
Moule & Polyzoides 

Architects and Urbanists

 May  2006

Santa Ana Renaissance Specific Plan

Santa Ana, California

Santa Ana Renaissance Specific Plan

Market and Economic Issues
Prepared by

Economics Research Associates

Topics Covered

• Growth trends in Santa Ana
• Real estate market

– Residential
– Office/commercial
– Industrial

• Development Finance Issues

1947-1962

1963-1972
1974-1984 1975-2004

Real Estate Market

Orange Santa S.A. as %
Year County Ana of county

2006 3,072,336 351,322 11.4%
2005 3,047,054 350,455 11.5%
2004 3,019,889 349,407 11.6%
2003 2,983,731 347,683 11.7%
2002 2,940,743 344,174 11.7%
2001 2,891,100 341,275 11.8%
2000 2,829,800 336,700 11.9%
1999 2,776,100 332,500 12.0%
1998 2,724,500 326,900 12.0%
1997 2,672,800 322,000 12.0%
1996 2,625,300 317,300 12.1%
1995 2,590,100 315,000 12.2%
1994 2,563,100 314,000 12.3%
1993 2,531,100 311,100 12.3%
1992 2,485,200 305,700 12.3%
1991 2,435,400 299,600 12.3%
1990 2,410,668 293,827 12.2%

Population Growth and Share

Santa Ana's Popultaion 
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Real Estate Market

SCAG DOF
30 year 30 year 

2000 2005 2010 2015 2020 2025 2030 Annual average Annual average
SCAG 340,100 353,225 359,823 363,393 366,230 368,895 370,130
Incremental Growth 13,125 6,598 3,570 2,837 2,665 1,235 1,001 4,058             
DOF 340,100               410,780 444,294 461,833
Incremental Growth 70,680 104,194 121,733

Implied new hh/year
Existing ratio (4.7) 2,793               1,404             760                 604                  139                  73                    192 863
County average (3.0) 4,375               2,199             1,190              946                  218                  114                  301 1,353

Forecast Population Growth
Santa Ana

Real Estate Market

SFU MFU Total SFU MFU Total SFU MFU Total
1995 5,948 2,245 8,193 6 0 6 0.1% 0.0% 0.1%
1996 6,976 3,197 10,173 10 2 12 0.1% 0.1% 0.1%
1997 8,206 4,055 12,261 15 0 15 0.2% 0.0% 0.1%
1998 7,285 2,419 9,704 40 2 42 0.5% 0.1% 0.4%
1999 7,679 4,560 12,239 62 0 62 0.8% 0.0% 0.5%
2000 6,826 5,706 12,532 55 274 329 0.8% 4.8% 2.6%
2001 6,010 2,601 8,611 25 0 25 0.4% 0.0% 0.3%
2002 6,800 5,002 11,802 92 30 122 1.4% 0.6% 1.0%
2003 6,107 3,140 9,247 140 44 184 2.3% 1.4% 2.0%
2004 4,819 4,437 9,256 100 5 105 2.1% 0.1% 1.1%
2005 4,107 3,040 7,147 79 0 79 1.9% 0.0% 1.1%

SFU MFU Total SFU MFU Total SFU MFU Total
1995 978,262 167,003 1,300,201 714 0 4,432 0.1% 0.0% 0.3%
1996 1,138,838 236,815 1,375,653 1,084 178 1,262 0.1% 0.1% 0.1%
1997 1,558,857 264,156 1,823,013 1,622 0 1,622 0.1% 0.0% 0.1%
1998 1,429,645 180,942 1,610,587 9,340 95 9,435 0.7% 0.1% 0.6%
1999 1,647,060 366,429 2,013,489 14,204 0 14,204 0.9% 0.0% 0.7%
2000 1,542,544 445,980 1,988,524 7,571 24,412 31,984 0.5% 5.5% 1.6%
2001 1,382,027 234,098 1,616,125 2,421 0 2,421 0.2% 0.0% 0.1%
2002 1,539,313 420,671 1,959,984 14,184 4,474 18,658 0.9% 1.1% 1.0%
2003 1,364,769 229,620 1,594,389 39,023 7,343 46,367 2.9% 3.2% 2.9%
2004 1,263,768 486,834 1,750,602 34,564 395 34,960 2.7% 0.1% 2.0%
2005 1,185,521 388,111 1,573,632 15,360 0 15,360 1.3% 0.0% 1.0%

