
Written materials relating to an item on this agenda that are distributed to the legislative 
bodies within 72 hours before the item is to be considered at its regularly scheduled 
meeting will be made available for public inspection at the City Clerk’s Office, 300 
West Third Street 4th Floor during customary business hours. Agenda reports are also 
on the City of Oxnard web site at www.oxnard.org. 

 

In compliance with the Americans with Disabilities Act, if you require special assistance to participate in a meeting, please contact 
the City Clerk’s Office at 385-7803.  Notice at least 72 hours prior to the meeting will enable the City to reasonably arrange for 
your accessibility to the meeting. 

Agenda Item time estimates: (Staff Presentation / Committee Discussion / Public Comment) 
 

AGENDA 
OXNARD CITY COUNCIL 

HOUSING AND ECONOMIC DEVELOPMENT COMMITTEE 
Council Chambers, 305 West Third Street 

September 8, 2020 
Regular Meeting - 4:30 to 5:45 PM 

 

This meeting is held pursuant to the State Emergency Services Act, the Governor's Emergency Declaration, and Governor's Executive Order N-29-
20 to allow members of the City Council or staff to participate via teleconference.  

Pursuant to the Ventura County Public Health Official’s order and Governor’s Executive Order N-33-20, all city buildings are temporarily closed to the 
public. The public is encouraged to view the meeting from home on the City’s website at Oxnard.org/city-meetings, Spectrum channel 10, Frontier 
channel 35, or YouTube at Youtube.com/oxnardnews. Video recordings are typically available online immediately following the meeting.  

The public may provide comments to the City Council via email at cityclerk@oxnard.org no later than 2:00 p.m. on the day of the meeting. Please 
identify the committee name, meeting date, and agenda item in the email Subject line.  

A telephone option for public comments is also available at this time due to the State of California “Stay At Home” order. Requests to speak must be 
submitted no later than 2:00 p.m. on the day of the meeting. Use the form on the city’s website to submit your request: Oxnard.org/city-meetings, or 
call the City Clerk’s Office at (805) 385-7803, or email your request to cityclerk@oxnard.org. 
 

A.  ROLL CALL, POSTING OF AGENDA, FLAG SALUTE
     

 

B.  PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA

  

At this time, the legislative body will consider public comments for a maximum of fifteen minutes. A 
person may address the legislative body only on matters not appearing on the agenda and within the 
subject matter jurisdiction of the legislative body. Speaker requests shall be submitted as set forth on the 
first page of this agenda. Based on the number of speaker requests submitted, the presiding officer may 
impose time limits per speaker. Typically, speakers are limited to two minutes, but shorter time may be 
established as deemed necessary. The legislative body cannot enter into a detailed discussion or take 
action on any items presented during public comments at this time. Such items may only be referred to 
the City Manager for administrative action or scheduled on a subsequent agenda for discussion. 

     
 

C.  CONSENT AGENDA 
     

 

   1.  City Clerk Department   

      SUBJECT: Approval of Minutes. 

     
RECOMMENDATION: That the Housing and Economic Development Committee approve the 
minutes of the July 28, 2020 regular meeting as presented. 

     

Contact: Michelle Ascencion, (805) 385-7805 
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D.  REPORTS 
     

 

   1.  Community Development Department   

      SUBJECT: Preparation of the 2021-2029 Housing Element and Policy Direction. (10/10/10) 

     

RECOMMENDATION: That the Housing and Economic Development Committee (HEDC): 
1. Receive a report on the preparation of the 2021-2029 Housing Element (6th Cycle Housing 
Element); and 
2. Provide feedback to staff on several key policy questions. 

      Contact: Jeff Pengilley, (805) 385-8208 
 

   2.  Community Development Department   

      SUBJECT: Cannabis Equity Program and Cannabis Cultivation. (15/15/15) 

     

RECOMMENDATION: That the Housing and Economic Development Committee: 
1. Provide input and comments on the Oxnard Cannabis Equity Program, with consideration on how 
to allocate the 1% local equity donation, including programs and recommended percentages; and 
2. Provide input on advancing a cannabis cultivation ordinance. 

      Contact: Jeff Pengilley, (805) 385-8208 
 

   3.  Housing Department   

  
   SUBJECT: First Amendment of the 2020 Annual Action Plan for CARES Act Coronavirus 

Response Grants and Adoption of an addendum to the Citizen Participation Plan (10/10/10) 

     

RECOMMENDATION: That the Housing Economic Development Committee recommend that 
the:  
1. City Council conduct a public hearing on October 6, 2020 to receive comments from the public 
relating to the First Amendment of the 2020 Annual Action Plan for CARES Act Coronavirus 
Response Grants to be submitted to the United States Department of Housing and Urban 
Development, Office of Community Planning and Development; and 
2. City Council authorize the City Manager to submit the 2020 CARES Act Addendum to the City’s 
Citizen Participation Plan. 

      Contact: Emilio Ramirez, (805) 385-8094 
 

E.  ITEMS FOR FUTURE AGENDAS 
     

 

F.  ADJOURNMENT 
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M I N U T E S
OXNARD CITY COUNCIL

HOUSING AND ECONOMIC DEVELOPMENT COMMITTEE
Regular Meeting

July 28, 2020

A. ROLL CALL, POSTING OF AGENDA, FLAG SALUTE

At 4:32 p.m., Chair Madrigal called to order the regular meeting of the Oxnard City Council 
Housing and Economic Development Committee in the City Hall Council Chambers at 305 W. 
Third Street, Oxnard, California. The City Clerk called the roll and announced the posting of the 
agenda. Members Gabriela Basua, Tim Flynn, and Chair Oscar Madrigal were present via 
videoconference.

Staff members present were Ashley Golden, Assistant City Manager; Kenneth Rozell, Chief 
Assistant City Attorney; Emilio Ramirez, Housing Director; and Michelle Ascencion, City Clerk.

B. PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA   (None received.)

C. CONSENT AGENDA

City Clerk Department

1. SUBJECT: Approval of Minutes.
RECOMMENDATION: That the Housing and Economic Development Committee 
approve the minutes of the July 14, 2020 regular meeting as presented.

It was moved by Member Flynn, seconded by Member Basua, to approve the minutes as presented. 
VOTE: Basua, Flynn, and Madrigal voted in favor; the motion carried 3-0.

D. REPORTS

Housing Department

1. SUBJECT: License Agreement for Development Visioning and Temporary Use for OHA 
Property Located at 610 Cuesta del Mar.
RECOMMENDATION: That the Housing and Economic Development Committee 
recommend approval of the proposed License Agreement A-8233 with LUCHA, for an 
initial term of three years, to the Oxnard Housing Authority Board of Commissioners.

The Housing Director gave a report. Public comments were received from Sofia Vega and Lucy 
Cartagena. Discussion ensued among the Committee and staff.

It was moved by Member Basua, seconded by Member Flynn, to approve the recommended action 
as presented. VOTE: Basua, Flynn, and Madrigal voted in favor; the motion carried 3-0.

E. ITEMS FOR FUTURE AGENDAS   (No requests were made.)
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JULY 28, 2020 OXNARD CITY COUNCIL HOUSING AND ECONOMIC DEVELOPMENT COMMITTEE PAGE 2

F. ADJOURNMENT

There being no further business on the agenda, and without objection, Chair Madrigal adjourned the 
meeting at 4:52 p.m.

MICHELLE ASCENCION, CMC OSCAR MADRIGAL
City Clerk Chair
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 HOUSING AND ECONOMIC DEVELOPMENT COMMITTEE
AGENDA REPORT

 

REPORTS
AGENDA ITEM NO. D.1 

  
  
DATE: September 8, 2020
  

TO: Housing and Economic Development Committee
  

FROM: Jeff Pengilley, Interim Community Development Director, (805) 385-8208, 
jeff.pengilley@oxnard.org

  

SUBJECT: Preparation of the 2021-2029 Housing Element and Policy Direction. (10/10/10)
 

RECOMMENDATION
 

That the Housing and Economic Development Committee (HEDC):
1. Receive a report on the preparation of the 2021-2029 Housing Element (6th Cycle Housing Element); and
2. Provide feedback to staff on several key policy questions.
 

BACKGROUND
 

The RHNA process began in 2019 and the final RHNA allocation is scheduled to be adopted by the Southern 
California Association of Governments (SCAG) Regional Council in January 2021. The City’s RHNA 
allocation for the “6th Cycle” projection period between June 30, 2021 and October 15, 2029, is shown in the 
following table along with a comparison to the 5th Housing Element cycle:

EXECUTIVE SUMMARY

The City’s 6th Housing Element is required to be adopted by the City Council no later than October 15, 2021. 
Staff has initiated this work effort and is working with the City’s consultant, PlaceWorks, Inc, to complete this 
update. Staff will continue to solicit feedback and engage working with community members and stakeholders 
interested in the Housing Element. This is the first of several check-ins with the HEDC and City Council.
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Key policy questions for which staff is seeking HEDC feedback are as follows:

1. Does the HEDC support utilizing 1,000 ADUs and Jr. ADUs during the next 2021-2029 Housing 
Element to achieve compliance with the 2,902 lower income RHNA? 

2. Should the City discontinue AAHOP and, instead, rely on the State’s default density of 30 units per acre 
on selected lower income sites for the 2021-2029 Housing Element?

3. Are there recommendations from HEDC regarding the City’s inclusionary housing ordinance in lieu 
percentage? Are there there local preference strategies that HEDC would like explored?

