
example in Anaheim is the establishment of a market Revenue Per Available Room (RevPAR), 
and any new project receives a rebate of transient occupancy tax created over and above this 
set base. 
 
We have gathered information on a number of projects where hotel incentives were provided 
for the development of new hotel facilities or the renovation of existing hotel facilities. The 

E.1.e

Packet Pg. 113



Page | 13 

 
 

Oxnard, California 

following presents a summary of each project and the incentives provided. We also gathered 
examples of municipalities with set criteria for providing hotel incentives. 
 

Palm Springs, California 

The purpose of the incentive program was to enhance the tourist and travel experience for 
visitors to the city of Palm Springs, maximize the use of the city’s convention center, provide 
attractive and desirable visitor serving facilities and experiences, and assist the city in 
achieving its tourism goals.  
 

Incentive Program 
(a) First Class New Hotels. The city shall pay to an operator of a first class new hotel an 

amount equal to fifty percent of the adjusted tax rate1. Such payments shall be made 
for twenty years or until the operator has been paid fifty million dollars, whichever 
event occurs first. Without regard to any preceding conditions of this section, the 
program shall terminate at any point the first class new hotel is not operated as a first 
class hotel. 

(b) Deluxe New Hotels. The city shall pay to an operator of a deluxe hotel an amount 
equal to fifty percent of the adjusted tax rate. Such payments shall be made for twenty 
years or until the operator has received twenty-five million dollars, whichever event 
occurs first. Without regard to any preceding conditions of this section, the program 
shall terminate at any point the deluxe hotel is not operated as a deluxe hotel. 

(c) New Quality Hotels. The city shall pay to an operator of a quality new hotel an 
amount equal to fifty percent of the adjusted tax rate. Such payments shall be made 
for ten years or until the operator has received twenty-five million dollars, whichever 
event occurs first. Without regard to any preceding conditions of this section, the 
program shall terminate at any point the new quality hotel is not operated as a new 
quality hotel. 

(d) Existing Hotels. the city shall pay to an operator of an existing hotel an amount equal 
to fifty percent of the transient occupancy tax increment collected and remitted to the 
city pursuant to Chapter 3.24, the T.O.T. section of the municipal code. Such 
payments shall be made for ten years, or until the operator has been received twenty-
five million dollars, whichever event occurs first. Without regard to any preceding 
conditions of this section, the program shall terminate at any point the existing hotel is 
not operated as a hotel.  

 

Cathedral City, California 

On August 8, 2012 the Cathedral City Council proposed an ordinance which would act to 
incentivize the opening, operation and renovation of new and existing hotels in Cathedral 
City in order to expand the city’s tourism industry and create new sources of transient 

                                            
1 The “Adjusted Tax Rate” is the transient occupancy tax to be rebated. For hotels on 124 rooms or less, the rate is 10.4 percent and 
for hotels of 125 rooms or more, the rate is 12.4 percent.  
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occupancy tax revenue for the city’s general fund. The ordinance would add a new chapter to 
the city’s municipal code, Chapter 3.25, providing for an incentive program whereby the city 
and an existing or proposed hotel could enter into a transient occupancy sharing agreement. 
If agreed to, the agreement would provide that the city would rebate a portion of the transient 
occupancy tax increment generated by the new or renovated hotel.   
 
After a proposed new hotel, or existing hotel which plans a renovation, submits an 
application for participation in the transient occupancy tax sharing program, the city council 
will cause to be prepared a “tax sharing report” which analyzes factors including: (1) the 
existing level of transient occupancy tax generated by the hotel and the amount of said tax to 
be generated after construction or renovation; (2) the expected amount of transient 
occupancy tax increment; (3) the quality of the hotel; (4) the total projected cost to construct 
or renovate the hotel; (5) the necessity for public assistance, and (6) any other factors which 
the city council in its sole discretion deems appropriate. After considering said factors, the city 
council will determine the appropriate rate of sharing (i.e. the percentage of the tax increment 
to be rebated), and the appropriate time period for sharing.  
 
The city council will then hold a noticed public hearing on the contemplated transient 
occupancy tax sharing agreements. After the public hearing the city may by resolution 
authorize city staff to negotiate and prepare an agreement with the hotel, which will be 
brought back for final approval by the city council. The agreement may provide for 
appropriate rate of transient occupancy tax increment to be shared for an appropriate time 
period, as determined by the city council at its sole discretion.  
 
