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This meeting is held pursuant to the State Emergency Services Act, the Governor's Emergency Declaration, and Governor's
Exccutive Order N-2%- 20 1o allow members of the City Council or stafl to participate via teleconference,

Pursuant to the Ventura County Public Health Official’s order and Governor’s Executive Order M-33-20, all city buildings are
temporanly closed to the public, The public 15 encouraged to view the meeting from home on the City's website al
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 Planning Commission via email at planningi@oxnard.org no later than 3:00 p.m. on
the day of the meeting, Please identify the meeting date and agenda item in the Subject line.

A telephone option for public comments is also available at this time due o the State of California “Stav At Home™ order.
Reguests to speak must be submitted no later than 3:00 p.m, on the day of the meeting. Use the form on the city's website to
submit vour request: Oxnard org/city-meetings, or call the Planning Division Office at (805) 383-TE7E, or email vour request
to planningridloxnard, org,

CONTINUED PUBLIC HEARINGS - The items appearing on this agenda were continued by
the Planning Commission from the Planning Commission's meeting on October 1, 2020, to
October 15, 2020, due to technical broadcasting difficulties. The October 15, 2020 meeting was
cancelled due to a lack of a quorum and all items were continued to October 29, 2020. The staff
reports and associated attachments which were distributed for the October 1 public hearings
have not changed.

AMENDED AGENDA (Item F-2 New Transmittal Memo added October 28, 2020)

CITY OF OXNARD
PLANNING COMMISSION
AGENDA

SPECIAL MEETING
Council Chambers, 305 West Third Street
Thursday, October 29, 2020, 6:00 p.m.

A. ROLL CALL:

B. PLEDGE OF ALLEGIANCE TO THE FLAG OF THE UNITED STATES

C. PUBLIC COMMENTS - On Items Not On The Agenda

At this time, a person may address the Planning Commission on matters within the jurisdiction of the Planning
Commission, including information/consent items and any item not appearing on the agenda. The Chair shall limit
public comments to three (3) minutes. The Planning Commission cannot take action on any item presented during
public comments that is not on the agenda and such item may only be referred to the Commission Secretary. Persons
wishing to speak on public hearing items should do so at the time of the public hearing.

D. CONSENT AGENDA

1.  APPROVAL OF MINUTES - October 1, 2020

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in a meeting, you should contact the
office of the City Clerk at (805) 385-7803. Notification 72 hours prior to the meeting will enable the City to make reasonable
arrangements to assure accessibility to the meeting.

Written materials relating to an item on this agenda that are distributed to the Planning Commission within 72 hours before the item is to
be considered at its regularly scheduled meeting will be made available for public inspection at 214 South C Street, during customary
business hours.

http://www.oxnard.org



CITY OF OXNARD PLANNING COMMISSION AGENDA Page 2

E. EXPARTE DECLARATIONS FOR PUBLIC HEARING ITEMS
F. CONTINUED PUBLIC HEARING

1. Project Name: Village Specific Plan Amendment, Tentative Tract Map Revision &
Development Agreement Amendment - PLANNING AND ZONING PERMIT NOs. PZ
19-630-01 (Specific Plan Text and Map Amendment No. 2 to The Village Specific Plan),
PZ 19-300-01 (Revision to Tentative Subdivision Map for Tract No. 5745) & PZ
20-670-02 (Second Development Agreement Amendment) and certification of Addendum
to Final Environmental Impact Report (FEIR) No. 06-03 and Supplemental Environmental
Impact Report (SEIR) 14-01: A request for:

a) Text and map amendments to The Village Specific Plan (“Wagon Wheel Specific
Plan”) to change the land use designation for Planning Areas (PA) 1 and 14 to Parks &
Open Space (P/OS) and PA 6 to High Density (H); revise planning area boundaries;
remove the Live/Work (L/W) land use, update the Land Use Table, reduce the
maximum height for the High Rise (HR) to 100 feet; revise park amenities; and add an
administrative process for reviewing minor modifications to The Village Specific Plan.

b) The Revisions to Tentative Tract Map (TTM) No. 5745 will swap the park and
residential land uses on specific lots; create new lot numbers to accommodate flood
protection; delineate flood protection improvements on Lot A and Wagon Wheel Road;
realign the multi-use trail; revise the Ventura Road frontage; and realign the Highway
101 off-ramp. Several of the original tract conditions will also be updated to be
consistent with the proposed Revised TTM and the current and proposed understanding
of ownership and maintenance of the public improvements within The Village Specific
Plan area.

c) The Development Agreement Amendment (DAA) will amend impact fees and
authorize the Community Development Director to permit flexibility in construction
timing based on progress made during construction, and update the solar energy
requirement.

d) The project will be reviewed under an Addendum to Final Environmental Impact
Report (FEIR) No. 06-03 and Supplemental Environmental Impact Report (SEIR) No.
14-01 for The Village Specific Plan.

Filed by Corey Harpole, Oxnard CRFL Partners, LLC, 64 Maxwell, Irvine, California
92618.
Project Planner: Heather Davis, Contract Planner

Recommendation:

That the Planning Commission:

a) Adopt Resolution 2020-XX recommending City Council approval of Planning and
Zoning Permit No. 19-630-01 (Specific Plan Amendment No. 2 to The Village Specific

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in a meeting, you should contact the
office of the City Clerk at (805) 385-7803. Notification 72 hours prior to the meeting will enable the City to make reasonable
arrangements to assure accessibility to the meeting.

Written materials relating to an item on this agenda that are distributed to the Planning Commission within 72 hours before the item is to
be considered at its regularly scheduled meeting will be made available for public inspection at 214 South C Street, during customary
business hours.

City of Oxnard internet address: http://www.oxnard.org
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Plan), subject to certain findings, and certification of an Addendum to FEIR No. 06-03
and SEIR No. 14-01; and

b) Adopt Resolution 2020-XX recommending City Council approval of Planning and
Zoning Permit No. 19-300-01 (Revision to Tentative Subdivision Map for Tract No.
5745), subject to certain findings and conditions; and

c) Adopt Resolution 2020-XX recommending City Council approval of Planning and
Zoning Permit No. 20-670-02 (Second Amendment to Development Agreement No.
A-7122) for The Village Specific Plan.

2. Project Name: Verizon Danube - PLANNING AND ZONING PERMIT NO. 18-530-01
(Special Use Permit) Request to construct a 47-foot tall wireless communications facility
designed as a faux eucalyptus tree with an associated equipment enclosure within a 596
square-foot lease area adjacent to an existing three-story self-storage facility on a 1.02 acre
lot in the General Commercial, Planned Development Overlay (C-2-PD) zone. Pursuant to
Oxnard City Code (OCC) Section 16-497, the request includes an increase in height from
35 feet to 47 feet and a reduction to the rear yard setback from 15 feet to 10 feet in the
C-2-PD zone. The project is located adjacent to the southeastern corner of the Public
Storage facility at 161 Ventura Boulevard (APN: 145-0-232-135). Filed by Scott Dunaway
(“Applicant”), 1114 State Street, Suite 234, Santa Barbara, California, 93101
Project Planner: Jay Dobrowalski, Senior Planner

Recommendation:
That the Planning Commission continue agenda Item F-2 per the applicant’s request to a
date certain of November 5, 2020.

G. STUDY SESSION/REPORTS

H. PLANNING COMMISSION BUSINESS

I.  COMMUNITY DEVELOPMENT STAFF UPDATES

J. ADJOURNMENT
FUTURE MEETINGS

Thursday, November 5, 2020, 6:00 p.m., City Council Chambers

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in a meeting, you should contact the
office of the City Clerk at (805) 385-7803. Notification 72 hours prior to the meeting will enable the City to make reasonable
arrangements to assure accessibility to the meeting.

Written materials relating to an item on this agenda that are distributed to the Planning Commission within 72 hours before the item is to
be considered at its regularly scheduled meeting will be made available for public inspection at 214 South C Street, during customary
business hours.

City of Oxnard internet address: http://www.oxnard.org
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MINUTES
OXNARD PLANNING COMMISSION
REGULAR MEETING
October 1, 2020
DRAFT

A. ROLL CALL

b

At 6:00 p.m., the regular meeting of the Oxnard Planning Commission convened in
the Council Chambers. Chair Frank announced pursuant to Governor Newsom’s
Executive Order N-29-20, members of the Planning Commision or staff may participate
in meetings via teleconference.

Chair Frank (via videoconference), Vice Chair Sanchez (via videoconference)
Commissioners Chavez (via videoconference), Dozier (via videoconference), Fuhring
(via videoconference) and Meyer (via videoconference) were present.

Staff members present were: Jeff Pengilley, Interim Community Development Director;
Scott Kolwitz, Planning & Environmental Services Manager; Kathleen Mallory,
Planning & Sustainability Manager; Heather Davis (via videoconference), Contract
Planner; Ken Rozell, Chief Assistant City Attorney; Dee Lai and Michelle Travis,
Recording Secretaries.

Chair Frank presided and called the meeting to order.

Due to technical broadcasting difficulties, a recess was called at 6:10 p.m. and the
Planning Commission reconvened the meeting at 6:40 p.m.

B. PLEDGE OF ALLEGIANCE TO THE FLAG OF THE UNITED STATES

1.

Commissioner Fuhring led the pledge of allegiance.

C. PUBLIC COMMENTS - On Items Not On The Agenda

1.

2.

3.

4.

Pat Brown (Oxnard) completed a public comment request on-line. Pat Brown requested
to speak on agenda item F-1.

Henry Sapien (Oxnard) completed a public comment request on-line. There was no
answer at his telephone number when called upon.

Jenelle Ward (Oxnard) completed a public comment request on-line. There was no
answer at his telephone number when called upon.

Charles A. Wilson submitted a public written comment regarding trees and streetlights.

D. CONSENT AGENDA

1.

APPROVAL OF MINUTES - September 17, 2020

MOTION: Commissioner Dozier moved and Chair Frank seconded a motion to
approve the minutes of September 17, 2020, as submitted.

October 1, 2020 Minutes 1



VOTE: Chair Frank and Commissioners Chavez, Dozier, Fuhring, and Meyer,
voted in favor. Vice Chair Sanchez abstained. The motion carried
5:0:0:1:0".

E. EX PARTE DECLARATIONS FOR PUBLIC HEARING ITEMS

1. The Planning Commissioners did not have any ex parte communications to report for
Items F-1 or G-1.

F. PUBLIC HEARING

1. Project Name: Village Specific Plan Amendment, Tentative Tract Map Revision &
Development Agreement Amendment - Planning and Zoning (PZ) Permit Nos. PZ
19-630-01 (Specific Plan Text and Map Amendment No. 2 to The Village Specific
Plan), PZ 19-300-01 (Revision to Tentative Subdivision Map for Tract No. 5745) & PZ
20-670-02 (Second Development Agreement Amendment) and certification of
Addendum to Final Environmental Impact Report (FEIR) No. 06-03 and Supplemental
Environmental Impact Report (SEIR) 14-01: A request for:

a) Text and map amendments to The Village Specific Plan (“Wagon Wheel Specific
Plan”) to change the land use designation for Planning Areas (PA) 1 and 14 to Parks
& Open Space (P/OS) and PA 6 to High Density (H); revise planning area
boundaries; remove the Live/Work (L/W) land use, update the Land Use Table,
reduce the maximum height for the High Rise (HR) to 100 feet; revise park
amenities; and add an administrative process for reviewing minor modifications to
The Village Specific Plan.

b) The Revisions to Tentative Tract Map (TTM) No. 5745 will swap the park and
residential land uses on specific lots; create new lot numbers to accommodate flood
protection; delineate flood protection improvements on Lot A and Wagon Wheel
Road; realign the multi-use trail; revise the Ventura Road frontage; and realign the
Highway 101 off-ramp. Several of the original tract conditions will also be updated
to be consistent with the proposed Revised TTM and the current and proposed
understanding of ownership and maintenance of the public improvements within
The Village Specific Plan area.

c) The Development Agreement Amendment (DAA) will amend impact fees and
authorize the Community Development Director to permit flexibility in construction
timing based on progress made during construction, and update the solar energy
requirement.

d) The project will be reviewed under an Addendum to Final Environmental Impact
Report (FEIR) No. 06-03 and Supplemental Environmental Impact Report (SEIR)
No. 14-01 for The Village Specific Plan.

Filed by Corey Harpole, Oxnard CRFL Partners, LLC., 64 Maxwell, Irvine, California
92618.
Project Planner: Heather Davis, Contract Planner.

"'In Favor: Against: Absent: Abstain: Recused

October 1, 2020 Minutes 2



Recommendation:

That the Planning Commission:

a) Adopt Resolution 2020-18 recommending City Council approval of Planning and
Zoning Permit No. 19-630-01 (Specific Plan Amendment No. 2 to The Village
Specific Plan), subject to certain findings, and certification of an Addendum to
FEIR No. 06-03 and SEIR No. 14-01; and

b) Adopt Resolution 2020-19 recommending City Council approval of Planning and
Zoning Permit No. 19-300-01 (Revision to Tentative Subdivision Map for Tract No.
5745), subject to certain findings and conditions; and

¢) Adopt Resolution 2020-20 recommending City Council approval of Planning and
Zoning Permit No. 20-670-02 (Second Amendment to Development Agreement No.
A-7122) for The Village Specific Plan.

The Planning Commissioners did not have any ex parte communications to report for
Item F-1.

Contract Planner Heather Davis, provided a presentation outlining the request.

Public written comments were received for Item F-1 from Barbara Marci-Ortiz, dated
September 30, 2020; and Donald Nielsen, dated October 1, 2020.

Due to technical broadcasting difficulties, the applicant was unable to provide a
presentation or be available for questions, and no public verbal comments were able to
be received.

Chair Frank recommended that agenda item F-1 be continued to date certain October
15, 2020, due to issues with sound quality.

MOTION: Commissioner Chavez moved and Commissioner Fuhring seconded a
motion to continue agenda item F-1 to date certain October 15, 2020.

VOTE: Chair Frank, Vice Chair Sanchez and Commissioners Chavez, Dozier,
Fuhring, and Meyer voted in favor. The motion carried 6:0:0:0:0°.