4. Should the City adopt a plan or program to encourage housing in the BRP zone, as well as targeted 
commercial centers through streamlined approaches)?

RHNA Allocation and Schedule

Staff does not expect the City’s draft RHNA allocation of 8,529 units to change significantly when SCAG 
adopts the final RHNA in early 2021. It is important to note that the 6th Cycle RHNA methodology includes 
5,311 ‘Existing Need’ units intended to provide housing units to offset the very low production of housing 
during the 2008 to 2012 Great Recession. Theoretically, these “Existing Need” units would be occupied by 
existing City residents to reduce overcrowding and lower housing costs and increase the local rental vacancy 
rate to five percent. The remainder of the RHNA allocation of 3,218 units is intended for forecasted growth and 
represents an annual growth rate of about 0.75 percent, which is consistent with household and population 
projections in the 2030 General Plan. In this context, the relatively large allocation of 8,529 units is not 
intended to induce unplanned overall population growth.   

After SCAG adopts the final RHNA allocation, staff will finalize a draft 2021-2029 Housing Element and  
complete an environmental review in compliance with the California Environmental Quality Act (CEQA).  The 
2021-2029 Housing Element and its CEQA documentation will be presented to the Planning Commission and 
then the City Council for adoption and transmittal to Housing and Community Development (HCD) by October 
15, 2021. Public outreach has already started and will continue throughout this process.

Housing Site Inventory and Identification

As part of the 6th Cycle Housing Element update, staff has already begun looking at density and inventory of 
sites aimed at producing additional housing in compliance with the City’s identified RHNA allocation. A 
number of new requirements for site selection were identified by HCD in the past few months. For example, 
sites which are greater than ½-acre but less than 10 acres in size are now determined as “ideal” affordable 
housing sites. Additionally, if lower income housing element sites haven’t been developed for affordable 
housing over the past two Housing Element cycles, the standard for including these same sites in the 6th 
Housing Element cycle is more stringent.

Additionally, AB 686 passed in 2019, required Housing Elements to develop programs and activities to 
“affirmatively further fair housing.” This means Oxnard’s 2021-2029 Housing Element will contain an 
Assessment of Fair Housing (AFH) consistent with core fair housing elements required by the Federal 
Affirmatively Furthering Fair Housing (AFFH) final rule of July 16, 2015.  The Housing Element land 
inventory and identification of sites must be consistent with a jurisdiction’s duty to address AFFH and the 
findings of its AFH. At a later date, staff will brief the Committee on which AB 686 programs and strategies 
might be suitable to Oxnard. It does seem that a concentration of sites in low resource areas may not be 
consistent with AFH guidelines, which will inform the site inventory and identification process. 
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In June 2020, as part of this site inventory and identification process, the City Council approved submission of 
a $500,000 Local Early Action Planning (LEAP - $500,000 - pending but expected to be awarded in the next 
three months) grant application to study land use and housing density along this “High Quality Transit 
Corridor” (HQTC), specifically increasing density along Oxnard Boulevard from US 101 to Pleasant Valley 
Road, Fifth Street from Oxnard Boulevard to Rice Avenue, and Vineyard Avenue from Oxnard Boulevard to 
the US 101 freeway. Increasing density along these corridors is consistent with Gold Coast Transit District’s 
planned future route expansion and frequency of service, and SCAG’s RHNA allocation of additional housing 
units to HQTC areas. City staff are also evaluating All Affordable Housing Opportunity Program (AAHOP) 
sites and density that were identified as part of the City’s 4th Housing Element cycle, 2006-2014 Housing 
Element and was continued in the 5th Housing Element cycle, 2013-2021 Housing Element. AAHOP sites 
allow a site density between 20 and 39 units per acre, with most sites allowing 24 units per acre (25% above 
the underlying C-2/R-3 zoning). The AAHOP program also allows for additional concessions above the 
allowance under the State’s density bonus provisions and allows for an adjustment to numerical zoning 
ordinance development standards by plus or minus 10% (see Attachment 1 - AAHOP program).

ANALYSIS AND DISCUSSION

Generally, affordable housing and housing policies are aimed at addressing housing disparities for the 
following income categories based on the annual Ventura County Area Median Income (AMI)*: 

Extremely Low <30% Under $33,850
Very Low 30% to 50% To $56,450
Low 50% to 80% To $90,350
Moderate 80% to 120% To $117,350
Above Moderate >120% To $117,350
*Based on 2020 Ventura County AMI for a four-person household of $97,800

There is sometimes confusion on what units may be “counted” to achieve the Housing Element’s RHNA 
allocation target and during the subsequent annual HCD Annual Progress Reports. Based upon HCD guidance, 
PlaceWorks advises clients that they should identify sites which contain housing unit capacity/numbers which 
yield a capacity of approximately 110 percent of the RHNA target number to allow for losing mixed use zoned 
sites to non-housing development. Below is a list of housing production categories that “count”, in total, and 
are utilized to meet the RHNA target number:

1. Any planning permit for housing units approved after June 30, 2021.
2. Expected housing sites not yet filed, likely to be approved and built by 2029.
3. Remaining 2013-2021 lower income Housing Element sites and additional affordable housing sites. 
4. Accessory Dwelling Units (ADU) and Junior ADUs.

The above categories are generally quantifiable by the Community Development and Housing Departments.  It 
is important to note that plans and programs will be needed to support the RHNA targets. Units that are 
replaced due to damage (flood, fire, etc.) may not be counted as new units. Any project that demolishes 
existing housing units may only count the net units gained (i.e.; the first 250 units of Las Cortes housing will 
not be counted towards the RHNA allocation as the project’s 250 new units are replacing the previous public 
housing units). As previously mentioned, the City will need to identify sites and Housing Element programs 
that provide feasible opportunities to develop housing units for all income categories.
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Key Policy Questions for Which Committee Input is Being Sought

Question 1. Does the HEDC support utilizing 1,000 ADUs and Jr. ADUs during the next 2021-2029 
Housing Element to achieve compliance with the 2,902 lower income RHNA?

The 5th cycle Housing Element did not rely on ADUs to fulfill affordable housing requirements. Based on the 
City’s historical ADU and Jr. ADU development activity through May 2020, and based upon recent 
conversations with HCD, the number of projected ADUs will represent a significant portion of lower income 
units. Most ADUs are likely to be developed on parcels with one existing housing unit. 

The City is receiving a significant number of ADU and Jr. ADU development applications. Staff is in the 
process of forecasting where ADUs are likely to be developed, based on recent ADU permits. The City is also 
evaluating its water and wastewater capacity for the many single-family neighborhoods that are likely to add 
ADUs (SB2 work - City has received a $625,000 for these and other housing-related work efforts). State law 
allows jurisdictions to prohibit ADUs in areas with inadequate utilities until the capacity is upgraded.

A summary of ADU development activity indicates:

Annual ADU Statistics (as of June 5, 2020)

Year Applications Received Entitlements Granted Building Permits Issued Final Inspection/CO
2013 0 0 0 0
2014 1 0 0 0
2015 0 1 0 0
2016 0 0 0 0
2017 17 2 0 0
2018 44 25 4 1
2019 50 55 13 9
2020 53 41 6 3
Total 165 124 23 13

There are currently approximately 31,000 parcels with single family detached housing units in the City’s total 
2020 housing inventory of 56,000 units, or approximately 55.4 percent of the City’s housing stock (Department 
of Finance (DOF), Report E-5, May, 2020). If all lower income housing units (2,902 units) were developed by 
the year 2029, it would represent about 9.4 percent of the single-family parcels, or about one in thirteen parcels 
(roughly two ADUs per block). 

HCD encourages jurisdictions to include Housing Element programs that encourage the construction of ADUs 
and Jr. ADUs. Staff provided a summary of ADUs and Jr. ADUs at the City Council meeting on July 21, 2020 
(see Attachment No. 2), and ordinance amendments to be compliant with State law were adopted by Council on 
September 1, 2020. As part of the July presentation, staff informed Council that these permits are processed 
administratively and cannot be denied provided they meet City and HCD planning requirements. 

HCD issued guidance as to how the City can approach counting ADUs towards meeting the City’s lower 
income housing allocation. The City’s housing consultant and staff have begun developing a rationale and 
justification based upon historical ADU construction and current and potentially proposed City efforts to 
support ADU development, including affordability reporting and streamlined ADU template documents.  This 
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rationale would allow the City to propose counting 1,000 ADUs towards meeting its lower income housing 
requirement in the draft submitted to HCD for review. This represents approximately 35% of the City’s lower 
income housing allocation (2,902 units). Staff will present this methodology to HCD in the near future, and 
will continue evaluating overall housing sites (not just ADU sites) through the site selection process with 
special attention paid to infrastructure and utility capacity. As part of the community outreach required for the 
Housing Element update, staff will solicit input regarding staff’s recommended ADU numbers. 

Does the HEDC have comments regarding staff’s intent to comply with the City’s lower income housing 
requirement by identifying 35% of lower income units (1,000 units) as ADU’s?

Question 2. Should the City discontinue AAHOP and, instead, rely on the State’s default density of 30 
units per acre on selected lower income sites for the 2021-2029 Housing Element?

In 2012, the City developed the AAHOP program to meet the lower income RHNA allocation for the 2006-
2014 Housing Element. AAHOP was continued in the 2013-2021 Housing Element. This program applies an 
“AH” additive to the zoning designation (i.e C2-AH) and generally increases the allowed density by 25 percent 
provided the AAHOP housing project is 100 percent affordable.  

