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SUBJECT: Pre-Application Review of Proposed Development for a Shopping Center with
Ancillary Alcohol Sales and Development of a Church Located at the South-West
Corner of Channel Islands Boulevard and Rose Avenue (APN 221-0-232-515). Filed
by Tom Davies, Churchyard Development, LLC,.

RECOMMENDATION

That City Council review and provide preliminary comments on a pre-application to develop a 4.05 acre site
with a shopping center and alcohol sales on the northern portion of the site and a church on the southern
portion of the site, located at the southwest corner of Channel Islands Boulevard and Rose Avenue.

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 entitiements 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
Jormal application has been filed and has undergone appropriate environmental review and evaluation for
consistency with adopted City plans and policies.

The vacant 4.05-acre is zoned medium density residential (R-2) with a general plan land use designation of
Low to Medium Residential. 'The applicant is requesting a General Plan Amendment to commercial general
(CG), and a Zone Change to general commercial planned development (C-2-PD) to allow the development
of a shopping center and church. The shopping proposes 14,000 square feet for a grocery store (Tesco is the
parent company) with alcohol sales, and approximately 5,600 square feet of additional retail shops. The
southern portion of the site includes a church that would likely be constructed in phases, starting with
approximately 5,800 square feet and, at build-out a total of 17,600 square feet.

000135



Pre-Application Rose Oxnard Center
City Council Date: September 18, 2007
Page 2

The applicant would divide the subject property into three parcels. The northern portion of the site, 2.2
acres, would contain a grocery store (1.5 acres) and retail shops (0.7acres). The southern portion of the site
(1.8 acres) would be developed with a church. Proceeds from the sale of the commercial parcels would be
utilized by the New Christian Missionary Baptist Church to fund construction of their parish on the southern
portion of the site. A reciprocal parking and access agreement would be considered for this development.

In order to accommodate the development, a tentative parcel map and a special use permit for the grocery
store, retail shops, alcohol sales, and a church are required. Phase one of development would be the

commercial portion of the site, with the church foliowing in multiple phases.

Items for Consideration

In order to facilitate review of the pre-application proposal, the City Council is asked to consider the
following items:

1} General Plan Amendment and Zone Change: While the site is adjacent to existing single-family homes,
it is bounded by two major thoroughfares. Council should consider the suitability of this site for
commercial and church uses. The Channel Pointe shopping center is located across the street, and the
northwest corner of Channel Islands Boulevard and Rose Avenue. College Park is across Rose Avenue,
to the east, Channel Island High School is across Raiders Way to the south.

a) Circulation Element General Plan Goal: A transportation system that supports existing, approved
and planned land uses throughout the City while maintaining a level of service A-C on all streets
and at all intersections.

i) City Council should consider the traffic impacts to Rose Avenue and Channel Isiands Boulevard
with the general plan land use designation and zone change from restdential to commercial.

2) Alcohol Sales: The State Alcohol Beverage Control has the right to refuse issuance of state licenses to
establishiments within 600’ of churches, public playgrounds, and schools. The use will be within 500’
of a high school, 1,000° of the main entrance to College Park, adjacent to the proposed church, and 300°
of residential uses. The City Police Department considers the location of churches, schools, public
gathering areas, and other establishments selling alcohol when reviewing projects and writing
conditions of approval for alcohol uses.

3) Building Design/Orientation: As proposed, the retail stores front Channel Islands Boulevard and there
is a blank wall with metal lattice frames along Rose Avenue. The architecture for the church site has
not been provided, although the preliminary site plan shows the back of the sanctuary facing Rose
Avenue. Rose Avenue is a primary arterial and deserves high quality buildings with better street
presence.

a) Community Design General Plan Goal: A unified and high quality visual image for the City.

1) This project is located on along a designated scenic route. The project will require special
design elements and attention to detail to ensure a quality image for the City.

4) Design and Placement of Loading Aregs: Screening the loading area from public views along Channel
Islands Boulevard and Rose Avenue is essential to maintain and enhance view corridors along these
major routes. In addition, circulation of the truck traffic will need special consideration and attention as
part of the formal permit review process. As currently proposes, the loading areas require difficult
maneuvering for the trucks.
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5) Phasing: The northern portion of the site is expected to be constructed immediately after receiving
entitlements. The southern portion of the site for the church is expected to be built in multiple phases as
funding allows. The proposal for the church is currently two phases; the first phase for 5,800 square
feet, and the second phase for the remaining 11,800 square feet. The phase two portion of the church
site is visible from Rose Avenue, and would remain as a landscaped area prior to build-out of
subsequent phases.

FINANCIAL IMPACT

The project will be required to pay applicable development fees such as Traffic Impact fees, Art in Public
Places, and Air Quality mitigation fees.

Attachment #1 - Vicinity Map
#2 - Concept Plan
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