
PLANNING COMMISSION
STAFF REPORT

TO: Planning Commission

FROM: Kenneth Rozell, Chief Assistant City Attorney

DATE: December 2, 2021

SUBJECT: Adoption of a resolution reauthorizing remote teleconference meetings of the
Planning Commission of the City of Oxnard

RECOMMENDATION

That the Planning Commission adopt Resolution 2021-XX reauthorizing remote teleconference
meetings of the Planning Commission in accordance with Assembly Bill 361.

BACKGROUND

On March 4, 2020, Governor Newsom issued Executive Order N-29-20, which in part,
suspended the Ralph M. Brown Act (the “Brown Act”) requirements for the conduct of meetings
via teleconference during the COVID-19 pandemic. The Governor issued Executive Order
N-08-21 on June 11, 2021, extending the Brown Act modifications in Executive Order N-29-20
through September 30, 2021.

On September 16, 2021, the Governor signed Assembly Bill 361 (“AB 361”), which amends the
Brown Act to allow meetings of legislative bodies to be conducted via teleconference under
certain conditions during proclaimed emergencies.  

On September 20, 2021, the Governor issued Executive Order N-15-21 suspending the
provisions of AB 361 through September 30, 2021, and clarifying that legislative bodies may
continue to meet under Executive Order N-29-20 through September 30, 2021.

AB 361 allows legislative bodies to hold meetings utilizing teleconferencing without complying
with the standard teleconferencing requirements if the Governor has proclaimed a State of
Emergency and any of the following circumstances occur:
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● State or local officials have imposed or recommended measures to promote social
distancing; or

● A meeting is being held for the purposes of determining, by majority vote, whether as a
result of the emergency, meeting in person would present imminent risks to the health or
safety of attendees; or

● The legislative body has determined that as a result of the emergency, meeting in person
would present imminent risks to the health or safety of attendees.

The City’s COVID-19 Comprehensive Policy and Protocol imposes measures to promote social
distancing. Further, the Governor's proclaimed state of emergency remains in effect.

If a meeting is held via teleconference under AB 361, the following requirements apply:

● Notice of the meeting must still be given in compliance with the Brown Act, and the
notice must include the means by which the public may access the meeting and provide
public comment.

● The public must be provided access to the meeting via a call-in option or internet-based
service option and allowed to “address the legislative body directly.” The agency does not
have to provide an in-person option for the public to attend the meeting.

● The meeting must be conducted “in a manner that protects the statutory and constitutional
rights of the parties and the public appearing before the legislative body.”

● If there is a disruption to the meeting broadcast or in the ability to take call-in or
internet-based public comment, no further action can be taken on agenda items until the
issue is resolved.

● The body cannot require comments to be submitted before the start of the meeting. The
public must be allowed to make “real-time” public comments.

● If the agency provides a timed public comment period, the public comment period must
be left open until the time expires. If no timed public comment period is provided, a
reasonable amount of time per agenda item must be provided.

● Findings must be made every 30 days to continue to conduct teleconference meetings
under AB 361. The body must find it has reconsidered the circumstances of the state of
emergency and either 1) the emergency continues to impact the ability to meet safely in
person, or 2) State or local officials continue to impose or recommend measures to
promote social distancing.

On October 7, 2021, and November 4, 2021, the Planning Commission adopted Resolutions
2021-36 and 2021-38, respectively, authorizing remote teleconference meetings of the Planning
Commission in accordance with Assembly Bill 361.

The proposed resolution:
● Reauthorizes staff and the Planning Commission to conduct open and public meetings in

accordance with Government Code section 54953(e) and other applicable provisions of
the Brown Act.
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● Provides that, in the event of a disruption in the meeting broadcast or which prevents
public comment, the Planning Commission shall not take further action on agenda items
until the disruption is resolved, provided that, for a broadcast disruption, action may
continue to be taken if the meeting is still being broadcast over any of the media options
specified in the posted agenda for the meeting.

If adopted, the resolution will take effect immediately upon its adoption and will be effective
until the earlier of (i) November 7, 2021, or (ii) such time as the Planning Commission adopts a
subsequent resolution in accordance with Government Code section 54953(e)(3) to extend the
time during which the Planning Commission may continue to teleconference without compliance
with Government Code section 54953(b)(3).

ATTACHMENTS

1. AB 361 RESOLUTION



PLANNING COMMISSION OF THE CITY OF OXNARD
RESOLUTION NO. 2021-XX

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF OXNARD
REAUTHORIZING REMOTE TELECONFERENCE MEETINGS OF THE PLANNING
COMMISSION IN ACCORDANCE WITH ASSEMBLY BILL 361

WHEREAS, on March 4, 2020, the Governor of the State of California (the “Governor”)
proclaimed a statewide state of emergency due to COVID-19; and

WHEREAS, on March 12, 2020, the Ventura County Health Officer (the “Health
Officer”) declared a Local Health Emergency due to COVID-19; and

WHEREAS, on March 13, 2020, the Director of Emergency Services of the City of
Oxnard (the “Director”) proclaimed the existence of a local emergency due to COVID-19; and

WHEREAS, on March 17, 2020, the City Council ratified the Director’s local emergency
proclamation; and

WHEREAS, all meetings of the City of Oxnard’s legislative bodies are open and public,
as required by the Brown Act (Cal. Gov. Code sections 54950 et seq.), so that any member of the
public may attend, participate, and watch the City’s legislative bodies conduct their business; and

WHEREAS, beginning in March 2020, the Governor issued a series of Executive Orders,
N-25-20, N-29-20, and N-35-20, that waived certain Brown Act requirements to allow legislative
bodies to continue meeting while slowing the spread of COVID-19; and

WHEREAS, N-29-20 allowed the City’s legislative bodies to meet via teleconference
without complying with certain Brown Act requirements; and

WHEREAS, on June 11, 2021, the Governor issued Executive Order N-08-21, extending
the Brown Act provisions of N-29-20 through September 30, 2021; and

WHEREAS, on September 16, 2021, the Governor signed Assembly Bill 361 (“AB 361”)
into law, allowing the City’s legislative bodies to continue to meet via teleconference during
proclaimed states of emergency under modified Brown Act requirements; and

WHEREAS, AB 361, at Government Code section 54953(e), provides for
teleconferencing participation in meetings by members of a legislative body, without compliance
with the requirements of Government Code section 54953(b)(3), subject to the existence of
certain conditions; and
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WHEREAS, AB 361 allows legislative bodies to continue to meet via teleconference
when a state of emergency is declared by the Governor pursuant to Government Code section
8625, proclaiming the existence of conditions of disaster or of extreme peril to the safety of
persons and property within the state caused by conditions as described in Government Code
section 8558; and

WHEREAS, AB 361 further requires that state or local officials have imposed or
recommended measures to promote social distancing, or, the legislative body meeting in person
would present imminent risks to the health and safety of attendees; and 

WHEREAS, the Governor’s proclaimed state of emergency, the Ventura County Health
Officer’s declared local health emergency, and the Director’s and City Council’s proclaimed
local emergency remain in effect; and

WHEREAS, the City’s COVID-19 Comprehensive Policy and Protocol imposes
measures to promote social distancing; and

WHEREAS, meetings of the City’s legislative bodies are broadcast on Spectrum Channel
10, Frontier Channel 10, and Youtube.com/Oxnardnews (“Broadcast Options”); and

WHEREAS, on September 17, 2021, the Health Officer informed the public that Ventura
County’s case rate is 19.3, which is still considered widespread community transmission by the
Centers for Disease Control and Prevention and the California Department of Public Health; and

WHEREAS, on September 21, 2021, the Health Officer issued a letter recommending
that social distancing measures continue to be practiced throughout Ventura County communities
to minimize the spread of COVID-19.

WHEREAS, on October 7, 2021, and November 4, 2021, the Planning Commission
adopted Resolutions 2021-36 and 2021-38, respectively, authorizing remote teleconference
meetings of the Planning Commission in accordance with Assembly Bill 361.

NOW, THEREFORE, the Planning Commission of the City of Oxnard resolves as follows:

SECTION 1. The Recitals set forth above are true and correct and are incorporated into
this Resolution by this reference.

SECTION 2. In-person meetings of the Planning Commission would present imminent
risks to the health or safety of attendees.
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SECTION 3. The staff and members of the Planning Commission are hereby
reauthorized and directed to take all actions necessary to carry out the
intent and purpose of this Resolution including, conducting open and
public meetings in accordance with Government Code section 54953(e)
and other applicable provisions of the Brown Act.

SECTION 4. In the event of a disruption which prevents the Planning Commission from
broadcasting a meeting using a call-in option or internet-based service
option, or in the event of a disruption within the City’s control which
prevents members of the public from offering public comment using the
call-in option or internet-based service option, the Planning Commission
shall take no further action on items appearing on a meeting agenda until
public access to the meeting via the call-in option or internet-based service
option is restored. However, if any of the Broadcast Options are disrupted,
but any of the other Broadcast Options is still available to the public, the
Planning Commission may take further action on items appearing on a
meeting agenda without waiting for the disrupted Broadcast Option(s) to
be restored.

SECTION 5. This Resolution shall take effect immediately upon its adoption and shall
be effective until the earlier of (i) November 7, 2021, or (ii) such time the
Planning Commission adopts a subsequent resolution in accordance with
Government Code section 54953(e)(3) to extend the time during which the
Planning Commission may continue to teleconference without compliance
with Government Code section 54953(b)(3).

SECTION 6. If any section, subsection, clause or phrase in this Resolution is for any
reason held invalid, the validity of the remainder of this Resolution shall
not be affected thereby. The Planning Commission would have passed this
Resolution and each section, subsection, sentence, clause, or phrases
thereof, irrespective of the fact that one or more sections, subsections,
sentences, clauses or phrases thereof be held invalid.

PASSED AND ADOPTED THIS 2 nd day of December 2021, by the following vote:
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AYES:

NOES:

ABSENT:

ABSTAIN:

Daniel Chavez Jr., Chair
ATTEST:

Scott Kolwitz, Secretary

APPROVED AS TO FORM:

Kenneth Rozell, Chief Assistant City Attorney



PLANNING COMMISSION
STAFF REPORT

TO: Planning Commission

FROM: Juan Martinez, Associate Planner

DATE: December 2, 2021

SUBJECT: Project Name: Encanto Homes Subdivision - Major Modification; Planning
and Zoning Permit No. 21-550-03 (Major Modification) to Modify PZ 20-500-05
(Special Use Permit for a Development Plan); and PZ 20-300-04 (Tentative
Subdivision Map for T6054); and PZ 20-535-03 (Density Bonus); Development
Entitlements to Construct a 27 Single Family Housing Development on 4.1 acre
(gross) site located at 1101 and 1111 West Second Street (APN: 202-0-233-355)
& 1101 West First Street (APN: 202-0-233-345).

1) Recommendation: That the Planning Commission (“Commission”):
a) Find the Project to be Exempt from the California Environmental Quality Act (CEQA),

pursuant to Section 15332 (In-fill Development Projects) of the CEQA Guidelines; and

b) Adopt Resolution No. 2021-XX repealing Resolution No. 2021-22 and approving
Planning and Zoning Permit No. 21-550-03 (Major Modification to PZ 20-500-05 Special
Use Permit for a Development Plan and PZ 20-535-03 Density Bonus), subject to certain
findings and conditions; and

c) Adopt Resolution 2021-XX repealing Resolution No. 2021-23 recommending that City
Council approve Planning and Zoning Permit No. 20-300-04 (Tentative Tract Map for
Tract No.6054), subject to certain findings and conditions.

2) Project Description and Applicant: A request to:
a) Adjust the site plan and Tentative Tract Map plotting of five lots (Lots 23 through 27) to

exclude a 126 square-foot area designated to be transferred to an adjacent property (1101
West First Street) located north of Lot 27 of Tentative Tract No. 6054. The five lots have
been reconfigured to accommodate the 126 square-foot area. The Major Modification to
the Planning Commission’s recent (August 26, 2021) approval of Planning and Zoning
Permit 20-500-05 (Special Use Permit for Planned Development); PZ 20-300-04
(Tentative Subdivision Map for T6054); and PZ 20-535-03 (Density Bonus) would allow
for a 27-unit residential project with a reconfigured site and plotting changes to Lots 23
through 27. The Modified Project entitlements include a request to:
i) Demolish existing infrastructure consisting of modular classroom buildings and site

improvements serving the former Oxnard Union High School’s Adult Education
Program; and
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ii) Subdivide the Project 4.10-acre site into 27 lots ranging between 3,891 and 10,5841

net square feet in size and dedication of approximately 1-acre of land for the benefit
of public right-of-way for existing and proposed roadway improvements along all
four sides of the proposed development. The net developable area will be 3.13 acres;
and

iii) Allow for the construction of 27 detached single-family dwelling units. The
single-story, three bedroom homes will offer a two plan mix with two unit sizes
(1,149 & 1,201 square feet) and attached or detached 484 square-foot two-car garages
with alley access and associated site improvements; and

iv) The Project also includes a request for the ministerial approval of a Density Bonus
Permit to allow for a 23 percent Density Bonus to increase the maximum number of
units from 22-units to 27-units. Of the 27 homes, twenty (20) of the homes will be
market rate, seven (7) of the homes will be affordable units as follows: Three (3)
units will be set aside for low income households and four (4) units will be set aside
for moderate income households. Approval of the following Density Bonus
concessions/incentives are requested pursuant to Government Code Section 65915(d)
(State’s Density Bonus law):
(1) reduce the minimum lot area from 6,000 square feet to lots averaging 5,332.6

square feet;
(2) reduce the minimum lot dimensions: frontage and width from 50-feet to 32-feet or

greater with two flag lots having frontages of 14 and 20 feet and depth from 100
feet to 71 feet2; and

(3) reduce the rear yard setback from 25-feet to 5-feet primarily to allow the garages
in the rear yard3.

The Project site is located at 1101 & 1111 West Second Street & 1101 West First Street
within the Residential Low land use designation, Single Family Residential (R-1) zone, and
is in the Fremont South Neighborhood (Attachment A). For purposes of this staff report, the
foregoing Project description shall be referred to as the “Project”. Filed by Henry Casillas,
on behalf of the Oxnard Union High School District, property owner, 451 West Fifth Street,
Oxnard, California 93030 (the “Applicant”).

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

3) Existing & Surrounding Land Uses: The project site is a developed through lot that is
bounded by streets on four sides: West First Street to the north; South K Street to the west;
West Second Street to the south; and a public alley to the east. The site currently contains
vacant structures as the Oxnard Adult School education program has moved to the 1800

3 No Changes from the previously approved plans.

2 The minimum dimensions in the plans are the same as found in the prior plans. 2 of 27 lots were and are 32 feet
wide, 16 of 27 were and are 37 feet wide, and the remainder have larger widths. Two of the properties had and have
narrow “flag lot” frontages with the lots widening to 45 or 50 feet.

1 The August 26, 2021 entitlements authorized lots ranging between 3,838 and 9,946 square feet in size.
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Solar Drive. Existing development improvements consist of approximately 25,000 square
feet of modular portable classroom buildings in a campus-like configuration that served the
former Oxnard Adult School education program. Paved areas include a parking lot of
approximately 170 stalls and landscaping, along with related on-site and offsite
improvements.

The project site is surrounded by residential uses, other Union High School facilities and the
future Campus Park. The following table lists and identifies the General Plan Land Use
Designations, Zoning Designations, and existing land uses of the Project site and properties
immediately adjacent to the site, which are also illustrated in Attachment A:

LOCATION ZONING GENERAL PLAN EXISTING LAND USE

Project Site Single Family (R-1) Residential Low (RL) Former Oxnard Union High
School District Adult Education

North Single Family (R-1) Residential Low (RL) Single Family Homes

South Community Reserve
(CR) Park (PRK) School District/

Future Campus Park
East Single Family (R-1) Residential Low (RL) Single Family Homes

West

Single Family (R-1)

General Commercial
Planned Development

(C-2-PD)

Residential Low (RL)

Airport Compatible (AC)

Single Family Homes

Oxnard Homeless Solutions
Center (former Oxnard National

Guard Armory)

4) Background Information:
On November 25, 2019, the Applicant filed (PZ 19-150-06 Pre-Submittal Review)
conceptual plans for site design review by the Development Advisory Committee (DAC). At
the time, the Applicant was in the process of working with the Oxnard Union High School
District (OUHSD) to acquire the property. On December 18, 2019, the DAC met with the
Applicant and representatives with the OUHSD and offered site design comments.

On July 16, 2020, the Applicant filed for a Senate Bill (SB) 330 Pre-Application Review
with the intent to seek review and approval of the subject development.

On November 3, 2020, within 180 days from when the SB 330 Pre-Application was
submitted to the City, the subject entitlement applications were received, and on November 4,
2020, the DAC reviewed the proposed development proposal along with the subject two
related entitlements.

On August 26, 2021, The Planning Commission adopted Resolution Nos. 2021-22 approving
Planning and Zoning Permit No. 20-500-05 (Special Use Permit for a Development Plan) and
20-535-03 (Density Bonus), subject to certain findings and conditions; and Resolution
2021-23 recommending that City Council approve Planning and Zoning Permit No.
20-300-04 (Tentative Subdivision Map No. 6054), subject to certain findings and conditions.
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On September 8, 2021, the City and developer were notified that alterations needed to be
made to the Project reviewed by the Planning Commission on August 26, 2021, so the
Oxnard Union High School District could honor an agreement to transfer property to an
adjacent property at 1101 West First Street to accommodate a driveway / fence
encroachment. The developer made modifications to the plans with two goals in mind: 1)
accommodate the transfer of land request (subject to a subsequent Lot Line Adjustment) and
2) maintain the intent of the entitled Density Bonus Concessions in the reconfigured site plan
without resulting in in lots which become smaller or narrower than the project previously
reviewed by the Planning Commission. Procedurally, it was determined that the modified
project must return to the Planning Commission before the map could be presented to the
City Council.

On November 1, 2021, the Applicant filed Planning and Zoning Permit No. 21-550-03
(Major Modification), a request to modify the configuration of five (5) of the 27 lots due to
an underlying agreement between the Oxnard Union High School District and the property
owners of 1101 West Second Street. The change to the proposed Tentative Tract Map No.
6054 will carve out a 126 square foot (net area) triangular shaped area of Lot 27 and said
land will be deeded to the adjacent property (1101 West First Street). A site comparison
illustrating the difference between Lots 23-27 between the plans presented to the Planning
Commission on August 26 and December 2 has been prepared (Attachment C).

5) Environmental Determination: In accordance with Section 15332 (Class 32, In-Fill
Development Projects) of the State of California Environmental Quality Act (CEQA)
Guidelines, projects involving “in-fill development” may be found to be exempt from the
requirements of the CEQA. A Class 32 categorical exemption under CEQA Guidelines
Section 15332 consists of projects characterized as in-fill development meeting the
requirement described below:

The proposed Project meets the requirements of a Class 32 Categorical Exemption because
it: (i) is consistent with the City of Oxnard 2030 General Plan designation and all applicable
General Plan policies as well as with applicable zoning designation and regulations for the
reasons set forth below; (ii) the proposed Project is within the City limits on a site of no more
than five acres; (iii) the Project site has no value as habitat for endangered, rare or threatened
species; (iv) approval of the Project will not result in any significant effects relating to traffic,
noise, air quality, or water quality; and (v) the Project site can be adequately served by all
required utilities and public services.

Therefore, staff has determined that there is no substantial evidence that the project may have
a significant effect on the environment and recommends that the Planning Commission direct
the Planning & Environmental Services Manager to file a Notice of Exemption (Attachment
D) with the Ventura County Clerk pursuant to Section 15062 of the State CEQA Guidelines
within five (5) working days of passage, approval and adoption of the Project.



Encanto Homes Subdivision: PZ 21-550-03 (MJMD to PZ 20-500-05 (SUP for a DP); 20-535-03 (DB) &
PZ 20-300-04 (TTM#6054)
Planning Commission Hearing Date: December 2, 2021
Page 5 of 14

6) Analysis

a) General Discussion: The Planning Commission found the Project reviewed on
August 26 to be consistent with both the 2030 General Plan and the Oxnard City Code
(OCC).

Staff worked with the developer to minimize and re-align the lots necessary to equitably
re-design those lots around the cul-de-sac that could be affected by the land transfer
affecting the northwest corner of Lot 27. Although, the exclusion and reduction of this
area only affected Lot 27, some of the lots around the cul-de-sac needed to be
reconfigured to preserve the the intent of the entitled Density Bonus Concessions in the
reconfigured site plan without resulting in lots which become smaller or narrower than
the project previously reviewed by the Planning Commission.

As discussed below, the Modified Project has been found to be consistent with both the
2030 General Plan and the OCC.

The Planning Commission is the decision maker for Major Modifications pursuant to
OCC §16-561(A). Pursuant to the OCC §15-76, a Development Plan is required for all
attached or detached single-family residential development projects for which a Tentative
Subdivision Map is required, and, pursuant to the OCC §15-78(B), the Development Plan
shall be reviewed by the Planning Commission. The applicant is seeking approval of a
Special Use Permit (SUP) for a Development Plan. Pursuant to OCC §16-410F(E) the
Planning Commission is the decision maker for Density Bonus permit. Additionally, the
Planning Commission is to provide a recommendation of approval or disapproval to the
City Council for a Tentative Tract Map pursuant to OCC §15-40.

b) General Plan Consistency: The City’s 2030 General Plan land use designation for
the subject site is for Residential Low, which allows for up to seven units per acre. The
Residential Low designation stipulates that single-family homes should be detached with
front, side, and rear setback requirements, and may include patio and zero lot line homes
and planned unit developments.

Pursuant to the OCC 16-410B(J), a “Density Bonus” is “a density increase over the
otherwise maximum allowable residential density as of the date of application to the city
for a qualified housing development.” At 22 units, the project has a density of 7 units per
acre, but with the Density Bonus, the project will have a density of approximately 8.7
units per acre. Pursuant to the OCC Chapter 16 Division 7A, Density Bonus and Related
Incentives and Concessions Program, and the State’s Density Bonus law (Government
Code § 65915-§ 65918) the Applicant requested approval of three development code
Concessions in exchange for constructing seven (7) affordable housing units. Aside from
the requested development Concessions, the project complies with the standards of the
Single-Family Residential (R-1) zoning district. Approval of this SUP for a Development
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Plan and a Density Bonus Application is required to ensure consistency with the General
Plan and land use designation.

Consistency with the 2030 General Plan is defined by the relationship between 2030
General Plan policies and the proposed project. The three consistency classification
levels are:
I. Direct Applicability to a Proposed Project or Program (full text of the policy and

an explanation).

II. Related or Indirect Applicability to the Proposed Project or Program (policy title
and an explanation for each or groups of related or indirectly related policies).

III. No or Distant Applicability to the Proposed Project or Program (all policies not
listed as Level I and II are assumed to be consistent).

POLICY LEVEL POLICY OR TITLE EXPLANATION

CD-1.5 I

Promote the development of a variety of
housing types throughout the City
including apartments, condominiums,
lofts, townhouses, and attached and
detached single-family units.

The Project is proposed on a former
adult school campus that is no longer in
use by the Oxnard Union High School.
Site improvements and new homes will
address an overall housing need within
the immediate area.

CD-8.1 I

Continue to limit development to those
areas that can be served by existing or
planned utilities, transportation, and
service systems.

The proposed Project is surrounded by
urban development, and existing
utilities along Second Street that can
adequately serve the proposed Project.

CD-9.1 I

Recognize, preserve, and improve the
visual identity and character of existing
neighborhoods.

The single-story infill development is
located within a predominantly single
story community that is designed with
alley and street access to driveway and
garage parking.

CD-14.1 I

In the evaluation of development
proposals, continue to ensure that public
and private development Projects
comply with City design policies, plans,
and guidelines.

The Project includes development and
performance conditions recommended
by Development Advisory Committee
(DAC) to ensure that the Project
complies with City permitting
expectations and policies.

ISC-1.2 I

Review development proposals for their
impacts on infrastructure (e.g., sewer,
water, fire stations, libraries, streets) and
require appropriate mitigation measures
to ensure that proposed developments
do not create substantial adverse
impacts on existing infrastructure and
that the necessary infrastructure will be
in place to support the development.

The proposed development and
associated improvements would tie into
existing infrastructure, which has the
capacity to provide service to the
proposed residential dwellings. The
project includes standards and special
development project conditions by City
Department representatives.



Encanto Homes Subdivision: PZ 21-550-03 (MJMD to PZ 20-500-05 (SUP for a DP); 20-535-03 (DB) &
PZ 20-300-04 (TTM#6054)
Planning Commission Hearing Date: December 2, 2021
Page 7 of 14

ER-9.2 I

Enhance neighborhood diversity and
reinforce the desirable elements of
neighborhood character and quality
through incorporation of design
guidelines, use of landscape materials,
and encouraging new developments to
integrate historical and culturally
significant elements into proposed
Projects.

The 27 single-family home
development proposes to maintain
existing neighborhood characteristics.

CD-9.2
ICS-8.5 II

“…promote the revitalization of
residential… properties that are
deteriorated or detract from the visual
quality of the City”

Consider and require where appropriate
and feasible the enhancement of the
pedestrian environment as part of private
development and public works Projects,
especially for public sidewalks.

The existing modular school buildings
and infrastructure will be cleared and
the residential zoned property will
incorporate single family and setbacks
that include a streetscape design that
will complement the existing community
setting.

CD-3.4
CD-14.1
CD-14.2
CD-14.3

ICS-11.10
ER-9.4

ER-10.1

II

Neighborhood Quality of Life Design
Review Process Development Advisory
Committee Functions Quality of Design
Water Supply Findings for Smaller
Projects Human Scale Development
Promote Use of Native and Water Wise
Plants

The DAC review process led to
changes in the Project and/or
conditions of approval that meet these
Level II policies.

c) Affordable Housing and Density Bonus:
As conditioned, the project complies with both the City’s Inclusionary Housing and the
Density Bonus standards.

The project is subject to the City’s Inclusionary Ordinance No. 2980 that requires a
project with 10 or more residential units to set aside 10 percent of the units as affordable
to low-income households. This requires three (3) units to be set aside for low-income
households.

In addition, the Developer is requesting a Density Bonus. State Density Bonus law
(Government Code § 65915 - § 65918) stipulates that additional dwelling units shall be
allowed over the otherwise maximum allowable residential density identified in the
General Plan, for projects which provide affordable housing for families defined as
very-low-, low-, or moderate-income households. The number of additional dwelling
units and development Concessions are determined by the base zoning and the total
number of units that are deed restricted as very-low-, low-, or moderate-income units.
Government Code §65915(f) provides the formula with which to calculate the density
bonus.

The Developer is requesting a Density Bonus that includes three (3) Concessions and a
23 percent Density Bonus increase above the base density of 22 units to result in a total
of 27 units. This requires seven (7) units to be set aside for moderate-income households.
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The Developer is allowed to “overlap” the Inclusionary units and the Density Bonus units
provided the mix of units reflect the deepest combined affordable requirements.
Consequently, the project is conditioned to set aside seven (7) of the homes that will will
be distributed throughout the project; three (3) of which will be set aside for low-income
households with annual incomes at or below 80% Area Median Income (AMI) for
Ventura County; and four (4) of the units will be set aside for moderate-income
households with annual incomes of up to or below 120% AMI (moderate income).

The seven (7) units will be sold with an equity-sharing deed restriction that allocates a
proportional share of appreciation to the City which shall be used within five years for
any purpose that promotes home ownership (OMC Section 16-410(S)).

The Applicant is also seeking three (3) Concessions pursuant to Government Code
Section 65915(d) (State’s Density Bonus law):
i) reduce the minimum lot area from 6,000 square feet to lots averaging 5,332 square

feet;
ii) reduce the minimum lot dimensions: frontage and width from 50-feet to 32-feet or

greater with two flag lots having frontages of 14 and 20 feet and depth from 100 feet
to 71 feet; and

iii) reduce the rear yard setback from 25-feet to 5-feet primarily to allow the garages in
the rear yard.

Without the requested 23-percent Density Bonus, the net area of the site could only
accommodate 22 dwelling units. Pursuant to Section 16-410F, the Density Bonus permit
is non-discretionary and falls under the approving authority of the Planning Commission.

d) Conformance with Zoning Development Standards: The property is zoned for
Single Family Residential (R-1). The following table illustrates and compares the
development Project against the City’s required standard and identifies when Concessions
have been applied.

DEVELOPMENT
STANDARD

REQUIRED PROPOSED COMPLIES?

Minimum
dwelling Size

(§16-24)

1,000 square feet, exclusive of
garages carports, and any
accessory buildings

- Plan 1:  1,149 square feet
- Plan 2:  1,201 square feet
- Garage:   484 square feet

YES

Maximum
building height

(§16-25)
2 stories not to exceed 25 feet 1-Story (16-feet, 8-inches) YES

Minimum lot
area

(§16-26)
6,000 square feet

Lots 1-27
Average: 5,332 SquareFeet

Major Mod: Not Change

Lots 1-11, 14-16, 18-22, 24, 26,& 27

*YES w/ DB
Concession
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Average: 4,384 Square feet
Major Mod Average: 4,404.48 Square Feet

Lots 12 & 13
Average: 9,805 Square Feet

Major Mod:  No Change

Lots 17, 23, & 25
Average: 6,042 Square Feet

Major Mod Average:
5,886 Square Feet.

Minimum lot
dimensions:
Frontage,

Width & Depth
(§16-27,

§ 16-28 &
§16-29)

Frontage: 50 feet

Width:
Interior lots: no less than 60

feet
Corner lots: no less than 75

feet

Depth:
At least 100 feet

Rounded Numbers/Estimated

Lot # Frontage Width Depth

1-11,
18-22 37 ft 37 ft 110 ft*

12 138 ft 81 ft
Corner 121 ft*

13 119 ft 82 ft
Corner 118 ft*

14 32 ft 32 ft 110 ft*

15 38 ft 38 ft 110 ft*

16 39 ft 39 ft
Corner 110 ft*

17 50 ft 50 ft 110 ft*

23 74 ft 74 ft 83 ft*

24 32 ft 32 ft 71 ft*

25 20 ft 50 ft 122 ft*

26 14 ft 45 ft 100 ft*

27 38 ft 42 ft 90ft*

*Note: These dimensions indicate the
buildable areas of the lots and do not reflect
lot areas within the private alleyway. With
the exception of lots 25, 26, & 27, all lots
extend a further 10 feet into the private alley
along the sides that abut the public
alleyway.

YES w/ DB
Concession

Front yard
setback

(§16-31)

No less than 20 feet; except
houses constructed w/ swing
(side facing) driveway 15 feet
minimum

Dwellings varying from the
required setback, such
setback shall determine the
required setback if such
dwellings comprise at least
60% of the block

20-feet; all garage are designed with alley
access YES
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Side yard
setback
(§16-32)

Corner and Interior Lots: 10%
of lot width, not less than 3
feet or more than 5

Reverse Corner lots: Side yard
on street side shall be no less
than 50% of the required front
yard. No accessory buildings
within the front yard setback

5-feet

No reverse corner lots proposed YES

Rear yard
setback
(§16-33)

Rear yard of no less than 25%
of the lot’s depth, but need not
exceed 25 ft.

Additions to existing house;
15-foot setback to rear
property line for lots not
abutting a street or alley and
5-feet when abutting a street
or alley.

5-feet measured from the rear edge of the
alleyway / buildable are to the back of the
garages.

YES w/ DB
Concession

Interior yard
space

(§16-34)

At least 15% of the lot area or
900 sf whichever is less and
shall be open from ground to
sky except for roof overhangs
not exceeding 30 inches.

Exceed 15-percent (average range 1,085
square feet and 1,620 square feet

625 square-foot minimum
720 square-foot average

Min Required: 575 square feet based on
3,838 square-foot lot (min lot size proposed)

YES

Parking
spaces

(§16-622F)

2-car garage spaces for each
home (For up to 5 bedrooms)

2-car garage spaces with alley access for
each 3-bedroom home. YES

e) Site Design: The modified project site follows the August 26 site design and floor
plans. The project site is bisected by a private L-shaped “private” alley that will be owned
and maintained in perpetuity by the Project homeowners. The alley is designed to
provide vehicular access needs to residents, service and emergency vehicles and it will
also provide for surface drainage and sewer main and lateral connections to serve the
Project. Each single-family home will be constructed on a separate lot with twelve (12)
single-family homes designed to front West Second Street; four (4) homes will front onto
South K Street, and eleven (11) homes will front West First Street. All of the homes will
include landscaping within the front and street side yards including a walkway
connection between the front door and the public sidewalk. Front yard fencing is not
proposed; however, wood fencing for privacy between properties and decorative slump
stone walls will be required along the street sides of the two lots that are closer to the
intersection of Second and K Streets. The walls will complement the design of the tract
wall that is along Second Street west of K Street. Lots 12 and 13 front Second Street and
K Street with a wall that wraps around the front of the two lots that are setback 20 feet to
comply with the front yard setback requirement of the R-1 zoning standards. These two
lots are also located within an area identified as an existing Runway Protection Zone.
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The homes are designed to not encroach into this no build zone and any future addition
will not be allowed to encroach into this restricted area.

The floor plan design of the homes is replicated with two plan designs plotted across the
27 lots with a one-story, three-bedroom house and two baths. For variation, the homes
include 4 separate plans. The elevation design includes a combination of white stucco
colors and tile roofing. The single story massing of the homes is complemented by single
story architectural design elements such as the three distinct front porch designs and the
varied design combination. The front facing elevations include added design details to
add varied design characteristics from one house to another.

The adjacent property at 1101 West First Street currently uses this 126 square-foot
portion of land to be transferred to them for access. To comply with the fence height
standards within the front yard setback, the first 20 feet of the fence from the front
property line will need to be removed. The Resolution for a Major Modification to the
Special Use Permit includes a condition of approval requiring the developer to remove
the fence section within the front yard setback prior to the project completion.
(Attachment E)

f) West First Street, West Second Street and South K Street Road Improvements: The
Project will dedicate approximately 1-acre of land for the benefit of public right-of-way
for existing and proposed roadway improvements along all four sides of the proposed
development. The development will remove all the existing frontage improvements
along all street sides and will be reconstructed per City Standard. Improvements will
include new curb, gutter, and a seven foot wide monolithic sidewalk along West Second
Street; and parkway/sidewalk combination along West First Street and South K Street.
New improvements have been coordinated with existing streetscape designs. In addition,
the project will include reconstruction of two existing pedestrian curb ramps at the
northeast and northwest corners of South K Street and West Second Street. The
pedestrian ramps will be designed and constructed to meet the Americans with
Disabilities Act (ADA) standards. The widened sidewalk design will provide for an
ADA accessible compliant pedestrian path of travel along Second Street. The applicant
will also be required to repair and/or replace any existing broken or damaged curb, gutter
or asphalt paving adjacent to the property as directed by the City’s Construction Services
Inspector.

Utilities such as on-site and off-site electric, cable, telephone and similar utility service
will be installed underground in accordance with the City Code. The project will be
upgrading two existing fire hydrants and proposing to install two new fire hydrants along
the West First Street and West Second Street Project frontages. The upgrades and new
fire hydrants will meet the City’s current requirements.

g) Circulation and Parking: Vehicular access to each single family home will occur via
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an alley and each unit will have a two-car garage (side-by-side). Additional visitor
parking is not required for the single-family homes. Parallel parking along West First
Street, West Second Street, and South K Street will continue to be available. Parking on
the alleyway will be prohibited; however, most garages are designed with the 10-foot side
yard setback that may allow for additional non-covered parking along the side of the
garage. The garages are also designed with two roll-up doors. The roll-up door for
vehicles access off the back alleyways will be motorized with remote access and a second
roll-up door will open into the back yard. This added feature of the inner garage door is
expected to activate and encourage persons to use their garage for parking and access into
the private back yards.

h) Building Design: The architectural design of the homes incorporate character defining
features that are typical in Spanish Revival architectural design. Spanish Revival
architecture defining features include low-pitched roofs; red tile roof coverings; typically
with one or more prominent arches placed above door or principal window, or beneath
porch roof; wall surface usually stucco; wall surface extends into gable without break;
and the facades normally asymmetrical. The homes’ single story architectural design with
detached garage is also consistent with the nearby community setting and the homes in
the Henry T. Oxnard historic District located a few blocks to the east.

The homes include four varied designs (Attachment B, Sheet EA.4, Architectural Plans)
that incorporate Spanish Revival architectural design features that include low pitched
roofs with red terracotta roof tiles (Eagle Roofing Capistrano-3523 Dark Terracotta) and
stucco finished in a smooth, white tone (Merlex Glacier White p-100) Santa Barbara
finish. Accent color will include chocolate color (Dune Edwards FET 693 Mayan
Chocolate) paint finishes on the fascia boards, window trims/sills, and front trellis
features. The design of the homes incorporate a combination of arched porch openings
and some of the front facing windows will be arched. The large window will be recessed
on a double framed wall to visually emphasize the wall thickness. This effect is expected
to add character and complement the single story construction. The front elevation also
includes three terracotta clay-like vent tubes along the front facing low pitched gable
roof.

The three bedroom homes provide identical floor plans that will include a living room,
kitchen, and dining area, two baths, and a laundry closet.

i) Development Impact Fees: The City requires development connection and/or impact
fees that include proportional shared costs for public services and improvements to be
collected prior to issuance of building permits. The proposed project will be required to
pay the applicable impact fees, including for wastewater, water system, water service and
meter, storm drain, traffic (City and County), growth capital, Quimby (park), public art,
and General Plan maintenance connection.

