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MITIGATION MONITORING & REPORTING PROGRAM

CEQA requires that a reporting or monitoring program be adopted for the conditions of project 
approval  that  are  necessary  to  mitigate  or  avoid  significant  effects  on  the  environment  (Public 
Resources Code §21081.6).  The Mitigation Monitoring & Reporting Program (MMRP) is designed 
to ensure compliance with adopted mitigation measures during project implementation.  For each 
mitigation measure  recommended in the Environmental  Impact  Report,  specifications are  made 
herein  that  identify  the  action  required  and  the  monitoring  that  must  occur.   In  addition,  a 
responsible agency is identified for verifying compliance with individual conditions of approval 
contained in the MMRP.

In  order  to  implement  this  MMRP,  the  City  of  Oxnard  will  designate  a  Project  Mitigation 
Monitoring & Reporting Coordinator  (“Coordinator”).   The coordinator  will  be responsible  for 
ensuring that the mitigation measures incorporated into the project are complied with during project 
implementation.  The coordinator will  also distribute copies of the MMRP to those responsible 
agencies identified in the MMRP, which have partial or full responsibility for implementing certain 
measures.  Failure of a Responsible Agency to implement a mitigation measure will not in any way 
prevent the Lead Agency from implementing the proposed project.

The  following  table  will  be  used  as  the  coordinator’s  checklist  to  determine  compliance  with 
required mitigation measures. 
  

City of Oxnard
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MND No. 11-04
Mitigation Monitoring & Reporting Program

Mitigation Measure/Condition of Approval Action 
Required

When 
Monitoring to 

Occur

Monitoring 
Frequency

Responsible 
Agency or 

Party

Compliance Verification

Initial Date Comments
AIR QUALITY
C-1 The developer shall prepare and submit an Air Emissions 
Mitigation Plan for Dust Control.  This Plan shall be included as 
part of the construction contract and submitted to the City of 
Oxnard for review and approval prior to the issuance of grading 
permits.  This plan shall include the following elements:
! Fugitive  dust  throughout  the  construction  site  shall  be 

controlled by the use of a watering truck or equivalent means, 
generally at least three times a day (except during and immedi-
ately after rainfall).  Water shall be applied to all unpaved roads, 
unpaved parking areas or staging areas, and active portions of 
the construction site.  Environmentally-safe dust control agents 
may be used in lieu of watering.

! Revegetate or apply APCD-approved chemical soil sta-
bilizers to all inactive portions of the construction site that are in-
active for four or more days.

! Suspend or curtail all excavation, earth moving, and grading op-
erations during episodes of high winds (i.e. wind speed suffi-
cient  to  cause fugitive  dust  to  impact  adjacent  properties)  to 
prevent fugitive dust from being a nuisance or hazard.

! Material  transported in trucks off  site shall  comply with State 
Vehicle Code Section 23114, with special attention to §23114(b)
(F), (e)(2), (e)(4) as amended. Material transported on site shall 
be sufficiently watered or secured to prevent fugitive dust.

! Inform all employees involved in grading operations on the pro-
ject to wear face masks during dry periods to reduce inhalation 
of dust.

! Signs shall be posted on-site requiring traffic speeds to not ex-
ceed 15 miles per hour.

! Sweep streets at the end of the day if visible soil material is car-
ried over to adjacent streets and roads.

! At all times during construction activities, Developer shall min-
imize the area disturbed by clearing, grading, earth moving, or 
excavation operations to prevent excessive amounts of dust.

Verification of 
inclusion of 
specified 
practices 
during all 
phases of 
grading and 
construction 
to control dust

Once for review 
of construction 
plans prior to 
issuance of 
grading permit; 
field verification 
during grading 
and construction

Once for review 
of construction 
plans; field 
verification 
periodically 
throughout 
grading and 
construction

BES

C-2  At all times during construction, Developer shall minimize Verification of Once for review Once for review BES

Key: BES = City of Oxnard Building and Engineering Services
OPD = City of Oxnard Planning Department 
OFD = City of Oxnard Fire Department

City of Oxnard
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MND No. 11-04
Mitigation Monitoring & Reporting Program

Mitigation Measure/Condition of Approval Action 
Required

When 
Monitoring to 

Occur

Monitoring 
Frequency

Responsible 
Agency or 

Party

Compliance Verification

Initial Date Comments
the area disturbed by clearing, grading, earth moving, or 
excavation operations to prevent excessive amounts of dust.

compliance 
during 
grading 
activities 

of construction 
plans prior to 
issuance of 
grading permit; 
field verification 
during grading

of construction 
plans; field 
verification 
periodically 
throughout 
construction

C-3  During construction, contractors shall water the area to be 
graded or excavated prior to commencement of grading or 
excavation operations.  Such application of water shall penetrate 
sufficiently to minimize fugitive dust during grading activities.

Verification of 
compliance 
during 
grading 
activities

Field verification 
during grading

Field verification 
periodically 
throughout 
construction

BES

C-4  The developer shall ensure that all construction equipment is 
maintained and tuned to meet applicable Environmental 
Protection Agency (EPA) and California Air Resources Board 
(CARB) emission requirements. At such times as new emission 
control devices or operational modifications are found to be 
effective, Developer shall immediately implement such devices or 
operational modifications on all construction equipment.

Verification of 
compliance 
during 
grading 
activities

Field verification 
during grading

Field verification 
periodically 
throughout 
construction

BES

C-5  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.

Verification of 
compliance 
during the 
plan check 
process

Prior to 
issuance of a 
grading permit

Once prior to 
issuance of a 
grading permit

BES

C-6  All project construction and site preparation operations shall 
be conducted in compliance with all applicable Ventura County 
APCD Rules and Regulations with emphasis on Rule 50 
(Opacity), Rule 51 (Nuisance), Rule 55 (Fugitive dust), and Rule 
10 (Permits Required).

Verification of 
compliance 
during the 
plan check 
process

Prior to 
issuance of a 
grading permit

Once prior to 
issuance of a 
grading permit

OPD, BES

C-7  After grading of the subdivision site, the property owner(s) 
shall be responsible for minimizing fugitive dust being generated 
from the vacant lots, by applying water, soil binders, and/or 
groundcover landscape over the surface of the lots. Such 
application of water shall penetrate sufficiently to minimize fugitive 
dust during periods of high winds and/or prevent nuisance dust 
from leaving the site. Application of water, soil binders, and/or 

Verification of 
compliance 
during 
grading 
activities

Once for review 
of construction 
plans prior to 
issuance of 
grading permit; 
field verification 
during grading

Field verification 
periodically 
throughout 
construction; 
thereafter, 
verification 
annually

BES, OPD

Key: BES = City of Oxnard Building and Engineering Services
OPD = City of Oxnard Planning Department 
OFD = City of Oxnard Fire Department

City of Oxnard
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MND No. 11-04
Mitigation Monitoring & Reporting Program

Mitigation Measure/Condition of Approval Action 
Required

When 
Monitoring to 

Occur

Monitoring 
Frequency

Responsible 
Agency or 

Party

Compliance Verification

Initial Date Comments
groundcover landscape shall be applied at least annually, or more 
frequently as needed to control fugitive or nuisance dust.
CULTURAL RESOURCES
E-1   Developer shall contract with a Native American monitor to 
be present during any subsurface grading, trenching or other 
construction activities on the project site that penetrates the 
original grade level. The monitor shall provide a monthly report to 
the Planning Division summarizing their activities and findings. A 
copy of the contract for these services shall be submitted to the 
Planning 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 or grading 
permits.

Verification of 
compliance 
during the 
plan check 
process

Prior to 
issuance of a 
grading permit

Once prior to 
issuance of a 
grading permit

OPD, BES

E-2   Developer shall contract with a qualified archaeological 
monitor to be present during any subsurface grading, trenching or 
other construction activities on the project site that penetrates the 
original grade level. A data recovery plan, which makes provisions 
for adequately recovering the scientifically consequential 
information from and about the historical resource, shall be 
prepared and adopted prior to any grading being undertaken. If 
the evaluation determines that such resources are either unique 
or significant archaeological, paleontological, or historic resources 
and that the project would result in significant effects on those 
resources, then further mitigation may be required. In cases 
where the resources are unique, then capping or other measures 
(including data recovery) would be appropriate mitigation. If the 
resources are not unique, then recovery without further mitigation, 
would be appropriate. The monitor shall provide a weekly report to 
the Planning Division summarizing their activities and findings. 
The monitoring report(s) shall be provided to the Planning Division 
prior to approval of final building or grading permits.

A copy of the contract for these services shall be submitted to the 
Planning Manager for review and approval prior to initiation of 
grading activities. The contract shall include provisions in case 
any cultural resources are discovered on-site. In the event that 
any historic or prehistoric cultural resources are discovered, work 

Verification of 
compliance 
during the 
plan check 
process

Prior to 
issuance of a 
grading permit

Once prior to 
issuance of a 
grading permit

OPD, BES

Key: BES = City of Oxnard Building and Engineering Services
OPD = City of Oxnard Planning Department 
OFD = City of Oxnard Fire Department

City of Oxnard
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MND No. 11-04
Mitigation Monitoring & Reporting Program

Mitigation Measure/Condition of Approval Action 
Required

When 
Monitoring to 

Occur

Monitoring 
Frequency

Responsible 
Agency or 

Party

Compliance Verification

Initial Date Comments
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 the successor in interest shall 
be responsible for paying all salaries, fees, and the cost of any 
future mitigation resulting from the study.

TRANSPORTATION & TRAFFIC
O-1  Rice Avenue/Sturgis Road – Developer shall make a 
proportionate share contribution to widen the northbound Rice 
Avenue approach at Sturgis Road from one left-turn lane, two 
through lanes, and one ‘de facto’ right-turn lane, to consist of one 
left-turn lane, two through lanes, and one shared through/right-
turn lane.  

Verification of 
fee payment

Prior to the 
issuance of a 
building permit

Once during 
plan check

BES, OPD

O-2  Developer shall pay the applicable County/City Traffic Impact 
Fee(s) prior to issuance of a building permit.

Verification of 
fee payment

Prior to the 
issuance of a 
building permit

Once during 
plan check

BES, OPD

UTILITIES & SERVICE SYSTEMS

P-1  The developer shall pay the applicable Calleguas Capital 
Construction charges prior to issuance of a building permit.

Verification of 
fee payment

Prior to the 
issuance of a 
building permit

Once during 
plan check

BES

Key: BES = City of Oxnard Building and Engineering Services
OPD = City of Oxnard Planning Department 
OFD = City of Oxnard Fire Department

City of Oxnard
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Planning Division
2 14 South ‘C’ Street

Oxnard, CA.  93030
 Phone (805) 385-7858

Fax (805) 385-7417

INITIAL  STUDY
MITIGATED  NEGATIVE  DECLARATION  NO.  11-04

 Planning & Zoning Permit No. 11-500-10
(Special Use Permit) &

Planning & Zoning Permit No. 10-300-05
(Tentative Subdivision Map No. 5885)

Introduction

This  Initial  Study/Mitigated  Negative  Declaration  has  been  prepared  in  accordance  with  relevant 
provisions  of  the  California  Environmental  Quality  Act  (CEQA)  of  1970,  as  amended,  CEQA 
Guidelines as revised, and the City of Oxnard Threshold Guidelines, as revised.  Section 15063(c) of 
the CEQA Guidelines states that the purposes of an Initial Study are to:

1. Provide the Lead Agency (i.e. City of Oxnard) with information to use as the basis for deciding 
whether to prepare a Program, Supplemental, Subsequent, or Project Environmental Impact Report 
(EIR), a Negative Declaration, a Mitigated Negative Declaration (MND), or an Addendum to a 
previous MND/EIR;

2. Enable an applicant and/or Lead Agency to modify a project to mitigate adverse impacts, thereby 
enabling the project to qualify for a Negative Declaration;

3. Assist the preparation of an EIR, if one is required, by:
! Focusing the EIR on the effects determined to be significant;
! Identifying the effects determined not to be significant;
! Explaining  the  reasons  why  potentially  significant  effects  would  not  be 

significant; and

4. Facilitate environmental assessment early in the design of a project;

5. Provide documentation of the factual basis for the finding in a Negative Declaration that a project 
will not have a significant effect on the environment;

6. Eliminate unnecessary environmental review ; and

7. Determine whether a previously prepared EIR or Mitigated Negative Declaration could be used 
with the project.
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The purpose of the City of Oxnard  Threshold Guidelines is to inform the public, project applicants, 
consultants,  and City staff  of  the threshold criteria and standard methodology used in determining 
whether  or  not  a  project  (individually  or  cumulatively)  could  have  a  significant  effect  on  the 
environment.  Furthermore, the  Threshold Guidelines provide instructions for completing the  Initial 
Study and determining the type of environmental document required for individual projects.

An EIR is a detailed statement that describes and analyzes the significant environmental impacts of a 
proposed project, discusses ways to reduce or avoid them, and suggests alternatives to the project, as 
proposed.   Determining  the  significance  of  environmental  impacts  is  a  critical  and  possibly 
controversial aspect of the environmental review process.  A determination of significance may require 
that the project be substantially altered, or that mitigation measures be employed to avoid the impact or 
reduce  it  below the level  of  significance.   If  the  significant  adverse  impact  cannot  be reduced or 
avoided,  an  EIR  must  be  prepared  to  allow  decision  makers  to  consider  adopting  overriding 
considerations.  

Determining the significance of impacts is often controversial because the decision requires staff to use 
their judgment regarding a topic that may not be clearly defined by an objective scientific standard or 
the law.  The State CEQA Guidelines define the term “significant impact on the environment” as a 
substantial, or potentially substantial, adverse change in any of the physical conditions within the area 
affected by the  project.   However,  there  are  topics  for  which there  is  no  clear  definition  of  what 
constitutes a substantial change because the significance of an activity may vary according to location, 
context, and/or local community standards.

To help  clarify  and standardize decision-making in  the  environmental  review process,  Oxnard has 
adopted thresholds of environmental significance in several topical areas.  Thresholds are measures of 
environmental  change  that  are  either  quantitative  for  topics  like  noise,  air  quality,  and  traffic;  or 
qualitative for topics like aesthetics, land use compatibility, and biology.  For some projects special 
studies and/or outside professional judgment may enter into the decision-making process.  Therefore, 
Oxnard’s  thresholds  are  intended  to  supplement  CEQA  provisions  governing  the  definition  of 
significance.

The  City’s  1995  environmental  thresholds  are  being  updated  as  part  of  the  2030  General  Plan 
environmental review and certification process.   New thresholds are anticipated by the end of 2009 or 
early 2010.   In the interim, thresholds used in recent large environmental impact reports (The Village 
Specific Plan, Ormond Beach) and the 2030 General Plan EIR are considered more current than the 
1995 Thresholds Guidelines where they may conflict.  

When  other  agencies  have  some  jurisdiction  or  discretionary  action  over  a  project,  the  project 
proponent will have to meet the thresholds, design, mitigation, and monitoring requirements imposed 
by those agencies, as well as those established by the City of Oxnard.
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CITY OF OXNARD
INITIAL STUDY ENVIRONMENTAL CHECKLIST FORM

1. Project Title:  Tentative Subdivision Map No. 5885 & Special Use Permit No. 11-500-10

2. Lead Agency Name & Address: City of Oxnard, Planning Division, 214 South ‘C’ St., Oxnard, CA.
3. Contact Person & Phone Number:  Brian Foote, A.I.C.P., Associate Planner (805) 385-8312

4. Project Locati  on  : 150, 300, 350, 400 Discovery Drive and 2700 Challenger Place (APN: 216-0-160-
405) and 2600 Challenger Place (APN: 216-0-160-485). See Figure 1 – Vicinity Map, and Figure 2.

5. Applicant Name & Address: Triliad Development Inc., agent for property owner PEGH Investments 
LLC, 270 Conejo Ridge Ave., Suite 200, Thousand Oaks, CA 91361-4944.

  
6. General Plan Designation:  Industrial Light (ILGT)
7. Zoning:  Light Manufacturing Planned Development (M-1-PD)

8. Description of Project:  The project consists of two phases. Phase I of the proposal is to construct a 
speculative  162,574  square-foot  concrete  tilt-up  industrial  building.  Proposed  square-footage  is: 
132,000-sq.ft. for manufacturing; 10,000-sq.ft. for warehousing; 8,500-sq.ft. for offices; and 12,000-
sq.ft. of future mezzanine area for offices. Overall height is proposed to be approximately 37’6”. Site 
improvements will include parking lots with a total of 356 spaces, landscaping and driveways, and 
related utilities and site improvements on an 8.62-acre portion of a vacant property. Approximately 
39.2% of the project site will be building footprint area, 14.5% as landscape areas, 14.1% as truck yard 
area, 29.1% as parking and driveway areas, and 3.1% as other (sidewalks, storm channel areas, etc.). 
Phase I includes a subdivision to create seven parcels varying in size between 2.19 and 10.82 acres 
each, for future industrial development consistent with the M-1-PD zone, with one parcel intended to 
accept drainage from the subdivision site.  The Phase I project also includes possible modification to 
the  improvements  and building at  2700 Challenger  Place (immediately  east  and adjacent  to  2600 
Challenger Place) on the west and north sides, in order to create one joined truck/dock yard between 
2600 and 2700 Challenger Pl., by removal of the westerly parking lot and a portion of the northerly 
parking lot and replacement with concrete.

Phase II of the project is the future speculative development of Lots 2 – 6 in an unspecified time frame. 
A separate Special Use Permit will be required for each lot at the time of future development, with 
appropriate review by the Development Advisory Committee as well as Planning Commission review. 
The following table  lists  the proposed parcel  sizes  and the  maximum potential  build-out  for  each 
parcel. The maximum allowable Floor-Area Ratio (F.A.R.) for manufacturing uses is 0.40:1, and for 
warehouse  uses  is  0.50:1.  As  an  example,  if  each  parcel  was  developed  with  structures  for 
manufacturing uses, then the maximum floor area could be up to 514,032 square-feet. If each parcel 
was developed with warehousing uses, then the maximum floor area could be up to 642,541 square-
feet. Typically, manufacturers will have a portion of the structure dedicated to ancillary office and 
storage space as well. 

Table 1. Proposed Parcels & Maximum Potential Floor-Area Ratio (F.A.R.)
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PARCEL 
No.

PROPOSED 
USE

PROPOSED 
LOT SIZE 

Maximum SF
(manufacturing)

Maximum SF
(warehousing)

1 Common Lot   2.19 acres n/a n/a
2  Light Industrial   2.84 acres 49,455 61,819
3 Light Industrial   2.39 acres 41,607 52,009
4 Light Industrial   2.44 acres 42,504 53,130
5 Light Industrial   2.40 acres 41,735 52,169
6 Light Industrial 10.82 acres 188,499 235,624
7 Light Industrial   8.62 acres 150,232 187,790

                          Total land area =         31.70 acres
514,032 642,541                               Maximum Potential Floor Area =

9.      Surrounding Land Uses and Setting:  The westerly two-thirds of the site is vacant, and the easterly third 
has been previously developed with a cart racing track and a 28’x38’ single-story structure. The race 
track and all structures will be removed and the site graded in preparation for the speculative industrial 
building. The remainder of the lot (westerly two-thirds) is vacant except for fencing, sidewalks, and 
landscaping around the perimeter of the property. The proposed project site is relatively flat, with up to 
2% slope, and vegetated with non-native and opportunistic shrubs and grasses. No environmentally-
sensitive habitat (e.g. sensitive species or habitat, creeks, wetlands, migratory wildlife, etc.) exists on, 
or adjacent to, the proposed project site.

