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Confidentiality Agreement & Disclaimer

The Reader acknowledges that any information provided by Pacific Sports Group
and/or its subsidiary, PSG Realty VTU (the “Company”) in this Business Plan,
other than information that is in the public domain, is confidential in nature,
and the Reader agrees not to disclose these contents without express written
permission from the Company.

As well, the financial projections that appear in this Business Plan are estimated
revenues, expenses, and cash flow, which are based on research and the
assumptions discussed throughout this Business Plan. They represent the best
of management’s knowledge and belief and are also based on actual operations
throughout the U.S.

The Company’s expected revenues, expenses, and cash flow for the projected
periods are subject to the Company’s ability to develop partnerships and
concession sales and production levels at the price and costs estimated by
management. Accordingly, these projections reflect management’s estimates
as of May 28, 2022, and its expected course of action if such transactions are
attained at the price and costs anticipated.
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A. COVER LETTER

October 14, 2022

TO THE HONORABLE BOARD OF DIRECTORS,
31st DISTRICT AGRICULTURAL ASSOCIATION

Pacific Sports Group (PSG) seeks a public-private partnership with the Board of
Directors of the 31st District Agricultural Association (31st DAA). Our goal is to leverage the
strengths of the annual Fair, rodeo, concerts, exhibits and attractions – the best of the past –
with current ideas and leadership, and envision and deploy a dynamic yet secure future
that will propel the 31st DAA well into the 21st Century.

As the former owner of four minor league baseball teams in Hawaii and California,
the Fairgrounds represent a unique opportunity for the construction of a new multi-purpose
stadium that will serve as an anchor for family fun through sports and entertainment, all of
which will complement the Fair while significantly increasing utilization with year-round
activities at the Fairgrounds.

The power of adaptive reuse is that the strong bones of a facility can support the best
of the past and renew that which needs a lifecycle reset. California state law requires that
the 31st DAA manages the Fair and Fairgrounds under the exclusive direction of the Board.
PSG brings renewed interest, greater attendance, and value through adaptive design,
construction, operation, and financing with this proposal to renew the facility.

PSG’s team of local architects, designers and engineers have grown up with the Fair.
Maintaining and sustaining the character of events, exhibits and venues from the region’s
agricultural community will invite creative and equitable improvements meant to both serve
and benefit the surrounding community.

I believe that the merits of this proposal will create renewed and vibrant opportunities
for attendees of all ages, and greatly contribute to making the Ventura County Fairgrounds
and Event Center a must-visit Gold Coast destination for all.

We thank you for your consideration.

Very truly yours,

Robert J. Young, Chairman
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SECTION 1

INTRODUCTION

Providing high-quality, mixed-use destinations 
with facilities designed for affordable family 
fun entertainment, sports and community-

based activities.



B. INTRODUCTIONS

B.1 THE VENTURA COUNTY FAIRGROUNDS

The Ventura County Fair was established in 1875 in the heart of downtown Ventura
and was known for horse racing, bullfights, cockfights and nightly balls. It was not
until a few years later that the focus turned more toward local agriculture,
horticulture and rides.

Once the State took over the property, most of the trees were bulldozed to create
what is now the Ventura County Fairgrounds.
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In 1909, Eugene P. (E.P.) Foster, one
of Ventura’s founding fathers, and
his wife, Orpha, donated the land
for what became Seaside Park.

They envisioned a beautiful water-
front gateway to the town of Ventura
where families could walk, picnic
and enjoy family outings. Seaside
Park was meant to be…

In 1914, this seaside site became
the new, permanent home of the
Ventura Fairgrounds.

“A public park and a place for 
recreation – and be a pleasure 

for the general public.”



B.2 VENTURA COUNTY BASEBALL

Baseball on the West Coast dates back to 1847 when the New York Volunteer
Regiment stationed in Santa Barbara batted around a cowhide-covered ball with a
stick made from a mesquite branch. Venturans have been playing baseball at
what would eventually become known as Seaside Park since 1873.

The first local player to reach the major leagues was Charley Hall, who pitched for
the Cincinnati Reds in 1906, followed by Fred Snodgrass, who brought along his
New York Giants and the Chicago White Sox to Ventura County in 1913.

After World War II, Ventura became the host city to major league affiliates,
which were followed by an independent franchise. In 1948, Babe Ruth Field, was
established at the Ventura County Fairgrounds and used by minor league baseball
teams from 1948 to 1955.
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Tenant franchises from the California League
included the Single-A Ventura Yankees (1947–
1949), the Ventura Braves (1950–1952), and
the Ventura Oilers (1953) who then became
the Channel Cities Oilers (1954–1955).

Ventura County produced a major-league MVP
(Terry Pendleton, 1991 National League with
the Atlanta Braves from Channel Islands High
School and Oxnard College), players selected in
the First Year Draft, baseball Hall of Famers and
major league World Series winners.
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Babe Ruth Field occupied the area of the Fairgrounds main parking lot and served
as the home of the Ventura Yankees, the Ventura Braves and the Ventura Oilers
professional baseball teams.

B.3 THE FAIRGROUNDS & BASEBALL – Together Since 1948

“The Fair and Baseball have a long and 
popular history in Ventura County…”

Jeffrey Wayne Maulhardt, Historian & Educator

“HOLD ON AND FIGHT”
TERRY PENDLETON, MLB 
PLAYER FROM OXNARD, 
OFFERS HIS STORY AND 

GIVES THANKS



B.4 MISSION STATEMENTS

Owned by the State of California and managed by the 31st District Agricultural
Association (31st DAA), the 7 to 9-member Fair Board's role is to set and approve
policies for the state’s special district, organize the annual Ventura County Fair,
and run the Derby Club, a live via satellite horse racing off-track wagering facility.
Their mission: “promote, support, educate, celebrate and preserve the diverse
culture and traditions of our County and to make certain that the Ventura County
Fairgrounds be an exemplary multi-use community resource.”

When not hosting the annual Fair, the Fairgrounds’ facilities are available for rent to
those who wish to hold events. Due to a decrease in state funding for fairs in
2011, the 31st DAA does not receive any allocations from the California Department
of Food and Agriculture (CDFA) and is expected to generate revenue to self-sustain
its operations.

California state law requires that the 31st DAA continue to manage the Fair
and function under the exclusive direction of the Board. PSG seeks to
leverage the Board’s successes through a public-private partnership and long-term
Master Lease Agreement – a construct which shall fall under the guidance of a
newly formed “Lease Operations Committee.”

By taking the framework of this facility and building upon its best attributes, PSG
believes that greater interest, attendance and utilization will be achieved by
designing, building, operating and financing (DBOF) a redeveloped adapted-use of
the Fairgrounds.
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OUR PURPOSE
We are a timeless community treasure where all can flourish, 

connect, and interact through year-round exceptional experiences.

OUR MISSION
We connect with our community through shared interests, diverse experiences, and 
service to one another in an inclusive, accessible and safe place with an emphasis on 

agriculture, entertainment, recreation and education. 

OUR GOALS
THE LENS

Treat the Fairgrounds as one ecosystem
where activities are complementary and 
aligned with the purpose, mission, vision 

and values of the Ventura County 
Fairgrounds & Event Center. 

BUSINESS PLAN
Acknowledging the short-term need to plan for 

fiscal recovery and stabilization, create a 10-
year business model that rebuilds a strong 
financial base, contemplates new business 

activities and partnerships, provides program 
accessibility, and leads to a thriving Ventura 

County Fairgrounds & Event Center.   MASTER PLAN
Create an environmentally and fiscally 

responsible land use plan for the 
Ventura County Fairgrounds & Event 

Center, aligning with purpose, mission, 
vision and values of PSG. 

COMMUNITY ENGAGEMENT
Incorporate community engagement within the 
Business & Financial Plan processes to enhance 

understanding and expand opportunities.  
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B.5 ORGANIZATION

31st DISTRICT AGRICULTURAL 
ASSOCIATION (31ST DAA)

PACIFIC SPORTS GROUP
Management of Master Lease

ROBERT J. YOUNG
Founder, President, Chairman

RICHARD A. CONRAD
Chief Executive Officer

31ST DAA LEASE OPERATIONS
OVERSIGHT COMMITTEE 

ANDREW GOODWIN DESIGN (AGD)
Architecture

ANDREW GOODWIN, AIA, NCARB

JENSEN DESIGN & SURVEY
Civil Engineering/

Planning
SUSAN COOPER, PE

KEVIN WALDON, AICP
TANNER SHELTON, AICP

SHAWN PHILLIPS
Finance

MERIDITH THOMPSON
Finance

ANTHONY ABBATINE
Baseball/Softball

Academics

JEFF MAULHARDT
Historian/
Educator

RYAN THOMPSON
Operations/

Project Management

BRAD MOOBERRY
Brand Strategy/
Digital Marketing

Leadership in a 
position of power 
and responsibility.

Sub-committee in charge
of public oversight and
management responsible
for public hearings under
the law.

Leverages public agency 
transparency, manages 

good business practices, 
progressive maintenance 
and creates cash flow to 

pay for operations. 

The wedding of the 
two systems requires 

role and responsibility, 
action and process to 

be aligned.