The rate of transient occupancy tax sharing is capped at: 50 percent of the tax increment 
generated and actually received by the city from existing hotels, and 75 percent of the tax 
increment generated and actually received by the city from new hotels, unless the city council, 
in its sole discretion, determines otherwise. The time period for sharing with existing and new 
hotels is capped at 10 years, unless the city council, in its sole discretion, determines that a 
longer time period is necessary to achieve the goals and intent of the program. All hotels 
which enter into an agreement must record against the hotel property operating covenants to 
run with the land regarding (1) continuing use of the hotel, (2) maintenance and (3) non-
discrimination. The city may terminate any agreement upon 10 days’ notice if the hotel 
violates any of these covenants. All hotels which enter into an agreement with the city must 
also execute an indemnification agreement in a form approved by the city. 
 
SPECIFIC PROJECTS WITH HOTEL INCENTIVES 

City of Anaheim – Lake Project  

Anaheim established a market Revenue Per Available Room (RevPAR) incentive program, and 
any new projects receive a rebate of transient occupancy tax created over and above this set 
base. A case in point is Lake Development which reached a TOT rebate agreement with the 
City of Anaheim for a mixed-use, 252-room hotel project to be located across the street from 
the Anaheim Convention Center at the intersection of Harbor Boulevard and Katella Avenue. 
This project enhances the center by adding high quality guest rooms that are convenient to 
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what is one of the West Coast’s largest exhibition halls. Terms include a potential TOT 
subsidy for a period of 15 years and up to a maximum of $44 million in future TOT 
reimbursements. 
 
City of Palm Desert – JW Marriott Expansion 

In January 2012, the Palm Desert City Council voted to approve the city's first tax rebate deal, 
which is worth $1 million to the J.W. Marriott Desert Springs Resort. The rebate will help the 
hotel finance the construction of a water park. How it would work is, after the water park 
opens the hotel would keep whatever transient occupancy tax it earns above what it would be 
expected to if the park had not been built, until that figure reaches $1 million. According to 
the hotel’s General Manager it is anticipated that the transient occupancy tax rebate will 
remain in effect for approximately five years and that building the waterpark would potentially 
increase the annual occupancy of the hotel by as many as three occupancy points. 
 

City of Garden Grove – Proposed Water Park Hotel  

On April 12, 2011, the Garden Grove City Council voted unanimously to approve the 
implementation of $51 million in bonds to help fund the construction of a proposed 600-
room water park resort hotel. Under the agreement revenue from the project will be used to 
pay back the bond. The bonds were intended to close the feasibility gap on the $300 million 
project and allow for Great Wolf to break ground on the project in 2012. The incentives 
equated to 17 percent of the total project budget. 
 

Santa Barbara County – Proposed Montecito Hotel (Miramar)  

In June 2012, the County of Santa Barbara passed an ordinance allowing new hotel 
developments to receive an incentive of up to 70 percent of their bed tax for a period of 15 
years after completion. The main project that drove this process was the proposed Miramar 
Hotel in Montecito. The 186-room project intends to pay prevailing wages to an anticipated 
1,000 construction workers. Exact application of the ordinance and identification of the 
specific incentives for each project have yet to be determined. 
 

City of Escondido – Proposed SpringHill Suites 

In May 2010, the City of Escondido requested an amendment to the Hotel Economic 
Development Incentive Agreement for a proposed SpringHill Suites. The amendment 
requested a three year extension to the original agreement, which called for a ten year 
incentive of 55 percent of the transient occupancy tax generated by the 105-room proposed 
property at 300 La Terraza Boulevard. The incentives have a ceiling of $1.45 million for 
cumulative benefits. The City estimates that it will be generating approximately $339,158 
annually at the ten-year mark and cessation of incentives. 
 

City of Palm Springs – Proposed Port Lawrence Hotel  

The City of Palm Springs has reached a preliminary agreement with the developer of the 
proposed 175-room Port Lawrence Hotel to rebate a portion of the TOT associated with the 
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project that would typically go to the city’s general fund. The current TOT rate in the city is 
11.9 percent. Per the terms of this agreement the developer is to receive 75 percent of the 
total TOT generated on an annual basis for a period of 20 years, with the total amount not to 
exceed $50 million. This project is of particular interest to the city as it improves the 
marketability of the Palm Springs Convention Center by adding high quality rooms to their 
existing inventory. It is anticipated that this upscale project will also encourage additional 
restaurant and retail development in the immediate Downtown Palm Springs area. 
 