Note:
1. SFU = Single Family Unit
2. MFU = Multi Family Unit
Source: Economics Research Associates and Economics Science Corporation

Valuation ($000s)

Residential Permit Trends

Orange County City of Santa Ana City as a % of County

Permits Issued

Orange County City of Santa Ana City as a % of County

City Permits Issued as a % of County
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Real Estate Market
Population and House ho ld Tre nds

City o f S anta  Ana

Population 
Po pulation 

Grow th
% Grow th 

Population House ho lds
Ho use ho ld 

Grow th
% Grow th 

House ho lds
2000 337,977 73,002
2001 341,275 3,298 1.0% 73,025 23 0.0%
2002 344,175 2,900 0.8% 73,057 32 0.0%
2003 347,683 3,508 1.0% 73,319 262 0.4%
2004 349,407 1,724 0.5% 73,411 92 0.1%
2005 350,455 1,048 0.3% 73,622 211 0.3%
2006 351,322 867 0.2% 73,691 69 0.1%

S ource: California DoF, Economics  Res earch As s ocia tes
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Real Estate Market

Rank     Community Zip Median % Chg 04-05 % of Median
1     Laguna Woods 92637 $323,750 16.90% 54.6%
2     Santa Ana 92701 $324,000 21.80% 54.6%
3     Stanton 90680 $412,000 21.20% 69.5%
4     Garden Grove 92844 $448,500 24.60% 75.6%
5     Orange 92868 $450,000 15.50% 75.9%
6     La Habra 90631 $469,000 19.50% 79.1%
7     Tustin 92780 $480,000 15.80% 80.9%
8     Buena Park 90621 $485,000 21.30% 81.8%
9     Santa Ana 92703 $488,000 34.80% 82.3%

10     Santa Ana 92707 $490,000 30.70% 82.6%

Rank     Community Zip Median % Chg 04-05 % of Median
1     Santa Ana 92703 $488,000 34.80% 255.9%
2     Newport Beach 92661 $1,850,000 34.50% 253.7%
3     Santa Ana 92707 $490,000 30.70% 225.7%
4     Newport Coast 92657 $1,900,000 28.40% 208.8%
5     Santa Ana 92704 $500,000 25.00% 183.8%
6     Garden Grove 92844 $448,500 24.60% 180.9%
7     Garden Grove 92840 $535,000 24.40% 179.4%
8     Yorba Linda 92886 $775,000 23.80% 175.0%
9     Newport Beach 92660 $1,362,500 23.60% 173.5%

10     Anaheim 92801 $498,000 23.00% 169.1%
11     Costa Mesa 92627 $674,500 22.90% 168.4%
12     Garden Grove 92843 $500,000 22.70% 166.9%
13     Anaheim 92805 $515,000 22.60% 166.2%
14     Anaheim 92804 $526,500 22.40% 164.7%
15     Huntington Beach 92649 $699,000 22.40% 164.7%
16     Santa Ana 92701 $324,000 21.80% 160.3%

2002     Santa Ana 92701 $162,000 22.2%
2003     Santa Ana 92701 $220,000 35.8%
2004     Santa Ana 92701 $266,500 21.1%

Source:  ERA and Dataquick
Note: 83 Zip Codes in Orange County

Historic Appreciation

Single Family Residential 
Prices by Zip Code Orange County

Ranked by affordiblity

Ranked by rate of appreciation

2005

Real Estate Market
•Urban in-fill projects becoming increasingly popular throughout southern California

•Downtown Los Angeles
•Downtown Pasadena
•Downtown Pomona
•Industrial conversions in Ontario

•Increase in land cost changing conception of “ideal” housing type
•Non-family households
•Households with out children present
•Domestic and international immigrants
•Live/work arrangements

•Residential units are the key component of mixed use development finance
•Sales prices for urban type projects selling at about $600,000 per DU or about $450
per sq. ft.
•Fiscal impacts of market rate housing can be positive as long as the units sell at
more than $400 K per DU and the household size remains small.