Pursuant to SB330, development fees and standards are subject to those design standards
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and fees that were in place at time that Pre-Application (SB330) was filed with the City.
The Pre-Application was received by the City on July 16, 2020.

7) Development Advisory Committee:
On November 25, 2019, the Developer submitted pre-submittal (19-150-06) site plans for
conceptual site design and initial review before filing for a formal application.

On December 18, 2019, the DAC met with the Applicant and representatives with the
Oxnard Union High School District (OUHSD) and offered site design comments on the
pre-submittal project.

On November 4, 2020, the DAC reviewed formal development applications and related
entitlements. The recommendations of the DAC are reflected in the final design of the
Project and as proposed conditions of approval in the attached resolution.

DAC members reviewed the plans associated with the modified project, but the modified
Project was not formally reviewed at a DAC meeting.

8) Community Workshop and Public Input: The project site is located within the
Fremont South Neighborhood. On January 11, 2021, the project was presented to the public
during a Community Workshop meeting. On December 31, 2020, the site was posted with
Project details and Community Workshop information and the Developer mailed out 439
meeting agenda notices to the residents of the Fremont South Neighborhood. The meeting
was attended by approximately 30 members of the public and persons had an opportunity to
ask questions. Persons asked if the Developer could give priority to local residents wishing
to purchase a home and the developer said he would consider options within the law and
opportunities for local residents to take advantage of housing opportunities. The developer
responded to questions regarding home pricing, parking, construction time frames, the alley’s
design and maintenance, whether ADU’s would be permitted, and if construction would
conflict with anticipated Campus Park construction time frames. Construction times would
take place during normal business hours and the developer did not expect that there would be
any construction conflicts between the two projects. The developer acknowledged that the
alley would be privately owned and maintained and that it would be built to meet the City’s
roadway standards to support refuse and fire trucks. In addition, the developer indicated that
the alley would be provided with lighting to address some of the dusk to dawn Police
concerns. Accessory Dwelling Units (ADU) are not a part of the project’s proposal; however,
new homeowners may choose to add or convert and accommodate new ADU as allowed
under State law and the City Code.

The modified Project was not presented at a new Community Workshop as the modifications
were minimal and did not alter items which had been raised at the January 11 Community
Workshop or August 26 Planning Commission meeting.
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9) Appeal Procedure: The requested action on the Tentative Subdivision Map is a
recommendation to the City Council in accordance with the Oxnard City Code Section 15-40
(Subdivision). In accordance with OCC Section 16-545, the Planning Commission’s action
on Planning and Zoning Permit Nos. 21-550-03 (Major Modification to PZ 20-500-05 (SUP
for a DP); 20-535-03 (DB) & PZ 20-300-04 (TTM#6054) may be appealed to the City
Council within 18 days after the decision date. Appeal forms may be obtained from the City
Clerk and must be submitted with the appropriate fees before the end of the appeal period.
All aspects of this project shall not become effective unless and until the City Council
approves the Tentative Subdivision Map.

Pursuant to the Planning Commission’s action of August 26, 2021, if the Planning
Commission action or if the Major Modification should be denied, the project shall be
considered entitled and subject to the adopted Resolutions and conditions of approval.

Attachments:
A. Maps (Vicinity, General Plan, Zoning)
B. Project Plans
C. Site Comparison Illustration (Lots 23-27)
D. Notice of Exemption
E. Resolution: PZ 21-550-03 (Major Modification: PZ 20-500-05 (Special Use Permit for a

Development Plan) & 20-535-03 (Density Bonus Permit))
F. Resolution: PZ 21-550-03 (Major Modification: PZ 20-300-04 (Tentative Tract Map for Tract

6054))
G. Staff Presentation
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H e r i t a g e  H o m e s  II Cover
a  n e w  a f f o r d a b l e  h o u s i n g  d e v e l o p m e n t  i n  O x n a r d ,  C a l i f o r n i a EA.1

1101 W 2nd Street
City of Oxnard, California

proposed development:
27 single-story, three bedroom, two bathroom,
single family homes w/ front porch
detached & attached alley loaded two-car garages

Plan 1 - 1,149 s.f.
Plan 2 - 1,201 s.f.
Garage - 484 s.f.

Heritage Homes II

site information:
APN: 202023335
4.10 acres
Zoning: R1 Single Family

N

owner:
Heritage Homes LLC
451 W. 5th Street
Oxnard, CA
contact: Henry Casillas (805) 385-3565

Consultants
architecture:
DiCecco Architecture Inc.
887 Patriot Drive, Suite C
Moorpark, CA 93021
805.552.0088
contact: Mark Di Cecco AIA

civil engineering:
Encompass Consulting Group
533 N. Lantana Street, Suite 130
Camarillo, CA 93010
805.322.4443
contact: Tristan J. Santos, PE

landscape architecture:
La Group Design Works
24103 Ventura Blvd, Suite 201
Calabasas, CA 91302
818.251.9718
contact: Monica D'Angelo-Tomei

Sheet Index
architecture:
EA.1   Cover
EA.2   Site Plan
EA.3   Floor Plans
EA.4   Material Board
EA.5   Plan 1 Elevations
EA.6   Plan 2A Elevations
EA.7   Plan 2B Elevations
EA.8   Plan 2C Elevations
EA.9   Garage Elevations

civil:
1   Grading Exhibit
2   Site Utility Exhibit
3   Fire Hydrant Exhibit
4   Tentative Tract Map Exhibit

landscape:
L-1   Conceptual Landscape Plan
L-2   Conceptual Landscape Plan

zoning information:
setbacks: 
front  - 20' min.
side  - 5' min.
rear  - 5' to garage
   15' to center of alley

interior yard space:
required - 15% of lot area = 575 s.f. min.
provided - 720 s.f. average, 625 s.f. min.
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E n c a n t o Site Plan
a  n e w  a f f o r d a b l e  h o u s i n g  d e v e l o p m e n t  i n  O x n a r d ,  C a l i f o r n i a EA.2
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Notes
- Verify site information with civil and landscape drawings.
- Refer to civil and landscape drawings for site wall/fence details.
- Refer to civil drawings for site drainage and grading elevations.
-      indicates location of water meter, verify w/ civil drawings.
Water meter to be 1" and supply line to be 1 1/2" PVC Sch. 40 pipe.
- "E" indicates location of electric meter & panel
- "G" indicates location of gas meter, verify w/ civil drawings
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H e r i t a g e  H o m e s  II Floor Plans
a  n e w  a f f o r d a b l e  h o u s i n g  d e v e l o p m e n t  i n  O x n a r d ,  C a l i f o r n i a EA.3
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H e r i t a g e  H o m e s  II Material Board
a  n e w  a f f o r d a b l e  h o u s i n g  d e v e l o p m e n t  i n  O x n a r d ,  C a l i f o r n i a EA.4

roofing
Eagle Roofing Capistrano
3523 Dark Terracotta

trim
Dunn Edwards
DET693 Mayan Chocolate

stucco body
Merlex Glacier White p-100
Santa Barbara finish

windows
Amsco Artisan
Bronze
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H e r i t a g e  H o m e s  II Plan 1 Elevations
a  n e w  a f f o r d a b l e  h o u s i n g  d e v e l o p m e n t  i n  O x n a r d ,  C a l i f o r n i a EA.5
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H e r i t a g e  H o m e s  II Plan 2A Elevations
a  n e w  a f f o r d a b l e  h o u s i n g  d e v e l o p m e n t  i n  O x n a r d ,  C a l i f o r n i a EA.6
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H e r i t a g e  H o m e s  II Plan 2B Elevations
a  n e w  a f f o r d a b l e  h o u s i n g  d e v e l o p m e n t  i n  O x n a r d ,  C a l i f o r n i a EA.7
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H e r i t a g e  H o m e s  II Plan 2C Elevations
a  n e w  a f f o r d a b l e  h o u s i n g  d e v e l o p m e n t  i n  O x n a r d ,  C a l i f o r n i a EA.8
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H e r i t a g e  H o m e s  II Garage Elevations
a  n e w  a f f o r d a b l e  h o u s i n g  d e v e l o p m e n t  i n  O x n a r d ,  C a l i f o r n i a EA.9
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Landscaping  at  corner  intersections
shall  be  maintained  to  a  maximum
height  of  36"  inches,  typical

Bougainvillea  Vines  along
Alley-­Facing    Fences,  typical

Creeping  Fig  Vines  along
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Rev:  10.22.2021LANDSCAPE  NOTES:

1. LANDSCAPING  WILL  COMPLY  WITH  THE  APPLICATION  CITY  OF  OXNARD  LANDSCAPE  STANDARD.
2.   THE  LANDSCAPE  AND  IRRIGATION  WILL  COMPLY  WITH  THE  CITY  OF  OXNARD  WATER  EFFICIENT  
LANDSCAPE  ORDINANCE  (CITY  COUNCIL  ORDINANCE  NO.  2822)  AND  LANDSCAPE  WATER  CONSERVATION.

3.   LANDSCAPE  ARCHITECT  SHALL  PROVIDE  THE  CITY  WITH  WRITTEN  CONFIRMATION  THAT  THEY  HAVE
REVIEWED  THE  CIVIL  ENGINEERING  CONSTRUCTION  DRAWINGS  AND  THAT  THE  NPDES  REQUIREMENTS
ARE  NOT  IN  CONFLICT  WITH  MEETING  THE  CITY'S  LANDSCAPE  REQUIREMENTS.

4.   LANDSCAPING  AT  CORNER  LOTS/INTERSECTIONS,  SHALL  BE  MAINTAINED  TO  A  MAXIMUM  HEIGHT
OF  36"  INCHES  OR  LESS.

PLANNING  NOTE:
At  the  time  of  landscape  plan  check  submittal,  the  landscape  plans  shall  contain  an  exhibit  titled  "Tree  Tabulation
Chart".    The  Tree  Tabulation  Chart  shall  contain  a  listing  of  all  existing  trees  on  the  site  and  shall  refer  to  them  by
number  as  identified  in  the  Arborist's  Tree  Report.    The  Tree  Tabulation  Chart  shall  clearly  list  all  tress  which  are  to
remain,  be  removed  or  be  transplanted.    The  chart  shall  contain  the  arborist's  economic  appraisal  value  of  all  trees  to
be  removed  as  well  as  a  computation  showing  how  the  removed  tree  value  was  put  back  into  new  tree  sizes  for  the
project.    The  new  tree  sizes  for  the  project  shall  be  in  addition  to  meeting  the  minimum  tree  size  of  24"  box.
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1. LANDSCAPING  WILL  COMPLY  WITH  THE  APPLICATION  CITY  OF  OXNARD  LANDSCAPE  STANDARD.
2.   THE  LANDSCAPE  AND  IRRIGATION  WILL  COMPLY  WITH  THE  CITY  OF  OXNARD  WATER  EFFICIENT  
LANDSCAPE  ORDINANCE  (CITY  COUNCIL  ORDINANCE  NO.  2822)  AND  LANDSCAPE  WATER  CONSERVATION.

3.   LANDSCAPE  ARCHITECT  SHALL  PROVIDE  THE  CITY  WITH  WRITTEN  CONFIRMATION  THAT  THEY  HAVE
REVIEWED  THE  CIVIL  ENGINEERING  CONSTRUCTION  DRAWINGS  AND  THAT  THE  NPDES  REQUIREMENTS
ARE  NOT  IN  CONFLICT  WITH  MEETING  THE  CITY'S  LANDSCAPE  REQUIREMENTS.

4.   LANDSCAPING  AT  CORNER  LOTS/INTERSECTIONS,  SHALL  BE  MAINTAINED  TO  A  MAXIMUM  HEIGHT
OF  36"  INCHES  OR  LESS.

PLANNING  NOTE:
At  the  time  of  landscape  plan  check  submittal,  the  landscape  plans  shall  contain  an  exhibit  titled  "Tree  Tabulation
Chart".    The  Tree  Tabulation  Chart  shall  contain  a  listing  of  all  existing  trees  on  the  site  and  shall  refer  to  them  by
number  as  identified  in  the  Arborist's  Tree  Report.    The  Tree  Tabulation  Chart  shall  clearly  list  all  tress  which  are  to
remain,  be  removed  or  be  transplanted.    The  chart  shall  contain  the  arborist's  economic  appraisal  value  of  all  trees  to
be  removed  as  well  as  a  computation  showing  how  the  removed  tree  value  was  put  back  into  new  tree  sizes  for  the
project.    The  new  tree  sizes  for  the  project  shall  be  in  addition  to  meeting  the  minimum  tree  size  of  24"  box.
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NOTICE OF EXEMPTION



COMMUNITY DEVELOPMENT DEPARTMENT
OXNARD PLANNING DIVISION

214 SOUTH C STREET
OXNARD, CALIFORNIA 93030

NOTICE OF EXEMPTION
Project Name: Encanto Homes Subdivision - Planning and Zoning Permit No. PZ 20-500-05 (Special Use
Permit for a Development Plan); PZ 20-300-04 (Tentative Subdivision Map for T6054); and PZ 20-535-03
(Density Bonus), request to Demolish existing infrastructure consisting of modular classroom buildings and site
improvements serving the former Oxnard Union High School’s Adult Education Program; Subdivide the Project
4.10-acre site into 27 lots ranging between 3,838 and 9,946 square feet in size and dedication of approximately
1-acre of land for the benefit of public right-of-way for existing and proposed roadway improvements along all
four sides of the proposed development. The net developable area will be 3.13 acres; Allow for the construction
of 27 detached single-family dwelling units. The single-story, three bedroom homes will offer a two plan mix
with two unit sizes (1,149 & 1,201 square feet) and attached or detached 484 square-foot two-car garages with
alley access and associated site improvements; The Project also includes a request for the ministerial approval of
a Density Bonus Permit to allow for a 23 percent Density Bonus to increase the maximum number of units from
22-units to 27-units. Of the 27 homes, twenty (20) of the homes will be market rate, seven (7) of the homes will
be affordable units as follows: three (3) units will be set aside for low-income households and four (4) units will
be set aside for moderate-income households. Approval of the following Density Bonus Concessions/incentives
are requested pursuant to Government Code Section 65915(d) (State’s Density Bonus law): reduce the minimum
lot area from 6,000 square feet to lots averaging 5,332.6 square feet;reduce the minimum lot dimensions: frontage
and width from 50-feet to 37-feet and depth from 100 feet to 71 feet; and reduce the rear yard setback from
25-feet to 5-feet primarily to allow the garages in the rear yard. The Project site is located at 1101 & 1111 West
Second Street within the Residential Low land use designation, Single Family Residential (R-1) zone, and is in
the Fremont South Neighborhood. For purposes of this staff report, the foregoing Project description shall be
referred to as the “Project”. Filed by Henry Casillas, on behalf of the Oxnard Union High School District,
property owner, 451 West Fifth Street, Oxnard, California 93030.

Finding:
The Planning Division of the Development Services Department of the City of Oxnard has reviewed the above
proposed project and found it to be exempt from the provisions of the California Environmental Quality Act
(CEQA).
☐ Ministerial Project
☒ Categorical Exemption
☐ Statutory Exemption
☐ Emergency Project
☐ Quick Disapproval [CEQA Guidelines, 14 Cal. Code of Regs. 15270]
☐ No Possibility of Significant Effect [CEQA Guidelines, 14 Cal. Code of Regs. 15061(b)(3)]
Supporting Reasons: In accordance with Section 15332 (Infill Development) of California Environmental
Quality Act (CEQA) Guidelines, projects involving “in-fill development” may be found to be exempt from the
requirements of the CEQA. The proposed Project meets the requirements of a Class 32 Categorical Exemption
because it: (i) is consistent with the City of Oxnard 2030 General Plan designation and all applicable General Plan
policies as well as with applicable zoning designation and regulations for the reasons set forth below; (ii) the
proposed Project is within the City limits on a site of no more than five acres; (iii) the Project site has no value as
habitat for endangered, rare or threatened species; (iv) approval of the Project will not result in any significant
effects relating to traffic, noise, air quality, or water quality; and (v) the Project site can be adequately served by
all required utilities and public services. Based on the above exemption and in accordance with CEQA, the
Planning Commission has determined that there is no substantial evidence that the proposed project may have a
significant effect on the environment, the project is Categorically Exempt from the provisions of CEQA, there is
no requirement to prepare an environmental document, and hereby authorizes and directs the Planning and
Environmental Services Manager to file a Notice of Exemption with the Ventura County Clerk.

_________________________________
(Date)

_________________________________
Scott Kolwitz,
Planning & Environmental Services Manager



ATTACHMENT
E

RESOLUTION
PZ 21-550-03 (MAJOR MODIFICATION:

PZ 20-500-05 (SPECIAL USE PERMIT FOR A DEVELOPMENT PLAN)
& 20-535-03 (DENSITY BONUS PERMIT))



RESOLUTION NO. 2021-XX

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
OXNARD APPROVING PLANNING AND ZONING (PZ) PERMIT NO.
21-550-03 (MAJOR MODIFICATION) TO PZ 20-500-05 (SPECIAL USE
PERMIT FOR A DEVELOPMENT PLAN) AND 20-535-03 (DENSITY BONUS
PERMIT), REQUEST TO ADJUST THE SITE PLAN AND TENTATIVE
TRACT MAP PLOTTING OF FIVE LOTS (LOTS 23 THROUGH 27) TO
EXCLUDE A 126 SQUARE-FOOT AREA DESIGNATED FOR PRIVATE
EASEMENT/LAND TRANSFER TO AN ADJACENT PROPERTY (1101
WEST FIRST STREET) LOCATED NORTH OF LOT 27 OF TENTATIVE
TRACT NO. 6054; TO DEMOLISH EXISTING INFRASTRUCTURE
CONSISTING OF MODULAR CLASSROOM BUILDINGS AND SITE
IMPROVEMENTS SERVING THE FORMER OXNARD UNION HIGH
SCHOOL’S ADULT EDUCATION PROGRAM; CONSTRUCT 27
DETACHED SINGLE-FAMILY DWELLING UNITS ON 27 LOTS; AND
APPROVING THREE DENSITY BONUS CONCESSIONS NECESSARY TO
ACCOMMODATE THE CONSTRUCTION OF THE 27 SINGLE-FAMILY
HOME SUBDIVISION. THE DEVELOPED SITE IS ZONED FOR SINGLE
FAMILY RESIDENTIAL (R-1) AND IS LOCATED AT 1101 & 1111 WEST
SECOND STREET (APN: 202-0-233-355) WITHIN THE FREMONT SOUTH
NEIGHBORHOOD. THE PROJECT INCLUDES THE DEDICATION OF
APPROXIMATELY 1-ACRE OF LAND FOR THE BENEFIT OF PUBLIC
RIGHT-OF-WAY FOR EXISTING AND PROPOSED ROADWAY
IMPROVEMENTS ALONG ALL FOUR SIDES OF THE PROPOSED
DEVELOPMENT. FILED BY HENRY CASILLAS, ON BEHALF OF THE
OXNARD UNION HIGH SCHOOL DISTRICT, PROPERTY OWNER, 451
WEST FIFTH STREET, OXNARD, CALIFORNIA 93030.

WHEREAS, on July 16, 2020, designated agent Henry Casillas on behalf of the Oxnard, Union
High School District, Property Owner, (the “Applicant” and/or “Developer”) submitted
a Pre-Application (PZ 20-600-05) pursuant to Senate Bill (SB) 330 and locking
development fees and standards to those design standards and fees that were in place at
time that Pre-Application (SB330) was filed with the City; and

WHEREAS, on November 3, 2020, designated agent Henry Casillas on behalf of the Oxnard,
Union High School District, Property Owner, (the “Applicant” and/or “Developer”)
submitted Planning and Zoning Permit Nos. 20-500-05 (Special Use Permit for a
Development PlanPermit); and 18-535-01 (Density Bonus Permit), pursuant to Oxnard
City Code Sections 15-76, 16-410A though 16410V, to demolish the existing adult
education campus and allow the construction of a 27 single family home subdivision on a
developed 4.10-acre site commonly known as the Oxnard Union High School Adult
Education school site located at 1101 & 1111 West Second Street; and

WHEREAS, the Density Bonus application seeks three development Concessions/incentives
pursuant to Government Code Section 65915(d) (State’s Density Bonus law) to: i) reduce
the minimum lot area from 6,000 square feet to lots averaging 5,332.6 square feet; ii)
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reduce the minimum lot dimensions: frontage and width from 50-feet to 37-feet and
depth from 100 feet to 71 feet; and iii) reduce the rear yard setback from 25-feet to 5-feet
primarily to allow the garages in the rear yard. Density Bonus (23%)
Concessions/incentives would accommodate construction of 20 market rate single family
homes and three (3) affordable (low-income) and four (4) moderate-income single family
homes on 27 individual lots, located at 1101 and 1111 West Second Street (APN:
202-0-233-355) (the “Project”) in accordance with Sections 16-530 through 16-553 of
Oxnard City Code; and

WHEREAS, on August 26, 2021, the Planning Commission of the City of Oxnard (“Planning
Commission”) conducted a duly noticed public hearing to consider Applicant’s request
to approve Planning and Zoning Permit Nos. 20-500-05 (Special Use Permit for a
Development Plan) and 20-535-01 (Density Bonus Permit), to demolish the existing adult
education campus and allow the construction of a 27 single family subdivision and three
development Concessions/incentives pursuant to Government Code Section 65915(d)
(State’s Density Bonus law) to accommodate construction of 20 market rate single family
homes and three (3) affordable (low-income) and four (4) moderate-income single family
homes on a developed 4.10-acre site (to be reduced to 3.13 acres subject to the City
Council’s approval of Planning and Zoning Permit No. 20-300-04 (Tentative Subdivision
Map No. 6054) commonly known as the Oxnard Union High School Adult Education
school site located at 1101 & 1111 West Second Street (the “Project”) in accordance
with Sections 16-530 through 16-553 of Oxnard City Code; and

WHEREAS, on November 1, 2021, the Applicant filed Planning and Zoning Permit No.
21-550-03 (Major Modification), proposal to repeal Resolution No. 2021-22 adopted by
the Planning Commission on August 26, 2021 to modify the configuration of five (5) of
the 27 lots due to an underlying agreement between the Oxnard Union High School
District and the property owners of 1101 West First Street. The change to the proposed
site plan and Tentative Tract Map No. 6054 will carve out a 126 square foot (net area)
triangular shaped area of Lot 27 and said land will be deeded to the adjacent property
(1101 West First Street); and

WHEREAS, on December 2, 2021, the Planning Commission of the City of Oxnard (“Planning
Commission”) conducted a duly noticed public hearing to consider Applicant’s request
to approve Planning and Zoning Permit No. 21-550-03 (Major Modification) to PZ
20-500-05 (Special Use Permit for a Development Plan) and 20-535-01 (Density Bonus
Permit) request to adjust the site plan and Tentative Tract Map plotting of five lots (Lots
23 through 27) to exclude a 126 square-foot area designated for private easement/land
transfer to an adjacent property (1101 West First Street) located north of Lot 27 of
Tentative Tract No. 6054; and

WHEREAS, the five lots have been reconfigured to accommodate the 126 square-foot area to be
excluded and comply with the City’s development standards, Tentative Tract Map lot
area, and the Planning Commission’s recent (August 26, 2021) entitlement review and
actions related to Planning and Zoning Permit 20-500-05 (Special Use Permit for Planned
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Development); PZ 20-300-04 (Tentative Subdivision Map for T6054); and PZ 20-535-03
(Density Bonus); and

WHEREAS, Planning and Zoning Permit No. 21-550-03 (Major Modification) continues to be
consistent with the intent of the Planning Commission’s action of August 26, 2021, to
allow the subdivision of a 4.10-acre site into 27 lots to allow for the construction of 27
single-story, three bedroom homes with attached and detached two-car garages with alley
access and associated site improvements. The modified Project maintains a request for
the ministerial approval of a Density Bonus Permit to allow for a 35 percent Density
Bonus to increase the maximum number of units from 22-units to 27-units. The 27 home
subdivision includes twenty-two (22) market rate homes and five (5) affordable low
income units. Approval of the following modified Density Bonus concessions/incentives
are requested pursuant to Government Code Section 65915(d) (State’s Density Bonus
law): a) reduction of lot area; b) reduce the minimum lot frontage and width; and c)
reduce the rear yard setback. The Project site is located at 1101 & 1111 West Second
Street & 1101 West First Street within the Residential Low land use designation, Single
Family Residential (R-1) zone, and is in the Fremont South Neighborhood (the
“Project”). Filed by Henry Casillas, on behalf of the Oxnard Union High School District,
LLC, property owner, 451 West Fifth Street, Oxnard, California 93030; and

WHEREAS, the Project has been reviewed by the Development Advisory Committee (DAC)
and the DAC has prepared conditions of approval that are incorporated within the
recommended permits; and

WHEREAS, the Planning Commission finds that the Project conforms to the City of Oxnard
2030 General Plan elements thereof and the Oxnard City Code for the reasons set forth in
the Planning Commission Staff Report; and

WHEREAS, the Planning Commission finds, after due study, deliberation and public hearing,
that the project meets the criteria in California Government Code § 65915 and § 65918
and the City’s Density Bonus and Related Incentives and Concessions Program (Division
7A, OCC Section Nos. 16-410A through 16-410V, inclusive); and

WHEREAS, Government Code Section No. 65915 and OCC Sections 16-410M and 16-410O
require that when a housing developer meets certain criteria for a Density Bonus, the
local jurisdiction must grant one or more regulatory incentives or concessions unless the
City makes a written finding that the concessions or incentives are not required in order
to provide for affordable housing costs as defined by state law; and

WHEREAS, the Planning Commission finds that the Project meets all necessary criteria of
Government Code Section 65915 and OCC Section No. 16-410H to be considered
eligible for three Concessions because the Developer has provided a total of seven (7)
residential dwelling units of which three (3) are for low-income households and four (4)
are for moderate-income households; and
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WHEREAS, the Planning Commission finds that the incentives or Concessions are not contrary
to any federal or state law.

WHEREAS, the Planning Division has completed a preliminary environmental assessment of the
Project in accordance with the California Environmental Quality Act (CEQA) and
determined that the Project is subject to a Class 32 Categorical Exemption (Section
15332). Further, the project does not trigger any of the Exceptions to the Exemptions
(Section 15300.2) to defeat the Exemption:

(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the
project is to be located -- a project that is ordinarily insignificant in its
impact on the environment may in a particularly sensitive environment be
significant. Therefore, these classes are considered to apply to all instances,
except where the project may impact on an environmental resource of
hazardous or critical concern where designated, precisely mapped, and
officially adopted pursuant to law by federal, state, or local agencies.

The project site has a General Plan land use designation of Residential Low and
Residential Single-Family (R-1) zone. The project is surrounded by urban
development. The Project site currently contains vacant modular structures as the
Oxnard Adult School education program has moved to the 1800 Solar Drive.
Existing development improvements consist of approximately 25,000 square feet
of modular portable classroom buildings in a campus-like configuration that
served the former Oxnard Adult School education program. The Project is
surrounded by residential development to the north, south, east, and west. The
project site and adjacent sites do not contain any known environmental resource
of hazardous or critical concern. Therefore, the project will have no impact on an
environmental resource of hazardous or critical concern.

(b) Cumulative Impact. All exemptions for these classes are inapplicable when
the cumulative impact of successive projects of the same type in the same
place, over time is significant.

The proposed demolition of the existing school facilities and construction of 27
single-family homes and with associated amenities and infrastructure on is
consistent with the 2030 General Plan, the Oxnard City Code, the State Density
Bonus law (Government Code § 65915-§ 65918), and is compatible with the
physical scale and character of other residential development in the project area.
Any projects requiring discretionary approval would be analyzed with the 2030
General and the Oxnard City Code for consistency and CEQA for any potential
impacts. Therefore, the project will have no significant cumulative impact.
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(c) Significant Effect. A categorical exemption shall not be used for an activity
where there is a reasonable possibility that the activity will have a significant
effect on the environment due to unusual circumstances.

The Project will not result in an unusual circumstance that would cause the
Project to have a significant effect on the environment. The project will not alter
the urban character of the surrounding development as determined by the 2030
General Plan and the property does not contain any unusual environmental
characteristics as the property is generally surrounded by residential development.
Therefore, the project will not have a significant effect on the environment due to
unusual circumstances.

(d) Scenic Highways. A categorical exemption shall not be used for a project
which may result in damage to scenic resources, including but not limited to,
trees, historic buildings, rock outcroppings, or similar resources, within a
highway officially designated as a state scenic highway. This does not apply
to improvements, which are required as mitigation by an adopted negative
declaration or certified EIR.

The project is not located in or adjacent to a state designated scenic highway.

(e) Hazardous Waste Sites. A categorical exemption shall not be used for a
project located on a site, which is included on any list compiled pursuant to
Section 65962.5 of the Government Code.

The proposed project site is not included on any list compiled pursuant to Section
65962.5 of the Government Code as confirmed by staff on June 21, 2021.

(f) Historical Resources. A categorical exemption shall not be used for a project,
which may cause a substantial adverse change in the significance of a
historical resource.

The project does not contain an existing or potential landmark, point of interest,
or historic resource, and it is not located within an existing, proposed, or potential
Historic District. Therefore, the proposed project will not cause a substantial
adverse change in the significance of a historical resource.

WHEREAS, the Planning Commission finds after due study and deliberation that the that the
applicant agrees with the necessity of and accepts all elements, requirements, and
conditions of this Resolution as being a reasonable manner of preserving, protecting,
providing for, and fostering the health, safety, and welfare of the citizenry in general and
the persons who work, visit or live in this development in particular.
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NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE
CITY OF OXNARD:

SECTION 1. Based on the entire record before the Planning Commission and all written
and oral evidence presented, including the Planning Commission Staff Report and all
attachments thereto, the Planning Commission finds:

(1) The proposed use in conformance with the City of Oxnard 2030 General Plan
and the elements thereof and other adopted standards.

As described in the Staff Report, the proposed Project is consistent with the 2030
General Plan since the proposed development is consistent with the site’s land use
designation of Residential Low. Pursuant to the Oxnard City Code (OCC)
16-410B(J), a “Density Bonus” is “a density increase over the otherwise
maximum allowable residential density as of the date of application to the city for
a qualified housing development.” At 22 units, the project has a density of 7 units
per acre, but with the Density Bonus, the project will have a density of
approximately 8.7 units per acre. Pursuant to the OCC Chapter 16 Division 7A,
Density Bonus and Related Incentives and Concessions Program, and the State’s
Density Bonus law (Government Code § 65915-§ 65918) the Applicant requested
approval of three development code Concessions in exchange for constructing
seven (7) affordable housing units. Aside from the requested development
Concessions, the project complies with the standards of the Single-Family
Residential (R-1) zoning district. Approval of this SUP for a Development Plan
Permit and a Density Bonus Application is required to ensure consistency with the
General Plan and land use designation The construction of the proposed
single-family residences and associated improvements do not change the land use
of the subject site. The project site is not subject to a Specific Plan. Therefore, the
proposed project is in compliance with the 2030 General Plan and other adopted
policies of the City of Oxnard and meets this Finding.

(2) The nature, condition, and development of adjacent uses, buildings, and
structures shall be considered, and no proposed permit shall be granted if the
approval body finds such use will proposed use will not adversely affect or be
materially detrimental to the adjacent uses, buildings or structures or to the
public health, safety or general welfare.

As described in the Staff Report, the proposed site currently contains vacant
structures as the Oxnard Adult School education program has moved to the 1800
Solar Drive. Existing development improvements consist of approximately 25,000
square feet of modular portable classroom buildings in a campus-like
configuration that served the former Oxnard Adult School education program.
The surrounding uses are primarily characterized by residential uses.
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The Project as designed and conditioned will be compatible with the surrounding
area and will enhance and improve the existing conditions of the site and
neighborhood. Aside from the requested development Concessions, the project
complies with the standards of the Single-Family Residential (R-1) zoning
district. Construction activities, anticipated uses, and development design will be
subject to standard construction requirements of the Building, Fire, and Traffic
Codes. Therefore, as conditioned, the proposed use and improvements are not
expected to have adverse effects or be materially detrimental to the adjacent uses,
buildings or structures or to the public health, safety or general welfare.

(3) The site that is subject to the permit shall be adequate in size and shape to
accommodate the yards, walls, fences, parking and loading facilities,
landscaping, and items which may be required by Section 16-532
(Conditions).

As described in the Staff Report, the Project is consistent with most, but not all, of
the applicable development standards. For those standards to which the project
does not conform, the Applicant requests three concession pursuant to
Government Code Section 65915(d): i) reduce the minimum lot area from 6,000
square feet to lots averaging 5,332.6 square feet as required by OCC Section No.
16-26); ii) reduce the minimum lot dimensions: frontage and width from 50-feet
to 32-feet or greater with two flag lots having frontages of 14 and 20 feet and
depth from 100 feet to 71 feet as required by OCC Sections 16-27, 16-28, &
16-29; and and iii) reduce the rear yard setback from 25-feet to 5-feet primarily to
allow the garages in the rear yard as required by OCC Section 16-33.

Additionally, the project has been reviewed by the Development Advisory
Committee and was determined that it would have no significant impact on the
public health, safety, or welfare and the project plans have been reviewed by all
applicable departments and outside agencies, which include the Oxnard Police
and Fire Departments.

(4) The site that is subject to the permit shall be served by streets and highways
adequate in width and improved as necessary to carry the kind and quantity
of traffic such use will generate.

As described in the Staff Report, the project site is a developed through lot that is
bounded by streets on four sides; West First Street to the north; South K Street to
the west; West Second Street to the south; and a public alley to the east. The
project site is bisected by a private L-shaped “private” alley that will be owned
and maintained in perpetuity by the Project homeowners. The alley is designed to
provide vehicular access needs to residents, service and emergency vehicles and it
will also provide for surface drainage and sewer main and lateral connections to
serve the Project. Each single-family home will be constructed on a separate lot
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with twelve (12) single-family homes designed to front West Second Street; four
(4) homes will front onto South K Street, and eleven (11) homes will front West
First Street. The City Traffic Engineer reviewed the Project for circulation and
turning conflicts. As described, the site has sufficient access to streets and
highways that are adequate in size and existing intersections adjacent to the
project site will operate at acceptable levels of service

(5) The site that is subject to the permit shall be provided with adequate
sewerage, water, fire protection and storm drainage facilities.

As described in the Staff Report, the Project is considered infill development that
has been found to be consistent with anticipated development for this site.
Furthermore, the Project will be served by existing water mains along West First
Street to the north, South K Street to the west and West Second Street to the
south. Sewer connections serving the parcels will be through the private alley.
Adequate Fire Protection will be provided as determined by the Oxnard Fire
Department. In accordance with the Stormwater Quality Conditions of this
Resolution, the Project’s design will comply with stormwater control measures as
required by the Los Angeles Regional Water Quality Control Board’s municipal
separate storm sewer system (“MS4”) permit. Therefore, the site for the proposed
use will be provided with adequate sewage, water, fire protection and storm
drainage facilities.

SECTION 2. The Planning Commission, in accordance with Section 15332 (Class 32)
of the State California Environmental Quality Act (CEQA) Guidelines, determines that the
Project will not have a significant impact on the environment and is Categorically Exempt from
CEQA pursuant to Article 19, Section 15332 (Class 32) of the State CEQA Guidelines and no
Exceptions to the Exemptions (Section 15300.2) apply to defeat the Exemption. The Planningand
Environmental Services Manager is hereby authorized and directed to file a Notice of Exemption
with the Ventura County Clerk pursuant to Section 15602 of the State CEQA Guidelines within
five (5) working days of passage, approval and adoption of this Resolution.

SECTION 3. This Resolution shall not become effective unless and until the City
Council approves Planning and Zoning Permit No. 20-300-04 (Tentative Subdivision Map for
Tract No. 6054) as processed with PZ 21-550-03 (Major Modification). If the City Council does
not approve the Tentative Subdivision Map for this project, then this Resolution shall become
null and void and be of no further force and effect.

SECTION 4. Based on the findings set forth herein, the Planning Commission hereby
approves Planning and Zoning Permit Nos. 20-500-05 (Special Use Permit for a Development
Plan) and 20-535-03 (Density Bonus Permit), subject to the attached conditions of approval.

SECTION 5. The Planning Commission hereby repeals Planning Commission
Resolution No. 2021-22.
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SECTION 6. The decision of the Planning Commission shall be final unless an appeal
of the action is filed in accordance with the provisions of Section 16-545 of the Oxnard City
Code.

SECTION 7. The Secretary shall certify the adoption of this Resolution.

CONDITIONS OF APPROVAL

Note: The abbreviations below identify the City department or division responsible for determining compliance with these
standard conditions. The first department or division listed has responsibility for compliance at plan check, the second
during inspection and the third at final inspection, prior to issuance of a certificate of occupancy, or at a later date, as
specified in the condition. If more than one department or division is listed, the first will check the plans or inspect the
project before the second confirms compliance with the condition. The italicized code at the end of each condition
provides internal information on the source of each condition: Some are standard permit conditions (e.g. G-1) while
some are taken from environmental documents (e.g. MND-S2).

DEPARTMENTS AND DIVISIONS
CA City Attorney PL Planning Division
DS Dev Services/Eng Dev/Inspectors TR Traffic Division
PD Police Department B Building Plan Checker
SC Source Control FD Fire Department
PK Landscape Design CE Code Compliance
AH Affordable Housing

GENERAL PROJECT CONDITIONS

1. This permit is granted for the property described in the application on file with the Planning
Division, and may not be transferred from one property to another. (PL, G-1).