G. CONTINUED PUBLIC HEARING

1. Project Name: Verizon Danube - Planning and Zoning (PZ) Permit No. PZ 18-530-01
(Special Use Permit). Request to construct a 47-foot tall wireless communications
facility designed as a faux eucalyptus tree with an associated equipment enclosure
within a 596 square-foot lease area adjacent to an existing three-story self-storage
facility on a 1.02 acre lot in the General Commercial, Planned Development Overlay
(C-2-PD) zone. Pursuant to Oxnard City Code (OOC) Section 16-497, the request
includes an increase in height from 35 feet to 47 feet and a reduction to the rear yard
setback from 15 feet to 10 feet in the C-2-PD zone. The project is located adjacent to
the southeastern corner of the Public Storage facility at 161 Ventura Boulevard (APN:

% In Favor: Against: Absent: Abstain: Recused

October 1, 2020 Minutes 3



145-0-232-135). Filed by Scott Dunaway (“Applicant”), 1114 State Street, Suite 234,
Santa Barbara, California, 93101.
Project Planner: Jay Dobrowalski, Senior Planner.

Recommendation:

That the Planning Commission approve an alternative version of the Project, located 50
feet northerly of the proposed location and with a maximum height of 57 feet, that may
be increased subject to Planning Manager approval in consultation with a third party
licensed subject matter expert, not to exceed a maximum of 69 feet, finding the Project
to be Categorically Exempt from environmental review pursuant to the California
Environmental Quality Act (CEQA) Guidelines Section 15303, and Approve
Resolution 2020-17 for Planning and Zoning Permit No. 18-530-01, subject to certain
findings and conditions.

The Planning Commissioners did not have any ex parte communications to report for
Item G-1.

Due to technical broadcasting difficulties the neither staff nor the applicant were able to
provide a presentation or be available for questions, and no public verbal comments
were able to be received.

No public written comments were received in favor of or against Item G-1.

Chair Frank recommended that agenda item G-1 be continued to date certain October
15, 2020 due to issues with sound quality.

MOTION: Commissioner Chavez moved and Commissioner Fuhring seconded a
motion to continue agenda item G-1 to date certain October 15, 2020.

VOTE: Chair Frank, Vice Chair Sanchez, and Commissioners Chavez, Dozier,
Fuhring, and Meyer voted in favor. The motion carried 6:0:0:0:0°.

H. STUDY SESSION/REPORTS

1. None

I. PLANNING COMMISSION BUSINESS

1. None

J. COMMUNITY DEVELOPMENT STAFF UPDATES

1. Scott Kolwitz, Planning & Environmental Services Manager announced:
i.  The next Planning Commission meeting will be on October 15, 2020 in City
Council Chambers.

3 In Favor: Against: Absent: Abstain: Recused

October 1, 2020 Minutes 4



ii.  On October 22, 2020, at 6:00 p.m. Community Development staff will be
hosting a Housing Element Update and Sites Inventory meeting. The public is
invited and can receive an electronic link to the meeting via the Planning

Department at the planning(@oxnard.org email address.

K. ADJOURNMENT

1. At 7:59 p.m., the Planning Commission concurred to recess.

FUTURE MEETINGS
Thursday, October 15, 2020, 6:00 p.m., City Council Chambers

ATTEST
Deirdre Frank, Scott Kolwitz,
Chair Planning & Environmental Services Manager

October 1, 2020 Minutes 5
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Thursday, October 15, 2020
Planning Commission

Staff Report

PZ 19-630-01
(Specific Plan Text and Map Amendment No. 2 to The Village Specific Plan),

PZ 19-300-01

(Revision to Tentative Subdivision Map for Tract No. 5745)
&

PZ 20-670-02

(Second Development Agreement Amendment)

CITY OF

OXNARD

S — CALIFORNIA
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MEMORANDUM

Agenda Item No. F.1

Date: October 14, 2020

To: The Planning Commission

From: Heather Davis, Contract Planner
Kathleen Mallory, AICP, LEED GA, MA, Planning & Sustainability
Manager

Subject: The Village Specific Plan - Response to Planning Commission and

Public Comment Correspondence

The Oct. 1, 2020 Planning Commission meeting was continued to Oct. 15, 2020 due to
broadcasting difficulties. During this meeting, Commissioners asked a few questions as a
result of Staff's presentation. Additionally, one public comment letter was received and
distributed to the Commission. Following the Oct. 1st Commission meeting, by email Staff
requested that the Commission email questions pertaining to the project and staff report.
One new question was received from Commissioner Perello regarding flood control
funding (discussed under Item 3 below).

The following responses to comments are provided in advance of the Oct. 15th Planning
Commission hearing to aid the Commissioners' in further understanding the project and to
assist in moving the project forward.

1. Comment Letter from Mr. Nielsen - Towers & Very High Density
A letter was received from Mr. Nielsen on October 1, 2020 regarding the following
three planning points (A-C). Staff's response to these expressed concerns, follows as a
“bullet”.
A. Concern: That the 270 foot height of the high rise should be retained to allow more
residential units.

e The Village Specific Plan (VSP) was approved with a maximum of 1,500
dwelling units. To date 1,097 dwelling units have been entitled, with the
remaining 403 units to be provided in proposed High Rise Planning Area (PA) 20
and High Density PAs 2/3, 6, 7/8. As shown on the proposed Specific Plan Land
Use Table (Attachment D of the Staff Report), the bulk of the units will be
located in PA 20 with a target of 205 units. The existing VSP allows an Option A
for PA 20 & 21 to be developed together as Very High Density with 30-70
du/acre, with a target of 205 units. With allowance for the multi-use path
(MUP), open space and transit center, the Developer determined this allowable
density isn't high enough to build the target 205 units, so Oakwood requested
the High Rise designation (70-100 du/acre) be applied across the merged PA



PLANNING DIVISION O
214 SOUTH C STREET X N A RD
OXNARD, CALIFORNIA 93030 %

20/21 site instead of Very High Density. Since the Final Environmental Impact
Report (FEIR) found the 270 foot towers to be a significant aesthetic impact, and
the Developer does not plan to build a high rise on PA20, the proposed
maximum height was reduced to 100 feet in keeping with existing development
patterns.

B. Concern: That the towers should be retained.

e The tower was only permitted in the High Rise Planning Area. With reduction of
the allowable height down to a maximum of 100 feet, the tower is no longer
needed to achieve the anticipated land plan and maximum dwelling unit
allocation of 1,500 units.

C. Concern: That the Very High Density Land Use should be maintained as an overlay
zone on PA 20 rather than requiring a future Specific Plan Amendment, and that a
Use Permit should be required for Very High Density development.

e The Developer is proposing to increase the density of PA20 to High Rise (70-
100 du/acre). Retaining Very High Density (30-70 du/acre) on this site therefore
would be counter to obtaining the higher density desired by the Developer.

e The Very High Density land use designation is not shown on the proposed land
use plan, and therefore would require a future Specific Plan Amendment to
change the land use of one of the PA to accommodate it.

e The Village Specific Plan development approval process does not include a
(Special) use permit process. Rather, development is approved though a
Development Design Review permit reviewed by the Planning Manager, not a
Use Permit with the Planning Commission.

2. Affordable Housing
An email dated September 28, 2020 from Barbara Marci-Ortiz was received regarding
the project. Staff's response to these questions was transmitted to the Commission on
October 1, 2020.

e A 15% affordable housing obligation is required for the Village Specific Plan; this
equates to 225 restricted units which remain affordable for 55 years for rental
units and 45 years for for-sale units. Of this total, 119 of the 225 units are to be
affordable to lower income households and 106 affordable to moderate income
households. To date, the Developer has provided the 119 lower income units in
the Wagon Wheel Family Apartments. The Developer is required to provide 80
moderate income housing units in the Town Square Apartment project once
constructed (PA 16 & 17). The Developer has indicated the remaining 26
moderate income units will be provided on PA20. The Developer has indicated
that all affordable units will be rental units; no affordable units are planned in
the condominium communities of Oxford Flats, Mayfair or Park Place. The
developer is in compliance with the affordability requirements.

e The Developer has not proposed any changes to the affordable housing
requirement.

Page 2 of 4
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3. Flood Control
Staff received several inquiries regarding flood control, and specifically the levee
construction. Questions were general in nature regarding how the flood control and
levee improvements will be constructed.
A. Levee

The Santa Clara River Levee System is an embankment built along the riverbed to
contain storm water for the sole purpose of reducing flood insurance

requirements to neighborhoods in Oxnard. The County of Ventura Public Works

Agency’'s Watershed Protection District (VCPWA WPD) is the lead agency for

structural improvements of the Levee on the Santa Clara River. The Village Specific

Plan does not include embankment levee improvements; the Developer is only

building flood walls, flood gates and berms on their own property on the east side

of Ventura Road. More information regarding the levee can be found at the
following link: http://www.vclevees.com/.
B. Flood Walls, Flood Gates & Berms

e The Developer is obligated to construct flood protection on their property on
the east side of Ventura Road, to include a flood wall, flood gate and berms.
These improvements will tie into the County’s flood protection north of the
railroad along Ventura Road. The flood protection walls to protect the Village
development were reviewed under the Supplemental Environmental Impact
Report (SEIR) that was certified by Council in July 2015.

e The Tentative Map Revision includes a different location for a portion of the
project’s floodwall, which will move it further into their project site and away
from Ventura Road, and creates public lots that will accommodate the flood
walls covered under the SEIR. The Development Agreement Amendment also
adds language that allows more time for the floodwall completion, and clarifies
that at no time will new units be granted occupancy without
adequate flood protection. The proposed Tentative Tract Map Revision, Specific
Plan Amendment & Development Agreement Amendment do not propose new
flood control improvements.

e Commissioner Perello sent an email on October 5, 2020 expressing concern
regarding funding for maintenance of the flood wall, which will be owned by
the City and maintained with Community Facilities District funds. He wanted to
make sure that the Community Facilities District could not be voted out by
residents, resulting in the City being responsible for maintenance costs. City
Attorney Ken Rozell provided the following response to Commissioner Perello
on October 5, 2020 regarding the Community Facilities District’'s contractual
obligation to maintain the flood control improvements:

“Based upon these provisions (within the First Amendment to the
Development Agreement), the residents within Wagon Wheel are
contractually prohibited from modifying the CFD to remove the obligation
to maintain the Flood Protection Improvements through 2035. In addition,
even after the Development Agreement expires, a strong argument exists
that the property owners within Wagon Wheel cannot unilaterally amend
the CFD to remove the obligation to maintain the Flood Protection

Page 3 0of 4
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Improvements. This is because the City allowed the construction within
specific portions of Wagon Wheel based upon the CFD assuming the
obligations to maintain the Flood Protection Improvements, with such
improvements meant to benefit not only the residents of Wagon Wheel
but also the public in general.”

4. Park Amenities

During the hearing on October 1*, several Commissioners expressed concern regarding

the Developer’s proposed amendment to Section 5.4 ‘Conceptual Park Design’ of The

Specific Plan regarding conceptual land uses within the project’s two park areas, the

Village Green and the Neighborhood Park. The Developer proposed that the

community center and pool be removed from the conceptual description of the parks,

and that court play areas, a dog park and exercise areas be added as potential
amenities. Park graphics were also updated as part of the SPA to show the Village

Green (Park Lots B & C) as it is currently built (Figure 5.8), and the conceptual layout for

the Neighborhood Park on Park Lot A (Figure 5.9) in the northwest corner of the

Specific Plan.

A. Pool. The Village Specific Plan parks were originally envisioned as private parks for
use by residents of The Village Specific Plan. In July 2015 the City Council adopted
the Development Agreement Amendment which required the developer to
develop and dedicate the parks on Lots A, B & C as public parks, and required the
formation of the Community Facilities District (CFD) to maintain the parks. The
specific plan still reflects the earlier vision of the parks as private, including the
conceptual inclusion of pools within the shared common space. As indicated by the
developer, pools involve extensive maintenance, staffing and liability that make
public operation difficult. Further, the cost for funding the recreation amenities,
including maintenance of the park, is assessed to Village property owners as part of
the CFD. Improvements funded through the CFD were reviewed by the City
Council during formation of the CFD in December 2016. Operation and
maintenance of a pool was not included in the CFD assessment. Therefore the
Village Green on Lots B & C was not developed with a pool; instead the Developer
is providing a Jr. Olympic size pool on the private Town Square project site for use
by residents of Town Square and Wagon Wheel Junction developments. The
Neighborhood park (Park Lot A), which has not yet been developed, will be
segmented in half by a flood control berm, lending to the eastern half of Lot A to be
developed with recreational amenities, and the western half that is subject to
flooding to be landscaped for passive recreation and open space. The proposed
conceptual amenities on this site, including play courts (basketball, pickle ball), a
dog park, and play equipment are more conducive for public parks, require
minimal staffing and would be available year round. These conceptual facilities
would be in harmony with the vision, design intent and objectives of the parks as
envisioned by the specific plan.

B. Community Center
Similar to the pools, community centers require extensive maintenance and
staffing. The developer clarified that the apartment communities will offer
community rooms that will be available for Homeowners Associates within the
Village Specific Plan and Wagon Wheel Neighborhood Council meetings.

Page 4 of 4



CITY OF

OXNARD

PLANNING COMMISSION
STAFF REPORT

TO: Planning Commission
FROM: Heather Davis, Contract Planner

Kathleen Mallory, AICP, Planning & Sustainability Manager
DATE: October 1, 2020

SUBJECT: Project Name: Village Specific Plan Amendment, Tentative Tract Map

1)

2)

Revision & Development Agreement Amendment; Planning and Zoning Permit
(PZ) No. 19-630-01 (Specific Plan Text and Map Amendment No. 2 to The
Village Specific Plan), PZ No. 19-300-01 (Revision to Tentative Subdivision Map
for Tract No. 5745), PZ No. 20-670-02 (Second Development Agreement
Amendment) and certification of Addendum to Final Environmental Impact
Report (FEIR) No. 06-03 and Supplemental Environmental Impact Report (SEIR)
14-01. Located in The Village Specific Plan area generally bounded by the
Ventura Freeway (Highway 101) to the north, Oxnard Boulevard to the east, the
Union Pacific Railroad (UPRR) and El Rio Drain to the south, and North Ventura
Road and the Santa Clara River to the west

Recommendation: That the Planning Commission:

a) Adopt Resolution 2020-XX recommending City Council approval of Planning and
Zoning Permit No. 19-630-01 (Specific Plan Amendment No. 2 to The Village Specific
Plan), subject to certain findings, and certification of an Addendum to FEIR No. 06-03
and SEIR No. 14-01; and

b) Adopt Resolution 2020-XX recommending City Council approval of Planning and
Zoning Permit No. 19-300-01 (Revision to Tentative Subdivision Map for Tract No.
5745), subject to certain findings and conditions; and

c) Adopt Resolution 2020-XX recommending City Council approval of Planning and
Zoning Permit No. 20-670-02 (Second Amendment to Development Agreement No.
A-7122) for The Village Specific Plan.