Railroad tracks border the site to the south, with Fifth Street and agricultural lands beyond. The Haas 
Automation industrial facilities are located to the east of the proposed project site, while the Purepak 
industrial facilities are located to the north. The CalCoast farm equipment sales facility and a multi-
tenant  manufacturing/industrial  facility  are  located across Rice Avenue to the west  and northwest, 
respectively, from the proposed project site.  

Table 2. General Plan, Zoning, and Land Use
Location Zoning 

Designation 
General Plan Existing Land Use

Project Site M-1-PD ILGT Vacant (west 2/3) & race track (east 1/3)
North M-1-PD ILGT Oxnard Produce; Seminis Vegetable Seeds    
South R-1 ILGT Railroad track, Fifth Street, Agriculture
East M-1-PD ILGT Haas Automation buildings
West M-1 ILGT Rice Ave.; multi-tenant industrial complex
Note:        M-1-PD – Light Manufacturing Planned Development                   R-1 – Single-Family Residential      
                 ILGT – Industrial Light  

10. Other agencies whose approval is required (e.g., permits, financing approval, participation agreement): 
Ventura County Air Pollution Control District  

11. The  following  reports  and  studies  have  been  prepared  by  independent  consultants  to  analyze  the 
proposed  development,  and  are  hereby  incorporated  by  reference.  These  reports  and  studies  are 
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available for review at the City of Oxnard Service Center, located at 214 South ‘C’ Street in downtown 
Oxnard, during the hours of 8:00 a.m. to 6:00 p.m. Monday through Thursday, and 9:00 a.m. to 5:00 
p.m. on alternating Fridays. 

! Phase I Archaeological Survey for the APN No. 216-0-160-405 & -455 Study Area, City of Oxnard, 
Ventura County, California, (June 3, 2005). Prepared by W & S Consultants, Simi Valley CA. 

! Geotechnical Engineering Report for Haas Automation Building No. 5, (September 14, 2011). 
Prepared by Earth Systems Southern California, Ventura CA. 

! Haas Tech Center Project Traffic Impact Analysis, (August 11, 2011). Prepared by RBF Consulting, 
Irvine CA.

! Hydrologic & Hydraulic Drainage Report for Tract 5020 (This portion is Tract 5885), Addendum  
No. 7, (December 2010). Prepared by Daniel Engineering, Ojai CA. 

! Hydrologic  &  Hydraulic  Drainage  Report  for  Tract  5020,  Addendum  No.  8,  (October  2011). 
Prepared by Pace Advanced Civil Engineering, Inc., Fountain Valley CA. 

- 5 -
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Figure 1: Vicinity Map
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Figure 2: Aerial Photo
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Figure 3:  Tentative Map
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Figure 4:  Conceptual Site Plan
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Figure 4: Conceptual Site Plan 



PLANNING DNISION 
214 SOUTH C STREET 

OXNARD, CALIFORNIA 93030 

NOTICE OF INTENT TO ADOPT A 
MITIGATED NEGATIVE DECLARATION 

(MND No. 11-04) 

The City of Oxnard Planning Division has evaluated the following project for environmental impacts: 

Planning & Zoning Permit Nos. 11-500-10 (Special Use Permit) and 10-300-05 
(Tentative Subdivision Map) - A request to construct a 162,574-sq.ft. concrete tilt-up 
speculative industrial building and related site improvements on an 8.62-acre portion of 
a vacant 32-acre property; a request for a tentative tract map to subdivide 
approximately 32 acres into seven parcels varying in size between 2.19 and 10.82 acres 
each, for future industrial development consistent with the M-1-PD zone; and 
modification to the westerly side of the existing building and site located at 2700 
Challenger Place adjacent to the property at 2600 Challenger Place to create one shared 
truck yard. Located at 2600 and 2700 Challenger Place; and 150, 300, 350, 400 
Discovery Drive (APN's: 216-0-160-405, -485). Filed by Valerie Draeger, Triliad 
Development, Inc., on behalf of owner PEGH Investments LLC, 270 Conejo Ridge 
Ave., Suite 200, Thousand Oaks, CA 91361-4944. 

In accordance with Section 15070 of the California Code of Regulations, the Planning Division of the 
City of Oxnard has determined that there is no substantial evidence that the proposed project would 
have a significant effect on the environment, and that a mitigated negative declaration (MND No. 11-
04) may be adopted. 

The draft document may be reviewed online, from the City webpage. Go to 
www.planning.citvofoxnard.org, then "Environmental Documents" (on the right side of the page) to 
select and view the draft document. Alternatively, the draft document is available for review at the 
Oxnard Planning Division office, 214 South C Street (8:00 a.m. to 6:00 p.m., Monday through 
Thursday, and 8:00 a.m. to 5:00 p.m. on alternate Fridays), and at the Oxnard Public Library, 251 
South "A" Street (9:00 a.m. to 8:00 p.m., Monday through Thursday, and 9:00 a.m. to 5:30 p.m. on 
Saturday and 1 :00 p.m. to 5:00 p.m. on Sunday). 

The public review period begins on December 3, 2011, and will end on December 22, 2011. 
All comments should be provided in writing and received before 5 :00 p.m. on the last day of the 
review period. Inquiries should be directed to Brian Foote, Associate Planner, at (805) 385-8312 or 
'Brian.Foote@cLoxnard.ca.us' and written comments may be mailed or faxed (805) 385-7417 to the 
City of Oxnard, Planning Division, 214 South C Street, Oxnard, CA 93030. 

I 
Date 

cc: Applicant 
County Clerk 
MND Distribution List 

Susan L. Martin, AICP 
Planning Division Manager 
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by t his project, involving at least one impact that is 
a “Potentially Significant Impact” or as indicated by the checklist on the following pages.

Aesthetics  Agricultural Resources Air Quality

Biological Resources  Cultural Resources Geology/Soils

Hazards & Hazardous Materials  Hydrology/Water Quality Land Use/Planning

Mineral Resources  Noise Population/Housing

Public Services  Recreation Transportation/Traffic

Utilities/Service Systems  Mandatory Findings of Significance

DETERMINATION: (To be completed by the Lead Agency) 

On the basis of this initial evaluation:

I find the proposed project COULD NOT have a significant effect on the environment and a  
NEGATIVE DECLARATION will be prepared.

      I find that although the project could have a significant effect on the environment there will not be  
a significant effect in this case because revisions in the project have been made or agreed to by the  
project proponent.  A MITIGATED NEGATIVE DECLARATION will be prepared.

I  find that the proposed project MAY have a  significant effect  on the environment,  and an  
ENVIRONMENTAL IMPACT REPORT is required.

I find that the proposed project MAY have a “potentially significant impact” or “potentially  
significant  unless  mitigated”  impact  on  the  environment,  but  at  least  one  effect  1)  has  been  
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has been  
addressed by mitigation measures based on the earlier analysis as described on attached sheets. An  
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain  
to be addressed.

I find that although the proposed project could have a significant effect on the environment,  
because all potentially significant effects (a) have been analyzed adequately in an earlier EIR or  
NEGATIVE  DECLARATION  pursuant  to  applicable  standards,  and  (b)  have  been  avoided  or  
mitigated  pursuant  to  that  earlier  EIR or  NEGATIVE DECLARATION,  including  revisions  or  
mitigation measures that are imposed upon the proposed project, nothing further is required.

 

Signature Date

BRIAN FOOTE Associate Planner
Print Name Title

- 10 -
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EVALUATION OF ENVIRONMENTAL IMPACTS

1.A brief explanation is required for all answers except “No Impact” answers that are adequately supported  
by the  information sources  a  lead agency cites  in  the  parentheses  following each question.   A “No  
Impact”  answer  is  adequately  supported if  the  referenced information sources  show that  the  impact  
simply does not apply to projects like the one involved (e.g., the project falls outside a fault rupture zone).  
A “No Impact” answer should be explained where it is based on project-specific factors as well as general  
standards (e.g., the project will not expose sensitive receptors to pollutants, based on a project-specific  
screening analysis).

2.All  answers  must  take  account  of  the  whole  action  involved,  including  off-site  as  well  as  on-site,  
cumulative as well as project-level, indirect as well as direct, and construction as well as operational  
impacts.

3.Once the  lead agency has  determined that  a  particular  physical  impact  may occur,  then the  checklist  
answers must indicate whether the impact is potentially significant, less than significant with mitigation,  
or less than significant.  “Potentially Significant Impact” is appropriate if there is substantial evidence  
that an effect may be significant.  If there are one or more “Potentially Significant Impact” entries when  
the determination is made, an EIR is required.

4. “Negative  Declaration:  Less  Than  Significant  With  Mitigation  Incorporated”  applies  where  the  
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact” to a  
“Less Than Significant Impact.”  The lead agency must describe the mitigation measures, and briefly  
explain how they reduce the effect to a less than significant level (mitigation measures from “Earlier  
Analyses,” cited in support of conclusions reached in other sections may be cross-referenced).

5.Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect  
has been adequately analyzed in an earlier EIR or negative declaration.  Section 15063(c)(3)(D).  In this  
case, a brief discussion should identify the following:

a. Earlier Analysis Used – Identify and state where they are available for review.

b. Impacts Adequately Addressed – Identify which effects from the above checklist were  
within the scope of and adequately analyzed in an earlier document pursuant to applicable  
legal standards, and state whether such effects were addressed by mitigation measures  
based on the earlier analysis.

c. Mitigation  Measures  –  For  effects  that  are  “Less  than  Significant  with  Mitigation  
Measures Incorporated,” describe the mitigation measures which were incorporated or  
refined  from the  earlier  document  and  the  extent  to  which  they  address  site-specific  
conditions for the project.

6.Lead  agencies  are  encouraged  to  incorporate  into  the  checklist  references  to  information  sources  for  
potential impacts (e.g., general plans, zoning ordinances).  Reference to a previously prepared or outside  
document should, where appropriate, include a reference to the page or pages where the statement is  
substantiated.

7.Supporting Information Sources: A source list should be attached, and other sources used or individuals  
contacted should be cited in the discussion.

- 11 -



MND No. 11-04
PZ Nos. 10-300-5 & 11-500-10
November 28, 2011

8.The explanation of each issue should identity: a) The significance criteria or threshold, if any, used to  
evaluate each question; and b) The mitigation measure identified, if any, to reduce the impact to less than  
significance.

A. AESTHETICS

Would the project:

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Have a substantial adverse effect on a scenic vista? 
(2020 General Plan, VIII - Open Space/ Conservation 
Element, XII - Community Design Element; FEIR 88-3, 
4.12 - Aesthetic Resources)

2. Substantially damage scenic resources, including, 
but not limited to, trees, rock outcroppings, and 
historic buildings within a state scenic highway? 
(2020 General Plan, VIII - Open Space/ Conservation 
Element; XII - Community Design Element; FEIR 88-3, 
4.12 - Aesthetic Resources)

3. Substantially degrade the existing visual character or  
quality of the site and its surroundings? (2020 
General Plan, VIII - Open Space/Conservation Element, 
XII - Community Design Element; FEIR 88-3, 4.12 - 
Aesthetic Resources)

4. Create a source of substantial light or glare, which 
would adversely affect day or nighttime views in the 
area? (2020 General Plan, VIII - Open 
Space/Conservation Element, XII - Community Design 
Element; FEIR 88-3, 4.12 - Aesthetic Resources)

Discussion:  

1)  Fifth Street and Rice Avenue are designated as City Image Corridors in the 2020 General Plan (Figure 
XII-2). The surrounding vicinity has been previously developed with industrial projects, and the project will 
comply with the development standards (e.g. structure height) of the zone. The project after development 
will not obtrusively project into the skyline and would not be out of scale or character with the surrounding 
development, and introduction of the proposed project would be visually consistent with the surrounding 
urban uses and would not have a significant effect on the City Image Corridors.  Therefore, a less than 
significant adverse  visual  impact on a public  scenic vista is  expected to result  from the proposed 
development. 

2-3) The project site is flat, vacant, with no landmarks or other distinguishing natural or man-made features, 
and surrounded by urban uses. The 2020 General Plan does not designate the project site or its surroundings 
as a scenic or historic resources. The project after development will not obtrusively project into the skyline 
and would not  be out  of  scale  or  character  with the surrounding development,  and introduction of  the 
proposed  project  would  not  have  a  significant  effect  on  a  Scenic  Highway.  Surrounding  development 
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consists of industrial facilities to the north, east and west. Agricultural fields are located to the south across 
Fifth Street. Therefore, no significant adverse visual impacts will occur. 

4)  All project design plans would be subject to review by the Development Advisory Committee (DAC) 
upon submittal of an application for a use permit. Consequently, future development would not be permitted 
to introduce a substantial new source of light or glare that would be greater than light and glare sources that 
presently exist in the area from similar development. Therefore, any impacts from light and glare will be 
less than significant. 

Cumulative Development:
1-4) Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the  2030 General Plan, reviewed by the  2030 General Plan Program EIR, and would not 
create adverse cumulative impacts. These documents are available at the City of Oxnard Planning Division 
office, 214 South C Street, during office hours and at the Main and South branches of the Oxnard Library 
(251 South A Street and 200 East Bard Street, respectively).  Therefore, no additional adverse aesthetic 
cumulative impacts will occur on the east side of Oxnard as a result of cumulative projects.

Mitigation Measure(s):  None Required.
Monitoring: None Required.
Result After Mitigation: Not Applicable.
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B. AGRICULTURAL RESOURCES*

Would the project:

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Convert  Prime  Farmland,  Unique  Farmland,  or 
Farmland  of  Statewide  Importance  (Farmland),  as  
shown  on  the  maps  prepared  pursuant  to  the 
Farmland Mapping and Monitoring Program of the  
California  Resources  Agency,  to  nonagricultural  
use?  (2020  General  Plan,  VIII  -  Open 
Space/Conservation  Element;  FEIR  88-3,  4.7  -  
Agricultural Resources)

2. Conflict with existing zoning for agricultural use, or  
a Williamson Act contract? (2020 General Plan, VIII - 
Open  Space/Conservation  Element;  FEIR  88-3,  4.7  -  
Agricultural Resources)

3. Involve other changes in the existing environment,  
which, due to their location or nature, could result in  
conversion  of  Farmland,  to  nonagricultural  use?  
(2020  General  Plan,  VIII  -  Open  Space/Conservation 
Element; FEIR 88-3, 4.7 - Agricultural Resources)
* In determining whether impacts to agricultural resources are significant environmental effects, lead agencies may refer to 

the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California Department of 
Conservation as an optional model to use in assessing impacts on agricultural and farmland.

Discussion:

1, 3) According to the 2020 General Plan (Figures VIII-4 and VIII-5), soils on-site consist of Class II soils 
in the Camarillo-Hueneme-Pacheco Association. Camarillo-Hueneme-Pacheco Association soils consist of 
level  and nearly  level,  very  deep,  poorly  drained  loamy sands  and  silty  clay  loams.  According to  the 
California Department of Conservation (CDC), the project site is not considered to be Prime Farmland, nor 
Farmland of Statewide Importance. No portion of the site is subject  to a Williamson Act Contract. The 
project site is located in an urbanized developed area largely surrounded by urban development, and the 
2030 General  Plan  designates the subject  site for urban land uses,  therefore future development of the 
property will  not  result  in development pressure on agricultural  land located within the City’s planning 
sphere  or  outside  the  City  Urban  Restriction  Boundary  (CURB)  line.  Therefore,  no  impacts  are 
anticipated related to these agricultural resources.

2) Agricultural fields are currently in production to the south across Fifth Street (approximately 180 feet 
from the boundary of the subject property). The neighboring farmland to the south within the County’s 
jurisdiction is considered to be farmland of Statewide significance. According to the Agricultural/Urban 
Buffer Policy of Ventura County,  there should be a minimum of 300 feet  of separation between active 
agricultural  land  uses  and  new  development.  The  proposed  300-foot  separation  distance  between  the 
proposed structure (building and truck yard) and nearest agriculture land use is an adequate buffer. The 300 
feet consists of 140 feet between the proposed structure and the southerly property line, plus 160 feet from 
the southerly property line to the agricultural land. The project is consistent with 2030 General Plan policy 

- 14 -



MND No. 11-04
PZ Nos. 10-300-5 & 11-500-10
November 28, 2011

CD-6.1 (requiring adequate agricultural buffers adjacent to urban land uses). No mitigation measures are 
required. Therefore, any impact will be less than significant.

Figure 5 – Agricultural Land Use

Cumulative Development:
1-3) Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the  2030 General Plan, reviewed by the 2030 General Plan Program EIR, and would not 
create  adverse cumulative impacts.  Future development  will  comply with the Agricultural/Urban Buffer 
Policy of Ventura County. Therefore, no additional adverse agricultural impacts are anticipated in Oxnard as 
a result of cumulative projects.

Mitigation Measure(s):  None Required.
Monitoring: None Required.
Result After Mitigation: Not Applicable.
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C. AIR QUALITY*

Would the project:

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Conflict with or obstruct implementation of the 
applicable air quality plan? (FEIR 88-3, 4.5 - Air 
Quality; Ventura County Air Quality Assessment 
Guidelines; Urbemis 2002Computer Program)

2. Violate any air quality standard or contribute 
substantially to an existing or projected air quality  
violation? (FEIR 88-3, 4.5 - Air Quality; Ventura County 
Air Quality Assessment Guidelines; Urbemis 2002 
Computer Program)

3. Result in a cumulatively considerable net increase of  
any criteria pollutant for which the project region is  
nonattainment under an applicable federal or state  
ambient air quality standard (including releasing 
emissions which exceed quantitative thresholds for 
ozone precursors)? (FEIR 88-3, 4.5 - Air Quality; 
Ventura County Air Quality Assessment Guidelines;  
Urbemis 2007 Computer Program)

4. Expose sensitive receptors to substantial pollutant  
concentrations? (FEIR 88-3, 4.5 - Air Quality; Ventura 
County Air Quality Assessment Guidelines; Urbemis 
2007 Computer Program)

5. Create objectionable odors affecting a substantial  
number of people? (FEIR 88-3, 4.5 - Air Quality; 
Ventura County Air Quality Assessment Guidelines;  
Urbemis 2007 Computer Program)
* Where available, the significant criteria established by the applicable air quality management or air pollution control
        district may be relied upon to make the following determinations.

Discussion:  The City of Oxnard and the proposed project are located within the jurisdiction of the Ventura County  
Air  Pollution  Control  District  (APCD). It  is  the  applicant’s  responsibility  to  contact  the  APCD  to  verify  
compliance with any permitting needs of the APCD.

1, 2, 3) Short-term impacts to air quality are the result of grading and other construction activities associated 
with the project, such as earth-moving and heavy equipment vehicle operations.  The Air Pollution Control 
District  considers  short-term activities  related to  construction  to  be temporary and less  than significant 
impacts.  Standard APCD mitigations will be required in order to minimize on-site construction emissions 
and maximize dust  suppression.   In addition,  the Best  Management Practices (BMP’s) contained in the 
Storm Water Pollution Prevention Plan (SWPPP) is a standard requirement applicable to all development 
projects,  and  will  include  devices  that  will  help  to  control  dust  production  (such  as  sandbagging  the 
perimeter of the project site to prevent dirt from draining from the site and being pulverized by passing 
vehicles; tire cleaning devices on-site at all driveways to prevent dirt from being tracked into the streets). By 
requiring compliance with standard APCD permitting requirements, short-term air quality impacts would be 
considered less than significant. According to APCD regulations, any on-site combustion equipment that is 
rated at 50 horsepower or greater, such as electrical generators or portable air compressors, must have an 
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APCD Permit  to  Operate  or  be  registered  with  the  California  Air  Resources  Board  (CARB)  Portable 
Equipment Registration Program. Mitigation measures C-1 through C-7 will reduce emissions to the extent 
that is practically feasible during construction. Therefore, with mitigation, the short-term impacts to air 
quality are less than significant.  