2. This permit is granted for the plans dated December 2, 2021, (“the plans”) on file with the
Planning Division. The project shall conform to the plans, except as otherwise specified in
these conditions, or unless a minor modification to the plans is approved by the Planning
and Environmental Services Manager (“Planning Manager”) or a major modification to the
plans is approved by the Planning Commission. A minor modification may be granted for
minimal changes or increases in the extent of use or size of structures or of the design,
materials or colors of structures or masonry walls. A major modification shall be required
for substantial changes or increases in such items. (PL, G-2)

3. This permit shall automatically become null and void 36 months from the date the City
Council approves Planning and Zoning Permit No. 20-300-04 (Tentative Tract Map No.
6054, unless Developer has diligently developed the proposed project, as shown by the
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issuance of a grading, foundation, or building permit and the construction of substantial
improvements.  (PL, G-3)

4. All required off-site and on-site improvements for the project, including structures, paving,
and landscaping, shall be completed prior to occupancy unless the Development Services
Manager allows Developer to provide security or an executed agreement approved by the
City Attorney to ensure completion of such improvements. (DS, G-4)

5. By commencing any activity related to the project or using any structure authorized by this
permit, Developer accepts all of the conditions and obligations imposed by this permit and
waives any challenge to the validity of the conditions and obligations stated therein. (CA,
G-5)

6. Developer agrees, as a condition of adoption of this resolution, at Developer’s own
expense, to indemnify, defend and hold harmless the City and its agents, officers and
employees from and against any claim, action or proceeding to attack, review, set aside,
void or annul the approval of the resolution or any condition attached thereto or any
proceedings, acts or determinations taken, done or made prior to the approval of such
resolution that were part of the approval process.  (CA, G-6)

7. Any covenants, conditions, and restrictions (CC&Rs) applicable to the project property
shall be consistent with the terms of this permit and the City Code. If there is a conflict
between the CC&Rs and the City Code or this permit, the City Code or this permit shall
prevail. (CA, G-7)

8. Developer shall complete the “Notice of Land Use Restrictions and Conditions” form,
using the form provided by the City, for recording with the Ventura County Recorder.
Before the City issues building permits, Developer shall submit the original completed,
signed and notarized document, together with the required fees to the Planning Manager.
(PL, G-8)

9. Developer shall provide off-street parking for the project, including the number of spaces,
stall size, paving, striping, location, and access, as required by the City Code. (PL/B, G-9)

10. Before placing or constructing any signs on the project property, Developer shall obtain a
sign permit from the City. Except as provided in the sign permit, Developer may not
change any signs on the project property. (PL/B, G-10)

11. Developer shall obtain a building permit for any new construction or modifications to
structures, including interior modifications, authorized by this permit. (B, G-11)

12. Developer shall not permit any combustible refuse or other flammable materials to be
burned on the project property. (FD, G-12)
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13. Developer shall not permit any materials classified as flammable, combustible, radioactive,
carcinogenic or otherwise potentially hazardous to human health to be handled, stored or
used on the project property, except as provided in a permit issued by the Fire Chief. (FD,
G-13)

14. If Developer, owner or tenant fails to comply with any of the conditions of this permit, the
Developer, owner or tenant shall be subject to a civil fine pursuant to the City Code. (CA,
G-14)

15. Prior to issuance of building permits, Developer shall correct all violations of the City Code
existing on the project property for which the Code Compliance Division has open cases.
(PL, G-15).

LANDSCAPE STANDARD CONDITIONS

16. Prior to submittal of landscape and irrigation plans, Developer shall obtain approval of the
Planning Manager or designee of a plan showing on the project property all existing trees
and identifying the trees to be saved, transplanted or removed. (PK, PK-1)

17. Prior to issuance of building permits or the proposed use is initiated, whichever comes first,
Developer shall submit two copies of landscape and irrigation plans, along with the
appropriate permit application and fees, to the Development Services Division and obtain
approval of such plans. (PK/DS, PK-2)

18. Prior to issuance of a certificate of occupancy, Developer shall install landscape and
automatic irrigation systems that have been approved by the Parks and Facilities
Superintendent. (PK, PK-3)

19. Developer shall properly maintain landscape planting and all irrigation systems as required
by the City Code and as specified by this permit. Failure of Developer to do so may result
in the revocation of this permit and initiation of legal proceedings against Developer to
ensue compliance  (PK, PK-4)

20. Prior to the issuance of City issues a certificate of occupancy, Developer shall provide a
watering schedule to the building owner or manager and to Planning Division or designee.
The irrigation system shall include automatic rain shut-off devices, or instructions on how
to override the irrigation system during rainy periods.  (PK, PK-5)

21. All trees planted or placed on the property by Developer shall be at least 24-inch-box size.
All shrubs and vines shall be at least five-gallon size, except as otherwise specified by this
permit. (PK, PK-6)

22. At the time of landscape plan check submittal, the landscape planting and irrigation plans
shall comply with the current title 23 Model Water Efficient Landscape Ordinance
(MWELO). (PK, PK-7.1)
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23. Consistent with the City Council Resolution 14,741 which declared a continuance of the
Stage 2 water shortage condition within the City of Oxnard, the project is required to
implement and maintain the follow mandatory water conservation requirements for as long as
City Council Resolution 14,741 is in effect:

a. The use of potable water in a fountain or other decorative water feature is
prohibited, except where the water is part of a recirculating system.

b. Watering of lawns, ornamental turf, trees, shrubs, vegetation, landscape and other
outside irrigation is prohibited except between 4:00 p.m. and 9:00 a.m. or 6:00
p.m. and 9:00 a.m. during daylight savings. Additionally, watering is limited to
no more than twice a week and only on the designated days per odd and even
addresses. Exceptions to allow for irrigation outside of the designated periods
include (1) watering of newly installed, drought-tolerant landscapes for up to 1
year after planting, and (2) hand watering of potted plants or stressed vegetation
with use of a container (e.g., bucket or watering can) or a hose fitted with a
shut-off valve.

c. Irrigation of newly constructed home and building exteriors with potable water is
prohibited unless drip or microspray systems are used.

d. Irrigation of ornamental turf on public medians with potable water is prohibited.
e. Irrigation of park and school ground areas with potable water will only be

permitted during the twice weekly designated irrigation periods noted above in
this condition and only if necessary. Sport activity fields may irrigate more
frequently, but only as necessary to maintain playing surface quality.

f. Application of potable water to landscapes during and within 48 hours after
measurable rainfall is prohibited.

24. Prior to the issuance of building permits for a residential development that includes any
model houses, Developer shall obtain the approval of the Planning Division or designee for
a low water-using landscape plan. Developer shall install low water-using landscape
design and irrigation systems for at least one of the model houses in any cluster of two or
more model houses, thereby demonstrating to prospective buyers the feasibility and
aesthetic qualities of low water-using landscape design and irrigation systems. Developer
shall provide appropriate signs, shown on the landscape plan, explaining that the model
house utilizes a low water-using landscape and listing the plant materials used. (PK, PK-7)

25. Developer shall offer a low water-use front yard landscape option to buyers at no extra
cost. Developer shall also provide low water-use landscape literature to each buyer. (PK,
PK-8)

26. Developer’s landscape plans for houses shall show, where appropriate, a typical landscape
and irrigation treatment for north, south, east or west site orientation, for corner lots as well
as internal lots. (PK, PK-9)

27. Within sixty days after a house is occupied, Developer shall install front yard and street
side yard landscaping for that house. Developer shall provide proof of financial
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responsibility approved by the City Attorney to ensure faithful performance of this
condition within the specified time. (PK/ PL, PK-10)

28. Developer shall provide an automatic irrigation controller and a written seasonal watering
schedule for all front yard and street side yard landscaping. The watering schedule shall
include variations for seasonal changes, sun and shade exposure of plants, type of plants,
duration and frequency of irrigation, and suggestions as to how to conserve water. As part
of the landscape plan check submittal process, the Parks and Facilities Superintendent shall
review the sufficiency of instructions for the operation of the irrigation controller and the
watering schedule cycles. (PK, PK-11)

29. At the close of escrow or at the time of occupancy of each dwelling unit, Developer shall
review with and provide instructions to each buyer concerning the irrigation controller
operation and the watering schedules. (PK, PK-12)

30. Developer shall install sod or other alternative drought tolerant and California native
friendly landscaping in the lawn areas of all front yards and street side yards.  (PK, PK-13)

WATER CONSERVATION
31. Developer shall install an irrigation system that includes a water sensor shut off device as a

water conservation measure. (PK, PK-22)

32. At time of submittal to the Building and Engineering Division for plan check, Developer’s
Landscape Architect or Architect shall provide the City with written confirmation that they
have reviewed the civil engineering construction drawings and that the NPDES
requirements are not in conflict with meeting the City’s landscape requirements. (PK,
PK-23)

33. Developer shall include a note on the Landscape Plans submitted to the Building and
Engineering Division for a building permit that “all landscaping and irrigation comply with
Ordinance No. 2822, which adopted the City of Oxnard Landscape Water Conservation
Standards, and applicable water conservation requirements of the State of California”. (PK,
PK-24)

AFFORDABLE HOUSING CONDITIONS

INCLUSIONARY HOUSING REQUIREMENTS
34. Inclusionary housing requirements are applicable to this project. With a base density of 22

units, 3 units (10%) must be affordable units. (Per Part 3 and 5 of Ordinance 2980). (AH)

35. The affordable units must include: (3) 3-bedroom units offered for sale to households with
annual incomes at or below 80% Area Median Income (AMI) for Ventura County (Per Part 5
(a) of Ordinance 2980). (AH)
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36. Prior to offering the affordable units for sale, the Developer and Owner must submit to the
Housing Director the proposed sale amounts, for review and approval, the proposed date the
affordable units will be offered for sale, the location of the affordable units within the project,
and any other information requested by the Housing Director. Thereafter, if the Developer
and Owner desires to change the sales price or location of any of the affordable units, the
Developer and Owner must obtain the approval of the Housing Director. (AH)

37. Not later than the date of application for the first building permit for the project, the
Developer and Owner must cause to be recorded in the office of the Ventura County
Recorder, an Inclusionary Housing Agreement approved as to form and substance by the
Housing Director. Such agreement shall identify the affordable housing units, restrict the
qualifying income of purchasers, specify the maximum housing costs for such units, and
require any purchaser of an affordable unit in the project to execute an equity share
agreement. The equity sharing agreement must meet the requirements defined in Government
Code 65915 (c)(2)(A),(B), and (C). The following applies to the equity sharing agreement:
(AH)

a. Upon resale, the seller of the unit shall retain the value of any improvements, the
down payment, and the seller’s proportionate share of appreciation. The local
government shall recapture any initial subsidy, as defined in subparagraph (B),
and its proportionate share of appreciation, as defined in subparagraph (C).

b. For purposes of this subdivision, the local government’s initial subsidy shall be
equal to the fair market value of the home at the time of initial sale minus the
initial sale price to the low-income household, plus the amount of any down
payment assistance or mortgage assistance. If upon resale the market value is
lower than the initial market value, then the value at the time of the resale shall be
used as the initial market value.

c. For purposes of this subdivision, the local government’s proportionate share of
appreciation shall be equal to the ratio of the local government’s initial subsidy to
the fair market value of the home at the time of initial sale.

38. The Inclusionary Housing agreement shall establish specific compliance standards and
specific remedies available to the City if such compliance standards are not met. The
agreement shall, among other things, specify the number of affordable units by level of
affordability, number of bedrooms, and standards for qualifying household incomes or other
qualifying criteria. The City may collect fees for any staff time expended for preparation of
the agreement and subsequent compliance with said agreement, including conducting
eligibility reviews of prospective buyers. (AH)

39. Developer and Owner must contact the Housing Department for review and approval of the
Inclusionary Housing Agreement and resale restriction prior to recordation. (AH)

40. Developer and Owner shall submit to the Housing Director information about the income of
each prospective buyer of an affordable unit. The Housing Director shall review such
information and determine whether the prospective buyer meets the income requirements for
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the unit and whether the proposed price of the unit does not exceed the affordable cost for the
income category of the prospective homeowner. (AH)

41. The affordable units must be designed and constructed to be architecturally consistent with
and qualitatively similar to other unrestricted units in the project. The affordable units will be
dispersed throughout the project. (AH)

42. When determining the sales price of the affordable inclusionary units, the Developer and
Owner must consider that the housing costs may not be more than 30% of 80 % AMI for
Ventura County. Contact the Housing Department to assist you in calculating maximum
sales price by unit type. (Per 5(a) of Ordinance 2980). (AH)

43. The Housing Director shall monitor the sale of each affordable unit to determine compliance
with this condition. If the Housing Director determines that Developer is not meeting the
requirements of this condition, the Housing Director shall so notify Developer and the
Community Development Director in writing, and no more building permits shall be issued
for the project until the Housing Director notifies the Community Development Director, in
writing, that Developer and Owner is meeting the requirements of this condition. (AH)

44. To the maximum extent permitted by applicable law, Developer and Owner will establish a
preference for the sale of the affordable units to qualified and otherwise low-income
households, subject to other restrictions related to funding sources. Preference will be
established as follows:

a. Households that live and work in the City of Oxnard.
b. Households that live or work in the City of Oxnard; and
c. All other households.

45. Developer and Owner will at all times maintain a list of initial applicants and subsequent
waiting lists of all persons who apply to purchase the unit, with information sufficient to rank
such persons as set forth herein. Prior to offering any Unit to a prospective buyer who neither
lives nor works in Oxnard, the Developer and Owner will offer any available unit or units to
those eligible and otherwise qualified applicants listed first in category a, and if any units are
still available then to those prospective buyers listed in category b. Developer and Owner
shall at all times make the current and prior versions of the waiting list, all information
collected relating to compliance with this condition, and other occupancy information
available to the City's Housing Director upon request. The Housing Director shall monitor
compliance with this condition. In addition to all other remedies, if the Housing Director
determines that Developer and Owner is not meeting the requirements of this condition, the
Housing Director shall so notify Developer and Owner and the Community Development
Director in writing, and no more building permits shall be issued for the project until the
Housing Director notifies the Community Development Director in writing that Developer
and Owner is meeting the requirements of this condition. (AH)

46. Affordable units provided pursuant to the City’s Inclusionary ordinance may only be
included in the calculation of affordable units provided pursuant to density bonus statutes,
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ordinances or resolutions if at least 3 of the required density bonus units also satisfy
conditions #33 through #44 above. (AH)

47. All affordable units being provided to satisfy both the City’s inclusionary housing ordinance
requirements and state density bonus requirements must include the following housing
related costs when determining the affordable housing cost at the required affordability levels
for each affordable unit:

a. Mortgage loan payments
b. Mortgage insurance payments
c. Property taxes and assessments
d. Homeowner association fees
e. Reasonable utilities allowance
f. Insurance premiums
g. Maintenance costs
h. Space rent

DENSITY BONUS REQUIREMENTS
48. Prior to issuance of the first building permit for the project, Developer and Owner shall enter

into a Density Bonus agreement in a form approved by the Housing Director and City
Attorney ensuring the continued affordability of the seven (7) units which qualified the
applicant for three (3) density bonus concessions and a 23% density bonus increase above the
base density of 22 units for a total of 27 units. The Density Bonus agreement shall be
recorded in the Office of the Ventura County Recorder. (AH)

49. The Density Bonus agreement shall establish specific compliance standards and specific
remedies available to the City of such compliance standards are not met. The agreement
shall, among other things, specify the number of affordable units by affordability level, by
number of bedrooms, standards for qualifying household incomes or other qualifying criteria,
and require any purchaser of an affordable unit in the project to execute an equity share
agreement with the City. The equity sharing agreement must meet the requirements defined
in Government Code 65915 (c)(2)(A), (B), and (C). The City may collect fees for any staff
time expended for preparation of the agreement and subsequent compliance with said
agreement, including conducting eligibility reviews of prospective buyers. The following
applies to the equity sharing agreement:

a. Upon resale, the seller of the unit shall retain the value of any improvements, the
down payment, and the seller’s proportionate share of appreciation. The local
government shall recapture any initial subsidy, as defined in subparagraph (B),
and its proportionate share of appreciation, as defined in subparagraph (C).

b. For purposes of this subdivision, the local government’s initial subsidy shall be
equal to the fair market value of the home at the time of initial sale minus the
initial sale price to the low-income household, plus the amount of any down
payment assistance or mortgage assistance. If upon resale the market value is
lower than the initial market value, then the value at the time of the resale shall be
used as the initial market value.
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c. For purposes of this subdivision, the local government’s proportionate share of
appreciation shall be equal to the ratio of the local government’s initial subsidy to
the fair market value of the home at the time of initial sale.  (AH)

50. The affordability of the seven units shall be as follows: Three (3) units must be made
available for purchase by households with incomes up to or below 80% AMI (low income)
for Ventura County and four (4) units must be made available for purchase by households
with incomes up to or below 120% AMI (moderate income), as adjusted for family size as
provided in 25 California Code of Regulations Section 6932. These units shall be distributed
throughout the Project and shall not differ in appearance, size, or amenities from other units
of the same size in the Project. Developer and Owner must meet the standards as defined in
Health and Safety Code Section 50052.5. (AH)

51. Low-Income units must meet the affordable housing cost as defined in Part 5 (a) of the City’s
Inclusionary ordinance, requiring that for low-income households, affordable housing cost
shall not exceed the product of 30% of 80% AMI for Ventura County. Moderate Income
units must meet the affordable housing cost as defined in Health and Safety Code Section
50052.5, requiring that for moderate-income households, affordable housing cost shall not be
less than 28 percent of the gross income of the household, nor exceed the product of 35
percent times 110 percent of area median income adjusted for family size appropriate for the
unit. (AH)

52. Prior to offering the affordable units for sale, the Developer and Owner must submit to the
Housing Director the proposed sale amounts, for review and approval, the proposed date the
affordable units will be offered for sale, the location of the affordable units, and any other
information requested by the Housing Director. Thereafter, if the Developer and Owner
desires to change the sales price or location of any of the affordable units, the Developer and
Owner must obtain the approval of the Housing Director.  (AH)

53. Developer and Owner shall submit to the Housing Director information about the income of
each prospective buyer of an affordable unit. The Housing Director shall review such
information and determine whether the prospective buyer meets the income requirements for
the unit and whether the proposed price of the unit does not exceed the affordable cost for the
income category of the prospective homeowner. (AH)

54. The Housing Director shall monitor the sale of each affordable unit to determine compliance
with this condition. If the Housing Director determines that Developer is not meeting the
requirements of this condition, the Housing Director shall so notify Developer and the
Community Development Director in writing, and no more building permits shall be issued
for the project until the Housing Director notifies the Community Development Director, in
writing, that Developer and Owner is meeting the requirements of this condition. (AH)

55. To the maximum extent permitted by applicable law, Developer will establish a preference
for the sale of the affordable units to qualified and otherwise eligible low and very
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low-income households, subject to other restrictions related to funding sources. Preference
will be established as follows:

a. Households that live and work in the City of Oxnard.
b. Households that live or work in the City of Oxnard; and
c. All other households.  (AH)

56. Developer and Owner will at all times maintain a list of initial applicants and subsequent
waiting lists of all persons who apply to purchase the unit, with information sufficient to rank
such persons as set forth herein. Prior to offering any Unit to an applicant who neither lives
nor works in Oxnard, the Developer and Owner will offer any available unit or units to those
eligible and otherwise qualified applicants listed first in category a, and if any units are still
available then to those applicants listed in category b. Developer/ Owner shall at all times
make the current and prior versions of the waiting list, all information collected relating to
compliance with this condition, and other occupancy information available to the City's
Housing Director upon request. The Housing Director shall monitor compliance with this
condition. In addition to all other remedies, if the Housing Director determines that
Developer and Owner is not meeting the requirements of this condition, the Housing Director
shall so notify Developer and Owner and the Community Development Director in writing,
and no more building permits shall be issued for the project until the Housing Director
notifies the Community Development Director in writing that Developer and Owner is
meeting the requirements of this condition. (AH)

FIRE DEPARTMENT STANDARD CONDITIONS

57. Developer shall construct all vehicle access driveways on the project property to be at least
26 feet wide. Developer shall mark curbs adjacent to designated fire lanes in parking lots
to prohibit stopping and parking in the fire lanes. Developer shall mark all designated fire
lanes in accordance with the California Vehicle Code.  (FD/B, F-1)

58. All roof covering materials on the project property shall be of non-combustible or fire
retardant materials approved by the Fire Chief and in compliance with the City Code. (FD,
F-2)

59. Before the City issues building permits, Developer shall obtain the Fire Chief’s approval of
a plan to ensure fire equipment access and the availability of water for fire combat
operations to all areas of the project property. The Fire Chief shall determine whether or
not the plan provides adequate fire protection. (FD/DS, F-3)

60. At Developer’s expense, Developer shall obtain two certified fire flow tests for the project
property. The first test shall be completed before City approval of building plans and the
second shall be completed after construction and prior to the issuance of a certificate of
occupancy. A mechanical, civil, or fire protection engineer must certify the tests.
Developer shall obtain permits for the tests from the Engineering Division. Developer
shall send the results of the tests to the Fire Chief and the City Engineer.  (FD/DS, F-4)
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61. All structures on the project property shall conform to the minimum standards prescribed in
Title 19 of the California Code of Regulations. (FD, F-5)

62. The project shall meet the minimum requirements of the “Fire Protection Planning Guide”
published by the Fire Department. (FD, F-6)

63. At all times during construction, Developer shall maintain paved surfaces capable of
handling loads of 76,000 pounds which will provide access for fire fighting apparatus to all
parts of the project property. (FD/DS, F-7)

64. Developer shall identify all hydrants, standpipes and other fire protection equipment on the
project property as required by the Fire Chief.  (FD, F-8)

65. Developer shall install security devices and measures, including walkway and vehicle
control gates, entrance telephones, intercoms and similar features, subject to approval of
the Police Chief and the Fire Chief. Vehicle control gates shall be operable by City
approved radio equipment. (FD/PD, F-9)

66. Developer shall provide central station monitoring of the fire sprinkler system and all
control valves. (FD, F-10)

67. The turning radius of all project property driveways and turnaround areas used for
emergency access shall be a minimum of 48 feet outside diameter for a semi-trailer. (FD,
F-11)

68. Developer shall provide automatic fire sprinklers as required by the City Code and shall
contact the Fire Chief to ascertain the location of all connections. (FD, F-12)

69. Developer shall install in each structure in the project a detection/alarm system with a
central station monitor that will automatically notify the Fire Department in the event of a
fire in the structure. The alarm system shall include a UL or State Fire Marshal approved
device, which shall not exceed design specifications, that reports the location of the fire and
allows the central station monitor to inform the Fire Department of the point of entry into
the structure that is nearest the fire. (FD, F-13)

70. Developer shall comply with Certified Unified Program Agency (CUPA) requirements
regarding the storage, handling and generation of hazardous materials or waste. Prior to
the issuance of building permits, Developer shall contact the CUPA division of the Fire
Department to ensure that such requirements are followed. (FD, F-16)

FIRE DEPARTMENT SPECIAL CONDITIONS

71. The alleys shall designated as a Fire Lanes and shall be identified by outlining or painting it
in red and signage per the California Department of Motor Vehicles.
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72. Provide fire truck turning template on a site plan to verify truck access throughout the new
alley in all directions. Provide a two foot buffer on each side of the tire track at each turn.
Radius may need to be increased at First Street to alley and out of alley to existing public
alley (East).

73. Before the city issues a certificate of occupancy, the developer shall install a Knox key
vault at a location to be determined by the Fire Department.

74. Fire sprinkler coverage is required for:
a. Patios, overhangs or any other projections that are 48” or more from the structure.
b. Open areas beneath stairs that serve a habitable space or when that area is

accessible for storage or has mechanical equipment.
c. The protection of the forced air unit when located in the attic or other areas that

are normally inaccessible.

75. All emergency egress/Fire Department access windows or doors that serve any room that
can be utilized for sleeping, shall have access to a public right-of-way without re-entering
the structure.

76. Provide a hydrant within 150-feet of all portions of the building exterior walls. Provide a
plan with hydrants located and 150-foot radius circles at their center to demonstrate
coverage.

INFORMATION TECHNOLOGY CONDITIONS

77. Pursuant to the City’s Fiber Master Plan, the Developer will be required to provide plans
for and include a connection to city fiber optic network infrastructure. This connection
shall be established by installing fiber optic conduit to the project's frontage on West
Second Street according to city specifications. The fiber optic network infrastructure must
be included in the project's master utility plans and installed prior to the granting of a
certificate of occupancy.

PLANNING DIVISION STANDARD CONDITIONS

78. Plans submitted by Developer with building permit applications shall show on the building
elevation sheets all exterior building materials and colors, including product and finish
manufacturer name, color name and number, and surface finish type (such as: stucco with
sand finish, plaster with smooth finish) to be used in construction.  (PL/B, PL-1)

79. Any application for a minor modification to the project shall be accompanied by four
copies of plans reflecting the requested modification, together with applicable processing
fees. (PL, PL-2)

80. Before the City issues building permits, Developer shall include a reproduction of all
conditions of this permit as adopted by resolution of the Planning Commission and/or the
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City Council in all sets of construction documents and specifications for the project. (PL,
PL-3)

81. Before the City issues building permits, Developer shall provide to the Planning Division
Manager color photographic reductions (8 1/2” by 11”) of full-size colored elevations and
any other colored exhibit approved by the Planning Commission. Developer may retain the
full-size colored elevations after the reductions are so provided.  (PL, PL-4)

82. Developer may not modify any use approved by this permit unless the Planning Division
Manager determines that Developer has provided the parking required by the City Code for
the modified use.  (PL, PL-7)

83. During the plan check review process, the Developer shall provide a lighting plan that
provides design details (light standards, bollards, wall mounted packs, etc.) and
illumination site information within alleyways, pathways, streetscapes, and open spaces
proposed throughout the development. An electrical engineer shall prepare the site lighting
plan demonstrating that adequate lighting ranges will be provided throughout the
development without creating light spillover, light pollution, or conflicts with surrounding
factors such as tree locations, off-site or adjacent lighting. (PL)

84. Prior to issuance of building permits, Developer shall demonstrate that light standards
illustrated on conceptual lighting plan do not conflict with tree locations. Developer shall
submit a plan showing both the lighting and landscape on the same sheet. (PL)

85. Project on-site lighting shall be of a type and in a location that does not constitute a hazard
to vehicular traffic, either on private property or on adjoining streets. To prevent damage
from vehicles, standards in parking areas shall be mounted on reinforced concrete pedestals
or otherwise protected. Developer shall recess or conceal under-canopy lighting elements
so as not to be directly visible from a public street. Developer shall submit a lighting plan
showing standard heights and light materials for design review and approval of the
Planning Division Manager.  (PL/B, PL-8)

86. In order to minimize light and glare on the project property, all parking lot and exterior
structure light fixtures shall be high cut-off type that divert lighting downward onto the
property and shall not cast light on any adjacent property or roadway.  (PL, PL-9)

87. During construction, Developer shall water the area to be graded or excavated prior to
commencement of grading or excavation operations. Such application of water shall be at
least twice per day and shall penetrate sufficiently to minimize fugitive dust during grading
activities. (B/DS, PL-11)

88. During construction, Developer shall control dust by the following activities:
a. All trucks hauling graded or excavated material offsite shall be required to cover

their loads as required by California Vehicle Code section 23114, with special
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attention to sub sections 23114(b)(2)(F), (e)(2) and (e)(4) as amended, regarding
the prevention of such material spilling onto public streets and roads.

b. All graded and excavated material, exposed soils areas, and active portions of the
construction site, including unpaved onsite roadways, shall be treated to prevent
fugitive dust. Treatment shall include, but not necessarily be limited to, periodic
watering, application of environmentally-safe soil stabilization materials, and/or
roll-compaction as appropriate. Watering shall be done as often as necessary and
reclaimed water shall be used whenever possible. (B/DS, PL-12)

89. Developer shall provide for dust control at all times during project property preparation and
construction activities. (B/DS, PL-13)

90. Because of water limitations placed upon the City by its water providers, approval of this
permit does not guarantee that the City will issue building permits. Issuance of building
permits may be delayed as a result of implementation of a water conservation or allocation
plan.  (PL, PL-15)

91. Prior to issuance of building permits, Developer shall pay a document imaging fee for the
planning files in an amount calculated by planning staff at the time of building permit
review based on fees then in effect. (PL/B, PL-16).

92. Developer shall participate in the City's Public Art Program by paying the Public Art fee
prior to issuance of building permits, in accordance with City Council Resolution No.
14,124. (PL, PL-50)

93. Developer shall install all roof and building rain gutters and downspouts to integrate as
closely as possible with building design elements, including matching adjacent building
colors as closely as possible. Developer shall submit a plan and scheme for approval by the
Planning Division Manager prior to issuance of building permits. (PL, PL-18)

94. Developer shall provide utility meters, mailboxes and address directories, placed in
decorative cabinets and clustered for efficient access for residents and service persons.
Developer shall coordinate placement and design of such items accordingly, with the
Planning Division Manager, the appropriate utility service provider and the United States
Postal Service, prior to issuance of building permits.  (PL, PL-19)

95. Developer shall provide automatic garage door openers for all garages.  (PL/B, PL-20)

96. Garages closer than 23 feet to the front property line shall have sectional roll-up garage
doors. (PL/B, PL-21)

97. Prior to issuance of fine grading plans, Developer shall provide at least two types of
driveway finishes or decorative designs. The details of the driveways shall be to the
satisfaction of the Planning Division Manager. (PL, PL-22)
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98. Walls separating the patio areas of different units shall be of solid construction, such as
masonry, stucco, or wood over wood. Ground level patios shall be enclosed by walls not
less than five feet high, except as otherwise approved by this permit.  (PL/B, PL-25)

99. Developer shall provide a rear patio concrete slab of at least 100 square feet. (PL/B, PL-26)

100. Additions and patio covers shall conform to the requirements of the R-1 zone setbacks, or
as otherwise approved by this permit, and match the materials and style of the residence.
(PL/B, PL-27)

101. All residential dwelling unit developments shall include architectural articulation on all
four sides of each unit. Such articulation shall include, but not be limited to, window
treatment; trim and a variety of finishes matching front facades; and balconies, porches,
and trellises. Developer shall submit elevations depicting such articulation to the Planning
Division for approval prior to issuance of building permits. (PL, PL-28)

102. Prior to the close of escrow for each dwelling unit, Developer shall provide the buyer with
a written guarantee that the exterior finishes of the dwelling unit will remain in good
condition for at least five (5) years from the final building permit inspection and sign off.
Developer shall provide a copy of the guarantee to Planning staff prior to final Planning
Division inspection and sign off.  (PL, PL-29)

103. Light standards illuminating interior walkways shall be no more than eight feet high. Light
shall not intrude into private living or patio areas. Light shall be directed away from
dwelling units.  (B, PL-30)

104. Developer shall provide masonry walls on street side yards and along project perimeter
property lines. Developer shall install interior lot line fences, to be constructed of wood or
other material, subject to the approval of the Planning Division Manager.  (PL/B, PL-31)

105. Developer shall construct each dwelling unit with separate utility systems and meters.
Developer shall paint utility meter panels to match structures upon which it is located.
Such panels shall be located to take advantage of screening (e.g. landscaping or other
building elements) from public right-of-ways, to the maximum extent feasible. (DS/B,
PL-34)

106. Developer shall include in all deeds for the project and in the Conditions Covenants &
Restrictions a prohibition against parking recreational vehicles over 20 feet long in the
project.  (CE/PL, PL-35)

107. Developer shall pay Quimby Fees (fees for park acquisition and improvement) before
issuance of building permits. The amount of the fee shall be calculated by the Planning
Division, and verified by the Parks Division at the time of payment. (PK/B, PL-36)
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108. Developer shall post in the sales office of the project the latest City planning documents
and maps that may affect the project and adjacent properties. At a minimum, this
information shall include the 2030 Oxnard General Plan and General Plan Land Use Map
showing all adjacent properties, a copy of the ordinances regulating the zone, and any
specific plan that may apply to the project. Such documents may be purchased at cost from
the Planning Division Manager. Developer shall require that all purchasers sign an
affidavit declaring that they have familiarized themselves with the planning documents.
Developer shall make such affidavits and planning information available for review upon
reasonable request of the Planning Division Manager. (PL, PL-38)

PLANNING DIVISION SPECIAL CONDITIONS

109. These conditions of approval impose specific fees, dedications, reservations and/or other
exactions.  Pursuant to Government Code Section 66020, the 90-day period in which the
Developer or applicant has to protest the imposed fees, dedications, reservations and/or
other exactions has begun as of the date that the conditions of approval are approved.

110. Developer shall remove any and all graffiti from the project premises, including but not
limited to graffiti within the building, such as in restrooms or fitting rooms, within 24 hours
of its appearance. The surface of such affected areas shall be matched to blend in with the
underlying colors and/or design, and shall not look like a paint patch. (PL)

111. Before the City issues building permits, Developer shall provide a Graffiti Deterrent Plan,
subject to the approval the Planning Division Manager. Such plan shall include such
elements as clear film on windows and/or mirrors, as well as washable paint and sealers on
the building and perimeter walls.  (PL)

112. This permit is granted subject to the City’s approval of Planning and Zoning Permit No.
20-300-04 (Tentative Subdivision Map for T6054) and recordation of Tract Map No. 6054.
The City shall issue building permits only after such recordation, unless otherwise
approved by both the Planning Division Manager and the Development Services Manager.
Before occupying any structures or initiating any use approved by this permit, Developer
shall comply with all conditions of the tentative and final map.  (PL/DS)

113. This permit is granted subject to the City’s approval of Planning and Zoning Permit No.
20-535-03 (Density Bonus Permit) and recordation of an affordable housing agreement and
equity share agreement.  (PL)

114. Developer shall record a notice to appear in all deeds of property within the project that the
project is within or proximate to the Oxnard Airport Sphere of Influence and inhabitants
may be affected by the airport and aircraft operations. Before the City issues building
permits, Developer shall provide evidence of recordation of such notice with the Ventura
County Recorder’s Office.  (PL)
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115. Developer shall grant to the County of Ventura an avigation easement that includes the
elements of the Federal Aviation Administration’s (FAA) Model Avigation Easement. (PL)

116. Developer shall file with the FAA a Form 7460, “Notice of Construction or Alteration,”
that enables the FAA to review the development for any hazards to airport/aviation
operations.  The FAA’s review shall result in a finding of “no objection.”  (PL)

117. The Developer shall adhere to any recommendations from the FAA for marking or lighting.
(PL)

118. All drive lanes (alleys) shall be provided with independently metered lighting with
automatic daylight sensors for dusk to dawn lighting within drive lanes. The maintenance
and replacement of independently metered lighting (wall fixtures, light bollards) shall be
the responsibility of the homeowner. Lighting responsibilities shall be provided within the
CC&Rs for the development. (PL)

119. Developer shall establish a homeowners association and the association shall be
responsible for the long term construction maintenance of the alley and other interior areas
held in common by the association and for the enforcement of Conditions Covenants &
Restrictions related to property maintenance. (PL)

120. Developer shall ensure that all construction equipment is maintained and tuned to
recommended manufacture’s specifications. (MND, C-1)

121. At all times during construction activities, Developer shall minimize the area disturbed by
clearing, grading, earth moving, or excavation operations to prevent excessive amounts of
dust. (MND, C-2)

122. During construction, Developer shall water the area to be graded or excavated prior to
commencement of grading or excavation operations. Such application of water shall be at
least twice per day and shall penetrate sufficiently to minimize fugitive dust during grading
activities. (MND, C-3)

123. During construction, Developer shall control dust by the following activities:
a. All trucks hauling graded or excavated material offsite shall be required to cover

their loads as required by California Vehicle Code §23114, with special attention
to Sections 23114(b)(F), (e)(2) and (e)(4) as amended, regarding the prevention of
such material spilling onto public streets and roads.

b. All graded and excavated material, exposed soils areas, and active portions of the
construction site, including unpaved onsite roadways, shall be treated to prevent
fugitive dust. Treatment shall include, but not necessarily be limited to, periodic
watering, application of environmentally-safe soil stabilization materials, and/or
roll-compaction as appropriate. Watering shall be done as often as necessary and
reclaimed water shall be used whenever possible. (MND, C-4)
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124. During construction, Developer shall post and maintain onsite signs, in highly visible areas,
restricting all vehicular traffic to 15 miles per hour or less. (MND, C-5)

125. During periods of high winds (i.e. wind speed sufficient to cause fugitive dust to impact
adjacent properties), Developer shall cease all clearing, grading, earth moving, and
excavation operations to prevent fugitive dust from being a nuisance or creating a hazard,
either onsite or offsite. (MND, C-6)

126. The Developer shall comply with the provisions of applicable VCAPCD Rules and
Regulations, which include but are not limited to, Rule 50 (Opacity), Rule 51 (Nuisance),
Rule 55 (Fugitive Dust), and Rule 55.1 (Removal of Visible Roadway Accumulations).
((MND, C-7)

127. Prior to issuance of demolition permits for any structure on the site, Developer shall
provide evidence of notifying the Air Pollution Control District of such demolition.
Demolition and/or renovation activities shall be conducted in compliance with APDC
regularities regarding Asbestos (Rule 63.7). (MND, C-8)

128. Developer shall mitigate air quality emissions associated with development of the subject
site through a contribution to the City’s Transportation Demand Management (TDM)
program. Such fee shall be calculated at the time of building permit issuance in accordance
with the Ventura County Air Quality Assessment Guidelines, as amended. Such fee shall
be collected in full prior to building permit issuance. (MND, C-9)

129. Prior to grading permit approval, Developer shall include on the grading plans a
reproduction of all conditions of this permit pertaining to dust control requirements.  (PL)

130. Developer shall contract with a qualified archaeologist to conduct a Phase I cultural
resources survey of the project site prior to issuance of any grading permits. The survey
shall include: (1) an archaeological and historical records search through the California
Historical Resources Information System at CalState Fullerton; and (2) a field inspection of
the project site. Upon completion, the Phase I survey report shall be submitted to the
Planning Division for compliance verification. A copy of the contract for these services
shall be submitted to the Planning Division Manager for review and approval prior to
initiation of the Phase I activities.