Operational Responsibilities Map
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C. TODAY/TOMORROW

C.1 FAIRGROUNDS Today…



B.3 FAIRGROUNDS Today…
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C.1 FAIRGROUNDS Today…

FAIRGROUNDS Tomorrow



B.3 FAIRGROUNDS Today…
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C.1 FAIRGROUNDS Today…

FAIRGROUNDS Tomorrow
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FAIRGROUNDS Tomorrow

• Fair Flex-Space (increased by <25%)
• Fairgrounds Headquarters (replaced)
• Convention Halls (replaced, added)
• Multi-Purpose Baseball Stadium (increased by <26% from a capacity of 

5,500 seats to 7,500 seats with the outfield berm for bonus seating, 
which will provide the Fair with additional space for sports, concerts, 
conventions, movie nights, etc.)

• Rodeo Arena (increased by <86% from existing arena of 28,200sf to 
52,500sf)

• Warm-Up Arena (9,000sf)
• Grandstands (increased by <1,000 seats)
• Barns (6 barns with 16 stalls, 96 spaces)

• Parking (increased by <516 spaces)
• Transit Center (in time for LA28 Olympics)
• Aligned with the City of Ventura’s updated General Plan 
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C.2 FAIR Today



B.4 FAIR Today…

FAIR Tomorrow
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C.2 FAIR Today…
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C.3 RODEO Today  



B.5 RODEO Today…

RODEO Tomorrow
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C.3 RODEO Today…



C.3 RODEO Tomorrow

In the detail below, PSG creates greater space through superior design.
The Rodeo Arena is enlarged by 25% to 350’x150' versus the existing arena of
235’x120’. This increase in size will accommodate Highland Games, remote-
control car groups, etc. Also seeing enhancements is the Warm-Up Arena
redesigned to be 60’x150’.

For livestock, there is room for six barns that house 16 stalls and/or approximately
96 spaces. Where 55 horse trailers can easily park, 14 have the trailer and truck
attached to show the length. The other 41 show only the trailers. There is room
near the Agricultural area to park 70 more trailers with substantial capacity to
expand into the Surfer’s Point Managed Shoreline Retreat parking lot.

21

Attendees and exhibitors,
will have a new, safer
and more comfortable
Grandstand with 1,000-
seat capacity and room
to expand.

The new facilities will
come with accessories
for Rodeo & Agricultural
use and provide space
for private administration,
bathrooms, storage and
concessions.
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C.4 The Future VENTURA COUNTY FAIRGROUNDS



C.4 The Future VENTURA COUNTY FAIRGROUNDS
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D. ALIGNMENT

D.1 AREA DEMOGRAPHICS
These numbers indicate that the dominant point of entry and roughly 45.6% of
people attending the 2019 Fair came from Ventura. As PSG develops landmark
attractions at the new flagship facility, the value proposition of this County
becoming an international destination is strengthened even further by
playing minor league baseball teams that hail from Japan, Hawaii and those
along the U.S. West Coast all competing locally as members of the Pacific League.

In addition, PSG plans to make Ventura a focal point for year-round family
entertainment and substantially increase the draw from neighboring communities.
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D.2 ALIGNING WITH THE COMMUNITY’S VISION

On October 19, 2021, the City of Ventura released the results of their Visioning
Survey. There were 24 questions in the survey. The following is a breakdown of
what was analyzed:

• 2 questions about “community values”
• 5 questions regarding citywide “areas of change”
• 6 geographic-specific questions
• 11 questions about the survey respondent (e.g., age, race/ethnicity, etc.)

Respondents

• 1,505 respondents entered the survey and answered at least 1 question
• 874 respondents completed the survey and clicked “submit”

NOTE: Not all respondents answered every question, and comments included:

“Yes hotels and conference center but also retail and entertainment venues.”

“I think there could be an awesome music venue added here similar to the 
Santa Barbara Bowl, due to it being 30+ minutes away from Ventura.”

“Repurpose the site for residential and entertainment complex.”

“Upgrade and add more events or a music venue!”

“Eliminate the noise pollution raceway. It loses money every week.”

“Keep but improve as a multi-event, year-round outdoor expo-center.”

“This area needs to be modernized, cleaned up with a modern transportation 
center. If people could Visit Ventura by bus or train that would help with our 
congestion in that area.”

The following is relevant to the 31st DAA.
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PSG checks nearly all the boxes where respondents were asked about 
improvements to the Ventura County Fairgrounds & Event Center. 
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PSG aligns with the City of Ventura’s new General Plan – and wishes of 
the community. 

Question 15: What other vision do you have for the 
County Fairgrounds?

✓
✓
✓

The Top 3 Other Ideas

An awesome music venue added here similar to the Santa Barbara Bowl
Hotels and conference center but also retail and entertainment venues
Improve facilities, attract trade shows/conferences, lodging partners

Question 16: Do you have any additional thoughts or comments 
to share?

The city MUST address the increased traffic that will accompany any 
additional homes and/or businesses.
Eliminate blights along ocean like old motels, fairgrounds, etc. for 
higher-end uses.
Why don't we have any nice upscale restaurants/hotels where you can 
go enjoy the view?
Create a transit hub…
Lease land the City/County owns at the fairgrounds… to raise money 
to improve the fairground land and to improve San Buenaventura 
beach park. 

✓

✓

✓

✓
✓
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The Ventura County Fairgrounds is favored for Residential [development] 
Over Retail. 

Location for Mixed Use (Residential Over Retail)

23

489 respondents | 2,331 total pins
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The Ventura County Fairgrounds is favored for Street Life and Mix of Uses. 

Locations for Street Life/Mix of Uses
Ideas for street life and mix of uses 
included:

Area 1: Theaters, parklets, outdoor 
dining space, cafes, restaurants, 
pedestrian mall, scooter parking 
locations

Area 2: Outdoor dining space, more 
small businesses, redevelop mall into 
mixed use gathering space

Area 3: Farmers market, pedestrian 
mall

Area 4: Music and art events, more 
local small businesses

Area 5: Outdoor river/nature 
educational programing, 
wineries/breweries

Area 6: Performance and events 
space, community events and 
activities

36

117 respondents | 180 total pins

1

2

3

4

5

6
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D.3 PARTNERSHIPS – THE VENTURA COUNTY FAIR

The Ventura County Fair, managed by the 31st DAA, has provided education,
entertainment, fun and excitement in the County since 1875. Fair sponsorship
packages provide area businesses the opportunity to enhance their community
image, market and brand their goods and services, build lasting customer
relationships and help bring the experience of the 12-day Ventura County Fair to
more than 270,000 (2022) appreciative consumers.

Sponsorship packages may also include building naming rights, strategically placed
signage, electronic reader board messages, special event access and more.

PSG’s commitment to the 31st DAA and Ventura County’s greater agricultural
community includes, but is not limited to:

• Ventura County Agricultural Water Quality Coalition                  •   California Fair
• County of Ventura Agricultural Commissioner              •   California Farm Bureau 
• Students for Eco-Education & Agriculture             •   U.C. Cooperative Extension
• Center for Land-Based Learning •   Ventura AF Futures Alliance
• Farm Bureau of Ventura County 
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D.4 PARTNERSHIPS – PUBLIC TRANSIT PROVIDERS

Partnership with the Ventura County Transportation Commission (VCTC) and
all other public transit providers in Ventura County is another alignment potential
with the Fairgrounds.

Leveraging the collaborative nature of the VCTC Commission as well as the
potential to use heightened utilization (read cashflow) to support coordination,
upscaling of options of public transport, and volume visitors to ameliorate traffic
impacts – are all alignments that PSG envisions.

It is also clear that it takes money to make this kind of vision work as an
infrastructure development plan. The higher the utilization of the property, the
better the mitigation of impacts can be.

If on their way, VCTC can help the whole family learn to navigate their way to the
Fair by bike, bus, car and train!



D.5 UTILIZATION

PSG proposes to create a larger, more robust and fully funded Master Lease that
will leverage successes and current operations with increased common utilizations
across varied groups, new designs and uses, and enhanced operational efficiencies
– all of which is secured in a public-private partnership that strives to achieve
85% utilization of the Fairgrounds.

A multi-purpose baseball stadium, “Seaside Park,” will be constructed and featured
as a new sports and entertainment venue to serve not only local residents and
businesses, but also regional to international conventioneers and visitors. Our goal
to raise significant income from operations at the multi-purpose stadium will
provide greater interest in and exposure to the renovated Fairgrounds and have a
positive impact on the local economy.

Seaside Park will host Ventura County’s new baseball team while accommodating
little leaguers to collegiate athletics, instructional camps associated with PSG’s
“Pacific Sports Institute,” and even major league tournaments will be possible.

