Planning Division

PLANNING COMMISSION
STAFF REPORT
TO: Planning Commission
FROM: Douglas Spondello, Assistant Planner
DATE: August 19, 2010

SUBJECT: Planning and Zoning Permit No. 10-520-02 (Minor Special Use Permit), Saul’s
Jewelry and Loan, Located at 532 South Oxnard Boulevard.

1) Recommendation: That the Planning Commission adopt a resolution denying Planning and
Zoning Permit No. 10-520-02.

2) Project Description and Applicant: A request to permit the operation of a pawn shop
within an existing 3,500 square foot commercial building, located at 532 South Oxnard
Boulevard. Filed by Robert Wademan, 536 South Oxnard Boulevard, Oxnard, CA 93030.

3) Existing & Surrounding Land Uses: The pawn shop is proposed within an existing
commercial building. This building is currently vacant. The following table describes the land
uses immediately adjacent to the site.

Project Site | Central Business Central Business District | Vacant Commercial
District (CBD) (CBD) Building
North CBD CBD Public Parking Lot
South CBD CBD Commercial
East CBD CBD _ Multi-Family
Residential
West CBD CBD Oxnard Boulevard
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4) Background Information: There are no previous planning permits on the subject property.
An existing-nonconforming pawn shop (Get-Mor Loan and Jewelry) had operated at the building
until this business closed in 2007.

5) Environmental Determination: Section 15270(a) of the California Environmental Quality
Act (CEQA) finds that projects which are to be denied or rejected are statutorily exempt from the
requirement for environmental review.

6) Analysis:

a)

b)

Conformance with General Plan Land Use Designation and Zoning
Development Standards: The proposed use is located in the Central Business District
(CBD) zone district. In accordance with the City Code, the use may be allowed with an
approved special use permit.

The Safety Element of the 2020 General Plan lists policies consistent with the City’s goal of
the, “Maintenance and enhancement of a safe community” (IX-16). Of these policies,
number 35 states that, “The City should require the Police Department to review all proposed
development projects for potentially dangerous situations, and implement its
recommendations” (IX-20). Consistent with this, the Police Department has reviewed the
proposed use for compliance to its safety and security requirements and has provided a report
documenting their recommendation.

General Discussion: The pawn shop is proposed as the sole tenant of the 3,500 square
foot building. The main entrance is accessed from Oxnard Boulevard. At the rear of the
property is a small, fenced outdoor area. The interior of the building would be used as
display/retail space and for merchandise storage. The renovations to the existing facade,
which the applicant has proposed with this request, are approved for funding through the
City’s Downtown Fagade and Paint Improvement Program.

Though not formally defined by City ordinance, a pawn shop is an establishment primarily
engaged in the loaning of money on the security of property pledged in the keeping of the
pawn broker, and the sale of such property.

Proposed hours of operation for the pawn shop are 9:00 AM to 6:00 PM, every day. The
business would be staffed by two shifts of four employees.

The project site is located within the boundaries of the proposed Meta District Plan. As the
direct result of input received from Meta residents and stakeholders at scoping meetings for
the plan, the draft plan cites pawn shops among those uses to be prohibited and abated within
the district. Similarly, this information was included in a report on the Draft Meta Specific
Plan received by the City Council at a Study Session on April 8, 2008. Although this pian
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has not yet been adopted, significant effort has been undertaken and the plan is to be
presented to the decision makers later this year. As the community stakeholders and
Planning Staff find that the Applicant’s objectives are not consistent with the goals of the
City’s proposed Meta District Plan, we recommend denial of the proposed use.

Police Department Review: The Police Department reviewed the proposed use and
provided a report analyzing the request. The memo notes that, “The Police Department is
generally concerned about the addition of another second hand dealer in the downtown area
as such uses can often be attractive nuisances that contribute to problem behavior and reduce
the quality of life in the surrounding neighborhood. Increased loitering, drinking, drug
activity and even violent crimes are often associated with areas where pawn shops are
concentrated and we are concerned that adding another second-hand dealer next door to an
existing pawn shop may increase the risks for problems™.

There are currently two pawn shops operating within 100 feet of the project site (“The
Pawnshop” and “Saul’s Jewelry and Loan”). The applicant currently operates both pawn
shops, leasing the space from the respective property owners. The applicant has
communicated that his intention is to move an adjacent pawnshop (Saul’s Jewelry and Loan)
from the current location at 536 South Oxnard Boulevard to the subject property if this
project is approved. However, this use is existing-nonconforming and though the Draft Meta
District Plan proposes the abatement of pawn shops, Staff advises that there is nothing to
prevent the applicant or property owner from continuing to operate the pawn shop. This
could potentially result in three pawn shops operating within a 100-foot radius.