HCD considers the City’s AAHOP density a local program and the resulting higher density the “base” density. 
The City’s AAHOP was adopted before the State Density Bonus (35% density increase) was created. The State 
Density Bonus can be applied on top of the AHHOP density. With the recent adoption of Assembly Bill (AB) 
1763 (2019), the State raised their automatic density bonus from 35 percent to 80 percent for projects that are 
100 percent affordable. AB 1763 also grants four development standards concessions, three extra stories, and 
all but waives parking requirements. Since the State Density Bonus is additive to the AAHOP density, this 
increase from 35% to 80%  is significantly more density than originally envisioned by AAHOP. 

For example, AAHOP Site D-06 is a vehicle dealership property zoned C-2, which allows housing at 18 units 
per acre. With the AAHOP allowable density, the 18 units per acre would be raised to 24 units per acre for a 
100 percent affordable project. HCD then considers the City’s base density as 24 units per acre.  The same 
project would then automatically qualify for the AB 1763 state density bonus of 80 percent, further raising the 
allowed density from 24 units to 43 units per acre (24 X 1.8 = 43.2). AAHOP and AB 1763 on this site increase 
the density 2.4 times from the C-2 density of 18 units per acre that is the basis of traffic and utility planning.

An HCD recommended alternative to demonstrating feasibility for each housing element site being counted for 
lower income units is to utilize HCD’s “default density” zoning of 30 units per acre for urbanized areas such as 
Oxnard. HCD allows sites zoned at the default density (30 units per acre) to count all realistic potential units 
towards the RHNA lower income allocation (2,902 units) without demonstrating feasibility. Staff is now 
looking at focusing density in specific targeted areas to take advantage of transit opportunities and services and 
is recommending that the City consider using the State default density on selected sites as an option to reach 
the remaining lower income RHNA allocation after accounting for ADUs and projects already committed to 
providing lower income units. The default density approach is widely used by other jurisdictions and increases 
the likelihood of HCD certification. 

In summary, AAHOP was created prior to the State Density Bonus program. Because of the recent changes 
with AB 1763, the unintended combination of AB 1763 with the City’s AAHOP, and HCD’s requirements for 
a feasibility analysis for housing element sites designated for lower income units, staff strongly suggests the 
City: 1) discontinue AAHOP and, instead, 2) rezone selected housing element sites to 30 units per acre, if and 
as needed, to reach the total 2021-2029 RHNA lower income unit allocation. If Council supports including up 
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to 1,000 ADU/Jr ADUs for our lower income units, the State’s Default Density may be needed for less than 
2,000 units.   

Does HEDC support staff’s suggestion to discontinue AAHOP and, instead, rely on the State’s default density 
of 30 units per acre on selected lower income sites for the 2021-2029 Housing Element? If so, what elements 
are important to consider in identifying sites that accommodate 30 units per acre?

Question 3.  Are there recommendations from HEDC regarding the City’s inclusionary housing 
ordinance in lieu percentage? Are there there local preference strategies that HEDC would like 
explored?

The City’s inclusionary housing ordinance requires housing projects of ten units or more to include ten percent 
of the units at a very low or lower income affordability level, or pay an in lieu fee; ‘urban villages’, as 
designated by the 2030 General Plan, are required to provide fifteen percent of units at a lower income 
affordability level, or pay an in lieu fee.   

As part of the update to the City’s Inclusionary Housing Fee (July 2020), staff committed to updating the 
ordinance. Through this process, staff will be evaluating the ordinance and exploring concepts and options to 
produce and maintain affordable housing. As part of the impact fee discussion, some Council members 
expressed support for raising the inclusionary requirement above ten percent, as suggested in the April 26, 
2020, letter from Barbara Macri-Ortiz to the HEDC prior to the Committee’s April 28, 2020, meeting regarding 
the inclusionary in-lieu fee (Attachment 2). In subsequent discussions with Ms. Macri-Ortiz, she promoted 
establishing an in-lieu percentage commensurate with the percentages of affordability in the City.  For 
example, using the 2021-2029 RHNA allocations and distribution by income category, the inclusionary 
requirement would be thirty-four percent (34% for lower income units), or the developer would pay an 
equivalent in-lieu fee. 

Prior discussions pertaining to updating the inclusionary ordinance have focused on the inclusionary percentage 
and the ability to impose local preference. As communicated in staff’s January 12, 2020, memo to HEDC, the 
ability to impose local preference is difficult to require unless City funding is allocated. As part of the 
ordinance update, Staff will explore other inclusionary ordinance update options. 

The City’s inclusionary housing ordinance is one policy (Policy 10) within the Housing Element. HCD has 
made it clear that inclusionary programs are not appropriate ways to plan for the identification and creation of 
lower income housing units. An inclusionary program is one way to preserve affordable units over the long 
term since they require affordable housing agreements. HCD does encourage an inclusionary ordinance that has 
options to achieve and preserve housing. Increasing the inclusionary percentage will impact the cost to develop 
housing. However, increasing the percentage and a developer paying the commensurate in lieu fee could result 
in additional in lieu housing revenue.    

Given there are various options to meet the lower income allocation, and the potential impact to developing 
housing, staff will need to analyze the impacts  of increasing the inclusionary requirement of 10% (or 15%). 
Staff intends to continue reviewing inclusionary housing ordinances in surrounding jurisdictions, discussing the 
ordinance with housing advocates and the development community, to develop concepts to support local 
preference and an appropriate in-lieu percentage.  

Are there recommendations from HEDC regarding the City’s inclusionary housing ordinance in lieu 
percentage? Are there there local preference strategies that HEDC would like explored?
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Question 4. Should the City adopt a plan or program to encourage housing in the BRP zone, as well as 
targeted commercial centers through streamlined approaches?

Whenever a jurisdiction cannot identify qualifying sites that meet the RHNA lower income allocation, HCD 
allows and requires programs that effectively promise to find additional sites and take necessary actions such as 
a rezoning within three years. If the City does not have adequate sites, a possible program is to ‘replan’ the 
Business Research Park (BRP) zoned commercial areas generally between Rose Avenue and Rice Avenue 
along Lockwood Street to incorporate multifamily housing and residential amenities and/or mixed use. Oxnard 
does not currently allow housing in the BRP zone, nor does the City have a mixed-use zone (except the 
downtown), and only allows residential in the C-2 zone as a conditional use at the R-3 density (18 units/acre). 

With changing retail trends, enhanced transit corridors (HQTC) and rethinking of land use patterns and 
opportunities, potential mixed use may provide opportunities for revitalization of key areas while providing 
housing. Development regulations can be restructured to encourage and streamline housing in targeted 
commercial zones and units could be identified to accommodate lower or moderate/above moderate income 
housing. Further, pending legislation (AB 3107 and SB 1385), if passed, would require cities to allow housing 
in most commercial zones. 

Several property owners of big-box retail centers have approached the Community Development Department 
regarding future redevelopment to multifamily housing and/or mixed use. These commercial areas were not 
intended for housing and lack many residential amenities such as neighborhood parks, close schools, and 
utilities.  

Developing a program to allow residential in BRP and commercial zones, coupled with documented 
owner/developer interest, could allow the City to meet all income categories identified by RHNA by adding a 
program to facilitate mixed use and streamlining (expedited review, objective standards, etc.) of 
commercial/residential permits, with particular attention to lower income housing units - HCD’s targeted 
interest area. Creating and adding a program is not a commitment to that program if additional housing sites are 
added to the Housing Element in the intervening years that make up the shortfall. Through the Housing 
Element work, staff will investigate this opportunity; which may result in a need for a future General Plan 
Amendment and Zone Change if this change is ultimately implemented.

Based on the interest of land owners, changing trends in retail, transit patterns and approaches, the local SOAR 
ordinance that promotes infill development, and housing demand staff is supportive of developing a program to 
encourage residential and or mixed use on targeted commercial areas/sites as well as BRP sites.

Is HEDC supportive of policies and programs to encourage housing, rather it be medium density (18 du-30 
dus/acre) housing or mixed use, in the BRP zone as well as targeted commercial sites/areas by allowing 
administrative approvals and/or streamlining (expedited review, objective standards, etc.)? If so, besides 
considering residential amenities such as neighborhood parks, proximity to transit, services, and schools, and 
utilities, what other factors should staff consider when developing policies, programs, and identifying sites?

ENVIRONMENTAL IMPACT

There are no environmental impacts associated with this report.
 

STRATEGIC PRIORITIES
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This agenda item supports the Quality of Life strategy. The purpose of the Quality of Life strategy is to build 
relationships and create opportunities within the community for safe and vibrant neighborhoods, which will 
showcase the promising future of Oxnard. This item supports the following goals and objectives:

Goal 3. Strengthen neighborhood development, and connect City, community and culture.

Objective 3a. Create a renewed focus on establishing a positive outlook and orientation of our City, 
neighborhoods and overall community.

This agenda item supports the Economic Development strategy. The purpose of the Economic Development 
strategy is to develop and enhance Oxnard’s business climate, promote the City’s fiscal health, and support 
economic growth in a manner consistent with the City’s unique character. This item supports the following 
goals and objectives:

Goal 1. Create vibrant and economically sustainable commercial, industrial and retail industries throughout the 
City.
 