Project Description and Applicant: The project consists of the following requested

actions:

a) A request for text and map amendments to The Village Specific Plan (AKA “Wagon
Wheel Specific Plan”) to change the land use designation for Planning Areas (PA) 1 and
14 to Parks & Open Space (P/OS) and PA 6 to High Density Residential (H); revise PA
boundaries; remove the Live/Work (L/W) land use designation, update the Land Use
Table, reduce the maximum height for the High Rise (HR) land use designation from 270
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feet down to 100 feet; revise park amenities; and add an administrative process for
reviewing Minor Modifications to The Village Specific Plan.

b) The Revisions to Tentative Tract Map (TTM) No. 5745 will swap the park and residential
land uses on specific lots; create new lot numbers to accommodate flood protection;
delineate flood protection improvements on Lot A and Wagon Wheel Road; realign the
multi-use trail; revise the Ventura Road frontage; and realign the Highway 101 off-ramp.
Several of the original tract conditions will also be updated to be consistent with the
proposed Revised TTM and the current and proposed understanding of ownership and
maintenance of the public improvements within The Village Specific Plan area.

c) The proposed Development Agreement Amendment (DAA) will amend impact fees,
authorize the Community Development Director to permit flexibility in construction
timing based on progress made during construction, and update the solar energy
requirement.

d) In accordance with the California Environmental Quality Act (CEQA), an Addendum to
FEIR No. 06-03 and SEIR No. 14-01 for The Village Specific Plan has been prepared.

For purposes of this Staff Report, the foregoing project description shall be referred to as the
“Project.” The project application was filed by Corey Harpole, Oxnard CRFL Partners, LLC
(Oakwood Communities, Inc.), 64 Maxwell, Irvine, California 92618 (collectively referred to
as the “Applicant” or “Developer.”)

Existing & Surrounding Land Uses: The 62-acre Village Specific Plan site is located
in the western portion of Ventura County, in the northwestern edge of the City of Oxnard,
and is bounded by the Ventura Freeway (Highway 101) to the north, Oxnard Boulevard to
the east, the Union Pacific Railroad (UPRR) and El Rio Drain to the south, and North
Ventura Road and the Santa Clara River to the west. (see Attachment A: Maps)

The Village Specific Plan area is currently under active development. A portion of Wagon
Wheel Road has been realigned and constructed from Oxnard Boulevard to Cactus drive, and
a public park has been developed on Lots B & C. The 120-unit affordable housing apartment
complex (Wagon Wheel Family Apartments) was completed and occupied in late 2014, and
The Junction at Wagon Wheel mixed-use 219-unit apartment and commercial development
was constructed in 2017. Development has started on Town Square mixed-use 448-unit
apartment and commercial development, and several condominium buildings have been
completed within Oxford Flats, Park Place and Mayfair neighborhoods. To date 1,097
dwelling units and 50,300 square feet of commercial space have been approved for
development within six communities of The Village Specific Plan (Village Family
Apartments, Wagon Wheel Junction, Oxford Flats, Park Place, Mayfair and Wagon Wheel
Town Square). A maximum of 1,500 dwelling units may be developed within The Village
Specific Plan; therefore future development projects will accommodate the remaining 403
dwelling units. Development projects have not been submitted yet for Lots A, 1, 2, 3, 6, 16
and 17, or Phase 2 of the Multi-Use Path (MUP). Remaining development is principally
focused on the westerly portion of the project site.
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The following table provides City General Plan designations, City zoning which governs the
area. Additionally, the table identifies a general summary of existing land uses.

LOCATION ZONING 2030 EXISTING LAND USE
GENERAL
PLAN
Project Site | The Village Specific Plan | Specific Plan Mixed Use commercial
and apartment project,
affordable apartment
development.
North C-2-PD Commercial 101 Freeway, North
Regional (CR) Oxnard Blvd. and
RiverPark Community
East C-2-PD CR Oxnard Boulevard,
Esplanade Shopping
Center
South Single Family Residential | Residential Low | Union Pacific RailRoad,
(R1-8PD, R1PD) and (RL) density 3-7 | El Rio Drain and
Manufactured Home du/ac and Factory | South Bank
Planned Development Built (MHP) 1-7 | Neighborhood
(MHPD) du/ac
West County Unincorporated County Ventura Road and
Unincorporated Santa Clara River

4) Background Information: In January 2009, the Oxnard City Council approved the
entitlement permits for The Village Specific Plan to guide future development on the 62-acre
project site. The Village Specific Plan provides infrastructure plans, guidelines, standards,
and regulations for up to 1,500 dwelling units, 50,300 square feet of commercial
development, and related roads, parking, and transit parking. The approval also included
Development Agreement (DA) No. A-7122, which permits development over the next
twenty years.

On July 28, 2015, the City Council approved TTM No. 5745 and the First Amendment to DA
No. A-7122 for The Village Specific Plan. The TTM subdivided the Project site into 17
numbered lots and 19 lettered lots for development, public improvements, and open space to
support continued redevelopment. The DA was amended to memorialize financial
obligations for infrastructure, and amend payment terms and improvements necessary to
support continued redevelopment of the Project site. The First DAA granted vested approval
until July 28, 2035 and granted a reduction in several fees listed in the DA to offset the
Developer’s costs associated with construction of flood control improvements which were
not envisioned or required during the original project entitlements. The flood protection
improvements will benefit both the Wagon Wheel project and the South Bank neighborhood.
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On March 1, 2016, the City Council approved Specific Plan Amendment (SPA) No. 1 to The
Village Specific Plan to create a Transit Center Overlay (TCO) Zone within the Specific Plan
Land Use plan which would allow Transit Center uses in PA 19, 20, & 21 of the Specific
Plan.

On May 3, 2016, the City Council approved TTM No. 5968 to create a six lot map for
condominium purposes, establishing Lots 4, 5, 7, 8, 9, and 10. Approval of this Map
facilitated the future construction of 310 attached condominium residences in three
neighborhoods (Oxford Flats, Park Place and Mayfair) within seven PA in the Specific Plan,
allowing public improvements and open space in substantial conformance with the Specific
Plan.

On July 19, 2016 City Council and the Community Development Commission Successor
Agency adopted Final Subdivision Map 5745-1, which covered approximately 46.25 acres on
the east side of The Village Specific Plan, including Lots 5, 7 thru 17, B, C, D, K, L, M, N,
0O, Q & R. Lots Final Map 5745-1 was recorded with Ventura County on October 20, 2016.

In September 2018 a Lot Line Adjustment (17-310-13) was approved to reconfigure lot lines
between Lots 12, 13, 14 & Park Lot C to accommodate the Wagon Wheel Town Square
mixed-use and residential development. The reconfigured lots were renumbered Lots 1, 2 and
3 of LLA of PZ 17-310-13, as shown on the proposed Revised TTM (see Attachment B).

Environmental Analysis: On September 18, 2008, the City Council certified FEIR No.
06-03 for The Village Specific Plan (State Clearinghouse No. 2006101099).

Due to changes in environmental conditions, on July 28, 2015 the City Council certified
SEIR No. 2014-01 in association with TTM No. 5745 and changes in the environmental
conditions since 2008. The SEIR focused on flood risk, which was a new condition as a
result of the Federal Emergency Management Agency’s (FEMAs) recent Santa Clara levee
de-certification; water supply; air quality impacts and on-site grading and construction; and
traffic and circulation impacts. Based upon the analysis contained in the SEIR for the TTM,
all potential impacts were mitigated to a level of insignificance. The FEIR and SEIR
contained mitigation measures for potential impacts and a Mitigation Monitoring and
Reporting Program (MMRP) to track implementation of the mitigation measures. With
imposition of mitigation measures from the 2008 certified Village Specific Plan FEIR and
2015 SEIR mitigation measures, impacts were determined to be fully mitigated.

The proposed project has been reviewed under an Addendum to FEIR No. 06-03 and SEIR
No. 14-01 for The Village Specific Plan (Attachment C). According to Section 15164 of the
California Environmental Quality Act (CEQA), an Addendum to a previously certified EIR
is required when only minor technical changes or additions are necessary to previously
approved EIR, and none of the conditions requiring a subsequent EIR have occurred. The
proposed changes to the original specific plan, TTM and DA would not result in any new
additional significant impacts, nor would they substantially increase the severity of
previously anticipated significant impacts. Rather, all of the impacts associated with the
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Project are within the envelope of impacts addressed in the Certified FEIR and SEIR and do
not constitute a new or substantially increased significant impact. Based on this

determination, the proposed Project does not meet the requirements for preparation of a

Subsequent or Supplemental EIR pursuant to Section 15162 of the CEQA Guidelines.

Analysis:

a) General Discussion: The Applicant is requesting text and map amendments to The
Village Specific Plan, revisions to the existing TTM and conditions, and a DAA. The

applications are being processed concurrently with the SPA so that a finding of

consistency can be made between the revised TTM and the Specific Plan. The following
is a summary of the requested revisions.

SPA No. 2

The Applicant has requested various changes to the Land Use Plan and text of The
Village Specific Plan to facilitate ongoing development. The following is a summary of
requested revisions. Further analysis of each request within the SPA, DAA and other
aspects of the project are detailed in Section 6(h) of this staff report. The pages to be
amended through this SPA are provided in Attachment D.

1. Revise the Specific Plan Land Use Plan Figure 2.1 (See below)

Switch the land uses for PA 1 & 6

- Change the land use for PA1 from H to P/OS

- Change the land use for PA6 from P/OS to H

Change land use for PA14 from L/W to P/OS

Merge PA 2 &3,PA 7 & 8, and PA 12 & 13

Merge PA 20 & 21 into PA 20, as permitted under Option A of the original
specific plan, and designate as HR land use.

Reconfigure the layout for PA 9 & 10

Reconfigure the boundaries for PA 16, 17 & 15 to match LLA 17-310-13
Remove Streets B, G & F

Remove the L/W land use

2. Revise Table 2.2 Land Use Summary to be consistent with Option A and the above
listed land use plan revisions.

3. Remove L/W land use category from the following sections: 2.2, 2.3,4.2.2, 4.4, 6.9
and Tables 2.2 & 2.4

4. Add a note in Section 4.1.3 that an SPA will be required for development of Very
High Density (VH) anywhere in the specific plan, since no PA is designated VH on
Figure 2.1 Land Use Plan. (PA 20 and 21 will be merged into PA 20 under Option A
chosen by the Developer, eliminating VH land use.)

9]

Remove towers from Section 4.2.5 HR Residential

6. Reduce the maximum allowable Building Height on HR PA from 270 feet down to
100 feet max (Section 4.4.4). Remove reference to 20-25 stories in Section 7.2.3.5
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7. Remove requirement for 2-car attached garage for H (Table 2.1 & Section 6.9.3) and
subterranean garage in VH (Sections 4.2.3 & 6.9.3) and HR (Section 4.2.5).

8. Remove requirements for rooftop recreation and amenities on HR (Section 4.2.5 &
4.4.4).

9. Remove community center and pool amenities from conceptual park designs, add
court play areas, dog park and exercise area amenities, and update conceptual
graphics for Parks on Lots A, B & C (Section 5.4)

10. Add an Administrative process for an Administrative SPA to Section 8.7.2.

Proposed Land Use Plan, Village Specific Plan Figure 2.1

LEGEND

Revision to TTM No. 5745

The project includes revision to existing TTM No. 5745 to be consistent with the
proposed SPA, and to facilitate future construction as outlined in The Village Specific
Plan. All prior approvals will remain in effect, with the exception of specific conditions
of approval, and this revised map will allow for the phased development of the specific
plan.

The following is a summary of proposed Revision to TTM No. 5745:

1. Switch the locations of Residential Lot 1 and Park Lot A

2. Realigning the Ventura Road off-ramp so that it matches its existing configuration
and loops onto Ventura Road (rather than through the subdivision).

3. Expand Residential Lot 6 from 2.15 acres to 3.57 acres, to include former off-ramp
location.

4. Add new flood control lots F & E to accommodate flood protection

5. Delineate flood protection improvements on Lot A and Wagon Wheel Road
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6. Realign the MUP to meet Ventura Road at Wagon Wheel Road rather than south of
Lot 2.

7. Merge Former MUP Lot F & T with Residential Lots 2 & 3

8. Revise to South end of Ventura Road frontage (no bike path, 6 sidewalk)

The Applicant and staff are also requesting updates to several of the original tract
conditions for the TTM No. 5745 (City Council Resolution 14,857) to be consistent with
the proposed Revision to TTM No. 5745, the SPA, and the current and proposed
understanding of ownership and maintenance of the public improvements within and
adjacent to The Village Specific Plan. Staff has reviewed the requested revisions, made
appropriate changes, and recommends approval of the updated conditions. Staff has also
provided additional conditions applicable to the Revised TTM. The updated conditions
are included in the resolution for the Revision to TTM No. 5745 (Attachment E).

Second DAA

The proposed DAA would be the Second Amendment to DA A-7122 between the City of
Oxnard and Oxnard CRFL Partners, LLC, successor in interest to Oxnard Village
Investments, LLC. The original DA A-7122 was approved on January 24, 2009. The First
DAA, which was approved on July 28, 2015, amended DA A-7122 to incorporate
financial provisions for storm water and flood protection improvements not foreseen
when the project was originally approved.

For the Second DAA, the Applicant is requesting modifications to nine sections of DA
No. A-7122 and the First DAA. At the May 19, 2020 City Council Hearing, the Council
directed staff to work with the Developer on revisions to the DA to reduce the financial
impacts of increased and new development impact fees on the project. In response, the
Developer is requesting a fee lock and waiver of new fee increases approved by the City
Council on May 19, 2020. The Developer would receive fee credits for improvement
costs associated with construction of drainage, parks, MUP and pedestrian bridge
improvements. The Developer is also requesting modifications that would allow
flexibility in construction timing, and flexibility to install more energy efficient utilities.
The following is a summary of DAA requests. A discussion on each item is provided in
Section 6(1) of this staff report and the DAA text is provided in Attachment F.

Lock in Capital Growth Impact Fee rate in effect May 1, 2020 (DA Section 5)
Lock in the Traffic Impact Fee until July 1, 2028 [DA Section 7(d)(1)]

Waive the new Mobility Fee [DA Section 7(d)(ii)]

Waive increased Park Development Fee [DA Section 7(d)(iii)]

Waive storm drain fee [DA Section 7(d)(iv)]

Increase Credit towards Air Quality Fee (DA Section 15.2).