The contract shall include provisions in case any cultural resources are discovered onsite.
In the event that any historic or prehistoric cultural resources are discovered, work in the
vicinity of the find shall be halted immediately. The archaeologist shall evaluate the
discovery and determine the necessary mitigations for successful compliance with all
applicable regulations. Developer or its successor in interest shall be responsible for
paying all salaries, fees and the cost of any future mitigation resulting from the survey.
(MND, E-1)
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131. Developer shall contract with a Native American monitor to be present during all
subsurface grading, trenching or construction activities on the project site. The monitor
shall provide a bi-weekly report to the Planning Division summarizing the activities during
the reporting period. A copy of the contract for these services shall be submitted to the
Planning Division Manager for review and approval prior to issuance of any grading
permits. The monitoring report(s) shall be provided to the Planning Division prior to
approval of final building permit signature. (MND, E-2)

132. Developer shall remove and clear to comply with the front yard fencing requirements, the
existing chain link fence that is located within the excluded a 126 square-foot area
designated for private easement/land transfer to an adjacent property (1101 West First
Street) located north of Lot 27 of Tentative Tract No. 6054.  (PL)

ENVIRONMENTAL RESOURCES DIVISION

133. To ensure that solid waste generated by the project is diverted from the landfill and
reduced, reused or recycled, Developer shall complete and submit a “Environmental
Resources Division Construction and Demolition Waste Management Plan” (“C&D Plan”)
to the City for review and approval. The C&D Plan shall provide that at least 65% of the
waste generated on the project be diverted from the landfill. The C&D Plan shall include
the entire project area, even if tenants are pursuing or will pursue independent programs.
The C&D Plan shall be submitted to and approved by the Environmental Resources
Division prior to issuance of a building permit. The C&D Plan shall include the following
information: material type to be recycled, reused, salvaged or disposed; estimated
quantities to be processed; management method used; destination of material including the
hauler name and facility location. Developer shall use the appropriate C&D Plan form as
defined by the Environmental Resources Division.

134. Developer shall follow the approved “Environmental Resources Division Construction and
Demolition Waste Management Plan” and provide for the collection, recycling, and/or
reuse of materials (i.e., concrete, wood, metal, cardboard, green waste, etc.) and document
results during construction and/or demolition of the proposed project. After completion of
project activity, Developer shall complete and submit the “Environmental Resources
Division Construction and Demolition Waste Management Report” (“C&D Report”) and
provide legible copies of weight tickets, receipts, or invoices for materials sent to disposal
or reuse/recycling facilities. For other discarded or salvaged materials, Developer shall
provide documentation, on the disposal facility’s letterhead, identifying where the materials
were taken, type of materials, and tons or cubic yards disposed, recycled or reused, and the
project generating the discarded materials. Developer shall submit and obtain approval of
the C&D Report prior to issuance of a certificate of occupancy.

135. Developer shall arrange for materials collection during construction, demolition, and
occupancy with the City's Environmental Resources Division or Developer shall arrange
for self-hauling.
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136. Covenants, conditions and restrictions (“CC&Rs”) shall be developed for the project that
require the homeowner’s association to make provisions to divert a minimum 50% of waste
material generated during occupancy through source reduction, recycling, reuse, and
organics collection programs. Developer shall submit an “Environmental Resources
Division Occupancy Plan” (“Occupancy Plan”) to the City’s Environmental Resources
Division. An Occupancy Plan must be submitted and approved prior to issuance of a
certificate of occupancy.

DEVELOPMENT SERVICES DIVISION STANDARD CONDITIONS

137. Developer shall pay plan check and processing fees in effect at the time of construction
plan submittal and shall pay development fees, encroachment permit fees, and other
applicable fees in effect at permit issuance. (DS-1)

138. Developer shall have the site improvement plans prepared using standard Development
Services Division format(s) by a civil engineer licensed in the State of California. The
plans shall incorporate recommendations from soil engineering and geology reports. Prior
to issuance of a grading permit, improvement plans must be approved by the City Engineer
and ink-on-mylar plans filed with the Development Services Division. (DS-3)

139. Developer shall submit improvement plans and drainage calculations demonstrating that
storm drain runoff from the project property and all upstream areas will be safely conveyed
to an approved drainage facility. The design and conveyance route shall be compatible
with the City’s Master Plan of Drainage and shall be approved by the City Engineer prior to
approval of improvement plans. (DS-4)

140. Developer shall protect building pads from inundation during a 1% chance (100-year)
storm. (DS-5)

141. Each structure shall be served by separate sewer and water services in accordance with City
Code.  (DS-8)

142. Curb cut widths and design shall conform to City ordinances, standards, and policies in
effect at the time City issues an encroachment permit. (DS-9)

143. Developer’s site improvement plans shall include an on-site sewer plan. (DS-10)

144. Developer shall provide fire hydrants such that all points of all structures are within one
hundred fifty (150) feet of a fire hydrant, or as otherwise approved by the Fire Department.
Fire hydrant line improvements shall be designed in accordance with City standards and
shown on the civil site improvement plans prior to issuance of a site improvement/grading
permit. Developer shall provide the City with an easement over onsite waterlines using
standard City format. (DS-11)
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145. Developer shall install on-site and off-site electric, cable, telephone and similar utility
service laterals underground in accordance with City ordinances in effect at the time City
issues a building permit. Services shall be installed underground to the nearest suitable
riser pole as determined by the appropriate utility service provider. (DS-12)

146. Developer shall enter into an agreement, approved as to form by the City Attorney, to
install and construct all public improvements required by this permit and by the City Code.
Developer shall post security satisfactory to the Finance Director, guaranteeing the
installation and construction of all required improvements within the time period specified
in the agreement or any approved time extension. (DS-14)

147. A California licensed civil engineer shall prepare the public improvement plans and
documents for this project in accordance with City standards and shall submit all such
plans to the City Engineer. Submittal shall include, but not necessarily be limited to,
grading, street, drainage, sewer, water and other appurtenant improvement plans,
construction cost estimates, soils reports, and all pertinent engineering design calculations.
City will not approve a parcel map or final map nor issue a grading, site improvement or
building permit until the City Engineer has approved all improvement plans. (DS-15)

148. Prior to issuance of a site improvement permit, Developer shall provide to the
Development Services Division a compact Disc (CD) containing digital copies of all
project maps, address map, and/or civil improvements drawings in DWG format. Prior to
improvement bond release, Developer shall provide an updated CD containing all changes
that occur during construction.  (DS-16)

149. Developer shall provide all necessary easements for streets, highways, alleys, sidewalks,
parkways, landscaping, utilities, drainage facilities, or other improvements as required by
City. If such easements cannot be obtained from the property owner by negotiation, City
may acquire them at the expense of Developer by exercise of the power of eminent domain.
Developer shall bear all costs of eminent domain proceedings, including appraisal,
acquisition, attorney’s fees, and court costs. Before City issues a site improvement permit,
Developer shall dedicate all required easements to City. (DS-19)

150. Developer shall remove graffiti from the project, including graffiti on offsite public
infrastructure under construction by Developer, within 24 hours of its appearance. If
Developer fails to remove graffiti in accordance with this condition, the City may at the
discretion of the Development Services Manager issue a stop work order until such time as
the graffiti is removed. (DS-20)

151. The conditions of this resolution shall prevail over all omissions, conflicting notations,
specifications, dimensions, typical sections, and the like, that may or may not be shown on
the improvement plans. (DS-21)

152. Developer shall pay the cost of all inspections of on-site and off-site improvements.
(DS-22)
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153. Developer shall be responsible for all project-related actions of Developer's employees,
contractors, subcontractors, and agents until City accepts the improvements. (DS-23)

154. Prior to beginning construction, Developer shall designate in writing an authorized agent
who shall have complete authority to represent and to act for Developer. The authorized
agent shall be present at the work site whenever work is in progress. Developer or the
authorized agent shall make arrangements acceptable to City for any emergency work.
When City gives orders to the authorized agent to do work required for the convenience
and safety of the general public because of inclement weather or any other cause, and the
orders are not immediately acted upon by the authorized agent, City may do or have such
work done by others at Developer's expense. (DS-24)

155. "Standard Specifications for Public Works Construction" latest edition (including
modifications thereto by City) and applicable City Standard Plates and Design Criteria
shall be the project specifications, except as noted otherwise on the approved improvement
plans. City reserves the right to upgrade, add to, or revise these specifications and plans
and all other City ordinances, policies, and standards. If the improvements required of this
project are not completed within 12 months from the date of City’s approval of the
improvement plans, Developer shall comply with and conform to any and all upgraded,
additional or revised specifications, plans, ordinances, policies and standards. (DS-27)

156. Prior to issuance of a grading/site improvement permit, developer shall obtain
Development Services Director approval for any proposed construction phasing. The
improvement plans (and associated phasing plans) shall clearly indicate any interim or
off-site improvements required by City. (DS-28)

157. Developer shall retain a California licensed Civil Engineer to ensure that the construction
work conforms to the approved improvement plans and specifications and to provide
certified "as-built" plans after project completion. Developer’s submittal of certified
"as-built" plans is a condition of City’s final acceptance of the project and release of any
associated security. (DS-29)

158. All grading shall conform to City's standard grading notes, City Code, and
recommendations of Developer’s soils engineer as approved by the City Engineer.  (DS-30)

159. Developer shall construct sufficient drainage facilities concurrent with rough grading
operations to mitigate any potential flooding or erosion affecting adjacent properties and
public rights-of-way. (DS-31)

160. Developer shall design all slopes steeper than 5 (horizontal) to 1 (vertical) with a minimum
18 inch wide level area (at both top and bottom of slope) where it adjoins a wall, fence,
sidewalk, trail, curb or similar improvement.  (DS-32)
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161. Storm drain, sewer and water facilities shall conform to applicable City Master Plans.
Developer shall prepare plans for these facilities in accordance with City’s engineering
design criteria in effect at the time of improvement plan submittal. Developer shall submit
plans with pertinent engineering analyses and design calculations for review and approval
by the City Engineer prior to issuance of a site improvement permit. (DS-34)

162. Developer shall design project grading to convey stormwater to a street, alley, or approved
drain so that there are no undrained depressions.  (DS-35)

163. Developer shall dispose of sewage and solid waste from the project by City’s wastewater
and solid waste systems in a manner approved by the City Engineer.  (DS-38)

164. Developer shall install water mains, fire hydrants and water services in conformance with
City standard plates, design criteria and specifications as directed by the City Engineer.
(DS-41)

165. Developer shall install adequately sized water services and meters to each lot or unit in
accordance with City standards in effect at the time of building permit issuance. There
shall be no interconnections between structures.  (DS-42)

166. Developer shall install City approved backflow prevention devices for water connections if
so ordered by the City Engineer. (DS-45)

167. Prior to designing the water system for the project, Developer shall have a certified fire
flow test performed to determine existing water pressure and flow characteristics. The
water system shall be designed to allow for a 10 psi drop in the static water pressure
measured during the fire flow test. After construction and before City issues a certificate
of occupancy, the City Engineer may require a second test. Developer shall obtain permits
from the City Engineer prior to performing tests. Developer shall have all tests certified by
a mechanical, civil, or fire protection engineer and provide written results of all tests to the
City Engineer. (DS-47)

168. Developer shall improve all streets, alleys, sidewalks, curbs, and gutters adjacent to the
project in accordance with City standards, as necessary to provide safe vertical and
horizontal transitions. (DS-52)

169. Developer shall provide soils reports, "R" value tests, and compaction tests for all streets.
Determination of the actual structural sections shall be based on City’s design procedure,
"R" value tests of in-place soils, and approved traffic indices. (DS-53)

170. Developer shall install all water, gas, sewer, storm drain, electrical, cable television, and
telephone lines before any paving is placed. (DS-54)

171. Developer shall submit a street lighting plan as a part of the civil improvement plans.
Developer shall install streetlights in accordance with the plan. (DS-60)
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172. As a part of the site improvement plans, Developer shall submit a master utility plan that
shows the relative location of all public and private utilities (including gas, electric, street
lights, telephone and cable television lines) in accordance with City standard plans.
(DS-61)

173. If required by the City Engineer before the City approval of improvement plans, Developer
shall obtain approval signatures from Southern California Edison Company, Southern
California Gas Company, General Telephone Company, and all cable television companies.
(DS-63)

174. Developer shall be responsible for and bear the cost of replacement of all existing survey
monumentation (e.g., property corners) disturbed or destroyed during construction, and
shall file appropriate records with the Ventura County Surveyor's Office. (DS-64)

175. Prior to issuance of building permits, Developer shall record a final map or parcel map.
(DS-65)

176. Developer shall construct a 9 foot by 3 foot level concrete pad for storage of three refuse
containers in the side yard area or other location approved by the Development Services
Manager that is out of view from the street. The storage location shall not be within the
garage. Developer shall construct a paved path from the storage location to the street (or
other assigned pickup area) that does not require entering the garage. All gates or doors
along the path shall be constructed with a minimum of 36 inches of clear space to allow
passage of the containers. Storage location and path shall be shown on the fine grading
plans.  (DS-68)

177. Developer shall provide adequate vehicle sight distance as specified by CalTrans
specifications at all driveways and intersections. (TR-71)

178. Developer shall design project to minimize degradation of stormwater quality by
complying with the applicable sections of the Los Angeles Regional Water Quality Control
Board’s municipal separate storm sewer system (“MS4”) permit (Order R4-2010-0108
including all revisions) for new development and redevelopment projects. Developer shall
submit stormwater quality calculations and associated construction plans demonstrating
compliance with the MS4 permit. Calculations shall generally be organized to follow the
steps outlined in Chapter 2 of the 2011 Technical Guidance Manual for Stormwater Control
Measures (“2011 TGM”).  (DS-78)

179. Developer’s stormwater quality calculations shall include site specific analysis and
recommendations from a geotechnical engineer, and if applicable, a landscape architect for
design and implementation of stormwater treatment and infiltration devices. Geotechnical
Engineering analysis and recommendations shall include, but not necessarily be limited to,
determination of site specific soil infiltration rates, depth to permeable soil layers, methods
to reach permeable soil layers, appropriate compaction rates, recommendations to enhance
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infiltration, and other requirements of the 2011 TGM. Landscape architectural
recommendations shall include, but not necessarily be limited to, suggestions regarding
appropriate vegetation and soil amendments for vegetated infiltration devices. Project
plans shall implement approved design recommendations.  (DS-81)

180. Using forms provided by the Development Services Division, Developer shall submit a
stormwater quality control measures maintenance and operations plan ("the Plan") for this
project. If the BMPs implemented with this project include proprietary products that
require regular replacement and/or cleaning, Developer shall provide proof of a contract
with an entity qualified to provide such periodic maintenance. The property owner is
responsible for the long-term maintenance and operation of all BMPs included in the
project design. Upon request by City, property owner shall provide written proof of
ongoing BMP maintenance operations. No grading or building permit shall be issued until
the Development Services Manager approves the Plan and Developer provides an executed
copy of the City’s stormwater covenant with the Plan included as an exhibit for recordation
by the City. (DS-82)

181. Developer’s stormwater quality control measures maintenance and operations plan shall
include: 1) Requirement to clean on-site storm drains at least twice a year; once
immediately before the first of October (the beginning of the rainy season) and once in
January. The City Engineer may require additional cleaning; 2) Requirement to maintain
parking lots free of litter and debris. Developer shall sweep sidewalks, drive aisles, and
parking lots regularly to prevent the accumulation of litter and debris. When swept or
cleaned, debris must be trapped and collected to prevent entry into the storm drain system.
Developer may not discharge any cleaning agent into the storm drain system; 3)
Requirement to label all on-site storm drain inlets with the message "Don't Dump - Drains
to Ocean" in accordance with City standards.  (DS-83)

182. Developer’s engineer shall submit written confirmation that the project landscape drawings
comply with the landscape requirements of the Technical Guidance Manual for Stormwater
Quality Control Measures for all landscape based stormwater quality best management
practices.  (DS-84)

183. Developer shall provide pre-treatment for all infiltration based stormwater quality Best
Management Practices (“BMPs”.) Pre-treatment devices must effectively reduce sediment
load entering infiltration BMPs to minimize occlusion of underlying soils and reduce long
term maintenance requirements and thereby maintain the infiltration capacity of the BMP.
2011 TGM compliant pre-treatment such as vegetated swales are an approved form of
pre-treatment. Proprietary pre-treatment devices must be capable of removing 80% of 50
micron particles to be considered adequate pre-treatment. Typical catch basin inserts do not
provide the sufficient sediment storage to provide pre-treatment.  (DS-85)

184. Prior to issuance of a grading, building or demolition permit and prior to commencement of
any clearing, grading or excavation, Developer shall provide evidence of assignment of a
permit identification number by the California State Water Resources Control Board
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indicating submittal of a Notice of Intent (NOI) by the Developer in accordance with the
NPDES Construction General Permit. Developer shall comply with all requirements of the
General Permit and the Ventura Countywide MS4 Permit, including preparation of a
Stormwater Pollution Prevention Plan (SWPPP). Developer shall keep the SWPPP
updated to reflect current site conditions and a copy of the SWPPP shall be kept onsite and
available for City or designated representative to review upon request.  (DS-86)

185. Developer shall install ‘Full Capture System Devices’ (“Devices”) certified by the State
Water Resources Control Board Executive Director in compliance with the Statewide Trash
Amendments (“Amendments”) in all catch basins accepting stormwater runoff from any
portion of this project that meets the definition of ‘Priority Land Use’ as defined by the
Amendments at the time of issuance of a grading/site improvement permit. The Devices
shall be sized and designed in accordance with requirements of the Amendments and the
Technical Guidance Manual for Stormwater Quality Control Measures (“TGM”). (DS-88)

186. Developer shall pay to the County of Ventura a road mitigation fee in accordance with the
agreement between the City and the County of Ventura. Proof of payment shall be
provided to the Development Services Division prior to issuance of a building permit.
(DS-105)

DEVELOPMENT SERVICES DIVISION SPECIAL CONDITIONS

187. All existing frontage improvements shall be reconstructed per City standards to include a
parkway between the sidewalk and the street, including the reconstruction of the two
existing pedestrian curb ramps at the northeast and northwest corners of South K Street and
West Second Street to meet the Americans with Disabilities Act (ADA) standards. (DS)

188. Developer shall reconstruct the full width of the public alley, including replacing the
existing ribbon gutter to match the 4-foot wide ribbon gutter just north of Lot 27 to West
Second Street. The asphalt pavement shall be designed to accommodate periodic
semi-truck traffic from a durability standpoint and with a minimum Traffic Index of 6.0.
(DS)

189. Public and private alley entrances shall be reconstructed to City standards with appropriate
ADA path of travel per City standard plate 115. (DS)

190. West Second and K Streets are scheduled to be resurfaced in 2021 by the City. As such, the
construction of this project will likely disturb the new pavement. Developer shall perform a
2-inch grind and overlay over half of West Second and K Streets along the project
frontages to provide a new pavement layer over the trench cut after all utilities have been
installed. The exact extents of the overlay are subject to revision by the City Engineer
based on field conditions, the number of trenches, and the method of lateral installation.
Developer shall perform and a 2-inch grind and overlay for the entire width of West First
Street along the frontage of the project. This requirement shall be indicated on the project
civil improvement plans.  (DS)
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191. Developer to develop and record the Covenants, Conditions, and Restrictions (“CC&Rs”)
to legally bind all affected lots to the alley, storm drain, and sewer improvements and a
mechanism to collect fees necessary to maintain the improvements through a Homeowner’s
Association (HOA).   All improvements in the alley, including underground sewer and
storm drain facilities, shall be privately owned and maintained. The Covenants, Conditions,
and Restrictions shall contain provisions requiring the participation of all affected property
owners and include language on use restrictions, maintenance requirements, and
construction and design restrictions. During plan check, Developer shall submit a copy to
the City for review and approval.  The final approved copy shall be recorded with the
Ventura County Recorder’s Office prior to the issuance of a site improvement permit. (DS)

192. The private alley shall be designed to accommodate periodic semi-truck traffic from a
durability standpoint and with a minimum Traffic Index of 6.0. Stormwater treatment
facilities proposed in the alley shall be designed to meet the same durability requirement
and be approved by the City Engineer. (DS)

193. Developer shall properly abandon all existing sewer and water laterals to the properties that
are not proposed for use by the project. Abandonment requirements shall be clearly
indicated on the civil site improvement plans. (DS)

194. All existing fire hydrants along the frontage of the project shall be upgraded to current City
standards. (DS)

195. All onsite sewer and storm drainage systems shall be privately owned and maintained by
the HOA. (DS)

TRAFFIC DIVISION SPECIAL CONDITIONS

196. Consistent with the City of Oxnard Bicycle and Pedestrian Facilities Master Plan, the
Developer prior to occupancy, shall stripe and install signage on West Second Street to
accommodate the 5-foot minimum Class II bike lanes, between H Street and Ventura Road.
(TR)

197. Stopping within 50-feet of the intersection of Second Street and K Street shall be restricted.
(TR)

198. Developer shall install traffic control signage, markings and other traffic control devices
along West Second Street, K Street and First Street subject to approval of the City Traffic
Engineer. (TR)

199. Developer shall install LED lighting on the first and fourth power poles in the public alley
for street illumination and backing assistance. (TR)
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200. Developer shall retrofit existing High Pressure Sodium Vapour(HPSV) street lights along
Second Street, between H Street and K Street and the street light at the raised median along
the eastbound left turn lane at the intersection of Second Street and K Street with LED.
(TR)

201. Establish and maintain a 20-foot visibility triangle in the west-bound direction from the
alley to Second Street, the radii at the alley shall be revised to accommodate fire and trash
trucks. (TR)

POLICE CONDITIONS
Exterior Lighting
202. A condition of approval requires compliance with the Outdoor Lighting Code & Guideline

a. Outdoor lighting shall comply with Title 24, Part 6, of the California Code of
Regulations: California’s Energy Efficiency Standards for Residential and
Nonresidential Buildings.

b. Unless approved as a specific exception to this guideline, all outdoor lighting shall
be flat lens, full cut-off fixtures with the light source fully shielded with the
exceptions:

c. Luminaires with a maximum output of 260 lumens per fixture, regardless of
number of bulbs (equal to one 20-watt incandescent light), may be left unshielded
provided the fixture has an opaque top to keep light from shining directly up.

d. Luminaires that have a maximum output of 1,000 lumens per fixture, regardless of
number of bulbs (equal to on 60-watt incandescent light) may be partially shielded
provided the bulb is not visible, and the fixture has an opaque to keep light from
shining directly up.

e. Oxnard City Code 16-320: Lighting within physical limits of the area required to
be lighted shall not exceed seven foot-candles, nor be less than one foot-candle at
any point. A light source shall not shine upon, or illuminate directly any surface
other than the area required to be lighted. No lighting shall be of a type or in a
location that constitutes a hazard to vehicular traffic, either on private property or
on the abutting streets. The height of light standards shall not exceed 26 feet. To
prevent damage from automobiles, standards shall be mounted on reinforced
concrete pedestals or otherwise protected.  (PD)

203. Exterior lighting of the site including parking areas shall be between 1 and 7-foot candles
and shall be in harmony with existing adjacent lighting scheme.  (PD)

204. All exterior lighting shall operate from dusk to dawn.  (PD)

205. LED or similar in nature and spectrum (3,000K to 20,000K Correlated Color Temperature).
(PD)

206. Lighting instruments shall be full cut-off and installed so that light does not directly
illuminate property outside the project site. Instruments shall not create glare for motorists
or pedestrians.  (PD)
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207. Integrated landscape/lighting/photometric plan shall be submitted illustrating a 20-year tree
maturity. This plan shall include all outdoor areas as well as the parking facility. This is to
ensure that tree growth will not adversely impact future lighting and therefore site safety as
the project matures. Luminaires used in the photometric calculations shall only include
those instruments mounted 8-feet or more above walking/driving surface. This plan shall be
submitted to specialprojects@oxnardpd.org and approved prior to the issuance of building
permits.  (PD)

208. Fencing and gate systems that are adjacent to the alley shall be flush with the alley-side
face of each garage. This is to ensure that there are no areas along the alley that would
provide for human concealment.  (PD)

209. CC&Rs shall reflect that there shall be no storage of any kind in the areas of each property
adjacent to the alley.  (PD)

210. Each garage shall have a lighting instrument that operates from dusk to dawn that
illuminates the alley area in front of the overhead door. This instrument shall be mounted
on the wall of the garage above the door near the apex of the eve line to provide the
maximum illumination coverage area. Illumination from these instruments shall be
illustrated on the project’s photometric sheet and meet the 1-7 FC requirement.  (PD)

211. Each garage door shall be equipped with a remote control garage door opener.  (PD)

212. There shall be no landscape features in the taller than 24-inches above grade adjacent to the
alley.  (PD)

[SIGNATURES ON NEXT PAGE]

mailto:specialprojects@oxnardpd.org
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PASSED, APPROVED, AND ADOPTED by the Planning Commission of the City of Oxnard on
this 2nd day of December 2021.

Daniel Chavez Jr., Chair

I hereby certify that the foregoing is a true copy of a Resolution adopted by the Planning
Commission of the City of Oxnard at a meeting held this 2nd day of December, and carried by the
following vote:

AYES: Commissioner(s):

NOES: Commissioner(s):

ABSENT: Commissioner(s):

ABSTAIN: Commissioner(s):

RECUSED: Commissioner(s):

Scott Kolwitz, Secretary



ATTACHMENT
F

RESOLUTION:
PZ 21-550-03 (MAJOR MODIFICATION:

PZ 20-300-04 (TENTATIVE TRACT MAP FOR TRACT 6054))



RESOLUTION NO. 2021-XX

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
OXNARD RECOMMENDING CITY COUNCIL APPROVAL OF PLANNING
AND ZONING PERMIT (PZ) NO. 21-550-03 (MAJOR MODIFICATION) TO
PZ 20-300-04 (TENTATIVE SUBDIVISION MAP OF TRACT NO. 6054), TO
SUBDIVIDE A 4.10-ACRE SITE INTO 27 PARCELS TO CONSTRUCT 27
DETACHED SINGLE-FAMILY HOMES ON 27 SEPARATE LOTS RANGING
BETWEEN 3,891 AND 10,584 SQUARE FEET IN AREA. THE DEVELOPED
4.10-ACRE SITE IS ZONED FOR SINGLE FAMILY RESIDENTIAL (R-1)
AND IS LOCATED AT 1101 & 1111 WEST SECOND STREET (APN:
202-0-233-355) WITHIN THE FREMONT SOUTH NEIGHBORHOOD. THE
PROJECT INCLUDES THE DEDICATION OF APPROXIMATELY 1-ACRE
OF LAND FOR THE BENEFIT OF PUBLIC RIGHT-OF-WAY FOR EXISTING
AND PROPOSED ROADWAY IMPROVEMENTS ALONG ALL FOUR SIDES
OF THE PROPOSED DEVELOPMENT. FILED BY HENRY CASILLAS, ON
BEHALF OF THE OXNARD UNION HIGH SCHOOL DISTRICT, PROPERTY
OWNER, 451 WEST FIFTH STREET, OXNARD, CALIFORNIA 93030.

WHEREAS, on July 16, 2020, designated agent Henry Casillas on behalf of the Oxnard, Union
High School District, Property Owner, (the “Applicant” and/or “Developer”) submitted
a Pre-Application (PZ 20-600-05) pursuant to Senate Bill (SB) 330 and locking
development fees and standards to those design standards and fees that were in place at
time that Pre-Application (SB330) was filed with the City; and

WHEREAS, on November 3, 2020, designated agent Henry Casillas on behalf of the Oxnard,
Union High School District, Property Owner, (the “Applicant” and/or “Developer”)
submitted a request for a Tentative Subdivision Map of Tract No. 6054, pursuant to
Oxnard City Code Section 15-10, to allow the construction of 27 single family
subdivision of a 4.10-acre site into 27 lots ranging between 3,838 and 9,946 square feet in
size and dedication of approximately 1-acre of land for the benefit of public right-of-way
for existing and proposed roadway improvements along all four sides of the proposed
development; on a site commonly known as the Oxnard Union High School Adult
Education school site located at 1101 & 1111 West Second Street; and

WHEREAS, the the Tentative Subdivision Map of Tract No. 6054 was designed to be consistent
with the associated  Density Bonus application (PZ No. 20-535-03); and

WHEREAS, on August 26, 2021, the Planning Commission of the City of Oxnard (“Planning
Commission”) conducted a duly noticed public hearing to consider Applicant’s request
to approve Planning and Zoning Permit No. 20-300-04 (Tentative Subdivision Map of
Tract No. 6054) to accommodate a 27 single family home subdivision on a 4.10-acre site
with lots ranging between 3,838 and 9,946 square feet in accordance with Chapter 15
(Subdivision Ordinance) of the Oxnard City Code and the State Subdivision Map Act,
filed by Henry Casillas, on behalf of the Oxnard Union School District, Property Owner,
451 West Fifth Street, Oxnard California 93030; and
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WHEREAS, on November 1, 2021, the Applicant filed Planning and Zoning Permit No.
21-550-03 (Major Modification), proposal to repeal Resolution No. 2021-23 adopted by
the Planning Commission on August 26, 2021 to modify the configuration of five (5) of
the 27 lots due to an underlying agreement between the Oxnard Union High School
District and the property owners of 1101 West First Street. The change to the proposed
site plan and Tentative Tract Map No. 6054 will carve out a 126 square foot (net area)
triangular shaped area of Lot 27 and said land will be deeded to the adjacent property
(1101 West First Street); and

WHEREAS, on December 2, 2021, the Planning Commission of the City of Oxnard (“Planning
Commission”) conducted a duly noticed public hearing to consider Applicant’s request
to approve Planning and Zoning Permit No. 21-550-03 (Major Modification) to PZ No.
20-300-04 (Tentative Subdivision Map of Tract No. 6054) to adjust the site plan and
Tentative Tract Map plotting of five lots (Lots 23 through 27) to exclude a 126
square-foot area designated for private easement/land transfer to an adjacent property
(1101 West First Street) located north of Lot 27 of Tentative Tract No. 6054; and

WHEREAS, the five lots have been reconfigured to accommodate the 126 square-foot area to be
excluded and comply with the City’s development standards, Tentative Tract Map lot
area, and the Planning Commission’s recent (August 26, 2021) entitlement review and
actions related to Planning and Zoning Permit 20-500-05 (Special Use Permit for Planned
Development); PZ 20-300-04 (Tentative Subdivision Map for T6054); and PZ 20-535-03
(Density Bonus); and

WHEREAS, Planning and Zoning Permit No. 21-550-03 (Major Modification) continues to be
consistent with the intent of the Planning Commission’s action of August 26, 2021, to
allow the subdivision of a 4.10-acre site into 27 lots to allow for the construction of 27
single-story, three bedroom homes with attached and detached two-car garages with alley
access and associated site improvements. The modified Project maintains a request for
the ministerial approval of a Density Bonus Permit to allow for a 35 percent Density
Bonus to increase the maximum number of units from 22-units to 27-units. The 27 home
subdivision includes twenty-two (22) market rate homes and five (5) affordable low
income units. Approval of the following modified Density Bonus concessions/incentives
are requested pursuant to Government Code Section 65915(d) (State’s Density Bonus
law): a) reduction of lot area; b) reduce the minimum lot frontage and width; and c)
reduce the rear yard setback. The Project site is located at 1101 & 1111 West Second
Street & 1101 West First Street within the Residential Low land use designation, Single
Family Residential (R-1) zone, and is in the Fremont South Neighborhood (the
“Project”). Filed by Henry Casillas, on behalf of the Oxnard Union High School District,
LLC, property owner, 451 West Fifth Street, Oxnard, California 93030; and

WHEREAS, the the modified Tentative Subdivision Map of Tract No. 6054 was designed to be
consistent with the associated  Density Bonus application (PZ No. 20-535-03); and
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WHEREAS, said Tentative Subdivision Map was referred to various public utility companies,
City departments and the Development Advisory Committee for recommendations; and

WHEREAS, the proposed subdivision, together with the provisions for its design and
improvement, is consistent with the 2030 General Plan; and

WHEREAS, the Planning Commission finds the Tentative Subdivision Map conforms to the
City's 2030 General Plan and elements thereof; and

WHEREAS, the Planning Commission of the City of Oxnard has considered an application for
Planning and Zoning Permit Nos. 20-500-05 (Special Use Permit for a Development
Plan); and 20-535-03 (Density Bonus Permit); and

WHEREAS, the Planning Commission finds, after due study, deliberation and public hearing,
that the project meets the criteria set out in California Government Code § 65915 to §
65918 and to the City’s Density Bonus and Related Incentives and Concessions Program
(Division 7A, OCC Section 16-410A to 16-410V, inclusive); and

WHEREAS, Government Code Section 65915 and Oxnard City Code (OCC) Sections 16-410M
and 16-410O require that when a housing developer meets certain criteria for a Density
Bonus, the local jurisdiction must grant one or more regulatory incentives or Concessions
unless the city makes a written finding that the Concessions or incentives are not required
in order to provide for affordable housing costs as defined by state law; and

WHEREAS, the Planning Commission finds that the Project meets all necessary criteria of
Government Code Section 65915 and OCC Section OCC 16-410H to be considered
eligible for three Concessions and a 23 percent Density Bonus to increase the maximum
number of units from 22-units to 27-units because seven (7) of the homes will be
affordable units as follows: Three (3) units will be set aside for low-income households
and four (4) units will be set aside for moderate-income households. Approval of the
following Density Bonus Concessions/incentives are requested pursuant to Government
Code Section 65915(d) (State’s Density Bonus law): reduce the minimum lot area from
6,000 square feet to lots averaging 5,332.6 square feet; reduce the minimum lot
dimensions: frontage and width from 50-feet to 32-feet or greater with two flag lots
having frontages of 14 and 20 feet and depth from 100 feet to 71 feet; and reduce the rear
yard setback from 25-feet to 5-feet primarily to allow the garages in the rear yard; and

WHEREAS, the Planning Commission finds that the requested Concession is not contrary to any
federal or state law; and

WHEREAS, the Planning Division has completed a preliminary environmental assessment of the
Project in accordance with the California Environmental Quality Act (CEQA) and
determined that the Project is subject to a Class 32 Categorical Exemption (Section
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15332). Further, the project does not trigger any of the Exceptions to the Exemptions
(Section 15300.2) to defeat the Exemption:

(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the
project is to be located -- a project that is ordinarily insignificant in its
impact on the environment may in a particularly sensitive environment be
significant. Therefore, these classes are considered to apply to all instances,
except where the project may impact on an environmental resource of
hazardous or critical concern where designated, precisely mapped, and
officially adopted pursuant to law by federal, state, or local agencies.

The project site has a General Plan land use designation of Residential Low and
Residential Single-Family (R-1) zone. The project is surrounded by urban
development. The Project site currently contains vacant modular structures as the
Oxnard Adult School education program has moved to the 1800 Solar Drive.
Existing development improvements consist of approximately 25,000 square feet
of modular portable classroom buildings in a campus-like configuration that
served the former Oxnard Adult School education program. The Project is
surrounded by residential development to the north, south, east, and west. The
project site and adjacent sites do not contain any known environmental resource
of hazardous or critical concern. Therefore, the project will have no impact on an
environmental resource of hazardous or critical concern.

(b) Cumulative Impact. All exemptions for these classes are inapplicable when
the cumulative impact of successive projects of the same type in the same
place, over time is significant.

The proposed demolition of the existing school facilities and construction of 27
single-family homes and with associated amenities and infrastructure on is
consistent with the 2030 General Plan, the Oxnard City Code, the State Density
Bonus law (Government Code § 65915-§ 65918), and is compatible with the
physical scale and character of other residential development in the project area.
Any projects requiring discretionary approval would be analyzed with the 2030
General and the Oxnard City Code for consistency and CEQA for any potential
impacts. Therefore, the project will have no significant cumulative impact.

(c) Significant Effect. A categorical exemption shall not be used for an activity
where there is a reasonable possibility that the activity will have a significant
effect on the environment due to unusual circumstances.

The Project will not result in an unusual circumstance that would cause the
Project to have a significant effect on the environment. The project will not alter
the urban character of the surrounding development as determined by the 2030
General Plan and the property does not contain any unusual environmental
characteristics as the property is generally surrounded by residential development.
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Therefore, the project will not have a significant effect on the environment due to
unusual circumstances.

(d) Scenic Highways. A categorical exemption shall not be used for a project
which may result in damage to scenic resources, including but not limited to,
trees, historic buildings, rock outcroppings, or similar resources, within a
highway officially designated as a state scenic highway. This does not apply
to improvements, which are required as mitigation by an adopted negative
declaration or certified EIR.

The project is not located in or adjacent to a state designated scenic highway.

(e) Hazardous Waste Sites. A categorical exemption shall not be used for a
project located on a site, which is included on any list compiled pursuant to
Section 65962.5 of the Government Code.