Long-term impacts of the proposed project will result in an increase in vehicle trips to and from the site. 
Potential long-term air quality impacts associated with the proposed project can be contributed primarily to 
vehicle  emissions.  The proposed structure(s) will  be been designed to reduce long-term emissions (e.g. 
compliance with Title 24 CCR requirements, etc.). The City’s adopted threshold of significance for Reactive 
Organic Compounds (ROC) and Nitrogen Oxide (NOx) emissions is 25 pounds per day for both substances. 
Project emissions were calculated utilizing the Urban Emissions (URBEMIS 2007, Version 9.2.4) computer 
modeling program. 

The URBEMIS simulation for the proposed project assumes that all parcels will be developed with primarily 
manufacturing  uses.  For  purposes  of  the  URBEMIS  model,  the  proposed  industrial  building 
office/mezzanine  size  (20,500-sq.ft.)  and  storage  space  (10,000-sq.ft.)  has  been  included  in  the 
manufacturing square-footage (132,000-sq.ft.), because the offices/mezzanine and storage/warehouse areas 
are considered ancillary and related to the primary use as a manufacturing facility. Based on the development 
potential (F.A.R.) listed in Table 1 previously, it is assumed that Lots 2 – 6 will be developed in the future 
with primarily manufacturing uses, totaling 363,800-sq.ft.  (see also Alternative 2 identified in the project 
Traffic Impact Analysis, pages 1 & 2). Table 3 summarizes the development assumptions regarding potential 
build-out, in a time frame that could be between 10 to 20 years or more. The combined total used in the 
URBEMIS model, therefore, assumes a total of 526,300-sq.ft. (363,800 + 162,500 = 526,300) for analysis 
purposes. 

Table 3. Estimated Future Square-Footage, by Parcel, for URBEMIS Model.
PARCEL 

No.
PROPOSED 

USE
Maximum SF

(manufacturing)
Maximum SF

(warehs./storage)
Maximum SF

(offices)
1 Common Lot none none none
2 Light Industrial 49,455 0 0
3 Light Industrial 41,607 0 0
4 Light Industrial 42,504 0 0
5 Light Industrial 41,735 0 0
6 Light Industrial 188,499 0 0
7 Light Industrial   132,000*    10,000* 20,500*

            Total Estimated Sq.Ft. = 495,800 10,000 20,500
* Proposed square-footage with PZ No. 11-500-10 (Special Use Permit).

 
Assumptions used in the URBEMIS model include a construction schedule during year 2012. The project 
site has been previously mass graded, so no mass grading is assumed to be needed. Fine site grading activity 
is assumed to begin on March 1 and end on March 30, 2012. Building construction work is assumed to begin 
on April 2 and end on July 31, 2012. Paving and architectural coating work is assumed to begin on August 1 
and end on August 31, 2012. 

The vehicle fleet mix (in the operational data section of URBEMIS) was modified from the default settings 
in order to better represent the proposed industrial/manufacturing land use. For example, the default settings 
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include motor home trips and school buses in the fleet mix (e.g. 1.5% and 0.1% of trips, respectively); how-
ever, since an industrial land use is not expected to generate trips by motor homes or school buses, the set-
tings were changed to 0%. The vehicle fleet was further modified to assume the following mix of vehicle 
types: 3% each for Heavy-Heavy Truck, Medium-Heavy Truck, Light-Heavy Truck (10,001 – 14,000 lbs), 
Light-Heavy Truck (8,501 – 10,000 lbs), Medium Truck, and Light Truck (3,751 – 5,750 lbs); 9% Light 
Truck (< 3,750 lbs); 72% Light Auto; and 1% Motorcycle. All types of transport/delivery trucks combined 
are 27% of the fleet mix, with automobiles and motorcycles (i.e. employees and customers) comprising the 
remaining 73%. 

Results from the URBEMIS model simulation for opening year 2013 are summarized in Table 4 (see also 
Appendix 1 for complete results). The URBEMIS model estimates that the proposed project will not gener-
ate ROC or NOx emissions that would exceed the City’s air quality thresholds. According to the URBEMIS 
results for opening year 2013, ROC emissions would be 2.01 tons per year, or 11.01 pounds per day (2.01 x 
2000 = 4,020 / 365 = 11.014); this amount would not exceed the threshold of 25 pounds per day, and there-
fore, is not potentially significant. NOx emissions for opening year 2013 would be 4.21 tons per year, or 
23.07 pounds per day (4.21 x 2000 = 8,420 / 365 = 23.068); this amount would not exceed the threshold of 
25 pounds per day. The URBEMIS results for years 2014 through 2017 also indicated that the emissions 
would decrease in future years; Table 4 lists the results for years 2014 through 2017. Therefore, the long-
term impacts to air quality are considered to be less than potentially significant. 

Table 4. Annual Emissions (Area Source & Operational), 2013 – 2017.  

Modeled Year

Amount of Emissions,
Tons per Year 

Amount of Emissions,
Pounds per Day

ROC NOx ROC NOx

Operations Year 2013: 2.01 4.21 11.01 23.07
Operations Year 2014:
Operations Year 2015:
Operations Year 2016: 
Operations Year 2017: 

1.90
1.80
1.72
1.63

3.81
3.43
3.13
2.88

10.41
9.86
9.42
8.93

20.88
18.79
17.15
15.78

Max. Annual Emissions: 2.01 4.21    11.01 23.07

APCD Threshold Amount:
         
             – – 25.0 25.0

Exceeds Threshold?
Potentially Significant Impact?

            n/a n/a   No
  No

 No
 No

                            
Source: URBEMIS 2007, Version 9.2.4

Consistency with the  1997    Air Quality  Management  Plan   (AQMP).    The  Ventura  County Air  basin is 
currently a non-attainment area for both the Federal and State standards for ozone, and the State standards 
for PM10. Exceeding the air quality standards is the result of past and ongoing urban and rural development 
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that has caused emissions to exceed the air basin’s capacity for dispersal and removal of air pollutants.  It 
should be noted, however, that the goal of the Ventura County  Air Quality Management Plan (AQMP), 
which was most recently revised in 1997, is to reduce pollutant concentrations below National Ambient Air 
Quality  Standards  (NAAQS)  through  the  implementation  of  air  pollutant  emissions  controls.  The  plan 
predicts attainment of the Federal ozone standards by the year 2005.  To achieve full compliance, the Federal 
1-hour ozone standard cannot be exceeded by more than one day in any year for three consecutive years. 
Although there were no events exceeding the Federal 1-hour ozone standard throughout the South Central 
Coast Air Basin in 2004 and 2005, there were two episodes in 2003.  Attainment, therefore, has not yet been 
achieved.

The project is consistent with the site’s land use designation in the 2020 General Plan and 2030 General 
Plan.  In addition, the population increase upon occupancy is within the current and future demographic 
projections for the City.  According to the APCD Guidelines, the consistency of a project with the current 
Ventura County Air Quality Management Plan is assessed based on whether the project is consistent with the 
local land use designation and current population projections.  As the current project is consistent with the 
site’s land use designation and within the adopted VCOG demographic projections for the area, the project is 
considered to be consistent with the Ventura County Air Quality Management Plan.

Greenhouse Gases.  

Background.  In response to growing scientific and political concern with global climate change, California 
has recently adopted a series of laws to reduce emissions of GHGs to the atmosphere from commercial and 
private activities within the State.  In September 2002, then-Governor Gray Davis signed Assembly Bill 
(AB)  1493,  requiring  the  development  and  adoption  of  regulations  to  achieve  “the  maximum feasible 
reduction of greenhouse gases” emitted by noncommercial passenger vehicles, light-duty trucks, and other 
vehicles  used primarily  for  personal  transportation  in  the  State.   In  September  2006,  Governor  Arnold 
Schwarzenegger signed the California Global Warming Solutions Act of 2006, also known as AB32, into 
law.  AB 32 commits the State to achieving 1990 levels of GHGs by 2020.  To achieve this goal, AB32 
mandates that the ARB establish a quantified emissions cap, institute a schedule to meet the cap, implement 
regulations to reduce statewide GHG emissions from stationary sources, and develop tracking, reporting, and 
enforcement mechanisms to ensure that reductions are achieved.  Senate Bill (SB) 1368, a companion bill to 
AB 32, requires the California Public Utilities Commission (PUC) and CEC to establish GHG emission 
performance standards for the generation of electricity.  These standards will also apply to power that is 
generated outside of California and imported into the State.

In October 2006, Governor Schwarzenegger issued an Executive Order in which he designated the Cal/EPA 
Secretary with the primary responsibility for implementing AB 32 (rather than providing the ARB with 
unfettered discretion as the law required).  In late December, the Governor announced the members of a 
blue-ribbon Market Advisory Committee board to devise approaches to develop a market for carbon trading. 
More developments are likely as the Governor and the Legislature determine who has primary responsibility 
for implementation and the relationship between regulations and market-based mechanisms.  Because, the 
intent of AB 32 is to limit 2020 emissions to the equivalent of 1990, and the present year (2007) is near the 
midpoint  of  this  timeframe,  it  is  expected  that  the  regulations  would  affect  many  existing  sources  of 
greenhouse and not just new general development projects.
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In response to the Executive Order,  the Secretary of Cal/EPA created the Climate Action Team (CAT), 
which, in March 2006, published the  Climate Action Team Report to Governor Schwarzenegger and the 
Legislature (the “2006 CAT Report ”).  The 2006 CAT Report identifies a recommended list of strategies that 
the State could pursue to reduce climate change greenhouse gas emissions.  These are strategies that could 
be implemented by various State agencies to ensure that the Governor’s targets are met and can be met with 
existing authority of the State agencies.

Setting  –  Existing  State-Wide  Greenhouse  Gas  Emissions.  In  December  2006,  the  California  Energy 
Commission published the  Inventory of California Greenhouse Gas Emissions and Sinks: 1990 to 2004. 
This report indicates that California is the second largest emitter of greenhouse gasses in the United States 
next to Texas.  This is largely a result of the number of people living in a large state, as opposed to a small 
state such as Rhode Island.   California generates about  half  as  much CO2 emissions as Texas.   When 
considering fossil fuel emissions at the individual person level, California is second lowest in the nation in 
per capita CO2 emissions with only the District of Columbia lower.  Between 1990 and 2000, California’s 
population grew by 4.1 million people and during the 1990 to 2003 period, California’s gross state product 
grew by 83 percent (in dollars, not adjusted for inflation).  However, California’s greenhouse gas emissions 
grew by only 12 percent between 1990 and 2003.  The report concludes that California’s ability to slow the 
rate of growth of greenhouse gas emissions is largely due to the success of its energy efficiency, renewable 
energy  programs,  and  commitment  to  clean  air  and  clean  energy.   In  fact,  the  State’s  programs  and 
commitments lowered its greenhouse gas emissions rate of growth by more than half of what it would have 
been otherwise.

Impacts – Greenhouse Gas Emissions.  No air agency, including the VCAPCD, or municipality, including 
the City of Oxnard, has yet established project-level significance thresholds for GHGs emissions.  Thus, 
emissions of  GHGs can be quantified,  but  should not  be  used  to  determine  significance  under  CEQA. 
Furthermore, the regulations required to meet the goal under AB 32 of reducing emissions to 1990 levels by 
2010 are still under development, expected to be finalized by January 1, 2008, and implemented no later 
than January 1, 2010.  The list of discrete early action measures that can be adopted and implemented before 
January 1, 2010, was adopted by the ARB in June, 2007.  The three early action measures focus on major 
State-wide contributing sources and industries, not on individual development projects or practices.  These 
three measures are: 1) a low-carbon fuel standard; 2) reduction of refrigerant losses from motor vehicle air 
conditioning system maintenance; and 3) increased methane capture from landfills.  At this time, there is no 
single criterion by which the implementation of a project can be judged to support or hinder attainment of 
the State’s  goals.   The project’s  emissions are  below the adopted thresholds for  NOx and ROC, and a 
possible GHG threshold being considered would use the same threshold, resulting in no significant impact, if 
that GHG threshold is adopted. In the absence of an adopted GHG threshold, no impact determination is 
made for the project. 

Compliance with Strategies.  The consistency of the proposed project with the strategies from the 2006 CAT 
Report is evaluated in Table 5.  As shown, the project would be consistent with all feasible and applicable 
strategies to reduce greenhouse gas emissions in California.
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Table 5
Project Consistency with 2006 CAT Report Greenhouse Gas Emission Reduction Strategies

Strategy Project Consistency
California Air Resources Board

Vehicle Climate Change Standards
AB 1493 (Pavley) required the state to develop and adopt 
regulations that achieve the maximum feasible and cost-effective 
reduction of climate change emissions emitted by passenger 
vehicles and light duty trucks.  Regulations were adopted by the 
ARB I September 2004.

Consistent.
The vehicles that travel to and from the project site on 
public roadways would be in compliance with ARB 
vehicle standards that are in effect at the time of 
vehicle purchase.

Diesel Anti-Idling
In July 2004, the ARB adopted a measure to limit diesel-fueled 
commercial motor vehicle idling.

Consistent.
Current State law restricts diesel truck idling to five 
minutes or less.  Diesel trucks parking or making 
deliveries to the project site are subject to this state-
wide law.

Hydrofluorocarbon Reduction
1) Ban retail sale of HFC in small cans.
2) Require that only low GWP refrigerants be used in new vehicular 
systems.
3) Adopt specifications for new commercial refrigeration.
4) Add refrigerant leak-tightness to the pass criteria for vehicular 
inspection and maintenance programs.
5) Enforce federal ban on releasing HFCs.

Consistent.
This strategy applies to consumer products.  All 
applicable products would comply with the regulations 
that are in effect at the time of manufacture.

Transportation Refrigeration Units, Off-Road Electrification, Port 
Electrification (ship to shore)
Require all new transportation refrigeration units (TRU) to be 
equipped with electric standby.
Require cold storage facilities to install electric infrastructure to 
support electric standby TRUs.

Not applicable.

Not applicable.

Off-road Electrification Not applicable.
Port Electrification Not applicable.
Manure Management
Improved management practices, manure handling practices, and 
lagoon/liquid waste control options.

Not applicable.

Semi Conductor Industry Targets
Emission reduction rules for semiconductor operations.

Not applicable.

Alternative Fuels: Biodiesel Blends
ARB would develop regulations to require the use of 1 to 4 percent 
biodiesel displacement of California diesel fuel.

Consistent.
The diesel vehicles that travel to and from the project 
site on public roadways could utilize this fuel once it is 
commercially available.

Alternative Fuels: Ethanol
Increased use of E-85 fuel.

Consistent
Future employees at the project site could purchase 
flex-fuel vehicles and utilize this fuel once it is 
commercially available in the region and local vicinity.
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Heavy-Duty Vehicle Emission Reduction Measures
Increased efficiency in the design of heavy duty vehicles and an 
education program for the heavy duty vehicle sector.

Consistent.
The heavy-duty vehicles that travel to and from the 
project site on public roadways would be subject to all 
applicable ARB efficiency standards that are in effect 
at the time of vehicle manufacture.

Reduced Venting and Leaks on Oil and Gas Systems
Improved management practices in the production, processing, 
transport, and distribution of oil and natural gas.

Not applicable.

Hydrogen Highway
The California Hydrogen Highway Network (CA H2 Net) is a State 
initiative to promote the use of hydrogen as a means of diversifying 
the sources of transportation energy.

Not applicable.

Achieve 50% Statewide Recycling Goal
Achieving the State’s 50 percent waste diversion mandate as 
established by the Integrated Waste Management Act of 1989, (AB 
939, Sher, Chapter 1095, Statutes of 1989), will reduce climate 
change emissions associated with energy intensive material 
extraction and production as well as methane emission from 
landfills.  A diversion rate of 48% has been achieved on a statewide 
basis.  Therefore, a 2% additional reduction is needed.

Consistent.
The project would divert at least 50 percent of its solid 
waste after the recyclable content is diverted. 
Recycling containers provided at the project site will 
promote recycling of paper, metal, glass, and other 
recyclable material.

Landfill Methane Capture
Install direct gas use or electricity projects at landfills to capture and 
use emitted methane.

Not applicable.

Zero Waste – High Recycling
Efforts to exceed the 50 percent goal would allow for additional 
reductions in climate change emissions.

Consistent.
As discussed in Section P (Utilities and Service 
Systems), Impacts Found to be Less Than Significant, 
the project would divert at least 50 percent of its solid 
waste after the recyclable content is diverted. 
Recycling bins will be provided at the project site to 
promote recycling of paper, metal, glass, and other 
recyclable material.  The project would also be subject 
to all applicable State and City requirements for solid 
waste reduction as they change in the future.

Department of Forestry
Forest Management
Increasing the growth of individual forest trees, the overall age of 
trees prior to harvest, or dedicating land to older aged trees.

Not applicable.

Forest Conservation
Provide incentives to maintain an undeveloped forest landscape.

Not applicable.

Fuels Management/Biomass
Reduce the risk of wildland fire through fuel reduction and biomass 
development.

Not applicable.

Urban Forestry
A new statewide goal of planting 5 million trees in urban areas by 
2020 would be achieved through the expansion of local urban 
forestry programs.

Consistent.
The landscaping proposed for the project would 
include new trees.
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Afforestation/Reforestation
Reforestation projects focus on restoring native tree cover on lands 
that were previously forested and are now covered with other 
vegetative types.

Not applicable.

Department of Water Resources
Water Use Efficiency
Approximately 19% of all electricity, 30% of all natural gas, and 88 
million gallons of diesel are used to convey, treat, distribute and use 
water and wastewater.  Increasing the efficiency of water transport 
and reducing water use would reduce greenhouse gas emissions.

Consistent. 
The project would be required to be constructed in 
compliance with the standards of Title 24 that are in 
effect at the time of development.

Energy Commission (CEC)
Building Energy Efficiency Standards in Place and in Progress
Public Resources Code 25402 authorizes the CEC to adopt and 
periodically update its building energy efficiency standards (that 
apply to newly constructed buildings and additions to and 
alterations to existing buildings).

Consistent.
The project would be required to be constructed in 
compliance with the standards of Title 24 that are in 
effect at the time of development.

Appliance Energy Efficiency Standards in Place and in Progress
Public Resources Code 25402 authorizes the Energy Commission to 
adopt and periodically update its appliance energy efficiency 
standards (that apply to devices and equipment using energy that are 
sold or offered for sale in California).

Consistent.
Under State law, any appliances that are purchased for 
future tenants would be consistent with energy 
efficiency standards that are in effect at the time of 
manufacture.

Fuel-Efficient Replacement Tires & Inflation Programs
State legislation established a statewide program to encourage the 
production and use of more efficient tires.

Consistent. Existing and future employees of the 
project site could purchase tires for their vehicles that 
comply with state programs for increased fuel 
efficiency. 

Cement Manufacturing
Cost-effective reductions to reduce energy consumption and to 
lower carbon dioxide emissions in the cement industry.

Not applicable.

