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CITY OF

OXNARD

PLANNING COMMISSION
STAFF REPORT
TO: Planning Commission
FROM: Jamie Peltier, Planning Supervisor
DATE: March 5, 2026

SUBJECT: Project Name: Avalon Homes; Planning and Zoning Permit Nos. 16-400-02
(Coastal Development Permit) and 16-300-03 (Tentative Map); Property generally
at the northeast side of the intersection at Beachcomber Street and Harbor
Boulevard bound by West Fifth Street, Harbor Boulevard, Catamaran Street and
the Edison Canal (APNs: 196-0-010-275, -225, and -235).

1) Recommendation: That the Planning Commission (“Commission”):

a) Adopt a Resolution recommending that the City Council certify Final Environmental
Impact Report No. 2016-01 (Governor's Office of Planning and Research State
Clearinghouse No. 2016051075); and

b) Adopt a Resolution recommending the City Council approve Planning and Zoning Permit
No. 16-300-03 for a Tentative Subdivision Map, subject to certain findings and conditions;
and

c) Adopt a Resolution to approve Planning and Zoning Permit No. 16-400-02 for a Coastal
Development Permit, subject to certain findings and conditions.

2) Project Description and Applicant: The project is a request to construct a 56 for-sale,
market rate, detached, single-family residential dwelling unit development, community park for
the proposed residences, preserved open space with a trail for public access, parking lot for the
preserved open space area, and subdivision of land on a vacant 38.33-acre property. The
subdivision of the property maintains the northern portion Coastal Land Use designation of
Resource Protection (RP) as open space (29.58 acres) and southern lots (8.75 acres) as residential
in the Coastal Multiple-Family Zone (R-2-C). The 38.33-acre site will be divided into three
residential lots (Table 1: Lots 1-3) and seven other lots (Table 1: Lots A-G). The proposed
breakdown is as follows that correspond with the attached tentative map:

Table 1: Tentative Tract Map 5888 Areas
Lot/Parcel Use Acres

1 40 cluster single family dwelling units 4.12

2 14 cluster single family dwelling units 1.42
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Lot/Parcel Use Acres
3 2 cluster single family dwelling units 0.19
A Open Space (resource protected) 27.67
B Open Space (resource protected) 1.91
C Parking Area/Drainage 0.14
D Open Space/Entrance 0.13
E Community/Recreation Area 0.19
F Private Street 2.15
G Open Space/Entrance 0.10

The proposed 56 residential units are clustered in four separate dwelling units sharing a common
driveway along a private street. The private street connects to Dunes Street at the north end of
the site and to Canal Street at the south site. The open space and parking areas proposed are
designed for different uses. Lots A and B (approximately 29 acres) are dedicated protected open
space containing a proposed walking trail with controlled access from the parking lot at
Beachcomber Street and Dunes Street. Lot E is dedicated as a small community park for
residents of the Avalon development, with benches, play area, and garden area.

For the purposes of this Staff Report, the foregoing project description shall be referred to as the
“Project.” Filed by property owner Oxnard Dunes LLC, Mike Marlow, 1015 S. Harbor
Boulevard, Oxnard, CA 93035 (the “Applicant”).

Please see the reduced Project Plans (Attachment B) for more details.

3) Existing & Surrounding Land Uses: The project site is located on the west side of the City
generally surrounded by open space and agriculture within the Coastal Zone between Fifth
Street, Wooley Road, Harbor Boulevard, and the Edison Canal. The Oxnard Airport is located
east of the site on Fifth Street and the project area is outside of all identified airport restricted
protection and safety zones. The project area contains three vacant undeveloped lots identified as
Assessor’s Parcel Numbers (APNs) 196-0-010-275, -225, and -235. The site is currently made up
of sand dune formations, disturbed vegetation, willows, and other vegetation.

The developed neighborhood between Wooley Road, Harbor Boulevard, and Fifth Street is
known as the Oxnard Dunes Neighborhood containing single-family, duplexes, and multi-family
residential development. Along Wooley Road is the recently completed Shoreline Townhomes
project consisting of for-sale attached townhomes. North of Fifth Street at the intersection of
Harbor Boulevard and Fifth Street is the North Shore at Mandalay Bay residential subdivision
for 292 residential units currently under construction. West of Harbor Boulevard is the Oxnard
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Shores community made up of single-family, multi-family, and a small strip commercial
shopping center.