City of Los Angeles – Past Examples of Hotel Incentives 

The City of Los Angeles, on previous occasions, has provided a portion of future tax collected 
by the establishment of new lodging rooms. This type of incentive has been utilized in both 
the LA Live and Grand Avenue projects in downtown Los Angeles, as well as for the 218-
room Residence Inn and 174-room Courtyard development adjacent to LA Live. For LA Live, 
the City of Los Angeles agreed to assist in the financing of the 1,001-room downtown hotel 
through approximately $80 million in incentives and loans. The deal stated that the hotel will 
receive a rebate of at least $246 million in the hotel bed taxes it is expected to generate 
during the first 25 years of operation, which translated to a then present value of 
approximately $65,000,000 (based on a 10.0 percent discount rate). On March 25, 2011, 
City Council gave preliminary approval for a $54 million subsidy for the Grand Avenue 
project, also in the form of TOT rebates of a portion of net-new revenue to the City. This 
project was slated as a 275-room Mandarin Oriental. 
 
This completes our analysis. We appreciate the opportunity to work on this assignment and 
look forward to answering any questions you may have regarding our findings and 
conclusions presented herein. 
 
Sincerely, 

PKF Consulting USA | CBRE Hotels 

 
Bruce Baltin 
Managing Director 
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TERMS AND CONDITIONS 

1. The Terms and Conditions herein are part of an agreement for consulting  services (the “Agreement” ) between 
CBRE, Inc. (the “Consultant”) and the client signing this Agreement, and for whom the consulting services will be 
performed (the “Client”), and shall be deemed a part of such Agreement as though set forth in full therein.  The 
Agreement shall be governed by the laws of the state where the consulting office is located for the Consultant 
executing this Agreement. 

2. Client shall be responsible for the payment of all fees stipulated in the Agreement.  Payment of the consulting fee 
and preparation of an consulting report (the “Consulting Report, or the “report”) are not contingent upon any 
predetermined value or on an action or event resulting from the analyses, opinions, conclusions, or use of the 
Consulting Report.  Final payment is due as provided in the Proposal Specifications Section of this Agreement.  If a 
draft report is requested, the fee is considered earned upon delivery of the draft report. It is understood that the 
Client may cancel this assignment in writing at any time prior to delivery of the completed report.  In such event, 
the Client is obligated only for the prorated share of the fee based upon the work completed and expenses 
incurred (including travel expenses to and from the job site), with a minimum charge of $500.  Additional copies 
of the Consulting Reports are available at a cost of $250 per original color copy and $100 per photocopy (black 
and white), plus shipping fees of $30 per report. 

3. If Consultant is subpoenaed or ordered to give testimony, produce documents or information, or otherwise 
required or requested by Client or a third party to participate in meetings,  phone calls, conferences, litigation or 
other legal proceedings (including preparation for such proceedings) because of, connected with or in any way 
pertaining to this engagement, the Consulting Report, the Consultant’s expertise, or the Property, Client shall pay 
Consultant’s additional costs and expenses, including but not limited to Consultant’s attorneys’ fees, and 
additional time incurred by Consultant based on Consultant’s then-prevailing hourly rates and related fees.  Such 
charges include and pertain to, but are not limited to, time spent in preparing for and providing court room 
testimony, depositions, travel time, mileage and related travel expenses, waiting time, document review and 
production, and preparation time (excluding preparation of the Consulting Report), meeting participation, and 
Consultant’s other related commitment of time and expertise.  Hourly charges and other fees for such participation 
will be provided upon request. In the event Client requests additional consulting services beyond the scope and 
purpose stated in the Agreement, Client agrees to pay additional fees for such services and to reimburse related 
expenses, whether or not the completed report has been delivered to Client at the time of such request. 

4. Consultant shall have the right to terminate this Agreement at any time for cause effective immediately upon 
written notice to Client on the occurrence of fraud or the willful misconduct of Client, its employees or agents, or 
without cause upon 30 days written notice. 