7) Public Outreach: OnMay 2, 2010, the applicant mailed notices of the Community Workshop
meeting to all property owners within the Five Points Northeast Neighborhood. A notice of this
meeting was posted on the project site with a brief description and contact information. The
Community Workshop was conducted on May 17, 2010. No comments were provided regarding
this proposal by those in attendance at this meeting.

8) Appeal Procedure: In accordance with Section 16-545 of the City Code, the Planning
Commission’s action 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.

Attachments:
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Police Department Report (Dated August 2, 2010) Prepared by: _—
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Approved by: M
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Attachment “C”: Police Department Report
(Dated August 2, 2010)




Police Department

R. Jason Benites
Asslstant Chief

Scott Whitney

Assistant Chief

John Crombach
Chief of Police

August 2, 2010

To: Douglass Spondello, Assistant Planner
From: Cliff Waer, Senior Alcohol Compliance Officer
Subject: Pawn Shop Application (532 S. Oxnard Boulevard)

Per your request, the Police Department reviewed the application by Robert Wademan to open a
pawn shop at the vacant building located at 532 S. Oxnard Boulevard. The Police Department is
generally concerned about the addition of another second hand dealer in the downtown area as
such uses can often be attractive nuisances that contribute to problem behavior and reduce the
quality of life in the surrounding neighborhood. Increased loitering, drinking, drug activity and
even violent crimes are often associated with areas where pawn shops are concentrated and we
are concerned that adding another second-hand dealer next door to an existing pawn shop may
increase the risks for problems.

Since 2007, when the proposed site was last occupied and operated as a pawn shop, there has
been a significant and cooperative effort by the Police Department, downtown businesses and
other City Departments to fundamentally change the conflicted environment that once existed
there. Many of the businesses that had contributed to the problem behavior have either vacated
the area or have been brought into compliance with current community standards. The result has
been a substantial decrease in: police calls for service and an environment that has become safe,
inviting and vibrant, We are concerned that the return of some of the businesses that arguably
helped contribute to the disorderly, undesirable conditions that previously existed may have a
negative impact on our progress. The Police Department requests that, should this Permit
ultimately be granted, we are given the opportunity to recommend conditions of operation to
help minimize the likelihood for problems. Please contact me if you have any questions.

251 South C Street * Oxnard, CA 93030-5789
(805) 385-7600 * Fax (805) 483-8408 * http://oxnardpd.org
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RESOLUTION NO. 2010-

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
OXNARD DENYING PLANNING AND ZONING PERMIT NO. 10-520-02
(MINOR SPECIAL USE PERMIT), A REQUEST TO PERMIT THE OPERATION
OF A PAWN SHOP WITHIN AN EXISTING 3,500 SQUARE FOOT
COMMERCIAL BUILDING. FILED BY ROBERT WADEMAN, 536 SOUTH
OXNARD BOULEVARD, OXNARD, CA 93030.

WHEREAS, the Planning Commission of the City of Oxnard has considered an application for
Planning and Zoning Permit No. 10-520-02 Filed by Designated Agent Robert Wademan;
and

WHEREAS, a report on the Draft Meta District Plan was received by City Council at a Study
Session held on April 8, 2008, and

WHEREAS, the abatement of certain land uses which had been identified by stakeholders, including
pawn shops, was incorporated as part of this presentation, and

WHEREAS, the Planning Commission finds, after due study, deliberation, public hearing, and
consideration of the Police Department’s report and all other relevant evidence in the record
before the Planning Commission, that the following circumstances exist:

1. The denial of this special use permit will not affect the preservation and enjoyment of
substantial property rights of the applicant.

2. The granting of this special use permit would, under the circumstances of this particular
case, adversely affect or be materially detrimental to adjacent uses, buildings or
structures, to the health or safety of persons residing in or working in the neighborhood,
and to the general welfare in that it may intensify policing issues in the area.

3. The vision for the Meta District which has been identified by stakeholders at multiple
community meetings is for a family oriented neighbothood within Oxnard’s Downtown.
Consistent with this, incompatible commercial uses such as pawn shops, and adult
businesses should not be permitted within the district.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Oxnard
hereby denies this permit. The decision of the Planning Commission is final unless appealed

in accordance with the provisions of Section 16-545 of the Oxnard City Code.

PASSED AND ADOPTED by the Planning Commission of the City of Oxnard on this 19" day of
August 2010, by the following vote:

AYES: Commissioners:
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NOES: Commissioners:

ABSENT: Commissioners: |

Randall Elliott, Chair

ATTEST:

Susan L. Martin, Secretary
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