The following table summarizes the land uses and zoning designation of the Project site and
adjacent properties, which are also illustrated on Attachment A.

Table 2: Surrounding LLand Use and Zoning

LOCATION GENERAL PLAN ZONING EXISTING LAND USE
Residential Existing RP and Coastal
Project Site (REX) and Resource Multiple-Family Vacant
Protection (RP) (R-2-C)
Single-Family Beach
Residential Existing (R-B-1), Coastal Resource . . .
North (REX), Visitor Serving Protection (RP), Coastal Residential Sgbd1V1s10n
. - . . (north of W Fifth Street)
Commercial Visitor-Serving Commercial
(CVO)
South Residential Existing Coastal Multiple-Family Residential Single-Family
(REX) (R-2-C) and Multifamily
Coastal Recreation Community Reserve (CR),
East (REC), Agriculture Coastal Recreation (RC), Edison Canal, Agriculture
(AG) County Agriculture
Residential Existing Coastal Multiple-Family . .
West (REX) (R-2-C) Residential Duplexes

4) Background Information: The subject property is located within the Oxnard Dunes
Neighborhood. In 1964, the neighborhood was created by Tract No. 1567-1 establishing 99 lots
and public streets, not including the project site. Over the past 60 years, the lots have been
independently developed with mostly single and duplex dwelling units with some duplex
developments that have been subdivided for condominium purposes. Additionally in 1964, the
City Council passed Resolution No. 3349 approving a variance for varying front yard setbacks
for the entire tract from 25 feet to not less than 15 feet.

The subject properties have remained vacant but studies for development feasibility began in the
mid-1980s while the surrounding Oxnard Dunes Neighborhood was being built out with
residential structures. In 2003, a Coastal Development Permit (CDP) application was submitted
for 125 single-family residential development and was subsequently withdrawn. In 2011, a CDP
application and Tentative Subdivision Map were submitted for 64 detached residential units on
approximately 8 acres of the 38-acre site. Ultimately, that project did not move forward and the
application was closed by the City.

In 2016, the subject application was submitted for up to 65 residential units with either 15
single-family residences on individual lots or 30 residential duplexes, and two other lots
containing 35 single-family residential clustered condominium units on 8.75-acres of the 38-acre
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site. The remainder of the property would be preserved as open space and further restored to
dune habitat. There were several iterations proposed after the initial submittal in 2016 with
different residential unit counts, configuration, and building layouts. Pursuant to the California
Environmental Quality Act (CEQA), the project required environmental review and a Draft
Environmental Impact Report (EIR) was completed in 2019. The 2019 EIR identified in the
project description a version of the project that also proposed front yard setback variances. This
version with variances is not being proposed.

As required by CEQA, alternatives of the project were studied to identify the environmentally
superior option. During the course of the City reviewing the environmental document and
receiving public comments, the proposed project shifted to pursuing an alternative from the
environmental document. Alternative 5 from the 2019 environmental document analyzed a
56-unit development with only detached single-family residences for ownership on two lots and
still maintaining the open space parcels to the north. This alternative was the selected version to
move forward with as the proposed project. After reducing the unit count from 65 to 56 and

changing the site design, the modified project plans were resubmitted to the City for review in
2021.

Since the Draft EIR was originally circulated for public review between December 2019 and
February 2020, this current 2025 version of the Draft EIR is a recirculated version. The CEQA
process began in 2016 and the first version was circulated in December 2019. The purpose of
this recirculation is to provide an update of existing conditions and to the City and State CEQA
regulations that may have changed since preparation of the 2016 Draft EIR. This also analyzes if
there are new or potentially more severe impacts as a result of changes to existing conditions or
new circumstances.

The proposal for 56 detached single-family units with no attached units is the project for
consideration. Further background is discussed in the Environmental Determination section
below.

5) Environmental Determination: Pursuant to CEQA Section 15060, the City of Oxnard as the
Lead Agency, has prepared an Environmental Impact Report (EIR) (State Clearinghouse No.
2016051075) in accordance with the requirements of the CEQA (Public resources Code § 21000,
et seq.), the regulations promulgated thereunder (14 California Code of Regulations, §15000, et
seq., CEQA Guidelines), and the City’s Environmental Review Guidelines. The EIR identifies
and discusses the project’s potential impacts on the environment, mitigation measures,
monitoring requirements, and residual impacts for identified subject areas.