FINANCIAL IMPACT
 

Staff and consultants started working on the 2021-2029 Housing Element in July 2020. Unlike past housing 
element cycles, the State has provided “SB2” and “Local Early Action Planning” grants totaling over $1 
Million in formula funds. Some of this money is being used to assist in 6th Cycle Housing Element work, 
including consultants and studies such as identifying potential housing development sites, evaluating utility 
capacity and HCD qualifying criteria, and completing the CEQA review. The General Plan Maintenance Fund 
was utilized to cover the associated consultant contract of $95,000 because grants had not yet been secured 
when the Housing Element contract was signed with PlaceWorks.
 

Prepared by: Kathleen Mallory, Planning & Sustainability Manager, Chris Williamson, Contract Planner 
 

ATTACHMENTS
1. AAHOP Ordinance (Ord. No. 2870) 
2. July 21, 2020 City Council Presentation Pertaining to ADU’s
3. Letter from Barbara Macri-Oritz, April 26, 2020.
4. 09.08.20 HEDC - Housing Element Policy Questions PPT 
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9/2/2020

1

Preparation of the 2021-2029 
Housing Element 

and 
Policy Direction

Jeff Pengilley, Assistant Director 
Kathleen Mallory, Planning & Sustainability Manager
Emilio Ramirez, Housing Director
Chris Williamson, Consulting Planner
Community Development Department 

Housing and Economic Development Committee
September 8, 2020

Background and Purpose 

● Southern California Association of Governments (SCAG) to 
adopt Final RHNA in January 2021. No change expected.

● Draft Housing Element to be released Feb. 2021.

● Adoption required by October 15, 2021.

● Inform HEDC regarding approaches for the 2021-2029         
(6th Cycle) Housing Element.

● Receive feedback on four policy questions. 
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9/2/2020

2

RHNA Allocation

6th vs. 5th cycle - increase of 1,228 units (14.4%, 62% for “Existing Need”).

Lower Income allocation is about same at 2,902 units (54 unit increase). 

Income Categories
HCD uses five household income categories. 
Based on Ventura County Area Median Income (AMI)*. 

Category AMI 2020
Extremely Low  < 30% under $33,850
Very Low 30% to 50% to $56,450
Low 50% to 80% to $90,350
Moderate 80% to 120%     to $117,350
Above Moderate  > 120% over $117,350

HCD focuses on Extremely Low, Very Low, and Low; Referred together as 
“Lower Income.”

Housing Element needs sites for Lower Income RHNA.

*In 2020, AMI is $97,800 for a four-person household.
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9/2/2020

3

Sites for Housing Element

● Evaluating sites and density - Oxnard Blvd. from 101 to 
Pleasant Valley. SCAG designated “High Quality Transit 
Corridor.” Funded by LEAP grant.

● Evaluating density and transit oriented development in 
downtown and along Saviers Rd. from Five Points to 
Hueneme Rd. (Caltrans grant with Public Works).

● Re-evaluation of remaining All Affordable Housing 
Opportunity Program (AAHOP) sites based on new HCD 
site guidance criteria. Funded by SB2 grant.

Sites: Density & Infrastructure Study Areas

OXNARD BLVD./SAVIERS RD. CORRIDOR

DOWNTOWN-GENERAL AND
DOWNTOWN-CORE
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4

Policy Question #1
Does the HEDC support utilizing 1,000 ADUs and Jr.
ADUs during the next 2021-2029 Housing Element to
achieve compliance with the 2,902 lower income RHNA?

● Prior Housing Elements did not rely on ADU’s to meet 
lower income requirement; permissible now via HCD. 

● City can likely assume 1,000 ADU’s during the 6th Cycle
○ This represents approximately 35% of the City’s lower 

income housing allocation (2,902 units).
● Counting ADU’s/Jr ADU’s as Lower Income units reduces 

need to identify other sites.
● City forecasting ADU areas; considering infrastructure 

impacts via SB2 grant.

Policy Question #1

Junior Accessory 
Dwelling Unit (JADU)
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Policy Question #2
Should the City discontinue AAHOP and, instead, rely on 
the State’s default density of 30 units per acre on selected 
lower income sites for the 2021-2029 Housing Element?

● 2012 City created AAHOP program; before State density 
bonus law.

● City relied on AAHOP sites to meet lower income RHNA.
● Most AAHOP sites raise density from 18 to 24 dwelling 

unit/acre for all-affordable project. 
● The State Density Bonus can be applied on top of the 

AHHOP density. 
● AB1763 raised State’s 35% Base Zoning density bonus to 

80% for the same all-affordable project.
● Combination of AAHOP and AB1763 density bonus 

increases overall density from 18 to 43 dwelling unit/acre.  

Policy Question #2                  EXAMPLE
Example:  AAHOP Site D-06
● C-2 Zoning allows 18 dwelling unit/ acre.

● AAHOP increases to 24 dwelling unit/ 
acre for all lower income project.

● AB1763 adds 80%, increasing

allowed density to 43 dwelling unit/ acre.

● State density bonus is developers option

● City may only count 24 dwelling unit/ 
acre towards RHNA.

● 8 acres X 24 = 192 lower income units.

Under Default Density at 30 dwelling 
unit/acre, City may count all possible units 
towards lower income RHNA.
● 8 acres X 30 = 240 lower income units.
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Policy Question #2, continued:
Staff suggests the City: 

● Discontinue AAHOP and, instead, 

● Rezone selected housing element sites to 30 units per acre, 
if and as needed, to reach the total 2021-2029 RHNA lower 
income allocation.

Should the City discontinue AAHOP (100% affordable) and rely 
on the State’s default density of 30 Units/Acre on lower income 
sites?

Policy Question #3
Are there recommendations from HEDC regarding the City’s 
inclusionary housing ordinance in lieu percentage? Are 
there local preference strategies that HEDC would like 
explored?

● City’s inclusionary housing ordinance is 10% at lower 
income; or, pay in lieu fee. 

● Urban Villages require 15% lower income.

● HCD does not allow City to meet RHNA allocation through 
inclusionary ordinance; ordinance is one tool to preserve 
units not secure and achieve lower income RHNA 
compliance.
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Policy Question #3, continued:
● During In-Lieu Fee update discussion request from 

community to increase in-lieu fee and a desire for local 
preference for housing units.

○ Changes to percentage will increase cost to develop 
housing in Oxnard; but will also increase revenue for 
affordable housing/programs/construction, etc. 

○ January 12, 2020, local preference report, difficult to 
require/impose unless local funding provided.

● Are there recommendations from HEDC regarding the City’s 
inclusionary housing ordinance in lieu percentage? Are there 
local preference strategies that HEDC would like explored?

Policy Question #4
Should the City adopt a plan or program to encourage 
housing in the BRP zone, as well as targeted commercial 
centers through streamlined approaches? 

● If City doesn’t have enough lower income RHNA sites, one option 
is to ‘replan’ the Business Research Park (BRP) zoned 
commercial areas = allow lower income housing.

● Property owner inquiries - multifamily housing and mixed-use 
replacing big-box retail in various fwy oriented commercial areas. 

● Changing retail trends, economics, and transit corridors support 
potential need for housing/commercial - mixed use

● Key commercial sites/areas may be appropriate for housing (all 
incomes); some may not have usual residential amenities such 
as neighborhood parks.

● Proposed law may require City to allow housing in BRP.
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Study Areas

Area 1

Business Research Park 
between Rose Avenue 
and Rice Avenue along  
Lockwood Street 

Graphics of Areas

Area 3

Esplanade Area

C-2 zoning allows R-3 
residential at 18 du/acre

Esplanade Tower III
becomes residential ?

Former Levitz property
is an AAHOP site.
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Policy Question #4, continued:
HEDC Questions:

● Is HEDC supportive of policies and programs to encourage 
housing in BRP zones and mixed use/housing all incomes? 

● Is there support for administrative approvals and/or 
streamlining (expedited review, objective standards)?

● What factors should be considered to allowing this? 
(neighborhood parks, proximity to transit, services, and 
schools, and utilities.)

● Should the density be limited to be medium density (18 
dwelling unit (du)-30 dus/acre) for housing or mixed use?

● Should the City adopt a plan or program to encourage 
housing in the BRP zone, as well as targeted commercial 
centers through streamlined approaches?

Policy Questions

1. Does the HEDC support utilizing 1,000 ADUs and Jr. ADUs 
during the next 2021-2029 Housing Element to achieve 
compliance with the 2,902 lower income RHNA?

2. Should the City discontinue AAHOP and, instead, rely on 
the State’s default density of 30 units per acre on selected 
lower income sites for the 2021-2029 Housing Element?

3. Are there recommendations from HEDC regarding the 
City’s inclusionary housing ordinance in lieu percentage? 
Are there local preference strategies that HEDC would like 
explored?

4. Should the City adopt a plan or program to encourage 
housing in the BRP zone, as well as targeted commercial 
centers through streamlined approaches? 
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Recommendation

That the Housing and Economic Development Committee:

1. Receive a report on the preparation of the 2021-2029 
Housing Element (6th Cycle Housing Element); and

2. Provide feedback to staff on several key policy questions.

Discussion

64



 HOUSING AND ECONOMIC DEVELOPMENT COMMITTEE
AGENDA REPORT

 

REPORTS
AGENDA ITEM NO. D.2 

  
  
DATE: September 8, 2020
  

TO: Housing and Economic Development Committee
  

FROM: Jeff Pengilley, Interim Community Development Director, (805) 385-8208, 
jeff.pengilley@oxnard.org

  

SUBJECT: Cannabis Equity Program and Cannabis Cultivation. (15/15/15)
 

RECOMMENDATION
 

That the Housing and Economic Development Committee:
1. Provide input and comments on the Oxnard Cannabis Equity Program, with consideration on how to allocate 
the 1% local equity donation, including programs and recommended percentages; and
2. Provide input on advancing a cannabis cultivation ordinance.
 