Real Estate Market
•Adaptive reuse ordinance

•Instrumental in loft conversation and historic preservation in
LA

•Creates a new set of entitlements tied to existing building stock
•Incentives include:

•State Historic Preservation Building Codes
•State property tax incentives (Mills act)
•Federal tax credits for historic preservation on commercial
property
•Parking reductions

•Entitlements can allow for true mixed use development with
integrated uses and functions

Real Estate Market

Orange County Projected Employment Growth
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Real Estate Market

Difference Between Office Inventory Growth and Employment Growth 
(5 Years)
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Real Estate Market
Office Market - Orange County Rentable Building Area (s.f.)
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RBA

Real Estate Market

33%

36%

31%

43%

44%

13%

67%

29%

5%

39%

47%

14%

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

Santa Ana Civic Center South Santa Ana South Coast Metro Orange County Total

Office Market - Distribution by Type
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Real Estate Market
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Real Estate Market
Office Market - Quoted Rents ($/s.f./yr.)

$-

$5.00

$10.00

$15.00

$20.00

$25.00

$30.00

$35.00

$40.00

$45.00

$50.00

New
po

rt C
en

ter

Nort
h I

rvi
ne

Irv
ine

 Spe
ctr

um

Outl
yin

g O
ran

ge
 C

ou
nty

Sea
l B

ea
ch

Sou
th

Coa
st

Metr
o

Miss
ion

 Viej
o

Nort
h La

gu
na

Hills

The
 C

ity
Brea

Cos
ta 

Mes
a

Hun
tin

gto
n B

ea
ch

Com
ple

x

Park
 C

en
ter

W
es

tm
ins

ter
Com

ple
x

Fou
nta

in
Vall

ey

Kate
lla

 N
ort

h

San
ta 

Ana
 C

ivi
c C

en
ter

Bue
na

 P
ark

Kate
lla

Ave
. C

orr
ido

r

Lin
co

ln 
Ave

. C
orr

ido
r

Oran
ge

 C
ou

nty

Real Estate Market

Office Space Demand
2005 2010 2015 2020 2025 2030

Countywide Employment (SCAG) 1,580,855               1,749,985               1,801,602               1,848,135               1,887,542               1,921,806               
% Office Using 25% 25% 25% 25% 25% 25%
Office Employees 400,000                  442,795                  455,855                  467,629                  477,600                  486,270                  
Potential Office Demand (s.f.) 120,000,000           132,838,369           136,756,527           140,288,768           143,280,086           145,881,007           
Structural Vacancy 5% 5% 5% 5% 5% 5%
Total RBA Demanded (s.f.) 126,000,000           139,480,288           143,594,354           147,303,206           150,444,090           153,175,058           
Current Supply (s.f.) 129,022,000           129,022,000           129,022,000           129,022,000           129,022,000           129,022,000           
Cumulative New Demand (s.f.) -                          10,458,288             14,572,354             18,281,206             21,422,090             24,153,058             
Incremental Countywide Demand in 5 year increments (s.f.) 10,458,288             4,114,066               3,708,852               3,140,884               2,730,968               

Potential Capture in Santa Ana Civic Center 2.50% 3.00% 3.50% 3.50% 4.00%

Captured RBA (s.f.) 261,457                  123,422                  129,810                  109,931                  109,239                  

2005-10 2010-15 2015-20 2020-25 2025-30
Annual Capture (s.f.) 52,291                   24,684                   25,962                   21,986                   21,848                   

Source: Economics Research Associates

Real Estate Market

Difference Between Job Growth and Inventory Growth (Past 5 years)
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Industrial Market
Real Estate Market

Industrial Market Inventory - Santa Ana Civic Center

1,124,343

107,346

1,016,997

-

200,000

400,000

600,000

800,000

1,000,000

1,200,000

Flex Warehouse Total

Real Estate Market

Industrial Vacancy Rates
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Real Estate Market
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Industrial Market Quoted Lease Rates ($/s.f./yr.)
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Industrial Space Demand