5. In the event Client fails to make payments when due then, from the date due until paid, the amount due and 
payable shall bear interest at the maximum rate permitted in the state where the office is located for the 
Consultant executing the Agreement.  In the event either party institutes legal action against the other to enforce its 
rights under this Agreement, the prevailing party shall be entitled to recover its reasonable attorney’s fees and 
expenses.  Each party waives the right to a trial by jury in any action arising under this Agreement.  

6. Consultant assumes there are no major or significant items or issues affecting the Property that would require the 
expertise of a professional building contractor, engineer, or environmental consultant for Consultant to prepare a 
valid report.  Client acknowledges that such additional expertise is not covered in the Consulting fee and agrees 
that, if such additional expertise is required, it shall be provided by others at the discretion and direction of the 
Client, and solely at Client’s additional cost and expense. 

7. In the event of any dispute between Client and Consultant relating to this Agreement, or Consultant's or Client's 
performance hereunder, Consultant and Client agree that such dispute shall be resolved by means of binding 
arbitration in accordance with the commercial arbitration rules of the American Arbitration Association, and 
judgment upon the award rendered by an arbitrator may be entered in any court of competent jurisdiction.  
Depositions may be taken and other discovery obtained during such arbitration proceedings to the same extent as 
authorized in civil judicial proceedings in the state where the office of the Consultant executing this Agreement is 
located.  The arbitrator shall be limited to awarding compensatory damages and shall have no authority to award 
punitive, exemplary or similar damages.  The prevailing party in the arbitration proceeding shall be entitled to 
recover its expenses from the losing party, including costs of the arbitration proceeding, and reasonable attorney's 
fees.  Client acknowledges that Consultant is being retained hereunder as an independent contractor to perform 
the services described herein and nothing in this Agreement shall be deemed to create any other relationship 
between Client and Consultant.  This engagement shall be deemed concluded and the services hereunder 
completed upon delivery to Client of the Consulting Report discussed herein. 

8. All statements of fact in the report which are used as the basis of the Consultant's analyses, opinions, and 
conclusions will be true and correct to Consultant's actual knowledge and belief.  Consultant does not make any 
representation or warranty, express or implied, as to the accuracy or completeness of the information or the 
condition of the Property furnished to Consultant by Client or others.  The conclusions and any permitted reliance 
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on and use of the Consulting Report shall be subject to the assumptions, limitations, and qualifying statements 
contained in the report. 

9. Consultant shall have no responsibility for legal matters, including zoning, or questions of survey or title, soil or 
subsoil conditions, engineering, or other similar technical matters.  The report will not constitute a survey of the 
Property analyzed. 

10. Client shall provide Consultant with such materials with respect to the assignment as are requested by Consultant 
and in the possession or under the control of Client.  Client shall provide Consultant with sufficient access to the 
Property to be analyzed, and hereby grants permission for entry unless discussed in advance to the contrary. 

11. The data gathered in the course of the assignment (except data furnished by Client) and the report prepared 
pursuant to the Agreement are, and will remain, the property of Consultant.  With respect to data provided by 
Client, Consultant shall not violate the confidential nature of the Consultant-Client relationship by improperly 
disclosing any proprietary information furnished to Consultant.  Notwithstanding the foregoing, Consultant is 
authorized by Client to disclose all or any portion of the report and related data as may be required by statute, 
government regulation, legal process, or judicial decree, including to appropriate representatives of the Appraisal 
Institute if such disclosure is required to enable Consultant to comply with the Bylaws and Regulations of such 
Institute as now or hereafter in effect. 

12. Unless specifically noted, in preparing the Consulting Report the Consultant  will not be considering the possible 
existence of asbestos, PCB transformers, or other toxic, hazardous, or contaminated substances and/or 
underground storage tanks (collectively, “Hazardous Material) on or affecting the Property, or the cost of 
encapsulation or removal thereof.  Further, Client represents that there is no major or significant deferred 
maintenance of the Property that would require the expertise of a professional cost estimator or contractor.  If such 
repairs are needed, the estimates are to be prepared by others, at Client’s discretion and direction, and are not 
covered as part of the Consulting fee. 