Municipal Utility Energy Efficiency Programs/Demand Response
Includes energy efficiency programs, renewable portfolio standard, 
combined heat and power, and transitioning away from carbon-
intensive generation.

Not applicable.

Municipal Utility Renewable Portfolio Standard
California’s Renewable Portfolio Standard (RPS), established in 
2002, requires that all load serving entities achieve a goal of 20 
percent of retail electricity sales from renewable energy sources by 
2017, within certain cost constraints.

Not applicable.

Municipal Utility Combined Heat and Power
Cost effective reduction from fossil fuel consumption in the 
commercial and industrial sector through the application of on-site 
power production to meet both heat and electricity loads.

Not applicable.

Municipal Utility Electricity Sector Carbon Policy
State agencies to address ways to transition investor-owned utilities 
away from carbon-intensive electricity sources.

Not applicable.
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Alternative Fuels: Non-Petroleum Fuels
Increasing the use of non-petroleum fuels in California’s 
transportation sector, as recommended as recommended in the 
CEC’s 2003 and 2005 Integrated Energy Policy Reports.

Not applicable.

Business, Transportation and Housing
Measures to Improve Transportation Energy Efficiency
Builds on current efforts to provide a framework for expanded and 
new initiatives including incentives, tools, information that advance 
cleaner transportation and reduce climate change emissions.

Not applicable.

Smart Land Use and Intelligent Transportation Systems (ITS)
Smart land use strategies encourage jobs/housing proximity, 
promote transit-oriented development, and encourage high-density 
residential/commercial development along transit corridors. 
ITS is the application of advanced technology systems and 
management strategies to improve operational efficiency of 
transportation systems and movement of people, goods and services. 
The Governor is finalizing a comprehensive 10-year strategic 
growth plan with the intent of developing ways to promote, through 
state investments, incentives and technical assistance, land use, and 
technology strategies that provide for a prosperous economy, social 
equity and a quality environment.

Consistent.

The project is an infill development at the corner of 
two arterials (including the future route of Highway 1), 
and may potentially be expanded in the future to 
include ITS assuming that funding was adequate.

Smart land use, demand management, ITS, and value pricing are 
critical elements in this plan for improving mobility and 
transportation efficiency.  Specific strategies include: promoting 
jobs/housing proximity and transit-oriented development; 
encouraging high density residential/commercial development along 
transit/rail corridor; valuing and congestion pricing; implementing 
intelligent transportation systems, traveler information/traffic 
control, incident management; accelerating the development of 
broadband infrastructure; and comprehensive, integrated, 
multimodal/intermodal transportation planning.

Department of Food and Agriculture
Conservation Tillage/Cover Crops
Conservation tillage and cover crops practices are used to improve 
soil tilth and water use efficiency, and to reduce tillage 
requirements, labor, fuel, and fertilizer requirements.

Not applicable.

Enteric Fermentation
Cattle emit methane from digestion processes.  Changes in diet 
could result in a reduction in emissions.

Not applicable.

State and Consumer Services Agency
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Green Buildings Initiative
Green Building Executive Order, S-20-04 (CA 2004), sets a goal of 
reducing energy use in public and private buildings by 20 percent by 
the year 2015, as compared with 2003 levels.  The Executive Order 
and related action plan spell out specific actions state agencies are 
to take with state-owned and –leased buildings.  The order and plan 
also discuss various strategies and incentives to encourage private 
building owners and operators to achieve the 20 percent target.

Consistent.
The project would be required to be constructed in 
compliance with the California Building Code 
standards that are in effect at the time of development. 
Currently, the 2010 California Building Codes are in 
effect; and the 2008 Energy Code remains in effect. 
The current CBC and Title 24 standards are at least 
8.5% more efficient than those of the 2001 standards.

Public Utilities Commission (PUC)
Accelerated Renewable Portfolio Standard
The Governor has set a goal of achieving 33 percent renewable in 
the State’s resource mix by 2020.  The joint PUC/Energy 
Commission September 2005 Energy Action Plan II (EAP II) adopts 
the 33 percent goal.

Not applicable.

California Solar Initiative
The solar initiative includes installation of 1 million solar roofs or 
an equivalent 3,000 MW by 2017 on homes and businesses, 
increased use of solar thermal systems to offset the increasing 
demand for natural gas, use of advanced metering in solar 
applications, and creation of a funding source that can provide 
rebates over 10 years through a declining incentive schedule.

Consistent.
Solar panels are not currently proposed as part of the 
project. However, roof framing will be included at the 
time of construction to allow current and/or future 
owners to easily install solar panels.  

Investor-Owned Utility Programs
These strategies include energy efficiency programs, combined heat 
and power initiative, and electricity sector carbon policy for investor 
owned utilities.

Not applicable.

Sources:  Climate Action Team, 2006 and Christopher A. Joseph & Associates, 2007.

4)  Sensitive receptors are defined as young children, ill persons, elderly persons, hospitals, etc. No sensitive 
receptors or residential land uses are located in the vicinity of the project site. Therefore, there will be no 
impact.

5)  Odors are typically associated with industrial type land uses (e.g. manufacturing, chemical production or 
processing, energy production, livestock, etc.).  The proposed manufacturing and warehousing uses of the 
surrounding industrial facilities, including Haas Automation, does not create any noxious odors, and there 
have been no record of odors being generated in the vicinity of the project site. No uses are proposed that 
would create noxious odors. Therefore, there will be no impacts. 

Cumulative Development:
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1-5)  Although  the  Ventura  County  Air  Basin  is  currently  a  non-attainment  area  for  federal  and  state 
standards for ozone and state standard for PM10, the APCD predicts attainment through implementation of 
the  control  mechanisms  in  its  Air  Quality  Management  Plan.  The  proposed  project  is  consistent  with 
population projections in the AQMP, will be consistent with the AQMP, and therefore cumulative impacts 
are considered to be less than significant.  Anticipated future cumulative projects will be constructed within 
the City Urban Restriction Boundary (CURB) on land already designated for development under existing 
General Plan and zoning designations.  Development within CURB and conforming to General Plan and 
zoning designations  would have  impacts  anticipated  by the  2030 General  Plan,  reviewed by the  2030 
General  Plan  Program  EIR,  and  would  not  create  adverse  cumulative  impacts.  These  documents  are 
available at the City of Oxnard Planning Division office, 214 South C Street, during office hours and at the 
Main and South branches of the Oxnard Library (251 South A Street and 200 East Bard Street, respectively). 
Therefore,  no  additional  adverse  air  quality  and  related  cumulative  impacts  will  occur  as  a  result  of 
cumulative projects.

Mitigation Measure(s):  

C-1 The developer shall prepare and submit an Air Emissions Mitigation Plan for Dust Control.  This 
Plan shall be included as part of the construction contract and submitted to the City of Oxnard for 
review and approval prior to the issuance of grading permits.  This plan shall include the following 
elements:

! Fugitive dust throughout the construction site shall be controlled by the use of a watering 
truck or equivalent means, generally at least three times a day (except during and immediately 
after rainfall).  Water shall be applied to all unpaved roads, unpaved parking areas or staging 
areas, and active portions of the construction site.  Environmentally-safe dust control agents may 
be used in lieu of watering.
! Revegetate or apply APCD-approved chemical soil stabilizers to all inactive portions of the 
construction site that are inactive for four or more days.
! Suspend or curtail all excavation, earth moving, and grading operations during episodes of 
high winds  (i.e. hourly average wind speeds exceeding 30 mph) to prevent fugitive dust from 
being a nuisance or hazard.
! Material transported in trucks off site shall comply with State Vehicle Code Section 23114, 
with special  attention to §23114(b)(F), (e)(2), (e)(4) as amended. Material  transported on site 
shall be sufficiently watered or secured to prevent fugitive dust.
! Inform all employees involved in grading operations on the project to wear face masks during 
dry periods to reduce inhalation of dust.
! Signs shall be posted on-site requiring traffic speeds to not exceed 15 miles per hour.
! Sweep streets at the end of the day if visible soil material is carried over to adjacent streets 
and roads.
! 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.

C-2 At all times during construction, Developer shall minimize the area disturbed by clearing, 
grading, earth moving, or excavation operations to prevent excessive amounts of dust. 
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C-3 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  penetrate 
sufficiently to minimize fugitive dust during grading activities. 

C-4 The  developer  shall  ensure  that  all  construction  equipment  is  maintained  and  tuned  to  meet 
applicable Environmental Protection Agency (EPA) and California Air Resources Board (CARB) 
emission requirements. At such times as new emission control devices or operational modifications 
are  found  to  be  effective,  Developer  shall  immediately  implement  such  devices  or  operational 
modifications on all construction equipment.

C-5 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.

C-6 All project construction and site preparation operations shall be conducted in compliance with all 
applicable Ventura County APCD Rules and Regulations with emphasis on Rule 50 (Opacity), Rule 
51 (Nuisance), Rule 55 (Fugitive dust), and Rule 10 (Permits Required).

C-7  After  grading of  the subdivision site,  the property owner(s)  shall  be responsible  for  minimizing 
fugitive  dust  being  generated  from  the  vacant  lots,  by  applying  water,  soil  binders,  and/or 
groundcover  landscape  over  the  surface  of  the  lots.  Such  application  of  water  shall  penetrate 
sufficiently to minimize fugitive dust during periods of high winds and/or prevent nuisance dust from 
leaving the site. Application of water, soil binders, and/or groundcover landscape shall be applied at 
least annually, or more frequently as needed to control fugitive or nuisance dust.

Required Monitoring:  Planning staff  shall  verify  that  all  dust  control  measures  (C-1 through C-7)  are 
included on the grading plans. The Building Official, or designee, will monitor all applicable measures in the 
field until construction is completed. 

Result After Mitigation:  Less than significant.

- 27 -



MND No. 11-04
PZ Nos. 10-300-5 & 11-500-10
November 28, 2011

D. BIOLOGICAL RESOURCES

Would the project:

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Have a substantial adverse effect, either directly or  
through  habitat  modifications,  on  any  species 
identified as a candidate, sensitive, or special status  
species  in  local  or  regional  plans,  policies,  or  
regulations, or by the California Department of Fish  
and Game or U.S. Fish and Wildlife Service?  (2020 
General Plan, VIII - Open Space/Conservation Element; 
FEIR  88-3,  4.10  -  Biological  Resources;  and  Local  
Coastal Plan)

2. Have  a  substantial  adverse  effect  on  any  riparian  
habitat  or  other  sensitive  natural  community 
identified  in  local  or  regional  plans,  policies,  
regulations or by the California Department of Fish  
and Game or U.S. Fish and Wildlife Service?  (2020 
General Plan, VIII - Open Space/Conservation Element; 
FEIR  88-3,  4.10  -  Biological  Resources;  and  Local  
Coastal Plan)

3. Have  a  substantial  adverse  effect  on  federally  
protected wetlands as defined by Section 404 of the  
Clean  Water  Act  (including,  but  not  limited  to,  
marsh,  vernal  pool,  coastal,  etc.)  through  direct  
removal, filling, hydrological interruption, or other  
means? (2020  General  Plan,  VIII  -  Open 
Space/Conservation  Element;  FEIR  88-3,  4.10  -  
Biological Resources; and Local Coastal Plan)

4. Interfere  substantially  with  the  movement  of  any  
native resident or migratory fish or wildlife species  
or  with  established  native  resident  or  migratory  
wildlife  corridors,  or  impede  the  use  of  native  
wildlife nursery sites? (2020 General Plan, VIII - Open 
Space/Conservation  Element;  FEIR  88-3,  4.10  -  
Biological Resources; and Local Coastal Plan)

5. Conflict  with  any  local  policies  or  ordinances  
protecting  biological  resources,  such  as  a  tree  
preservation policy or ordinance? (2020 General Plan,  
VIII  -  Open  Space/Conservation  Element;  FEIR  88-3, 
4.10 - Biological Resources; and Local Coastal Plan)

6. Conflict with the provisions of an adopted Habitat  
Conservation  Plan,  Natural  Community 
Conservation Plan, or other approved local, regional,  
or  state  habitat  conservation  plan?  (2020  General  
Plan,  VIII  -  Open Space/  Conservation  Element;  FEIR 
88-3,  4.10  -  Biological  Resources;  and  Local  Coastal  
Plan)
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Discussion:

1, 4) The proposed in-fill project will likely result in the future industrial development on approximately 32 
acres of land surrounded by urban development on three sides.  Both the  2020 General Plan and  2020 
General Plan EIR do not identify any species of plants or animals which are considered to be endangered, 
threatened, sensitive, candidate or special status on, or adjacent to, the project site. No environmentally-
sensitive habitat, creeks, wetlands, or migratory corridors exist on, or adjacent to, the proposed project site. 
The project site is mostly vacant with non-irrigated opportunistic vegetation.  No mitigation measures are 
required or recommended. Therefore, no impacts are expected to occur. 

2,  3)  The  project  will  not  have  any  adverse  effect  on  any  riparian  habitat  or  other  sensitive  natural 
community as identified in local or regional plans, policies, regulations or by the California Department of 
Fish & Game or the U.S. Fish & Wildlife Service. There are no federally protected wetlands that occur on or 
adjacent to the project area. No mitigation measures are required or recommended. Therefore, no impacts 
are expected to occur.

5, 6) The proposal will not conflict with any local policies or ordinances that protect biological resources, or 
a Habitat Conservation Plan or Natural Community Conservation Plan, or other approved local, regional, or 
state habitat conservation plan. No native plant communities or areas of unique or sensitive habitat identified 
in a local, regional or state habitat conservation plan are located within the vicinity of the project site. The 
project site is almost entirely vacant with non-irrigated opportunistic vegetation. No mitigation measures are 
required or recommended. Therefore, no impacts are expected to occur.

Cumulative Development:
1-6) Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the 2030 General Plan, reviewed by the  2030 General Plan Program EIR, and would not 
create adverse cumulative impacts. These documents are available at the City of Oxnard Planning Division 
office, 214 South C Street, during office hours and at the Main and South branches of the Oxnard Library 
(251 South A Street and 200 East Bard Street, respectively).  Therefore, no additional adverse biological 
cumulative impacts will occur as a result of cumulative projects.

Mitigation Measure(s):  None Required.
Monitoring: None Required.
Result After Mitigation: Not Applicable.
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E.  CULTURAL RESOURCES

Would the project:

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Cause  a  substantial  adverse  change  in  the 
significance  of  a  historical  resource  as  defined  in  
§15064.5? (2020  General  Plan,  VIII  -  Open 
Space/Conservation Element; FEIR 88-3, 4.11 - Cultural  
Resources)

2. Cause  a  substantial  adverse  change  in  the 
significance of an archaeological resource pursuant  
to  §15064.5? (2020  General  Plan,  VIII  -  Open 
Space/Conservation Element; FEIR 88-3, 4.11 - Cultural  
Resources)

3. Directly  or  indirectly  destroy  a  unique 
paleontological resource or site or unique geological  
feature? (2020  General  Plan,  VIII  -  Open 
Space/Conservation Element; FEIR 88-3, 4.12 - Aesthetic 
Resources)

4. Disturb any human remains, including those interred  
outside  of  formal  cemeteries? (2020  General  Plan,  
VIII  -  Open  Space/Conservation  Element;  FEIR  88-3, 
4.11 - Cultural Resources)

Discussion:  The discussion in this section is based in part on the results of the Phase I Archaeological Survey Report 
(June 3, 2005), prepared by W & S Consultants, and is hereby incorporated by reference.  

1)  The project site does not contain any historical structures or resources, and was previously disturbed from 
development of a go-cart racing facility on the easterly third of the site. None of the following lists contained 
any properties within 1/8 mile (660 feet) of the project site: California Historical Landmarks; California 
Register of Historic Places; National Register of Historic Places; California Historic Resources Inventory; or 
California Point of Historical Interest. The subject property is not identified in a local register of historical 
resources or historical resource survey. No mitigation measures are required or recommended.  Therefore, 
there will be no impact to historical resources.

2)  An archaeological resource can be any material remains of past life, culture, or activities.  The Oxnard 
Plain has a history of human habitation dating back thousands of years. Chumash Native Americans settled 
in the Ventura County area around 1500 AD. Previous literature searches undertaken through the UCLA 
Institute of Archaeology between 1984 and 1986 revealed seven archaeological sites in Ventura County. A 
records search for the project area was conducted at the South Central Coastal Information Center (SCCIC) 
of  the  California  Historical  Resources  Information  System at  California  State  University,  Fullerton  on 
November 7, 2011. The search verified that the subdivision site had been fully surveyed by a professional 
archaeologist in 2005, and two prehistoric cultural sites have the potential to exist in the immediate vicinity 
of the project area. 
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CEQA Regulations
Under CEQA Guidelines §15064.5, a project would potentially have significant impacts if it would cause a 
substantial  adverse  change  in  the  significance  of  an  archaeological  resource  (defined  as  a  unique 
archaeological resource which does not meet the criteria of the California Register of Historic Resources). 
CEQA Guidelines §15064.5 defines significant archaeological resources as historical resources which meet 
the  criteria  for  historical  resources  (see  paragraph  #1,  infra)  or  resources  which  constitute  unique 
archaeological resources. Where a project may adversely affect a unique archaeological resource, CEQA 
(under Public Resources Code §21083.2) requires that the Lead Agency (i.e. City of Oxnard) treat that effect 
as a significant environmental impact. When an archaeological resource is listed in or eligible to be listed in 
the California Register of Historic Resources (CRHR), Public Resources Code §21084.1 requires that any 
substantial adverse effect to that resource be considered a significant environmental impact. 

Impacts to “unique archaeological resources” are also considered under CEQA, as described under Public 
Resources Code §21083.2. A unique archaeological resource implies an archaeological artifact, object, or 
site which it can be clearly demonstrated that – without merely adding to the current body of knowledge – 
there is a high probability that it meets one of the following criteria: 
a) The archaeological artifact, object, or site contains information needed to answer important scientific 
questions, and there is a demonstrable public interest in that information; or, 
b) The archaeological artifact, object, or site has a special and particular quality, such as being the oldest of 
its type or the best available example of its type; or, 
c) The archaeological artifact, object, or site is directly associated with a scientifically recognized important 
prehistoric or historic event or person. 

A non-unique archaeological resource indicates an archaeological artifact, object, or site that does not meet 
the above criteria. Impacts to non-unique archaeological resources and resources which do not qualify for 
listing on the CRHR receive no further consideration under CEQA, other than the simple recording of its 
existence by the CEQA Lead Agency.

City Regulations
The  2030 General Plan, policies ER-11.1, 11.3, and 11.6 (page 5-10) require an archaeological resource 
survey and records search through the SCCIC, which have both been completed. Policy ER-11.1 requires 
archaeological monitoring during all grading activities, which is included in this Initial Study as a mitigation 
measure. The City of Oxnard Threshold Guidelines defines a significant archaeological resource as one that: 
a) is associated with an event or person of recognized significance in California or American history or 
recognized scientific importance in prehistory; b) can provide information that is both in the public interest 
and useful in addressing scientifically consequential and reasonable or archaeological research questions; c) 
has a special or particular quality such as oldest, best example, largest, or last surviving example of its kind; 
d) is at least one hundred years old and possess substantial geologic integrity; e) involves important research 
questions that historical research has shown that can only be answered by archaeological methods. CEQA 
Guidelines  §15064.5 defines significant  archaeological  resources as  historical  resources which meet  the 
criteria for historical  resources, as discussed above, or resources which constitute unique archaeological 
resources. A project-related significant adverse effect could occur if the project were to affect archaeological 
resources which fall under either of these categories.
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Thresholds of Significance

For the purposes of  this  Initial  Study,  cultural  resource  impacts  would  be  considered  significant  if  the 
proposed project meets any one of the following criteria: 
a) Violates State or local agency cultural resources standards; or,
b)  Causes  a  substantial  adverse  change  in  the  significance  of  an  archaeological  resource,  including 
destruction or alteration of the resource or its immediate surroundings; or, 
c) Causes a substantial adverse change in the significance of a historical resource as defined at the State level 
by eligibility on the California Register of Historic Resources (CRHR); or, 
d) Disturbs any human remains, including those interred outside of formal cemeteries.  