The proposed project site is not included on any list compiled pursuant to Section
65962.5 of the Government Code as confirmed by staff on June 21, 2021.

(f) Historical Resources. A categorical exemption shall not be used for a project,
which may cause a substantial adverse change in the significance of a
historical resource.

The project does not contain an existing or potential landmark, point of interest,
or historic resource, and it is not located within an existing, proposed, or potential
Historic District. Therefore, the proposed project will not cause a substantial
adverse change in the significance of a historical resource.

WHEREAS, the Planning Commission finds that the applicant agrees with the necessity of and
accepts all elements, requirements, and conditions of this resolution as being a reasonable
manner of preserving, protecting, providing for, and fostering the health, safety, and
welfare of the citizenry in general and the persons who work, visit or live in this
subdivision in particular; and

NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE
CITY OF OXNARD:

SECTION 1. Based on the entire record before the Planning Commission and all written
and oral evidence presented, including the Planning Commission Staff Report and all
attachments thereto, the Planning Commission finds:

Consistent with California Government Code Section 66474, a legislative body of a city
or county shall deny approval of a tentative map, or a parcel map for which a tentative map was
not required, if it makes any of the following findings:
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(a) That the proposed map is not consistent with applicable general and specific plans
as specified in Section 65451.

As described in the Staff Report, the proposed Project is consistent with the 2030 General
Plan since the proposed development is consistent with the site’s land use designation of
Residential Low. Pursuant to the Oxnard City Code (OCC) 16-410B(J), a “Density
Bonus” is “a density increase over the otherwise maximum allowable residential density
as of the date of application to the city for a qualified housing development.” At 22 units,
the project has a density of 7 units per acre, but with the Density Bonus, the project will
have a density of approximately 8.7 units per acre. Pursuant to the OCC Chapter 16
Division 7A, Density Bonus and Related Incentives and Concessions Program, and the
State’s Density Bonus law (Government Code § 65915-§ 65918) the Applicant requested
approval of three development code Concessions in exchange for constructing seven (7)
affordable housing units. Aside from the requested development Concessions, the project
complies with the standards of the Single-Family Residential (R-1) zoning district. The
Tentative Subdivision Map has been designed to be consistent with the Density Bonus
request to ensure consistency with the General Plan and land use designation The
subdivision of land and associated improvements do not change the land use of the
subject site. The project site is not subject to a Specific Plan. Therefore, the proposed
project is in compliance with the 2030 General Plan and other adopted policies of the
City of Oxnard and meets this Finding.

(b) That the design or improvement of the proposed subdivision is not consistent with
applicable general and specific plans.

The design and improvements of the project will provide for development that furthers
the intent of the General Plan and Housing Element to realize the potential of
neighborhood improvements that increases housing in the Fremont South Neighborhood
and is consistent with the 2030 General Plan, as discussed above in Finding 1.a.

(c) That the site is not physically suitable for the type of development.

The site is physically suitable for the proposed type of development because the site is
relatively level and an environmental assessment of the site did not find any soil or
geologic conditions that would make the site physically unsuitable for development. As
the site is not subject to soil and/or geologic conditions indicating substrate instability, the
site is suitable for the architectural design of the proposed development which is
compatible with the character of the surrounding neighborhood

(d) That the site is not physically suitable for the proposed density of development.

The site is physically suitable for the proposed density of development because it is
located within a developed urban area and will be served by existing adequate public
utilities. Utilities such as on-site and off-site electric, cable, telephone and similar utility
service will be installed underground in accordance with the City Code. The project will
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be upgrading two existing fire hydrants and proposing to install two new fire hydrants
along the West First Street and West Second Street Project frontages. The upgrades and
new fire hydrants will meet the City’s current requirements. Additionally, there are no
identified physical constraints that would prohibit development of the proposed
residential project. The proposed project is consistent with Housing Element as it would
add 27 new residential units, including 3 affordable low-income units and 4 affordable
moderate-income units, to the City's overall housing inventory and more specifically to
the Fremont South Neighborhood. The project includes a “Local Preference for
Affordable Units” condition of approval which requires an early advertisement to local
residents in compliance with fair housing law.

(e) That the design of the subdivision or the proposed improvements are likely to cause
substantial environmental damage or substantially and avoidably injure fish or
wildlife or their habitat.

The Project would not likely cause substantial environmental damage or substantially and
avoidably injure fish or wildlife or their habitat because no listed species are known or
expected to occur at the project site and the project site is not considered to be conducive
to important biological resources or their habitat. Additionally, the project site does not
have any natural standing bodies of water, riparian habitat, or other sensitive natural
communities. Federally protected wetland communities are not thought or known to exist
on the site and the project site is not located within a Biological Resources Area which is
known or thought to meet habitat needs for plants and animals or promote wildlife
migration or movement.

(f) That the design of the subdivision or type of improvements is likely to cause serious
public health problems.

The project would allow for the construction of 27 new residential units, including 3
affordable low-income units and 4 affordable moderate-income units, that are not
anticipated to use or store large quantities of hazardous materials. However, potentially
hazardous materials such as fuels, lubricants, and solvents would be used during grading
and construction of the proposed project, but their use and disposal would be to
applicable standards and law so as to not create environmental or health issues. The
design of the subdivision is not likely to cause serious public health problems because, as
indicated by Finding 1.a above, it would utilize existing adequate public utilities, namely
water and sewer.

(g) That the design of the subdivision or the type of improvements will conflict with
easements, acquired by the public at large, for access through or use of, property
within the proposed subdivision. In this connection, the governing body may
approve a map if it finds that alternate easements, for access or for use, will be
provided, and that these will be substantially equivalent to ones previously acquired
by the public. This subsection shall apply only to easements of record or to
easements established by judgment of a court of competent jurisdiction and no
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authority is hereby granted to a legislative body to determine that the public at large
has acquired easements for access through or use of property within the proposed
subdivision.

The design of the subdivision does not conflict with easements, acquired by the
public-at-large, for access through or use of property within the subdivision because, as
conditioned, no buildings would be located in the area of the existing public utilities
easements, all blanket easements or other easement that are no longer needed by the City
shall be abandoned, and there is no need for new or additional easement(s) for the
public-at-large.

SECTION 2. The Planning Commission, in accordance with Section 15332 (Class 32)
of the State California Environmental Quality Act (CEQA) Guidelines, determines that the
Project will not have a significant impact on the environment and is Categorically Exempt from
CEQA pursuant to Article 19, Section 15332 (Class 32) of the State CEQA Guidelines and no
Exceptions to the Exemptions (Section 15300.2) apply to defeat the Exemption. The Planning
and Environmental Services Manager is hereby authorized and directed to file a Notice of
Exemption with the Ventura County Clerk pursuant to Section 15602 of the State CEQA
Guidelines within five (5) working days of passage, approval and adoption of this Resolution.

SECTION 3. Based on the findings set forth herein, the Planning Commission hereby
recommends the City Council approve Planning and Zoning Permit Nos. 20-300-04 (Tentative
Subdivision Map for T6054), subject to the attached conditions of approval.

SECTION 4. The Planning Commission hereby repeals Planning Commission
Resolution 2021-23.

SECTION 5. The Secretary shall certify the adoption of this Resolution.

[CONDITION ON NEXT PAGE]
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CONDITIONS OF APPROVAL
The abbreviations below identify the City department or division responsible for determining compliance with these
standard conditions. The first department or division listed has responsibility for compliance at plan check, the second
during inspection and the third at final inspection, prior to issuance of a certificate of occupancy, or at a later date, as
specified in the condition. If more than one department or division is listed, the first will check the plans or inspect the
project before the second confirms compliance with the condition. The italicized code at the end of each condition
provides internal information on the source of each condition: Some are standard permit conditions (e.g. G-1) while
some are taken from environmental documents (e.g. MND-S2).

DEPARTMENTS AND DIVISIONS
CA City Attorney PL Planning Division
DS Dev Services/Eng Dev/Inspectors TR Traffic Division
PD Police Department B Building Plan Checker
SC Source Control FD Fire Department
PK Landscape Design CE Code Compliance
AH Affordable Housing

GENERAL PROJECT CONDITIONS

1. This permit is granted for the property described in the application on file with the Planning
Division, and may not be transferred from one property to another. (PL, G-1).

2. This permit is granted for the plans dated December 2, 2021 (“the plans”) on file with the
Planning Division. The project shall conform to the plans, except as otherwise specified in
these conditions, or unless a minor modification to the plans is approved by the Planning
and Environmental Services Manager (“Planning Manager”) or a major modification to the
plans is approved by the Planning Commission. A minor modification may be granted for
minimal changes or increases in the extent of use or size of structures or of the design,
materials or colors of structures or masonry walls. A major modification shall be required
for substantial changes or increases in such items. (PL, G-2)

3. This permit shall automatically become null and void 36 months from the date of its
issuance, unless Developer has diligently developed the proposed project, as shown by the
issuance of a grading, foundation, or building permit and the construction of substantial
improvements.  (PL, G-3)

4. All required off-site and on-site improvements for the project, including structures, paving,
and landscaping, shall be completed prior to occupancy unless the Development Services
Manager allows Developer to provide security or an executed agreement approved by the
City Attorney to ensure completion of such improvements. (DS, G-4)
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5. By commencing any activity related to the project or using any structure authorized by this
permit, Developer accepts all of the conditions and obligations imposed by this permit and
waives any challenge to the validity of the conditions and obligations stated therein. (CA,
G-5)

6. Developer agrees, as a condition of adoption of this resolution, at Developer’s own
expense, to indemnify, defend and hold harmless the City and its agents, officers and
employees from and against any claim, action or proceeding to attack, review, set aside,
void or annul the approval of the resolution or any condition attached thereto or any
proceedings, acts or determinations taken, done or made prior to the approval of such
resolution that were part of the approval process.  (CA, G-6)

7. Any covenants, conditions, and restrictions (CC&Rs) applicable to the project property
shall be consistent with the terms of this permit and the City Code. If there is a conflict
between the CC&Rs and the City Code or this permit, the City Code or this permit shall
prevail. (CA, G-7)

8. Developer shall complete the “Notice of Land Use Restrictions and Conditions” form,
using the form provided by the City, for recording with the Ventura County Recorder.
Before the City issues building permits, Developer shall submit the original completed,
signed and notarized document, together with the required fees to the Planning Manager.
(PL, G-8)

9. Developer shall obtain a building permit for any new construction or modifications to
structures, including interior modifications, authorized by this permit. (B, G-11)

10. Developer shall not permit any combustible refuse or other flammable materials to be
burned on the project property. (FD, G-12)

11. Developer shall not permit any materials classified as flammable, combustible, radioactive,
carcinogenic or otherwise potentially hazardous to human health to be handled, stored or
used on the project property, except as provided in a permit issued by the Fire Chief. (FD,
G-13)

12. If Developer, owner or tenant fails to comply with any of the conditions of this permit, the
Developer, owner or tenant shall be subject to a civil fine pursuant to the City Code. (CA,
G-14)

13. Prior to issuance of building permits, Developer shall correct all violations of the City Code
existing on the project property for which the Code Compliance Division has open cases.
(PL, G-15).
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PLANNING DIVISION STANDARD CONDITIONS

14. Any application for a minor modification to the project shall be accompanied by four
copies of plans reflecting the requested modification, together with applicable processing
fees. (PL, PL-2)

15. Before the City issues building permits, Developer shall include a reproduction of all
conditions of this permit as adopted by resolution of the Planning Commission and/or the
City Council in all sets of construction documents and specifications for the project. (PL,
PL-3)

16. Developer may not modify any use approved by this permit unless the Planning Division
Manager determines that Developer has provided the parking required by the City Code for
the modified use.  (PL, PL-7)

17. Developer shall pay Quimby Fees (fees for park acquisition and improvement) before
issuance of building permits. The amount of the fee shall be calculated by the Planning
Division, and verified by the Parks Division at the time of payment. (PK/B, PL-36)

PLANNING DIVISION SPECIAL CONDITIONS

18. An approved tentative map shall expire thirty-six (36) months after its approval, unless an
extension is applied for and approved by the City Council pursuant to Section 15-46 of the
City Code. (PL)

19. This permit is granted subject to related permit applications Planning and Zoning Permit
Nos. 20-500-05 (Special Use Permit for a Development Plan) and 20-535-03 (Density
Bonus Permit).  (PL)

20. Final Map shall incorporate ‘No Build’ deed restrictions within the Airport Runway
Protection Zone (RPZ) area affecting lots 12 and 13.  (PL)

AFFORDABLE HOUSING CONDITIONS
INCLUSIONARY HOUSING REQUIREMENTS

21. Inclusionary housing requirements are applicable to this project. With a base density of 22
units, 3 units (10%) must be affordable units. (Per Part 3 and 5 of Ordinance 2980) (AH)

22. The affordable units must include: (3) 3-bedroom units offered for sale to households with
annual incomes at or below 80% Area Median Income (AMI) for Ventura County (Per Part
5 (a) of Ordinance 2980) (AH)

23. Prior to offering the affordable units for sale, the Developer and Owner must submit to the
Housing Director the proposed sale amounts, for review and approval, the proposed date
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the affordable units will be offered for sale, the location of the affordable units within the
project, and any other information requested by the Housing Director. Thereafter, if the
Developer and Owner desires to change the sales price or location of any of the affordable
units, the Developer and Owner must obtain the approval of the Housing Director. (AH)

24. Not later than the date of application for the first building permit for the project, the
Developer and Owner must cause to be recorded in the office of the Ventura County
Recorder, an Inclusionary Housing Agreement approved as to form and substance by the
Housing Director. Such agreement shall identify the affordable housing units, restrict the
qualifying income of purchasers, specify the maximum housing costs for such units, and
require any purchaser of an affordable unit in the project to execute an equity share
agreement. The equity sharing agreement must meet the requirements defined in
Government Code 65915 (c)(2)(A),(B), and (C). The following applies to the equity
sharing agreement:

a. Upon resale, the seller of the unit shall retain the value of any improvements, the
down payment, and the seller’s proportionate share of appreciation. The local
government shall recapture any initial subsidy, as defined in subparagraph (B),
and its proportionate share of appreciation, as defined in subparagraph (C).

b. For purposes of this subdivision, the local government’s initial subsidy shall be
equal to the fair market value of the home at the time of initial sale minus the
initial sale price to the low-income household, plus the amount of any down
payment assistance or mortgage assistance. If upon resale the market value is
lower than the initial market value, then the value at the time of the resale shall be
used as the initial market value.

c. For purposes of this subdivision, the local government’s proportionate share of
appreciation shall be equal to the ratio of the local government’s initial subsidy to
the fair market value of the home at the time of initial sale.  (AH)

25. The Inclusionary Housing agreement shall establish specific compliance standards and
specific remedies available to the City if such compliance standards are not met. The
agreement shall, among other things, specify the number of affordable units by level of
affordability, number of bedrooms, and standards for qualifying household incomes or
other qualifying criteria. The City may collect fees for any staff time expended for
preparation of the agreement and subsequent compliance with said agreement, including
conducting eligibility reviews of prospective buyers. (AH)

26. Developer and Owner must contact the Housing Department for review and approval of the
Inclusionary Housing Agreement and resale restriction prior to recordation. (AH)

27. Developer and Owner shall submit to the Housing Director information about the income
of each prospective buyer of an affordable unit. The Housing Director shall review such
information and determine whether the prospective buyer meets the income requirements
for the unit and whether the proposed price of the unit does not exceed the affordable cost
for the income category of the prospective homeowner. (AH)
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28. The affordable units must be designed and constructed to be architecturally consistent with
and qualitatively similar to other unrestricted units in the project. The affordable units will
be dispersed throughout the project. (AH)

29. When determining the sales price of the affordable inclusionary units, the Developer and
Owner must consider that the housing costs may not be more than 30% of 80 % AMI for
Ventura County. Contact the Housing Department to assist you in calculating maximum
sales price by unit type. (Per 5(a) of Ordinance 2980). (AH)

30. The Housing Director shall monitor the sale of each affordable unit to determine
compliance with this condition. If the Housing Director determines that Developer is not
meeting the requirements of this condition, the Housing Director shall so notify Developer
and the Community Development Director in writing, and no more building permits shall
be issued for the project until the Housing Director notifies the Community Development
Director, in writing, that Developer and Owner is meeting the requirements of this
condition. (AH)

31. To the maximum extent permitted by applicable law, Developer and Owner will establish a
preference for the sale of the affordable units to qualified and otherwise low-income
households, subject to other restrictions related to funding sources. Preference will be
established as follows:

a. Households that live and work in the City of Oxnard.
b. Households that live or work in the City of Oxnard; and
c. All other households. (AH)

32. Developer and Owner will at all times maintain a list of initial applicants and subsequent
waiting lists of all persons who apply to purchase the unit, with information sufficient to
rank such persons as set forth herein. Prior to offering any Unit to a prospective buyer who
neither lives nor works in Oxnard, the Developer and Owner will offer any available unit or
units to those eligible and otherwise qualified applicants listed first in category a, and if any
units are still available then to those prospective buyers listed in category b. Developer and
Owner shall at all times make the current and prior versions of the waiting list, all
information collected relating to compliance with this condition, and other occupancy
information available to the City's Housing Director upon request. The Housing Director
shall monitor compliance with this condition. In addition to all other remedies, if the
Housing Director determines that Developer and Owner is not meeting the requirements of
this condition, the Housing Director shall so notify Developer and Owner and the
Community Development Director in writing, and no more building permits shall be issued
for the project until the Housing Director notifies the Community Development Director in
writing that Developer and Owner is meeting the requirements of this condition. (AH)

33. Affordable units provided pursuant to the City’s Inclusionary ordinance may only be
included in the calculation of affordable units provided pursuant to density bonus statutes,
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ordinances or resolutions if at least 3 of the required density bonus units also satisfy
conditions No. 21 through No. 32 above. (AH)

34. All affordable units being provided to satisfy both the City’s inclusionary housing
ordinance requirements and state density bonus requirements must include the following
housing related costs when determining the affordable housing cost at the required
affordability levels for each affordable unit:

a. Mortgage loan payments
b. Mortgage insurance payments
c. Property taxes and assessments
d. Homeowner association fees
e. Reasonable utilities allowance
f. Insurance premiums
g. Maintenance costs
h. Space rent

DENSITY BONUS REQUIREMENTS

35. Prior to issuance of the first building permit for the project, Developer and Owner shall
enter into a Density Bonus agreement in a form approved by the Housing Director and City
Attorney ensuring the continued affordability of the seven (7) units which qualified the
applicant for three (3) density bonus concessions and a 23% density bonus increase above
the base density of 22 units for a total of 27 units. The Density Bonus agreement shall be
recorded in the Office of the Ventura County Recorder. (AH)

36. The Density Bonus agreement shall establish specific compliance standards and specific
remedies available to the City of such compliance standards are not met. The agreement
shall, among other things, specify the number of affordable units by affordability level, by
number of bedrooms, standards for qualifying household incomes or other qualifying
criteria, and require any purchaser of an affordable unit in the project to execute an equity
share agreement with the City. The equity sharing agreement must meet the requirements
defined in Government Code 65915 (c)(2)(A), (B), and (C). The City may collect fees for
any staff time expended for preparation of the agreement and subsequent compliance with
said agreement, including conducting eligibility reviews of prospective buyers. The
following applies to the equity sharing agreement:

a. Upon resale, the seller of the unit shall retain the value of any improvements, the
down payment, and the seller’s proportionate share of appreciation. The local
government shall recapture any initial subsidy, as defined in subparagraph (B),
and its proportionate share of appreciation, as defined in subparagraph (C).

b. For purposes of this subdivision, the local government’s initial subsidy shall be
equal to the fair market value of the home at the time of initial sale minus the
initial sale price to the low-income household, plus the amount of any down
payment assistance or mortgage assistance. If upon resale the market value is
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lower than the initial market value, then the value at the time of the resale shall be
used as the initial market value.

c. For purposes of this subdivision, the local government’s proportionate share of
appreciation shall be equal to the ratio of the local government’s initial subsidy to
the fair market value of the home at the time of initial sale.  (AH)

37. The affordability of the seven units shall be as follows: Three (3) units must be made
available for purchase by households with incomes up to or below 80% AMI (low income)
for Ventura County and four (4) units must be made available for purchase by households
with incomes up to or below 120% AMI (moderate income), as adjusted for family size as
provided in 25 California Code of Regulations Section 6932. These units shall be
distributed throughout the Project and shall not differ in appearance, size, or amenities from
other units of the same size in the Project. Developer and Owner must meet the standards
as defined in Health and Safety Code Section 50052.5. (AH)

38. Low-Income units must meet the affordable housing cost as defined in Part 5 (a) of the
City’s Inclusionary ordinance, requiring that for low-income households, affordable
housing cost shall not exceed the product of 30% of 80% AMI for Ventura County.
Moderate Income units must meet the affordable housing cost as defined in Health and
Safety Code Section 50052.5, requiring that for moderate-income households, affordable
housing cost shall not be less than 28 percent of the gross income of the household, nor
exceed the product of 35 percent times 110 percent of area median income adjusted for
family size appropriate for the unit. (AH)

39. Prior to offering the affordable units for sale, the Developer and Owner must submit to the
Housing Director the proposed sale amounts, for review and approval, the proposed date
the affordable units will be offered for sale, the location of the affordable units, and any
other information requested by the Housing Director. Thereafter, if the Developer and
Owner desires to change the sales price or location of any of the affordable units, the
Developer and Owner must obtain the approval of the Housing Director.  (AH)

40. Developer and Owner shall submit to the Housing Director information about the income
of each prospective buyer of an affordable unit. The Housing Director shall review such
information and determine whether the prospective buyer meets the income requirements
for the unit and whether the proposed price of the unit does not exceed the affordable cost
for the income category of the prospective homeowner. (AH)

41. The Housing Director shall monitor the sale of each affordable unit to determine
compliance with this condition. If the Housing Director determines that Developer is not
meeting the requirements of this condition, the Housing Director shall so notify Developer
and the Community Development Director in writing, and no more building permits shall
be issued for the project until the Housing Director notifies the Community Development
Director, in writing, that Developer and Owner is meeting the requirements of this
condition. (AH)
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42. To the maximum extent permitted by applicable law, Developer will establish a preference
for the sale of the affordable units to qualified and otherwise eligible low and very
low-income households, subject to other restrictions related to funding sources. Preference
will be established as follows:

a. Households that live and work in the City of Oxnard.
b. Households that live or work in the City of Oxnard; and
c. All other households.  (AH)

43. Developer and Owner will at all times maintain a list of initial applicants and subsequent
waiting lists of all persons who apply to purchase the unit, with information sufficient to
rank such persons as set forth herein. Prior to offering any Unit to an applicant who neither
lives nor works in Oxnard, the Developer and Owner will offer any available unit or units
to those eligible and otherwise qualified applicants listed first in category a, and if any units
are still available then to those applicants listed in category b. Developer/ Owner shall at all
times make the current and prior versions of the waiting list, all information collected
relating to compliance with this condition, and other occupancy information available to
the City's Housing Director upon request. The Housing Director shall monitor compliance
with this condition. In addition to all other remedies, if the Housing Director determines
that Developer and Owner is not meeting the requirements of this condition, the Housing
Director shall so notify Developer and Owner and the Community Development Director
in writing, and no more building permits shall be issued for the project until the Housing
Director notifies the Community Development Director in writing that Developer and
Owner is meeting the requirements of this condition. (AH)

DEVELOPMENT SERVICES DIVISION STANDARD CONDITIONS

44. Developer shall pay plan check and processing fees in effect at the time of construction
plan submittal and shall pay development fees, encroachment permit fees, and other
applicable fees in effect at permit issuance. (DS-1)

45. Developer agrees, as a condition of approval of this resolution, to indemnify, defend and
hold harmless, at Developer’s expense, City and its agents, officers and employees from
and against any claim, action or proceeding commenced within the time period provided
for in Government Code Section 66499.37, to attack, review, set aside, void or annul the
approval of this resolution or to determine the reasonableness, legality or validity of any
condition attached thereto. City shall promptly notify Developer of any such claim, action
or proceeding of which City receives notice, and City will cooperate fully with Developer
in the defense thereof. Developer shall reimburse City for any court costs and attorney's
fees that City may be required to pay as a result of any such claim, action or proceeding.
City may, in its sole discretion, participate in the defense of any such claim, action or
proceeding, but such participation shall not relieve Developer of the obligations of this
condition. Developer’s acceptance of this resolution or commencement of construction or
operations under this resolution shall be deemed to be acceptance of all conditions thereof.
(DS-18)
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46. The conditions of this resolution shall prevail over all omissions, conflicting notations,
specifications, dimensions, typical sections, and the like, that may or may not be shown on
the improvement plans. (DS-21)

47. Prior to approval of the final map or parcel map, Developer shall provide the City Engineer
with written evidence from the Ventura County Clerk's Office that Developer has executed
and filed with the Clerk all certificates, statements and securities required by Government
Code Sections 66492 and 66493. (DS-26)

48. Developer shall dedicate to the City all water rights for the project property by title sheet
dedication on the final map or parcel map.  (DS-39)

49. Prior to release of the final map or parcel map for recordation, Developer shall provide the
City Engineer with a 100-scale base map for addressing purposes. The map shall be drawn
on 18-inch by 24-inch mylar and shall show the standard address map title block, north
arrow, street names, tract number, phase boundary and lot numbers. The City will assign
all addresses. (DS-56)

50. Prior to release of the final map or parcel map for recordation, Developer shall post
security satisfactory to the City Attorney guaranteeing that all survey monuments will be
set as required by the Government Code and the City Code. (DS-57)

DEVELOPMENT SERVICES DIVISION SPECIAL CONDITIONS

51. Developer shall process the final map associated with this permit concurrent with the site
improvement plans for Planning and Zoning permit Nos. 20-500-05 (Special Use Permit
for a Development PlanPermit) and 18-535-01 (Density Bonus Permit). The final map shall
be processed for recordation concurrent with approval of the PZ 20-500-05 and 20-535-03
site improvement plans. (DS)

52. Developer shall offer a 30-foot public dedication and locate right-of-way line to the back of
the proposed frontage sidewalks on West Second Street and West First Street, a 40-foot
public dedication for South K Street, and a 10-foot public dedication for the public alley to
the satisfaction of the City Engineer. (DS)

53. Show on Tract 6054 Final Map an easement for the Homeowner’s Association (HOA) that
provides shared use and maintenance of the proposed private alley, and onsite sewer main
and storm drain systems. All improvements in the private alley, including but not limited to
the pavement, underground sewer main and storm drain facilities, shall be privately owned
and maintained by the HOA. The Developer shall develop and record the Covenants,
Conditions, and Restrictions (“CC&Rs”) to legally bind all affected lots to the alley, storm
drain, and sewer improvements and a mechanism to collect fees necessary to maintain the
improvements through the HOA. (DS)
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54. Prior to the final map recordation, Developer shall obtain written confirmation from the
County of Ventura for the location of the Oxnard Airport Runway Protection Zone (RPZ)
area. Developer shall record a “Notice of Land Use Restrictions and Conditions” form on
Lots 12 and 13, using the form provided by the City, for recording with the Ventura County
Recorder to notify future property owners of the Oxnard Airport Runway Protection Zone
restrictions. Before the City issues building permits, Developer shall submit the original
completed, signed and notarized document, together with the required fees to the Planning
Manager. (DS, PL)

55. Developer, shall on the final map, show all easements that are no longer needed for their
intended use to be vacated. Easement vacations shall be processed through the City Council
for final approval and the Developer shall be responsible for all fees associated with the
hearing, easement vacation document preparation, and review by the City. (DS)

56. Show on the final map, an easement for the full width of the private alley to grant access to
all governmental agencies providing for the public safety, health and welfare. (DS)

TRAFFIC DIVISION SPECIAL CONDITIONS

57. Except for alley access, Developer shall relinquish on the Final Map all vehicle access
rights along West Second Street, South K Street, and West First Street. Such vehicle access
rights shall be granted to the City of Oxnard. (TR)

[SIGNATURES ON NEXT PAGE]
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PASSED, APPROVED, AND ADOPTED by the Planning Commission of the City of Oxnard on
this 2nd day of December 2021.

Daniel Chavez Jr., Chair

I hereby certify that the foregoing is a true copy of a Resolution adopted by the Planning
Commission of the City of Oxnard at a meeting held this 2nd day of December 2021, and carried
by the following vote:

AYES: Commissioner(s):

NOES: Commissioner(s):

ABSENT: Commissioner(s):

ABSTAIN: Commissioner(s):

RECUSED: Commissioner(s):

Scott Kolwitz, Secretary
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PLANNING COMMISSION
MEMORANDUM

TO: Planning Commission

FROM: Joe Pearson II, AICP, Senior Planner

DATE: December 2, 2021

SUBJECT: Project Name: Vineyard Starbucks Site Renovations; Planning and Zoning
Permit No. 21-550-01 (Major Modification to U-916 (Special Use Permit)); 2551
North Vineyard Avenue; APN: 132-0-043-215

At the meeting of November 4, 2021, the Planning Commission received staff’s presentation for
the proposed Vineyard Starbucks Site Renovations (Project) that required approval of a Major
Modification (MJMD) to U-916 (Special Use Permit). In the deliberation that followed,
Planning Commissioners raised several issues, and asked specific questions.

Subsequently, the Planning Commission voted on three motions. The first two motions were a
motion of intent to deny the project and a motion to approve the project. These two motions
failed as a result of two tie votes (3 to 3, with one Planning Commissioner absent). A third
motion was approved to continue the item to the Planning Commission's meeting of December 2,
2021. As a continued agendized item, no additional mailed or published public notices were
required. The on-site hearing notice signs were updated to indicate the December 2, 2021
continued hearing.

As a continued public hearing, the Planning Commission will first need to reopen the public
hearing, accept public comment on the item and then may proceed with deliberation on the
matter.There are no changes to the Project’s proposed site and civil plans or building designs and
elevations distributed for the November 4, 2021  meeting.

The Planning Commissioners’ questions and requests are posed below and grouped by topic.
Responses and/or references to attachments are provided by City staff, as noted.

1. How would Condition of Approval #38 be implemented?

If City staff or members of the public report issues of a backup being created which
results in vehicles spilling out into the City’s public right-of-way, City staff would begin
by contacting the business and property owner to notify them of the problem, to
understand what immediate actions the business and property owner have already taken
to resolve the issue consistent with the TDMP, and direct them to submit an appropriate
application with proposed TDMP modifications if the immediate actions are not working
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pursuant to Condition No. 38, while continuing to simultaneously work with City staff to
correct real time issues.

As part of the initial process, the City and the business team would work together to
implement short-term solutions to address the immediate issues. Following the initial
steps City staff and the applicant team would comprehensively review the TDMP,
identifying the operational issues leading to the circulation problems. Based on the issues
identified, the TDMP would be revised as directed by the Community Development
Director and Public Works Director. A similar process would be undertaken if there were
any changes proposed to the operations or site layout, if there was a potential to adversely
impact the circulation in a way that would result in a back up on to City right-of-way.

2. Can a no U-Turn sign be installed at the intersection of Vineyard Avenue and Riverpark
Boulevard?

The intersection of Vineyard Avenue and Riverpark Boulevard is a state controlled
intersection. As a result, any changes to the operation of the intersection would need to be
approved by the California Department of Transportation (Caltrans), and would
ultimately be controlled by Caltrans. The City Traffic Engineer reviewed the suggestion
that U-Turns for the SB direction from River Park Boulevard be restricted to reduce
operational or safety issues arising from the proposed development. Historical volume
data indicate that U-turns occurring from the turn lane are low for peak periods and it is
not anticipated that significant additional U-Turns will result from the change in use.
Field observations show that the U-Turns currently being conducted are not problematic
for most vehicles; however, trucks or larger vehicles may not be able to execute the turn
in one fluid motion.

No larger vehicles have been observed attempting to make U-Turns during observation
periods. At this time The City Traffic Engineer believes the current U-Turns can be made
safely and do not hinder safety or operations of the intersection due to the low volume of
occurrences and the ability for most vehicles to make the turn easily. Since the
intersection is not under the applicant’s or the City’s control, the Project cannot be
required to install signage or make other modifications to the intersection as a condition
of this permit. However, City staff will continue to monitor the location both before and
after project occupancy, and if it is determined that the U-Turns are becoming
problematic, will work with the State to determine the feasibility of establishing the no
U-Turn restriction.

3. Provide additional information on other Starbucks parking provided and queue length for
their facilities in the area.

The applicant team has provided the Starbucks Site Analysis document (Attachment A).
The applicant team has identified that there are five (5) other stores in the direct vicinity
of this store. Per the applicant team “The map highlights a gap in the Starbucks service
area.” As identified in the document the queue lengths and parking for the three closest
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drive-through Starbucks in the vicinity are provided in the chart below. Additionally, the
parking provided and queue length for this project are also included in the chart.

Starbucks Location Parking Provided Queue Length

Project Site:
Vineyard Avenue &
Riverpark Boulevard

20 spaces 16 spaces

Esplanade & Wagon Wheel
Starbucks

10 spaces 10 spaces

Gonzales & Rose
Starbucks

16 spaces 10 spaces

Victoria & Moon Starbucks 20 spaces 10 spaces

4. Is there an ability to connect the parking area on this site to the property to the north?

The property to the north is a separate property, and it is under separate ownership.
Without permission from the property owner, a connection with that property cannot be
required. However, in the event it were feasible, it would not be recommended a
connection would conflict with the existing circulation / site design of both properties. A
connection would result in a shorter queue length for the proposed project, and a
connection would likely result in a further reduction of the amount of parking available
on both properties.

For the convenience of the Planning Commission and interested parties, this memo includes the
staff report and associated attachments prepared for the Planning Commission’s public hearing
on November 4, 2021. The staff report, recommendation, and other attachments have not
changed. If the Planning Commission approves the draft Resolution attached to this memo, staff
notes it will need to be updated to reflect the multiple hearing dates in the recitals and the final
approval date.

For the convenience of the Planning Commission and interested parties, staff has pulled forward
our recommendation:

Recommendation: That the Planning Commission

a) Finds the Project to be Categorically Exempt from environmental review pursuant to
the California Environmental Quality Act (CEQA) Guidelines Section 15301
(Existing Facilities); and

b) Adopt Resolution 2021-XX approving Planning and Zoning Permit No. 21-550-01
(Major Modification to U-916 (Special Use Permit)), subject to certain findings and
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conditions.

Additionally, the required Measure M pre-recorded presentation video has not been changed, and
it can be viewed online at this address: https://youtu.be/GuM_jawL1e8.

ATTACHMENTS:

A. Starbucks Site Analysis
B. November 4, 2021 Staff Report and associated attachments.

https://youtu.be/GuM_jawL1e8
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DATE: October 27, 2021

TO: Planning Commission

FROM: Joe Pearson II, Senior Planner

SUBJECT: Project Name: Vineyard Starbucks Site Renovations; Planning and Zoning
Permit No. 21-550-01 (Major Modification to U-916 (Special Use Permit)). The
project includes modifications to an existing 2,450 sq ft drive-through fast food
restaurant building and to allow for a Starbucks drive-through coffee shop on a
0.66 acre site. The proposed improvements will consist of a small addition, facade
changes, revised signage, upgraded landscaping, new parking lot striping,
drive-through lane modification to allow for an extended queuing lane to allow
for a maximum capacity of 16 vehicles. The request also includes a request for a
parking modification to allow for a reduction in the amount of required parking
from 50 parking spaces to 35 parking spaces, including 15 spaces which are
provided via the drive-thru queue. The parking modification will also allow for 11
of the parking spaces to be compact parking spaces. The project includes a Queue
Management Plan. The Project site is located at 2551 North Vineyard Avenue
(APN: 132-0-043-215) within the General Commercial Planned Development
(C-2-PD) zone district and within the Commercial General land use designation.
Filed by Jennifer Cribbs, of Starbucks, 555 Anton Boulevard, Costa Mesa, CA
92626.

Recommendation:

That the Planning Commission
a) Find the Project to be Categorically Exempt from environmental review pursuant to the

California Environmental Quality Act (CEQA) Guidelines Section 15301 (Existing
Facilities); and

b) Adopt Resolution 2021-XX approving Planning and Zoning Permit No. 21-550-01 (Major
Modification to U-916 (Special Use Permit)), subject to certain findings and conditions.

Background:

At the request of the Applicant team, on October 21, 2021, the Planning Commission continued
the Vineyard Starbucks Site Renovations Major Modification to U-916 (Special Use Permit)
project to the Regular Meeting of  November 4, 2021, starting at 6:00 PM.

Since the October 21, 2021 Planning Commission public hearing, the Applicant team requested
modifications to select Conditions of Approval included within the draft Resolution. City
Departments and Divisions have reviewed and discussed the requested changes to the Conditions
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of Approval included in staff report Attachment G. City Departments and Divisions have agreed
to the modify conditions as specified below in the body of this memo.

Revised Conditions

Modify conditions 32, 38, 41, 65, and 94 in the draft Resolution with the following following
language:

32. Prior to building permit issuance, the developer shall provide a public improvement plan
which identifies, and includes, a connection to city fiber optic network infrastructure. This
connection shall be established by installing fiber optic infrastructure to the project's
frontage on the east side of Riverpark Blvd according to city specifications. The fiber optic
network infrastructure must be included in the project's master utility plans and installed
prior to the granting of a certificate of occupancy.

