Meeting Date: June 13, 2006

ACTION TYPE OF ITEM

O Approved Recommendation O info/Consent

O Res. No(s). O Report

O Ord. Nofs). O Public Hearing (Info/consent)

Q Other Other Study Session
Prepared By: Kathleen Mallory, AICP Contratt Planner Agenda [tem No. R - l

P
Reviewed By: City Manager Attorney Finance Other (Specify) N/A
& \

DATE: May 16,5006
TO: City Council
FROM: Susan L. Martin, AICP, Planning and Environmental Services Manager

SUBJECT: Pre-Application Review of a Request for the Redevelopment of 1830 South
Victoria Avenue with 121 Attached Townhome/Condominium Units
(northeast cornmer of Victoria Avenue and Hemlock Street). Filed by
Courtyard at Mandalay Bay, LL.C, 5010 N. Parkway Calabasas, Number
105, Calabasas, CA 91302.

RECOMMENDATION

That City Council review and provide preliminary comments on a pre-application to redevelop a
parcel of approximately 6.82 acres, known as the Channel Islands Shopping Center, with up to
121 townhome/condominium units.

DISCUSSION

The pre-application process allows City Council members an opportunity to make individual
comments concerning the proposal. The Council’s preliminary comments may be helpful for the
applicant to refine the proposal or to determine whether entitlements should be pursued for the
proposal. Comments provided by the Council on this pre-application do not constitute a decision
or endorsement of the proposal. In accordance with State Law, no formal direction or decision-
making will take place until such time as a formal application had been filed and has undergone
appropriate environmental review and evaluation for consistency with adopted City plans and
policies.

Description of the Project

The project is known as the Courtyard at Mandalay Bay and involves the proposed construction
of up to 121 townhome units on 6.82 net acres (see Attachment 1, project plans). These plans
are conceptual in nature and require further analysis and refinement; the intent in presenting this
pre-application to the City Council is to receive feedback regarding the change in land use.
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The project site is located on the northeast corner of Victoria Avenue and Hemlock Street (see
Attachment 2, City maps). The applicant requests consideration of a General Plan Amendment
from Neighborhood Commercial to Medium Density Residential and a Zone Change from C-2-
PD to R-3-PD. The applicant wil! be requesting approval of a Planned Development Permit in
order to allow for flexibility in the project design and development standards. The proposed
density associated with the project is approximately 17.74 du/acre which is consistent with the
R-3-PD Zoning Ordinance standards. In support of the requested general plan amendment and
zone change, the applicant has submitted an Assessment of Retail Reuse Potential Study
prepared by ERA Associates (dated November 23, 2005). This study provides an assessment of
retail viability on the project site (see Attachment 3, ERA Study).

Issues for Consideration

In order to facilitate review of the pre-application proposal, the City Council should consider the
following issues:

L. General Plan Amendment - Land Use Designation: The City’s General Plan designates the
subject site for Neighborhood Commercial land uses. According to the 2020 General Plan,
this land uses anticipates “provid(ing) a wide range of services oriented toward two or more
residential neighborhoods. A supermarket is typically an anchor, but other major retailers
may aiso be located in such a center. These one-story centers typically range up to 80,000
square feet in size, occupy from two to six acres, and are located on a thoroughfare. In
addition to commercial uses, higher density residential uses (up to 13-18 dwelling units per
acre) may be permitted”. A General Plan Amendment to Medium Density Residential would
be necessary for redevelopment of the site for residential land use. This land use designation,
“applies to areas intended for garden apartments and condominiums and other forms of
attached housing. Density ranges would allow 12-18 dwelling units per acre and household
size averages 2.7 persons per household”. The proposed residential use and density would be
consistent with the proposed general plan land use and zoning designations.

2. Redevelopment Project Area: The project location is within the established Historic
Enhancement and Revitalization of Oxnard (HERO) redevelopment area. The applicant
would be required to comply with all the requirements of the redevelopment area plan.

3. Gateway Into Oxnard: The comer of Victoria Avenue and Hemlock Street is a prominent
entry into the City from the City of Port Hueneme and should be designed accordingly.

4. Site Planning with Adjacent Properties: The design of the project and interface with the
existing apartment complex to the north should be considered. Site planning and architecture
should also consider residential development on the north side of Hemlock Street.

5. Economic: Conversion of the Channel Islands Shopping Center from commercial to
residential use should be considered. The developer prepared an economic study that
assessed the continued viability of retail for the shopping center site and projected the sales
and property tax impacts of several potential re-use and/or redevelopment scenarios
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(Attachment 3). This study also determined that it was unlikely that a Class A retailer would
be able to be attracted to the site and instead a Class B or C retailer could potentially be
retained. The study also determined that the 10-year projection of net present value to the
City would yield a higher benefit with residential redevelopment of the site.

FINANCIAL IMPACT
None
Attachments: 1 —Project Plans

2 - Maps
3 — ERA Report dated November 23, 2005

Note: Attachment 3 has been provided to the City Council. Copies are available for review at
the Circulation Desk in the Library after 6:00 p.m. on the Thursday prior to the Council meeting
and at the City Clerk's Office after 8:00 a.m. on Friday, June 9, 2006.
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PZ 06-600-2 Vicinity Map

Location: [830 S. Victoria Av. ]
APN: 187006009, 187006010

Courtyard at Mandalay Bay, LLC.
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