The  applicable  thresholds,  in  this  case,  are  criteria  A and B.  The  project  does not  meet  Criteria  C,  as 
discussed  in  paragraph #1 (infra).  The  project  does not  meet  Criteria  D,  as  discussed  in  paragraph #4 
(supra).   If  an archaeological  resource is neither a unique archaeological  nor an historical resource,  the 
effects of the project shall not be considered a significant effect on the environment. It shall be sufficient that 
both the resource and the effect on it are noted in the Initial Study, but they need not be considered further in 
the CEQA process (CEQA Guidelines §15064.5(c)(4)).  

Project Impacts
The applicant, Triliad Development Inc., retained a qualified consultant in year 2005 to conduct an intensive 
Phase I  archaeological  survey for  the  subject  property.  The  Phase I  Archaeological  Survey Report (see 
Appendix II) indicates that the two prehistoric sites, CA-VEN-666 and CA-VEN-918, have been previously 
identified being located on or adjacent to the subdivision site. The area adjacent to Rice Avenue (westerly 
portion of the subdivision site) and Fifth Avenue (southwesterly portion of the subdivision site) has been 
previously heavily disturbed due to construction of infrastructure in the vicinity, such as roadways, railroad 
tracks, utility lines, storm drain system, etc. The proposed Lot 7, for the speculative industrial building, did 
not have the potential to contain any prehistoric sites on or near the site, and that easterly portion of the 
property had been previously developed with a cart racing facility. Prior to development, properties in the 
vicinity were used for agricultural production.

The entire subdivision site has been previously disturbed by historical agricultural activities, which disturbed 
the upper two to three feet of topsoil on a regular basis. About the year 2000, the site was covered with 
approximately four feet of fill  dirt (i.e. four feet  on top of original grade). The  Phase I Archaeological 
Survey Report notes that  surface evidence was not apparent in 2005 due to the presence of the fill  dirt. 
Development of the westerly portion of the subdivision site and future grading below original grade (Lots 3 
through 6), therefore, may affect cultural resources (if any are present) and mitigation measures are required 
to ensure that impacts will be less than significant. Future grading would include preparation of building 
pad/foundation areas, which entails excavation and re-compaction of the original grade by approximately 
two to three feet deep. After re-compaction, a minimum of 4 to 5 feet of fill dirt will be placed on top of the 
original grade and construction will commence. Installation of underground utility lines would then require 
trenching approximately 3 to 5 feet deep into the compacted fill (at or above the level of original grade). If 
potential  impacts cannot be avoided through design of  the project,  then appropriate mitigation must  be 
included to reduce impacts to a level that will be less than significant. 
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Mitigations
The  proposed subdivision  is  in  the  vicinity  of  site  CA-VAN-666;  the  proposed industrial  building  and 
subdivision will  avoid the site of CA-VEN-918 (reference Figure 2 in the  Phase I  Archaeological  Survey 
Report). In 2005, test excavations were recommended to provide a method to uncover the original ground 
and subsurface, determine the presence or absence of any resources, and if any were present then determine 
if the resource was unique or non-unique. With the proposed subdivision and future development activities, 
excavation  of  the  original  ground  subsurface  will  occur  prior  to  construction  (i.e.  grading  and  re-
compaction), and a qualified archaeologist will need to inspect and evaluate the site(s) at that time. If the 
evaluation  determines  that  resources  are  present,  and are  either  unique  or  significant  archaeological  or 
historical resources and that the project would result in significant effects on those resources, then further 
mitigation may be required. If resources are present, then all grading and earth-moving activities must be 
immediately suspended until the resource has been evaluated by the archaeologist and Lead Agency. In cases 
where  the  resources  are  unique,  then  capping  or  other  measures  (including  data  recovery)  would  be 
appropriate mitigation. If the resources are not unique, then recovery without further mitigation, would be 
appropriate. Impacts to non-unique archaeological resources and resources which do not qualify for listing 
on the CRHR receive no further consideration under CEQA, other than the documentation of its existence by 
the Lead Agency. Mitigations E-1 and E-2 will reduce impacts to a level less than potentially significant. 

Mitigation Measure E-1: Monitoring of grading activities by a Native American consultant.  A qualified 
consultant will be present during any subsurface grading, trenching or other construction activities on the 
project  site  that  penetrates  the  original  grade  level.  The  recent  fill  material  (i.e.  the  material  imported 
pursuant to the City’s stockpiling permit) is not subject to this mitigation measure. A report will be provided 
monthly to the Planning Division for review and compliance monitoring. This mitigation will result in any 
impacts being less than potentially significant.  

Mitigation  Measure  E-2:  Monitoring  of  grading  activities  by  a  qualified  archaeological  consultant.  A 
qualified consultant will be present during any subsurface grading, trenching or other construction activities 
on  the  westerly  portion  of  the  site  (i.e.  the  area  bounded by Rice  Avenue,  Fifth  Street,  Sturgis  Road, 
Discovery  Drive,  and  an  imaginary  line  extending  south  from  the  terminus  of  Discovery  Drive)  that 
penetrates the original grade level. The recent fill material (i.e. the material imported pursuant to the City’s 
stockpiling permit) is not subject to this mitigation measure. For any historical or unique archaeological 
resources  accidentally  discovered  during  grading  or  construction,  all  construction  will  be  suspended 
immediately for as long as necessary, and a qualified archaeologist shall provide immediate evaluation in 
accordance with CEQA Guidelines §15064.5(f). A report will be provided weekly to the Planning Division 
for review and compliance monitoring. This mitigation will result in any impacts being less than potentially 
significant.  

The mitigation measures above will be consistent with the  2030 General Plan policies pertaining to the 
protection of cultural resources (specifically, policies ER-11.1, 11.3, and 11.6). Policy ER-11.1 requires a 
qualified archaeologist to perform a cultural resources study prior to project approval, and archaeological 
monitoring during grading activities; the  Phase I Archaeological Survey Report has been completed, and the 
mitigation measure requiring monitoring will comply with this policy. Policy ER-11.3 requires a qualified 
archaeologist to perform a record search at the South Central Coast Information Center (SCCIC) prior to 
project approval, and prepare a technical report where appropriate; the Phase I Archaeological Survey Report 
has been completed, and the mitigation measure requiring monitoring will comply with this policy. Policy 
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ER-11.6 requires that in the event that archaeological resources are discovered during site excavation, then 
grading and construction work will be suspended until the significance of the features can be determined by 
a  qualified  archaeologist;  the  mitigation  measure  requiring  monitoring  will  comply  with  this  policy. 
Therefore, with mitigation, the impacts are considered to be less than significant.

3)  Regarding paleontological resources, the 2020 General Plan EIR (page 4.11-2) indicates that the Oxnard 
Plain Basin as a whole is comprised of recent alluvial deposits which due to their geologic youth do not 
contain fossils. Therefore, paleontological resources are not expected to occur on the project site, and no 
mitigation is required. Therefore, no impact is expected to occur to paleontological resources.

4) No evidence is available to suggest the project site has been used for ancient or pre-California human 
burials.  Prior to development  of industrial  properties,  the vicinity and project  site had been utilized for 
agricultural  production.  California  Health  &  Safety  Code  §7050.5  states  that  if  human  remains  are 
discovered  on-site,  then  no  further  disturbance  shall  occur  until  the  County  Coroner  has  made  a 
determination of origin and disposition pursuant to Public Resources Code §5097.98. If the County Coroner 
determines the remains are Native American, then the Coroner shall follow the procedures contained in 
CEQA Guidelines §15064.5(e) and as otherwise provided by law. As compliance with State law is a standard 
requirement  on all  development,  no additional  mitigation is  required for  the unlikely event  that  human 
remains  are  discovered  on-site.  No  mitigation  is  required  or  recommended.  Therefore,  no  impact  is 
expected to occur. 

Cumulative Development:
1-4) Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the 2030 General Plan, reviewed by the  2030 General Plan Program EIR, and would not 
create adverse cumulative impacts. These documents are available at the City of Oxnard Planning Division 
office, 214 South C Street, during office hours and at the Main and South branches of the Oxnard Library 
(251  South  A Street  and  200  East  Bard  Street,  respectively).  Future  development  will  be  subject  to 
environmental  review  including  records  searches  for  cultural  resources,  and  will  include  appropriate 
mitigation  measures  or  avoidance,  if  applicable. Therefore,  no  additional  adverse  cumulative  cultural 
impacts will occur as a result of cumulative projects.

Mitigation Measure(s):  The following mitigation measures shall be applicable to the project.
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E-1   Developer shall contract with a Native American monitor to be present during any subsurface grading, 
trenching or other construction activities on the project site that penetrates the original grade level. The 
monitor  shall  provide  a  monthly  report  to  the  Planning Division  summarizing  their  activities  and 
findings. A copy of the contract for these services shall be submitted to the Planning 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 or grading permits.

E-2   Developer shall contract with a qualified archaeological monitor to be present during any subsurface 
grading, trenching or other construction activities on the project site that penetrates the original grade 
level.  A data  recovery  plan,  which  makes  provisions  for  adequately  recovering  the  scientifically 
consequential information from and about the historical resource, shall be prepared and adopted prior 
to any grading being undertaken. If the evaluation determines that such resources are either unique or 
significant archaeological, paleontological, or historic resources and that the project would result in 
significant effects on those resources, then further mitigation may be required.  In cases where the 
resources are unique, then capping or other measures (including data recovery) would be appropriate 
mitigation.  If  the  resources  are  not  unique,  then  recovery  without  further  mitigation,  would  be 
appropriate.  The monitor shall provide a weekly report to the Planning Division summarizing their 
activities and findings. The monitoring report(s) shall be provided to the Planning Division prior to 
approval of final building or grading permits.

A copy of the contract for these services shall be submitted to the Planning Manager for review and 
approval  prior to initiation of grading activities.  The contract  shall  include provisions in case any 
cultural resources are discovered on-site. 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  the  successor  in  interest  shall  be  responsible  for  paying  all 
salaries, fees, and the cost of any future mitigation resulting from the study.

Monitoring:  Planning  staff  will  review  the  Native  American  monitoring  contract  and  archaeological 
monitoring contract prior to issuance of any grading permits.  Planning staff will ensure the monitoring 
reports are received prior to approval of any grading permits, and that all appropriate mitigations have been 
implemented.  Development Services staff will monitor on-site construction activities, as necessary.

Result after Mitigation:  With implementation of the above mitigation measures, the project will not result in 
any potentially significant adverse effects related to cultural resources.
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F. GEOLOGY & SOILS

Would the project:

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Expose  people  or  structures  to  potential 
substantial adverse effects, including the risk of loss,  
injury, or death involving:
a. Rupture  of  a  known  earthquake  fault,  as 

delineated  on  the  most  recent  Alquist-Priolo 
Earthquake  Fault  Zoning  Map  issued  by  the 
State Geologist  for the area or based on other  
substantial  evidence of known fault?  Refer to  
Division of Mines and Geology Special Pub. 42. 
(2020 General Plan, IX-Safety Element; FEIR 88-3, 
4.8 - Earth Resources)

b. Strong  seismic  ground  shaking?  (2020  General  
Plan, IX -  Safety Element; FEIR 88-3, 4.8 -  Earth  
Resources)

c. Seismic-related  ground  failure,  including 
liquefaction?  (2020  General  Plan,  IX  -  Safety  
Element; FEIR 88-3, 4.8 - Earth Resources)

d. Landslides?  (2020  General  Plan,  IX  -  Safety 
Element; FEIR 88-3, 4.8 - Earth Resources)

2. Result  in  substantial  soil  erosion,  or  the  loss  of  
topsoil? (2020 General Plan, IX - Safety Element; FEIR 
88-3, 4.8 - Earth Resources)

3. Be located on a geologic unit or soil that is unstable,  
or  that  would  become unstable  as  a  result  of  the  
project,  and  potentially  result  in  on-  or  off-site  
landslide, lateral spreading, subsidence, liquefaction  
or collapse? (2020 General Plan, IX - Safety Element; 
FEIR 88-3, 4.8 - Earth Resources) 

4. Be located on expansive soil, as defined in Table 18-
1-B of the Uniform Building Code (1994), creating  
substantial  risks  to  life  or  property? (2020 General 
Plan,  IX  -  Safety  Element;  FEIR  88-3,  4.8  -  Earth  
Resources)

Discussion:  The discussion in this section is based in part on the results of the Geotechnical Engineering Report for  
Haas Automation Building No. 5, (September 14, 2011), prepared by Earth Systems Southern California, and is  
hereby incorporated by reference.

1, 3) The City of Oxnard is located in an area that has a high potential for seismic ground shaking (2020 
General Plan,  Fig. IX-2).  The 2020 General Plan Safety Element (Table IX-1 and Figure IX-2) lists fault 
systems that are located in the vicinity of the City of Oxnard. There are no known active faults within the 
City limits, and the project site is not located within or adjacent to an Earthquake Fault Zone. The project 
site is within an area that  has Low to Moderate Potential  for Liquefaction. The project  site is not on a 
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geologic unit or soil that is unstable, or that would become unstable as a result of the project, or potentially 
result in a landslide, lateral spreading, subsidence, liquefaction or collapse. Through the Plan Check process, 
the City’s Development Services Division requires the submittal and approval of a soils report, geotechnical 
engineering  report,  and  structural  evaluation  report  prepared  by  professional  engineers  for  all  new 
development.  As  these  reports  are  standard  requirements  for  new  development,  no  special  mitigation 
measures  are  necessary.  The  project  complies  with  2030  General  Plan policies  SH-1.3  (requiring 
construction to comply with California Building Code standards), and SH-1.4 & SH-1.7 (requiring soil, 
geologic,  and structural  evaluation reports),  and reports  will  be reviewed prior  to  permit  issuance.  The 
project will be required to comply with the design standards and construction techniques of the applicable 
California  Building  Codes,  which  will  be  adequate  to  minimize  any  effects  from  seismic  events.  No 
mitigation measures are required or recommended.  Therefore,  the impact is  expected to be less than 
significant.     

2, 4) The project site does not have substantial soil erosion or experience loss of topsoil, and is not located 
on expansive soils. The site will be graded during construction of the project, and proposed landscaping will 
preserve topsoil after completion of construction. No mitigation measures are required or recommended. 
Therefore, there will be no project impact.   

Cumulative Development:
1-4) Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the 2030 General Plan, reviewed by the  2030 General Plan Program EIR, and would not 
create adverse cumulative impacts. These documents are available at the City of Oxnard Planning Division 
office, 214 South C Street, during office hours and at the Main and South branches of the Oxnard Library 
(251 South A Street and 200 East Bard Street, respectively).  Therefore, no additional adverse geology/soils 
cumulative impacts will occur as a result of cumulative projects.

Mitigation Measure(s):  None Required.
Monitoring: None Required.
Result After Mitigation: Not Applicable.
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G. HAZARDS & HAZARDOUS MATERIALS

Would the project:
Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1" Create  a  significant  hazard  to  the  public  or  the  
environment  through  the  routine  transport,  use  or  
disposal of hazardous materials? (2020 General Plan, 
IX - Safety Element)

2" Create  a  significant  hazard  to  the  public  or  the  
environment  through  reasonably  foreseeable  upset  
and  accident  conditions  involving  the  release  of  
hazardous  materials  into  the  environment? (2020 
General Plan, IX - Safety Element)

3" Emit  hazardous  emissions  or  handle  hazardous  or  
acutely  hazardous  materials,  substances,  or  waste  
within one-quarter mile of an existing or proposed 
school? (2020 General Plan, IX - Safety Element)

4" Be located on a site which is included on a list of  
hazardous  materials  sites  compiled  pursuant  to 
Government Code Section 65962.5 and, as a result,  
would it create a significant hazard to the public or  
the  environment? (2020  General  Plan,  IX  -  Safety  
Element)

5" For a project located within an airport land use plan  
or, where such a plan has not been adopted, within  
two miles of a public airport or public use airport,  
would the project result in a safety hazard for people  
residing  or  working  in  the  project  area? (2020 
General Plan, IX - Safety Element)

6" For a project within the vicinity of a private airstrip,  
would the project result in a safety hazard for people  
residing  or  working  in  the  project  area? (2020 
General Plan, IX - Safety Element)

7" Impair  implementation  of  or  physically  interfere  
with  an  adopted  emergency  response  plan  or 
emergency evacuation plan? (2020 General Plan, IX -  
Safety Element; City of Oxnard Emergency Preparedness 
Plan and Response Manual)

8" Expose people or structures to a significant risk of  
loss,  injury  or  death  involving  wildland  fires,  
including where wildlands are adjacent to urbanized  
areas  or  where  residences  are  intermixed  with  
wildlands? (2020 General Plan, IX - Safety Element)
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Discussion:  

1, 2, 3) The proposed project will include industrial uses (manufacturing with ancillary office and warehouse 
uses)  that  do  not  create  any  significant  hazards  to  the  public  or  the  environment  through  the  routine 
transport, use, or disposal of hazardous materials. Any storage or use of hazardous materials must first be 
evaluated by the City’s Fire Department (Certified Unified Program Agency or “CUPA”), and if necessary 
appropriate permit(s) obtained, prior to establishing the use. The project will not emit any known hazardous 
materials during or after construction.  The proposed project will not create any significant hazards through 
reasonably foreseeable upset and accident conditions involving the release of hazardous materials into the 
environment.  No  mitigation  measures  are  required  or  recommended.  Therefore,  no  impacts  are 
anticipated.

4)  The project site is not on the list of hazardous materials and cleanup sites pursuant to Government Code 
§65962.5. There will be no impacts.

5 & 6)  The project site is located approximately 2.1 miles to the southwest of the Camarillo Airport, and 
approximately 4.5 miles east of the Oxnard Airport. The project site is not located within the Sphere of 
Influence of either airport.  Ventura County’s  Airport Comprehensive Land Use Plan, Exhibit 2C (“Future 
Land Use Plan in Camarillo Airport Area”), designates the project site for Industrial land uses, and the 
proposed project  will  be  consistent.  The  proposed  project  will  not  result  in  a  safety  hazard  for  people 
working in the project area. The project site is not located in the vicinity of any private airport.  Therefore, 
there will be no impacts. 

7, 8)  The project will not interfere with an adopted emergency response plan or emergency evacuation plan. 
The existing Fifth Street and Rice Avenue would facilitate orderly evacuation of the project site and vicinity 
in the event of an emergency. No wildlands exist in the vicinity of the project site, and the development of 
the site will not result in any hazards related to wildland fires. The City’s Fire Department maintains the 
City’s emergency preparedness plans, and has reviewed the proposal. Therefore, there will be no impacts.

Cumulative Development:
1-8)  Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the 2030 General Plan, reviewed by the  2030 General Plan Program EIR, and would not 
create adverse cumulative impacts. These documents are available at the City of Oxnard Planning Division 
office, 214 South C Street, during office hours and at the Main and South branches of the Oxnard Library 
(251 South A Street and 200 East Bard Street, respectively).  Therefore, no additional adverse hazards and 
hazardous materials impacts will occur as a result of cumulative projects.