The City prepared an Initial Study and an EIR Notice of Preparation (NOP) and distributed the
NOP for agency and public review for a 30-day review period between May 27, 2016 and June
27, 2016, in which the City received 20 comment letters. A public EIR scoping meeting was held
on June 13, 2016, in the City of Oxnard’s Community Room at 300 West Third Street.

The Draft EIR was originally circulated for public review between December 2019 and February
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2020. This current version of the Draft EIR is a recirculated version of the original. The purpose
of this recirculation is to provide an update of existing conditions and regulations that may have
changed since preparation of the 2016 Draft EIR and analyze if there are new or potentially more
severe impacts as a result of changes to existing conditions or new circumstances. This
Recirculated Draft EIR also includes minor edits and updates in response to public comments
received on the Draft EIR during the December 2019 circulation.

Since the circulation of this Draft EIR, the City of Oxnard CEQA Guidelines were updated in
2017 and the State CEQA Guidelines underwent an update in 2019 which added resource
sections for energy and wildfire. The State CEQA Guidelines also revised transportation
thresholds to be related to vehicle miles traveled in lieu of the level of service standards. This
Recirculated Draft EIR includes a revised analysis consistent with the 2017 City of Oxnard
CEQA Guidelines and the current State CEQA Guidelines. The City adopted new CEQA
Guidelines in December 2024. However, preparation of this recirculated Draft EIR began earlier
in 2024, prior to the adoption of the new CEQA Guidelines in December 2024. For this reason,
the 2017 City of Oxnard CEQA Guidelines are used in this EIR, which were in effect prior to
December 2024.

The Recirculated Draft EIR was circulated for 45-days beginning on August 7, 2025 and ending
on September 21, 2025. The City of Oxnard received eight comment letters on the Recirculated
Draft EIR. Comment letters and responses are included in the Final EIR.

Based on the analysis in the EIR, the Avalon Homes Project would result in one Class I
significant and unavoidable impacts, Class II less than significant impacts with mitigation
measures incorporated, and Class III less than significant impacts and do not need mitigation.
The Transportation section has identified a Class I impact because the project increases vehicle
miles traveled (VMT) per capita over the threshold, which cannot be mitigated. However, a
mitigation is proposed for the Transportation section. The EIR identified mitigation measures
that are incorporated for the following sections: Air Quality, Biological Resources, Cultural
Resources, Geology and Soils, Greenhouse Gas Emissions, Noise, and Transportation.

CEQA Section 21081 and the State CEQA Guidelines require that a public agency make specific
findings before a project is approved if the project involves Class I significant and unavoidable
environmental impacts. These findings are required to include consideration of benefits of the
project such as economic, legal, social, technological or other benefits that may outweigh the
potential significant effects on the environment. As discussed above, the project would result in
transportation significant impacts which, even after application of feasible mitigation, cannot be
mitigated to a less than significant level and therefore remain significant and unavoidable.

The Draft EIR analyzed the VMT for 65 residential units using the threshold of significance if
the project exceeds 15% below the Ventura County Existing VMT for home-based VMT per
capita. The existing county VMT plus the project VMT per capita is forecasted to exceed the
CEQA threshold causing a significant impact. The Avalon Homes project regardless of 65 or 56
residential units would result in adding units in an area that already exceeds the VMT threshold;
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therefore will always be considered as a significant impact until other mechanisms are in place to
reduce VMT for this area.

Accordingly, Findings and a Statement of Overriding Considerations (SOC) were prepared
pursuant to the CEQA and are included within the resolution of approval for Avalon Homes.
State law stipulates that approval of the findings and SOC are not required until action is taken
on a project.

The following statements specify the reasons why, in the City’s judgment, the benefits of the
project outweigh its unavoidable environmental risks. The City also finds that any one of the
following reasons for approval is sufficient to justify approval of the project. Thus, even if a
court were to conclude that not every reason is supported by substantial evidence, the City will
stand by its determination that each individual reason is sufficient. The substantial evidence
supporting the City Findings and the benefits described can be found in the Record of
Proceedings.