. Authorize the Community Development Director to allow construction timing
flexibility on the Ventura Road Pump System (DA Section 16.1)

RN A et e
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8. Update Solar Energy requirement to accommodate current energy efficient
technology (DA Section 16.5)

9. Authorize the Community Development Director to allow construction timing
flexibility on the Storm Water and Flood Protection (Section 1 of DAA No.1)

b) General Plan Consistency: The City’s 2030 General Plan land use designation for

the subject site is Specific Plan with corresponding land use designations to support
development of the approved Village Specific Plan. The proposed SPA to The Village
Specific Plan and foreseeable development is consistent with the 2030 General Plan and
the property’s land use designations, as the revisions retain a similar land use balance of
residential and park uses as the originally approved specific plan. The TTM Revision
facilitates development of The Village Specific Plan project which is consistent with the
General Plan. The proposed DAA renegotiates fees and development timing between
Developer and the City, and does not conflict with General Plan land use, goals and
policies. The project’s consistency review with General Plan policies is included as
Attachment G. The proposed project has been determined to be consistent with the
General Plan and the property’s land use designation.

Conformance with Zoning Development Standards: The proposed SPA would
amend the locations of permitted land uses within The Village Specific plan, amend some
PA boundaries, remove a land use category, reduce the maximum height for a land use,
provide conceptual guidelines for parks within the specific plan, and add a process for
reviewing Minor Modifications to specific plan. The potential future development is not
part of this discretionary approval request. Future development within The Village
Specific Plan will continue to be subject to review under a Design Development Review
(DDR) Permit, and will be required to comply with The Village Specific Plan
development standards and all mitigation measures identified in FEIR & SEIR.

According to California Government Code Section 65453, a specific plan may be
amended as often as deemed necessary by the legislative body. Unlike General Plan
amendments, specific plans are not limited to a set number of four amendments during a
calendar year.

To summarize a few key SPA components, the Specific Plan Land Use Plan (Figure 2.1)
designates PA 6 for park use and PA1 for H land use. The proposed SPA switches these
two uses, with a similar resulting land area for the park on PA 1. (The new park on PA 1
will be 2.39 acres, which is slightly more than the 2.0 acres of the existing PA 6.) The
new park will also accommodate a flood control berm and flood control easements.
Residential construction on PA 6 would be permitted in the future with a DDR permit,
and park improvements would be permitted on PA 1. PA 14 land use will be revised from
L/W to park use, providing an amenity for the community and removing a development
type that is no longer planned for the community. The 14 residential units originally
allowed on PA14 will be transferred to other PA for development, which is permitted
under Section 2.5.1 of The Village Specific Plan. The boundary revisions between PA
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are generally between residential land uses to recognize boundaries of approved
residential communities. The merging of PAs 20 and 21 into a single PA 20 recognizes
Development Option A outlined in the original specific plan. The density for PA 20 also
increases to HR to allow greater density within this PA near mixed use and transit
amenities. To minimize potential height impacts of the HR land use, the maximum height
will be reduced to 100 feet, and reference to towers will be eliminated from the HR land
use description. The land use plan (Table 2.2) will be revised to accommodate the land
use plan revisions.

An administrative process will also be added to the Administration and Implementation
Chapter 8.0 of The Village Specific Plan to address internal conflicts within the
document and allow minor changes to development standards. The administrative process
would allow review by the Planning Manager or Community Development Director
rather than requiring Council review for minor revisions. Allowable changes would be
within 15% of numerical development standards or similar modifications in keeping with
the spirit and intent of The Village Specific Plan FEIR and SEIR. For example, outdated
storefront conceptual requirements could be reviewed by the Planning Manager rather
than Council. Since the process would require the modification to be consistent with the
FEIR and SEIR, the added process would not affect the findings or mitigations contained
within the FEIR or SEIR.

With approval of the SPA, the proposed TTM Revision will be consistent with approved
specific plan zoning and development standards. Pursuant to Section 15-35 of the
Oxnard Municipal Code, approval of a TTM is required to subdivide the project area. The
proposed TTM Revision is therefore necessary for subdivision and future development
that will be consistent with the development standards within the specific plan.

The proposed DAA does not propose revisions to zoning development standards, but
would authorize the Community Development Director to permit flexibility in
construction timing based on progress made during construction. This revision would not
conflict with existing or amended development standards within the Oxnard City Code or
The Village Specific Plan.

Site Design: The amendment to The Village Specific Plan Land Use Plan and
Revision to TTM No. 5745 will result in slight changes to the overall specific plan site
design. The most noticeable change will be the relocation of the Neighborhood Park from
PA 6 in the western center of the project to PA 1, which is located in the northwest corner
of the project near the Highway 101 Ventura Road off-ramp. This revision will place
future residential development further away from noise impacts associated with the
freeway off-ramp and allow modification to flood control improvements on the western
boundary of the project area. As shown on Cross Section G-G of the Revised TTM No.
5745 (Attachment B), the park on PA 1 will be designed with a low flood control berm
near the center of the park rather than a flood control wall along Ventura Road that would
be required if residential development was located on PA 1. The conceptual park design
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for the Neighborhood Park on PA 1 is shown on Figure 5.9 of the proposed SPA
(Attachment D). Conceptually, the park will include ball court play areas, exercise areas,
a dog park, and turf areas. The MUP will link to the park from the east, providing
off-street connectivity from the neighborhoods on the north side of the project area that
front the MUP. Park Department review and approval of the park improvements will
occur in the future.

The land use for PA 14 will also be revised to reflect park use rather than live/work. The
revised park use on PA 14, which is continuous with The Village Green on PA 15, is
shown Figure 5.8 of the proposed SPA (Attachment D).

Consistent with Option A shown on Figure 2.6 of the original Village Specific Plan, PAs
20 and 21 will be merged into a single PA that will allow a density of up to 100 dwelling
units per acre. The SPA includes an amendment to the development standards to restrict
the height of buildings on this PA to no more than 100 feet, rather than 270 feet currently
allowed on HR designated parcels.

Circulation and Parking: The SPA and revised TTM will facilitate the future
construction of circulation improvements, the MUP, and parking standards consistent
with The Village Specific Plan.

Vehicle Circulation will be modified very little since approval. Streets B, G & F shown
on Figure 2.1 of the original Village Specific Plan Land Use Plan will be removed as no
longer applicable for circulation through PAs 7 to 10. The Oxford Flats condominium
community on PAs 9 and 10 have been designed with driveways in the former street
locations, and PA 7/8 is anticipated to be similarly designed.

The Village Specific Plan includes a Class I, 12-foot wide, MUP that extends from
Ventura Road to Oxnard Boulevard and includes a pedestrian bridge of Oxnard
Boulevard and an underpass under Hwy. 101 and Ventura Road. The MUP location
shown on the approved TTM is proposed to be realigned on the Revised TTM to connect
with Wagon Wheel Road between PA 1 and PA 7/8 and run parallel on the north side of
Wagon Wheel Road to Ventura Road. This varies from the MUP route shown on the
approved TTM, which continues south across Wagon Wheel Road, along the west side of
PA 6 to the southern boundary of The Village Specific Plan and following the south side
of PA 2 and 3 before meeting Ventura Road south of PA 2. The MUP location is shown
on the Revised TTM (Attachment B) and a comparison graphic of the MUP locations is
shown in the Addendum (Attachment C) under the Traffic analysis. The MUP revised
route includes fewer roadway crossing, and is more compatible with planned flood
control improvements.

A TCO land use designation approved under SPA No. 1 in 2016 that expanded the
potential transit center location to PA 20. The Applicant has indicated that PA 20 will
house the transit center on the first floor of the parking structure. Consistent with the
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VSP, the transit center will include 50 designated transit parking spaces and bicycle
parking consistent with the Oxnard Bicycle Master Plan. Since construction on PA 20
may not be completed for several years, and later than required under the approved tract
conditions of approval, the Applicant has indicated a preference to accommodate a
temporary transit center with 50 designated transit parking spaces on PA 17 until the
permanent transit center has been completed on PA 20. The Town Square mixed-use
retail and apartment project is presently under construction on PA 17. Tract Condition 52
has been revised per input from the City Traffic Engineer, Ventura County
Transportation Commission, and the Applicant to accommodate the temporary and
permanent transit center and ensure the transit spaces will be available for transit riders as
part of a shared use (See Attachment E, Tract Condition 52).

The proposed realignment of the US 101 Ventura Road off-ramp reflects the off-ramp
design originally planned for The Village Specific Plan in 2009 and reviewed in the
FEIR. The existing TTM No. 5745 was approved in 2015 with an alternative US 101
Wagon Wheel off-ramp realignment, which exited US 101 southbound onto Wagon
Wheel Road in the center of the project. The SEIR approved in 2015 evaluated that
alternative US 101 Wagon Wheel Road off-ramp realignment and recognized that future
Caltrans approval would be required for that realignment. The City also recognized a
potential conflict between the off-ramp realignment and the MUP, and required as a
condition further analysis of the conflict. The proposed US 101 Ventura Road off-ramp is
closer to the original design, resolving the concerns with the Caltrans and MUP conflicts.

As part of the DAA, the fee lock for the Traffic Fee will be tied to bonding of the US 101
Ventura Road off-ramp prior to July 2022, and completion prior to July 2024.

Parks and Open Space: The approved Village Specific Plan identified 3.7 acres of
parkland and 3.7 acres of open space. The proposed SPA will increase park area to
include PA 14 (0.46 acres), increase the size of the Neighborhood Park on PA 1 from 2.0
acres to 2.39 acres, and decrease the size of PA 15 from 1.7 acres to 1.52, resulting in a
net increase in total park acreage by 0.67 acres to a total of 4.37 acres. Open space,
including perimeter and interior landscaping, will decrease from 3.7 acres to 2.22 acres.
The difference in open space is predominantly due to designation of a few lots for flood
control improvements, and merging a small triangle of open space into PA 7/8.

The proposed SPA provides alternative conceptual designs for The Village Green (PA
15) and the Neighborhood park (PA 1) as outlined in Section 5.4 of The Village Specific
Plan. Updated Conceptual Park design for The Village Green and the Neighborhood park
are provided in Figures 5.8 and 5.9 of the SPA. The SPA removes the community center
and pool amenities from conceptual park designs, and adds court play areas, dog park and
exercise area amenities. As discussed under Site Design Section 6(d) of this staff report,
based on the Revised TTM, Park A on PA 1 will be designed with a flood control berm
near the center of the park rather than a flood control wall along Ventura Road that would
be required if residential development was located on PA 1. The proposed SPA and TTM
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Revision therefore opens up views of the park from Ventura Road, improving aesthetic
views of the project from Ventura Road.

Under Section 8 of the DA, the Developer is required to develop and dedicate to the City
completed parks on Lots A, B & C of Tract 5745 in the Village Specific Plan. Upon
acceptance of the parks, the City will grant the Developer Quimby fee credits for the
value of the park, including land value, engineering and construction expenses associated
with the development of the parks. The fee credits are then applied against Quimby fees
due upon occupancy of each residential unit within the Wagon Wheel project. Paragraph
7(g) also required the formation of a community facilities district (CFD) for the purpose
of funding the ongoing maintenance of public improvements such as parks. The Developer
has completed park development on Lots B and C of the Specific Plan, totaling
approximately 1.98 acres.

Tract Condition Revisions: The approved conditions for TTM No. 5745 included
some inconsistent direction on the ownership and maintenance of public improvements in
The Village Specific Plan. Additionally, over time the project evolved in understanding
of what facilities would be owned and maintained by the City, CFD and the Homeowners
Associate (HOA). Based on consultation with the Applicant, Public Works and the
Special Districts Division, several Tract conditions were recommended for revision to
clarify and amend the parties responsible for ownership and maintenance. The applicable
conditions include 11, 23, 24, 26, 27 and 29 and 52. Under these conditions, the
following changes will be made to ownership and/or maintenance:

e C(altrans freeway landscaping — Tract Condition 11 requires the Developer to
landscape the sloped Caltrans right-of-way between the PA and the 101 Freeway.
This condition will be updated to specify that the Caltrans landscaping will be
maintained by the HOA via a reimbursement agreement with the CFD. The City with
the Special Districts Division is in the process of entering into a maintenance
agreement with Caltrans for this understanding of landscape maintenance.

e MUP & Pedestrian Bridge — Tract Conditions 23 stated that the MUP will be owned
by the HOA, with an easement granted to the City. This condition has been revised to
include the pedestrian bridge within the CFD and indicate City ownership of the
MUP and pedestrian bridge. Tract Condition 29 will be revised to state the MUP
will be maintained by the Master HOA with a reimbursement agreement from the
CFD. According to the DDR approval for the MUP, the pedestrian bridge will be
maintained by the City with funds provided by the CFD.

e Transit Center — As discussed above under Circulation and Parking, SPA No. 1
expanded the potential transit center location to PA 20. The Applicant has indicated
that PA 20 will house the permanent transit center on the first floor of a private
parking structure, and temporary transit center on PA 17 until the permanent transit
center has been completed on PA 20. Tract Condition 24 has been expanded to
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allow for the temporary and permanent Transit Center to be maintained by a private
entity, and requires an access easement granted to the City for public transit center
use and access to transit center amenities. Tract Condition 52 has additionally been
revised to require a land use restriction for the permanent transit center to include the
minimum 50 designated parking spaces and transit center amenities.

Caltrans Relinquishment Area — Tract Condition 26 was removed as no longer
applicable, and replaced with a condition for development, ownership and
maintenance of the area identified on the Revised TTM as “Area of Proposed
Caltrans Relinquishment.” The area will be developed with a portion of the MUP,
landscaping and irrigation and maintained by the HOA via a reimbursement
agreement with the CFD. The area will be owned by the City, or by Caltrans with an
encroachment permit. If Caltrans does not approve the relinquishment or
encroachment, the Applicant will provide an easement on Lot 6 to the MUP.

Lots N and O — Tract Condition 27 will be revised to state that these two entry lots
will be owned and maintained by the Master HOA with HOA funds, rather than CFD
funds.

h) Village SPA No. 2: The Applicant has requested several revisions to the Land Use Plan
and text of The Village Specific Plan. According to California Government Code Section
65453, a specific plan may be amended as often as deemed necessary by the legislative
body. The following is a discussion of the requested revisions. The pages to be amended
through this SPA are provided in Attachment D.