Other multiple uses for the facility include sporting events such as football and
soccer, and outdoor events like concerts, conventions and farmer’s markets.
Seaside Park will feature:

• Multi-purpose Baseball Stadium
• 7,500 Seats with an All-Weather Field
• Party Pavilions, Restaurants and new Parks
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THE VENTURA COUNTY 
FAIRGROUNDS AND 

EVENT CENTER



PSG is reviewing options and opportunities to align our development plans
with the City of Ventura’s updated Master Plan as it relates to the Ventura
County Fairgrounds and Event Center. These processes include park grounds and
facilities assessments that follow a logical path in our Business & Financial Plan:

• Operational assessment
• Financial assumptions and pro forma
• Stakeholder review of additional data gathering
• Market demographics, competitors, and trends analysis
• New data identification during creation of the Master Plan
• Findings, performance factors, timeframes and recommendations
• Review of the 31st District Agricultural Association’s historic information
• Conclusions and delivery of final proposal

The intent of PSG’s plan is to support the Fair while determining the sports
and entertainment programming, facility needs, opportunities and all
operational challenges of the existing Fairgrounds. Our plan identifies short-
and long-term management strategies for the next 10 years and beyond through
effective program design, increased utilization, partnerships and community support.
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D.6 VALUE

Development by PSG will include private financing as well as public bonds and
grant funding (when available). The team will use grant writing specialists to
research and secure funds from State & Federal Government agencies to create
agricultural, transportation and economic benefits for the City of Ventura and
surrounding communities.

• New AG buildings and arenas may be funded through state agricultural grants.
• A new transportation center and public parking garages could be funded

by grants from Metrolink and California State Transportation Agency (CalSTA).
• Public parks and new amenities may receive grant funding from Community

Development Block Grants.

As mentioned, most funding for the PSG’s development will come from private
resources and strategic partnerships. PSG has been involved in the sports
industry for many years and has created many business alliances and
relationships that may be deployed. Specifically, PSG has partnered with
principals of Avantulo Bank S.A. and the Bank itself, making key arrangements
to invest in and finance the real estate development and related businesses of
PSG, including the Ventura County Fairgrounds and Event Center. That includes
the Seaside Park multi-use stadium, its concessions and various venues.

Finally, PSG promotes local ownership and involvement in all its endeavors. The
company will extend future funding opportunities to qualified investors in the
City and County of Ventura. By such a broad, encompassing approach, PSG has
every confidence that it will be more than able to see the project through to
completion as the vision we are presenting.

PSG also intends to harvest fees for naming
rights, sponsorships, and advertising com-
mitments to assist in financing this complex
real estate development project involving
multiple venues across different hospitality
and entertainment industries.

This will increase stakeholder interest in
this exciting and new premise for Southern
California.



D.7 COMMUNITY VALUE

PSG's goal to augment capabilities of the Fairgrounds will enable the property to
better serve as a community hub. With increased utilization of the Fairgrounds
comes increased exposure to those spaces neighboring the Fairgrounds (i.e.
commercial, residential and/or natural).

Directly adjacent to the Fairgrounds on its Western border is the beautiful Ventura
River Estuary and Willoughby Preserve. Willoughby Preserve is an 8.75-acre parcel
managed by a community non-profit focused on “preserving, restoring and
protecting natural spaces for future generations to enjoy.”

“PSG is a committed Partner!” 

Our plans call for a second multi-level parking garage on the northeast corner of
the Fairgrounds directly adjacent to Willoughby Preserve. This structure is designed
to house landscaping’s offices and storage on the first floor and allow PSG the
opportunity to also provide 1,000 square feet of common office space to 24/7
facility security, community-based interest groups and the Ventura City Police.

This sub-station will serve joint operations that are intended to support both
the Fairgrounds and neighboring natural spaces, providing a safe environment
and fun space for all to enjoy.
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FINANCIALS
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Ours is an iterative process whereby we
provide value and resilience as the project prospers, 

move into new relationships with each layer, and
proceed from green light to green light. 



E. SUMMARY –

Since 1914, the Ventura County Fair has been hosted at Seaside Park. Today,
the Fairgrounds is a multi-use property with various revenue-generating
operations, the largest being the annual Ventura County Fair. The 12-day event
in late summer accounts for nearly 70% of annual revenues and 50% of annual
expenses of the Fairgrounds, which has operated at break-even or profit in
years when the Fair has been held. Due to the COVID-19 pandemic, the event
was canceled in 2020 and 2021.

Other leading revenue streams include The Derby Room, a satellite horse racing
facility, and facility rentals for events including regional entertainment from CBF
Productions (Surfers Point Live, Snow & Glow Festival), dirt track racing events,
weekly swap meets, flea markets, dog shows, and others.
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VENTURA COUNTY FAIRGROUNDS & EVENT CENTER



Revenues are reinvested into the property, largely to cover regular operating
and administrative costs. The 31st DAA has not purchased additional land,
buildings or building improvements during the period reviewed for this
document (2018-2021). Instead, the focus has been on maintenance of current
facilities. Due to financial constraints from the fair’s cancellation in 2020 and
2021, the fulltime maintenance staff was greatly reduced.

The financial factors of the Ventura County Fair summarized here are indicative
of the community’s response to the event. Based on a review of feedback taken
from customers leaving the 2019 Fair and compiled in the EventCorp Response
Data Summary Report, attendees commented that the Fair is an annual
highlight for their family, with emphasis on the livestock and agriculture
events, food variety and concerts. Attendees also commented on the high
price of admission and a lower perceived value of their experience due to
deteriorating facilities and parking challenges. These factors likely contributed to
the slight decline in attendance from 2018 to 2019 while ticket prices remained
consistent. The Year-to-Date August 2022 financial statements, which include
the results of the 2022 Fair, show similar data, such that the $3.4M profit is
driven by a $3.00 increase in ticket price and a decrease in expenses for Fair
Entertainment and Maintenance compared to Fair Expenses for 2019 and 2018.

As noted in Section 7 - Live Events: Time for an Evolution, most fans interact with
their favorite team or league in the off-season. The baseball stadium venue will offer
fans the ability to physically interact with the team in the offseason, offering more
revenue generating opportunities that can then be turned into improved facilities
and technologies that create a better experience at Fair time.
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E.1 COST PROJECTIONS
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E.2 10YR SUMMARY
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YEAR 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032
Mth/YEAR 12 12 12 12 12 12 12 12 12 12
Price Index 1.00                         1.00                         1.00                                1.03                               1.06                               1.09                               1.12                               1.15                               1.18                               1.21                               

Revenue Totals
Existing Revenue

County Fair 125,000.00         125,000.00         250,000.00               257,500.00              265,000.00              272,500.00              280,000.00              287,500.00              295,000.00              302,500.00              2,460,000.00                  

Total Exisisting Revenue 125,000.00         125,000.00         250,000.00               257,500.00              265,000.00              272,500.00              280,000.00              287,500.00              295,000.00              302,500.00              2,460,000.00                  

New Revenue Sources
Stadium

Stadium Naming Rights -                            -                            100,000.00               103,000.00              106,000.00              109,000.00              112,000.00              115,000.00              118,000.00              121,000.00              884,000.00                      
Stadium Advertising -                            -                            89,000.00                  91,670.00                 94,340.00                 97,010.00                 99,680.00                 102,350.00              105,020.00              107,690.00              786,760.00                      
Baseball -                            -                            13,914,375.00        13,914,375.00       13,914,375.00       13,914,375.00       13,914,375.00       13,914,375.00       13,914,375.00       13,914,375.00       111,315,000.00            
Other Events -                            -                            4,957,500.00           4,979,550.00          5,001,600.00          5,023,650.00          5,045,700.00          5,067,750.00          5,089,800.00          5,111,850.00          40,277,400.00               
Parking Phase I -                            -                            1,164,000.00           1,164,000.00          -                                  -                                  -                                  -                                  -                                  -                                  2,328,000.00                  
Parking Phase II -                            -                            -                                   -                                  1,396,800.00          1,396,800.00          -                                  -                                  -                                  -                                  2,793,600.00                  
Parking Phase III -                            -                            -                                   -                                  -                                  -                                  1,552,000.00          1,598,560.00          1,645,120.00          1,691,680.00          6,487,360.00                  

Total Stadium Revenue -                            -                            20,224,875.00        20,252,595.00       20,513,115.00       20,540,835.00       20,723,755.00       20,798,035.00       20,872,315.00       20,946,595.00       164,872,120.00            

Mixed Use (Phase I)
Retail -                            -                            1,852,800.00           1,852,800.00          1,852,800.00          1,908,384.00          1,908,384.00          1,908,384.00          1,963,968.00          1,963,968.00          15,211,488.00               
Office -                            -                            1,026,720.00           1,026,720.00          1,026,720.00          1,057,521.60          1,057,521.60          1,057,521.60          1,088,323.20          1,088,323.20          8,429,371.20                  

Mixed Use (Phase II)
Retail -                            -                            -                                   -                                  159,032.00              159,032.00              159,032.00              163,664.00              163,664.00              163,664.00              968,088.00                      
Office -                            -                            -                                   -                                  -                                  -                                  -                                  -                                  -                                  -                                  -                                          

Mixed Use (Phase III) -                                          
Retail -                            -                            -                                   -                                  -                                  -                                  1,451,360.00          1,451,360.00          1,451,360.00          1,494,900.80          5,848,980.80                  
Office -                            -                            -                                   -                                  -                                  -                                  978,895.68              978,895.68              978,895.68              1,005,116.10          3,941,803.14                  

Total Mixed Use Revenue -                            -                            2,879,520.00           2,879,520.00          3,038,552.00          3,124,937.60          5,555,193.28          5,559,825.28          5,646,210.88          5,715,972.10          34,399,731.14               