The following statements specify the reasons why the benefits of the project outweigh its
unavoidable potential risk:

e The project would provide a responsible and balanced public access framework that
allows for community enjoyment of the open space area, while preserving and protecting
sensitive habitat areas.

e Restore, protect, and improve native dune plant communities, habitat, and vegetation.

e Ensure the open space area remains safe by establishing security and maintenance
processes and protocols.

e Complete this portion of the Oxnard Dunes Neighborhood with an attractive residential
neighborhood pursuant to the requirements of the City of Oxnard 2030 General Plan; and
the ability for efficiently providing municipal services.

e Comply with Local Coastal Plan (LCP) policies and provide a buffer to agricultural lands
to the east.

e The project would provide on-site habitat mitigation for any sensitive areas disturbed
within the R-2-C area of the property.

e Ensure that proposed development and land use conserve energy and natural resources.

e Provide for compatibility with existing residential uses in the area through effective and
appropriate urban and architectural design.

e The project would create recreational opportunities for citizens of Oxnard.

e The addition of residential units to the City of Oxnard will make a substantial
contribution toward attainment of community housing goals.

A discussion of the public benefits associated with the project is detailed in the Findings and
Statement of Overriding Considerations. The Final EIR includes a Mitigation Monitoring and
Reporting Program (Attachment H - Exhibit 2) that details the process to implement the required
mitigation measures.

Therefore, staff recommends that the Planning Commission recommend that the City Council
certify that: (1) the final EIR has been completed in compliance with CEQA; (2) The final EIR
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was presented to the decision-making body of the lead agency, and that the decision-making
body reviewed and considered the information contained in the final EIR prior to approving the
project; (3) the final EIR reflects the lead agency‘s independent judgment and analysis; (4) adopt
the Findings; (5) adopt the Mitigation Monitoring and Reporting Program; (6) adopt the
Statement of Overriding Considerations; and (7) certify the EIR.

6) Analysis:

a) General Discussion: The proposed project requires a CDP because the project meets the
definition of appealable development (Cal. Pub. Res. Code, Section 30603(2)), which
includes a subdivision within 100 feet of a wetland and within 300 feet of the inland extent of
the sea (Edison Canal). The final action on the CDP made by the City may be appealed to the
California Coastal Commission. A Tentative Map is required for the subdivision. CDPs are
reviewed by the Planning Commission (Section 17-58) and are the final decision maker for
the CDP. The Tentative Map is recommended by the Planning Commission to the City
Council for final action (Section 15-40).

b) General Plan and Local Coastal Program (LCP) Consistency: The project site has a
2030 General Plan and Coastal Plan land use designation of Residential Existing (REX) and
Resource Protection area (RP). The proposed uses of the site are single-family residential and
preserved open space on existing lots of record consistent with the density indicated by the
land use designation, zoning, and the surrounding development; therefore, the project is
consistent with the City's 2030 General Plan (Attachment D).

In addition to meeting the 2030 General Plan policies, the proposed development is subject to
the Coastal Act and Local Coastal Plan (LCP). The Coastal Act contains policies to address
public access, recreation, marine environment, land resources, new development, and
industrial development. The LCP is the City’s tool to ensure the new development is
consistent with the Coastal Act. The Project meets the standards of the LCP and the policies
of the Coastal Act (Attachment D).

Conformance with Zoning Development Standards: The proposed Project complies with the
above Coastal Act and LCP policies and, as shown below, the Project is fully consistent with
the development standards of the Coastal Multiple-Family (R-2-C) zone, which implements
the above LCP policies.

Table 3: R-2-C Standards

PRV PN | REQUIREMENT PROPOSED COMPLIES?
Max.l ??f;czg)g({l; ight 1 stories, 25 feet max. 24 feet YES
Minimum Lot Area 3,500 square feet per 56 dwelling units/38.3 VES
. . gross acres
17-13(D)(2) dwelling unit (1.5 dwelling units/ acre)
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. Lot 1 - 683 feet
o) 50 feet Lot2-350 ft YES
Lot 3 - 88 feet
29.58 acres resource
. protected open space;
.25 /o oflqt area, 8,276 square feet
Interior Yard Space minimum dimension community park, and YES
17-13(D)(4) of 15 feet 1,000-1,135 square feet
of private yard space per
unit
Lots 1,2, and 3 - 30%
Front Yard Setback
17-13(D)(5) 20 feet 20 feet YES
Rear Yard Setback
17-13(D)(6) 25 feet 25 feet YES
. 5 feet
Sldle 7??2(2138)6(‘[%%1( 5 feet Approximately 8-10 feet YES
between each unit
Building Lot Not to exceed 60% 79,498 square feet YES
Coverage 4%
. 2 garage spaces per unit
Off Street Parking 2 garage spaces per .
16-622(F) unit 121 othesrp(;[():zrsl parking YES