13. In the event Client intends to use the Consulting Report in connection with a tax matter, Client acknowledges that 
Consultant provides no warranty, representation or prediction as to the outcome of such tax matter. Client 
understands and acknowledges that any relevant taxing authority (whether the Internal Revenue Service or any 
other federal, state or local taxing authority) may disagree with or reject the Consulting Report or otherwise 
disagree with Client’s tax position, and further understands and acknowledges that the taxing authority may seek 
to collect additional taxes, interest, penalties or fees from Client beyond what may be suggested by the Consulting 
Report. Client agrees that Consultant shall have no responsibility or liability to Client or any other party for any 
such taxes, interest, penalties or fees and that Client will not seek damages or other compensation from 
Consultant relating to any such taxes, interest, penalties or fees imposed on Client, or for any attorneys’ fees, costs 
or other expenses relating to Client’s tax matters. 

14. Consultant shall have no liability with respect to any loss, damage, claim or expense incurred by or asserted 
against Client arising out of, based upon or resulting from Client’s failure to provide accurate or complete 
information or documentation pertaining to an assignment ordered under or in connection with this Agreement, 
including Client’s failure, or the failure of any of Client’s agents, to provide a complete copy of the Consulting 
Report to any third party. 

LIMITATION OF LIABILITY. EXCEPT TO THE EXTENT ARISING FROM SECTION 16 BELOW, OR SECTION 17 IF 
APPLICABLE, IN NO EVENT SHALL EITHER PARTY OR ANY OF ITS AFFILIATE, OFFICERS, DIRECTORS, 
EMPLOYEES, AGENTS, OR CONTRACTORS BE LIABLE TO THE OTHER, WHETHER BASED IN CONTRACT, 
WARRANTY, INDEMNITY, NEGLIGENCE, STRICT LIABILITY OR OTHER TORT OR OTHERWISE, FOR ANY SPECIAL, 
CONSEQUENTIAL, PUNITIVE, INCIDENTAL OR INDIRECT DAMAGES AND AGGREGATE DAMAGES IN 
CONNECTION WITH THIS AGREEMENT FOR EITHER PARTY (EXCLUDING THE OBLIGATION TO PAY THE FEES 
REQUIRED HEREUNDER) SHALL NOT EXCEED THE GREATER OF THE TOTAL FEES PAYABLE TO CONSULTANT 
UNDER THIS AGREEMENT OR TEN THOUSAND DOLLARS ($10,000).  THIS LIABILITY LIMITATION SHALL NOT 
APPLY IN THE EVENT OF A FINAL FINDING BY AN ARBITRATOR OR A COURT OF COMPETENT JURISDICTION 
THAT SUCH LIABILITY IS THE RESULT OF A PARTY’S FRAUD OR WILLFUL MISCONDUCT. 

15. Client shall not disseminate, distribute, make available or otherwise provide any Consulting Report prepared 
hereunder to any third party (including without limitation, incorporating or referencing the Consulting Report , in 
whole or in part, in any offering or other material intended for review by other parties) except to (i) any third party 
expressly acknowledged in a signed writing by Consultant  as an “Intended User” of the Consulting Report 
provided that either Consultant has received an acceptable release from such third party with respect to such 
Consulting Report or Client provides acceptable indemnity protections to Consultant against any claims resulting 
from the distribution of the Consulting Report to such third party, (ii) any third party service provider (including 
rating agencies and Client’s auditors) using the Consulting Report in the course of providing services for the sole 
benefit of Client, or (iii) as required by statute, government regulation, legal process, or judicial decree.  In the 
event Consultant consents, in writing, to Client incorporating or referencing the Consulting Report in any offering 
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or other materials intended for review by other parties, Client shall not distribute, file, or otherwise make such 
materials available to any such parties unless and until Client has provided Consultant with complete copies of 
such materials and Consultant has approved all such materials in writing.  Client shall not modify any such 
materials once approved by Consultant.  In the absence of satisfying the conditions of this paragraph with respect 
to a party who is not designated as an Intended User, in no event shall the receipt of an Consulting Report by such 
party extend any right to the party to use and rely on such report, and Consultant shall have no liability for such 
unauthorized use and reliance on any Consulting Report.  In the event Client breaches the provisions of this 
paragraph, Client shall indemnify, defend and hold Consultant, and its affiliates and their officers, directors, 
employees, contractors, agents and other representatives (Consultant and each of the foregoing an “Indemnified 
Party” and collectively the “Indemnified Parties”), fully harmless from and against all losses, liabilities, damages 
and expenses (collectively, “Damages”) claimed against, sustained or incurred by any Indemnified Party arising out 
of or in connection with such breach, regardless of any negligence on the part of any Indemnified Party in 
preparing the Consulting Report. 