E-Sports Arena 
Events Rental -                            -                            1,560,375.00           1,607,186.25          1,653,997.50          1,700,808.75          1,747,620.00          1,794,431.25          1,841,242.50          1,888,053.75          13,793,715.00               
Admin Fees -                            -                            410,625.00               422,943.75              435,262.50              447,581.25              459,900.00              472,218.75              484,537.50              496,856.25              3,629,925.00                  
Daily 547,500.00               563,925.00              580,350.00              596,775.00              613,200.00              629,625.00              646,050.00              662,475.00              4,839,900.00                  

Convention Center (Phase II)
Events -                            -                            -                                   -                                  11,688,249.00       12,019,048.50       12,349,848.00       12,680,647.50       13,011,447.00       13,342,246.50       75,091,486.50               
Admin Fees -                            -                            -                                   -                                  2,901,750.00          2,901,750.00          2,901,750.00          2,901,750.00          2,901,750.00          2,901,750.00          17,410,500.00               
Daily -                            -                            -                                   -                                  580,350.00              596,775.00              613,200.00              629,625.00              646,050.00              662,475.00              3,728,475.00                  

Convention Center (Phase III)
Events -                            -                            -                                   -                                  -                                  -                                  -                                  -                                  -                                  -                                  -                                          
Admin Fees -                            -                            -                                   -                                  -                                  -                                  -                                  -                                  -                                  -                                  -                                          
Daily -                            -                            -                                   -                                  -                                  -                                  -                                  -                                  -                                  -                                  -                                          

Total Convention Center Revenue -                            -                            2,518,500.00           2,594,055.00          17,839,959.00       18,262,738.50       18,685,518.00       19,108,297.50       19,531,077.00       19,953,856.50       118,494,001.50            

Gross Revenue 125,000.00$      125,000.00$      25,872,895.00$     25,983,670.00$    41,656,626.00$    42,201,011.10$    45,244,466.28$    45,753,657.78$    46,344,602.88$    46,918,923.60$    320,225,852.64$         

Fully DevelopedPhase III ConstructionPhase II ConstructionPhase I Construction

E.3 10YR PRO FORMA – REVENUE
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E.4 10YR PRO FORMA – EXPENSES
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F. STATE OF PLAY
F.1 MINOR LEAGUE BASEBALL (MiLB)

As of the 2021 season, the minor league system was divided into four classes:

• Triple-A (AAA) 10,000 seats (minimum), 7,500 seats (with special exemption)
• Double-A (AA) 6,000 seats (minimum)
• High-A (A+) 4,000 seats (minimum)
• Low-A (A) 2,500 seats (minimum

MiLB franchises may also maintain one or two complex-based rookie teams in
the Arizona Complex League or Florida Complex League, and international
summer baseball teams in the Dominican Summer League. While major league
teams play a 162-game schedule, minor league seasons are shorter. As of 2022,
a complete season in Triple-A is 150 games, Double-A is 138 games, and High-A
and Low-A are each 132 games.

Sights, sounds and action all across Minor League Baseball…
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F.2 BRINGING BACK THE FANS AND VALUE!

“Baseball was, is and always will be to me the best game in the world...” 

Babe Ruth

For many years, Babe Ruth Field occupied the area of the main parking lot and
served as the home of the Ventura Braves, Ventura Yankees and Ventura Oilers
professional baseball teams. As professional baseball grows worldwide, PSG is
positioned to leverage the popularity of the sport combined with Ventura as a
sought-after destination.

Minor league baseball is the fastest growing family sport in America and draws
more than 50 million fans each season. Reviewing the financial data shows that
MiLB offers a significant opportunity. The 140 clubs that comprise MiLB have seen
revenues increase 64% over the last 8 years. This equates to minor league
baseball drawing more total fans to their games than the NBA, NFL and NHL
combined.

The reasons? Players are more accessible, games are less expensive, stadiums
are easier to drive to and one of the most gratifying reasons is that the minors
have brought family fun back to baseball.
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F.3 BASEBALL BEYOND BORDERS

In 2012, PSG Founder Robert Young formed a working relationship with Japan’s
Baseball Challenge League (BCL), one of the two independent leagues in Japan.
The BCL has formed a new federation with the other independent Shikolu Island
League.

PSG’s long-term goal is to own and operate multiple teams, establish and
operate its own league and open markets in the Pacific Rim while expanding
the American brand of baseball to the Far East where interest in the sport is ever
more passionate.

Japan and Asia represent a huge opportunity for PSG. Asian fans are fanatics
about their baseball, and not only in Japan, but also in Korea, Taiwan and
mainland China. Our baseball partners in Japan, along with Mr. Young, share the
common vision of a world league and continue to engage in competition to
foster that goal.

Discussions with executives of the Baltimore Orioles, Oakland A’s and Texas
Rangers all confirmed the viability of such competition. These teams, among
others, seek access to young baseball talent and include the Nippon Professional
Baseball League.
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SECTION 3

FOCUS AREAS

Rendering or Other Views
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Project description, coordination and
creating a home for sports and family entertainment 

while helping to support and enhance the Fair.  



1 – ADAPTIVE REUSE, LEVERAGING UTILIZATION 

The 31st DAA controls the Fairgrounds and hosts the annual Ventura County Fair
and stock show along with a number of special events throughout the year.
Visitors, combined with the intensity of uses, stress the available facilities and
infrastructure.

The following all-important site maps provide an overview of the entire campus
and its potential. Enhanced services and added support will yield more diverse
points of interest for the Fair, create potential synergies and greater use for the
surrounding community and year-round guests.

Numerous improvements to the Fairgrounds will require significant capital
and a need to consider adaptive reuse of the facility infrastructure to improve
function. These planning systems will serve as a guide for greater utilization.
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The network of California fairs included 80 fair organizations divided into four 
categories (the latter three are non-DAA organizations):

DAA’s – state government entities
DAA’s – deactivated during fiscal 1997/98 leaving 52 active DAA’s
County fairs – County government or not-for-profit organizations
Citrus fruit fairs – not-for-profit organizations
California Exposition and State Fair (Cal Expo) – a state agency
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2 – REIMAGINING THE FAIRGROUNDS WITH A NEW BALLPARK

PSG’s Master Plan has been prepared in consideration of immediate near-term 
projects as well as conceptual long-term development.

Our Plan focuses on enhancing and improving the Ventura County Fairgrounds
and facilities in a manner that maintains the Fairgrounds’ distinction as a world
class “County Fair with Ocean Air” while also hosting a minor league baseball team.
There are five (5) MLB teams on the West Coast:

• Los Angeles Dodgers
• Los Angeles Angels
• Oakland Athletics
• San Diego Padres
• San Francisco Giants

Among these, PSG is focused on the Los Angeles Dodgers farm system, which
consists of seven Minor League Baseball affiliates across the United States and in
the Dominican Republic.

Upon contingent approval of PSG’s request for a long-term Master Lease, PSG will
contact the local major league franchises of the Los Angeles Dodgers and the Los
Angeles Angels of Anaheim. Both will be given an opportunity to relocate one of
their minor league teams closer to their parent club.

In addition to exploring opportunities with the West Coast MLB teams, PSG will
also invite the Independent Leagues to consider repositioning to Ventura County
as we strive to bring the best of the best to Seaside Park. We achieve the perfect
blend of sustaining a successful and profitable facility with the magic of a
modernized stadium and fairgrounds – all of it able to host suites, skyboxes, beer
gardens and convenient food stands.

Overnight, the landmark Ventura County Fairgrounds will become a focal point
of sports and entertainment for decades to come. Stadium fans will have a wide
range of seating options including private rooms overlooking events across our
brilliant Pacific coastline.
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3 – INCREASING MOBILITY OPTIONS

As PSG considers ways to maximize access, use and income for the oceanside
property, we plan to provide better access by activating the entire facility with
improved public circulation.

We will bring the City of Ventura and the Ventura County Fairgrounds and Event
Center closer together by creating a smarter more novel approach to roads,
walkways, entranceways and concourses, all of which provide options for
developable space with a variety of revenue streams.

It's key that no matter if it is this plan or another, the Fairgrounds need to allow
for maximum capacity of people to circulate. With design and expansion, we are
able to realize the core mission of providing year-round services through new
development and increased utilization for the Fairgrounds.
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4 – CREATING OPPORTUNITIES FOR CURRENT AND FUTURE VENDORS 

A variety of amenities and mixed-use opportunities were purposely planned into
PSG’s adaptive reuse design. From sporting and entertainment events, outdoor
venues and indoor exhibits to conventions and concerts, PSG sees the following
mixed-use opportunities:

• Gym
• Arcade
• Ferris wheel
• eSports arena
• Picnic areas, parks
• Paseos with fountains
• Beer gardens, food stands
• Home of the Pacific Sports Institute
• Elevated stadium seating (on the berm)
• The family fun zone and concourses (defining alignment, activating 

the waterfront, drawing in the beach’s surf & sun, walk & bike crowd)

The Player’s Club/The Derby Club:

• Player’s permit is grandfathered in as long as they are operational
• Player’s provides $1.1 million in annual revenue to the City of Ventura
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5 – WHO, WHAT, HOW

The Ventura County Fair 
Board & PSG



5 – WHO, WHAT, HOW
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The Ventura County Fair 
Board & PSG
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6 – eSPORTS – THE FUTURE IS NOW

While the Player’s Club and Derby Club assure the 31st DAA income from card
and off-track betting, PSG will enhance those operations by adding the option
of eSports to the Fairgrounds. This emerging industry consists of organizations,
franchises, teams and the game itself winning money from merchandizing,
sponsorships, advertising, ticket sales and media rights.