d) Site Design: The proposed site design consists of two major components: residential
development and open space. The project includes a tentative map to subdivide the 38.33-acre
site into three lots dedicated to the 56-unit residential development and six other lots used as
open space, parking, access, and the private street. The project is designed based on the
existing zoning, neighborhood framework, and physical conditions of the subject project site.

The existing 38.33-acre project site contains elevations that range from approximately 11 to
24 feet above mean sea level. The northern portion of the project site encompasses larger sand
dunes and associated back dune depressions. Moving towards the southern portion of the
project site, the project area levels out and is mostly flat.

The subject project sites are zoned R-2-C and RP and the uses of the proposed project are
consistent with the existing zoning. Proposed Parcels A and B (Table 1) that make up the
northern portion of the project site are designated as resource protected and proposed as
preserved open space. The proposal includes minor improvements for a walking loop, ADA
accessible walking path, a small parking lot at the corner of Harbor Boulevard and
Beachcomber Street, and security gating for controlled access. Proposed Lots 1, 2, and 3
(Table 1) that would make up the flatter southern portion of the site are currently zoned and
designated for residential use. The proposed 56 single-family residences and associated
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streets, landscaping, and utility infrastructure would be located entirely within these southern
lots.

The proposed residential development aligns with the existing street network of the Dunes
Community by connecting the development’s private street to Canal Street and Dunes Street
and extending the sidewalk connectivity and streetscape. The 56 detached single-family
dwelling units are clustered among 2-4 units each sharing one vehicular driveway that split
into the individual unit’s 2-car garage. This configuration allows for the proposed number of
residential units to remain within a more compact footprint, which preserves the resource
protected open space area to the north with minimal disturbance.

While the zoning and proposed uses are consistent, the entirety of the project area contains
biological resources and environmentally sensitive habitat area (ESHA). The Avalon Homes
property is referenced as the “Northern Dunes Area” of the Oxnard Coastal Zone Area in the
current Coastal Land Use Plan (LUP) (Oxnard 1982: Map No. 3). The LUP also describes
sensitive habitats as including “Dunes” and “Riparian Habitat,” which includes dense growths
of willows (Oxnard 1982:pages III-8 through III-10). Five areas of dunes are described and
mapped in the current LUP (Oxnard 1982:page III-8 and Map 7). A biological assessment was
conducted and several sensitive biological resources have been mapped within the project site
including willow thicket and mock heather scrub, and other species that have the potential to
occur near, on, and in the vicinity like the globose dune beetle, southern California legless
lizard, and the yellow warbler.

The Oxnard Local Coastal Program requires the protection of ESHA, such as the sand dune
habitat found on the open space parcel to the north, against any significant disruption of
habitat values. Section 30240b of the Coastal Act and incorporated into the LUP requires that
development adjacent to ESHA is sited and designed to prevent impacts that would
significantly degrade ESHA and to be compatible with the continuance of the habitat areas.
Proposed project development would occur in an area of the site that does not contain this
mapped dune habitat. These northern parcels are identified as areas for restoration that would
offset any adverse impacts from the site design of the minor development within the open
space and the residential development.

The Coastal Land Use Plan also requires a buffer of 100 feet to be provided adjacent to
resource protection areas. The buffer may be reduced to a minimum of 50 feet only if it can be
demonstrated the large buffer is unnecessary to protect the resources of the habitat area. Along
the northern portion of the development, the proposed private street would occupy a width of
46 feet between the nearest residential lots and the boundary of the RP designated land. A
narrow (2-foot wide) strip along its northern edge would have a split rail fence, and a retaining
wall would be used to minimize the extent of fill necessary along the northern edge. This
design is proposed to help minimize the extent of encroachment into the willow thickets that
occur north of the proposed street. The residential lots on the southern side of the street would
have front yard setbacks of 10 feet for houses and 20-feet for garages. Thus, the total
horizontal distance from structures to the edge of the RP boundary and preserved ESHA
would range from 56 to 66 feet. The biological assessment and EIR identified the proposed



Avalon Homes; PZ#s:16-400-02 (Coastal Development Permit) and 16-300-03 (Tentative Map)
Planning Commission Hearing Date: March 5, 2026
Page 10 of 13

location as a feasible and lesser environmentally damaging alternative. The EIR provided
mitigation measures for pre-construction botanical survey, biological monitoring, protection
and restoration of the RP designated area, re-vegetation plan with 4:1 ratio, and consultation
with regulatory agencies.