1.

Revise Land Use Plan Figure 2.1. The Applicant is proposing the following revisions
to The Village Specific Plan Land Use Plan:
e Switch the land uses for PA 1 & 6
- Change the land use for PA1 from H to P/OS, and reduce the PA size from
2.92 acres to 2.39 acres.
- Change the land use for PA6 (2.0 acres) from P/OS to H
e Change land use for PA14 (0.46 acres) from L/W to P/OS
Merge PA 2 &3,PA 7 & 8, and PA 12 & 13
e Merge PA 20 & 21 into PA 20 as permitted under Option A of the original
specific plan, and designate as HR land use.
e Reconfigure the boundaries for PA 9 & 10 (Oxford Flats)
e Reconfigure the boundaries for PA 16, 17 & 15 to match LLA 17-310-13
e Remove Streets B, G & F

Land Use Plan Analysis: Staff has evaluated the request and has determined that
proposed amendment to the Land Use Plan would simplify the map to facilitate future
development on PA 2/3, PA 6, PA 7/8, and PA 20, and improve consistency with
existing development patterns. The larger, merged PA allows for more cohesive
design within a development project, and simplifies City review of projects that
otherwise would cross PA boundaries. As discussed earlier in this staff report, the
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boundary revisions between PA 9 & 10 and PA 16 & 17 are generally between
residential land uses to recognize boundaries of approved residential communities.

The merging of PA 20 & 21 into a single PA 20 recognizes Development Option A
outlined in the original specific plan. The existing land use designations for PA 20 is
HR, and PA 21 is VH. Under Option A in the approved specific plan, these two PA
would merge into a single PA 20 and be designated VH. The proposed plan increases
the density for PA 20 from VH to HR to allow greater density within this PA near
mixed use and transit amenities. The target number of dwelling units that is planned
for combined PA 20 is 205 dwelling units, which is consistent with the original target
number of units under Option A in the approved Village Specific Plan (Figure 2.6).
However, due to land use dedication for the MUP from PA 20, the adjusted size of
the residential lots would only accommodate 175 units under the VH land use.
Therefore the HR land use designation is preferred to accommodate the 205 units. As
discussed further below under the HR development standard analysis, to minimize
potential height impacts associated with the revision to HR land use, the maximum
height will be reduced from 270 feet down to 100 feet, and reference to towers will be
eliminated from the HR land use description. This represents an improvement to view
impact, while retaining higher density in an appropriate location of the specific plan.

As discussed earlier under Site Design, the most noticeable change on the Land Use
Plan will be the relocation of the Neighborhood Park from PA 6 in the western center
of the specific plan over to PA 1 in the northwest corner of the specific plan near the
Highway 101 Ventura Road off-ramp. This revision will place future residential
development further away from noise impacts associated with the freeway off-ramp
and allow modification to flood control improvements on the western boundary of the
specific plan. As shown on Cross Section G-G of the Revised TTM No. 5745
(Attachment B), the park on PA 1 will be designed with a low flood control berm
near the center of the park rather than a flood control wall along Ventura Road that
would be required if residential development was located on PA 1.

The amended Land Use Map increased designated park space from 3.7 acres to 4.37
acres (see Parks and Open Space analysis in Section 6(f) of this staff report). This
area will be improved by the Applicant, dedicated to the City in turnkey condition
and maintained by the Master HOA with funds from the CFD. Under the City’s DA,
the Developer will receive full Quimby credits for land and improvement costs.
Therefore the additional park area within the specific plan will not represent an
additional cost to the City for improvements or maintenance.

Three streets (B, G & F) will also be removed under the proposed SPA as no longer
applicable for circulation.



PZ 19-630-01, 19-300-01, and 20-670-02: Village Specific Plan Amendment SPA No. 2, Tentative Tract Map
Revision & Development Agreement Amendment

Planning Commission: October 1, 2020

Page 15 of 29

2. Revise Table 2.2 Land Use Summary. The Land Use Summary on Table 2.2 has been
replaced in entirety (rather than strike through) to reflect the PA boundary changes
and land use revisions proposed in the Land Use Plan Figure 2.1.

Table 2.2 Analysis: Staff has evaluated the request and has determined that the
revisions to the Land Use Summary Table 2.2 are consistent with the proposed Land
Use Plan Figure 2.1 and the Revised TTM No. 5745. Table 2.2 replaces both the
approved Tables 2.2 and 2.3 of the approved Village Specific Plan to reflect the
Developers selection of development Option A outlined in the approved Village
Specific Plan and shown on Figure 2.6.

Consistent with the approved Village Specific Plan, FEIR, and DA, Table 2.2 retains
a maximum number of 1,500 dwelling units and 50,300 square feet of commercial
development within The Village Specific Plan. The number of dwelling units listed in
each PA are target numbers that may be transferred between PA, provided that the
total number of 1,500 dwelling units is not exceeded within the specific plan, and
development within the PA does not exceed the maximum allowable density under

the land use. Commercial square footage may similarly be transferred between the
Mixed Use PA.

3. Remove /W land use category. The L/W land use category will be removed from
Figure 2.1, Tables 2.2 & 2.4, and Sections: 2.2, 2.3,4.2.2, 4.4, and 6.9.

L/W _Analysis: Staff has evaluated the request and has determined that the removal of
this land use category is consistent with the intent of The Village Specific Plan,
beneficial for the residents within the specific plan, and will not reduce the amount of
housing proposed within the specific plan.

The Developer indicated that L/W development type was not economically viable or
envisioned at this location. The 14 residential units originally allowed on PA14 will
be transferred to other PA for development, which is permitted under Section 2.5.1 of

The Village Specific Plan. A maximum of 1,500 units are still proposed as part of
this SPA. .

PA 14 land use will be revised from L/W to park use, which will provide an amenity
for the community and increase the land size Village Green that was originally only
planned on PA 15. The larger Village Green flanks each side of Wagon Wheel Road,
providing improved aesthetics for residents and visitors to the project. PA 14 is also
north of The Village Family Apartments, which are designated as affordable housing
for lower income residents. Provision of a park on PA 14 rather than two story
development provides connectivity between The Village Family Apartment and The
Village Green.
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4. Retain Very High (VH) Density land use. The VH land use development standards
will be retained in The Village Specific Plan and a note will be added in Section 4.1.3
that an SPA will be required for development of VH anywhere in the specific plan.

Very High Density Analysis: Staff has evaluated the request and has determined that
the retention of the VH development standards would not conflict with planned
development within the specific plan area.

On the proposed Land Use Plan Figure 2.1, PA 20 and 21 will be merged into PA 20
under Option A chosen by Developer, eliminating VH land use category on any PA.
Since the Land Use Plan and the Land Use Summary on Table 2.2 will no longer
identify any VH PA, the VH designation could be removed from the Specific Plan.
However, the Developer has requested that the VH development standards remain in
place in the specific plan in the event that the VH land use is preferred in the future.
Since a revision to the Land Use Plan would be required, a note will be added in
Section 4.1.3 that informs the public and future Developers that a SPA will be
required for development of VH anywhere in the specific plan.

5. High Rise Residential (HR) Development Standards: The development standards for

the HR land use will be revised to limit building height. Reference to towers will be
removed from Section 4.2.5, the maximum allowable Building Height will be reduced
from 270 feet to 100 feet maximum in Section 4.4.4, and reference to 20-25 stories in
Section 7.2.3.5 will be removed as no longer applicable. Only the maximum height
will apply, rather than the bummer of stories.

HR Analysis: Staff has evaluated the request and has determined that the revision
will accommodate the originally planned number of units for the combined PA 20
while reducing impact to views.

As discussed above under the Land Use Plan analysis in this section, the proposed
plan increases the density for combined PA 20 from VH to HR to allow greater
density within this PA near mixed use and transit amenities. This revision is
necessary to allow the same number of dwelling units (205) originally planned for PA
20 under Option A of the approved Village Specific Plan. To minimize potential
height impacts associated with the revision to HR land use, the maximum height for
HR will be reduced from 270 feet down to 100 feet, and reference to towers will be
eliminated from the HR land use description. This represents an improvement to view
impact, while retaining higher density in an appropriate location of the specific plan.

The height analysis within the FEIR/SEIR Addendum indicates a reduction in impact
to view from the South Bank neighborhood to the south, as the towers with potential
height of 270 feet will be eliminated from the original PA 20 location, and the
maximum height will be revised to 100 feet. The maximum height under the VH land
use 1s 60 feet, which would not be sufficient to accommodate the target 205 dwelling



PZ 19-630-01, 19-300-01, and 20-670-02: Village Specific Plan Amendment SPA No. 2, Tentative Tract Map
Revision & Development Agreement Amendment

Planning Commission: October 1, 2020

Page 17 of 29

units, required residential open space, associated residential parking, and transit
center parking on the 2.5 acre PA 20. In comparison, the Wagon Wheel Junction on
PA 18 was approved with a building height of 68°8”, with tower elements up to
74°3”. According to the view analysis, properties in the South Bank neighborhood
fronting the El Rio drain are separated from PA 20 by the El Rio drain, the railroad
and Spur Drive, or approximately 230 feet. Based on line of sight, a 100 foot structure
on PA 20 would not be visible from these properties above the existing sound walls
on the south side of El Rio drain.

6. Rooftop Amenities. The Village Specific Plan Section 4.4.4 will be revised to remove
the requirement for rooftop recreation facilities on the roof of the parking structure.
Reference to the rooftop recreation and amenities will also be removed from Section
4.2.5.

Rooftop Amenities Analysis: Staff has evaluated the request and has determined that
removing the requirement is in keeping with the spirit and intent of the Specific Plan.
Removing the requirement would not impact the provision of recreation area for HR
development, as Section 7.2.3.5(D) of The Village Specific Plan requires 6,000 sf of
recreation space per HR PA. The requirement also hinders the Applicant’s ability to
provide additional parking on the top of the parking garage. As an example, PA 16
was approved for development under the HR development standards and included
at-grade recreation courtyards totaling 6,963 sf and access to a shared 21,750 sf.
recreation Area with a spa and Junior Olympic length pool. In keeping with the spirit
and intent of The Village Specific Plan, a Minor Modification was approved for PA
16 to waive the rooftop recreation requirement in favor of the provided recreation,
and to accommodate additional parking on the top of the parking garage.

7. Garage Requirement. The SPA will remove the requirement for an attached 2-car
garage for residential units in the High Density Residential (H) specific plan land use
designation (Sections 4.2.1, 6.9.3 & Table 2.1) and a subterranean garage in VH and
HR specific plan designations (Sections 4.2.3, 4.2.5 & 6.9.3).

Garage Requirement: Staff has evaluated the request and has determined that the
removal of the requirements for these two parking types is consistent with the
multi-family development in the project.

The attached two-car enclosed garage was envisioned for townhouse style
development in the H specific plan land use designation, whereas the H development
standards allow for courtyard oriented building clusters and other multifamily
residential designs, which can also be served with a common garage. Section 4.4.1
will still require two enclosed garage parking spaces for each dwelling within an H
PA, but the parking spaces can be enclosed within a common garage.
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Section 4.2.3 requires the provision of resident parking in two level subterranean
parking garages, and Section 6.9.3 requires parking for VH to be provided by a
subterranean or on-grade parking garage. Section 4.2.5 similarly requires partially
underground and above ground parking structures for HR development. Subterranean
parking can be expensive in comparison to structure parking, and may not be feasible
on all sites. The subterranean requirements will be replaced with a parking structure
(for VH), and an option to provide partially underground ‘and/or’ above ground
parking structures (for HR). Parking will still be required for these developments,
though subterranean parking will not be mandated.

8. Park Amenities. Section 5.4 will be revised to remove the community center and pool
amenities from conceptual park designs. [llustrative pictures of a pool and community
center will be removed from pages 5-12 and 5-14, and references to pool and
community center will be removed from Sections 5.4.1, 5.4.2.1, 5.4.2.2, and Figures
5.8 & 5.9. Amenities including court play areas, dog park and exercise areas will be
added to the Neighborhood Park description in Section 5.4.2.2 and Figures 5.8 & 5.9
will be updated to include conceptual graphics for Parks on Lots A, B & C.

Park Amenities Analysis: Staff has evaluated the request and has determined that
park amenity replacements are in keeping with the intent of The Village Specific Plan
Parks and Open Space to “provide a variety of recreational opportunities primarily for
residents of The Village...The Specific Plan’s parks and recreation areas vary in size
and function, and thus provide a range of amenities, including formal recreation
centers, active children’s play areas, pool terraces, active and passive turf areas,
passive gathering places, and pedestrian and bicycle pathways.” The Applicant is
proposing to replace reference to pool and a community center within the remaining
undeveloped park on Lot A with court play areas, dog park and exercise areas, which
are in keeping with the above listed amentities.

The conceptual park design for the approximately 2 acre Village Green illustrates the
improvements that have been installed on PA 14 and 15. The Village Green was
completed with two play structures, a volleyball court, picnic table, shade structures,
meandering pathways and passive seating areas. To the north of PA 15, the Town
Square mixed-use development was approved with 21,750 sf. recreation Area with a
spa and Junior Olympic length pool that will be shared by residents on both PA 16 &
17 (Town Square) and PA 18 (Wagon Wheel Junction).

The conceptual park design for the approximately 2.4 acre Neighborhood Park on PA
1 is shown on Figure 5.9 of the proposed SPA (Attachment D). The park will include
court play areas, exercise areas, a dog park, and turf areas. The MUP will link to the
park from the east, providing off-street connectivity from the neighborhoods on the
north side of the specific plan that front the MUP.
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9. Add an Administrative process. An administrative process will be added to The
Village Specific Plan to Section 8.7.2. for Minor Modifications to the Specific Plan.