According to Newzoo, in 2020 global eSports had “a year-on-year growth of
+15.7%.” U.S. sports betting hit $42.19 billion from January 2021 through October
and almost doubled during the same time in 2020. Legal sportsbooks held more
than $400 million in October 2021 alone.

Currently, there are about 30 states where sports betting is now legal, including
18 that allow online sports wagering. This means more than 100 million Americans
can place a legal wager where they live. California is progressing towards legalized
sports betting.

Incorporated into PSG’s stadium design, support of these three betting venues will
accommodate greater capacity while fostering broader community use.
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7 – PACIFIC SPORTS INSTITUTE

PSG founded its Pacific Sports Institute (PSI) to create a public benefit at the
center of its sports business through affiliations with regional high schools,
colleges and universities. The goal is to provide a superior performance, training
and scholastic platform for students of all ages in a variety of organized sports.

Reputed performance coach, Tony 
Abbatine, will serve as the Dean of 
Baseball where training topics will 
include: 

• How to Develop Real Confidence
• The Fear of Failure factor
• The Perfectionist Syndrome
• Playing Small come Crunch time
• Building Resets and Reboots in Games
• Converting Anxiety into a Power Source
• Control Issues with Pitchers
• Hitters Swing and Miss Rates
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8 – ALIGNING WITH DOWNTOWN VENTURA™

The City of Ventura launched the first phase to update its General Plan in
November 2020. The General Plan is the embodiment of the community’s vision for
the future of Ventura. It is the City’s comprehensive framework of guiding policies
on land use, housing, roads, recreation, historical and natural resources, balance
of adequate water supply infrastructure, public safety services, noise and serves as
a basis for decisions that affect all aspects of our everyday lives from where we live
and work to how we move about. It is implemented by decisions that direct the
allocation of public resources and that shape private development.

PSG’s commitment to Ventura’s downtown merchants is to help activate an
under-utilized oceanside park with a corresponding relationship to downtown
while maximizing the value of the facilities by creating a new gateway to the
Pacific ⎼ 365 days a year.

PSG will work with the City of Ventura and its new General Plan Update to connect
with Downtown Ventura™, seize opportunities, and expedite approvals while saving
time and money. Aligning PSG’s development goals with the City’s processes over
the next 12 to 18 months may necessitate changes in land-use designations (i.e.
Specific Plan Overlay Zone) to help with updating the City’s newly adopted plan.
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9 – ALIGNING A VIBRANT TRANSIT STATION 

PSG proposes to construct a new Transit Center to serve as “The Gateway to
Ventura County.” To accomplish this in time for LA28, PSG will enlist support
from the following entities:

• Ventura County Transportation Commission (VCTC)
• Grant support (deployment of emergency services)
• California Department of Transportation (Caltrans)
• Los Angeles Olympics (LA28)
• Metrolink

The Los Angeles World Airports is modernizing Los Angeles International Airport.
It will add two new terminals and several new flight gates to Tom Bradley
International Terminal, including one that can handle super-jumbo airplanes for
long-haul flights.
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In 2028, approximately 15,000 athletes are expected to
compete at the Los Angeles Olympic Games. LA28 is
expecting fans from around the world and across the U.S.
The 2016 Summer Olympics in Rio de Janeiro, Brazil, drew
1.2 million tourists, 410,000 of whom were visitors from
foreign countries.
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In addition, the airport will consolidate its rental car center and offer new public
transportation options, including its highly anticipated automated people mover
that will connect LAX with the Crenshaw Line rail station at Aviation and 96th
Streets.

The Los Angeles County Metropolitan Transportation Authority has been working
on its “Twenty-eight by 28” plan to complete various infrastructure projects
before the Games begin, including an airport Metro connector station.

A second people mover called the Inglewood Transit Connector will connect the
Crenshaw Line with Olympic venues in Inglewood. The Purple Line, or Metro D
Line, is currently being extended through central city to UCLA in Westwood. The
UCLA campus station will connect the Athletes’ Village and Pauley Pavilion with
event venues downtown.

A new Regional Connector will connect the Expo and Blue Lines with the Gold Line,
so travelers between Santa Monica and East LA no longer need to transfer. It will
also allow travel between Long Beach and the San Gabriel Valley through downtown.

And finally, the American Planning Association’s Conference Committee manages
conferences in non-geographic regions throughout the U.S. When Santa Barbara
hosts 2,000 to 3,000 attendees, conference space and accommodations are left
bursting at the seams.



10 – LIVE EVENTS: TIME FOR AN EVOLUTION

We are seeing a reemergence of live events, which makes this the ideal time for an
evolution in entertainment. And what better place than the Fairgrounds?

In reimagining the Ventura County Fairgrounds & Event Center, research suggests
that the more fans who engage with a team year-round, the more likely they are to
purchase tickets and merchandise both on-season and off.

Ninety-five percent of hardcore fans interact with their favorite team/league off-
season, and 65% look for monthly content during this time. Fans with once-a-month
engagement during the off-season spend 40% more on merchandise and season
tickets than fans with no engagement.

These numbers tell a compelling story: now more than ever, boosting revenue
requires converting non-fans to casual fans, and casual fans into hardcore “fanatics.”
And there’s no better way to do so than by getting fans into our stadium to
experience the real thing, live and in-person.
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The Van Warped Tour
15 Ventura dates, 24 years and around 11 million ticket sales.

The final Ventura show? Sold out with around 17,000 tickets, according to festival organizers.



11 – THE NEXT GENERATION OF LIVE EVENTS

Transforming the live events space through data-driven innovation is both
crucial and inevitable. Data will empower PSG from the executive suite to
intelligence analysts in the data trenches and develop a better understanding of
every facet of the in-venue customer experience. PSG will be prepared with
practical field experience and equipped with best-in-class data analyses to help
make smart decisions that engage fans and drive revenue both in and away
from the venues.

Our important sponsorships will benefit greatly from PSG’s development
capabilities and our ability to bring customers in proximity to their
merchandising opportunities. All the while, PSG’s ecosystem will optimize an
attendee’s interest in sports and live events with our exciting industry shift – be
it on the ballfield, at the Fairgrounds or throughout downtown Ventura.
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12 – HOW PSG WILL INFLUENCE ATTENDEES IN THIS DAY AND AGE

PSG has a winning game plan for bringing new and returning attendees back to
the Ventura County Fairgrounds. Doing so means flipping the “build it and they
will come” mentality for a more modern approach.

Thanks to leadership from our Founder and former minor league baseball owner,
Robert Young, PSG understands the hearts and minds of sports and entertainment
fans alike. And with data, PSG will make decisions based on meaningful segmented
fan groups (i.e., casuals and fanatics). This combination helps PSG understand what
experiences resonate with hardcore, high-spending fans and provides insights on
how to encourage casual fans to attend more events and boost their spending each
time.

One thing is clear: consumers value personalization, the feeling that their
experience is designed just for them. Personalization in the digital era can stem
from mobile push notifications for loyalty rewards to alerts about shortest
concession lines on digital displays and signage. Adapting to current times will be a
necessary part of ensuring our venue – and vendors – thrive as personalization and
digitization have been identified as two of the most important trends in sports and
live events marketing.

PSG and our vendors will provide increased mobility options and personalized
experiences for each customer by leveraging large quantities of data holistically and
efficiently. We will drastically improve the end-to-end in-person experience and
encourage consumers to continue visiting venues for events. As a result of increased
attendance, customers will also engage with on-campus and local community
vendors more frequently, making key partners happy while attracting new ones.
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13 – A PATH TO VISIONARY LEGACY AND SUCCESS – Then, Now and Into the Future

• The Ventura County Fair Board, in concert with PSG, is cultivating and 
connecting a Diverse Team who understand that success requires leadership 
and management capacity.

• As such, the collaboration is laying the groundwork for this legacy project by 
articulating a clear Vision of something that has not been seen before.

• Together, we are stepping out of our comfort zone, managing the risks and in 
deployment aspiring to be recognized as the state’s preeminent Special 
District Agricultural Board. 



13 – A PATH TO VISIONARY LEGACY AND SUCCESS –
Then, Now and Into the Future

The Elements of A Successful Legacy:

• Purpose-driven leadership from the Board to co-create a legacy that seizes
this unique opportunity for big change that delivers success and fulfillment.

• Envisioning next steps to renew the past, enliven the present, secure the future.

• Building capacity to foster a more diverse set of incomes for the Fairgrounds.

• Leveraging the regional economic interests in the complex.

• Establish a Master Lease to coordinate all of these elements while building the
leadership cadre of the Board, the community and the public/private partnership.

The Elements of a Successful Embedding of The Vision – The Del Mar Model

• Legislative Authority (The State)

• Legislative Fostering (Champions from the state, regional and local communities –
working in concert)

• A Master Lease Committee who can deploy the embedded vision (The Club).
First steps to build the bridge from the vibrant past, through the re-invigorated
now and into the envisioned success of the future – with leadership, vision and
capacity.