16. In the event Client incorporates or references the Consulting Report, in whole or in part, in any offering or other 
material intended for review by other parties, Client shall indemnify, defend and hold each of the Indemnified 
Parties harmless from and against any Damages in connection with (i) any transaction contemplated by this 
Agreement or in connection with the consulting or the engagement of or performance of services by any 
Indemnified Party hereunder, (ii) any actual or alleged untrue statement of a material fact, or the actual or alleged 
failure to state a material fact necessary to make a statement not misleading in light of the circumstances under 
which it was made with respect to all information furnished to any Indemnified Party or made available to a 
prospective party to a transaction, or (iii) an actual or alleged violation of applicable law by Client (including, 
without limitation, securities laws) or the negligent or intentional acts or omissions of Client (including the failure to 
perform any duty imposed by law); and will reimburse each Indemnified Party for all reasonable fees and 
expenses (including fees and expenses of counsel) (collectively, “Expenses”) as incurred in connection with 
investigating, preparing, pursuing or defending any threatened or pending claim, action, proceeding or 
investigation (collectively, “Proceedings”) arising therefrom, and regardless of whether such Indemnified Party is a 
formal party to such Proceeding. Client agrees not to enter into any waiver, release or settlement of any 
Proceeding (whether or not any Indemnified Party is a formal party to such Proceeding) without the prior written 
consent of Consultant (which consent will not be unreasonably withheld or delayed) unless such waiver, release or 
settlement includes an unconditional release of each Indemnified Party from all liability arising out of such 
Proceeding.  

17. Time Period for Legal Action.  Unless the time period is shorter under applicable law, except in connection with 
paragraphs 16 and 17 above, Consultant and Client agree that any legal action or lawsuit by one party against 
the other party or its affiliates, officers, directors, employees, contractors, agents, or other representatives, whether 
based in contract, warranty, indemnity, negligence, strict liability or other tort or otherwise, relating to (a) this 
Agreement or the Consulting Report, (b) any services or studies under this Agreement or (c) any acts or conduct 
relating to such services or studies, shall be filed within two (2) years from the date of delivery to Client of the 
Consulting Report to which the claims or causes of action in the legal action or lawsuit relate.  The time period 
stated in this section shall not be extended by any incapacity of a party or any delay in the discovery or accrual of 
the underlying claims, causes of action or damages.   
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DATE: June 13, 2016 
 
TO: City Council  
 
FROM: Kymberly Horner, Economic Development Director 
   
SUBJECT: La Dolce Vita Di Mare, Inc. Settlement Agreement and Release and First 

Amendment to Lease 
 
CONTACT:  Kymberly Horner, Economic Development 
 Kymberly.Horner@oxnard.org, 385-7407 
 
 
RECOMMENDATION: 
 

1. That the Community Development Commission Successor Agency (“Successor 
Agency”) (i) approve a Settlement Agreement and Release by and between the Successor 
Agency and La Dolce Vita di Mare, Inc., a California corporation (“LDV”), to settle 
contemplated and potential litigation, (ii) recommend to its oversight board (the 
“Oversight Board”) approval thereof, and (iii) authorize the Chairman (or designee) to 
execute the document with such non-substantive changes as may be acceptable to the 
Successor Agency General Counsel and Successor Agency Special Counsel. 
 

2. That the Successor Agency (i) approve a First Amendment to Lease by and between the 
Successor Agency and LDV, (ii) recommend the Oversight Board approval thereof, and 
(iii) authorize the Chairman (or designee) to execute the document with such non-
substantive changes as may be acceptable to the Successor Agency General Counsel and 
Successor Agency Special Counsel. 

 
3. Authorize the Executive Director of the Successor Agency (or designee) to prepare, 

revise and execute all associated documents necessary to carry out and implement the 
Settlement Agreement and Release and the First Amendment to Lease, and to administer 
the Successor Agency’s obligations, responsibilities and duties thereunder. 