Mitigation Measure(s):  None Required. 
Monitoring:  None Required.
Result After Mitigation:  Not Applicable.
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H. HYDROLOGY & WATER QUALITY

Would the project:

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Violate  any  water  quality  standards  or  waste  
discharge  requirements? (2020  General  Plan,  VIB  - 
Public  Facilities  Element,  VIII  -  Open  Space/  
Conservation Element; FEIR 88-3, 4.9 - Water Resources)

2. Substantially  deplete  groundwater  supplies  or 
interfere  substantially  with  groundwater  recharge 
such  that  there  would  be  a  net  deficit  in  aquifer  
volume or a lowering of the local groundwater table  
level (e.g., the production rate of preexisting nearby  
wells would drop to a level which would not support  
existing land uses or planned uses for which permits  
have been granted)? (2020 General Plan, VIB - Public  
Facilities  Element,  VIII  -  Open  Space/  Conservation 
Element; FEIR 88-3, 4.9 - Water Resources)

3. Substantially  alter  the  existing  drainage  pattern  of  
the site or area, including through the alteration of  
the course of a stream or river, in a manner which  
would result in substantial erosion or siltation on- or  
off-site? (2020  General  Plan,  VIB  -  Public  Facilities  
Element, VIII - Open Space/Conservation Element, IX - 
Safety Element; FEIR 88-3, 4.9 - Water Resources)

4. Substantially  alter  the  existing  drainage  pattern  of  
the site or area, including through the alteration of  
the  course  of  a  stream  or  river,  or  substantially  
increase the rate or amount of surface runoff, in a  
manner which would result in substantial erosion or  
siltation  on-  or  off-site? (2020  General  Plan,  VII  -  
Public  Facilities  Element,  VIII  -  Open 
Space/Conservation Element, IX - Safety Element; FEIR 
88-3, 4.9 - Water Resources)

5. Create  or  contribute  runoff  water,  which  would 
exceed  the  capacity  of  existing  or  planned  storm  
water  drainage  systems  or  provide  substantial  
additional sources of polluted runoff? (2020 General  
Plan,  VII  -  Public  Facilities  Element,  VIII  -  Open 
Space/Conservation Element, IX - Safety Element; FEIR 
88-3, 4.9 - Water Resources)

6. Otherwise substantially degrade water quality? (2020 
General Plan, VII - Public Facilities Element, VIII - Open 
Space/Conservation Element, IX - Safety Element; FEIR 
88-3, 4.9 - Water Resources)
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H. HYDROLOGY & WATER QUALITY

Would the project:

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

7. Place housing within a 100-year flood hazard area as  
mapped  on  a  federal  Flood  Hazard  Boundary  or 
Flood  Insurance  Rate  Map  or  other  flood  hazard 
delineation  map? (2020  General  Plan,  VII  -  Public  
Facilities  Element,  VIII  -  Open  Space/Conservation 
Element,  IX  -  Safety  Element;  FEIR 88-3,  4.9  -  Water 
Resources)

8. Place within a 100-year flood hazard area structures  
which would impede or redirect flood flows? (2020 
General Plan, VII - Public Facilities Element, VIII - Open 
Space/Conservation Element, IX - Safety Element; FEIR 
88-3, 4.9 - Water Resources)

9. Expose people or structures to a significant risk of  
loss,  injury  or  death  involving  flooding,  including 
flooding as a result of the failure of a levee or dam?  
(2020 General Plan, VII - Public Facilities Element, VIII  
- Open Space/Conservation Element, IX - Safety Element; 
FEIR 88-3, 4.9 - Water Resources)

10. Inundation by seiche,  tsunami,  or mudflow? (2020 
General Plan, VII - Public Facilities Element, VIII - Open 
Space/Conservation Element, IX - Safety Element; FEIR 
88-3, 4.9 - Water Resources)

Discussion:  

1, 2, 5, 6)  The project will replace vacant land with industrial development, thereby creating less permeable 
surfaces. Approximately 39.2% of the project site will be building footprint area, 14.5% as landscape areas, 
14.1% as truck yard area, 29.1% as parking and driveway areas, and 3.1% as other (sidewalks, storm channel 
areas, etc.). The existing absorption rates, drainage patterns, and runoff rates of the project site would be 
affected by an increase in impervious surfaces on-site. The  Hydrologic and Hydraulic Drainage Report,  
Addendum No. 7 (dated December 2010, prepared by Daniel Engineering) states that runoff will be directed 
towards BaySaver XK stormwater treatment system units to treat runoff, and to provide greater than 80% net 
total  suspended solids (TSS) removal rate.  Landscape areas also encourage treatment and infiltration of 
stormwater, thereby reducing the amount of discharge into the storm drain system. All of the existing and 
revised storm drain facilities will function properly with the proposed treatment unit, without hydraulically 
impacting the existing storm drain facilities already constructed, and the City’s facilities have the capacity to 
accept any drainage from the site. 

The proposed project will be required to comply with the National Pollutant Discharge Elimination System 
(NPDES) program, which will result in cleaner water being directed into the City’s storm drain system.  In 
order to comply with the NPDES requirements for a permit to discharge storm water, a project that disturbs 
five acres or more must prepare a Storm Water Pollution Prevention Plan (SWPPP). A SWPPP outlines both 
a plan to control storm water pollution during construction and after construction is complete. A SWPPP is a 
standard requirement and will be required for this project, and is subject to review and approval by the City 
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of  Oxnard  in  order  to  verify  compliance  with  applicable  NPDES requirements.  No  special  mitigation 
measures are required or recommended. Therefore, impacts are expected to be less than significant.

3, 4)  The project site is generally level, and surrounded by urban uses to the north, east and west. No river 
or stream is located on or adjacent to the site, and development will not alter the course of any waterways. 
The project site has been previously heavily disturbed, and approximately four feet of fill dirt have been 
previously placed on the site. Development of the property will not substantially alter the existing drainage 
pattern of the site or area, will not substantially increase the rate or amount of surface runoff, and will not 
result  in substantial erosion or siltation on- or off-site. The project will be required to comply with the 
requirements of the NPDES and Ventura Countywide Stormwater Quality Urban Impact Mitigation Plan 
(SQUIMP). After development, all of the existing and revised storm drain facilities will function properly 
without hydraulically impacting the existing City storm drain facilities. No special mitigation measures are 
required or recommended. Therefore, any impacts will be less than significant.

7, 8, 9, 10)  The proposed project site is not located in a 100-year flood plain (see Figure IX-3 in the 2020 
General Plan),  and not in an area that may be subject to inundation by a tsunami,  seiche, or mudflow. 
Therefore, there will be no impacts. 

Cumulative Development:
1-10) Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the 2030 General Plan, reviewed by the  2030 General Plan Program EIR, and would not 
create adverse cumulative impacts. Therefore, no additional adverse cumulative impacts to hydrology and 
water quality will occur as a result of cumulative projects.

Mitigation Measure(s):  None Required.
Monitoring: None Required.
Result After Mitigation: Not Applicable.
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I. LAND USE & PLANNING

Would the project:

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Physically divide an established community? (2020 
General Plan, V - Land Use Element; FEIR 88-3, 4.1 -  
Land Use)

2. Conflict with any applicable land use plan, policy, or  
regulation  of  an  agency with  jurisdiction  over  the  
project  (including,  but  not  limited  to  the  general  
plan, specific plan, local coastal program, or zoning  
ordinance) adopted for the purpose of  avoiding or  
mitigating  an  environmental  effect? (2020  General  
Plan;  City  adopted  Specific  Plans;  Local  Coastal  
Program; and Zoning Ordinance; FEIR 88-3, 4.1 - Land 
Use)

3. Conflict  with  any  applicable  habitat  conservation 
plan or natural community conservation plan? (2020 
General Plan, VIII - Open Space/Conservation Element; 
FEIR 88-3, 4.1 - Land Use)

Discussion:  

1,  3)  The  project  is  consistent  with  the  Light  Manufacturing  (M-1-PD)  zone  of  the  Oxnard  Zoning 
Ordinance. The project will not divide an established community.  No habitat conservation plan or natural 
community conservation plan exists for the project site or vicinity.  Therefore, there will be no impacts.

2)  The proposed project will not conflict with any applicable land use plan, policy, or regulation of an 
agency  with  jurisdiction  over  the  project.  The  neighboring  farmland  to  the  south  within  the  County’s 
jurisdiction is considered to be farmland of Statewide significance. The project will be consistent with the 
Agricultural/Urban Buffer Policy of Ventura County, as explained in Section B (Agricultural Resources). No 
mitigation measures are required or recommended. Therefore, any impact will be less than significant.

Cumulative Development:
1-3) Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the 2030 General Plan, reviewed by the  2030 General Plan Program EIR, and would not 
create adverse cumulative impacts. These documents are available at the City of Oxnard Planning Division 
office, 214 South C Street, during office hours and at the Main and South branches of the Oxnard Library 
(251 South A Street and 200 East Bard Street, respectively).  Therefore, no additional adverse land use 
impacts will occur.

Mitigation Measure(s):  None required.  
Monitoring:  None required.
Result After Mitigation:  Not Applicable.
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J.MINERAL RESOURCES

Would the project:

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Result in the loss of availability of a known mineral  
resource that would be of value to the region and the  
residents of the state? (2020 General Plan, V - Land  
Use Element; FEIR 88-3, 4.8 - Earth Resources)

2. Result  in  the  loss  of  availability  of  a  locally  
important mineral resource recovery site delineated  
on a local general plan, specific plan or other land  
use plan? (2020 General Plan, V - Land Use Element;  
FEIR 88-3, 4.8 - Earth Resources)

Discussion:  

1, 2)  According to the Open Space/Conservation Element of the  2020 General Plan (Figure VIII-7), the 
project will not result in the loss of availability of mineral resources, since the project site is not located near 
an area of importance for mineral deposits. In the City of Oxnard, the deposits of minerals, sand, and gravel 
occur predominantly along the Santa Clara River Channel, along the 101 Freeway corridor, and along the 
eastern edge of the City extending east from Oxnard Boulevard.  The project site does not fall within any of 
the  areas  listed  as  having  significant  mineral  deposits.   Therefore,  no  impacts  to  natural  and  mineral 
resources are expected.

Development of the project would increase the rate of consumption of fuel and other energy sources.  During 
construction, energy resources would be necessary for on-site building activities, equipment operations, and 
transport  vehicles bringing supplies to  the site  and hauling away debris.   After  construction,  necessary 
energy resources might include natural gas for heating and cooling, and electrical service for lighting.  The 
proposal does not create any unique demand on the resources described above.  Therefore, no impacts are 
expected on natural and mineral resources.

Cumulative Development:
1, 2) Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the 2030 General Plan, reviewed by the  2030 General Plan Program EIR, and would not 
create adverse cumulative impacts. These documents are available at the City of Oxnard Planning Division 
office, 214 South C Street, during office hours and at the Main and South branches of the Oxnard Library 
(251 South A Street and 200 East Bard Street, respectively).  Therefore, no additional adverse impacts to 
mineral resources will occur.

Mitigation Measure(s):  None required.
Monitoring:  None required.
Result After Mitigation:  Not Applicable.
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K. NOISE

Would the project result in: 

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Exposure of persons to or generation of noise levels  
in  excess  of  standards  established  in  the  local  
general  plan  or  noise  ordinance,  or  applicable  
standards of other agencies? (2020 General Plan, X -  
Noise Element;  FEIR 88-3, 4.4 -  Noise; Oxnard Sound 
Regulations - Sections 19-60.1 through 19-60.15)

2. Exposure of  persons to or generation of excessive 
groundborne vibration or groundborne noise levels? 
(2020 General Plan, X - Noise Element; FEIR 88-3, 4.4 - 
Noise;  Oxnard  Sound  Regulations  -  Sections  19-60.1 
through 19-60.15)

3. A substantial  permanent increase in  ambient noise  
levels  in  the project  vicinity  above  levels  existing  
without  the  project? (2020  General  Plan,  X  -  Noise  
Element;  FEIR  88-3,  4.4  -  Noise;  Oxnard  Sound 
Regulations - Sections 19-60.1 through 19-60.15)

4. A  substantial  temporary  or  periodic  increase  in  
ambient  noise  levels  in  the  project  vicinity  above  
levels without the project? (2020 General  Plan,  X  -  
Noise Element;  FEIR 88-3, 4.4 -  Noise; Oxnard Sound 
Regulations - Sections 19-60.1 through 19-60.15)

5. For a project located within an airport land use plan  
or, where such a plan has not been adopted, within  
two miles of a public airport or public use airport,  
would the project expose people residing or working 
in the project area to excessive noise levels?  (2020 
General Plan, X - Noise Element; FEIR 88-3, 4.4 - Noise;  
Oxnard Sound Regulations - Sections 19-60.1 - 19-60.15)

6. For a project located within the vicinity of a private  
airstrip, would the project expose people residing or  
working in the project area to excessive noise levels?  
(2020 General Plan, X - Noise Element; FEIR 88-3, 4.4 - 
Noise;  Oxnard  Sound  Regulations  -  Sections  19-60.1 
through 19-60.15)

Discussion:  

1, 2)  Operational & Traffic Noise - The City has established noise guidelines in the Noise Element of the 
City's General Plan. These guidelines identify compatible exterior noise levels for various types of land uses, 
and the maximum allowable noise levels vary depending on the land use.  The project site is within the M-1-
PD zone, and therefore is within Sound Zone III as defined in the City’s noise ordinance (City Code Section 
7-185) and exterior sound levels cannot generally exceed 70 decibels (dB). Ambient noise levels do not 
exceed this threshold. According to the City’s Threshold Guidelines, noise levels exceeding 70 dB CNEL in 
outdoor areas for industrial land uses are usually considered significant. The existing industrial facilities and 
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traffic  does  not  exceed  these  thresholds,  and  the  proposed  project  is  not  anticipated  to  exceed  these 
thresholds. Future development of each vacant lot proposed by the tentative map will be subject to a Special 
Use Permit, and will be subject to the City’s noise ordinance. All structures will be constructed according to 
the California Building Code standards in effect at the time of development, including noise reduction in 
building materials. No mitigation is required or recommended.  Therefore, any impacts will be less than 
significant. 

Construction Noise - The City limits the hours of construction activities to Monday through Saturday from 
7:00  a.m.  to  6:00  p.m.,  and  the  City’s  noise  ordinance  regulates  the  volume  and  intensity  of  noise. 
Construction would involve clearing, grading, foundation construction and finish construction.  The noise 
levels generated by construction equipment would vary greatly depending upon factors such as the type and 
specific model of the equipment, the operation being performed and the condition of the equipment. When 
the grading and construction equipment are operating, some residences south of the project site could be 
disturbed by the noise from engines, mufflers, tools, etc.  Because of the short-term duration of grading and 
construction activities, absence of residential land uses or other sensitive receptors in the vicinity, plus the 
City’s existing noise ordinance, the potential noise impacts are considered to be  less than significant. No 
mitigation is required. Impacts will be less than significant.

3 & 4) Since the project site is currently vacant, the construction of the proposed project may increase the 
ambient noise level in the vicinity. All future land uses on the site will be conducted completely indoors 
consistent with the Light Manufacturing (M-1-PD) zone. The proposed industrial building will include an 
outdoor truck yard with loading docks, and will be completely enclosed by an 8-foot high concrete screen 
wall (which will help contain noise and reduce noise off-site). Future operation of manufacturing uses, truck 
docks,  and  diesel  trucks  are  not  expected  to  expose  persons  to  excessive  groundborne  vibration  or 
groundborne noise levels. Mitigation is not required or recommended. Therefore, impacts will be less than 
significant.

5, 6)  The project site is not located within 2 miles of any public or private airport, nor within an airport 
Sphere of Influence.  Therefore, there will be no impacts.

Cumulative Development:
1-6)  Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the 2030 General Plan, reviewed by the  2030 General Plan Program EIR, and would not 
create adverse cumulative impacts. These documents are available at the City of Oxnard Planning Division 
office, 214 South C Street, during office hours and at the Main and South branches of the Oxnard Library 
(251 S. A St. and 200 E. Bard St., respectively). Therefore, no additional adverse noise impacts will occur.

Mitigation Measure(s):  None required.
Monitoring:  None required.
Result After Mitigation:  Not Applicable.
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L. POPULATION & HOUSING

Would the project:

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Induce  substantial  population  growth  in  an  area,  
either  directly  (for  example,  by  proposing  new 
homes  and businesses)  or  indirectly  (for  example,  
through  an  extension  of  roads  or  other  infra-
structure)? (2020  General  Plan,  IV  -  Growth 
Management  Element,  V -  Land Use  Element,  Revised 
2000-2005  Housing  Element,  FEIR  88-3,  4.2  -  
Population,  Housing  and  Employment,  5.0  -  Growth-
Inducing Impacts)

2. Displace  substantial  numbers  of  existing  housing,  
necessitating  the  construction  of  replacement  
housing elsewhere? (2020 General Plan, IV - Growth 
Management  Element,  V -  Land Use  Element,  Revised 
2000-2005  Housing  Element,  FEIR  88-3,  4.2  -  
Population,  Housing  and  Employment,  5.0  -  Growth-
Inducing Impacts)

3. Displace  substantial  numbers  of  people, 
necessitating  the  construction  of  replacement  
housing elsewhere? (2020 General Plan, IV - Growth 
Management  Element,  V -  Land Use  Element,  Revised 
2000-2005  Housing  Element,  FEIR  88-3,  4.2  -  
Population,  Housing  and  Employment,  5.0  -  Growth-
Inducing Impacts)

Discussion:  
1, 2, 3) The majority of the subject property is currently vacant, and consequently no housing or people will 
be displaced upon development.  The proposed project  would result  in  future development  of  industrial 
buildings and uses (e.g.  warehouses,  distribution facilities,  manufacturing,  assembly/distribution,  offices, 
etc.), subject to approval of a future Special Use Permit for each property. The project will not be growth-
inducing either directly or indirectly. No mitigation is required or recommended. Therefore, there will be 
no impacts.

Cumulative Development:
1-3) Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the 2030 General Plan, reviewed by the  2030 General Plan Program EIR, and would not 
create adverse cumulative impacts. These documents are available at the City of Oxnard Planning Division 
office, 214 South C Street, during office hours and at the Main and South branches of the Oxnard Library 
(251 South A Street and 200 East Bard Street, respectively). Therefore, the project would not create adverse 
cumulative impacts to population and housing.

Mitigation Measure(s):  None required.
Monitoring:  None required.
Result After Mitigation:  Not Applicable.
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M. PUBLIC SERVICES*

Would the project result in substantial adverse 
physical impacts to the following:

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Fire  protection? (2020  General  Plan,  VII  -  Public 
Facilities Element; FEIR 88-3, 4.13 - Public Services)

2. Police  protection? (2020  General  Plan,  VII  -  Public  
Facilities Element; FEIR 88-3, 4.13 - Public Services)

3. Schools? (2020  General  Plan,  VII  -  Public  Facilities  
Element; FEIR 88-3, 4.13 - Public Services)

4. Parks? (2020  General  Plan,  VII  -  Public  Facilities  
Element; FEIR 88-3, 4.13 - Public Services)

5. Other  public  facilities? (2020  General  Plan,  VII  -  
Public  Facilities  Element;  FEIR  88-3,  4.13  -  Public 
Services)
* Include potential effects associated with the provision of new or physically altered governmental facilities, need for new or  

physically altered governmental facilities, the construction of which could cause significant environmental impacts, in order  
to maintain acceptable service ratios, response times or other performance objectives for any of the public services.