BACKGROUND
 

On July 30, 2019, the City Council received a presentation regarding the City’s conceptual Cannabis Equity 
Program. During this meeting, Council provided comments regarding the conceptual program with direction to 
conduct a community meeting to discuss the conceptual program with members of the community and cannabis 
industry.

In October 2018, and then again in July 2019, Council expressed support for the following number of cannabis 
applications/timeframes: 

Year 1

 Permit up to eight (8) Retail Dispensaries and Permit up to eight (8) Manufacturers.
 Allow six (6) retail dispensaries and five (5) manufacturers to be permitted regardless of residency or 

income status.
 Hold back two (2) of the eight (8) retail dispensaries for the application of the Oxnard Cannabis Equity 

Program. 
 Hold back three (3) of the five (5) manufacturer permits for application of the Oxnard Cannabis Equity 

Program.
 Develop a Oxnard Cannabis Equity Program.
 For all permits, regardless of elements of an equity proposal, require a Community Benefits Agreement.

Year 2
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 Permit two (2) cannabis retail dispensary permits and three (3) manufacturer permits as part of the 
Oxnard Cannabis Equity Program requirements.

Years 3-5

 Permit additional retail dispensaries, based upon conceptual market growth.  Consider: six (6) retail 
dispensaries (Year 3); and four (4) retail dispensaries (Year 5). Consider allowing additional Cannabis 
Manufacturing uses based upon Cannabis Equity Program requirements and recommendations.

In July 2019, Staff recommended that Council wait to develop a cannabis cultivation ordinance pending 
permitting of other cannabis uses in the City.  

Based upon the City Council approved cannabis business tax/Resolution (No. 15,134) and the number of 
approved business types for the next three years, the following anticipated revenues will be allocated to the 
City’s General Fund (see Attachment A - Summary of City Tax Rates):

Business Types Number Low Tax Rate Anticipated Revenue High Tax Rate Anticipated Revenue
Retailer 8 4.0% $852,733 6.0%  $1,279,100

Manufacturer 5 2.5% $250,000 4.0% $400,000
Distributor 3 2.0% $120,000 3.0% $180,000
Testing Lab 0 1.0% $0 2.5% $0
Cultivation 0 1.4% $0 2.0% $0

Total    $1,222,733  $1,859,100

Status - Cannabis Manufacturing, Testing, and Distribution Applications

The City opened the cannabis manufacturing, testing, and distribution window in November 2019. During the 
approximately 60 day application window, no testing applications were received. The City received five 
distribution applications and six manufacturing applications. On January 17, 2020, the City selected five 
manufacturing applicants and three distribution applicants (the max per type based on Council’s July 30, 2019 
direction). Of those eight applications, five applicants have submitted for a development design review (DDR 
permit). 

Status - Cannabis Retail Applications

The City opened the retail cannabis and re-opened the testing application window on February 18, 2020. No 
applications for testing were received.  

The City’s cannabis consultant, HdL, reviewed approximately 50 retail cannabis applications and interviews of 
the retail cannabis applications will occur in late September. After the interview, applicants will be notified and 
provided with a deadline to submit their application for a Special Use Permit. Pursuant to Council 
authorization, only eight (8) retail cannabis permits / Special Use Permit, can be granted at this time, but 
additional permits may be considered in program years 3-5.

ANALYSIS
On October 2, 2019, staff conducted a community meeting with members of the cannabis industry and 
residents interested in the development of a Cannabis Equity Program. This in person meeting was well 
attended, with over 40 participating, followed by a cannabis survey. Over 30 surveys were completed; 
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however, not everyone completed the questions asked on the survey therefore a statistically valid survey and 
percentage query cannot be generated.

In general, common themes from the surveys and public input at the cannabis equity community meeting were 
as follows: 

 Don’t give “local permit” to residents based upon residency. Inexperienced applicants will fail. How 
you define “residency” is fraught with problems.

 Access to capital and lack of experience is a common problem and concern with those entering the 
cannabis market.

 Grow “local” cannabis retail operators by requiring a local hire percentage.  This will create pathways 
to improved job opportunities to improve the local economy and provide for upward mobility.

 Partnerships (between experienced retail cannabis operators and inexperienced operators ) don’t work 
well. Furthermore, companies don’t want to give up “trade secrets” or train their competitor.

 City should direct a business incubation program, and/or business accelerator revolving loan funded by 
cannabis taxes or fees. 

 City should consider developing a Community Reinvestment Fund, to focus on funding to improve job 
creation and community revitalization. A program like this can provide funding for education, youth 
development, childcare, mental health, and other community needs. 

 Community Benefits Agreements (CBAs) work. City should require CBAs to memorialize agreement 
on what an operator is paying and submittal of reporting to document their hiring practices.  

 A one time donation of $25,000 for all cannabis industries is too low.
 Trade training programs are a good idea for a community. Consider assistance programs through start 

up small business information regarding accounting, financial management insurance and legal 
services. This would be a good area for City assistance.

Recommended City of Oxnard Cannabis Social Equity Program

As a result of discussions with community members, the cannabis industry, HdL, and research from other 
cities, staff is recommending a Cannabis Equity Program that is different than initially discussed in July 2019, 
but will still provide the community and local benefits discussed by Council. There would be no change to the 
voter approved cannabis business tax program and funds directly allocated to the City’s General Fund. In 
summary, the recommended Cannabis Equity Program includes: a one-time payment ($25,000 - $250,000), 
50%-75% local hire requirement, and an ongoing donation of 1% of an operator's annual gross receipts. A 
comparison of the July 30, 2019, Cannabis Local Equity and staff’s recommended 2020 Cannabis Equity 
program is as follows:

Equity 
Components June 30, 2019 2020 Social Equity Proposal Rationale 

One-time cash 
payment.

 $25,000 for all 
cannabis 

business types.

$25,000 for manufacturing and 
distribution.

$250,000 for retail
$50,000 for testing and cultivation 

applicants (in future)

Suggested priority areas for spending 
these one-time funds:

-$75,000 - $100,000 for South Oxnard 
Property Based Improvement District 
(PBID) Formation & Implementation

Fee should stay at $25,000 for manufacturing and 
distribution applicants since they are already in the DDR 

permit process.

Retail applicants are well resourced.  Fee for retail 
applicants was not problematic based upon community 

meetings.

Allocation of funds to targeted areas addresses 
disadvantaged areas and raises funds to initiate 

community wide programs.
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-1500 Camino del Sol Improvements 
(Multi-Service Center Bldg.)

Equity 
Components June 30, 2019 2020 Social Equity Proposal Rationale

Local hiring 
preference.

50% of 
workers for 

retail 
dispensaries 

and 
manufacturing.

75% local hire for retail dispensaries and 
manufacturing.

50% local hire for cultivation.

No local hire requirement for distribution 
and testing.

Applicants expressed support for local hire for 
staff/proximity benefit, community brand/loyalty, and 

convenience.

Distribution is a specialized field and should not require 
a local hire percentage.

Training of 
residents on 
dispensary 
operations.

Yearly 
workshops and 

training for 
local residents 

on retail 
dispensary 
operations.

Each business will train their own 
employees which will be between 50%-

75% local residents.

Rather than training a competitor, businesses would 
train their own employees. Goals of improving lives can 

be achieved with local hiring preference = trained 
employees.

Yearly donation 
of funds (1% of 
gross revenue 

above voter tax 
rate).

1% of gross 
revenue 

donated to 
local charities.

1% of gross revenue donated for 
Homeless Service programs (estimated at 

$373,200 annually)

Combined with the City’s voter approved tax structure, 
the one time donation amount of 1% is generally in 

alignment with other jurisdictions. The City’s 
consultant, HdL recommended a finance structure (tax 

rate and yearly donation) which does not exceed 6% for 
all cannabis types.

This donation amount is consistent with the City of Port 
Hueneme’s approach for community contributions.

This is equivalent to a Community Reinvestment Fund as 
identified by the Cannabis Industry.

Hold back 
permits for 

local residents 
(dispensaries 

and 
manufacturing).

Hold back 2 
retail 

dispensary 
licenses for 

local residents.

Hold back 3 
manufacturing 

licenses for 
local residents.

Do not hold back any licenses for local 
residents.

Residency is hard to define and a moving target.

Market and financial resources will dictate if applicants 
can apply for a permit.

For the overall benefit of the City, the best 
applicants/operators should be selected regardless of 

residency.

Upward mobility can be achieved through local hire, and 
training.

Mandating a license to an applicant who is local but not 
financially resourced is problematic.

Require a 
Community 

Benefit 
Agreement.

Require a 
Community 

Benefit 
Agreement.

Require a Community Benefit Agreement.

This is consistent with what is required in other 
communities, for example the City of Thousand Oaks.  

There are a number of other examples where community 
benefits agreements are executed for cannabis operators, 

such as the cities of Long Beach and Oakland, for 
example.

A Community Benefits Plan is required by the City’s 
cannabis application guidelines.

One Time Funds

Based upon staff’s recommended donation structure, one time funds would result in approximately $2.2 
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million:

Business Type/Recommended Donation Amount Per Business Number One Time Revenue
Retailer - $250,000 8 $2,000,000

Manufacturer - $25,000 5 $125,000
Distributor - $25,000 3 $75,000
Testing Lab - $50,000 0 - at this time -

Cultivation - To be Determined 0 - at this time -
Total  $2,200,000 

These one-time funds are recommended to go into the formation and implementation of the South Oxnard 
Property Based Improvement District and improvements to 1500 Camino Del Sol (Multi-Service Center 
Bldg.). 
  