Administrative Process Analysis: Staff has evaluated the request and has determined
that an administrative process would be beneficial for streamlining correction of
internal conflicts within the project and allow minor changes to development
standards. Several California Cities (San Jose, Banning, Aliso Viejo, etc.) offer a
similar process to allow administrative amendments to the Specific Plan to address
changing construction conditions, clarification on a regulation that does not change
the intent of the plan or regulation, correction of clerical or grammatical error, minor
adjustments to PA boundaries, and other minor revisions. The administrative process
would require review and approval by the Planning Manager or Community
Development Director rather than requiring Planning Commission or City Council
approval for minor revisions to the Specific Plan. Allowable changes would be within
15% of the cumulative numerical development standards or similar modifications in
keeping with the spirit and intent of The Village Specific Plan FEIR and SEIR. Since
the process would require the modification to be consistent with the FEIR and SEIR,
the added process would not conflict with the findings or mitigations contained within
the FEIR or SEIR.

i) DAA: The Applicant has requested modifications to DA No. A-7122 and the First DAA,

which are collectively referred to as the Second DAA. The Developer is requesting a fee
lock and waiver of new impact fee increases in the form of fee credits to offset the
Developer’s costs associated with construction of drainage, park, MUP and bridge
improvements. The Developer is also requesting modifications that would allow
flexibility in construction timing, and flexibility to install more energy efficient utilities.
Under City Council Resolution 15,364, the current development impact fees are locked
until July 19, 2021 for projects that received entitlement prior to July 19, 2020. The
following is a discussion of the requested DAA modifications.

The Second DAA will have a net public benefit of assuring either bonding or full
construction of Developer funded public improvements such as floodwalls, Ventura Road
offramp, public parks, MUP, pedestrian bridge over Oxnard Boulevard, and the MUP
extension beneath Highway 101 prior to buildout of the specific plan. The amendments
are consistent with the FEIR Statement of Overriding Consideration. The Addendum to
the FEIR and SEIR (Attachment C) is discussed in Section 5 of the staff report

1. Lock in Capital Growth Impact Fee rate (DA Section 5):
A request to lock in the growth impact fees (aka “Growth Fees™) to the rate in effect
May 1, 2020. The Growth Fee funds facilities such as police and fire stations, city
hall and community centers.
e Original DA Provision: The original DA required the Developer to contribute the
purchase price of a fire ladder truck for high-rise buildings in-lieu of capital
grown fees, prior to issuance of the 750" building permit. This requirement was
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replaced in the First DAA in 2015, instead requiring the Developer to pay the
capital growth impact fee per dwelling in effect at the time that building permits
are pulled. A cap of no more than $2,850,000 was set for this fee. The First DAA
also required the Developer to pay a lump-sum payment of $300,000 to the City
for design and construction of upgrades to the fire station. These provisions were
required to satisfy the FEIR Mitigation PS-1(a) to provide funding for an
additional ladder truck and upgrades to the existing fire station to accommodate
the incrementally increased demands on Oxnard Fire Department.

® Proposed DA Provision: The amendment to Section 5 would lock in the existing
growth fee of $1.16 per square foot for the remaining 774 units that have not been
issued building permits yet.

e [mpact to the City: Under the City’s fee increase approved on May 19, 2020, this
fee would increase the fee to $3,955 per dwelling unit. However, according to the
Building Official, the Developer will reach the $2,850,000 cap before full
buildout under the existing fee. Therefore the existing fee would cover the $2.85
million required under Mitigation PA-1(a), and the financial impact to the City
would be zero.

2. Lock the City’s Traffic Impact Fee rate [DA Section 7(d)(i)]:

A request to lock in the 2015 traffic impact fee (aka “Traffic Circulation Fee”) for an
additional 7 years until July 1, 2022, and ultimately until July 1, 2028 if the
Developer completes the project floodwall and Ventura Road offramp by July 1,
2024. The City’s traffic circulation fee provides funding for roadway improvements
to maintain acceptable level of service for new development. This amendment would
apply to the City’s Traffic Circulation Fee and would not affect the County of
Ventura Traffic Mitigation Fee. The Applicant initially received a $4 million traffic
fee credit for demolition of the existing industrial buildings on the site, and the credit
has been applied to the building permits issued to date. The Applicant’s credits are
almost exhausted. Therefore, although no traffic fees have been collected to date, the

Applicant will be responsible for payment of fees on most of the remaining 774 units

that have not been issued building permits yet.

e Original DA Provision: DA Section 7(d) originally only required the Developer
to pay impact fees at the rate in effect at the time that permits are pulled. This
provision was amended in the First DAA in 2015 to lock in the City’s traffic
impact fees for 5 years (until July 2021) to no more than 10% above the rate at the
time of the first market rate residential building permit (2015). The fees had not
changed until the recent City Council decision in May 2020.

® Proposed DA Provision: This amendment to Section 7(d) would lock the existing
traffic circulation fee to $4,745 per multi-family apartment dwelling unit, $6,278
per 1-2 bedroom condominium, and $8,030 per 3-bedroom condominium for the
remaining 774 units that have not been issued building permits yet; approximately
$4.2 to $4.8 million. The lock is tied to the Developer’s bonding and completion
of the Ventura Road Offramp and Santa Clara River flood walls prior to July
2024.
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e [mpact to the City: Under the City’s fee increase approved on May 19, 2020, this
fee would increase to $7,574 per apartment dwelling unit, and $9,769 per
3-bedroom condominium. Based on an estimated 774 remaining dwelling units,
the total cost of this amendment (difference between the prior fee and the new
fee) is approximately $2.2 million in waived revenue.

3. Offset the new Mobility Fee [DA Section 7(d)(ii)]:

A request to waive the new Mobility fee until July 2021, and provide credit toward

the Mobility fee for costs associated with construction of the MUP trail, Highway 101

underpass, and the pedestrian bridge over Oxnard Blvd. that haven’t been used to

offset other required fees. The Mobility fee was recommended in the City’s 2011

Bicycle & Pedestrian Facilities Master Plan and is intended to support the City effort

to improve the bicycle and pedestrian network.

e Original DA Provision: The Mobility fee is a new fee and therefore was not
discussed in the DA.

® Proposed DA Provision: This amendment to Section 7 would waive or offset the
new Mobility fee of $2,245 per multi-family dwelling unit for the remaining 774
units that have not been issued building permits yet. The Mobility fee
waiver/credit would be tied to the Developer’s completion (or bonding) of the
MUP, underpass and Pedestrian Bridge improvements prior to the 1300™ dwelling
unit or by July 2024, whichever occurs sooner.

e [mpact to the City: Under the City’s fee increase approved on May 19, 2020, this
new fee would have cost the Developer $2,245 per dwelling. Based on an
estimated 774 remaining dwelling units, the total cost of this amendment is
approximately $1,737,630 in waived revenue.

4. Waive the existing and increase in Park Development Fee [DA Section 7(d)(iii)]:

A request to waive current and future Park Development fees until July 2021, and

provide credit toward the Parks fee for costs associated with construction of the MUP

trail, Highway 101 underpass, and Parks A, B & C that have not otherwise been used
to offset other required fees. The Parks Development fee funds park development
costs and is not the same as the City’s Quimby fee.

e Original DA Provision: DA Section 7(d) originally only required the Developer
to pay impact fees at the rate in effect at the time that permits are pulled. Section
7(d) was amended in the First DAA in 2015 to lock in traffic impact fees, and did
not discuss the Park Development Fee.

® Proposed DA Provision: This amendment to Section 7(d) would waive the
existing Park Development fee of $250 per multi-family dwelling unit for the
remaining 774 units that have not been issued building permits yet; approximately
$193,500. It also waives and grants credits toward the approved increase in fee to
$4,624 per multi-family dwelling unit. The Park fee waiver/credit would be tied to
the Developer’s completion (or bonding) of the MUP, MUP trail, U.S. Highway
101 underpass, and Parks A, B, & C improvements prior to the 1300™ dwelling
unit or by July 2024, whichever occurs sooner.
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Impact to the City: Under the City’s fee increase approved on May 19, 2020, this
fee would increase from $250 per dwelling to $4,624 per dwelling unit. The
Applicant is requesting the current and future fee be waived/ credited. Based on
an estimated 774 remaining dwelling units, the total cost of this amendment is
approximately $3,578,976 in waived revenue. (Note: the Applicant also receives
$3,842,545 in Quimby fee credit for appx. $5.2M for construction and land value
of Parks A, B, & C.)

5. Waive Storm Drain Fee [DA Section 7(d)(iv)]:

A request to waive all current and future City drainage fees (“Storm Drain Fees”)
relating to the project. The storm drainage fee provides funding for infrastructure
required to mitigate the impacts of new development. Note, since the Applicant was
responsible for paying for storm drain improvements, this fee was already waived
from the start of the project. The amendment recognizes this existing waiver.

Original DA Provision: DA Section 7(d) originally only required the Developer
to pay impact fees at the rate in effect at the time that permits are pulled. The First
DAA did not address drainage fees.

Proposed DA Provision: This amendment to Section 7(d) would recognize the
Applicant’s existing waiver for Storm Drain fee. Since the Applicant is not
responsible for paying the Storm Drain fee, this cost to the Applicant would
continue to be zero.

Impact to the City: Since the City does not collect this fee from the Applicant, the
financial impact to the City would be zero.

6. Grant Credit for Air Quality Fee (DA Section 15.2)

A request to Re-Title Paragraph 15.2 as ‘Off-Site Trail Improvements’ and grant full
credit towards Air Quality and Mobility fees for construction of the pedestrian bridge.

Original DA Provision: Section 15.2 is currently titled “Santa Clara River Trail.”
DA Section 15.2 originally required the Developer to pay up to $120,000 towards
design costs for the Santa Clara River trail, and all costs associated with
construction of the Santa Clara River Trail Improvements as specified by the
Santa Clara River Master Plan. Section 15.2 was amended in the First DAA for
the Developer to pay costs not to exceed the available Air Quality Fee credit for
the Santa Clara River Trail or the MUP beneath Highway 101. The Air Quality
fee credit was one half of the value of the land and costs incurred by the
Developer for engineering and construction of the Santa Clara River Trail or
MUP.

Proposed DA Provision: This amendment would add the off-site MUP pedestrian
bridge over Oxnard Blvd. as an eligible trail improvement under this provision,
and allow full credit for the value of the land and costs incurred by the Developer
for engineering and construction of the pedestrian bridge. Existing Tract
Condition 155 allows the Developer half Air Quality credit for improvements
associated with the pedestrian bridge; the Applicant would like this increased to
full credit. Therefore this increase in financial provision has been incorporated
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7.

into DA Section 15.2. The Applicant would receive full credit towards the Air
Quality fee (aka “TDM fee” $592 per multi-family dwelling unit) and Mobility
fees ($2,245 per multi-family dwelling unit) for the construction cost of the
pedestrian bridge. The credit would be tied to the Developer’s completion (or
bonding) of the Pedestrian Bridge improvements prior to December 31, 2021.

e Impact to the City: The estimated cost of the pedestrian bridge improvement is
$940,000. The amendment would allow the Applicant to credit the full cost of the
bridge towards the Air Quality fee and Mobility fee. Therefore the total cost of
this amendment is approximately $940,000 in waived revenue.

Ventura Road Pump System (DA Section 16.1)

A request to authorize the Community Development Director to allow construction

timing flexibility on construction of the Ventura Road Pump System. The intent of

the added provision is to match the language in Tentative Tract 5745 Condition of

Approval 120 (City Council Resolution 14,857) which allows the Development

Services Director to provide additional time for construction of the Pump System

improvements if the Director determines that the Developer has made progress and is

diligently pursuing construction.

e Original DA Provision: The Developer is required to install the Ventura Road
pump system prior to occupancy of the 750" Dwelling unit to alleviate drainage
flood control deficiency at Ventura Road near Highway 101.

® Proposed DA Provision: Section 16.1 would retain the same requirement, but
would allow the Community Development Director the authority to allow
additional time if the Director determines that the Developer is making progress,
up to 1,300 units. The Developer will be required to bond for the pump system
improvements for additional time beyond 1,300 units.

e [mpact to the City: The provision authorizes the Community Development
Director to grant timing flexibility under specific circumstances, and therefore
does not impact the City.

Update Solar Energy requirement to allow current energy efficient technology (DA

Section 16.5)

A request to update the requirement for solar energy in for-sale dwelling units
(Condominium units on Lots 1-10) to accommodate tankless water heaters and other
energy efficient water heating systems, which exceed the energy efficiency of solar
water heaters.

e Original DA Provision: Section 16.5 Solar Energy requires the provision of solar
hot water heater stub-outs and pre-wiring for solar panels in all for-sale dwelling
units. The Developer is also required to offer buyers the option of installation of
the solar panels.

® Proposed DA Provision: Section 16.5 would retain the same requirement, but
would allow the Developer to install tankless water heaters and other current,
more highly efficient water heater technology. Since solar panel pre-wiring would
be provided on all the for-sale dwelling units, the Developer would have the
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flexibility to provide buyers with an option to install solar panels, or the buyers
could arrange for a 3rd party to install the panels. In keeping with the FEIR
Mitigation AQ-2(b), the Developer will continue to meet higher energy efficiency
requirements 20% beyond Title 24 at FEIR adoption.

Impact to the City: The provision allows the Developer to install a more energy
efficient water heater than originally required under DA Section 16.5, and does
not impact the City financially.

9. Storm Water and Flood Protection (Section 1 of First DAA)

A request to authorize the Community Development Director to allow construction
timing flexibility on construction of the Storm Water and Flood Protection
improvements. The intent of the added provision is to match the language in
Tentative Tract 5745 Condition of Approval 120 (City Council Resolution 14,857)
which allows the Development Services Director to provide additional time for
construction of the flood control improvements if the Director determines that the
Developer has made progress and is diligently pursuing construction.

e Original DA Provision: Since the planned Flood Protection was not part of the

original project and DA in 2009, the requirement for the Developer to Participate
in Storm Water and Flood Protection was added as Section 1 to the First DAA in
2015. Therefore the amendment would be applied to Section 1 to the First DAA.
Under Section 1, the Developer is required to design and install flood protection
improvements, including floodwalls, flood improvements & facilities, and storm
water quality devices, prior to occupancy of the 544" Dwelling unit.

Proposed DA Provision: Section 1 of DAA No. 1 would retain the same
requirement, but would allow the Community Development Director the authority
to allow additional time if the Director determines that the Developer is making
significant progress, up to 1,300 units. However, in keeping with the SEIR, the
Developer will not be permitted occupancy for any structure that is not adequately
protected from flooding.

Impact to the City: The provision authorizes the Community Development
Director to grant timing flexibility under specific circumstances, and therefore
does not impact the City financially.

7) Development Advisory Committee: The Development Advisory Committee (DAC)
reviewed the proposed Revision to TTM No. 5745 and updates to existing tract conditions
for TTM No. 5745 on August 7, 2019, and December 11, 2019. Since no development is
proposed as part of the SPA or DAA, only the TTM Revision was reviewed by DAC
pursuant to OCC 15-38. Conditions of approval have been imposed on the TTM. Revisions
recommended by DAC have been incorporated into the map and updated conditions of

approval.