The proposed development adjacent to ESHA is sited and designed to reduce significant
biological impacts by locating it close to the existing developed Dunes Neighborhood. The
development is compatible with the continuance of such habitat areas as the RP area remains
protected and the mitigation measures incorporated as conditions of approval will further
restore the northern part of the project site.

Overall, the site design for the 56 unit residential development was heavily influenced by
maintaining the natural resources to the maximum extent feasible. After analyzing several
options and completing the environmental review, the southern portion of the site identified
for the residential neighborhood is the most compatible design that meets the General Plan
and LCP.

f) Circulation and Parking: To access the residential development, one 56-foot wide private
street (Canal Street) is proposed connecting to the existing public streets at Beachcomber
Street/Dunes Street and the Canal Street deadend. The street will contain a 10-foot parkway
on each side, 8 feet of parking on one side, and approximately 28 feet for travel lanes and Fire
Department apparatus access. The public open space walking path will be accessed by a
15-foot driveway to a parking lot at the corner of Beachcomber Street and Harbor Boulevard.
The project site for vehicles and bicycles is served by the existing network of streets that
connect to the major arterials, Harbor Boulevard and Wooley Road. The circulation is
consistent with the Dunes Neighborhood and provides sufficient connectivity to existing
streets for future residents and the Fire Department.

To access the dedicated open space, a 15-foot wide driveway is proposed off of Beachcomber
Street near the corner of Harbor Boulevard. The open space provides a parking lot with
approximately 10 parking stalls, which allows opportunities for public recreation within the
coastal zone. The parking lot for the open space trails is subject to dawn to dusk hours of
operation consistent with City parks.

Vehicular access to each of the 56 single family dwelling units is via one 26-foot wide
driveway approach per cluster of residences. The driveway aprons are consistent with the
City’s design and construction standards. The project meets the minimum parking requirement
of a 2-car garage for each unit and one visitor space per unit which need not be covered for
the first 30 units; after the 31st unit, 0.5 visitor space per unit for a total of 155 spaces. The
project provides a two-car garage for each residential dwelling unit and throughout the project
area for the residential component there are a total of 61 visitor parking spaces. The visitor
parking spaces can be found on the proposed private street on-street between driveways,
within a visitor parking lot, and the community park area. In total, the proposed project
provides 172 parking spaces meeting Section 16-622 off-street parking requirements.
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g2) Building Design: The proposed two-story residences are designed to be approximately 8-10
feet apart and will share a driveway. Each will have their own yard space of about 1,000
square feet for the four single-family unit clusters. There is generally one architectural design
and four styles that alternate between each unit in the cluster of four. The architecture is
contemporary modern and the four design styles provide similar architectural elements,
colors, and materials that complement and tie them together, but also establish differentiation
in the subdivision that avoids monotonous repetition among the cluster of single-family
dwellings.

Designs #1 and #2 are the two middle units in the cluster of four. There are two primary finish
materials for these design styles. The predominant finish will be stucco and secondary
horizontal plank siding. The color palette includes neutral tones of blue, sand, and gray with
white, black, and teal blue accent colors on the trim and horizontal siding around the windows
and frontage. The second floor patio railings will be black. The residences will be
approximately 24 feet in height with a flat roof that also includes a roof deck in the total
height. In Design #2, the color palette is only difference between #1. This proposed color
palette is made up of grays and browns with green as the accent color on the horizontal siding.

Designs #3 and #4 are the two end units in the cluster of four. The proposed design style is a
combination pitched roof and flat roof. Design #3 incorporates gray stucco and brick red
horizontal siding with white accents. Design #4 utilizes the same massing and roofline and
changes the color palette to brown/gray and brown horizontal siding.