Property Based Improvement District (PBID)

The Oxnard City Council and community have expressed interest in revitalizing the commercial corridor in 
South Oxnard. City councilmembers and City Manager Nguyen have met with three of the largest property 
owners in the area to discuss the concept of establishing a Property Based Improvement District (PBID) on 
Saviers Road between Elm Street and Yucca Street. PBIDs are a tool to strengthen small business 
communities, attract new businesses, and revitalize commercial corridors. The cost of forming the PBID is 
approximately $75,000.00 - $100,000.00.

Multi-Service Building- 1550 Camino Del Sol

This building hosts a multitude of services, including the Colonia Library, two child care programs, community 
art classes, tutoring and afterschool programs, and Foodshare. Approximately 1,500 sq. ft. of the building 
remains un-utilized and there has been discussion of using this space for a future medical clinic. A non-
comprehensive list of renovation ideas include: sidewalks, landscaping, security improvements, interior 
lighting, flooring, roofing improvements, and HVAC upgrades.

1% Annual Gross Receipt Revenue Donation, Recommended Program(s)

Based upon the number of City approved cannabis business types, and estimates from the City’s consultant 
(HdL), requiring a 1% of annual gross receipts as an annual donation from these businesses would yield the 
following yearly revenue which could be distributed for the specific benefit of Oxnard residents and businesses 
(these funds are in addition to one time donation funds as summarized earlier in this staff report (estimated at 
$2.2M) and the voter approved tax:

Anticipated Annual 1% Gross Receipts Donation

Business Type Number Average Gross Receipts Total Gross Receipts Contribution Rate Total Revenue
Retailer 8 $2,665,000 $21,320,000 1.0% $213,200 

Manufacturer 5 $2,000,000 $10,000,000 1.0% $100,000
Distributor 3 $2,000,000 $6,000,000 1.0% $60,000
Testing Lab 0  $0 1.0% $0
Cultivation 0  $0 1.0% $0

Total   $37,320,000  $373,200

69



When having initial conversations with cannabis stakeholders, staff anticipated being able to direct 1% of gross 
receipts funding to various programs. For example programs considered were:

 South Oxnard Commercial Façade improvement grant.
 Business Grants & Loans targeted to low income areas.
 Grants Making for the benefit of Oxnard residents.
 Homeless Services and programs.

However, if we simply divided the $373,200 money equally amongst four programs (approximately 
$93,000/program, minus program administration costs) the positive impact would not be as great as selecting 
one program that is Citywide, such as Homeless Services. Therefore staff is recommending that the 1% of 
gross receipts funding be dedicated to Homeless Services for the next 10 years.  Five years into the program, 
staff will report back to the City Council to get further direction on continuing the funding for Homeless 
Services or the development of other programs to be the recipient of the 1%  monetary donation. 

Community Benefit Agreement (CBA)
 
The Cannabis Equity components include: a one-time payment ($25,000 - $250,000), 50%-75% local hire 
requirement, and an ongoing donation of 1% of annual gross receipts. In addition to the Cannabis Equity 
Program, operators must propose a Community Benefit Agreement. A CBA allows the cannabis businesses to 
provide greater benefits to the community, is consistent with what is required in many other cities, and is part 
of the City’s “Cannabis Application Procedures Guidelines” that will be considered in the City’s cannabis 
evaluation process. As required by the City’s Cannabis Application Procedures Guidelines, the applicant must 
outline the benefits they will provide to the local community. Benefits may be in the form of volunteer 
services, monetary donations to local non-profit organizations, financial support of City sponsored activities or 
organizations, in kind donations to the City or other charitable organizations and/or any other economic 
incentives to the City. 

The CBA would be included as part of the permit process (SUP/DDR) and will also be a tool to memorialize 
the various Cannabis Equity Program components. 

See Attachment B for summary of tax rates/benefit agreement details, as well as upcoming ballot measures, 
from other Ventura County jurisdictions. In general Oxnard’s tax rate and staff’s proposed Cannabis Equity 
Program and CBA requirement is in alignment with what is required in other jurisdictions. 

Cultivation

Staff is also seeking HEDC input pertaining to advancing commercial cultivation. Cultivation is currently not 
permitted within the City. Due to Oxnard’s climate and due to security concerns, it is recommended that 
cultivation occur within buildings and not within green houses or outdoor grow houses. Staff recommends that 
indoor cultivation be considered, with the creation of a cultivation ordinance. Crafting of a cultivation 
ordinance could occur in the year 2021. Cultivation will need to consider water and energy usage, 
environmental issues, and neighborhood compatibility. Based upon a market analysis performed by HdL in 
October 2018, it is envisioned that the City could accommodate up to two cultivators. Based upon data from 
2018, anticipated revenue to the City is between $224,000-$320,000 annually. Staff recommends that 
cultivation be confined to indoors and be permitted within the industrial land use categories of the City. The 
City Council previously considered cultivation areas which were identified on the easterly portions of the City 
(see Attachment C). Staff recommends that future cultivation applicants be subject to the City’s Cannabis 
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Equity program as identified above. Staff will continue to investigate the cannabis testing laboratory market to 
initiate a solicitation when the time is right.
 

STRATEGIC PRIORITIES
 

This agenda item supports the Organizational Effectiveness strategy. The purpose of the Organizational 
Effectiveness strategy is to strengthen and stabilize the organizational foundation of the City in the areas of 
Finance, Information Technology, and Human Resources, and to improve workforce quality while increasing 
transparency to the public. This item supports the following goals and objectives: 

Goal 1. To help foster a healthy and accountable corporate foundation by strengthening the support functions of 
the organization, which include Finance, Information Technology and Human Resources. 

Goal 2. Increase transparency with Council, community and staff related to the City’s budget and financial 
management processes.
 

FINANCIAL IMPACT
 

Staff projects that the current number of applications (50 retail) are the best indicator of the number of 
businesses the City may attract at this point. Based on these changes, it is projected that the City could see 
General Fund revenues in the range of $1.2 million to $1.9 million per year, depending upon the tax rates. 
Those base revenues are unaffected by the recommendations in this staff report.  

Instead, the recommended Cannabis Equity Program would be funded by a projected $2,200,000 of one-time, 
up-front, donations by retailers, manufacturers, and distributors, and by projected annual revenue (1% 
donation) of $373,200 going forward and memorialized through a community benefits agreement.

The number of retailers may vary over time, as some businesses succeed and gain market share while others 
fail, but the overall amount of sales (and resulting revenue) should remain fairly constant.
 

Prepared by: Kathleen Mallory, Planning & Sustainability Manager
 

ATTACHMENTS
1. Attachment A - Summary of Voter Approved City Tax Rates 
2. Attachment B - Summary of Tax Rates and Community Benefit Requirements Donations in Ventura 

County
3. Attachment C - Cultivation Map from July 30, 2019 City Council Staff Report
4. Cannabis Equity Presentation
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Attachment A - Summary of Voter Approved City Tax Rates   

In November 2018, the Oxnard voters approved a sliding scale tax on various cannabis business 
types. The voter approved tax rates (are based upon gross receipts) and are as follows: 

Jan. 1, 2019 - Dec. 31, 2021:

Business Type Amount of Gross Receipts

Testing Lab 1%

Retailer 4%

Distributor 2%

Manufacturer 2.5%

Through January 1, 2021 (and every year thereafter), the maximum rate for every person who is 
engaged in commercial cannabis cultivation in the City shall be:

 Ten dollars ($10.00) annually per square foot of canopy space in a facility that uses 
exclusively artificial lighting.

 Seven dollars ($7.00) annually per square foot of canopy space in a facility that uses a 
combination  of natural and supplemental artificial lighting.

 Four dollars ($4.00) annually per square foot of canopy space in a facility that uses no 
artificial  lighting.

 Two dollars ($2.00) annually per square foot of canopy space for any nursery.

On January 1, 2022 and on each January 1 thereafter, the maximum annual tax rate per square 
foot of each type of canopy space shall increase by the percentage  change  between  January  of 
the calendar  year prior to such increase and January of the calendar year of the increase in the 
Consumer Price Index ("CPI").

Jan. 1, 2022 and each Jan. thereafter

Business Type Amount of Gross Receipts

Testing Lab 2.5%

Retailer 6%

Distributor 3%

Manufacturer 4%
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Attachment B 

Summary of Tax Rates and Community Benefit Requirements/Donations in Ventura County

● City of Port Hueneme - The City of Port Hueneme requires a Development Agreement for each 
cannabis business (no matter which type), which allows the ability to impose greater flexibility in 
fund collection. It is staff’s understanding that a 1% donation is required for cannabis operators in 
addition to the required business tax rates.  Based upon information from September 16, 2019, the 
City of Port Hueneme adopted the following tax rates: 

○ Cultivation:  $7 per square foot of cultivation area.

○ Manufacturing:  2% of gross revenues.

○ Distribution:  2% of gross revenues.

○ Retail sales (storefront and/or delivery):  5% of gross revenues.

○ Microbusiness, wholesale sales:  2% of gross revenues.

○ Microbusiness, retail sales:  5% of gross revenues.