38. After implementation of the TDMP, and upon the determination of the Community
Development or Public Works Departments that the TDMP created for the drive-through
use is not functioning effectively, or upon any future modification or expansion of the
shopping center, the TDMP shall be comprehensively re-evaluated by the Community
Development and Public Works Departments. This TDMP re-evaluation work effort shall
be accompanied by a filing fee determined by the Community Development Director and
Public Works Director to address staff review time by Community Development and Public
Works staff.

41. Developer shall repair and/or replace any existing broken or damaged sidewalk, curb gutter
or asphalt paving adjacent to property due to the construction of the Project, as directed by
the City Inspector. (DS)

65. Creeping fig or similar climbing vine shall be used to dissuade the application of graffiti on
CMU walls. This specifically includes trash enclosures, where adjacent to landscaped
planters. (PD)

94. Developer shall construct the trash enclosure with a solid non-combustible roof (8-foot
minimum clearance) that prevents stormwater from entering the refuse bins. Developer
shall provide a traffic rated drainage inlet within the enclosure to catch all enclosure wash
water. This drain shall connect to the sanitary sewer system via a grease interceptor by a
gravity system. If a gravity system is proven infeasible by the Developer and approved by
the City Engineer, the connection may be waived provided that spill control design
measures are incorporated. Developer shall construct all other components of the trash
enclosure in accordance with the approved City Standard Plan on file with the Building and
Engineering Division. Developer shall finish the trash enclosure to match the major design
elements of the main structure subject to approval by the Planning Division. The location
and configuration of the enclosure shall be approved by the Environmental Resources
Division. All site refuse bins shall be stored in an approved enclosure. No objects other
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than refuse bins may be stored in the enclosure without the written permission of the
Environmental Resources Division.  (DS-80)

For the convenience of the Planning Commission and interested parties attached to this memo
are the following documents originally prepared for the Planning Commission’s public hearing
on October 21, 2021.

1. Staff Report and associated attachments.

With the exception of the draft resolution, which has been revised to incorporate the
modifications identified above and update the date of the hearing, the staff report and other
attachments have not changed. Additionally, the required Measure M pre-recorded presentation
video has not been changed, and it can be viewed online at this address:
https://youtu.be/NUnbC3J_WWY



PLANNING COMMISSION
STAFF REPORT

TO: Planning Commission

FROM: Joe Pearson II, Senior Planner

DATE: October 21, 2021

SUBJECT: Project Name: Vineyard Starbucks Site Renovations; Planning and Zoning
Permit No. 21-550-01 (Major Modification to U-916 (Special Use Permit)); 2551
North Vineyard Avenue; APN: 132-0-043-215

1) Recommendation: That the Planning Commission (“Commission”):
a) Find the Project to be Categorically Exempt from environmental review pursuant to the

California Environmental Quality Act (CEQA) Guidelines Section 15301 (Existing
Facilities); and

b) Adopt Resolution 2021-XX approving Planning and Zoning Permit No. 21-550-01
(Major Modification to U-916 (Special Use Permit)), subject to certain findings and
conditions.

2) Project Description and Applicant: The project includes modifications to an existing 2,450
square-foot drive through fast food restaurant building and to allow for a Starbucks coffee
shop on a 0.66 acre site. The proposed improvements will consist of a series of site changes
to convert the existing Wendy’s restaurant drive-through restaurant into a Starbucks
drive-through coffee shop. The changes include a small 50 square-foot addition to allow for
the relocation of the drive-through pick-up window. The resulting building will be 2,500
square feet. The exterior of the building will be renovated with new colors and materials
which will consist of tan stucco and a bronze metal roof, with a weathered copper siding.

The site layout will be reconfigured to allow for a larger vehicle queue. The revised
drive-through lane will increase the queuing capacity from 5 vehicles to 16 vehicles. The
project includes a Transportation Demand Management Plan.

Other changes include revised signage, upgraded landscaping, and new parking lot striping.

A request for an administrative parking relief is also be requested to allow for two
modifications: 1) Allow for a decrease in the number required parking spaces from 50
parking spaces to 35 parking spaces, including 15 spaces which are provided via the
drive-through queue, and 2) allow for 11 of the required parking spaces to be compact
parking spaces. The Project site is located at 2551 North Vineyard Avenue (APN:
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132-0-043-215) within the General Commercial Planned Development (C-2-PD) zone
district and within the Commercial General land use designation (Attachment A). For
purposes of this staff report, the foregoing Project Description shall be referred to as the
“Project”. Filed by Beverly Metz, of Starbucks, 555 Anton Boulevard, Costa Mesa, CA
92626 (the “Applicant”).

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

3) Existing & Surrounding Land Uses: The Project site is currently developed with the
existing Wendy’s drive-through restaurant and associated infrastructure improvements. The
Project is located in the El Rio West neighborhood. The following table lists and identifies
the General Plan Land Use Designations, Zoning Designations, and existing land uses of the
Project site and properties immediately adjacent to the site, which are also illustrated in
Attachment A:

LOCATION GENERAL PLAN ZONING EXISTING LAND USE

Project Site Commercial
General

General Commercial
Planned Development

(C-2-PD)
Fast Food Restaurant (Wendys)

North Residential Low
Single-Family Planned

Development
(R-1-PD)

Single Family

South Commercial
General

C-2-PD Shopping Center

East Commercial
General

C-2-PD Shopping Center

West Commercial
Regional

Specific Plan
(RiverPark) Fast Food Restaurant (McDonalds)

* Zoning consistent with the 2030 General Plan.

4) Background Information: The existing drive through restaurant and signage were
approved in 1980, through a Special Use Permit. Since that time the site has generally
remained unchanged, with only minor facade and landscape changes taking place.

5) Environmental Determination: In accordance with Section 15301, Class 1 (Existing
Facilities) of the State California Environmental Quality Act (CEQA) Guidelines, projects
involving “negligible or no expansion of use beyond that existing at the time of the lead
agency’s determination” may be found to be exempt from the requirements of CEQA. The
Project involves a request to convert an existing drive-through fast food restaurant to another
drive-through coffee shop. The small addition will only increase the building size by 50
square feet or approximately 2 percent, and will be within the existing developed area. Onsite
circulation will be improved through the realignment of the drive-through lane and a
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Transportation Demand Management Plan will be implemented for the site to prevent
vehicles from backing-up into adjacent roadways. As a result, this Project will not result in
any significant effects relating to traffic, noise, or air quality. No Exceptions to the
Exemptions (Section 15300.2) apply to defeat the Exemption. Therefore, staff has
determined that there is no substantial evidence that the Project will have a significant effect
on the environment and recommends that the Planning Commission direct the Planning &
Environmental Services manager to file the Notice of Exemption (Attachment C) with the
Ventura County Clerk pursuant to Section 15062 of the State CEQA Guidelines within five
(5) working days of passage, approval and adoption of the project.

6) Project Analysis:

a) General Discussion: As discussed below, the Project has been found to be consistent
with both the 2030 General Plan and the Oxnard City Code (OCC).

The Planning Commission is the decision maker for Major Modifications pursuant to
OCC §16-561(A). The modified Project is being processed with a Major Modification;
therefore, the Planning Commission is the decision maker for the project.

b) General Plan Consistency: The City’s 2030 General Plan land use designation for the
subject site is Commercial General which allows restaurants (including drive-throughs),
retail sales, and other similar uses. The existing drive-through restaurant and the proposed
Project will allow for the continuation of these types of uses. As a result, the approval of
this project has been determined to be consistent with the 2030 General Plan and the
property’s land use designation.

Consistency with the 2030 General Plan is defined by the relationship between 2030
General Plan policies and the proposed Project. The three consistency classification
levels are:
I. Direct Applicability to a Proposed Project or Program (full text of the policy and

an explanation).

II. Related or Indirect Applicability to the Proposed Project or Program (policy title
and an explanation for each or groups of related or indirectly related policies).

III. No or Distant Applicability to the Proposed Project or Program (all policies not
listed as Level I and II are assumed to be consistent).
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POLICY LEVEL POLICY OR TITLE EXPLANATION

CD-1.2 II In-fill development, priority to
mixed use

The Project site is within a developed area of the
City and qualifies as infill.

CD 4.2 &
CD 9.2 I Commercial Revitalization

and Redevelopment

The development will improve an older
development  near the 101-Freeway with a

renovated commercial building with a drive-through
and enhancements to the landscaped parking lot.

CD 9.4 I View Corridor Preservation

North Vineyard Avenue at this location is a
designated scenic corridor which requires a

landscaped buffer of at least 30 feet. The existing
parking lot is located within this 30-foot area and is
considered to be a “legal nonconforming” existing
condition.  The drive-through queue will be located
within this 30-foot paved area, but paved areas will
be removed and additional landscaping is proposed

to be installed in the 30-foot area bringing the
project site more into compliance with this standard.

ER-10.1-
&

ICS-19.2
I

Promote use of Native and
Water Wise Plants and Water
Supply Findings for Smaller

Projects

The Project incorporates native and water wise
plants and is conditioned to comply with City’s
Landscape and Water Conservation Standards

(Ordinance No. 2822) and applicable water
conservation requirements of the State of California.

CD-5.2
SH-6.4 II Compatible Land Use

The proposed building is consistent with the
allowable Commercial General land uses and will be

compatible with adjacent uses as designed, and is
not anticipated to generate nuisances.

CD-15.6 II Share of regional taxable sales
The Project will allow for the renovation of an

existing building to allow for a new business, which
will generate retail tax sales revenue to the City.

CD-14.1
CD-14.2 II

Design review process
Development Advisory

Committee (DAC) functions

The Development Advisory Committee (DAC)
review process led to changes in the Project and/or

conditions of approval that meet these Level II
policies.

CD-18.1
CD-18.5 II

Attract new businesses
Increase the availability of

land for new businesses

The Project will allow for the renovation of an
existing building to allow for new businesses to

open.

All others III All policies not listed above No or Distant Applicability to the Proposed Project.

c) Conformance with Zoning Development Standards: The proposed Project is located in
the General Commercial Planned Development (C-2 PD) zoning district. Note that the
Project has two front yard setbacks because the parcel is a corner lot. The Project is found
consistent with the applicable development standards with the approval of the Major
Modification (MJMD), to allow for an administrative parking relief under OCC
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16-651(B)(4), “Off-site parking” Decrease in required parking spaces and OCC
16-651(B)(3), “Compact parking spaces”.

C-2-PD    “GENERAL COMMERCIAL PLANNED DEVELOPMENT” ZONE

DEVELOPMENT
STANDARD

REQUIREMENT PROPOSED COMPLIES?

Max. building height
(16-137 & 16-303)

2 stories at 35 ft.  Additional stories
may be permitted as part of a SUP.

No Change, less than 35
feet

Yes

Front yard setback
(16-139)

10 ft from ultimate property line No Change, 15.16 ft Yes

Side yard setback
(16-140)

Zero when abuts another C-2 zoned
lot.

No Change, 54.875 ft Yes

Rear yard setback
(16-141)

15 feet for buildings over 16 feet in
height

No Change, 81.08 ft Yes

Off-street parking:
Required (16-622)
Rounding (16-620)
Motorcycle (16-624)
Bicycle (16-623,

16-637)
Loading (16-644)
Parking Aisle
(16-639, Figure 5)

[ADA requirements
per State Title 24
Accessibility Code]

Administrative Relief
From Parking
Provisions (16-651)

Fast Food: 1 space per 50 gsf.
2,500 gsf =50 spaces

Special design requirements are
required if a drive- through facility is
proposed.  Stacking credit in drive
through lane may count toward the
required parking at basis of one auto
per each 23 lineal feet of striped
stacking line.  A maximum credit not
to exceed 30 percent of total
requirement or no more than 20
spaces may be applied for stacking
credit, whichever is less.

Bicycle (Five Spaces) = 5

Loading space for Hotels, motels, and
restaurants = 1 space, (12 ft x 40 ft).
16-644(B)(1), “Loading zone
requirements may be modified by the
planning commission… based on the
nature of the use…design
characteristics of the project.”

Aisle Width for 90o parking = 25 ft

9 standard spaces + 11
compact spaces + Stacking
Credit of 15 Spaces = 35

Max of 15 spaces may be
counted toward stacking
credit.

6 spaces

No Change. Parking space
to be used for loading
during off hours.

Yes, subject to
approval of

administrative
relief from
parking.

Yes

Yes, subject to
Planning

Commission
approval
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Parking space sizes &
design:

Standard  (16-636 &
16-638)
Motorcycle (16-638)
Loading (16-644)

Full Size: 9 ft W x 19 ft L
may overhang 2 ft over landscape if

planter min. 5 [16-616(C)]

Compact:8 ft Wx16 ft L; Max 25%
of spaces w/admin relief (50
(Required Spaces per OCC) x
.25 = 12.5 (maximum number
of compact spaces allowed)

Motorcycle: 4 ft W x 7 ft L

Loading: 12 ft W x 40 ft L (unless
alternative approval).

Standard Parking = 9 ft x
19 ft min

11 Compact Spaces
● 10 spaces 8.6 ft W x 19

ft L
● 1 space 9 ft W x 18 ft L

Motorcycle = 4.5 ft x7 ft

Loading Area  - Standard
Parking Space (legal
nonconforming)

Yes, subject to
approval of

administrative
relief from

parking to allow
for compact

parking.

Drive-Through
Facilities
(16-647(D))

Stacking for three cars between the
order board and the pickup
window and stacking for five
cars behind the order board. (8
Spaces)

16 Spaces Yes

Parking Landscaping
(16-641):
● Along

streets/alleys
● Along interior

PLs (for lots
with 20+
spaces)

● Parking/vehicle
area (16-641)

● Landscape
fingers (16-641)

● Trees (for lots
with 20+)

● Min. 10 ft wide landscape strip
along city street

● Min. 5 ft wide side yard

● Landscape island/finger- every 10
spaces with 2 trees, 9 ft W x 20 ft L.

● Minimum 5% of area, exclusive
of any other required landscaped
area abutting a street or alley.

● Min. 1 tree for each 40’ property
line.  ft frontage

Existing Development
9’- 7.5” along the streets
(legal nonconforming)
Additional landscaping
proposed along
Vineyard Avenue.

Yes.

22.8% of the lot.

12 trees provided.

Yes

d. Site Design, Circulation, and Parking: The Project parcel, is a corner lot, which is
accessed from two existing driveways on RiverPark Boulevard. The proposed project will
not alter the overall building location and site circulation. Circulation will still be
provided in a “U” shape around the existing building. The driveway closest to the
intersection of Vineyard Avenue and Riverpark Boulevard will be a “right turn in only”
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entrance, with the second driveway being a “right turn out only” exit. To minimize onsite
conflicts the trash enclosure access is being moved from the parking lot to the alley, to
allow for pick-up without impeding onsite circulation. Also, a new site wall is proposed
along the north property line consistent with Oxnard City Code requirements for a
screening wall between commercial zones and the Single Family Residential Zone, where
they abut each other.

Due to the operational characteristics of existing Starbucks drive-through coffee shops
operating in the City of Oxnard and beyond, City staff was concerned about traffic
circulation both onsite and in the public right-of-way given the potential increase in the
drive-through demand associated with the proposed Starbucks restaurant and inadequate
vehicular queueing based on the existing configuration, which could collectively
potentially interfere or block the adjacent street system and the intersection of North
Vineyard Avenue/Riverpark Boulevard. As a result, the drive-through lane has been
redesigned to run along the perimeter of the site, to allow for a longer queue. The current
OCC requires a capacity of 8 spaces, however the current proposal provides for 16 spaces
in the drive-through. Through the Development Advisory Committee process, multiple
design alternatives were explored in coordination with various City departments,
including Planning, Building and Engineering, Traffic, Fire, and Police. The currently
proposed design was determined to best balance the onsite needs, while minimizing the
potential for off-site impacts. The proposed design allowed for an increase in queueing
capacity from 5 spaces to 16 spaces, without impacting onsite circulation. This will allow
for emergency responders access at all times, even when the site is at full operation. The
longer queue will also minimize the potential for the drive-through demand exceeding its
capacity, which would impact the adjacent streets. However, while the 16-vehicle queue
is not anticipated to be exceeded, a Draft Traffic Demand Management Plan (Attachment
D), has been developed by the applicant team, and reviewed and accepted by City staff,
which identifies both existing and future programs that can be implemented to prevent
vehicles in the queue from spilling offsite. In addition to the standard operation items,
some of the key component include:

1. Visibility and Exterior Camaras to allow for staff to monitor the drive-through
lane.

2. Prior to capacity being reached, a Starbucks staff member will be tasked with
directing cars to bypass the drive-through lane and either park, or leave the site to
return when the adequate capacity has been restored.

3. Clear directional signage.

The existing site has a total of 41 parking spaces with a stacking credit of 5 spaces, for a
total of 46 parking spaces. As a result of the improvements to the drive through lane
onsite parking has been reduced to 20 spaces with a stacking credit of 15 spaces, for a
total of 35.



Vineyard Starbucks Site Renovations; PZ No. 21-550-01 (MJMD)
Planning Commission Hearing Date: October 21, 2021
Page 8 of 11

Table 2: Parking Compliance
DEVELOPMENT PARKING

REQUIREMENT PER

OXNARD CITY

CODE

SECTION

16-622(F)

STACKING

REQUIREMENT PER

OXNARD CITY

CODE

SECTION

16-647(D)

PARKING +
STACKING

PROVIDED

TOTAL PROVIDED

Existing Wendy’s Fast Food: 1
space per 50 gsf.
2450 gsf =49
spaces

8 Spaces 41 parking spaces
+ 5 stacking
spaces

46 spaces

Proposed
Starbuck

Fast Food: 1
space per 50 gsf.
2500 gsf =50

8 Spaces 20 parking spaces
+ 16 stacking
spaces

35 spaces
(Maximum of 15
spaces can count
toward parking
requirement)

OCC Section 16-651(B)(4) allows the Planning Commission to grant administrative relief
from the parking provisions of the OCC when a requirement is shown to be excessive.
Pursuant to the OCC the applicant has provided a parking study prepared by a
professional traffic engineer registered by the State, demonstrating that the required
parking is excessive and showing the amount of parking that should be required for the
proposed use (Attachment E). The study used parking counts from a Starbucks in Costa
Mesa, which at the time was one of the company's highest grossing stores in Southern
California, and thus represents the worst case scenario. Based on the assessment,
“parking demand is typically 20 vehicles or less throughout the day, which can be readily
accommodated by the proposed parking supply at the Project. During unusual peak times
when more than 20 vehicles may wish to park at the Project Site, it is expected that this
additional demand will be absorbed by the substantial capacity provided by the proposed
enhanced drive-through lane (i.e., incoming motorists will choose to utilize the
drive-through instead of walk-in service).”

Additionally, given the close proximity of two alternative Starbucks locations, both of
which are located within approximately 0.5 miles of the proposed site, it is anticipated
that demand will be distributed minimizing the peak demand at any individual location. A
Transportation Demand Management Plan has been prepared and conditions of approval
have also been incorporated to address parking issues, in the unlikely event that they may
arise after the revised site configuration is constructed.

Lastly, the project is requesting to be allowed to provide 11 of the provided parking
spaces as compact parking spaces. While standard size spaces are required to be 9 ft
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(width) x19 ft (length), compact parking spaces are required to have minimum
dimensions of 8 ft (width) x16 ft (length). Ten of the proposed spaces are compact due to
the width of the space being 5-inches short of the standard requirement of 9 ft in width.
The 11th compact space is compact due to the length of the spaces being approximately
1-foot short of the standard requirement of 19 ft long. Given that the spaces are only
marginally short of the standard space requirements, they will still be able to safely
accommodate most vehicles in the same manner as a standard space.

The City’s Traffic Engineer finds that the proposed project, as conditioned, and in the
context of the documentation provided and reviewed demonstrate that there is sufficient
vehicle queue and parking capacity. Therefore administrative relief from this provision is
included within the MJMD application.

e) Building Design: The proposed changes include a small 50 square-foot addition to allow
for the relocation of the drive-through pick-up window. The resulting building will be
2,500 square feet. The proposed restaurant building features a facade with contemporary
stucco with new colors and materials which will consist of tan stucco and a bronze metal
roof, with a weathered copper siding.

f) Landscaping: The Project will result in an overall increase in onsite landscaping, with
the landscaping increasing from 22.8 percent of the site to 26.4 percent. The majority of
the new landscaping will be installed along North Vineyard Avenue, a designated scenic
corridor which requires a landscaped buffer of at least 30 feet. The existing parking lot is
located within this 30-foot area and is considered to be a “legal nonconforming” existing
condition. The drive-through queue will be located within this 30-foot paved area, but
paved areas will be removed and additional landscaping is proposed to be installed on
both linear sides of the drive-through queue within the 30-foot area. This new
landscaping will bring the project site more into compliance with the General Plan’s
30-foot wide landscape buffer standard. The revised site landscaping will provide
parkways and landscape areas throughout the parking lot that will feature low water use,
native and regionally adapted plants including grasses, succulents, and trees.
Additionally, 8 trees will be added throughout the property, which will assist in meeting
the requirement of 1 tree for every 40 feet of property line.

g) Signage: As part of the original Special Use Permit (U-916) a sign program was
approved to allow for the existing signage on site. The applicant is proposing to revise the
onsite site signage. Per the OCC Section 16-608, the total aggregate sign area of
advertising signs cannot exceed two square feet for each lineal foot of building on the
principal street or one square foot of sign area for each lineal foot of lot frontage on the
principal street, whichever is larger. Using North Vineyard Avenue, the maximum sign
area for the site would be 175 square feet. The aggregate sign area includes all wall signs,
both sides of the freestanding sign, and ground signs, which per the provided sign
program total approximately 166 square feet, which is in compliance with the OCC
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(Attachment F).

Drive-through signage is considered separate from the advertising signage, and are part
of the overall project approval, subject to review by the Planning Commission. The
proposed menu board signage is provided in Attachment F. Given the potential increase
in drive-through usage and the relocation of the menu board, a noise level analysis was
provided for the proposed menu board equipment. Based on the study provided and the
distance from the adjacent residential uses of approximately 50 feet, the proposed noise
levels would not exceed the maximum allowable exterior noise levels for residential (50
dBA) or commercial (60 dBA) areas, pursuant to OCC Section 7-185 (Exterior Sound
Standards).

7) Development Advisory Committee: The Project was reviewed by the Development
Advisory Committee (DAC) on March 3, 2021 and May 26, 2021. Conditions of approval
from DAC are included in the attached Resolution.

8) Community Workshop and Public Input: The Project site is located within the El Rio
West Neighborhood. On July 19th, 2021, the Project was presented to the public during the
City’s Community Workshop meeting. Notices were mailed out to property owners of the El
Rio, El Rio West, and RiverPark neighborhoods. Approximately 3,200 meeting notices were
mailed by the applicant, and the Project site was posted with Project details and Community
Workshop information. During the meeting one comment was received by a member of the
public regarding the Project. Prior to the meeting three comments were received in response
to the Community Workshop notices. The primary concerns expressed were related to traffic
and circulation. As discussed above, through the DAC process and subsequent reviews, City
staff from Planning, Building and Engineering, Traffic, Fire and Police have reviewed both
the site design and Traffic Demand Management Plan to ensure the project will not impede
traffic on the adjacent streets. Also, as conditioned if it is determined the Traffic Demand
Management Plan is not functioning as needed the City shall have the ability to re-evaluate
and amend the plan as needed.

Consistent with public noticing requirements, the Planning Commission hearing was
advertised in the newspaper, with an on-site posting, and by mail to property owners within
300 feet of the subject property. To date, Staff has not received any concerns or public
comments regarding the proposed Project.

9) Appeal Procedure: In accordance with Section 16-545 of the City Code, the Planning
Commission’s action on PZ 21-550-01 (MJMD) may be appealed to the City Council within
18 days after the decision date. Appeal forms may be obtained from the City Clerk and must
be submitted with the appropriate fees before the end of the appeal period. If an appeal is not
filed within 18 working days of the Planning Commission’s decision, the decision of the
Planning Commission shall be considered final.
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Attachments:
A. Maps (Vicinity, General Plan, Zoning, Aerial)
B. Reduced Project Plans
C. Notice of Exemption
D. Transportation Demand Management Plan
E. Parking Assessment
F. Reduced Sign Plans
G. Draft Planning Commission Resolution Approving Planning and Zoning Permit Nos.

21-550-01 (Major Modification to U-916) , subject to certain findings and conditions.
H. Staff Presentation
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VICINITY MAP

EXISTING BUILDING SQFT: 2,400 SQFT
LOT SIZE: +/-0.66 ACRES

REQUIRED PARKING

EXISTING ZONE: C2PD
PARKING REQUIRED (1 PER 50 SQFT): 48 SPACES

EXISTING PARKING

EXISTING PARKING SPACES: 42 SPACES
DRIVE-THRU STACKING CREDIT (1 PER 23 LNFT): 105 LNFT / 23  = 5 

TOTAL: 47 

SITE SUMMARY

N

PROJECT ADDRESS: 2551 E. VINEYARD AVE.
OXNARD, CA 93036

APN: 132-0-043-214

SCOPE OF WORK

REPURPOSE AN EXISTING RESTAURANT BUILDING WITH DRIVE-THRU 
FOR A NEW TENANT. EXTERIOR MODIFICATIONS ARE DRIVE-THRU 
BUMP OUT AND WINDOW ADDITION (40 SQFT REMOVED/ 60 SQFT 
ADDED) AND PAINT/FINISHES FOR REBRANDING. SITE MODIFICATIONS 
INCLUDE ADDITIONAL ACCESSIBLE PARKING STALL AND NEW CURB AT 
THE DT LANE. THERE IS NO CHANGE IN USE. 

PROJECT SUMMARY

N

TURE REFERENCE

BUILDING

BUILDING INFORMATION

LOT SIZE

EXISTING PROPOSED

2,400 SQFT (8.3%)

+/-0.66 ACRES(+/-28,750 SQFT)

2,500 SQFT (8.7%)

PAVING 19,796.4 SQFT (68.9%) 18,832 SQFT (65.5%)

LANDSCAPE 6,553.6 SQFT (22.8%) 7,418 SQFT (25.8%)
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PROPOSED SITE PLAN

PROPOSED BUILDING SQFT: 2,500 SQFT
GROSS LAND: +/-0.66 ACRES

+/-28,750 SQFT

LAND COVERAGE:

BUILDING: 8.7%(2,500 SQFT)
PAVING: 65.5%(18,832 SQFT)
LANDSCAPE: 25.8%(7,418 SQFT)

REQUIRED PARKING

EXISTING ZONE: C2PD
PARKING REQUIRED (1 PER 50 SQFT): 48 SPACES

EXISTING PARKING

EXISTING PARKING SPACES: 42 SPACES
DRIVE-THRU STACKING CREDIT (1 PER 23 LNFT): 105 LNFT / 23  = 5 

TOTAL: 47 

PROPOSED PARKING

PROPOSED PARKING SPACES: 20 SPACES
DRIVE-THRU STACKING CREDIT (1 PER 23 LNFT): 368 LNFT / 23  = 16 

TOTAL: 36

PROPOSED BIKE RACK: 6 SPACES

N

SITE SUMMARY

N

TRUE REFERENCE

NOTE: THE DELIVERY TIME IS 4AM AND THE LOADING 
VEHICLE WILL USE ONE STANDARD PARKING SPACE.

BUILDING

BUILDING INFORMATION

LOT SIZE

EXISTING PROPOSED

2,450 SQFT (8.5%)

+/-0.66 ACRES(+/-28,750 SQFT)

2,500 SQFT (8.7%)

PAVING 19,755.4 SQFT (68.7%) 18,669 SQFT (64.9%)

LANDSCAPE 6,553.6 SQFT (22.8%) 7,581 SQFT (26.4%)

BUILDING HEIGHT

PARKING 47 36
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(N) STOP SIGNAGE

TYP.

20' - 0"

(E) BUILDING WITH 
(N) COFFEE SHOP TENANT

2,500 SQFT

(N) COMPACT PARKING STALL -  
REPAINT STRIPING AS NEEDED

(N) STANDARD PARKING 
STALL -  REPAINT STRIPING 

AS NEEDED

CURBSIDE PICKUP 
PARKING STALLS

(N) ACCESSIBLE STALL
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PROPOSED SITE PLAN

PROPOSED BUILDING SQFT: 2,500 SQFT
GROSS LAND: +/-0.66 ACRES

+/-28,750 SQFT

LAND COVERAGE:

BUILDING: 8.7%(2,500 SQFT)
PAVING: 65.5%(18,832 SQFT)
LANDSCAPE: 25.8%(7,418 SQFT)

REQUIRED PARKING

EXISTING ZONE: C2PD
PARKING REQUIRED (1 PER 50 SQFT): 48 SPACES

EXISTING PARKING

EXISTING PARKING SPACES: 42 SPACES
DRIVE-THRU STACKING CREDIT (1 PER 23 LNFT): 105 LNFT / 23  = 5 

TOTAL: 47 

PROPOSED PARKING

PROPOSED PARKING SPACES: 20 SPACES
DRIVE-THRU STACKING CREDIT (1 PER 23 LNFT): 368 LNFT / 23  = 16 

TOTAL: 36

PROPOSED BIKE RACK: 6 SPACES

N

SITE SUMMARY

N

TRUE REFERENCE

NOTE: THE DELIVERY TIME IS 4AM AND THE LOADING 
VEHICLE WILL USE ONE STANDARD PARKING SPACE.

BUILDING

BUILDING INFORMATION

LOT SIZE

EXISTING PROPOSED

2,450 SQFT (8.5%)

+/-0.66 ACRES(+/-28,750 SQFT)

2,500 SQFT (8.7%)

PAVING 19,755.4 SQFT (68.7%) 18,669 SQFT (64.9%)

LANDSCAPE 6,553.6 SQFT (22.8%) 7,581 SQFT (26.4%)

BUILDING HEIGHT

PARKING 47 36

21FT

DEMO 40 SQFT ADDITION 90 SQFT-

2,450  SQFT
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PROPOSED SITE PLAN

PROPOSED BUILDING SQFT: 2,500 SQFT
GROSS LAND: +/-0.66 ACRES

+/-28,750 SQFT

LAND COVERAGE:

BUILDING: 8.7%(2,500 SQFT)
PAVING: 65.5%(18,832 SQFT)
LANDSCAPE: 25.8%(7,418 SQFT)

REQUIRED PARKING

EXISTING ZONE: C2PD
PARKING REQUIRED (1 PER 50 SQFT): 48 SPACES

EXISTING PARKING

EXISTING PARKING SPACES: 42 SPACES
DRIVE-THRU STACKING CREDIT (1 PER 23 LNFT): 105 LNFT / 23  = 5 

TOTAL: 47 

PROPOSED PARKING

PROPOSED PARKING SPACES: 20 SPACES
DRIVE-THRU STACKING CREDIT (1 PER 23 LNFT): 368 LNFT / 23  = 16 

TOTAL: 36

PROPOSED BIKE RACK: 6 SPACES

N

SITE SUMMARY

N

TRUE REFERENCE

NOTE: THE DELIVERY TIME IS 4AM AND THE LOADING 
VEHICLE WILL USE ONE STANDARD PARKING SPACE.

BUILDING

BUILDING INFORMATION

LOT SIZE

EXISTING PROPOSED

2,450 SQFT (8.5%)

+/-0.66 ACRES(+/-28,750 SQFT)

2,500 SQFT (8.7%)

PAVING 19,755.4 SQFT (68.7%) 18,669 SQFT (64.9%)

LANDSCAPE 6,553.6 SQFT (22.8%) 7,581 SQFT (26.4%)

BUILDING HEIGHT

PARKING 47 36

21FT

DEMO 40 SQFT ADDITION 90 SQFT-
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PROPOSED  SIGNAGE  &  BIKE  RACK  DETAIL
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Panels are .080" routed aluminum with 1/2" radius corners.  

Manufacture two-hundred (200) single face parking signs. 
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DIRECTIONAL  SIGNAGE EXIT  ONLY/THANK  YOU  SIGNAGE CLEARANCE  BAR

PRE-­MENU  BOARD DIGITAL  ORDER  SCREEN 5-­PANEL  MENU  BOARD
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10’-­4”  X  19’-­4”  TRASH  ENCLOSURE  WILL  BE  
PROVIDED  TO  ACCOMMODATE  DOUBLE  4  
YARD  DUMPSTERS  AND  DOUBLE  64  GALLON  
TOTES.
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COMMUNITY DEVELOPMENT DEPARTMENT
OXNARD PLANNING DIVISION
214 SOUTH C STREET
OXNARD, CALIFORNIA 93030

NOTICE OF EXEMPTION

Project Description: Vineyard Starbucks Site Renovations; PZ No. 21-550-01 (Major Modification to U-916
(Special Use Permit)): The project includes modifications to an existing 2,450 square-foot drive-through fast
food restaurant building and to allow for a Starbucks coffee shop on a 0.66 acre site. The proposed
improvements will consist of a small addition, facade changes, revised signage, upgraded landscaping, new
parking lot striping, drive-through lane modification to allow for an extended queuing lane to allow for a
maximum capacity of 16 vehicles. The request also includes a request for a parking modification to allow for a
reduction in the amount of required parking from 50 parking spaces to 35 parking spaces, including 15 spaces
which are provided via the drive-thru queue. The parking modification will also allow for 11 of the parking
spaces to be compact parking spaces. The project includes a Queue Management Plan. The Project site is located
at 2551 North Vineyard Avenue (APN: 132-0-043-215) within the General Commercial (C-2) zone district and
within the Commercial General land use designation. Filed by Beverly Metz, of Starbucks, 555 Anton
Boulevard, Costa Mesa, CA 92626.

Finding: The Planning Division of the Community Development Department of the City of Oxnard has
reviewed the above proposed project and found it to be exempt from the provisions of the California
Environmental Quality Act (CEQA).

☐ Ministerial Project
☒ Categorical Exemption
☐ Statutory Exemption
☐ Emergency Project
☐ Quick Disapproval [CEQA Guidelines, 14 Cal. Code of Regs. 15270]
☐ No Possibility of Significant Effect [CEQA Guidelines, 14 Cal. Code of Regs. 15061(b)(3)]

Supporting Reasons: In accordance with Section 15301, Class 1 (Existing Facilities) of the State California
Environmental Quality Act (CEQA) Guidelines, projects involving “negligible or no expansion of use beyond
that existing at the time of the lead agency’s determination” may be found to be exempt from the requirements
of CEQA. The Project involves a request to convert an existing drive-through fast food restaurant to another
drive-through coffee shop. The small addition will only increase the building size by 50 square feet or
approximately 2 percent, and will be within the existing developed area. Onsite circulation will be improved
through the realignment of the drive-through lane and a Transportation Demand Management Plan will be
implemented for the site to prevent vehicles from backing-up into adjacent roadways. As a result, this Project
will not result in any significant effects relating to traffic, noise, or air quality. No Exceptions to the Exemptions
(Section 15300.2) apply to defeat the Exemption.

Based on the above exemption and in accordance with CEQA, the Planning Commission has determined that
there is no substantial evidence that the project will have a significant effect on the environment, the project is
Categorically Exempt from the provisions of CEQA, there is no requirement to prepare an environmental
document, and hereby authorizes and directs the Planning and Environmental Services Manager to file a Notice
of Exemption with the Ventura County Clerk.

______________________________
(Date)

_______________________________
Scott Kolwitz,
Planning & Environmental Services Manager
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Transportation Demand Management Plan 

Prepared for: The City of Oxnard 

Prepared by: MCG Architecture 

Revised: June 21, 2021 

 

Per the U.S. Department of Transportation, transportation demand management (TDM), or simply 

demand management, is defined a set of strategies aimed at maximizing traveler choices.  The following 

are several performance-based approaches that Starbucks employs nationwide to provide customers 

with the maximum number of choices to make purchases from a store, while mitigating the impacts to 

regular traffic flow. 

1. Intentional Site Selection 

a. Careful consideration is given to each site to ensure customers will have many 

convenient options for transportation.  This particular site is directly adjacent to a bus 

stop, providing a ride share option.  It is also within walking distance of both single and 

multi-family developments as well as the Martinez & Vineyard Shopping Centers. 

b. These items are indicated on the Site Plan attached by numbers ①. 

 

2. Effective Site Planning & Data-Driven Menu Board Placement 

a. For this project, Starbucks engaged with MCG Architecture for over a year to determine 

the most efficient site plan design given the constraints of this existing site.  Countless 

iterations focused balancing parking requirements with drive-thru stacking length.  

Particular attention was given to traffic flow and safety. 

b. Through its many drive-thru locations already in operation, Starbucks has gathered 

extensive data on the most efficient placement of the menu board so that the flow of 

customers is steady.  After customers place their order, they proceed to the pick-up 

window where their drink is simultaneously ready.  Every effort is made to reduce 

waiting time at any given point. 

 

3. “Mobile Order & Pay” or MOP 

a. Starbucks launched “Mobile Order & Pay” in 2015, combining the company’s existing 

payment system with new online ordering features that let you order ahead for pickup 

at stores.  According to an earnings document published on Oct. 1, 2020, almost a 

quarter of all transactions (24%) at Starbucks stores in the US are mobile orders through 

the company’s app.1,2 

b. How it works: Customers place their orders (including payment) ahead of time using the 

Starbucks Mobile App.  When the customer arrives at the store, they will find their order 

is ready for them to pick up on the counter.   

c. The MOP program relieves orders placed in the drive-thru lane and customers are in and 

out of parking stalls within a few minutes at most. 

d. Designated parking stalls for this program are indicated on the Site Plan attached by 

number ②. 



 

4. Curbside Pick-up 

a. Starbucks’ customers have evolved an increased desire for flexibility and convenience.  