Discussion:  Prior to issuance of any building permits, the Developer shall pay the following standard (mandatory)  
development impact fees:  Planned Traffic Circulation System Facilities Fees ; Planned Water Facilities Fee; Planned 
Wastewater Facilities Fee;  Planned Drainage Facilities Fee;  Growth Requirement Capital Fee;  and Art in Public  
Places Fee.  

1)  Fire. The project has been designed to include adequate fire hydrants, vehicle and pedestrian access, 
signs, smoke detectors, and all requirements of the Uniform Fire Code in order to minimize any potential 
impacts to fire services.  In addition, Fire Department conditions regarding access, hydrant placement, truck 
turn radius, alarms and monitoring, and other design features will be incorporated into the proposed project. 
The project will be required to comply with the California Fire Code, standard requirements and conditions 
of the Fire Department. Therefore, any potential impact is considered to be less than significant.

2)  Police. The City monitors the need for additional equipment, facilities, and/or personnel as part of the 
Five-Year Development Plan.  Through this action, the City ensures that police services are available to 
serve  new development,  including the  proposed project  and cumulative  development  in  the  City.   The 
increase in tax base generated by the project and cumulative projects would help fund the project’s share of 
necessary police services within the City. In addition, the project must incorporate any mandatory Police 
Department design requirements (such as those pertaining to site security, lighting, etc.) which will increase 
public safety.  Therefore, any impact will be less than significant.

3)  Schools. The proposed land uses for the project will not result in any new school-age residents who 
would attend either the Oxnard School District (K through 8) or the Oxnard Union High School District. 
There will be no impacts.
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4)  Parks.  The proposed land uses for the project (e.g. offices, warehouse, manufacturing, etc.) will not 
directly result in any new residents who would utilize or otherwise impact the City’s parks. Therefore, there 
will be no impacts.

5)  Other   Public Facilities.   The proposed land uses for the project (e.g. offices, warehouse, manufacturing, 
etc.) will not directly result in any new residents who would utilize or otherwise impact the City’s public 
facilities such as libraries, meeting rooms, or administrative offices. After development, the property owner 
will  pay property taxes,  a  portion of which will  be directed to the City for  the provision of  municipal 
services and facilities. Therefore, no impact is anticipated.

Cumulative Development:
1-5)  Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the 2030 General Plan, reviewed by the  2030 General Plan Program EIR, and would not 
create adverse cumulative impacts. These documents are available at the City of Oxnard Planning Division 
office, 214 South C Street, during office hours and at the Main and South branches of the Oxnard Library 
(251 South A Street and 200 East Bard Street, respectively).  Therefore, the project would not create adverse 
cumulative impacts to public services.

Mitigation Measure(s):  None required.
Monitoring:  None required.
Result After Mitigation:  Not Applicable.
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N. RECREATION Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Would  the  project  increase  the  use  of  existing  
neighborhood  and  regional  parks  or  other 
recreational facilities such that substantial  physical  
deterioration  of  the  facility  would  occur  or  be  
accelerated? (2020  General  Plan,  XIII  -  Parks  and 
Recreation  Element;  FEIR  88-3,  4.12  -  Aesthetic 
Resources, 4.13 - Parks and Recreation Services)

2. Does  the  project  include  recreational  facilities  or  
require the construction or expansion of recreational  
facilities,  which  might  have  an  adverse  physical  
effect on the environment? (2020 General Plan, XIII -  
Parks  and  Recreation  Element;  FEIR  88-3,  4.12  - 
Aesthetic  Resources,  4.13  -  Parks  and  Recreation 
Services)

Discussion:  

1, 2)  The future industrial types of land uses will not result in any new residents who would utilize or 
otherwise impact the City’s neighborhood and regional parks or other recreational facilities. The proposed 
project  will  not exacerbate the demand for existing recreational facilities,  or require  the construction or 
expansion of recreational facilities. The proposed project will include an outdoor covered patio area for use 
by employees during regular business hours. Therefore, there will be no impacts.

Cumulative Development:
1, 2) Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the 2030 General Plan, reviewed by the  2030 General Plan Program EIR, and would not 
create adverse cumulative impacts. These documents are available at the City of Oxnard Planning Division 
office, 214 South C Street, during office hours and at the Main and South branches of the Oxnard Library 
(251 South A Street and 200 East Bard Street, respectively).  Therefore, the project would not create adverse 
cumulative impacts to parks and recreation services.

Mitigation Measure(s):  None Required.
Monitoring: None Required.
Result After Mitigation: Not Applicable.
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O. TRANSPORTATION & TRAFFIC

Would the project:

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Cause an increase in traffic, which is substantial in  
relation to the existing traffic load and capacity of  
the street system (i.e., result in a substantial increase  
in either the number of vehicle trips, the volume to  
capacity  ratio  on  roads,  or  congestion  at  
intersections)? (2020  General  Plan,  VI  -  Circulation  
Element; FEIR 88-3, 4.3 - Transportation/Circulation)

2. Exceed, either individually or cumulatively, a level  
of  service  standard  established  by  the  County 
congestion management agency for designated roads 
or  highways? (2020  General  Plan,  VI  -  Circulation 
Element; FEIR 88-3, 4.3 - Transportation/Circulation)

3. Result  in  a  change  in  traffic  patterns,  including  
either  an  increase  in  traffic  levels  or  a  change  in  
location,  that  results  in  substantial  safety  risks?  
(2020 General Plan, VI - Circulation Element; FEIR 88-
3, 4.3 – Transportation/Circulation)

4. Substantially  increase  hazards  due  to  a  design 
feature  (e.g.,  sharp  curves  or  dangerous 
intersections)  or  incompatible  uses  (e.g.,  farm  
equipment)? (2020  General  Plan,  VI  -  Circulation 
Element; FEIR 88-3, 4.3 - Transportation/ Circulation)

5. Result  in  inadequate  emergency  access? (2020 
General Plan, VI - Circulation Element; FEIR 88-3, 4.3 -  
Transportation/Circulation)

6. Result  in  inadequate  parking  capacity? (Zone  
Ordinance - Parking Regulations and Parking Lot Design  
Standards)

7. Conflict  with  adopted  policies,  plans  or  programs 
supporting  alternative  transportation  (e.g.,  bus  
turnouts,  bicycle  racks)? (Bicycle  Facilities  Master 
Plan)

Discussion:  The discussion in this section is based in part on the Haas Tech Center Project Traffic Impact Analysis 
(August 11, 2011), prepared by RBF Consultants, and is hereby incorporated by reference. The traffic report (without  
appendices) with a detailed discussion is included in this Initial Study as Appendix III. 

1, 2)  The City’s Traffic Engineering Division has reviewed and accepted the Traffic Impact Analysis. The 
traffic analysis assumes that  the project  will  be constructed in two phases:  Phase I  being the proposed 
industrial building; and Phase II being the future speculative industrial development that may occur on Lots 
2 – 6 in an unspecified time frame. Based on the Traffic Impact Analysis that utilizes the most current data 
available and the Trip Generation (8th Ed.) handbook published by the Institute of Transportation Engineers, 
the proposed Phase I project is anticipated to generate 618 average daily trips (ADT), with approximately 
114 a.m. peak hour trips and 114 p.m. peak hour trips. 
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For purposes of traffic modeling, Phase II is further described as Alternative 1 (consisting of 454,753 square-
feet of warehouse uses only) or Alternative 2 (consisting of 363,803 square-feet of manufacturing uses only). 
These square-footages are hypothetical, yet within the maximum Floor-Area Ratios permitted by the M-1-
PD zoning (see Table 1), for purposes of traffic analysis only. Future development could realistically be a 
combination  of  manufacturing  and  warehouse  uses,  or  exclusively  manufacturing,  or  exclusively 
warehousing. Alternative 1 potentially generates approximately 2,237 ADT, with approximately 250 a.m. 
peak hour trips and 259 p.m. peak hour trips. Alternative 2 potentially generates approximately 2,008 ADT, 
with approximately 379 a.m. peak hour trips and 380 p.m. peak hour trips.

Based on the City’s established thresholds of significance, the addition of project-generated trips is forecast 
to  result  in  a  potentially  significant  impact  at  the  Rice  Avenue/Sturgis  Road  intersection  for  forecast, 
existing, plus approved/pending projects with Phase I project conditions. The following mitigation measure 
will reduce the forecast significant traffic impact at the Rice Avenue/Sturgis Road intersection:

O-1 Rice Avenue/Sturgis Road – Developer shall make a proportionate share contribution to widen the 
northbound Rice Avenue approach at Sturgis Road from one left-turn lane, two through lanes, and 
one ‘de facto’ right-turn lane, to consist of one left-turn lane, two through lanes, and one shared 
through/right-turn lane.  

Based on CalTrans thresholds of significance, the proposed project is forecast to result in no potentially 
significant impacts at the State highway study intersections, since the addition of project-generated trips does 
not cause the Level of Service (LOS) of the study intersections to change from acceptable operation (LOS 
‘C’ or better) to deficient State highway operation (LOS ‘D’ or worse). Therefore, no mitigation measures 
are required or recommended for State highway intersections.  

The proposed project will result in increased vehicle trips and the increased use of City and County roads in 
the vicinity of the project site.  Additional traffic on local roads will result in maintenance costs to the City 
and County, and therefore, it  is appropriate to impose a standard traffic impact fee in proportion to the 
project’s expected trip generation.  The City of Oxnard and Ventura County have executed a “Reciprocal 
Traffic Mitigation Agreement” wherein the City and County have agreed that a pro-rata share of the cost of 
mitigations will be collected by each agency for traffic impacts in the other jurisdiction.  The project would 
be consistent with the Ventura County General Plan by complying with the terms of the “Reciprocal Traffic 
Mitigation Agreement” adopted on February 2, 1993. By paying the mandatory County/City Traffic Impact 
Fee,  the  developer  will  mitigate  the  project’s  impacts  on  local  roads  and  intersections.  The  following 
mitigation measure will require the developer to pay the applicable City/County Traffic Impact Fee prior to 
building permit issuance. With regard to cumulative impacts (e.g. impacts in the year 2030), the County of 
Ventura has adopted a Traffic Fee Mitigation Ordinance. The project will not exceed, either individually or 
cumulatively,  a  level  of service standard established by the County congestion management  agency for 
designated roads or highways. By paying the mandatory County/City Traffic Impact Fee, the developer will 
mitigate the project’s potential cumulative impacts. Therefore, with payment of the fee, the impact will be 
less than significant. 

O-2 Developer shall pay the applicable County/City Traffic Impact Fee(s) prior to issuance of a building 
permit.
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3)  Fifth Street is a major east-west thoroughfare that is adjacent to the project site, and is designated a 
Secondary Arterial for that segment (2020 General Plan, Figure VI-5). Rice Avenue is a major north-south 
thoroughfare that is also located adjacent to the project site, and is designated to become the future Highway 
1 in the near future (after completion of the new interchange at Rice Avenue/Highway 101). Traffic patterns 
will remain the same, as existing intersections currently can serve the site and permit turns directly to Sturgis 
Road (i.e. to access Discovery Drive and the proposed parcels). The project will not result in a change in 
traffic patterns, including either an increase in traffic levels or a change in location, that results in substantial 
safety risks. The City’s Traffic Engineering Division has reviewed and accepted the project Traffic Impact 
Analysis. Therefore, any impacts will be less than significant. 

4)  The project will not substantially increase hazards due to any design features or incompatible uses (e.g., 
farm equipment).  Although an active agricultural land use is in the vicinity of the project site (south of Fifth 
Street, on the east side of Rice Avenue), the small amount of truck traffic is intermittent and seasonal, and 
access to the agriculture fields is not located adjacent to the project site. The proposed project will not 
construct  any  design  features  that  might  contribute  to  future  traffic  conflicts.  Mitigation  measure  O-1 
requires  installation  of  one  shared  through/right-turn  lane  on  northbound  Rice  Avenue  that  will 
accommodate  truck turn  movements  to  Sturgis  Road,  and facilitate  traffic  flow along northbound Rice 
Avenue. Therefore, any impact will be less than significant.  

5) The Development Advisory Committee contains representatives from various City departments including 
Fire, Police, Public Works, Traffic, Planning, and Parks, and the DAC reviewed the project and requested 
changes where necessary.  Each proposed parcel  will  be provided direct  access to Discovery Drive,  and 
future development of each parcel will be subject to a Special Use Permit and further review by the DAC. 
The site design for proposed industrial building has been reviewed and accepted by the City’s Fire Marshal. 
Prior to issuance of any building permits, Development Services Department and Fire Department staff will 
review construction plans to ensure compliance with all standard requirements in effect at the time of permit 
issuance. Therefore, any impact will be less than significant.  

6)  The proposed project will be required to comply with the parking requirements of the Zoning Code. For 
Building 5, a minimum of 356 spaces are required, and 356 spaces will be provided (a combination of 332 
on-site spaces plus 24 spaces shared with the Building 4 site). Vehicle parking from this project will not have 
any  effect  on  adjacent  properties  or  streets.  Trucks  will  take  access  directly  to  the  site,  and  will  not 
detrimentally affect  traffic on public streets nor on-site parking areas. No impacts are anticipated in the 
vicinity, and no cumulative impacts are expected to occur as a result of this project. Therefore, there will be 
no impact.  

7)   The  proposed  project  will  not  conflict  with  any  adopted  policies,  plans, or  programs  supporting 
alternative transportation (e.g.,  bus turnouts, bicycle racks). Bicycle parking will be provided on-site for 
employees. Gold Coast Transit currently has Route 19 that travels southbound on Rice Ave between Camino 
Del Sol and Sturgis Ave; and the new Route 20 that travels southbound on Rive Ave between Sturgis Ave 
and Eastman Ave. Both bus routes will not be affected by the proposed project (the project site is located on 
the east side of Rice Ave, and south of Sturgis Ave). Therefore, there will be no impacts.  

Cumulative Development:
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1-7) Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the 2030 General Plan, reviewed by the  2030 General Plan Program EIR, and would not 
create adverse cumulative impacts. These documents are available at the City of Oxnard Planning Division 
office, 214 South C Street, during office hours and at the Main and South branches of the Oxnard Library 
(251 South A Street and 200 East Bard Street, respectively).  Therefore, the project would not create adverse 
cumulative impacts to transportation or circulation.

Mitigation Measure(s):  

O-1 Rice Avenue/Sturgis Road – Developer shall make a proportionate share contribution to widen the 
northbound Rice Avenue approach at Sturgis Road from one left-turn lane, two through lanes, and one 
‘de  facto’ right-turn  lane,  to  consist  of  one  left-turn  lane,  two  through  lanes,  and  one  shared 
through/right-turn lane.  

O-2 Developer shall pay the applicable County/City Traffic Impact Fee(s) prior to issuance of a building 
permit.

Monitoring:  Development Services and Planning staff shall ensure that applicable fees are paid prior to 
issuance of a building permit.  

Result After Mitigation:  Less than significant.
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P.UTILITIES & SERVICE SYSTEMS

Would the project:

Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Exceed  wastewater  treatment  requirements  of  the  
applicable  Regional  Water  Quality  Control  Board? 
(2020  General  Plan,  VII  -  Public  Facilities  Element;  
FEIR 88-3, 4.6 - Public Utilities, 4.9 - Water Resources)

2. Require or result in the construction of new water or  
wastewater  treatment  facilities  or  expansion  of  
existing  facilities,  the construction  of  which could  
cause  significant  environmental  effects? (2020 
General Plan, VII - Public Facilities Element; FEIR 88-3, 
4.6 - Public Utilities, 4.9 - Water Resources)

3. Require or result in the construction of new storm  
water  drainage  facilities  or  expansion  of  existing  
facilities,  the  construction  of  which  could  cause  
significant  environmental  effects? (2020  General 
Plan, VII - Public Facilities Element; FEIR 88-3, 4.6 - 
Public Utilities, 4.9 - Water Resources)

4. Have sufficient water supplies available to serve the  
project from existing entitlements and resources, or  
are  new  or  expanded  entitlements  needed? (2020 
General Plan, VII - Public Facilities Element; FEIR 88-3, 
4.6 - Public Utilities, 4.9 - Water Resources)

5. Result  in  a  determination  by  the  wastewater  
treatment provider, which serves or may serve the  
project  that  it  has  adequate  capacity  to  serve  the  
project’s  projected  demand  in  addition  to  the  
provider’s  existing  commitments? (2020  General  
Plan, VII - Public Facilities Element; FEIR 88-3, 4.6 - 
Public Utilities, 4.9 - Water Resources)

6. Be  served  by  a  landfill  with  sufficient  permitted  
capacity to  accommodate the project’s  solid  waste  
disposal  needs? (2020  General  Plan,  VII  -  Public 
Facilities Element; FEIR 88-3, 4.6 - Public Utilities, 4.9 -  
Water Resources)

7. Comply  with  federal,  state,  and  local  statutes  and  
regulations  related  to  solid  waste? (2020  General 
Plan, VII - Public Facilities Element; FEIR 88-3, 4.6 - 
Public Utilities, 4.9 - Water Resources)

Discussion:  
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1, 2, 3)  As an in-fill industrial project surrounded by urban development to the north, east and west, the 
project will create additional incremental demand on existing utilities and service systems.  The project will 
not require or result in the construction of new water or wastewater treatment facilities, or expansion of 
existing facilities. Storm water drainage facilities will be modified, expanded or constructed immediately 
adjacent to the subject property to serve the project.  Existing infrastructure exists adjacent to the property 
(Discovery  Drive,  Elevar  Street,  and  Fifth  Street)  and  can  serve  the  project.   As  noted  in  Section  H 
(Hydrology & Water Quality) previously, the developer will be responsible for installing standard storm 
drain facilities to serve the project site and connect to existing infrastructure around the property, including 
on-site storm water treatment and reduction devices, in order to meet the requirements of the City, County, 
and NPDES regulations. Therefore, impacts are expected to be less than significant.
                                                                                                                                                                       4)  
The project  area would be served by City municipal  water; the City obtains most of its water from the 
Calleguas Water District, which in turn purchases most its water from the Metropolitan Water District of 
Southern  California.  Other  sources  of  water  include  local  well  water  from United Water  Conservation 
District and City wells.  A collective effort to ensure continued delivery of high-quality water to the area has 
been initiated through the Groundwater Recovery Enhancement and Treatment (GREAT) Program; a new, 
regional groundwater desalination facility is associated with this program and is intended to serve the Cities 
of Oxnard and Port Hueneme. The proposed project was included in the  2005 Urban Water Management  
Plan.  In order to address water supply needs at a regional level, representatives of the City of Oxnard, the 
Port  Hueneme Water  Agency,  the  United  Water  Conservation  District,  and  Calleguas  Municipal  Water 
District meet regularly.  A collective effort to ensure continued delivery of high-quality water to the area has 
been initiated through the Groundwater Recovery Enhancement and Treatment (GREAT) Program; a new, 
regional groundwater desalination facility is associated with this program and is intended to serve the cities 
of Oxnard and Port Hueneme. A detailed water demand and supply study to Year 2030 was prepared by the 
Water Division for the 2030 General Plan Update indicates the City will have adequate water supplies under 
normal  year  conditions  for  this  project  and  the  2030  General  Plan  buildout.  The  City  has  banked 
groundwater pumping credits with the United Water Conservation District approximately equivalent to a one 
year’s demand to make up for temporary supply shortages and/or dry year scenarios.  The  2030 General  
Plan Program EIR Water Supply impact analysis (pages 4-26 to 4-31) is hereby included by reference. In 
addition, the City’s projected water supplies will meet the City’s projected demand during normal, single dry, 
and multiple dry years through Year 2030. This includes the proposed project as well as the anticipated 
cumulative development expected to occur during that  time frame.  For a complete discussion,  refer  to 
sections 4.14.1 & 4.14.2 of the Oxnard Village (Wagon Wheel) Specific Plan EIR. 