● City of Thousand Oaks - Initially, the City required a financial operational community benefit 
agreement since they did not pass a ballot measure/cannabis tax in a prior general election. The 
operational agreement required a community benefit fee of 6% of gross receipts on retail cannabis.  
With adoption of recent cannabis tax, the community benefits agreement sunsetted. The voter 
approved ballot measure imposed a retail cannabis tax rate on gross revenue between 4% -6% 
depending upon the year of operation; the testing lab tax rate approved was 1% - 2.5% also 
depending upon the year of operation.  Thousand Oaks requires each applicant to offer their own 
version of Community Benefit and, based on individual applications, they are rated and scored by 
our outside Consultant.  There is no set percentage/payment that is required of them.  However, the 
City does ask applicants to describe the benefits that the business would provide to the local 
community, such as employment for residents of the City, community contributions in both in-kind 
contributions and financial assistance, or economic incentives to the City of Thousand Oaks.  The 
City granted approval for two cannabis retail dispensaries; and two testing labs.  However, due to a 
variety of reasons, no cannabis businesses are currently operational in the City at this time. 

● City of Moorpark - Delivery of cannabis into the City is permitted, as allowed by State law.  Other 
than this, no other cannabis uses are permitted within the City.

● City of Simi Valley - Although cannabis is currently not permitted in the City, Measure Q (approved 
in 2018) taxes cannabis businesses at annual rates not to exceed $10.00 per canopy square foot for 
cultivation (adjustable for inflation), 6% of gross receipts for retail cannabis businesses, and 4% or 
less for all other cannabis businesses. The funding generated from Measure Q was to fund, for 
unrestricted general revenue purposes such as public safety, infrastructure, and streets. 

● City of Santa Paula - The City only allows testing labs, all other cannabis operations are prohibited.  
The City passed Measure N which was a voter initiative that sets a rate of $25 per sq. ft/ and a 10% 
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on gross receipts for lab testing operations. There is one testing lab in the City.  In the future, the 
City will be evaluating other cannabis operations.

● City of Fillmore -The City passed a cultivation tax  in 2016.  The tax varies between $30 and $35 per 
sq. ft. and canopy space.  No businesses operational at this time.

There are a variety of cannabis ballot measures on the November 2020 ballot.  A summary of these 
ballot measures as of July 31, 2020 from the County Clerk Recorder is as follows:

● City of Ojai - Measure G - 3% of gross revenue on cannabis businesses to fund City services.  The 
Measure allows for an increase of the tax on cannabis businesses up to 10% of gross receipts.

● City of Ventura - Measure I -  City tax on cannabis and hemp businesses at annual rates not to 
exceed $10.00 per canopy sq. ft. for cultivation (adjustable for inflation), 8% of gross receipts for 
retail cannabis businesses, and 4% for all other cannabis businesses. The money generated is 
intended for public safety, roads, parks, etc. The City currently only has a delivery regulatory 
ordinance (out of town). Should the City legalize cannabis uses in the future and Measure I passes, 
these rates would apply. 

● County of Ventura - Measure O - Allow commercial cultivation, processing, distribution and sales of 
cannabis.  No tax rate specified to date.
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Cannabis Equity Program
and 

Cannabis Cultivation

Kathleen Mallory, Planning & Sustainability Manager
Jeff Pengilley, Interim Community Development Director
Community Development Department 

Housing and Economic Development Committee
September 8, 2020

Background

July 30, 2019 - Council supported : 

● Year 1 -  

○ 8 Retail dispensaries  & 8 manufacturers.  

– Hold 2 of the 8 retail dispensary licenses for local 
applicants 

– Hold 3 of the 8 manufacturing licenses for local 
applicants 

● Year 2 - 

○ Issue 2 retail dispensary permits and 3 manufacturer 
permits to local residents/organizations based upon 
Oxnard Cannabis Equity Program requirements (to be 
developed during years 1-2).

2
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Background, continued

July 30, 2019 - Council supported, continued: 

○ Years 3-5 - Allow Additional Retail Dispensaries based 
upon conceptual market growth.  

● Consider 6 retail dispensaries (Year 3); 4 retail 
dispensaries (Year 5); and allowing additional 
Cannabis Manufacturing uses based upon Cannabis 
Equity Program requirements and recommendations.

○ Direction to conduct community meeting with cannabis 
industry and interested parties to discuss local equity 
options. 

3

Background, continued

Cannabis business tax/Resolution (No. 15,134); revenues will 
be allocated to the City’s General Fund:

Projected Cannabis Business Tax

4

Business 
Types

Number Low Tax Rate Anticipated 
Revenue

High Tax 
Rate

Anticipated 
Revenue

Retailer 8 4.0% $852,733 6.0% $1,279,100

Manufacturer 5 2.5% $250,000 4.0% $400,000

Distributor 3 2.0% $120,000 3.0% $180,000

Testing Lab 0 1.0% $0 2.5% $0

Cultivation 0 1.4% $0 2.0% $0

Total $1,222,733 $1,859,100
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Cannabis Equity Program Community Outreach 

● October 2, 2019: Cannabis Equity Program Community Meeting 

○ Over 40  industry reps and community members

● Common themes from the surveys and public input at the 
cannabis community form were as follows: 

○ Don’t give “local permit” to residents based upon residency.  

○ Grow local cannabis operators through a local hire 
requirement

○ Community Benefits Agreements (CBAs) work 

○ $25k one time donation very low

○ Directing cannabis business revenues to benefits that support 
community needs is supported by operators

5

2019 vs 2020 Cannabis Equity Program Concepts

2020

■ No permits “reserved” for a 
local resident

■ Increased one-time 
payment amount for retail, 
testing and cultivation

■ Increased local hire 
requirement (up to 75%)

■ 1% of gross revenue funds 
targeted to specific 
program

6

2019

■ Reserve some permits for 
local residents

■ Require a $25,000 one-time 
payment  

■ 50% Local hire requirement

■ 1% of gross revenue funds 
targeted to specific programs
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2020 Cannabis Equity Program Summary

7

● A one-time payment ($25,000 - $250,000) 
● A 50%-75% local hire
● Ongoing donation of 1% of an operators annual gross receipts

In addition to the Equity Program components a CBA is required 
and is a voter approved tax. 

One Time Funds

8

Business 
Type/Recommended 
Donation Amount Per 

Business

Number One Time Revenue

Retailer - $250,000 8 $2Million

Manufacturer - $25,000 5 $125,000

Distributor - $25,000 3 $75,000

Testing Lab - $50,000 0 - at this time -

Cultivation - To be Determined 0 - at this time -

Total $2,200,000 
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Allocation of One Time Funds

● Total funds anticipated to be $2.2 Million 
● One time funds flexible for use
● Funds proposed to be allocated to:

○ Property based improvement district creation 
($75k-$100k) and implementation (cost 
varies)

○ Renovation of 1550 Camino Del Sol, 
Multi-Service Building 

9

Donation  of 1% annual gross revenue 

● Anticipated to be $373,200

10

Business 
Type

Number Average 
Gross 

Receipts

Total Gross 
Receipts

Contributio
n Rate

Total 
Revenue

Retailer 8 $2,665,000 $21,320,000 1.0% $213,200

Manufacturer 5 $2,000,000 $10,000,000 1.0% $100,000

Distributor 3 $2,000,000 $6,000,000 1.0% $60,000

Testing Lab 0 - $0 1.0% $0

Cultivation 0 - $0 1.0% $0

Total $37,320,000 $373,200
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Yearly Donation of Funds (1%), continued

● Ideas initially suggested for the $373,200: 
○ South Oxnard Commercial Façade improvement grant 
○ Business Grants & Loans targeted to low income areas
○ Grants Making for the benefit of Oxnard residents
○ Homeless Services and programs

● Dividing funds equally amongst four programs: 
○ $93,000  to each program, minus program admin costs
○ Positive impact of funds for programs reduced

● Recommendation: 
○ Allocate all funds to Homeless Services for next 10 years; 

re-evaluate allocation in 5 years

11

Community Benefit Agreement (CBA) 

● Cannabis Application Procedures Guidelines requires CBA. 

● Examples of elements may include:

○ Volunteer services, monetary donations to local non-profit 
organizations, financial support of City sponsored 
activities or organizations, in kind donations/ charitable 
organizations and/or any other economic incentives to the 
City. 

● CBA required in the permit process (SUP/DDR).

● CBA requirement is common in other jurisdictions.

12
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Consideration of Cannabis Cultivation

● October 2018: Council considered land use maps to consider 
cannabis locations throughout the City. 

● Council reviewed cultivation map but did not direct the 
development of a cultivation ordinance. 

● Staff recommends creation of indoor cultivation ordinance 
with consideration to odor, water, energy, sustainability, and 
safety needs and goals. 

● Based HdL’s 2018 market analysis  it is envisioned that the 
City could accommodate up to two cultivators.  

● Based upon data from 2018 voter tax rate anticipated 
revenue to the City is between $224,000-$320,000 annually.