• Building the bench of leadership through enlivened and enlarged local capacity
(a Board that practices both good process and building capacity for the long term).

Steps to The Vision – What Success Looks Like

• Growing Annual Cash Flow from a diverse set of project/product offerings
(i.e. Fair/Agricultural community collaboration, creative economy, baseball,
concerts, tourism, partnership with local hospitality managers, emerging facility
that supports 95% utilization). Supporting progressive maintenance of the
existing and vibrant facility, envisioning integration of new projects as well as
scanning and planning as the future unfolds. The result is an integrated and
training-embedded process that keeps the three key elements (healthy core-
vibrant integration and training-alive scanning and planning).

• Based on Public Leadership for Oversight and Vision, creating a dynamic
Master Lease for the attraction of private resources (i.e. cash investment,
project management, revolving and growing leadership connection with
educational resources) and a development of capacity to have the internal
resources to support all of these activities without overburdening local staff.
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14 – A MATCH MADE IN HEAVEN

The Pacific Ocean and baseball is just about as American as Apple Pie. PSG believes
that the winning nature of team sports in partnership with a public Board of
Directors that helps oversee this project will only breed success. By aligning
investment with modern processes, PSG aims to leverage leadership of the Board
and the institutional knowledge of the current staff to not only help maintain the
1940’s era facility...

...But also renovate a legacy Fairgrounds into an exciting new experience! This new
development will have a mix of revenue generating projects that support the vision
of a regional fair, family fun and community as we collaborate to achieve new
heights. We will realize greater utilization that increases cash flow, transforms the
institution of the Fairgrounds into a profit center and polishes this treasured gem.
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SECTION 4

MANAGEMENT 
SUMMARY

PSG has developed a team of bold leaders, 
seasoned directors, talented young managers, 
and committed employees — all with practical 

experience and successful track records.

Rendering or Other Views
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ROBERT “BOB” J.  YOUNG
Founder, President & Chairman of the Board

BACKGROUND
Educated at Brown University in Providence, Rhode Island;
graduated with honors in Political Science. Earned his law
degree at the National Law Center at George Washington
University in Washington D.C.

BIOGRAPHY
Los Angeles-based attorney and a member of the California
and the New York State Bars specializing in entertainment
and business law since 1974.

Robert has owned and operated four minor league baseball
teams in California and Hawaii:
• Orange County Flyers (2007-2011)
• Na Koa Ikaika Maui (“The Strong Warriors of Maui") 

(2010-2014)
• Hawaii Stars (Hilo) (2012-2014)
• Vallejo Admirals (2014)

Robert founded the Pacific Association, a new minor league
in 2012.

G.1 TEAM
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RICHARD “RICK” A.  CONRAD
Chief Executive Officer

BACKGROUND
Educated at California Institute of the Arts (CalArts). Award
winning composer/producer, segued to national politics with
candidate and issue campaigns, then ran government affairs/
crisis management/oversaw M&A for a national development
company, Japanese conglomerate and others.

BIOGRAPHY
Business leader and strategic community-builder.

Over 30 years’ experience developing and executing project
plans, establishing corporate relations, and creating trans-
formative business solutions that seize opportunities with
transparency, honesty and integrity for local-to-global
Fortune 500 companies.

Three decades fostering professional values, vision and
purpose for Paragon Communities, ITOCHU International,
National Association of Home Builders (NAHB), SCWW/
Green Compass International, Ledcor Group, Mayor Eric
Garcetti and Governor Howard Dean among others.
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ANDREW GOODWIN, AIA, NCARB
Principal Architect, Andrew Goodwin Designs
CA Registered Architect, C-34213 

BACKGROUND
Bachelor of Architecture, California Polytechnic State
University, SLO
California State University at Florence, Italy

BIOGRAPHY
Architect, strategist, writer, and advocate specialization
impact design for social change.

Over 15 years of experience in the architecture and planning
industry in California.

Architectural work includes municipal, private colleges,
residential and commercial projects from San Francisco to
Los Angeles and out to the Central Valley.

NCARB Professional, actively involved with the American
Institute of Architects, writes and advocates for humanitarian
design throughout the world, including the importance of
educating emerging professionals to participate and
communicate their work in this field.

Professional Work – Select
• Conejo Community Park and Center, Thousand Oaks, CA
• Royal Theater Preservation and Addition, Guadalupe, CA
• LeRoy Park Community Center and Park, Guadalupe, CA
• ADA Upgrades, Renovations, Retrofits, and Restorations of

multiple buildings, City of Porterville, CA
• San Joaquin Valley College, Multiple Locations
• Sunzu Yacu Community Center, Sunzu Yacu, Rwanda
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SUSANNE M. COOPER, P.E.
Civil Engineer, Jensen Design & Survey
Registered Civil Engineer, CA Lic. No. C060448
California Certified Qualified Stormwater Pollution 
Prevention Plan Practitioner/ Developer (QSP/D), No. 00304

BACKGROUND
Bachelor of Science, California Polytechnic State University,
SLO

BIOGRAPHY
Susanne has extensive experience as a senior-level
engineer managing a variety of projects through grading,
sewer, water, storm drain, street design and construction
administration phases.

She also specializes in hydrologic analysis, detention
analysis/design, and flood plain analysis. Susanne motivates
and mentors her staff of engineers and designers to
maintain efficiency and meet deadlines while producing
innovative and cost-effective solutions for the most complex
design issues.

Professional Work – Select
• Los Angeles Rams Football Team, Thousand Oaks, CA
• The Thatcher School, Ojai, CA
• California Lutheran University, Thousand Oaks, CA
• Citrus Place, Ventura, CA
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KEVIN WALDREN, AICP
Senior Planner, Jensen Design & Survey
American Institute of Certified Planners #30459
National APA Member 
CA APA Member
PSMJ Project Manager Bootcamp (2016)
Engineering Leadership Institute – Leadership Accelerator 
Course 1 (2021)

BACKGROUND
Bachelor of Science, California Polytechnic State University,
SLO

BIOGRAPHY
Kevin has proven public- and private- sector experience in
city-wide urban design, land design, environmental analysis,
preservation, mapping analysis and map production.
Technical expertise include AutoCAD, GIS and 3D modeling
programs.

He specializes in public policy and project implementation
through entitlement acquisitions, permit approvals and
environmental mitigation.

Kevin’s hand’s-on approach has led to working with several
cities, agencies, organizations, and individuals throughout
California performing community workshops, analyzing and
writing public policy documents, developing project designs
and obtaining permits and entitlements.

Professional Work – Select
• The Grove Specific Plan, City of Ventura
• Rio Urbana, City of Oxnard
• Cairns Parcel Map Subdivision
• Lot Line Adjustment, County of Ventura
• Great Recycled Waterline – Phase 2, City of Oxnard
• Calvary Chapel, City of Oxnard
• Seacoast Associates, County of Ventura
• VW Dealership, City of Ventura
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SHAWN PHILLIPS
Finance

BIOGRAPHY
Accomplished, entrepreneurial executive, drives revenue
generation and business development in multiple industries.

Establishes start-up operations, facilitates restructuring, builds
loyal client base, captures market opportunities, consis-
tently delivers results and leads his staff to meet or exceed
expectations.

Areas of Expertise
• P&L Management
• Sales Management
• B2B & B2C Marketing
• Financial Management
• Head Coach – 2017-2022 Colorado Warriors (12U-16U)

o 2019-2020 ASA/USA 14U Colorado State Champions
o 2006-2008 Head Coach North Jeffco Baseball

(8U-10U)
o 2007-2015 Assistant Coach for Colorado SWAT

(10U-16U)
o 1997-2001 Pitching Coach for Cherry Creek AAA club

Team (12U-15U)
• Pitching, Fielding, Hitting & Winning!
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• Start-up Operations
• Change Management
• Operations Management
• E-Commerce Management



MERIDITH POOLE THOMPS
Finance

BACKGROUND
Bachelor of Science, Accounting, North Carolina State 
University (summa cum laude) 
Master of Accounting, North Carolina State University.

BIOGRAPHY
Accounting professional with 15 years experience, including
Big Four audit firm experience, and industry experience in
the homebuilding and technology sectors.

Since moving to Ventura in 2008, Meridith has committed to
the local community through volunteering and community
involvement, including:
• Ventura County Leadership Academy participant
• Ventura Land Trust Supporter
• California Lutheran University Accounting Advisory
• Board Member
• Elementary school classroom volunteer
• Youth Track Club 8U
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MERIDITH PEELE THOMPSON
Finance



BRAD MOOBERRY
Brand Strategy & Digital Marketing

BIOGRAPHY
30 years as president and CEO of ad2, inc. Provided multi-
channel initiatives including brand strategy, website
development, social media and mobile marketing tactics to
a variety of corporate, entertainment and non-profit clients.

As owner and creative director, ad2 received more than 160
interactive awards, including New York Festival, Summit
Emerging Media, MarCom, Horizon, W3, Hermes Creative,
Webby, Davey, London International and One Show Awards.

Brad’s company was regarded as one of the top interactive
agencies in the country having produced more than 300
web projects and more than 100 interactive CD-ROM titles
with distribution of over 100 million disks.