In response, Starbucks added Curbside Pick-up options to many locations to further 

increase the efficiency of the “Mobile Order & Pay” program by bringing offerings out to 

the car rather than requiring the customer to enter the store. 

b. How it works: Customers place their orders (including payment) ahead of time using the 

Starbucks Mobile App.  When a customer arrives at the store, they are able to check in 

using the same app and note which spot they are parked in.  Starbucks Partners are 

alerted to the customer’s arrival and bring the order directly out to the car. 

c. The Curbside Pick-up program relieves orders placed in the drive-thru lane and 

customers are in and out of parking stalls within a few minutes at most. 

d. Designated parking stalls for this program are indicated on the Site Plan attached by 

number ③. 

 

5. Delivery in partnership with UberEats 

a. With customers shifting preferences towards delivery rather than dining-in, Starbucks 

has partnered with UberEats to introduce a new choice for customer convenience. 

b. How it works: Customers place their orders through the UberEats app.  Orders are 

prepared similar to the “Mobile Order & Pay” and Curbside Pick-up programs.  A 

delivery driver, designated by UberEats, picks up the order(s) and delivers it/them to the 

customer. 

c. The Delivery program relieves orders placed in the drive-thru lane and the parking lot.  It 

is possible for multiple orders to be picked up at once.  Delivery drivers are in and out of 

parking stalls within a few minutes at most. 

d. There are no specific designated parking stalls for this program, however, delivery 

drivers are eligible to use the “Mobile Order & Pay” designated stalls, indicated on the 

Site Plan attached by number ②. 

 

6. Flexible or Hand-Held Order Point(s) 

a. A new program, which is currently being developed and tested at select locations, 

allows for orders and payment to be taken ahead of the fixed Order Point.  The 

feedback from this pilot program will aid the company in determining its effectiveness 

and most impactful times for deployment. 

b. How it works: The Handheld Order Point will be used to take orders earlier, allowing 

labels to be printed earlier and potentially providing more time to prepare orders, when 

necessary as determined by the store’s operators. 

c. Starbucks is currently assessing stores that are good candidates for this trial program. 

d. The potential location of this kiosk is indicated on the attached Site Plan by number ④. 

 

1‘Starbucks Mobile Order & Pay Now Available to Customers Nationwide’ 2015, Stories.Starbucks.com, 22 September 2015, Accessed 22 

April 2021 <https://stories.starbucks.com/stories/2015/starbucks-mobile-order-pay-now-available-to-customers-nationwide/> 

2Campbell, Ian 2020 ‘Starbucks says nearly a quarter of all US retail orders are placed from a phone’, The Verge, 30 October 2020, 

Accessed 21 April 2021 https://www.theverge.com/2020/10/30/21540908/starbucks-app-q4-earnings-mobile-payments 



Site Specific Performance-Based Measures & Mitigation 

A. Visibility & Exterior Cameras 

a. The Site Plan for Starbucks at Vineyard & Riverpark is designed with a direct line-of-

sight from the Starbucks partner at the point of sale to the 15th & 16th cars in the 

drive-thru lane.  This will allow the partner to observe and monitor the traffic flow 

throughout the day.  See Site Plan number ⑤. 

b. At least one (1) exterior camera will be mounted to face the drive-thru lane.  This 

will also allow partners in the Back of House and the Store Manager to observe the 

flow as a second set of eyes.  See Site Plan number ⑥. 

 

B. Signage & Directional Markings 

a. Directional arrows shall be placed on the pavement at the entry drive aisle to clearly 

define thru-traffic from drive-thru traffic. See Site Plan number ⑦. 

b. Additional pole-mounted signage will be placed at the entry to the site indicating 

that cars should not overflow onto the street and block traffic.  See Site Plan 

number ⑧. 

 

C. Partner-Guided Traffic Flow 

a. Should the traffic exceed the capacity of the drive-thru lane and if it is safe to do so, 

a Starbucks partner may be tasked with directing cars to bypass the drive-thru lane 

and either park, or leave the site to return when the traffic backup is mitigated.  See 

Site Plan number ⑨. 

 

D. Example Decision-Making Metrics 

a. Starbucks partners and the Store Manager will have the ability to implement and 

modify this plan based on observed performance metrics as follows: 

i. 0-7 cars observed in lane: No action; typical traffic flow 

ii. 8-11 cars observed in lane: Observations are vocally shared with all 

partners to increase efficiency where possible. 

iii. 12-15 cars observed in lane: Store Manager is aware of the situation and 

designates an available partner to prepare to direct traffic, if needed; Store 

Manager deploys traffic mitigation methods including but not limited to 

those discussed in this TDM plan. 

iv. 16+ cars observed: Store Manager deploys designated partner to direct 

traffic on-site. 
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MEMORANDUM 

O:\0539\memo\Parking Assessment - 2551 E. Vineyard SBUX (10.07.21).docx 

To: John Schmid 
MCG Architecture 

Date: October 7, 2021 

From: David S. Shender 
Linscott, Law & Greenspan, Engineers 

LLG Ref: 5-21-0539-1 

Subject: 
Parking Assessment for the Proposed Starbucks Coffee Shop at 2551 
East Vineyard Avenue in the City of Oxnard 

 
This parking assessment has been prepared by Linscott, Law & Greenspan, Engineers 
(LLG) for the proposed Starbucks coffee shop (the “Project”) at 2551 East Vineyard 
Avenue (the “Project Site”) in the City of Oxnard.  The Project Site is located at the 
northwest corner of the Vineyard Avenue/Riverpark Boulevard intersection.  LLG 
understands the Project proposes to provide a supply of on-site vehicle parking that is 
less than what would otherwise be required based on the City of Oxnard Municipal 
Code.  Thus, the purpose of this memorandum is to provide an assessment as to 
whether the proposed supply of parking spaces would adequately serve the expected 
peak parking demand generated by the proposed Starbucks. 
 
 
Project Description 
 
The Project Site is currently occupied by a Wendy’s drive-through restaurant 
providing 2,450 square feet of building floor area, as well as an existing drive-
through lane and vehicle parking.  LLG understand the Project proposes to remodel 
the Project Site to accommodate a Starbucks coffee shop with drive-through service.  
The Project site plan is provided on Figure 1 attached to this memorandum.  The 
building size is proposed to increase slightly to 2,500 square feet in size.  In addition, 
the existing drive-through lane and parking area will be reconfigured so as to increase 
the vehicle stacking capacity within the drive-through lane.  As shown on Figure 1, 
the Project Site will provide 20 vehicle parking spaces and the reconfigured drive-
through lane will accommodate 15 queued vehicles.  In addition, six bicycle parking 
spaces will be provided on-site.  
 
 
Code Parking  
 
Section 16-622 within the City of Oxnard Municipal Codes provides the off-street 
parking requirements for various land uses, including restaurants with drive-through 
services.  Subsection (F) of Section 16-622 provides the following off-street parking 
requirements applicable to the Project: 
 

 One parking space per 50 square feet of gross (building) floor area; and 
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 Stacking credit in drive through lane may count toward the required parking at 
basis of one auto per 23 lineal feet of striped stacking line.  A maximum credit 
not to exceed 30 percent of total requirement or no more than 20 spaces may 
be applied for stacking, whichever is less. 

 
Table 1 below provides the Code parking analysis for the Project.   
 
 

Table 1 
Code Parking Analysis 

 

Project Feature 
Code Parking 
Requirement 

Project Site Required Parking 

Starbucks Building 1 space/50 s.f. 2,500 s.f. 50 spaces 

Drive-Through 
Lane 

Credit of 1 space 
per 23 lineal feet of 
vehicle stacking [a] 

345 feet of drive-
through lane stacking 

(15) spaces 

Total   35 spaces 
[a] City Code limits drive-through lane parking credit to 30% of required parking (i.e., 15 spaces for 
this Project) or 20 spaces, whichever is less. 
 
 
As previously noted, the Project proposes to provide 20 vehicle parking spaces, which 
is less than the Code requirement for 35 parking spaces.  Thus, additional review has 
been conducted to assess whether the Project’s proposed supply of 20 parking spaces 
will adequately accommodate the forecast parking demand generated by the Project. 
 
 
Starbucks Parking Demand Data 
 
Parking demand data related to Starbucks was reviewed for purposes of assessing the 
adequacy of the proposed on-site parking supply at the Project Site.  In March 2013, 
LLG collected parking demand data at an existing Starbucks coffee shop located at 
450 East 17th Street in the City of Costa Mesa (the “Costa Mesa Starbucks”).  The 
Costa Mesa Starbucks provides 2,356 square feet of building floor area, which is 
similar to the Project (2,500 square feet).  In addition, the Costa Mesa Starbucks 
provides a drive-through lane, as well as vehicle parking for walk-in service.  While 
the vehicle parking supply at the Costa Mesa Starbucks (35 spaces) is greater than the 
proposed Project Site, the capacity of the drive-through lane is less (accommodating 
approximately 10 cars) when compared to the Project. It is noted that at the time the 
parking counts were conducted at the Costa Mesa Starbucks, the adjoining tenant 
space (currently occupied by a Mendocino Farms) was vacant. 
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Table A attached to this memorandum provides a summary of the parking utilization 
data collected hourly from 7:00 a.m. to 10:00 p.m. at the Costa Mesa Starbucks over 
four days (Wednesday through Saturday) in 2013.  In review of Table A, the 
following is noted: 
 

 The 85th percentile of parking demand was calculated to be 17 spaces utilized.  
The 85th percentile factor is a commonly used by traffic engineers, for 
example, in determining the appropriate length of left and right-turn lanes at 
intersections.  By comparison, the Project proposes to provide 20 on-site 
parking spaces, exceeding the 85th percentile factor from the Costa Mesa 
Starbucks data. 
 

 There were four instances over the four days of counts (e.g., 9:00 and 10:00 
a.m. on Wednesday, 8:00 a.m. on Thursday, and 12:00 p.m. on Saturday) 
when the number of parked vehicles exceeded 20.   

 
It is noted that at the time of the parking survey at the Costa Mesa Starbucks in 2013, 
Starbucks management had stated this was one of the highest revenue locations in 
Southern California.  Also, as additional Starbucks locations have opened in the 
vicinity of the Costa Mesa Starbucks since the time of the parking survey, parking 
demand at the site has been reduced.  Thus, the parking demand data can be 
considered as highly conservative (“worst case”). 
 
 
Parking Assessment 
 
Based on the parking demand data from the Costa Mesa Starbucks, it can be 
concluded that the proposed parking supply at the Project would adequately 
accommodate the parking demand generated at the Project Site.  As shown from the 
Costa Mesa Starbucks data, parking demand is typically 20 vehicles or less 
throughout the day, which can be readily accommodated by the proposed parking 
supply at the Project.  During unusual peak times when more than 20 vehicles may 
wish to park at the Project Site, it is expected that this additional demand will be 
absorbed by the substantial capacity provided by the proposed enhanced drive-
through lane (i.e., incoming motorists will choose to utilize the drive-through instead 
of walk-in service).   
 
In conclusion, based on the parking demand data provided by an existing Starbucks 
location, it is expected that the Project will provide sufficient vehicle parking to 
accommodate the forecast peak demand. 
 
cc: File 

 



FIGURE 1

SITE PLAN

STARBUCKS - 2551 E. VINEYARD AVENUE

SOURCE: MCG ARCHITECTURE

LINSCOTT, LAW & GREENSPAN, engineers

N



Wednesday Thursday Friday Saturday Surplus/Deficiency
March 13, 2013 March 14, 2013 March 15, 2013 March 16, 2013 Maximum (+/-)

15 16 12 7 16 19
20 30 17 17 30 5
25 19 19 13 25 10
21 18 17 20 21 14
15 11 11 18 18 17
14 12 7 23 23 12
13 12 10 19 19 16
14 10 9 15 15 20
12 11 8 11 12 23
13 12 9 10 13 22
6 9 6 7 9 26

13 6 4 6 13 22
9 9 3 6 9 26
5 8 0 4 8 27
1 2 0 1 2 33
1 0 0 0 1 34

Note:
[1] Counts conducted by National Data and Surveying Services (NDS).
During the time of the counts 35 spaces were available for parking at 450 E. 17th Street.

Indicates 85th percentile and greater values.  The 85th percentile of parked vehicles is calculated to be 17 vehicles.
Indicates peak demand.
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TABLE A
STARBUCKS PARKING SURVEY [1]
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ATTACHMENT
G

RESOLUTION NO. 2021-XX
(MAJOR MODIFICATION TO U-916)



RESOLUTION NO. 2021 - XX

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
OXNARD APPROVING PLANNING AND ZONING PERMIT NO. 21-550-01
(MAJOR MODIFICATION TO U-916 (SPECIAL USE PERMIT)) TO ALLOW
FOR MODIFICATIONS TO AN EXISTING 2,450 SQUARE-FOOT
DRIVE-THROUGH FAST FOOD RESTAURANT BUILDING AND TO
ALLOW FOR A 2,500 SQUARE-FOOT STARBUCKS DRIVE-THROUGH
COFFEE SHOP ON A 0.66 ACRE PROJECT SITE AND ADMINISTRATIVE
PARKING RELIEF TO DECREASE THE NUMBER OF REQUIRED PARKING
SPACES FROM 50 TO 35 (INCLUDING 15 SPACES WHICH ARE PROVIDED
VIA THE DRIVE-THROUGH QUEUE) AND TO ALLOW FOR 11 COMPACT
PARKING SPACES, LOCATED AT 2551 NORTH VINEYARD AVENUE (APN:
132-0-043-215), SUBJECT TO CERTAIN FINDINGS AND CONDITIONS.
FILED BY BEVERLY METZ, OF STARBUCKS, (APPLICANT) 555 ANTON
BOULEVARD, COSTA MESA, CA 92626.

WHEREAS, on February 12, 2021, Jennifer Cribbs (the “Applicant” and/or “Permittee”)
submitted a request to allow for modifications to an existing 2,450 square-foot
drive-through fast food restaurant building to allow for a Starbucks drive-through coffee
shop on a 0.66 acre site. The proposed improvements will consist of a small addition,
facade changes, revised signage, upgraded landscaping, new parking lot striping,
drive-through lane modification to allow for an extended queuing lane to allow for a
maximum capacity of 16 vehicles. The request also includes a request for a parking
modification to allow for a reduction in the amount of required parking from 50 parking
spaces to 35 parking spaces, including 15 spaces which are provided via the
drive-through queue. The parking modification will also allow for 11 of the parking
spaces to be compact parking spaces. The project includes a Transportation Demand
Management Plan. The project is located in the General Commercial Planned
Development (C-2-PD) zone at 2551 North Vineyard Avenue (APN: 132-0-043-215); and

WHEREAS, on November 4, 2021, the Planning Commission of the City of Oxnard (“Planning
Commission”) conducted a duly noticed public hearing, and received and reviewed all
written and oral evidence related to the proposed Project, to consider the Applicant’s
request to approve Planning and Zoning Permit No. 21-550-01 (Major Modification) to
allow for modifications to an existing 2,450 square foot drive-through fast food restaurant
building to allow for a Starbucks coffee shop on a 0.66 acre site (the “Project”), in
accordance with Section 16-561 of the Oxnard City Code (OCC) and to allow for a
parking modification to allow for 1) a reduction in the amount of required parking from
50 parking spaces to 35 parking spaces, including 15 spaces which are provided via the
drive-through queue, and 2) a parking modification to allow for 11 of the parking spaces
to be compact parking spaces in accordance with Section 16-651 of the OCC; and

WHEREAS, Sections 16-561, 16-651(B)(3) and 16-651(B)(4) of the OCC authorize the Planning
Commission to approve a Major Modification and relief from parking requirements; and
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WHEREAS, the Planning Commission finds, after due study, deliberation and public hearing, that
the project meets the criteria set out in Sections 16-651(B)(3) and 16-651(B)(4) of the
OCC; and

WHEREAS, the Project has been reviewed by the Development Advisory Committee (DAC) and
the DAC has prepared conditions of approval that are incorporated within the
recommended permits; and

WHEREAS, the Planning Commission finds that the Project conforms to the City of Oxnard
2030 General Plan elements thereof and the Oxnard City Code for the reasons set forth in
the Planning Commission Staff Report; and

WHEREAS, the Planning and Environmental Services Division has completed a preliminary
environmental assessment of the Project in accordance with the California Environmental
Quality Act (CEQA) and determined that the Project is subject to a Class 1 Categorical
Exemption (Section 15301). Further, the project does not trigger any of the Exceptions to
the Exemptions (15300.2):

A. Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the
project is to be located. A project that is ordinarily insignificant in its impact
on the environment may in a particularly sensitive environment be
significant. Therefore, these classes are considered to apply to all instances,
except where the project may impact on an environmental resource of
hazardous or critical concern where designated, precisely mapped, and
officially adopted pursuant to law by federal, state, or local agencies.

The project site has a 2030 General Plan land use designation of Commercial
General and is in the General Commercial - Planned Development (C-2-PD)
zoning designation. The project is currently developed with an existing fast food
drive-through restaurant and is surrounded by other commercial and residential
urban development. The project site and adjacent sites do not contain any known
environmental resource of hazardous or critical concern. Therefore, the project
will have no impact on an environmental resource of hazardous or critical
concern.

B. Cumulative Impact. All exemptions for these classes are inapplicable when
the cumulative impact of successive projects of the same type in the same
place, over time is significant.

The existing development consists of a drive-through fast food restaurant. The
proposed development would intensify the use and modify the operational
characteristics of the existing development to allow the proposed drive-through
coffee shop, but the project also includes site modifications which are intended to
improve the site conditions including circulation and aesthetics. As such, the
proposed Project is consistent with the 2030 General Plan and Oxnard City Code
and is compatible with the physical scale and character of allowable development
in the project area. Any projects requiring discretionary approval would be
analyzed with the General Plan and the Oxnard City Code for consistency and
CEQA for any potential impacts. Therefore, the project will have no significant
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cumulative impact.

C. Significant Effect. A categorical exemption shall not be used for an activity
where there is a reasonable possibility that the activity will have a significant
effect on the environment due to unusual circumstances.

The existing development consists of a drive-through fast food restaurant. The
proposed development would intensify the use and modify the operational
characteristics of the existing development to allow the proposed drive-through
coffee shop, but the project also includes site modifications which are intended to
improve the site conditions including circulation and aesthetics. The proposed
site improvements will not result in an unusual circumstance that would cause the
project to have a significant effect on the environment. The Project will not alter
the urban development (commercial and residential) character of the surrounding
development and the property does not contain any unusual environmental
characteristics as the property will be surrounded on all sides by commercial and
residential development. Therefore, the Project will not have a significant effect
on the environment due to unusual circumstances.

D. Scenic Highways. A categorical exemption shall not be used for a project
which may result in damage to scenic resources, including but not limited to,
trees, historic buildings, rock outcroppings, or similar resources, within a
highway officially designated as a state scenic highway. This does not apply to
improvements, which are required as mitigation by an adopted negative
declaration or certified EIR.

The Project is not located in or adjacent to a state designated scenic highway.

E. Hazardous Waste Sites. A categorical exemption shall not be used for a
project located on a site, which is included on any list compiled pursuant to
Section 65962.5 of the Government Code.

The proposed project site is not included on any list compiled pursuant to Section
65962.5 of the Government Code.

F. Historical Resources. A categorical exemption shall not be used for a project,
which may cause a substantial adverse change in the significance of a
historical resource.

The project site does not contain an existing or potential landmark, point of
interest, or historic resource, and it is not located within an existing, proposed, or
potential Historic District. Therefore, the proposed project will not cause a
substantial adverse change in the significance of a historical resource.

WHEREAS, the Planning Commission finds after due study and deliberation that the that the
applicant agrees with the necessity of and accepts all elements, requirements, and
conditions of this Resolution as being a reasonable manner of preserving, protecting,
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providing for, and fostering the health, safety, and welfare of the citizenry in general and
the persons who work, visit or live in this development in particular. .

NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY
OF OXNARD:

SECTION 1. Based on the entire record before the Planning Commission and all written and oral
evidence presented, including the Special Use Permit Staff Report and all attachments
thereto, the Planning Commission finds:

1. The proposed use is in conformance with the General Plan and other adopted
policies of the City of Oxnard.

As described in the Staff Report, the existing development consists of a drive-through
fast food restaurant. The proposed development would intensify the use and modify
the operational characteristics of the existing development to allow the proposed
drive-through coffee shop. The Project is within the General Commercial Planned
Development (C-2-PD) zone district which is consistent with the 2030 General Plan
land use designation of Commercial General.

As discussed in detail in the Planning Commission Staff Report Sections b, c, d, e, f,
and g, the Project, as designed and conditioned, meets all applicable development
standards with the approval of the Administrative Parking Relief under OCC
16-651(B)(3), “Compact parking spaces” to allow for 11 of the required parking
spaces to be compact spaces, and OCC 16-651(B)(4), “Decrease in required parking
spaces” to reduce the number of required parking spaces.

The new business and associated improvements does not change the land use of the
subject site. The project site is not subject to a Specific Plan. Therefore, the proposed
project is in compliance with the 2030 General Plan and other adopted policies of the
City of Oxnard and meets this Finding.

2. The nature, condition and development of adjacent uses, buildings and
structures shall be considered, and no proposed Special Use Permit shall be
granted if the approval body finds such use will adversely affect or be materially
detrimental to the adjacent uses, buildings or structures or to the public health,
safety or general welfare.

As described in the Staff Report, pursuant to the 2030 General Plan land use
designation “Commercial General” and the General Commercial - Planned
Development (C-2 PD) zoning district, the proposed use of the project site as a
drive-through coffee shop, is an allowed use, subject to a Special Use Permit. The
surrounding uses are characterized by commercial uses, which are predominantly
commercial centers, other drive-through facilities serving food products, and
residential uses. Construction activities, anticipated uses, and development design will
be subject to standard construction requirements of the Building, Fire, and Traffic
Codes. Additionally, the redesign of the Project and the included conditions of
approval, will minimize the potential for impacts to adjacent roadways and properties.
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Therefore, the proposed use and improvements, as conditioned, will not adversely
affect or be materially detrimental to the adjacent uses, buildings or structures or to
the public health, safety or general welfare.

3. The site that is subject to the Special Use Permit shall be adequate in size and
shape to accommodate the yards, walls, fences, parking and loading facilities,
landscaping, and items which may be required by Section 16-532 (Conditions).

As described in the Staff Report, the project as designed and conditioned meets the
development standards of the General Commercial Planned Development (C2-PD)
zone as described above in Finding Section 1(1). The Project will result in an overall
increase in onsite landscaping, with the landscaping increasing from 22.8 percent of
the site to 26.4 percent. The majority of the new landscaping will be installed along
North Vineyard Avenue, a designated scenic corridor which requires a landscaped
buffer of at least 30 feet. The existing parking lot is located within this 30-foot area
and is considered to be a “legal nonconforming” existing condition. The
drive-through queue will be located within this 30-foot paved area, but paved areas
will be removed and additional landscaping is proposed to be installed on both linear
sides of the drive-through queue within the 30-foot area. This new landscaping will
bring the project site more into compliance with the General Plan’s 30-foot wide
landscape buffer standard. The revised site landscaping will provide parkways and
landscape areas throughout the parking lot that will feature low water use, native and
regionally adapted plants including grasses, succulents, and trees. Additionally, 8
trees will be added throughout the property, which will assist in meeting the
requirement of 1 tree for every 40 feet of property line. As such, the subject site is
adequate in terms of size and as developed the development meets or exceeds City’s
design standards.

4. The site that is subject to the Special Use Permit shall be served by highways
adequate in width and improved as necessary to carry the kind and quantity of
traffic such use will generate.

As described in the Staff Report, the existing development consists of a drive-through
fast food restaurant. The proposed development would intensify the use and modify
the operational characteristics of the existing development to allow the proposed
drive-through coffee shop. The Project site is and will be accessed from Riverpark
Boulevard via the existing driveways. The City’s Traffic Engineer finds that the
proposed project, as conditioned, and in the context of the documentation provided
and reviewed demonstrate that there is sufficient vehicle queue and parking capacity.
The project has provided and been conditioned to implement a Transportation
Demand Management Plan (TDMP) that identifies how the internal circulation of the
site shall be managed, back-ups are avoided, and conflicting turning movements are to
be avoided with the introduction of the new business operations. Therefore, the site
has sufficient access to streets and highways that are adequate in size and existing
intersections adjacent to the project site will operate at acceptable levels of service.

5. The site that is subject to the Special Use Permit shall be provided with adequate
sewerage, water, fire protection and storm drainage facilities.
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As described in the Staff Report, the existing development consists of a drive-through
fast food restaurant. The proposed development would intensify the use and modify
the operational characteristics of the existing development to allow the proposed
drive-through coffee shop. The proposed Project improvements have been found to be
consistent with anticipated development for this site. Furthermore, the Project will be
served by existing City of Oxnard water and sewer mains and adequate Fire
Protection will be provided as determined by the Development Advisory Committee.
In accordance with the Stormwater Quality Conditions of this Resolution, the
Project’s design will comply with stormwater control measures as required by the Los
Angeles Regional Water Quality Control Board’s municipal separate storm sewer
system (“MS4”) permit. The Project is consistent with the level of development
identified under the General Plan and Oxnard City Code, and therefore are within the
anticipated level of development. The project is not anticipated to result in any
significant impacts to utilities and public services. Therefore, the site for the proposed
use will be provided with adequate sewage, water, fire protection and storm drainage
facilities.

SECTION 2. The Planning Commission, in accordance with the California Environmental
Quality Act (CEQA), determines that the Project will not have a significant impact on the
environment and is categorically exempt from CEQA pursuant to CEQA Guidelines §15301
(Class 1) of the State CEQA Guidelines. The Project involves a request to convert an existing
drive-through fast food restaurant to a drive-through coffee shop. The small addition will only
increase the building size by 50 square feet or approximately 2 percent, and will be within the
existing developed area. Onsite circulation will be improved through the realignment of the
drive-through lane. This will work to prevent impacts to adjacent roadways. In addition, to the
design improvements a Transportation Demand Management Plan will be implemented for
the site to prevent vehicles from backing-up into adjacent roadways. As a result, this Project
will not result in any significant effects relating to traffic, noise, or air quality. The Planning
Commission has determined that there is no substantial evidence that the project will have a
significant effect on the environment and no Exceptions to the Exemptions (Section 15300.2)
apply to defeat the Exemption. The Planning & Environmental Services Manager is hereby
authorized and directed to file a Notice of Exemption with the Ventura County Clerk pursuant
to Section 15602 of the State CEQA Guidelines within five (5) working days of passage,
approval and adoption of this Resolution.

SECTION 3. Based on the findings set forth herein and the Staff Report and all attachments
thereto, the Planning Commission hereby approves Planning and Zoning Permit No.
21-550-01 (Major Modification), subject to the attached conditions of approval.

SECTION 4. The decision of the Planning Commission shall be final unless an appeal of the
action is filed in accordance with the provisions of Section 16-545 of the Oxnard City Code.

SECTION 5. The Secretary shall certify the adoption of this Resolution.
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CONDITIONS OF APPROVAL

Note: The abbreviations below identify the City department or division responsible for
determining compliance with these standard conditions. The first department or
division listed has responsibility for compliance at plan check, the second during
inspection and the third at final inspection, prior to issuance of a certificate of
occupancy, or at a later date, as specified in the condition. If more than one
department or division is listed, the first will check the plans or inspect the project
before the second confirms compliance with the condition. The italicized code at
the end of each condition provides internal information on the source of each
condition: Some are standard permit conditions (e.g. G-1) while some are taken
from environmental documents (e.g. MND-S2).

DEPARTMENTS AND DIVISIONS

CA City Attorney PL Planning

DS Dev Services/Eng Dev/Inspectors TR Traffic

PD Police B Building Plan Checker

SC Source Control FD Fire

PK Landscape Design CE Code Enforcement

GENERAL PROJECT CONDITIONS

1. This permit is granted for the property described in the application on file with the
Planning Division, and may not be transferred from one property to another. (PL, G-1).

2. This permit is granted for the plans dated November 4, 2021, (“the plans”) on file with the
Planning Division. The Project shall conform to the plans, except as otherwise specified
in these conditions, or unless a Minor Modification to the plans is approved by the
Planning and Environmental Services Manager (“Planning Manager”) or a Major
Modification to the plans is approved by the Planning Commission. A Minor
Modification may be granted for minimal changes or increases in the extent of use or size
of structures or of the design, materials or colors of structures or masonry walls. A Major
Modification shall be required for substantial changes or increases in such items (PL,
G-2).

3. This permit shall automatically become null and void 36 months from the date of its
issuance, unless Developer has diligently developed the proposed project, as shown by the
issuance of a grading, foundation, or building permit and the construction of substantial
improvements (PL, G-3).
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4. All required off-site and on-site improvements for the project, including structures,
paving, and landscaping, shall be completed prior to occupancy unless the Development
Services Manager allows Developer to provide security or an executed agreement
approved by the City Attorney to ensure completion of such improvements. (DS, G-4)

5. By commencing any activity related to the Project or using any structure authorized by
this permit, Applicant accepts all of the conditions and obligations imposed by this permit
and waives any challenge to the validity of the conditions and obligations stated therein
(CA, G-5).

6. Applicant agrees, as a condition of adoption of this resolution, at Applicant’s own
expense, to indemnify, defend and hold harmless the City and its agents, officers and
employees from and against any claim, action or proceeding to attack, review, set aside,
void or annul the approval of the resolution or any condition attached thereto or any
proceedings, acts or determinations taken, done or made prior to the approval of such
resolution that were part of the approval process (CA, G-6).

7. Any covenants, conditions, and restrictions (CC&Rs) applicable to the Project property
shall be consistent with the terms of this permit and the City Code. If there is a conflict
between the CC&Rs and the City Code or this permit, the City Code or this permit shall
prevail (CA, G-7).

8. Applicant shall complete the “Notice of Land Use Restrictions and Conditions” form,
using the form provided by the City, for recording with the Ventura County Recorder.
Before the City issues building permits, Applicant shall submit the original completed,
signed and notarized document, together with the required fees to the Planning Manager
(PL, G-8).

9. Developer shall provide off-street parking for the project, including the number of spaces,
stall size, paving, striping, location, and access, as required by the City Code except as
modified by the Administrative Parking Relief granted by the Planning Commission.
(PL/B, G-9).

10. Before placing or constructing any signs on the Project property, Applicant shall obtain a
sign permit from the City. Except as provided in the sign permit, Applicant may not
change any signs on the Project property (PL/B, G-10).

11. Developer shall obtain a building permit for any new construction or modifications to
structures, including interior modifications, authorized by this permit. (B, G-11)

12. Developer shall not permit any combustible refuse or other flammable materials to be
burned on the project property. (FD, G-12)

13. Developer shall not permit any materials classified as flammable, combustible,
radioactive, carcinogenic or otherwise potentially hazardous to human health to be
handled, stored or used on the project property, except as provided in a permit issued by
the Fire Chief. (FD, G-13)

14. If Developer, owner or tenant fails to comply with any of the conditions of this permit, the
Developer, owner or tenant shall be subject to a civil fine pursuant to the City Code.
(CA, G-14)
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15. Prior to issuance of building permits, Developer shall correct all violations of the City
Code existing on the project property for which the Code Compliance Division has open
cases. (PL, G-15).

LANDSCAPE STANDARD CONDITIONS

16. Prior to submittal of landscape and irrigation plans, Developer shall obtain approval of the
Planning Manager or designee of a plan showing on the project property all existing trees
and identifying the trees to be saved, transplanted or removed. (PK, PK-1)

17. Prior to issuance of building permits or the proposed use is initiated, whichever comes
first, Developer shall submit two copies of landscape and irrigation plans, along with the
appropriate permit application and fees, to the Development Services Division and obtain
approval of such plans. (PK/DS, PK-2)

18. Prior to issuance of a certificate of occupancy, Developer shall install landscape and
automatic irrigation systems that have been approved by Parks and Facilities
Superintendent. (PK, PK-3)

19. Developer shall properly maintain landscape planting and all irrigation systems as
required by the City Code and as specified by this permit. Failure of Developer to do so
may result in the revocation of this permit and initiation of legal proceedings against
Developer to ensue compliance  (PK, PK-4)

20. Prior to the issuance of City issues a certificate of occupancy, Developer shall provide a
watering schedule to the building owner or manager and to Planning Division or designee.
The irrigation system shall include automatic rain shut-off devices, or instructions on how
to override the irrigation system during rainy periods.  (PK, PK-5)

21. All trees planted or placed on the property by Developer shall be at least 24-inch-box size.
All shrubs and vines shall be at least five-gallon size, except as otherwise specified by this
permit. (PK, PK-6)

22. At the time of landscape plan check submittal, the landscape planting and irrigation plans
shall comply with the current title 23 Model Water Efficient Landscape Ordinance
(MWELO). (PK, PK-7.1)

23. Developer shall install an irrigation system that includes a water sensor shut off device as
a water conservation measure. (PK, PK-22)

24. At time of submittal to the Building and Engineering Division for plan check, Developer’s
Landscape Architect or Architect shall provide the City with written confirmation that
they have reviewed the civil engineering construction drawings and that the NPDES
requirements are not in conflict with meeting the City’s landscape requirements. (PK,
PK-23)

25. Developer shall include a note on the Landscape Plans submitted to the Building and
Engineering Division for a building permit that “all landscaping and irrigation comply
with Ordinance No. 2822, which adopted the City of Oxnard Landscape Water
Conservation Standards, and applicable water conservation requirements of the State of
California”. (PK, PK-24)
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26. At the time of Plan Check submittal, the landscape plans shall contain an exhibit titled
“Tree Tabulation Chart”. The Tree Tabulation Chart shall contain a listing of all existing
trees on site and shall refer to them by number as identified in the Arborist’s Tree Report.
The Tree Tabulation Chart shall clearly list all trees to remain, be removed or
transplanted. The Chart shall contain the Arborist’s economic appraisal value of each
tree(s) removed as well as computations and calculations showing how the value of the
removed tree(s) was put back into new tree sizes for the project that are in addition to
meeting the City’s minimum tree size of 24” box. (PK)

PLANNING DIVISION SPECIAL CONDITIONS

27. Developer shall mitigate air quality emissions associated with development of the subject
site through a contribution to the City’s Transportation Demand Management (TDM)
program. Such fee shall be calculated at the time of building permit issuance in
accordance with the Ventura County Air Quality Assessment Guidelines, as amended.
Such fee shall be collected in full prior to building permit issuance. (MND, C-9)

28. Developer shall remove any and all graffiti from the project premises within 24 hours of
its appearance. The surface of such affected areas shall be matched to blend in with the
underlying colors and/or design, and shall not look like a paint patch.

29. Before the City issues building permits, Developer shall provide a Graffiti Deterrent Plan,
subject to the approval of the Planning Manager. Such plan shall include such elements as
clear film on windows and/or mirrors, as well as washable paint and sealers on the
building and perimeter walls. (PL)

30. Applicant shall screen, to the satisfaction of the Planning Manager, any HVAC equipment
visible from the public right-of-way. Screening plants shall be consistent with other
species on the property and a minimum size of five gallons. (PL)

31. Applicant shall seek approval for the proposed monument sign under separate building
permit. (PL)

32. Prior to building permit issuance, the developer shall provide a public improvement plan
which identifies, and includes, city fiber optic network infrastructure. This shall be
established by installing fiber optic infrastructure to the project's frontage on the east side
of Riverpark Blvd according to city specifications. The fiber optic network infrastructure
must be included in the project's master utility plans and installed prior to the granting of a
certificate of occupancy.

33. Prior to submitting plans to Building and Engineering for Plan Check, the project plans
are to be modified to add trees and drive-through screening along Vineyard Avenue to the
satisfaction of the Community Development Director. No less than four trees shall be
added spaced approximately 40 feet apart. In addition to the trees a 36-inch high
landscape berm or a combination of a 36-inch high decorative wall and landscaping shall
be provided to screen the drive-through lane.

34. Design measures to avoid vehicle and pedestrian/bicycle conflicts shall be maintained.
Direct pedestrian entry through the front of the building shall be maintained from streets
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and sidewalks to the building entrance. Well articulated pedestrian routes and zones shall
be maintained on the site, linking building entrances and parking areas. Drive-through
lanes should be maintained to minimize conflicts with pedestrian walkways, bicycle
routes, and paths of travel. Drive-through lanes that obstruct a pedestrian pathway
between parking areas or sidewalks and entries into the building should maintain a
pedestrian crossing that is delineated by landscaping, striping, curbing, and raised or
decorative paving to separate pedestrian and vehicular access and circulation to the
satisfaction of the Community Development Director.

35. The location of drive-through facilities in relation to the building, including the location
of the pick-up windows, stacking lane, and vehicle access, shall be oriented in a manner
such that headlight glare is not directed towards oncoming traffic on public streets, or is to
be screened with landscaping, berms, walls or other means to the satisfaction of the
Community Development Director.

36. The drive-through may operate 24 hours per day but the speaker box shall be equipped
with an automatic volume control. The design of the drive-up audio system shall control
and minimize the volume of the system to comply with the City's Noise Regulations in
order to control unnecessary, excessive and annoying noises which could be detrimental to
the public health and welfare to the satisfaction of the Community Development Director.

37. Prior to the issuance of a Building Permit, the Applicant/Operator is to submit a draft
Transportation Demand Management Plan (TDMP) that identifies how the internal
circulation of the site shall be managed, back-ups are avoided, and conflicting turning
movements are to be avoided with the introduction of the new drive-through use. The
TDMP should describe solutions that are available through personnel, technology and/or
temporary and permanent barriers. For instance, the Applicant may propose using roving
staff with mobile ordering devices when the drive-through exceeds the designed capacity.
Prior to the issuance of a Certificate of Occupancy, the Community Development and
Public Works Departments shall approve the TDMP.

