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DATE: June 28, 2007
TO: City Council

FROM: Susan L. Martin, AICP, Planning and Environmental Services Manager g ke rC

SUBJECT: Pre-Application Review (PZ 07-600-5) of a Request to Develop 48 Affordable
and 72 Market-Rate Housing Units on the Southeast Corner of Pleasant
Valley Road and Rice Avenue (APN 225-0-013-020). Filed by AMG &
Associates, 16633 Ventura Boulevard, Suite 1014, Encino, CA. 91436.

RECOMMENDATION

That City Council review and provide preliminary comments on a pre-application to develop 48
affordable apartments and 72 market-rate townhomes (total of 120 units) on a 6.3-acre
agricultural field located outside the City Urban Restriction Boundary (CURB) line at 2979 East
Pleasant Valley Road.

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 site is an elongated 6.3-acre agricultural field located between the Oxnard Pacific
and Silver Wheel Ranch mobile home parks, the Pacific Coast Highway (PCH) off-ramp, and
Pleasant Valley Road. The project site is located in the Oxnard-Camarillo Greenbelt, and there
are no existing utilities. The proposed density is 19 units per acre, equivalent to the 18-unit per
acre R-3 (Garden Apartment) zone with a small density bonus. The northern portion of the
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proposed project consists of 72, two-bedroom, two-bath, townhomes in 12 structures (six units
per structure) located along both sides of the project’s central 20-foot wide street. The southern
portion of the proposed project consists of two, three-story, two and three bedroom, two-bath
apartment buildings with an interior courtyard and community building.

On June 29, 2007, the applicants sent an e-mail proposing an alternate plan of 140 units of
affordable apartments (22.2 units per acre, 57 three-bedroom, 83 two-bedroom units) and 380
surface parking spaces. The apartment buildings previously described would be expanded to the
entire site. The alternate site plan 1s included as Attachment 4.

Issues for Consideration

The City Council may consider issues as follows:

SOAR and Annexation
1. SOAR ordinance and whether the project qualifies for the exemption.
2. Oxnard-Camarillo Greenbelt Amendment.
3. Possible Williamson Land Conservation Act restrictions.
4

. Annexation and impacts on the agricultural economy

The proposed project is located outside the City Urban Restriction Boundary (CURB) and within
the City Buffer Boundary (CBB), and is subject to the Oxnard Save Open Space and Agricultural
Resources (SOAR) ordinance. Section E.2 of the SOAR ordinance states, “City Council may
amend the CURB. . .in order to include lands to be designated for residential uses, provided that
not more than 20 acres of land may be brought into the CURB for this purpose in any calendar
year.” To use the exemption, four findings are required as follows: a) the site is adjacent to
compatibly developed areas and applicable agencies will have adequate service capacity; b) the
project will address the highest priority need identified in the analysis by which the City has
determined it is not in compliance with state law, i.e. low and very low income housing; ¢) there
1s no residentially zoned land available within CURB to accommodate the proposed project; and
d) it is not reasonable feasible to accommodate the development by redesignating land with the
CURB.

Land Use and Compatibility

5. Appropnateness of residential use and density for this site.

6. Traffic impacts to Pleasant Valley Road.

7. No infrastructure to serve the site, and not an area planned for future services
8. Compatibility with the adjacent mobile home parks
9

Compatibility and buffer requirements with adjacent agricultural use.
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The project site is an opportunity for a development that marks an entrance to the City as
motorist either exit to Pleasant Valley Road and Oxnard Boulevard or continue north to Rice
Avenue. The project’s primary access would be from Pleasant Valley Road approximately 200
feet east of the Pleasant Valley Road/ PCH off-ramp intersection, less than the recommended
350 feet, and is a safety concern. A second access is proposed at the southemn end of the site to
Maulhardt Road that leads to Etting and Dodge Roads, neither of which is designed for urban
traffic. The project consists of three-story buildings to be situated next to existing mobiie
homes. Utilities would need to be extended to the project, and there are limited park and
recreational facilities in the area to serve the proposed residential project. The suitability of the
project near active agricultural fields is also a concemn that should be addressed.

Site and Project Design
10. Project site plan.

11. Design and characteristics of the structures and units.

The project’s internal street lacks parkways and does not meet the City’s width standard. Many
desirable design characteristics are a concern with the preliminary proposal; the garages do not
access the staircases to their respective units, several units have small living rooms that are nine-
feet wide, four of the six units in each six-plex structure take entry from alley staircases, and
none of the upstairs units have balconies. In addition, the project does not meet applicable
parking requirements as the plan includes compact parking spaces and two-bedroom units with
only one garage space. The drive aisles surround the townhouse structures with minimal
landscaping. In the apartment portion of the project, the proposed 20-foot drive aisles are
substandard and there are no outdoor recreational facilities proposed. The City Code requires
garage parking, which is not proposed for the apartments.

The all-affordable alternative project is composed of six three-story apartment buildings similar
surrounded by surface parking, similar to what is depicted in Attachment 3. The alternative
project would have the concerns associated with the City’s multifamily development design
standards: building separation, recreation facilities, open area, distance from parking to unit,
balconies and patios, storage areas, and refuse enclosures.
Should this project move forward, the following entitlements/actions would be required:

1. Environmental review
Possible voter approval or qualification for SOAR exemption
Annexation
General Plan Amendment and Pre-zoning
Density Bonus reqguest

Tentative Subdivision Map

N v Rwoe

Planned Development Permit(s) and/or Special Use Permit(s), as applicable.
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FINANCIAL IMPACT

There are no financial impacts in the near future as the applications fees cover staff time and

expense in processing entitlement applications and environmental review.

Attachments:  1- Vicinity, General Plan, and Aerial Photo
2- Reduced Townhouse Project Plans
3- Reduced Apartment Project Plans
4- Alternative Affordable Site Plan
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»>>> "Kristen Weirick” <kweirick@amgland.com> 6/29/2007 5:52 PM >>>
Hi Chris,

As discussed in our meeting, AMG proposes an alternate plan to develop a 100% affordabie
multi-family community consisting of approximately 140 apartment residences (57 3-bd and 83
2-bd). We request that this alternate development plan is presented to the City Council at the
Pre-App hearing on July 10.

A conceptual site plan is attached. If you need any further information, please let me know.

Thank you,

Kristen Weirick

AMG & Associates LL.C
16633 Ventura Bivd #1014
Encino, CA 91436

Tel: 818-380-2600 ex 19
Fax: 818-380-2603
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