Created and implemented digital projects across multiple
marketing channels, websites, micro sites, social sites,
interactive CD/DVD-ROMs, online campaigns, interactive
games & activities, custom online applications, mobile sites
and mobile apps, and much more.

Brad’s marketing skills include brand identity, brand building,
strategic planning, articulating vision, concept ideation, UI
design, information architecture, copywriting, graphic design,
photography, digital storytelling, print production, digital
video editing and programming.

Clients he helped make the shift to digital:
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JEFFREY WAYNE MAULHARDT
Historian & Educator

BACKGROUND
California State University, Chico
(BA Philosophy/BA Liberal Studies)
California Teaching Credential K-12.

BIOGRAPHY
Author of 16 local history books including Baseball in
Ventura County & The Day the New York Giants Came
to Oxnard (1913).

Offers background history of baseball in Ventura County
and the importance to establishing a home for baseball
fans and families to enjoy America’s original pastime.

Founder and president of the Oxnard Historic Farm Park
Foundation featuring the oldest remaining farm buildings
from the 1870’s along with dozens of vintage farm
implements from the county.

Areas of Expertise
• 30-year educator and coach
• Teacher of the Year (1988)

Jeff throws the first pitch
at Dodger Stadium with
Atlanta Braves Coach,
1991 MVP and Oxnard
native, Terry Pendleton.

Areas of Interest
• Fifth-generation descendant

of two longtime local families
(Maulhardts & Borchards).

• Founder, President of a non-
profit created to save oldest
buildings on Oxnard Plain.

• Threw out the first pitch at
a Dodgers game… twice!
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ANTHONY “TONY” ABBATINE
Director of Baseball & Softball Academics

BIOGRAPHY
Performance coach: MLB, NCAA, Team USA Softball
Professor, Sports Psychology, St. Thomas Aquinas College.
Creates programs that provide perspective for coaches,
support staff and consultants on an athlete’s performance
and well-being.

Performance Consultant, MLB Mental Skills & Vision Training
New York Mets, New York Yankees, Boston Red Sox,
Washington Nationals, Colorado Rockies, Los Angeles
Dodgers, Seattle Mariners and Texas Rangers.

Consultant, Pittsburgh Pirates Baseball Club Presented to
the Pirates Coaches, Front Office and Major League Manager
best practices for integrating visual training into the
organization’s hitting system and mental skills model.

Performance Coach, USA Softball – National Team Oversees
the mental and visual performance issues for the USA
National Teams training for the 2020 Olympics. On-field and
classroom workshops for the players and coaches. Travels
with the team to camp and international events, scouting
and evaluating upcoming opponents.

Performance Enhancement Consultant, NCAA University of
Florida, University of South Florida, University of Georgia,
University of South Carolina, Clemson University, University
of North Carolina, University of Alabama, University of
Texas, University of Arizona, University of Nevada Las
Vegas, University of California Los Angeles, Cal State
Fullerton and Oregon State.

Founder and Director of Performance at Frozen Ropes, a
U.S. based company that offers instruction and coaching to
amateur athletes and coaches.

As a Certified Open Focus Coach (COFTC) Anthony’s work in
the area of Visual Psychology has been featured in Sports
Illustrated, The Washington Post, The New York Times, USA
Today, News- week, ESPN and Baseball America.
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RYAN THOMPSON
Project Management, Operations

BACKGROUND
Bachelor of Science, Textile Engineering, North Carolina
State University (magna cum laude)

BIOGRAPHY
Patagonia Materials Specialist with 10 years experience
focusing on fibers and polymers. Develops custom
solutions to meet functional, aesthetic, environmental,
and cost specifications for both technical and lifestyle
apparel lines in conjunction with partners in Design and
Production.

Managed comprehensive redevelopment of International
Apparel Retailer’s flagship fleece program. Over 36
months, moved all RMs from 0% to 100% recycled
content inclusive of trims (except the metal zipper
teeth) while maintaining previous quality AND holding
retail costs. 1M+ units affected.

Oversaw International material supply chain and
maintained key R&D partnerships. Oversaw emergency
redevelopments due to anything from natural disasters
to socio-political issues challenging the supply chain.
Managed Operations for Materials R&D department
including set up of new workspaces, and maintenance of
in-house libraries and sample fabric stores.

Areas of Expertise
• Materials Selection/Optimization
• Project Management
• Operations/Planning
• Space Optimization

Areas of Interest
• 15-year resident of Ventura County
• Fitness enthusiast, runner, and aspiring Pickleballer
• Volunteer with Ventura Land Trust
• Classroom Volunteer - Pierpont Elementary
• Volunteer Coach - AYSO Region 39
• Volunteer Coach - Ventura Coastal Little League
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G.2 PREFERRED CONTRACTORS & VENDORS
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Oxnard, CA.  Third generation hardscape contractor providing applications for 
industrial, commercial, tract, and custom homes throughout the Western U.S.

Ventura, CA.  More than 30 years of service and success in civil 
engineering, surveying, planning and construction management.

San Luis Obispo, CA. Creating beautiful, practical designs for the 
people of Ventura County, the Central Coast and the Central Valley.

Ventura, CA.  Offering full digital document management and 
printing solutions with both small and large format services. 

Ventura, CA.  With a strong sense of community,  award winning Viola utilizes 
local subcontractors, vendors and workforce employees to focus on public schools, 
libraries, community centers, city halls, hospitals and transportation centers.

Ventura, CA.  Design professionals and environmental planners 
providing top quality landscape architecture, urban design and 
planning services to Southern California communities since 1983. 

Upland, CA.  Competitive Bid (Design/Bid/Build) general contractor
with 30-years experience including baseball stadiums, guarantees 
maximum price, and provides a 1-year warranty for all preconstruction, 
construction and post construction phases. 

Camarillo, CA. A production and A/V installation company since 1980, 
with a focus on “Performance Sound Systems” (Coachella Valley Music 
and Arts Festival, Stagecoach Festival, Hollywood Bowl, Thousand Oaks 
Civic Arts Plaza, Blink 182, Soundgarden, Red Hot Chili Peppers).  



G.3 STANDARD OPERATING PROCEDURES

MANAGING FINANCES
PSG’s significant investments in revamping this oceanside facility will enable the
company to maximize revenue while keeping costs down. How do we accomplish
this? Here are PSG’s financial factors that management understands when hosting
Fairground events.

Zero-Based Budgeting
As the name implies, PSG will start with a zero balance on all revenue and expense
accounts and then allocate resources based on program necessity rather than
budget history. Every expense that has been included will be specifically reviewed
and evaluated for necessity to maintain operations, provide for responsible regrowth
efforts and the revitalization the Ventura County Fair, and support the overall
strategic direction and goals of that organization.

This program-based format provides a better understanding of, and insight into,
revenues and expenses according to programs and functions instead of broad
categories that cover multiple programs. Going forward, this format will continue to
provide for better financial and statistical reports, creating a greater understanding
of net operations and impacts of decisions.

Tracking Actuals
PSG will ensure all revenue is being captured by tracking actuals. This is important
because of unanticipated changes that may happen over the course of an event or
fair. For some organizations, this is a big change in business process, but the
outcome and increase in revenue can be substantial.

Weigh the Mission Value
Revenue is not the top priority for mission-driven events. These events can include
4-H, Board meetings and local agricultural exhibitions. But mission-driven events
can still be costly and potentially take up space that a larger, more profitable event
could better utilize by charging for concessions and parking. On the flip side, there is
something to be said for hosting these types of events and being a good community
and industry partner. While there is room for different types of events, PSG will
carefully evaluate and balance what is planned into the fairground’s calendar.
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Concession Commissions
From funnel cakes to fried Oreos, food is one of the greatest things about a fair. It is
also one of the most lucrative. Tracking the commissions on your concessions can
give insight into the highest-grossing vendors enabling PSG to drill down even
further to the specific sale items as there is often a clear 80/20 winner. When we
define what is popular, PSG can better plan vendor layout and make note of who to
spotlight in our advertising.

PSG will implement order management software to tie together important aspects of
any event(s). From sales to invoicing, it acts as a CRM and allows PSG management
of the calendar, issue contracts, produce event orders, produce work orders, invoice
and collect data. This will allow everything before, during, and after an event to run
smoothly.

INCREASING EVENT PROFITABILITY
Organizing a profitable fairground event is just as much about what you don’t do.
PSG is mindful about costs and conservative about where budgets are deployed.
Eliminating potential revenue reducers, carefully managing inventory, adding value
to sponsorships and uncovering new revenue streams will increase use and
profitability.

Eliminate Revenue Reducers
PSG will track where money is deployed, and based on that data, strategize how
and where to stem the tide. Subcontractor needs, for example, can be a big budget
drain if one is not getting a fair price. PSG’s Management Team has local to regional
relationships with subcontractors who help yield better rates. Staff overtime is
always a matter of concern, both for the employee and the employer. And finally, a
dedicated army of trusted volunteers will contribute to PSG’s success while helping
to cultivate a valuable sense of community.

Inventory Management
Maintaining equipment inventory helps PSG avoid overstocking, which ties up cash
flow. Good inventory management can prevent unnecessary investments in
equipment and/or other resources.
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Maintenance
Breakdowns are guaranteed to happen, but what is not guaranteed is what will
break, how often and how much money it will take to repair. PSG has set aside
budget reserves specifically for maintenance. We based that expense on a
market analysis conducted by the Lincoln County Fairgrounds (Newport, OR
2014) suggests an annual range of $170,000 (low use) to $380,000 (high use).