 
 
BACKGROUND 
 

CITY COUNCIL 
 

AGENDA REPORT 
 

TYPE OF ITEM: Report 
 
AGENDA ITEM NO.: 2 
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Heritage Square, occupying a one-block area between “A”, “B”, Seventh and Sixth Streets, is a 
centerpiece of the Oxnard’s downtown revitalization efforts.  This commercial and visitor 
serving redevelopment project showcases 12 historic homes that were relocated to the site in the 
period between 1991 and 1992.  While retaining their historic and architectural character, each of 
the buildings was retrofitted to accommodate commercial reuse.  Among these buildings is the 
“McGrath House”, which is owned by the Successor Agency and has been occupied by LDV 
since 2006.   
 
Prior to LDV’s occupancy, the McGrath House was vacant for a period of five years following 
the departure of a different restaurant purveyor.  Preparatory to releasing the premises, a general 
market analysis and site-specific appraisal was performed at the direction of the former Oxnard 
Community Development Commission (the “CDC”).  The independent reports concluded that 
the highest and best use for the McGrath House was for office or business operations.  As such, it 
was concluded that a restaurant at this location would require a subsidy relative to the property’s 
actual fair market value.   
 
At the time the former CDC entered into the original lease agreement with LDV, the CDC was 
committed to having a restaurant at Heritage Square as a visitor attraction.  With that goal in 
mind, and given the underlying market conditions, a rate structure was built into the lease 
agreement with LDV, additionally the LDV’s Lease Agreement allowed for the restaurant 
operator to have exclusive catering rights at Heritage Square.  Meanwhile, the CDC assumed 
responsibility for all exterior maintenance, association dues, special assessments and possessory 
interest taxes.  
 
LDV has fallen delinquent in rent payments.  Today, the accumulated debt (excluding 
outstanding catering payments) totals roughly $112,377.  In addition to unfavorable market 
conditions, LDV points to a variety of contributing factors including exterior maintenance, 
elevator operations and event programming, as to why it is unable to keep pace with the terms of 
its monthly rent.  With the hope of retaining a quality restaurant as a cornerstone of Heritage 
Square, the parties have been engaged in “workout” negotiations.  Additionally, the Oversight 
Board as well as the Oversight Board Property Disposition Ad-Hoc Committee required updates 
and reports concerning the potential disposition of any Successor Agency owned property, 
including the status of LDV and the McGrath House.  Those efforts have resulted in the 
proposed attached Settlement Agreement and Release (Attachment A).  The most notable terms 
appear on the following page: 
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SETTLEMENT AGREEMENT DEAL POINTS  
 

 Concurrently with the execution of the Settlement Agreement and Release, LDV shall 
execute a First Amendment to Lease, attached hereto as Exhibit A. 
 

 LDV shall pay to Successor Agency within 3 business days after the effective date, the 
sum of $83,004.69 representing both unpaid rent, as well as unpaid amounts from each 
“Heritage Square Exclusive Catering Event”.  

 
 LDV shall provide a verified explanation to the satisfaction of the Successor Agency as 

to why it is not in violation of section 17.1 of the 2008 “Lease Agreement” (Attachment 
D) “Assignment and Subletting” of the Lease, and to the extent LDV is in violation of 
section 17.1, must promptly cure such violation.  This has already been accomplished by 
LDV. 

 
 LDV shall exercise its purchase option pursuant to Section 24 “Option to Purchase” of 

the 2008 “Lease Agreement”. 
 

 Release by LDV except for:  “1) any violations of the First Amended Lease Agreement 
by Successor Agency during the period of time of the escrow period as a result of the 
[LDV’s] election to exercise its option to purchase; and 2) the escrow and sale of the real 
property, as set forth in Section 24 of the Lease, LDV hereby fully, finally and 
completely releases, acquits and forever discharges the Successor Agency, as well as its 
governing board members, staff, officers, directors, partners, employees…from and for 
any and all claims….” 

 
 Release by Successor Agency except for:  “1) any violations of the First Amended Lease 

Agreement by [LDV] during the period of time of the escrow period as a result of the 
[LDV’s] election to exercise its option to purchase, and 2) the escrow and sale of the real 
property, as set forth in Section 24 of the Lease, Successor Agency hereby fully, finally 
and completely releases, acquits and forever discharges LDV, as well as its governing 
board members, staff, officers, directors, partners, employees…from and for any and all 
claims....” 