8) Community Workshop: A Community Workshop on the SPA and Revision to TTM No.
5745 was held on August 19, 2019. Public notice signs were posted at the entrances to the
property from Oxnard Blvd. and Ventura Road. Notifications were mailed to the South Bank
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9)

Neighborhood and Supervisor Zaragoza on behalf of El Rio Municipal Advisory Council
(MAC), and the existing and occupied Cabrillo Oxnard Family Apartments and Wagon
Wheel Junction Apartments were notified through postings of the Community Workshop
notices in their community meeting rooms. Approximately 680 notices were mailed. Three
members of the community attended this meeting, including one from the Neighborhood
Council. There were no comments on the SPA or TTM Revision, but interest regarding the
project density, flood improvements, and outdoor music. On April 30, 2020 the final
language for the DAA was submitted and added to the project. Due to the amount of time
since the August 2019 Community Workshop and the addition of the DAA, a second
Community Workshop was held on June 15, 2020. The June 2020 Community Workshop
was similarly noticed and was held online due to the COVID-19 meeting restrictions. One
member of the public attended and expressed interest in the timing for the flood control
improvements. The video from the online workshop was also posted on the City’s website
for members of the public to view separately. No follow-up concerns from the public were
expressed.

Appeal Procedure: The requested actions for the Specific Plan Amendment, Revision to
the Tentative Tract Map and Development Agreement Amendment are recommendations to
the City Council, the decision-making body for a subdivision in accordance with Oxnard City
Code Sections 16-575 (Change of Boundaries and Uses) and 15-40 (Subdivisions). As the
Planning Commission does not take formal action, but recommends an action to the City
Council, an Appeal procedure is not necessary. All aspects of this Project shall not become
effective unless and until the City Council approves the Development Agreement and
Tentative Subdivision Map. This matter will be considered by the City Council at their
meeting on November 17, 2020.

Attachments:

Maps (Vicinity, General Plan, and Zoning Maps)

Revised TTM No. 5745

Addendum to FEIR & SEIR

Pages to be amended through this SPA

Resolution Recommending Approval for Revision to TTM No. 5745
Exhibit A. Legislative Draft of Revised Conditions

Second DAA text

General Plan Consistency Chart

Resolution Recommending Approval for SPA No. 2 and Addendum

Resolution Recommending Approval for Second DAA
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Revised TTM No. 5745



SANTA CLARA

REVISED TENTATIVE TRACT NO. 5745

OXNARD VILLAGE
IN THE CITY OF OXNARD, COUNTY OF VENTURA,
STATE OF CALIFORNIA
17 NUMBERED LOTS AND 16 LETTERED LOTS

MARCH 2, 2020
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ATTACHMENT C

Addendum to FEIR & SEIR



ADDENDUM No. 2
To Final Environmental Impact Report No. 2006-03, and

Supplemental Environmental Impact Report No. 2014-01
(SCH 2006101099)

The Village Specific Plan
Specific Plan Text and Map Amendment No. 2 to Village Specific Plan (PZ 19-630-01)
Revision to Tentative Subdivision Map for Tract No. 5745 (PZ 19-300-01)
Second Amendment to Development Agreement No. A-7122 (PZ 20-670-02)

Date: October 1, 2020

Prepared by the City of Oxnard
Planning Division
214 South C Street
Oxnard, California 93030

I. INTRODUCTION

This document is an Addendum to Final Environmental Impact Report (FEIR) No. 06-03 and
Supplemental Environmental Impact Report (SEIR) No. 2014-01. The Addendum was prepared
to summarize the site specific technical clarifications with respect to aesthetics, biology, flood
zone, open space and traffic impacts associated with the proposed Specific Plan Amendment
(SPA), Revisions to Tentative Tract Map No. 5745 (TTM), and Development Agreement
Amendment (DAA). The EIR Addendum concluded that environmental impacts would remain
less than significant upon compliance with the proposed Tract conditions of approval and
Mitigation Measure in the FEIR and SEIR. No additional mitigation measures are required.

According to Section 15164 of the State California Environmental Quality Act (CEQA)
Guidelines, an addendum to a previously adopted EIR is the appropriate environmental
document in instances when no conditions exist that would trigger a subsequent EIR. There are
three tests that determine if a subsequent EIR is required (Section 15162(a)). They are:

1. Substantial changes to the project lead to a substantial increase in the severity of
previously identified environmental effects;
2. Substantial changes have occurred with respect to the circumstances under which the
project is undertaken;
3. New information of substantial importance that was not known or could not have been
known at the time of the EIR adoption shows any of the following:
a. The project will have effects not previously discussed,
b. Significant effects previously examined will be substantially more severe than
previously estimated,
c. Mitigation measures previously found infeasible would now be feasible and
would substantially reduce effects of the project, and/or
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d. Different mitigation measures from those included in the EIR would substantially
reduce effects.

The proposed project meets all of the three tests and therefore preparation of an Addendum is the
appropriate environmental document. This Addendum does not require circulation but must be
considered by the decision-maker along with the FEIR prior to making the decision regarding the
proposed project.

II. PROJECT DESCRIPTION:

The proposed project involves a request for text and map amendments to The Village Specific
Plan (VSP; a.k.a. “‘Wagon Wheel’) to change the land use designation for Planning Areas (PA) 1
and 14 to Parks & Open Space (P/OS) and PA 6 to High Density Residential (H); revise PA
boundaries; remove the Live/Work (L/W) land use, update the Land Use Table, reduce the
maximum height for the High Rise (HR) to 100 feet; revise park amenities; and add an
administrative process for reviewing minor modifications to VSP. The Applicant is also
proposing a revisions to TTM No. 5745, which will swap the park and residential land uses on
specific lots; create new lot numbers to accommodate flood protection; delineate flood protection
improvements on Lot A and Wagon Wheel Road; realign the multi-use path (MUP); revise the
Ventura Road frontage; and realign the Highway 101 off-ramp. Several of the original tract
conditions will also be updated to be consistent with the proposed Revised TTM and the current
and proposed understanding of ownership and maintenance of the public improvements within
the VSP area. The proposed DAA will amend impact fees, modify solar requirements and
authorize the Community Development Director to permit flexibility in construction timing
based on progress made during construction.

III. BACKGROUND:

In September 18, 2008, the City Council certified FEIR No. 06-03 for the VSP (State
Clearinghouse No. 2006101099). The FEIR analyzed the potential impacts associated with the
development of the 64-acre VSP project, which includes the development of up to 1,500
residential units, consisting of a combination of multi-family dwelling types. The project also
included up to 50,300 square feet of commercial development, 6.3 acres of parks and open space,
and related road, parking and transit parking. Multiple phases of project development were
envisioned as part of the VSP.

In December 2012 Addendum No. 1 to FEIR No. 06-03 was prepared to address design
standards applicable to PA 12 and 13 to achieve consistency with the specific plan’s design
standards. The Addendum reviewed geology and soils impacts, noise impacts and flood hazards
specific to PA 12 and 13 and concluded that impacts would remain less than significant upon
compliance with the mitigations within the FEIR and site specific conditions of approval.

On July 28, 2015 the City Council certified SEIR No. 2014-01 in association with TTM 5745
and due changes in the environmental conditions since 2008. The SEIR focused on documented
flood risk; water supply; air quality impacts and on-site grading and construction; and traffic and
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circulation impacts. Based upon the analysis contained in the SEIR for the TTM, all potential
impacts were mitigated to a level of insignificance. The FEIR and SEIR contained mitigation
measures for potential impacts and a Mitigation Monitoring and Reporting Program (MMRP) to
track implementation of the mitigation measures. With imposition of mitigation measures from
the 2008 certified Village Specific Plan FEIR and 2015 SEIR mitigation measures, impacts were
determined to be fully mitigated.

IV. ENVIRONMENTAL IMPACT ANALYSIS

This section compares the effects of the proposed project to those of the overall VSP that was the
subject of the previous CEQA document (FEIR No. 06-03 and SEIR 14-01, State Clearinghouse
No. 2006101099). In accordance with Section 15131 of the State CEQA Guidelines, this analysis

focuses on the specific physical environmental changes of the project.

Proposed Project Modification

The project Applicant is requesting amendment to the VSP and TTM to facilitate ongoing
development, swap residential and park land uses on PA 1 and 6, delineate flood protection
improvements, realign the MUP, remove unviable land uses and building types, simplify
development standards to be consistent with approved projects within the VSP, remove
inconsistencies between the VSP and the TTM, and internally within the VSP. The proposed
DAA will waive or credit development impact fee increases recently approved by the City
Council in May 2020 and allow flexibility in construction timing of the pump system, drainage
and flood protection.

If approved, the amendments would change land use and design standards in several PA within
the VSP, but would not increase the total project density above the approved maximum of 1,500
residential units and 50,300 square feet of commercial development, and would not significantly
shift density within the project. This Addendum only addresses potential impacts with respect to
aesthetics, biology, flood hazard, open space and traffic impacts. It is limited in its discussion of
impacts because the proposed amendments would only minimally change the development
characteristics of the VSP. All mitigation measures and the discussion of impacts in the FEIR
and SEIR would not change and thus would still be applicable to the proposed project.

Aesthetics
The following is a summary of changes proposed with the current project as it relates to
aesthetics.

Under the proposed SPA, PA 20 and 21 will be merged into a single PA 20, as recognized in
Development Option A outlined in the original VSP. The density for the former PA 21 will
increase to High Rise (HR), consistent with former PA 20, to allow greater density of up to 100
dwelling units per acre within this PA near mixed use and transit amenities. This revision is
necessary to allow the same number of dwelling units (205) originally planned for PA 20 under
Option A of the approved VSP. To minimize potential height impacts of the HR land use, the
SPA includes an amendment to the HR development standards to restrict the height of buildings
to no more than 100 feet (VSP Section 4.4.4), rather than 270 feet currently allowed on HR
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designated parcels, and removes reference to towers in the HR land use description (VSP Section
4.2.5). The SPA also removes reference to 20-25 stories in Section 7.2.3.5. The VSP land use
plan (Table 2.2) will be revised to accommodate the land use plan revisions, with a target unit
count of 205 dwelling units on merged PA 20.

The height analysis below demonstrates a reduction in impact to views from the South Bank
neighborhood (located to the south of the VSP), as the towers with a potential height of 270 feet
will be eliminated from the original PA 20 location, and the maximum height will be revised to
100 feet. The maximum height under the VH land use is 60 feet, which would not be sufficient to
accommodate the target 205 dwelling units on the site and associated amenities, such as the
required residential open space, residential parking, and transit center parking on the 2.5 acre
merged PA 20. In comparison, the Wagon Wheel Junction project on PA 18 was approved with a
building height of 68°’8”, with tower elements up to 74°3”. According to the view analysis,
properties in the South Bank neighborhood fronting the El Rio drain are separated from PA 20
by the El Rio drain, the railroad and Spur Drive, or approximately 230 feet. Based on line of
sight analysis, a 100 foot structure on PA 20 would not be visible from these properties above the
existing sound walls on the south side of El Rio drain.

PA 20 Line of Site Analysis:

LINE OF SIGHT SECTION A-A
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The previously approved FEIR (2008) evaluated the aesthetic impact of three planned 25-story
towers, (Impact AES-1 & AES-2). The FEIR found the towers to be consistent with the 2020
General Plan Community Design Element Policy No. 14, which identified the project area as
suitable for high-rise development, and stated that “High-Rise development...shall be limited to
the following areas: Financial Plaza/Oxnard Town Center/Wagon Wheel, Mandalay Bay
Specific Plan Area, and Rice Avenue/Highway 101 Interchange.” The FEIR impact analysis also
noted “..because the view is already affected by the existing towers; the proposed towers would
be in roughly the same location; and the vast majority of the mountain view would remain (due
primarily to the intervening distance), the relatively small increment of additional obstruction
would be less than significant.” However, because of the magnitude of the proposed changes
and the unique scale and density of the project, changes to the visual character of the site were
considered significant and unavoidable.

The FEIR analysis indicated that glare from the high-rise structures would be especially visible
to motorists on Highway 101 and some surrounding surface streets (AES-3), and therefore
included the following mitigation:

AES-3(d) Window Tinting. Prior to the issuance of any building permits, the Applicant
shall submit plans and specifications showing that building windows are tinted
with an antireflective material in order to minimize glare.

This mitigation would continue to apply to 100-foot tall building(s) on PA20.

The FEIR additionally looked as shadows cast by the planned 25-story towers and determined
that the towers would not cast shadows onto the existing offsite shadow-sensitive land uses, such
as the residential neighborhood to the south. No mitigations were required.

Since the revised project includes elimination of the towers from the original project design and
reduction in the maximum height of buildings in the HR zone from 270 feet down to 100 feet,
impacts from the revised project would be reduced significantly from the approved project.

No changes to the Mitigation Measures are required and thus shall continue to apply to the
proposed project.

Conclusion: The proposed project would not result in any new additional significant impacts to
aesthetics, and would decrease the severity of previously anticipated significant impacts. No
additional mitigation measures are required.

Biology
According to the Arborist Report (LA Johnny, February 23, 2020), the proposed project includes

the removal of seventeen trees along the project frontage on Ventura Road and at the intersection
of Spur Drive and Oxnard Boulevard. The trees include 15 eucalyptus trees along Ventura Road
and a pepper tree and rose gum tree at Spur Drive. The trees along Ventura will be removed to
accommodate a new traffic light and infrastructure, including a 12-foot wide MUP along the east
side of Ventura Road. The pepper and rose gum trees will be removed for a new pedestrian
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bridge over Oxnard Boulevard. The combined value of the trees is $19,500. The arborist
determined that transplanting the trees was not feasible due to size of trees and chance of
survival.

The FEIR outlined mitigations for removal of existing trees [Mitigation Measures BIO-2(a) to
BIO-2 (d)]. The FEIR analysis concluded that with implementation of these measures, potential
impacts to nesting birds and raptors would be reduced to a less than significant level. The full
text of these mitigation measures are provided below.

BIO-2(a) Nesting Bird Survey. If tree removal is to occur during the bird breeding season
(February 15- September 15), surveys shall be conducted prior to tree removal by
a City-approved biologist (a person with a biology degree and/or established skills
in bird recognition). Surveys shall occur within two weeks prior to initial tree
removal. A copy of the contracts and reports for these services shall be submitted
to the Planning Department for review and approval prior to issuance of grading
permits.