These numbers account for maintenance related to all operating expenditures,
including labor costs, regular maintenance, insurance, advertising and contingency.

Equipment Depreciation
Calculating depreciation will help PSG make smarter maintenance decisions,
particularly for older equipment. And to maximize costs, will track each piece of
equipment. Our management software will provide the tools we need to simplify
the process. From proposal requests to tracking expenses, our unified fairground
platform will capture expenses that are not always tangible, and work to mitigate
surprises. Plus, PSG will benefit from the convenience of tracking finances in the
same software we use to manage entertaining and profitable events.
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Add Value to Sponsorships
To attract more sponsors, PSG will provide ways to make it worth their while. This
may include promotion on our social media platforms, offering the use of the
Fairgrounds for sponsor functions and placing branded signage in prominent areas
throughout the event(s). PSG understands the value of our audience, both onsite
and online, and promotes business-building opportunities by facilitating working
relationships between our co-sponsors, which adds value.

New Revenue Streams
PSG looks for out-of-the-box opportunities that go beyond the obvious money
makers such as concessions and sponsorships. We may open the fairgrounds to new
types of events that involve group sales, such as field trips, scout jamborees and
church bazaars. Priority parking and RV camping reservations are also good ways to
boost revenue. Leveraging the website can encourage more online group bookings
and provide better customer service as PSG’s information in a newly formatted
platform will be easily accessible and provide easy-to-find contact information for
questions and/or assistance.

IDENTIFYING HIDDEN EXPENSES
Supplies. Supplies are the services and equipment PSG needs to run a successful
event (i.e. tables, chairs, booths and audio-visual equipment). And while obvious,
our events, as they become more creative and diverse, could also require other not-
so-obvious necessities. For example, wristbands, platforms for extra signage, flex
response to COVID restrictions, even unforeseen Acts of God may all impact the
bottom line.

Assets
“Assets” are the heavy equipment such as buildings (temporary and permanent),
grounds, rides, and other structures that are owned or rented by the
Fairgrounds. To boost attendance and drive repeat business, it is important to
keep events fresh by rotating in new rides and retiring old ones, providing
beautiful surroundings and featuring state-of-the-art facilities. Since PSG will
likely be working with third-parties for most assets, we will ask about new
attractions in development and will capitalize on those ideas when planning
future events.
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94

In December 2020, the casino said it suspended operations largely due to the 
pandemic. On April 6, the casino closed and filed for bankruptcy. The owner also 
terminated its lease on auto row. 

Ventura lost $2 million in cardroom tax from the closure, according to the 
city's budget for the 2021-22 fiscal year.

City officials said they hoped the relocation would recoup some revenue.

They said a challenge with the fairgrounds location is that its state-owned property. 
meaning the city can't tax the casino 15% of its revenues as it had at the previous 
location. As part of a compromise, city and casino officials agreed to a payment in 
lieu of taxes.
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New concert venue to take over
former midtown Ventura bowling
alley site

A new 600-seat music venue, geared toward attracting new and
veteran artists, is set to open next year on the site of a former bowling alley
in midtown Ventura.

The Ventura Music Hall, located at 1888 E. Thompson Blvd., is scheduled to
debut in March 2022.

"We've designed the venue with the artist in mind," said Bruce Flohr, who is
part of the management team. "That's one of the things that helps a venue
get on the map. It's all in the details." 
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Viral diatribe:Teacher no longer at school after recorded diatribe makes
national news

Sound quality, stage design and even dressing rooms are important to
artists, he said, and those details about the venue will spread through word
of mouth. The new venue also has a specific area for bands to sell
merchandise.

"Artists go from city to city and everything blurs as one. If you can stand out,
an artist will pick out your venue if they like the room, even if it's a smaller
venue. The fan doesn't always see those things but the artist does," Flohr
said. 

He should know because he is a music executive for Red Light Management,
a company that manages Phish, the Dave Matthews Band, Chris Stapleton
and other artists.

The music hall is located where the Discovery Ventura, a bowling alley and
music venue, used to be. Flohr said the bowling alley was removed and a
stage was moved and placed in the center of the venue.

"It was a challenge," Flohr said. "There was a lot of construction we had to
work around in identifying the perfect sound system for that space."

Marlyss Auster, president and CEO of the Ventura Visitors and Convention
Bureau, said the venue will add to the diverse musical offerings in the city
like the Majestic Ventura Theater, Surfer's Point Live at the Ventura County
Fairgrounds and the Rubicon Theatre. 

"I think this fits a need right in the middle," Auster said. "It's a little bigger
than the Rubicon so there will be more people, but it's still reaching that
intimate feel. I think there's a perfect fit. I love that it's called Ventura Music
Hall and it will pair nicely with the live venues we have." 

The venue has hired Oxnard resident Jason Ruffinelli to run his Ruff House
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BBQ for its kitchen, with a menu curated for a dinner and concert
experience. 

Thomas Cussins, Marc Geiger and Cathy Duncan join Flohr as partners
for the project. 

Flohr, who joined the team in December, said he and Cussins looked at the
space and had the same vision for it. 

"I thought this would be a great way to contribute to what is now home to
me," said Flohr, who lives at Channel Islands Harbor in Oxnard.

Digital distraction?:Irked residents say sign makes Ventura look more like
Vegas

A challenge has been trying to open the venue when there has been no live
music due to COVID-19 restrictions, he said.

"Mentally, it's hard to wrap your head around it," Flohr said. "We're betting
on the future. What I'm excited about personally is I'm a partner with other
music business executives who understand live music. This is not a vanity
project." 

Even before Discovery Ventura, the site had been a bowling alley for about
five decades. Auster acknowledged the bowling alley had a lot of history but
not many people utilized the lanes when she went to Discovery Ventura. 

"It was a lot of space," Auster said. "Toward the end, they covered up the
lanes ... I think (Ventura Music Hall) converting and owning what they want it
to be was the right move. If we still want bowling, we've got Buena Lanes,
and I don't think they're going anywhere." 

Cussins said his company Ineffable Music purchased the building from the
previous owner Sharon Gaiser for $3.5 million.
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"The focus here is live music, dinner and a show," Cussins said.
"Everything's about the music ... Americana, bluegrass, rock 'n' roll, reggae,
country. We do nationally touring acts and sprinkle in some local bands.
We're completely independent." 

Cussins said his company began in 2006 and owns and operates venues in
San Luis Obispo, Santa Cruz and other locations.

"I've always believed there's nothing like seeing your favorite band in an
intimate space," he said.

"It certainly gives us, as an independent, an opportunity not to compete with
Live Nation or AEG but offer things they don't with the secondary market,"
Cussins said of the large entertainment companies. 

The Ventura venue will also have community events, but the real focus is
music, he said. 

"The main point of the space is to host concerts in a way that is like going
into your living room," he said. 

Officials said $1 of every ticket sold will go to a community fund to support
nonprofits. The first organization will be the Ventura Music Festival. 

"I think that's really unique and speaks volumes for them really wanting to be
part of the community," Auster said. 

For more information, visit www.venturamusichall.com.

Wes Woods II covers West County for the Ventura County Star. Reach him at
wesley.woodsii@vcstar.com, 805-437-0262
or https://twitter.com/JournoWes.
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SURPLUS LAND ACT
https://www.hcd.ca.gov/community-development/docs/sla_guidelines_final.pdf 

Section 103. Exemptions

(a) These Guidelines apply to the disposal of all surplus lands.

(b) Surplus land that meets one or more of the following conditions is exempt from Articles II
and III of these Guidelines: 

(3) Land declared to be exempt by the local agency. Other land may be exempt from these 
Guidelines provided that the governing board of a local agency declares
the property to be “exempt surplus land” at a regular public meeting and the declaration is 
supported by written findings demonstrating that the land is of one 
or more of the following types: 

(G) Validly Restricted Surplus Land. Surplus land that is subject to valid legal
restrictions not imposed by the local agency such as covenants, or other
restrictions that are and that would make housing prohibited, unless there 
is a feasible method to satisfactorily mitigate or avoid the prohibition on the site. An existing 
nonresidential land use designation is not per se a legal restriction that would make housing 
prohibited. 

(H) Surplus Trust Lands. Surplus land that was granted by the state in trust to a local agency 
or that was acquired by the local agency for trust purposes
by purchase or exchange, and for which disposal of the land is authorized
or required subject to conditions established by statute. 
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https://maps.ventura.org/countyview/
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Tsunami Inundation
(”inundation” is the result of a tsunami traveling a long distance inland)
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Subsidence Zone
(sinking of the Earth's surface in response to geologic or man-induced causes)
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Liquefaction – Tsunami Inundation
(strength and stiffness of a soil is reduced by earthquake shaking or other rapid loading)
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All Faults & Earthquake Fault Hazard Zones 
(Ventura’s fault is a north-dipping reverse-oblique slip fault)
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100 Year Floodplain
(This Regulatory Floodway is part of the SFHA and new residential structures are not allowed)
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Fire Severity Zones
(Defensible space will be maintained around all buildings and structures in State Responsibility Area)
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