 
 The parties agree that the Settlement Agreement and Release and the First Amendment to 

Lease shall not be effective until the following occurs: 
 

a. Approval of the Settlement Agreement and Release and the First 
Amendment to Lease by the Oversight Board; and 

b. Any one of the following occurs: 

i. The California Department of Finance (“DOF”) approves the 
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Settlement Agreement and Release; or 

ii. The expiration of all applicable periods within which the DOF may 
object to the Oversight Board’s approval, without the DOF actually 
objecting to such approval; or 

iii. The DOF objects to the Oversight Board’s approval of the 
Settlement Agreement and Release and the First Amendment to 
Lease and either party successfully overturns or reverses the 
DOF’s objection. 

 The parties agree that in the event the Settlement Agreement and Release and the First 
Amendment to Lease are not entered into within six (6) months of the signing of the 
Settlement Agreement and Release and the First Amendment to Lease by all parties, the 
Settlement Agreement and Release and the First Amendment to Lease shall be subject to 
rescission on written notice of any party and upon such notice shall expire and be of no 
force or effect.  The six (6) month period of the previous sentence is subject to extension 
by written agreement of the parties. 

 
FIRST AMENDMENT TO LEASE DEAL POINTS  

 Successor Agency reiterates its consent to LDV holding over on a month to month basis. 
 

 Within three business days of the parties’ entry into the First Amendment to Lease, LDV 
shall pay Successor Agency the sum of $56,188.99 for all past amounts due for Base 
Rent and late fees under the First Amendment to Lease and/or the Lease.   

 
 If LDV makes all past due payments within three business days of the parties’ entry into 

the First Amendment to Lease, then the monthly Base Rent shall be reduced by 50% (to 
$1,792.67), retroactive to May 16, 2013.  LDV shall continue to pay monthly Base Rent. 

 
 If LDV makes all past due payments within three business days of the parties’ entry into 

the First Amendment to Lease, then LDV may exercise its “Option to Purchase” per 
section 24 of the 2008 Lease Agreement and the parties shall exercise best efforts to 
consummate the sale of the Leased Premises from Successor Agency to LDV within 60 
days thereafter.  

 
 If LDV fails to make all past due payments within three business days of the parties’ 

entry into the First Amendment to Lease, then the Lease shall immediately and 
automatically be terminated without notice. 

 
 If the parties fail to consummate the sale of the Leased Premises within 120 days after 

receipt of the MAI appraisal from Successor Agency due to LDV’s failure to exercise 
best efforts to consummate such sale, then the Lease shall immediately and automatically 
be terminated. 
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 From the date of the First Amendment to Lease, if any future installment of Base Rent or 

Catering Events Additional Rent is unpaid as of the 5th day of any month, then the Lease 
shall immediately and automatically be terminated without notice.  

 
 For purposes of Section 24 “Option to Purchase” of the 2008 Lease, LDV shall be 

deemed to be in default of the Lease unless and until LDV has paid Successor Agency, in 
full, for all amounts then due under the First Amendment to Lease and/or the Lease. 

 
Approval of the Settlement Agreement and Release as well as approval of the First Amendment 
to Lease will facilitate the requirement per AB X1 26, the “Dissolution of Redevelopment” bill 
in winding down the affairs of the former CDC.  
 
ENVIRONMENTAL IMPACT  
 
The proposed Settlement Agreement and Release and the First Amendment to Lease do not 
trigger environmental review insofar as no changes are proposed in the underlying use of 
property involved. 
 
FINANCIAL IMPACT 
 
If approved by all regulatory bodies, the Settlement Agreement and Release and the First 
Amendment to Lease structure will provide for recovery of accumulated rent and catering 
delinquencies in the amount of approximately $83,004.69.  Additionally the purchase price for 
the entire leased premises shall be at the fair market value of the property, as determined by an 
independent MAI certified appraiser.  Staff is in the process of obtaining the appraisal.  Net 
proceeds will be collected for the benefit of the other taxing entities.  The City as a taxing entity 
is entitled to approximately 19.79350% of the proceeds from the disposition of the property, and 
any past due rent, catering fees, and late fees. Upon approval, staff will come back to recognize 
any associated revenues. 
 
 
 
 
ATTACHMENTS: 

Attachment  A - Exhibit A  - Settlement Agreement 1st Amdmt to Lease 

Attachment  B - Site Plan 

Attachment  C - Consent to Holding Over Agreement 

Attachment  D -  2008 Lease Agreement 
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