The designs of the single-family homes will produce a desirable character that remains
compatible with the surrounding Oxnard Dunes Neighborhood single-family residences and
duplexes.

h) Inclusionary Housing: The Inclusionary Housing Ordinance 2980 allows a developer to
request an in-lieu fee payment be made rather than providing 10% of the total number of
dwelling units at an affordable lower income cost. The in-lieu fee would be available to the
City for additional affordable housing units anywhere within the city. Through a
Pre-Application process, the City Council has the ability to comment on the Affordable
Housing In-Lieu Fee option and if it is appropriate for the formal project review and final
action.

After selecting the alternative version of the project for 56 units in 2019, a Pre-application
requesting affordable housing in-lieu fee was submitted in 2020 for an estimated $2,016,000
payment instead of constructing six affordable units. The estimated fee was calculated at the
time of the Pre-Application and is subject to change when the project receives building
permits. The City Council reviewed the report at the July 20, 2021 City Council meeting and
discussed several topics including the allocation of funds to other affordable housing projects,
equitability of affordable housing within the Dunes Neighborhood, and the in-lieu fee
conditions of approval requirement.
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Generally, the City Council did not object to the in-lieu fee. There were comments regarding
affordability within the coastal zone and Council members expressed concern about providing
opportunities equitably for low-income units throughout the city including near the coast.
However, there was acknowledgement that the in-lieu fee can be allocated towards a higher
quantity of residential units rather than limited to the six units from this proposed project.
After the City Council meeting, the intent was to move forward with the Affordable Housing
In-Lieu Fee. The City Council was precluded from taking a vote on the Pre-Application
because it was a report item that was received and filed.

The recommended Resolution includes a condition of approval for allowing the payment of
the affordable housing in-lieu fee with building permits in place of providing them onsite. The
Affordable Housing In-Lieu fee is calculated at the time of building permit issuance based on
the adopted fee schedule. Currently, the fee as of July 18, 2025 per Single Family dwelling
unit is $43,808.91 and subject to change once the project is ready for building permits.

7) Development Advisory Committee (DAC): The DAC reviewed the 56-unit project on
October 13, 2021, April 13, 2022, and April 26, 2023. The DAC previously reviewed the 65-unit
project and provided comments on the development and subdivision. Overall, the changes based
on the comments have been made and the project received conditions of approval to ensure
consistency with the City’s policies and code requirements.

8) Community Workshop: The project site is located within the Dunes Neighborhood. On April
17, 2023, the project was presented to the public during a Community Workshop meeting. A
notice of this meeting was posted on the Project site with a brief description and contact
information. Prior to the meeting, there were 15 public comments received related to the timing
of construction, construction impacts, gating the community, public access to the open space,
impacts to biological resources, and traffic. During the Community Workshop, several members
of the public asked questions regarding the ownership of the development, homeless population
near the Edison Canal, impacts of the Oxnard Airport, and noise and vibration concerns. The
applicant and staff responded to the questions and indicated that the project will be scheduled for
a Planning Commission and City Council meeting where there would be additional opportunities
to provide public comments.

9) Noticing and Public Comments:

The Planning Commission Hearing was advertised in the newspaper with an on-site posting, and
by mail to property owners within 300 feet of the project site and residents within 100 feet of the
project site consistent with public noticing requirements. Planning Staff received comments on
the Draft EIR but has not received any comments or inquiry from the general public regarding
the proposed project after the Community Workshop.

10) Appeal Procedure: In accordance with Section 17-58(J) of the City Code, the Planning
Commission’s action may be appealed to the City Council within 10 working days after the
decision is made. Appeal forms may be obtained from the City Clerk and must be submitted with
the appropriate fees before the end of the appeal period. If an appeal to the City Council is not
filed within 10 working days of the Planning Commission's decision, the decision of the
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Planning Commission shall be considered final and a Notice of Final Action shall be filed on the
11th working day with the Coastal Commission. The decision of the Planning Commission on
the Tentative Map and EIR are a recommendation to the City Council.

Attachments:

Maps (Vicinity, Aerial, General Plan, Zoning)
Architectural and Landscape Plans

Tentative Map Plans

General Plan and LCP Consistency Tables

Final EIR

Resolution (PZ 16-400-02 Coastal Development Permit)
Draft Resolution (PZ 16-300-03 Tentative Map)

Draft Resolution (EIR No. 2016-01)

Staff Presentation
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