38. After implementation of the TDMP, and upon the determination of the Community
Development or Public Works Departments that the TDMP created for the drive-through
use is not functioning effectively, or upon any future modification or expansion, the
TDMP shall be comprehensively re-evaluated by the Community Development and
Public Works Departments. This TDMP re-evaluation work effort shall be accompanied
by a filing fee determined by the Community Development Director and Public Works
Director to address staff review time by Community Development and Public Works staff.

39. All dining establishments with cooking operations shall implement best management
practices to minimize the potential release of food processing facility odors and smoke
outside the building as could be detected at the property line. Such best practices could
include changing operating practices, improving maintenance of cooking equipment,
installing odor control equipment, and/or upgrading venting systems to control
unnecessary, excessive and annoying odors or smoke which in the judgement of the City
of Oxnard or the Ventura County Air Pollution Control District is determined to be a
public nuisance or to be detrimental to the public health and welfare.



Resolution No. 2021-XX (PZ 21-550-01; Vineyard Starbucks Site Renovations)
Planning Commission Date: November 4, 2021
Page 12 of 24

40. No alcohol use of any type is approved as a part of this action. A separate alcohol use
request must receive a Special Use Permit approved by the City and Alcohol Beverage
Control prior to inauguration of the use.

41. Developer shall repair and/or replace any existing broken or damaged sidewalk, curb
gutter or asphalt paving adjacent to property due to the construction of the Project, as
directed by the City Inspector. (DS)

42. Developer shall construct a waste enclosure, with a roof and level concrete pad for the
storage of the required containers out of view of the public street. Developer shall
provide a concrete apron in front of the enclosure to facilitate proper servicing. Enclosure
gates must be constructed to allow eight (8) feet of clear space to allow passage of the
City issued containers. (DS)

PLANNING DIVISION STANDARD CONDITIONS

43. Any application for a Minor Modification to the project shall be accompanied by four
copies of plans reflecting the requested modification, together with applicable processing
fees. (PL, PL-2)

44. Before the City issues building permits, Developer shall include a reproduction of all
conditions of this permit as adopted by Resolution of the Community Development
Director in all sets of construction documents and specifications for the project. (PL,
PL-3)

45. Before the City issues building permits, Developer shall provide to the Planning Manager
color photographic reductions (8 1/2” by 11”) of full-size colored elevations and any
other colored exhibit approved by the Community Development Director. Developer may
retain the full-size colored elevations after the reductions are so provided. (PL, PL-4)

46. Developer acknowledges that because of population limitations placed on the City by the
Air Quality Management Program, approval of this permit does not guarantee that the
City will issue building permits. The City’s issuance of building permits may be delayed
as a result of implementation of an air quality plan. (PL, PL-5)

47. Developer may not modify any use approved by this permit unless the Planning Division
Manager determines that Developer has provided the parking required by the City Code
for the modified use. (PL, PL-7)

48. Developer agrees to participate in a water conservation program that includes refitting
water fixtures existing on the project property with water conserving devices within
residences or businesses in the City’s water service area, if such a program is in effect

49. During the plan check review process, the Developer shall provide a lighting plan that
provides design details (light standards, bollards, wall mounted packs, etc.) and
illumination site information within alleyways, pathways, streetscapes, and open spaces
proposed throughout the development. An electrical engineer shall prepare the site
lighting plan demonstrating that adequate lighting ranges will be provided throughout the
development without creating light spillover, light pollution, or conflicts with surrounding
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factors such as tree locations, off-site or adjacent lighting. (PL)

50. Prior to issuance of building permits, Developer shall demonstrate that light standards
illustrated on conceptual lighting plan do not conflict with tree locations. Developer shall
submit a plan showing both the lighting and landscape on the same sheet.

51. Project on-site lighting shall be of a type and in a location that does not constitute a
hazard to vehicular traffic, either on private property or on adjoining streets. To prevent
damage from vehicles, standards in parking areas shall be mounted on reinforced concrete
pedestals or otherwise protected. Developer shall recess or conceal under-canopy lighting
elements so as not to be directly visible from a public street. Developer shall submit a
lighting plan showing standard heights and light materials for design review and approval
of the Planning Division Manager. (PL/B, PL-8)

52. In order to minimize light and glare on the project property, all parking lot and exterior
structure light fixtures shall be high cut-off type that divert lighting downward onto the
property and shall not cast light on any adjacent property or roadway. (PL, PL-9)

53. Prior to issuance of building permits, Developer shall pay a document imaging fee for the
planning files in an amount calculated by planning staff at the time of building permit
review based on fees then in effect. (PL/B, PL-16).

POLICE DEPARTMENT STANDARD CONDITIONS

54. A condition of approval requires compliance with the Outdoor Lighting Code &
Guideline

a. Outdoor lighting shall comply with Title 24, Part 6, of the California Code of
Regulations: California’s Energy Efficiency Standards for Residential and
Nonresidential Buildings.

b. Unless approved as a specific exception to this guideline, all outdoor lighting shall
be flat lens, full cut-off fixtures with the light source fully shielded with the
exceptions:

i. Luminaires with a maximum output of 260 lumens per fixture, regardless
of number of bulbs (equal to one 20-watt incandescent light), may be left
unshielded provided the fixture has an opaque top to keep light from
shining directly up.

ii. Luminaires with a maximum output of 1,000 lumens per fixture, regardless
of number of bulbs (equal to on 60-watt incandescent light) may be
partially shielded provided the bulb is not visible, and the fixture has an
opaque to keep light from shining directly up.

c. Oxnard City Code 16-320: Lighting within physical limits of the area required to
be lighted shall not exceed seven foot-candles, nor be less than one food-candle at
any point. A light source shall not shine upon, or illuminate directly any surface
other than the area required to be lighted. No lighting shall be of a type or in a
location that constitutes a hazard to vehicular traffic, either on private property or
on the abutting streets. The height of light standards shall not exceed 26 feet. To
prevent damage from automobiles, standards shall be mounted on reinforced
concrete pedestals or otherwise protected.
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55. Graffiti shall be removed within 48-hours of application. (PD)

56. Police recommends graffiti/etching-resistant film application on accessible windowpanes.
(PD)

57. Exterior security lighting shall be on photocells and shall be on from dusk to dawn.
Exterior lighting of the site including parking areas shall be between 1 and 7 foot candles
and shall be in harmony with existing adjacent lighting scheme. (PD)

58. LED or similar in nature and spectrum (3,000K to 20,000K Correlated Color
Temperature). (PD)

59. Lighting instruments shall be full cut-off and installed so that light does not directly
illuminate property outside the project site. Instruments shall not create glare for
motorists or pedestrians. (PD)

60. Outdoor lighting instruments shall not be placed in close proximity of parking lot trees.
In the event outdoor lighting instruments and trees are in close proximity an additional
sheet will be required illustrating light and tree placement showing trees with a 20-year
maturity. (PD)

61. Integrated landscape/lighting/photometric plan shall be submitted illustrating a 20-year
tree maturity. This is to ensure that tree growth will not adversely impact future lighting
and therefore site safety as the project matures. Luminaires used in the photometric
calculations shall only include those instruments mounted 8-feet or more above
walking/driving surface. This plan shall be submitted and approved prior to the issuance
of building permits. (PD)

62. Porte Cocheres and drive-up window areas shall be illuminated between 15 and 30
foot-candles with a gradual drop off transition to adjacent parking/walking areas having
illumination of 4 to 7 foot-candles. (PD)

63. Landscape elements shall be arranged to provide clear lines of sight and eliminate
potential places of concealment. (PD)

64. Trees shall not be located where they would conflict with lighting instruments.
Appropriate proximity is based on a tree’s canopy size at twenty-year maturity. (PD)

65. Creeping fig or similar climbing vine shall be used to dissuade the application of graffiti
on CMU walls. This specifically includes trash enclosures, where adjacent to landscaped
planters. (PD)

66. A security camera system is required to be installed, operated and maintained and shall
meet or exceed these minimum standards:

a. Cameras and supporting equipment shall supply digital color images under normal
lighting conditions.  Grayscale images are expected for infra-red lighting.

b. Cameras shall be made by a reputable manufacturer and maintained to current
industry standards.

c. Cameras shall have low light capture ability to identify persons conducting
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transactions or entering the business.
d. The video system shall utilize a Digital Video Recorder (DVR). VHS and other

formats are prohibited.
e. The video system shall allow recording, live viewing and playback of recorded

video for a period of at least 30 days.
f. Video system shall operate 24-hours a day.
g. Recorded images shall bear a date and time stamp that cannot be altered.
h. Prior to the installation of a security camera system applicant shall submit a plan

showing location of cameras and the scope of their capture area. The plan shall
include a list of components.

i. Camera installations intended to capture images of faces are best located so they
target doorways and choke-points for foot traffic.

j. Cameras in domed casings are highly encouraged as their area of focus is not
easily determined by a casual observer.

k. Cameras shall be installed to capture head and shoulder images of persons entering
any entrance to the building. Such cameras shall be mounted no higher than 7-feet
above the floor in order to capture quality images of faces.

l. The security camera system shall be maintained in good working order.
m. Images from the security camera system shall be made available to any member of

the Oxnard Police Department pursuant to a police investigation or inspection of
the operability of the camera system. Requested images shall be delivered in a
timely manner.

n. Questions concerning security camera requirements can be sent to
specialprojects@oxnardpd.org

67. An intrusion alarm system shall be installed and maintained. It shall utilize motion and
infrared technology to differentiate between human and non-human motion or other
technology approved by the Chief of Police or his/her designee. The alarm system shall
be compliant with Oxnard City Code 11-95 through 11-100.

DEVELOPMENT SERVICES DIVISION STANDARD CONDITIONS

68. Developer shall pay plan check and processing fees in effect at the time of construction
plan submittal and shall pay development fees, encroachment permit fees, and other
applicable fees in effect at permit issuance. (DS-1)

69. Developer shall have the site improvement plans prepared using standard
DevelopmentServices Division format(s) by a civil engineer licensed in the State of
California. The plans shall incorporate recommendations from soil engineering and
geology reports. Prior to issuance of a grading permit, improvement plans must be
approved by the City Engineer and ink-on-mylar plans filed with the Building and
Engineering Division. (DS-3)

70. Developer shall protect building pads from inundation during a 1% chance (100‑year)
storm. (DS-5)

71. Developer shall replace all broken, uplifted, or missing curb, gutter, or sidewalk along the
street frontage(s) of the project.  (DS-6)
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72. Before connecting the project to existing sewer and water service laterals, Developer shall
inspect (pothole or video) existing lateral(s) and arrange for City staff to view inspection
results. Developer shall make repairs to such facilities as determined necessary by City
staff. Developer shall bring all existing water services into compliance with current City
standards including removal of unused water or sewer laterals by disconnection at the
main. (DS-7)

73. Developer shall enter into an agreement, approved as to form by the City Attorney, to
install and construct all public improvements required by this permit and by the City
Code. Developer shall post security satisfactory to the Finance Director, guaranteeing the
installation and construction of all required improvements within the time period specified
in the agreement or any approved time extension. (DS-14)

74. A California licensed civil engineer shall prepare the public improvement plans and
documents for this project in accordance with City standards and shall submit all such
plans to the City Engineer. Submittal shall include, but not necessarily be limited to,
grading, street, drainage, sewer, water and other appurtenant improvement plans,
construction cost estimates, soils reports, and all pertinent engineering design calculations.
City will not approve a parcel map or final map nor issue a grading, site improvement or
building permit until the City Engineer has approved all improvement plans. (DS-15)

75. Prior to issuance of a site improvement permit, Developer shall provide to the Building
and Engineering Division a compact Disc (CD) containing digital copies of all project
maps, address map, and/or civil improvements drawings in DWG format. Prior to
improvement bond release, Developer shall provide an updated CD containing all changes
that occur during construction.  (DS-16)

76. Developer shall remove graffiti from the project, including graffiti on offsite public
infrastructure under construction by Developer, within 24 hours of its appearance. If the
Developer fails to remove graffiti in accordance with this condition, the City may at the
discretion of the City Engineer issue a stop work order until such time as the graffiti is
removed. (DS-20)

77. The conditions of this resolution shall prevail over all omissions, conflicting notations,
specifications, dimensions, typical sections, and the like, that may or may not be shown
on the improvement plans. (DS-21)

78. Developer shall pay the cost of all inspections of on‑site and off‑site improvements.
(DS-22)

79. Developer shall be responsible for all project‑related actions of Developer's
employees,contractors, subcontractors, and agents until City accepts the improvements.
(DS-23)

80. Prior to beginning construction, Developer shall designate in writing an authorized agent
who shall have complete authority to represent and to act for Developer. The authorized
agent shall be present at the work site whenever work is in progress. Developer or the
authorized agent shall make arrangements acceptable to City for any emergency work.
When City gives orders to the authorized agent to do work required for the convenience
and safety of the general public because of inclement weather or any other cause, and the
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orders are not immediately acted upon by the authorized agent, City may do or have such
work done by others at Developer's expense. (DS-24)

81. "Standard Specifications for Public Works Construction" latest edition (including
modifications thereto by City) and applicable City Standard Plates and Design Criteria
shall be the project specifications, except as noted otherwise on the approved
improvement plans. City reserves the right to upgrade, add to, or revise these
specifications and plans and all other City ordinances, policies, and standards. If the
improvements required of this project are not completed within 12 months from the date
of City’s approval of the improvement plans, Developer shall comply with and conform to
any and all upgraded, additional or revised specifications, plans, ordinances, policies and
standards. (DS-27)

82. Developer shall retain a California licensed Civil Engineer to ensure that the construction
work conforms to the approved improvement plans and specifications and to provide
certified "as‑built" plans after project completion. Developer’s submittal of certified
"as‑built" plans is a condition of City’s final acceptance of the project and release of any
associated security. (DS-29)

83. All grading shall conform to City's standard grading notes, City Code, and
recommendations of Developer’s soils engineer as approved by the City Engineer.
(DS-30)

84. Developer shall design all slopes steeper than 5 (horizontal) to 1 (vertical) with a
minimum 18- inch wide level area (at both top and bottom of slope) where it adjoins a
wall, fence, sidewalk, trail, curb or similar improvement.  (DS-32)

85. Developer shall design project grading to convey stormwater to a street, alley, or approved
drain so that there are no undrained depressions.  (DS-35)

86. Developer shall dispose of sewage and solid waste from the project by City’s wastewater
and solid waste systems in a manner approved by the City Engineer.  (DS-38)

87. Developer shall install water mains, fire hydrants and water services in conformance with
City standard plates, design criteria and specifications as directed by the City Engineer.
(DS-41)

88. Developer shall install City approved backflow prevention devices for water connections
if so ordered by the City Engineer. (DS-45)

89. Developer shall submit a landscape irrigation plan prepared by a licensed professional,
showing proper water meter size, backflow prevention devices, and cross‑connection
control. (DS-59)

90. Developer shall be responsible for and bear the cost of replacement of all existing survey
monumentation (e.g., property corners) disturbed or destroyed during construction, and
shall file appropriate records with the Ventura County Surveyor's Office. (DS-64)

91. Developer shall construct a concrete apron along the length of the trash enclosure opening
that extends a minimum of 15-feet from the face of the enclosure. (DS-69)
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92. Developer shall install bike racks in accordance with City standards at locations approved
by City Traffic Engineer. (TR-73)

93. Developer shall design project to minimize degradation of stormwater quality by
complying with the applicable sections of the Los Angeles Regional Water Quality
Control Board’s municipal separate storm sewer system (“MS4”) permit (Order
R4-2010-0108 including all revisions) for new development and redevelopment projects.
Developer shall submit stormwater quality calculations and associated construction plans
demonstrating compliance with the MS4 permit. Calculations shall generally be
organized to follow the steps outlined in Chapter 2 of the 2011 Technical Guidance
Manual for Stormwater Control Measures (“2011 TGM”).  (DS-78)

94. Developer shall construct the trash enclosure with a solid non-combustible roof (8-foot
minimum clearance) that prevents stormwater from entering the refuse bins. Developer
shall provide a traffic rated drainage inlet within the enclosure to catch all enclosure wash
water. This drain shall connect to the sanitary sewer system via a grease interceptor by a
gravity system. If a gravity system is proven infeasible by the Developer and approved by
the City Engineer, the connection may be waived provided that spill control design
measures are incorporated. Developer shall construct all other components of the trash
enclosure in accordance with the approved City Standard Plan on file with the Building
and Engineering Division. Developer shall finish the trash enclosure to match the major
design elements of the main structure subject to approval by the Planning Division. The
location and configuration of the enclosure shall be approved by the Environmental
Resources Division. All site refuse bins shall be stored in an approved enclosure. No
objects other than refuse bins may be stored in the enclosure without the written
permission of the Environmental Resources Division.  (DS-80)

95. Developer’s stormwater quality calculations shall include site specific analysis and
recommendations from a geotechnical engineer, and if applicable, a landscape architect
for design and implementation of stormwater treatment and infiltration devices.
Geotechnical Engineering analysis and recommendations shall include, but not
necessarily be limited to, determination of site specific soil infiltration rates, depth to
permeable soil layers, methods to reach permeable soil layers, appropriate compaction
rates, recommendations to enhance infiltration, and other requirements of the 2011 TGM.
Landscape architectural recommendations shall include, but not necessarily be limited to,
suggestions regarding appropriate vegetation and soil amendments for vegetated
infiltration devices. Project plans shall implement approved design recommendations.
(DS-81)

96. Using forms provided by the Building and Engineering Division, Developer shall submit a
stormwater quality control measures maintenance and operations plan ("the Plan") for this
project. If the BMPs implemented with this project include proprietary products that
require regular replacement and/or cleaning, Developer shall provide proof of a contract
with an entity qualified to provide such periodic maintenance. The property owner is
responsible for the long-term maintenance and operation of all BMPs included in the
project design. Upon request by City, property owner shall provide written proof of
ongoing BMP maintenance operations. No grading or building permit shall be issued until
the City Engineer approves the Plan and Developer provides an executed copy of the
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City’s stormwater covenant with the Plan included as an exhibit for recordation by the
City. (DS-82)

97. Developer’s stormwater quality control measures maintenance and operations plan shall
include: 1) Requirement to clean on-site storm drains at least twice a year; once
immediately before the first of October (the beginning of the rainy season) and once in
January. The City Engineer may require additional cleaning; 2) Requirement to maintain
parking lots free of litter and debris. Developer shall sweep sidewalks, drive aisles, and
parking lots regularly to prevent the accumulation of litter and debris. When swept or
cleaned, debris must be trapped and collected to prevent entry into the storm drain system.
Developer may not discharge any cleaning agent into the storm drain system; 3)
Requirement to label all on-site storm drain inlets and catch basins with the message
"Don't Dump - Drains to Ocean" in accordance with City standards.  (DS-83)

98. Developer shall provide pre-treatment for all infiltration based stormwater quality Best
Management Practices (“BMPs”.) Pre-treatment devices must effectively reduce
sediment load entering infiltration BMPs to minimize occlusion of underlying soils and
reduce long term maintenance requirements and thereby maintain the infiltration capacity
of the BMP. 2011 TGM compliant pre-treatment such as vegetated swales are an approved
form of pre-treatment. Proprietary pre-treatment devices must be capable of removing
80% of 50 micron particles to be considered adequate pre-treatment. Typical catch basin
inserts do not provide the sufficient sediment storage to provide pre-treatment.  (DS-85)

99. Prior to issuance of a grading, building or demolition permit and prior to commencement
of any clearing, grading or excavation, Developer shall prepare a Local Stormwater
Pollution Prevention Plan (“Local SWPPP”.) The Local SWPPP shall be developed and
implemented in accordance with requirements of the Ventura Countywide MS4 Permit.
The Local SWPPP shall be approved by the City Engineer prior to issuance of a site
improvement/grading permit. Developer shall keep the Local SWPPP updated to reflect
current site conditions and a copy of the Local SWPPP shall be kept onsite and available
for City or designated representative to review upon request.  (DS-87)

100. Developer shall install ‘Full Capture System Devices’ (“Devices”) certified by the
State Water Resources Control Board Executive Director in compliance with the
Statewide Trash Amendments (“Amendments”) in all catch basins accepting stormwater
runoff from any portion of this project that meets the definition of ‘Priority Land Use’ as
defined by the Amendments at the time of issuance of a grading/site improvement permit.
The Devices shall be sized and designed in accordance with requirements of the
Amendments and the Technical Guidance Manual for Stormwater Quality Control
Measures (“TGM”). (DS-88)

DEVELOPMENT DIVISION SPECIAL CONDITIONS

101.Developer shall reconstruct the existing walkway from the public right-of-way to the
building to be at 5-feet wide minimum, in full compliance with 2019 CBC disabled access
standards. (DS)
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102. In accordance with City Code, Developer shall provide separate services and water meters
for commercial and irrigation. (DS)

103.Developer shall design the storm drain inlets to allow 6-inches of stormwater to pond over
the catch basins or submit an alternative design to demonstrate that enough head will
develop over the inlets to capture the required runoff rate and volume. (DS)

104.The trash enclosure shall be designed with sufficient room to house all of the required
dumpsters and food waste containers with doors facing the alley. The gates or doors shall
not interfere or block any portions of the alley. The design shall also allow the bins to be
serviced without the need to be shuffled inside the storage room. An accessible path of
travel shall connect the building employee door to the enclosure without steps. (DS)

105.The site drainage shall be designed to maintain the pre-existing drainage pattern. No
alteration of drainage pattern is allowed unless approved by the City Engineer. (DS)

106.Developer shall properly abandon all existing sewer and water laterals currently extended
to the site that will not be used in the final design, as required by the City Engineer.
Abandonment shall occur at the City main. (DS)

TRAFFIC DIVISION SPECIAL CONDITIONS

107.The project design shall include appropriate onsite traffic signs to instruct drivers not to
queue in the public sidewalk and public roadway to the City Traffic Engineer’s
satisfaction. Onsite traffic sign square footage shall not be included within the total
Advertising Signs sign area, as defined by Oxnard City Code, Chapter 16, Article IX,
allowed on the project site. (TR)

108.The Developer shall comply with Oxnard City Code Section 16-639 in relation to the
design of parking stalls within the development, or as approved by the Planning
Commission. (TR)

109.The site shall be designed and operated in a manner that vehicles do and will not spill into
the adjacent street waiting to enter the site or into the drive-through aisle. Vehicles must
be able to pull into the drive-through entrance lane as easily and quickly as possible.
Final project design shall verify that vehicle entrance into the drive lane and then into the
drive-through aisle can be accomplished with a single turning movement. The project will
need to adjust the location of the drive-through median island nose, as necessary, to allow
for these movements. Final design of the driveway and drive-through location shall be
subject to the approval of the City Traffic Engineer. (TR)

110. A Transportation Demand Management Plan (June 21, 2021) has been prepared for the
project and shall be utilized by the occupant at all times during daily operations to reduce
the potential for project traffic to back into the adjacent street system. The Developer is
responsible for taking appropriate actions as identified in the Plan, as well as any other
necessary means, as directed by the City Traffic Engineer, to ensure traffic does not spill
back into the adjacent street system. If traffic does back into the street system the
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occupant will work with the City to revise the Plan to develop additional measures to limit
this occurrence. (TR)

111. A report on the effectiveness of the Transportation Demand Management Plan shall be
prepared and submitted for review and approval to the City Traffic Engineer at 6 Months
and 12 months after operations begin on the site 1) verify the Plan adequately addresses
safety concerns, or 2) propose modifications to ensure the site will be designed and
operated in a manner that vehicles will not spill into the adjacent street. Proposed design
and operational modifications shall be subject to approval of the City Traffic Engineer.
(TR)

ENVIRONMENTAL RESOURCES DIVISION

112. This property is required to comply with state mandated diversion laws (AB 939, AB 341,
AB 1826 and SB 1383) and must make provisions to manage three material streams
(recycling, organics, trash) in any waste enclosure(s) constructed.

113. To ensure that solid waste generated by the project is diverted from the landfill and
reduced, reused or recycled, Developer shall complete and submit a “Environmental
Resources Division Construction and Demolition Waste Management Plan” (“C&D
Plan”) to the City for review and approval. The C&D Plan shall provide that at least 65%
of the waste generated on the project be diverted from the landfill. The C&D Plan shall
include the entire project area, even if tenants are pursuing or will pursue independent
programs. The C&D Plan shall be submitted to and approved by the Environmental
Resources Division prior to issuance of a building permit. The C&D Plan shall include
the following information: material type to be recycled, reused, salvaged or disposed;
estimated quantities to be processed; management method used; destination of material
including the hauler name and facility location. Developer shall use the appropriate C&D
Plan form as defined by the Environmental Resources Division.

114. Developer shall follow the approved “Environmental Resources Division Construction
and Demolition Waste Management Plan” and provide for the collection, recycling, and/or
reuse of materials (i.e., concrete, wood, metal, cardboard, green waste, etc.) and document
results during construction and/or demolition of the proposed project. After completion of
project activity, Developer shall complete and submit the “Environmental Resources
Division Construction and Demolition Waste Management Report” (“C&D Report”) and
provide legible copies of weight tickets, receipts, or invoices for materials sent to disposal
or reuse/recycling facilities. For other discarded or salvaged materials, Developer shall
provide documentation, on the disposal facility’s letterhead, identifying where the
materials were taken, type of materials, and tons or cubic yards disposed, recycled or
reused, and the project generating the discarded materials. Developer shall submit and
obtain approval of the C&D Report prior to issuance of a certificate of occupancy.

115. Developer shall arrange for materials collection during construction, demolition, and
occupancy with the City's Environmental Resources Division or Developer shall arrange
for self-hauling.

116. An Occupancy Plan must be submitted and approved prior to issuance of a certificate of
occupancy. The Occupancy Plan must clearly state how recyclable and organic material,
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as appropriate, will be managed on site to be in compliance with applicable state laws
(AB 939, AB 341, AB 1826, SB 1383); how restaurant staff will participate in the
program; and how customers will be altered to the presence of recycling on site and how
contamination will be minimized. The Occupancy Plan must include what service
provider(s) will manage/transport materials to appropriate facilities for processing and/or
disposal.

117. Per AB 827, public areas that provide waste collection to customers must have an
equitable distribution of containers for recycling, organics and trash that are easily
accessible.  This requirement does not apply to restrooms.

118. This property is required to adhere to applicable solid waste management ordinances,
including future ordinance creation and/or revisions.

119. Any landscaping maintenance resulting in organic material needing disposal, if performed
in-house or via third party, must not be placed in the trash. All organic materials are
required to be diverted from landfill disposal. Any third-party contract/service agreement
must stipulate this requirement and be verified through the Environmental Resources
Division.

120. Waste enclosures must conform to the Material Management and Design Guidelines
developed by the Environmental Resources Division. A copy of these guidelines can be
found here:

https://www.oxnard.org/wp-content/uploads/2020/09/Design-Guidelines-for-Recycling-Waste-
Collection-1.pdf

121. Developer shall dispose of sewage and solid waste from the project by City’s wastewater
and solid waste systems in a matter approved by the City Engineer.

FIRE DEPARTMENT STANDARD CONDITIONS

122. Developer shall construct all vehicle access driveways on the project property to be at
least 26 feet wide. Developer shall mark curbs adjacent to designated fire lanes in parking
lots to prohibit stopping and parking in the fire lanes. Developer shall mark all designated
fire lanes in accordance with the California Vehicle Code. (FD/B, F-1)

123. All roof covering materials on the project property shall be of non-combustible or fire
retardant materials approved by the Fire Chief and in compliance with the City Code.
(FD, F-2)

124. Before the City issues building permits, Developer shall obtain the Fire Chief’s approval
of a plan to ensure fire equipment access and the availability of water for fire combat
operations to all areas of the project property. The Fire Chief shall determine whether or
not the plan provides adequate fire protection. (FD/DS, F-3)

125. At Developer’s expense, Developer shall obtain two certified fire flow tests for the project
property. The first test shall be completed before City approval of building plans and the
second shall be completed after construction and prior to the issuance of a certificate of
occupancy. A mechanical, civil, or fire protection engineer must certify the tests.
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Developer shall obtain permits for the tests from the Engineering Division. Developer
shall send the results of the tests to the Fire Chief and the City Engineer. (FD/DS, F-4)

126. All structures on the project property shall conform to the minimum standards prescribed
in Title 19 of the California Code of Regulations. (FD, F-5)

127. The project shall meet the minimum requirements of the “Fire Protection Planning Guide”
published by the Fire Department. (FD, F-6)

128. At all times during construction, developer shall maintain paved surfaces capable of
handling loads of 76,000 pounds which will provide access for fire fighting apparatus to
all parts of the project property. (FD/DS, F-7)

129. Developer shall identify all hydrants, standpipes and other fire protection equipment on
the project property as required by the Fire Chief. (FD, F-8)

130. Developer shall provide central station monitoring of the fire sprinkler system and all
control valves. (FD, F-10)

131. The turning radius of all project property driveways and turnaround areas used for
emergency access shall be a minimum of 48 feet outside diameter for a semi-trailer. (FD,
F-11)

132. Developer shall provide automatic fire sprinklers as required by the City Code and shall
contact the Fire Chief to ascertain the location of all connections. (FD, F-12)

133. Developer shall install in each structure in the project a detection/alarm system with a
central station monitor that will automatically notify the Fire Department in the event of a
fire in the structure. The alarm system shall include a UL or State Fire Marshal approved
device, which shall not exceed design specifications, that reports the location of the fire
and allows the central station monitor to inform the Fire Department of the point of entry
into the structure that is nearest the fire. (FD, F-13)

134. All signalized intersections shall be equipped with pre-emption equipment. (FD/TR, F-15)

135. Developer shall comply with Certified Unified Program Agency (CUPA) requirements
regarding the storage, handling and generation of hazardous materials or waste. Prior to
the issuance of building permits, Developer shall contact the CUPA division of the Fire
Department to ensure that such requirements are followed. (FD, F-16)

FIRE DEPARTMENT SPECIAL CONDITIONS

136. Areas designated by the Fire Marshal as Fire Lanes shall be identified by a red curb and
signage per the California Department of Motor Vehicles.

137. Before the city issues a certificate of occupancy, the developer shall install a Knox key
vault at a location to be determined by the Fire Department.

138. All drive overhangs shall be a minimum of 13 feet 6 inches.
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139. All overhangs are required to be sprinklered.

140. Trash enclosure is required to be sprinklered.

141. FDC is required to be within 50-feet of the fire hydrant and not across drive aisles.

PASSED, APPROVED, AND ADOPTED by the Planning Commission of the City of Oxnard on
this 4th day of November 2021.

Daniel Chavez, Jr., Chair

I hereby certify that the foregoing is a true copy of a Resolution adopted by the Planning
Commission of the City of Oxnard at a meeting held on the 4th day of November 2021, and
carried by the following vote:

AYES: Commissioner(s):

NOES: Commissioner(s):

ABSENT: Commissioner(s):

ABSTAIN: Commissioner(s):

RECUSED: Commissioner(s):

Scott Kolwitz, Secretary
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Project Description (SUP)

• A request for a Major Modification (MJMD) to Special Use Permit U-916 to 
allow for modifications to an existing 2,450 sq ft drive-through fast food 
restaurant building and to allow for a drive-through coffee shop on a 0.66 acre 
site:
○ 50 square foot addition. 
○ Redesign of the drive-through lane to increase the queue length from 5 

vehicles to 16 vehicles.
○ 20 parking spaces

• Grant administrative parking relief to allow for a decrease in the number 
of parking spaces and to allow for up to 25 percent of the required 
parking spaces to be compact spaces.

○ Facade, landscaping, and infrastructure improvements
○ Revised Site and drive-through signage
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Project Location

3

Subject Site: 2551 North Vineyard Avenue

Existing Wendy’s Drive-through restaurant



Project Location
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Aerial-View

Project Location
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PLAN
ZONING EXISTING LAND 

USE

Project Site Commercial 
General

General Commercial 
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Residential Low

Single-Family Planned 
Development

(R-1-PD)
Single Family

South Commercial 
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Shopping Center

East Commercial 
General

C-2-PD
Shopping Center

West Commercial 
Regional

Specific Plan 
(RiverPark)

Fast Food Restaurant 
(McDonalds)
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General Plan & Zoning Maps

Commercial General (CG) 

General Plan Land Use Designation Zoning Designation

General Commercial-Planned Development 
(C-2-PD)
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Background - Existing Restaurant
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• The existing drive-through restaurant and signage were approved in 
1980, through a Special Use Permit. Since that time the site has generally 
remained unchanged, with only minor facade and landscape changes 
taking place.



Existing vs. Proposed Site Plan
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Existing Site Plan
Proposed Site Plan



Floor Plan
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Landscape Plan 
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Elevations - Rendered
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Drive-Thru and Freestanding Signage
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General Plan Consistency

• The development of the proposed Project furthers many of the 
policies identified in the 2030 General Plan, as identified in the staff 
report. Some of the key policies are:

• Community Development Policy 1.2 - Infill Development
• Community Development Policy 4.2 - Commercial Revitalization and 

Redevelopment
• Community Development Policy 9.2 - Revitalization and Redevelopment
• Community Development Policy 9.4 - View Corridor Preservation
• Community Development Policy 18.1 - Attract new Business
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Zoning Code Compliance

• The Project is subject to the “General Commercial-Planned 
Development” (C-2-PD) zone district.

• Two variations from the standards are being requested:
○ A reduction in the required parking from 50 to 35 pursuant to the 

approval of a administrative parking relief under OMC 16-651(B)(4)
○ Allow for up to 25 percent of the required parking to be compact 

spaces  pursuant to the approval of a administrative parking relief 
under OMC 16-651(B)(3)
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Zoning Code Compliance
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DEVELOPMENT PARKING 
REQUIREMENT PER 

OXNARD CITY 
CODE 

SECTION 
16-622(F)

STACKING 
REQUIREMENT PER 

OXNARD CITY 
CODE 

SECTION 
16-647(D)

PARKING + 
STACKING 
PROVIDED

TOTAL PROVIDED

Existing Wendy’s Fast Food: 1 
space per 50 gsf.
2450 gsf =49 
spaces

8 Spaces 41 parking spaces 
+ 5 stacking 
spaces

46 spaces

Proposed 
Starbuck

Fast Food: 1 
space per 50 gsf.
2500 gsf =50

8 Spaces 20 parking spaces 
+ 16 stacking 
spaces

35 spaces 
(Maximum of 15 
spaces can count 
toward parking 
requirement)



Zoning Code Compliance
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DEVELOPMENT STANDARD PARKING 
DIMENSION 

REQUIREMENT PER 
OXNARD CITY CODE 

SECTION 16-639

COMPACT PARKING 
DIMENSION 

REQUIREMENT PER 
OXNARD CITY CODE 

SECTION 16-639

PROPOSED COMPACT 
PARKING 

DIMENSIONS

TOTAL 
PROVIDED

Proposed 
Starbuck

9 feet x 19 feet 8 feet x 16 feet 10 Spaces: 8 feet-7 
inches x 19 feet

1 space: 9 feet x 18 
feet-1 inch

11 Compact 
spaces (22 
percent)



Environmental Review

Exempt for California Environmental Quality Act (CEQA):

1. Section 15301, “Existing Facilities”;
2. Project consists of existing facilities involving negligible or no expansion 

of capacity;
3. Any proposed additions represent less than 50 percent of the floor area 

of the structures before the addition, or 2,500 square feet, whichever is 
less. 

4. As proposed Project will not have significant environmental impacts;
5. No Exceptions to the Exemption apply.
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Select Recommended Conditions of Approval

• COA# 3: 

The permit is granted for 36 months.

• COA # 33:

Requires additional screening of the drive -through lane.

• COA #36:

Requires the drive-through speaker box use automatic volume control.

• COA #s 37, 38, 107, 109, 110, and 111:

Requires the applicant implement a Transportation Demand Management Plan 
(TDMP) and allows for re-evaluation by the City.
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On July 19, 2021 a Community Workshop was held.  
○ Approximately 3,200 mailed notices were sent to owners within the El Rio, El Rio 

West, and RiverPark neighborhoods;
○ On-site posted notice; 
○ Prior to the meeting three comments were received in response to the Community 

Workshop notices; and
○ During the meeting one comment was received by a member of the public 

regarding the Project.

The primary concerns expressed in the comments were related to traffic and circulation. As 
discussed in the staff report, through the DAC process and subsequent reviews, City staff 
from Planning, Building and Engineering, Traffic, Fire and Police have reviewed both the site 
design and Traffic Management Plan to ensure the project will not impede traffic on the 
adjacent streets. Also, as conditioned if it is determined the Traffic Management Plan is not 
functioning as needed the City shall have the ability to re-evaluate and amend the plan as 
needed.
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Public Comments



Public Notice

• Notice of PC hearing was provided:
• Newspaper,
• On-site posting; and 
• Mailed to property owners within 300 feet.

• To date, no public comment has been submitted in support of the project.
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Staff Recommendation

Recommendation: That the Planning Commission:

a) Find the Project to be Categorically Exempt from environmental 
review pursuant to the California Environmental Quality Act 
(CEQA) Guidelines Section 15301 (Existing Facilities); and

b) Adopt Resolution 2021-XX approving Planning and Zoning 
Permit No. 21-550-01 (Major Modification to U-916 (Special Use 
Permit)), subject to certain findings and conditions.
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Questions
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