2005 2010 2015 2020 2025 2030
Countywide Employment (SCAG) 1,580,855     1,749,985     1,801,602     1,848,135     1,887,542     1,921,806     
% Industrial 23% 23% 23% 23% 23% 23%
Industrial Employees 371,000        410,692        422,806        433,726        442,974        451,015        
Potential Industrial Demand (s.f.) 296,800,000 328,553,566 338,244,478 346,980,886 354,379,412 360,812,358
Structural Vacancy 5% 5% 5% 5% 5% 5%
Total RBA Demanded (s.f.) 311,640,000 344,981,245 355,156,701 364,329,930 372,098,383 378,852,976
Current Supply (s.f.) 296,900,846 296,900,846 296,900,846 296,900,846 296,900,846 296,900,846
Cumulative New Demand (s.f.) -                48,080,399   58,255,855   67,429,084   75,197,537   81,952,130   
Incremental Countywide Demand in 5 year increments (s.f.) 48,080,399   10,175,457   9,173,228     7,768,453     6,754,594     

Potential Capture in Santa Ana Civic Center 0.25% 0.30% 0.35% 0.45% 0.50%

Captured RBA (s.f.) 120,201        30,526          32,106          34,958          33,773          

2005-10 2010-15 2015-20 2020-25 2025-30
Annual Capture (s.f.) 24,040         6,105           6,421           6,992           6,755           

Source: Economics Research Associates

Real Estate Market

Office / Industrial Market Summary

• There is strong demand for affordable office space in
Orange County.

• Santa Ana Has the ability to capture approximately
38k s.f. of office space annually over 25 years

• There are extremely low industrial vacancies in OC
• Though Santa Ana captures about 9% of OC

inventory industrial inventory – less that 0.5% of that
is in the Civic Center

• There will be modest new space created- Leveraging
available incentives can attract some higher value
industrial uses to the project area.

Development Finance

Tax Increment Financing (TIF)

• Most common mechanism for public participation in
development projects in the US

• Known as “redevelopment” in California
• In use in 45+ of all 50 states
• Pledges new tax generated (the increment) from new

development within a geographic area or district
• Can only be used for capital costs not operations

Development Finance
Activities of a redevelopment agency

• Public improvements to remediate blight
– Infrastructure
– Land assembly

• Solicitation of development
– Detailed development standards
– Ability to provide land at sub market rates

• Provision of Housing
– Establishes housing trust fund of 20% of annual revenues

Market and Economic Issues
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Development Finance Development Finance
Public improvements can include

– Streets
– Landscaping
– Sewers and drains
– Community facilities
– Transportation facilities including parking structures
– Parks and open space
Affordable housing, land assembly for removing blight and

economic development are all considered public
improvements

Development Finance
Advantages of Redevelopment

• “But for” Redevelopment investment in blighted areas would
not occur

• Creates an environment suitable for additional rounds of
private investment

• Tax revenues allocated for a project are not redirected from off
site sources or from other jurisdictions
– No funds are “taken” from other social uses or priorities

Development Finance
• Publicly supplied infrastructure

– Backed by the issuing city’s general fund
– Referred to as General Obligation Bonds
– Increasingly rare and unpopular after Prop 13

• Revenue Bonds
– Backed by the user fees connected to a public work
– Can be used for parking structures or sewers
– Backed by the issuing agency

• Benefit Assessment Districts
– Establish defensible measure of benefit and asses accordingly
– Requires increase in payments property owners receiving benefits
– Can be used for capital costs and operations
– Landscape and lighting
– Parking
– Streets
– Sewers
– Limited by Prop 218 in 1996

Development Finance
• Community Facilities Districts

– Established by the Mello-Roos Community Facilities Act
– Created in the wake of Prop 13
– The intention was for new development to “pay for its self”
– Adds additional property tax fees to all parcels regardless

of benefit
– First used for schools but expanded to pay for all types of

public works
– On going costs of parcel taxes recur to the eventual

property owner

Development Finance
• Exactions

– Dedication of land or fees in lieu
– Impact fees

• Must be roughly proportional to the burden
– Mitigation fees

• Related to impacts in the EIR
• Development Standards
• Development Agreements

•  Negotiated vesting of rights in exchange for project performance
• Provides the developer with certainty in return for providing public

benefits
• Local assessments

– Sales tax over rides

Santa Ana Renaissance Specific Plan

Market and Economic Issues
Prepared by

Economics Research Associates
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