13

Council Endorsed Cannabis Cultivation Areas, Oct. 2018 

14
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Recommendation 

That the Housing and Economic Development Committee:

1. Provide input and comments on the Oxnard Cannabis 
Equity Program, with consideration on how to allocate the 
1% cannabis equity donation, including programs and 
recommended percentages; and

2. Provide input on advancing a cannabis cultivation 
ordinance.

15

QUESTIONS?
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 HOUSING AND ECONOMIC DEVELOPMENT COMMITTEE
AGENDA REPORT

 

REPORTS
AGENDA ITEM NO. D.3 

  
  
DATE: September 8, 2020
  

TO: Housing and Economic Development Committee
  

FROM: Emilio Ramirez, Housing Director, (805) 385-8094, emilio.ramirez@oxnard.org
  

SUBJECT: First Amendment of the 2020 Annual Action Plan for CARES Act Coronavirus Response 
Grants and Adoption of an addendum to the Citizen Participation Plan (10/10/10)

 

RECOMMENDATION
 

That the Housing Economic Development Committee recommend that the: 
1. City Council conduct a public hearing on October 6, 2020 to receive comments from the public relating to 
the First Amendment of the 2020 Annual Action Plan for CARES Act Coronavirus Response Grants to be 
submitted to the United States Department of Housing and Urban Development, Office of Community 
Planning and Development; and
2. City Council authorize the City Manager to submit the 2020 CARES Act Addendum to the City’s Citizen 
Participation Plan.
 

BACKGROUND
 

Due to the global pandemic COVID-19, the federal government signed the Coronavirus Aid, Relief, and 
Economic Security Act (CARES Act) bill assisting states, counties and cities with the economic impacts 
resulting from the Coronavirus. The Cares Act makes available CDBG Coronavirus response (CDBG-CV) 
funding and Emergency Solutions Grants (ESG-CV) funding to prevent, prepare, and respond to COVID-19. 

The CARES Act requires United States Department of Housing and Urban Development (HUD) to allocate 
CDBG-CV funds and ESG-CV funds using the same formula that it used to allocate fiscal year 2020 CDBG 
and ESG grants. 

The City of Oxnard received CARES Act funds from the United States Department of Housing and Urban 
Development, Community Planning and Development grants for Community Development Block Grant and 
Emergency Solutions Grant. Expected resources to the City Of Oxnard for the CARES Act funds 
include $1,514,428 in Community Development Block Grants and $5,255,005 in Emergency Solutions Grants. 
The CARES Act provides grantees program flexibility, waivers, and alternative requirements applicable to 
Coronavirus Response grants. To receive these CARES Act funds for the Entitlement Grants, the City of 
Oxnard must prepare, submit, and receive approval of an amendment to the annual action plan, before 
entitlement grant funds are disbursed in the Plan Year 2020.

1st Amendment of the 2020 Annual Action Plan for Coronavirus Response Grants  
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The 1st Amendment of the 2020 Annual Action Plan is the first year of the five-year 2020-2024 Ventura 
County Regional Consolidated Plan. On June 16, 2020, the City Council approved the 2020-24 Ventura County 
Regional Consolidated Plan and the 2020 Annual Action Plan. The plans were submitted to HUD on June 30, 
2020. The City must submit an amendment to the 2020 Annual Action Plan which identifies specific activities 
and funding allocations for the additional CARES Act funds for CDBG Coronavirus response (CDBG-CV) and 
Emergency Solutions Grants (ESG-CV) funding. The U.S. Department of Housing & Urban Development 
requires that Grantees provide opportunities for the public to comment on the proposed amendment of the 
Annual Action Plan. The plan must provide a summary of citizen comments or views on the plan, and a written 
explanation of comments not accepted and the reasons why these comments were not accepted.

In accordance with the City's Citizen Participation Plan, a public hearing is scheduled for October 6, 2020. The 
public meeting will provide further opportunity for the City Council and the public to consider the funding 
recommendations for the First Amendment of the 2020 Annual Action Plan for Coronavirus Response Grants. 
Staff will finalizing the funding recommendations, taking into consideration community and Housing and 
Economic Development Committee feedback. The final funding recommendations will be provided prior to the 
Public Hearing. The funding recommendations must be considered for program eligibility, compatibility with 
consolidated plan goals and program selection to prevent, prepare, and respond to COVID-19 that will benefit 
low to moderate income residents of the City of Oxnard.

Expected resources for the CARES Act funds include Community Development Block Grant $1,514,428 and 
Emergency Solutions Grant $5,255,005. The total grants allocation for Fiscal Year 2020-2021 is $6,769,433. 

2020 Available Resources

HUD CARES Act Allocation
CDBG-CV1  $ 1,514,428
ESG-CV1  $762,355
ESG-CV2  $ 4,492,650
Grand Total $6,769,433

CDBG-CV funding is available to support eligible activities such as public facilities and improvements, public 
service activities to prevent, prepare, and respond to COVID-19, totaling $1,514,428.
For example, possible programs eligible for the CDBG funds include:

1. Fire Paramedic Program (testing, education, treatment, supplies)
2. Personal Protective Equipment (PPE)
3. Support of Food Share 
4. Homeless Encampment Response (also ESG eligible)
5. Homeless Outreach, Shelter, and Expansion of Shelter, motel vouchers (also ESG eligible)
6. Micro Enterprise Grants/Business Support
7. Vocational job development & training
8. Sanitation Team
9. Supporting Distance Learning

ESG-CV funding is available to support homeless programs such as shelter operations, street outreach, 
homeless prevention, rapid re-housing to prevent, prepare, and respond to COVID-19, totaling $5,255,005. 
Some examples of programs eligible for ESG funds include:
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1. Homeless Outreach, Shelter, and Expansion of Shelter to respond to COVID-19
2. Motel vouchers for homeless persons
3. Homeless Encampment Response (Ormond)

Citizen Participation Plan Amendment

In accordance with the CARES Act flexibility and waivers (regulatory guidance), the City must amend the 
Citizen Participation Plan, to expedite services and operations for the use of grant funds to prevent, prepare for, 
and respond to Coronavirus. A public hearing will occur on October 6, 2020, for the Amendment to the Citizen 
Participation Plan for approval by the City Council. Adopting the item will allow for expedited HUD approval 
for the use for the 2020 CARES Act funds and waivers. On July 10, 2018, the Citizen Participation Plan was 
amended and approved by the City Council.  The 2020 Addendum to the Citizen Participation Plan will be 
located prior to the Public Hearing on October 6, 2020, on the Oxnard Housing Grants Management Division 
website: https://www.oxnard.org/city-department/housing/grants-management/.
 

STRATEGIC PRIORITIES
 

This agenda item supports the Quality of Life strategy. The purpose of the Quality of Life strategy is to build 
relationships and create opportunities within the community for safe and vibrant neighborhoods, which will 
showcase the promising future of Oxnard. This item supports the following goals and objectives:

Goal 1. Improve community safety and quality of life through a combination of prevention, intervention, and 
suppression efforts that address crime and underlying issues.

Objective 1b. Explore alternatives for youth through recreation programs and intervention services. 

Goal 2. Address homelessness through the development and implementation of a multi-tiered strategy. 

Objective 2a. Identify the City’s homelessness mission and create a 5-year plan to address homelessness.

Goal 3. Strengthen neighborhood development, and connect City, community and culture.

Objective 3a. Create a renewed focus on establishing a positive outlook and orientation of our City, 
neighborhoods and overall community.

Objective 3b. Empower and connect our Inter-Neighborhood Council Organizations (INCOs), Community 
Advisory Groups (CAGs) and Neighborhood Watch Program.
 

FINANCIAL IMPACT
 

The First Amendment of the 2020 Annual Action Plan will outline how the City plans to allocate Cares Act 
Coronavirus Response grant, CDBG-CV and ESG-CV.  This includes CARES Act funds for HUD grant 
allocations of $1,514,428 in CDBG-CV and $5,255,005 for HESG-CV.  The grand total of available resources 
is $6,769,433.
 

Prepared by: Emilio Ramirez, Housing Director
 

ATTACHMENTS
1. CARES Act CDBG and ESG COVID Grants Presentation
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9/2/2020

1

FIRST AMENDMENT OF THE 2020 
ANNUAL ACTION PLAN for CARES ACT 

CORONAVIRUS RESPONSE GRANTS

ADENDUM TO CITIZEN 
PARTICIPATION PLAN

Housing and Economic 
Development Committee
City of Oxnard  
September 8, 2020

CARES ACT FUNDS

September 8, 2020
Page 2
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9/2/2020

2

FIRST AMENDEMNT OF THE ANNUAL ACTION PLAN

September 8, 2020
Page 3

CARES ACT ALLOCATION

September 8, 2020
Page 4

2020 Available Resources
HUD CARES Act Allocation

CDBG‐CV1 $ 1,514,428
ESG‐CV1 $     762,355
ESG‐CV2 $ 4,492,650
Total  $ 6,769,433
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9/2/2020

3

POSSIBLE 
ELIGBILE 
PROGRAMS 
AND 
ACTIVITIES

CDBG Potential Eligible Programs:

1. Fire paramedic program (testing, 
education, treatment, supplies) 

2. Personal Protective Equipment (PPE) 
3. Support of Food Share 
4. Homeless encampment response (also 

ESG eligible) 
5. Homeless outreach, shelter, and 

expansion of shelter, motel vouchers 
(also ESG eligible) 

6. Micro Enterprise grants/business 
support 

7. Vocational job development & training 
8. Sanitation Team 
9. Supporting distance learning

ESG Potential Eligible Programs: 

1. Homeless outreach, shelter, and 
expansion of shelter (temporary), 
motel vouchers 

2. Homeless encampment response 
(Ormond)

September 8, 2020
Page 5

POTENTIAL ELIGBILE PROGRAMS AND ACTIVITIES

CITIZEN PARTICIPATION PLAN ADDENDUM

September 8, 2020
Page 6
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9/2/2020

4

QUESTIONS?

Written comments to:  
emilio.ramirez@oxnard.org 

or                  
roel.briones@oxnard.org
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