BIO-2(b) Establishment of Appropriate Buffers. In the event that nesting birds are
observed within 250 feet of a construction area, species specific exclusion buffers
shall be determined by a City-approved biologist, and construction timing and
location adjusted accordingly until the nestlings have fledged.

BIO-2(¢) Construction During the Bird Nesting Season. Construction activities that
would have a direct impact on bird nesting areas such as large trees, shall be
conducted between October and February when nesting birds are least likely to
occur.

BIO-2(d) Incorporation of Trees into Landscape Plan. The project landscape plans shall
include an inventory of mature trees that currently exist on the project site and
shall include replacement of mature trees at a minimum of a 1:1 ratio. At
maturity, landscape trees shall be of a comparable height and massing to the
existing trees on the property so as not to diminish the bird nesting capacity of the
property compared to current conditions. An arborist report shall be submitted,
and the value of trees removed shall be added to the landscape plan to augment
tree plantings.

The FEIR also discussed the aesthetic impact of tree removal. According to impact analysis
AES-1, the proposed extensive landscaping on and at the borders of the site, including
tall-stature trees, would offset the loss of the tall eucalyptus trees, scattered ornamental trees and
other existing site landscaping, which is currently minimal.

Conclusion: Biologic impacts would remain less than significant with implementation of the
above referenced existing mitigation measures and compliance with Tract condition of approval.
No additional mitigation measures are required.
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Flood Hazards

The Revisions to TTM No. 5745 will swap the park and residential land uses on specific lots;
create new lot numbers E & F to accommodate flood protection; and delineate flood protection
improvements on Lot A and Wagon Wheel Road. The new park will also accommodate a flood
control berm and flood control easements.

Relocation of the Neighborhood Park from PA 6 in the western center of the specific plan over to
PA 1 in the northwest corner of the specific plan near the Highway 101 Ventura Road off-ramp
will facilitate flood control improvements on the western boundary of the project areas. As
shown on Cross Section G-G of the Revised TTM No. 5745 (Appendix E), the park on PA 1 will
be designed with a low flood control berm near the center of the park rather than a flood control

wall along Ventura Road that would have been required if residential development was located
on PA 1.

The SEIR (2015) was prepared predominately to address flood control improvements that were
necessitated by changes in the environmental conditions since 2008. The FEMA flood mapping
panels had been updated in 2010 to change much of the area to the south of the Project from
flood Zone A to Zone X. In order to eliminate potential negative impacts on nearby properties,
the SEIR specified that the Developer shall not construct improvements protecting the Project
from Santa Clara River flooding until after (or concurrent with) flood protection improvements
are constructed that protect existing development southerly of the Union Pacific Railroad tracks.
The SEIR also addressed Ventura County Watershed Protection District (District) alternatives
for floodwalls between Highway 101 and the UPRR that would provide full flood protection for
the Specific Plan Area, thereby fully eliminating the exposure of structures and people to risks
associated with 100-year floods. The SEIR specified that permits for development on the western
portion of the VSP (Lots 1-10) will only be issued if the City determines the site is adequately
protected from flooding at the time of permit issuance. To ensure compliance, the City of Oxnard
included conditions 115 and 116 on TTM No. 5745 that required upon completion of
construction of flood protection improvements along the Santa Clara River, the proposed onsite
grading and associated storm drain system provide protection from flooding during a 1% chance
(100-year) storm event and that those structures also comply with the requirements of OCC
Chapter 18. These tract conditions ensured compliance with both OCC Chapter 18 and the
National Flood Insurance Program. Based upon the analysis contained in the SEIR for the TTM,
potential impacts were determined to be less than significant. The flood control improvements on
the Revised TTM No. 5745 are consistent with Santa Clara River Levee System (SCR-3)
Alternative Analysis for Reach 4, Alternatives II.C and II.D (RBP, March 2014) referenced in
the SEIR.

The proposed Second DAA would add language to Section 1 of DAA No.l to authorize the
Community Development Director to allow timing flexibility on construction of the Flood
Protection. The intent of the added provision is to match the language in Tentative Tract 5745
Condition of Approval 120 (City Council Resolution 14,857) which allows the Development
Services Director to provide additional time if the Director determines that the Developer has
made progress and is diligently pursuing construction. However, in keeping with the SEIR, the
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Developer will not be permitted occupancy for any structure that is not adequately protected
from flooding. The following text was included with the proposed DAA text addition to Section
1 of DAA No.l to assure compliance OCC Chapter 18 and the National Flood Insurance
Program:

“Development shall not be permitted for occupancy of any structure that has not been
demonstrated to the satisfaction of the City Engineer to be adequately protected from
flooding as required by the regulations in effect at the time of issuance of grading
permits, including (but not limited to) being protected from a 1% event as per the best
available data.”

No changes to the Mitigation Measures are required and thus shall continue to apply to the
proposed project.

Conclusion: Flood zone impacts would remain less than significant upon compliance with the
existing mitigation measures and tract conditions, and the proposed additional DAA text. No
additional mitigation measures are required.

Open Space
The approved VSP identified 3.7 acres of parkland and 3.7 acres of open space. The project

includes swapping the residential and park land uses on PA1 and PA6 and rerouting the MUP,
resulting in changes to the acreage for parkland and open space areas. The following section
reviews the impacts of the proposed SPA and TTM on acreage.

The FEIR Impact REC-1 calculated a need for 16.5 acres of park space for the net increase in
5,436 residents. The 2.6 acres initially planned (1.7 acre Village Green on Lot C and 0.9 acre
Neighborhood Park on Lot A) in the VSP was not counted toward the park requirement because
the City’s park standard requires a minimum of 5 acres for a neighborhood park). Additionally,
the planned 2.2 acres of pocket parks were not considered within the analysis because they didn’t
fit into any specific classification system established by the City (i.e., mini-parks, neighborhood
parks, community playfields, community parks, and special purpose facilities). The park
deficiency was considered a Class II, significant but mitigable, impact. Mitigation REC-1
recommended parkland dedication and/or payment of Quimby Fees based on the net shortage of
parks and recreational space provided within the development.

The 2009 Development Agreement acknowledged the 7.4 acres of project parks and open space,
established a Quimby Fee Credit and In-lieu fees and required the Developer to dedicate 4.41
acres for parks and recreation in turnkey condition (Section 8). Section 8 was amended in 2015.
to require the Developer to dedicate 4.27 acres for parks and recreation in turnkey condition. The
City granted full Quimby credit equal to the land value and costs incurred by the Developer for
engineering and construction of the Parks on Lots A, B & C, and the MUP. The DA did not
replace the FEIR mitigation; it allowed for a credit for land dedication and park improvements.
Development and dedication of the Parks and MUP therefore would fulfill the mitigation REC-1.

The proposed SPA will increase park area to include PA 14 (0.46 acres; Park Lot B), increase the
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size of the Neighborhood Park on PA 1 (Park Lot A) from 2.0 acres to 2.39 acres, and decrease
the size of PA 15 (Park Lot C) from 1.7 acres to 1.52, resulting in a net increase in total park
acreage by 0.67 acres to a total of 4.37 acres. Open space, including perimeter and interior
landscaping, will decrease from 3.7 acres to 2.22 acres. The difference in open space is
predominantly due to designation of a few lots for flood control improvements (Lots E, F & T),
and merging a small triangle of open space into PA 7/8. Therefore the majority of this area will
still be publicly enjoyed as common space, but will be developed with flood walls.

The amended Land Use Plan increases designated park space from 3.7 acres to 4.37 acres. This
area will be improved by the Applicant, dedicated to the City in turnkey condition and
maintained by the Master HOA with funds from the Community Facilities District (CFD).

Therefore the project represents a net increase in park area and a decrease in impact to Parks and
Recreation.

No changes to the Mitigation Measures are required and thus shall continue to apply to the
proposed project.

Conclusion: Open Space impacts would remain less than significant after implementation of the
above referenced mitigation measure REC-1 and DAA Section 8. No additional mitigation
measures are required.

Traffic

The following is a summary of changes proposed with the current project as it relates to
traffic/transportation. The Revised TTM proposes realigning the US 101 Ventura Road off-ramp
similar to its existing configuration that loops onto Ventura Road (rather than through the
subdivision).

Comparison of 2015 TTM Off-Ramp & MUP Configuration and Proposed TTM Configuration:
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The proposed off-ramp realignment reflects the off-ramp design originally planned for the VSP
in 2009 and reviewed in the 2008 FEIR. The existing TTM No. 5745 was approved in 2015 with
an alternative US 101 Wagon Wheel off-ramp realignment, which exited US 101 southbound
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onto Wagon Wheel Road in the center of the project (see above graphic on left). The 2015 SEIR
evaluated the alternative US 101 Wagon Wheel Road off-ramp realignment and recognized that
future Caltrans approval would be required for that realignment. The City also recognized a
potential conflict between the off-ramp realignment and the MUP, and required as a tract
condition further analysis of the conflict. The proposed US 101 Ventura Road off-ramp in the
Revision to TTM No. 5745 is closer to the originally approved design reviewed in the FEIR,
resolving the concerns with the Caltrans and MUP conflicts.

Since the proposed project reverts to the original off-ramp design analyzed in the FEIR, there
would be no additional impacts related to traffic/transportation. No changes to the Mitigation
Measures are required and thus shall continue to apply to the proposed project.

Conclusion: Impacts to traffic would remain less than significant after implementation of the
above referenced mitigation measures. No additional mitigation measures are required.

V. DETERMINATION

On the basis of the evaluation contained in this document, there are no substantial changes to the
project, no substantial changes in the circumstances under which the project is being undertaken,
and no new information of substantial importance that was not known to the Lead Agency at the
time the FEIR and SEIR were certified that trigger any of the conditions identified in Public
Resources Code Section 21166 or State CEQA Guidelines Section 15162 which would require a
subsequent or supplemental EIR. The proposed project would not result in any new additional
significant impacts, nor would they substantially increase the severity of previously anticipated
significant impacts. Rather, all of the impacts associated with the Project are within the envelope
of impacts addressed in the Certified FEIR and SEIR and do not constitute a new or substantially
increased significant impact. Therefore, pursuant to Sections 15162 and 15164 of the State
CEQA Guidelines, this Addendum has been prepared to document the changes and additions to
the certified FEIR and SEIR for the project and to explain the Lead Agency’s decision not to
prepare a subsequent or supplemental EIR. In accordance with the State CEQA Guidelines
(Section 15164) the City of Oxnard is issuing this Addendum.

Kathleen Mallory, AICP, LEED GA, MA, Date
Planning & Sustainability Manager

Attachment:
1: Technical Studies Completed for Proposed Project
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February 23, 2020

Oakwood Communities Inc.

Corey Harpole, Director of Development
5299 Wagon Wheel Road.

Oxnard, CA 93036

SUBJECT: Tree Report Concerning Wagonwheel Trees
Dear Mr. Harpole,

This letter size report and the attached oversized tree maps constitute the entire tree
report. The report is required by City of Oxnard in connection with development of the site

and the removal of seventeen trees worth a total of $19,500.

The report contains an appraisal based upon the formula in the most recent edition of

the Guide for Plant Appraisal prepared by the Council of Tree & Landscape Appraisers.

The proposed improvements require removing 17 trees. Trees to remove include fifteen red
ironbark eucalyptus growing beside Ventura Road and a pepper tree and a rose gum located
where Spur Road crosses Oxnard Boulevard. The red ironbark will make way for new traffic
lights and infrastructure, the pepper and rose gum will be removed for a new pedestrian

bridge.

-A- JOHNNY
10880 Del Norte Street #27 February 23, 2020
Ventura, California 93004
805-754-9393 JOHN@LAJOHNNY.COM Cover Letter Page - 1 -




In the opinion of this arborist transplanting these trees is not feasible. Removal of the trees

should not damage other trees on the site.

1. Submit this report to City of Oxnard for review and approval. Follow the City planner’s

instructions.

2. There are 17 trees to be removed with a combined value of $19,500. Consult with the City

about mitigation for trees to be removed.

3. Consult with the City planner for any additional requirements or modifications to these

recommendations.

If you have any questions, please let me know.

John Burke

JOHNNY
Landscape Architect & Registered Consulting Arborist

California Landscape Architect #5251
Registered Consulting Arborist #591 ASCA
Tree Risk Assessment Qualified April 2024
Tree Appraisal Qualified September 2024
Certified Consulting Arborist #WE-8327A ISA

Enclosures:
Arborist Report pdf file

Appendix A Tree Map oversize pdf file

- A+ JOHNNY
10880 Del Norte Street #27
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Arborist Appraisal Report, Wagonwheel Oxnard, CA

5299 Wagon Wheel Road.

Prepared for:

Oakwood Communities Inc.
Corey Harpole, Director of Development
5299 Wagon Wheel Road.
Oxnard, CA 93036

Consulting Arborist:
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John Burke
10880 Del Norte Street #27
Ventura, California

805-754-9393

February 23, 2020

©John Burke, 2020
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SUMMARY

This letter size report and the attached oversized tree maps constitute the entire tree
report. The report was commissioned by Oakwood Communities Inc. The report is required

by City of Oxnard in connection with development of the site.

The report contains an appraisal based upon the formula in the most recent edition of

the Guide for Plant Appraisal prepared by the Council of Tree Landscape Appraisers.

The proposed improvements require removing 17 trees worth a total of $19,500. Trees to
remove include fifteen red ironbark eucalyptus growing beside Ventura Road and a pepper tree
and a rose gum located where Spur Road crosses Oxnard Boulevard. The red ironbark will make
way for new traffic lights and infrastructure, the pepper and rose gum will be removed for a

new pedestrian bridge.

In the opinion of this arborist transplanting these trees is not feasible. Removal of the trees

should not damage other trees on the site.

1. Submit this report to City of Oxnard for review and approval. Follow the City planner’s
instructions.

2. There are 17 trees to be removed with a combined value of $19,500. Consult with the City
about mitigation for trees to be removed.

3. Consult with the City planner for any additional requirements or modifications to these

recommendations.
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INTRODUCTION/BACKGROUND

BACKGROUND

The report was commissioned by Oakwood Communities Inc. as a requirement of the City of
Oxnard in connection with the development of the Wagonwheel site in Oxnard, CA. The report

is to appraise the value of seventeen trees that must be removed to allow for development.

Fifteen of the trees are growing in a row beside Ventura Road in an area where traffic lights and
other infrastructure need to be installed. The other two trees, a pepper tree and a eucalyptus
grow beside Oxnard Boulevard where a new pedestrian bridge is to be built beside the Spur