The project will not create any unusual demands on water supplies, and a Water Supply Assessment is not 
required as the project does not meet the criteria contained in Water Code Sections 10910 – 10912.  The 
proposed Phase I project will result in approximately 162,574 of industrial space (including ancillary office 
and warehouse uses) in the City than that which exists today. However, the proposed Phase I project is not 
expected to significantly increase water demand above and beyond the existing demand created by Haas 
Automation, because the new industrial building may accommodate the existing manufacturing operations 
currently housed within Haas Building 4. After development of Building 5, the existing Building 4 would be 
converted to a primarily warehousing use, with a modest increase in water demand. In 2010, Building 4 
purchased 276.7 HCF (hundred cubic feet) of domestic water for all uses within the structure, and 1533.6 
HCF for landscape irrigation. This actual water consumption rate is the equivalent of 4.14 Acre-Feet per 
Year (i.e. 748.5 gallons per one HCF; and 325,853 gallons per one AFY). Utility billing records indicate that 
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a slightly lower amount of water will be consumed in 2011, which currently totals 1,303.4 HCF (or 3.0 
AFY) for the billing period January – September 2011. Water consumption for landscape irrigation greatly 
exceeds the domestic use, in the range of approximately 4! - 5! times greater for irrigation. The existing 
manufacturing use,  future warehousing use,  and possible future manufacturing uses are not expected to 
create any unusual demands on water supplies.

In addition, the potential water demand that is anticipated for the proposed project area has been included in 
the 2005 Urban Water Management Plan which documents adequate long-term supply. Specifically, Table 4-
2 in the  2005 Urban Water Management Plan  (page 52) states that the entire 50-acre area south of the 
McInnes Ranch Specific Plan area (i.e. which includes the current project site) is assumed to require up to 
150 Acre-Feet per Year (AFY) after buildout with industrial uses in the future, assuming development will 
be consistent with the existing M-1-PD zoning. Based on historical water use as determined by utility billing 
records, plus potential future users, future consumption is not anticipated to exceed 150 AFY after buildout 
of the 50 acres south of McInnes Ranch.

The project site is currently located within Calleguas service boundary, and the developer shall be required 
to pay the applicable Calleguas Capital Construction fee in effect at the time of building permit issuance.  By 
paying  the  applicable  fees,  the  impact  will  be  less  than  significant.  Therefore,  with  payment  of  the 
applicable fee, the impact is expected to be less than significant.

P-1 Developer shall pay the applicable Calleguas Capital  Construction charges prior to issuance of a 
building permit.

5)  All required infrastructure currently exists around the site and can serve the proposed project. Wastewater 
disposal will be provided by the City’s Public Works Wastewater Division. Public Works Division staff has 
determined that the wastewater treatment facilities have adequate capacity to serve this project and existing 
urban development in the City. To address the project’s share of demands on public infrastructure, the City 
requires developers of new projects to pay the development impact fees, including the Planned Wastewater 
Facilities  Fee and  Growth  Requirement  Capital  Fee.  Therefore,  impacts  to  wastewater services  are 
considered to be less than significant.

6 & 7) The two primary landfills receiving solid waste from the City are the Toland Road and Simi Valley 
landfills,  and both landfills have a predicted lifespan that exceeds 20 years. Compliance with the City’s 
Source Reduction and Recycling Element will ensure that any impacts will be less than significant. Standard 
requirements  and  conditions  of  approval  will  require  compliance  with  the  City’s  recycling  and  waste 
program, which is designed to manage and reduce the amount of waste being directed to landfills.  The 
project will also be required to comply with federal, state, and local statutes and regulations related to solid 
waste. Therefore, the impacts will be less than significant.

Cumulative Development:
1-7) Anticipated future cumulative projects will be constructed within the City Urban Restriction Boundary 
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(CURB) on land already designated for development under existing General Plan and zoning designations. 
Development within CURB and conforming to General Plan and zoning designations would have impacts 
anticipated by the 2030 General Plan, reviewed by the  2030 General Plan Program EIR, and would not 
create adverse cumulative impacts. Therefore, the project would not create adverse cumulative impacts  to 
utilities and service systems.

Mitigation Measure(s):  

P-1 Developer  shall  pay  the  applicable  Calleguas  Capital  Construction  charges  prior  to  issuance  of  a 
building permit.

Monitoring:  Development  Services staff  shall  ensure that  fees are  paid prior  to issuance of  a  building 
permit.  

Result After Mitigation:  Less than significant.
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Q. MANDATORY FINDINGS OF SIGNIFICANCE Potentially 
Significant 

Impact

Less Than 
Significant 

With 
Mitigation 

Less than 
Significant 

Impact
No Impact

1. Does the project have the potential to degrade the  
quality  of  the  environment,  substantially  reduce  
the habitat of a fish or wildlife species,  cause a  
fish  or  wildlife  population  to  drop  below  self-
sustaining levels, threaten to eliminate a plant or  
animal community, reduce the number or restrict  
the range of rare or endangered plant or animal or  
eliminate important examples of the major periods  
of California history or prehistory?

2. Does the project have impacts that are individually  
limited,  but  cumulatively  considerable? 
(“Cumulatively  considerable”  means  that  the  
incremental effects of a project are considerable when  
viewed in connection with the effects of past projects,  
the effects of other current projects, and the effects of  
probable future projects.)

3. Does  the  project  have  environmental  effects,  
which  will  cause  substantial  adverse  effects  on  
human beings, either directly or indirectly?

Discussion:

1)  The  proposed  infill  project  would  result  in  the  construction  of  industrial  buildings  and  uses  on 
approximately 32 acres of land that is zoned for Light Manufacturing (M-1-PD) uses.  The project does not 
have the potential to degrade the quality of the environment, substantially reduce the habitat of a fish or 
wildlife species, cause a fish or wildlife population to drop below self-sustaining levels, threaten to eliminate 
a plant or animal community, or reduce the number or restrict the range of rare or endangered plant or 
animal. Mitigation measures have been included in Section E (Cultural Resources) to reduce any impacts to 
important examples of the major periods of California history or prehistory.  Mitigation measures E-1 and E-
2 identified previously will ensure that impacts remain less than potentially significant.  Therefore, with 
mitigation, any impacts are anticipated to be less than significant.  

2)  The  project  will  not  have  environmental  effects  that  are  individually  limited,  but  cumulatively 
considerable. Mitigation measures have been included in Section O (Transportation & Traffic) and Section P 
(Utilities  & Service  Systems)  to  reduce  project  and cumulative  impacts. Anticipated  future  cumulative 
projects will be constructed within the City Urban Restriction Boundary (CURB) on land already designated 
for development under existing General  Plan and zoning designations.  Development within CURB and 
conforming to General Plan and zoning designations would have impacts anticipated by the 2030 General  
Plan, reviewed by the 2030 General Plan Program EIR, and would not create adverse cumulative impacts. 
Therefore, with mitigation, any impacts are anticipated to be less than significant.  

3) The project will not have environmental effects that cause substantial adverse effects on human beings, 
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either directly or indirectly. Therefore, there will be no impacts.  

Cumulative Development:  Anticipated future cumulative projects will be constructed within the City Urban 
Restriction Boundary (CURB) on land already designated for development under existing General Plan and 
zoning designations.  Development within CURB and conforming to General Plan and zoning designations 
would have impacts anticipated by the 2030 General Plan, reviewed by the  2030 General Plan Program 
EIR, and would not create other adverse cumulative impacts.

Mitigation Measure(s):  No additional mitigation required.
Monitoring:  None required.
Result After Mitigation:  Not Applicable.
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SUMMARY OF MITIGATION MEASURES

SECTION C – AIR QUALITY

C-1 The developer shall prepare and submit an Air Emissions Mitigation Plan for Dust Control.  This 
Plan shall be included as part of the construction contract and submitted to the City of Oxnard for 
review and approval prior to the issuance of grading permits.  This plan shall include the following 
elements:

! Fugitive dust throughout the construction site shall be controlled by the use of a watering 
truck or equivalent means, generally at least three times a day (except during and immediately 
after rainfall).  Water shall be applied to all unpaved roads, unpaved parking areas or staging 
areas, and active portions of the construction site.  Environmentally-safe dust control agents may 
be used in lieu of watering.
! Revegetate or apply APCD-approved chemical soil stabilizers to all inactive portions of the 
construction site that are inactive for four or more days.
! Suspend or curtail all excavation, earth moving, and grading operations during episodes of 
high winds  (i.e. hourly average wind speeds exceeding 30 mph) to prevent fugitive dust from 
being a nuisance or hazard.
! Material transported in trucks off site shall comply with State Vehicle Code Section 23114, 
with special  attention to §23114(b)(F), (e)(2), (e)(4) as amended. Material  transported on site 
shall be sufficiently watered or secured to prevent fugitive dust.
! Inform all employees involved in grading operations on the project to wear face masks during 
dry periods to reduce inhalation of dust.
! Signs shall be posted on-site requiring traffic speeds to not exceed 15 miles per hour.
! Sweep streets at the end of the day if visible soil material is carried over to adjacent streets 
and roads.
! 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.

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

C-3 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  penetrate 
sufficiently to minimize fugitive dust during grading activities. 

C-4 The  developer  shall  ensure  that  all  construction  equipment  is  maintained  and  tuned  to  meet 
applicable Environmental Protection Agency (EPA) and California Air Resources Board (CARB) 
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emission requirements. At such times as new emission control devices or operational modifications 
are  found  to  be  effective,  Developer  shall  immediately  implement  such  devices  or  operational 
modifications on all construction equipment.

C-5 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.

C-6 All project construction and site preparation operations shall be conducted in compliance with all 
applicable Ventura County APCD Rules and Regulations with emphasis on Rule 50 (Opacity), Rule 
51 (Nuisance), Rule 55 (Fugitive dust), and Rule 10 (Permits Required).

C-7  After  grading of  the subdivision site,  the property owner(s)  shall  be responsible  for  minimizing 
fugitive  dust  being  generated  from  the  vacant  lots,  by  applying  water,  soil  binders,  and/or 
groundcover  landscape  over  the  surface  of  the  lots.  Such  application  of  water  shall  penetrate 
sufficiently to minimize fugitive dust during periods of high winds and/or prevent nuisance dust from 
leaving the site. Application of water, soil binders, and/or groundcover landscape shall be applied at 
least annually, or more frequently as needed to control fugitive or nuisance dust.

SECTION E – CULTURAL RESOURCES

E-1   Developer shall contract with a Native American monitor to be present during any subsurface grading, 
trenching or other construction activities on the project site that penetrates the original grade level. The 
monitor  shall  provide  a  monthly  report  to  the  Planning Division  summarizing  their  activities  and 
findings. A copy of the contract for these services shall be submitted to the Planning 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 or grading permits.

E-2   Developer shall contract with a qualified archaeological monitor to be present during any subsurface 
grading, trenching or other construction activities on the project site that penetrates the original grade 
level.  A data  recovery  plan,  which  makes  provisions  for  adequately  recovering  the  scientifically 
consequential information from and about the historical resource, shall be prepared and adopted prior 
to any grading being undertaken. If the evaluation determines that such resources are either unique or 
significant archaeological, paleontological, or historic resources and that the project would result in 
significant effects on those resources, then further mitigation may be required.  In cases where the 
resources are unique, then capping or other measures (including data recovery) would be appropriate 
mitigation.  If  the  resources  are  not  unique,  then  recovery  without  further  mitigation,  would  be 
appropriate.  The monitor shall provide a weekly report to the Planning Division summarizing their 
activities and findings. The monitoring report(s) shall be provided to the Planning Division prior to 
approval of final building or grading permits.

A copy of the contract for these services shall be submitted to the Planning Manager for review and 
approval  prior to initiation of grading activities.  The contract  shall  include provisions in case any 
cultural resources are discovered on-site. 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 
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evaluate  the discovery and determine the necessary mitigations for successful  compliance with all 
applicable  regulations.  Developer  or  the  successor  in  interest  shall  be  responsible  for  paying  all 
salaries, fees, and the cost of any future mitigation resulting from the study.

SECTION O – TRANSPORTATION & TRAFFIC 

O-1 Rice Avenue/Sturgis Road – Developer shall make a proportionate share contribution to widen the 
northbound Rice Avenue approach at Sturgis Road from one left-turn lane, two through lanes, and 
one ‘de facto’ right-turn lane, to consist of one left-turn lane, two through lanes, and one shared 
through/right-turn lane.  

O-2   Developer shall pay the applicable County/City Traffic Impact Fee(s) prior to issuance of a building 
permit.

SECTION P – UTILITIES & SERVICE SYSTEMS

P-1 Developer shall pay the applicable Calleguas Capital  Construction charges prior to issuance of a 
building permit.
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APPENDIX I 

Air Quality Model (URBEMIS) Results 
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Urbemis 2007 Version 9.2.4 

Combined Annual Emissions Reports (TonsNear) 

File Name: C:IDocumenls and SettingslcdbriflApplication DatalUrbemislVersion9alProjeclslHaas 5 under 25.urb924 

Project Name: Haas Technology Ctr 

Project Location: Ventura County APCD 

On-Road Vehicle Emissions Based on: Version : Emfac2007 V2.3 Nov 1 2006 

Off-Road Vehicle Emissions Based on: OFFROAD2007 
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CONSTRUCTION EMISSION ESTIMATES 

ROG NOx CO S02 PM10 Dust PM1 0 Exhaust PM10 PM2.5 Dust PM2.5 PM2.5 CO2 
Exhaust 

2012 TOTALS (tons/year unmttigated) 6.00 2.47 3.09 0.00 0.57 0.13 0.70 0.12 0.12 0.24 622.85 

2012 TOTALS (tonstyear mttigated) 6.00 2.47 3.09 0.00 0.26 0.13 0.38 0.06 0.12 0.17 622.85 

Percent Reduction 0.00 0.00 0.00 0.00 55.25 0.00 45.28 53.89 0.00 27.77 0.00 

AREA SOURCE EMISSION ESTIMATES 

ROG NO. CO S02 PM10 PM2.5 CO2 

TOTALS (tons/year, unmttigated) 

TOTALS (tonslyear, mitigated) N 
Percent Reduction NaN NaN NaN NaN NaN NaN NaN 

0 
OPERATIONAL (VEHICLE) EMISSION ESTIMATES ---ROG NO. CO S02 PM10 PM2.5 CO2 ~ 
TOTALS (tons/year, unmttigated) 2.01 4.21 19.02 0.03 0.28 0.18 2,748.57 

TOTALS (tons/year, mrtigated) 2.01 4.21 19.02 0.03 0.28 0.18 2,747.65 

Percent Reduction 0.00 0.00 0.00 0.00 0.00 0.00 0.03 

SUM OF AREA SOURCE AND OPERATIONAL EMISSION ESTIMATES 

ROG NOx CO S02 PM10 PM2.5 CO2 

TOTALS (tonstyear, unmitigated) 

I 
2.01 4.21 19.02 0.03 0.28 0.18 2,748.57 

TOTALS (tons/year, mrtigated) 2.01 4.21 19.02 0.03 0.28 0.18 2,747.65 

Percent Reduction 0.00 0.00 0.00 0.00 0.00 0.00 0.03 
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AREA SOURCE EMISSION ESTIMATES Annual Tons Per Year, Unmitigated 

Source ROG NO. 

Natural Gas 

8e~itp~ 

Landscape 

~'cbri:same~-~~6dudS': -; 
- ~ ---.--:<--~ 

Arct1itectural Coatings 

AREA SOURCE EMISSION ESTIMATES Annual Tons Per Year, M~igated 

Source ROG NO. 

Natural Gas 

Hearth 

Landscape 

Consumer Products 

ArcMectural Coatings 

~~~~'i~~r~,~~~;3 ..••... : ••••.. ," ..... 

CO 

CO 

Area Source Mitigation Measures Selected 

Mitigation Description 

Area Source Changes to Defaults 

S02 PM10 PM2.5 C02 

S02 PM10 PM2.5 C02 

Percent Reduction 
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OPERATIONAL EMISSION ESTIMATES Annual Tons Per Year, Unmitigated 

Source ROG NOX 

Manufacturing 2.01 4.21 

CO 

19.02 

S02 PM10 PM25 CO2 

0.03 0.28 0.18 2,748.57 

.. ····..2:;748':57 
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OPERATIONAL EMISSION ESTIMATES Annual Tons Per Year, Mttigated 

Source ROG NOX CO 

Manufacturing 2.01 4.21 19.02 

Operational Mitigation Options Selected 

Residential Mitigation Measures 

Nonresidential Mitigation Measures 

Non-Residentiallocal-Serving Retail Mitigation 

Percent Reduction in Trips is 0% 

Inputs Selected: 

The Presence of local-Serving Retail checkbox was NOT selected. 

Non-Residential Transit Service Mitigation 

Percent Reduction in Trips is 0.03% 

Inputs Selected: 

The Number of Daily Weekday Buses Stopping Within 1/4 Mile ofSjte is 2 

The Number of Daily Rail or Bus Rapid Transtt Stops Wtthin 112 Mile of Site is 0 

The Number of Dedicated Daily Shuttle Trips is 0 

Operational Settings: 

S02 PM10 PM25 CO2 

0.03 0.28 0.18 2,747.65 

'O:2ll,' .... . ·<0)8 .... '2,747,65 
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Includes correction for passby trips 

Does not include double counting adjustment for internal trips 

Analysis Year: 2013 Season: Annual 

Emfac: Version : Emfaoloo7 V2.3 Nov 1 2006 

Summary of Land Uses 

Land Use Type 

Manufacturing 

Acreage Trip Rate 

Vehicle Type 

UghtAuto 

Ught Truck < 3750 Ibs 

Light Truck 3751-5750 Ibs 

Med Truck 5751-8500 Ibs 

Lije-Heavy Truck 8501-10,000 Ibs 

Lije-Heavy Truck 10,001-14,000 Ibs 

Med-HeavyTruck 14,001~,000 Ibs 

Heavy-Heavy Truck 33,001-60,000 Ibs 

Other Bus 

Urban Bus 

Motorcycle 

School Bus 

Motor Home 

3.82 

Vehicle Fleet Mix 

Percent Type 

n.O 

9.0 

3.0 

3.0 

3.0 

3.0 

3.0 

3.0 

0.0 

0.0 

1.0 

0.0 

0.0 

UnijType No. Units 

1000 sq It 526.30 

Non-Catalyst 

0.6 

1.2 

0.4 

0.9 

0.0 

0.0 

0.0 

0.0 

0.0 

0.0 

56.5 

0.0 

0.0 

Total Trips 

2,010.47 

2,010.47 

Catalyst 

99.2 

94.1 

99.6 

99.1 

77.8 

60.0 

28.6 

0.0 

0.0 

0.0 

43.5 

0.0 

86.7 

TotalVMT 

15,385.63 

15,385.63 

Diesel 

0.2 

4.7 

0.0 

0.0 

22.2 

40.0 

71.4 

100.0 

0.0 

0.0 

0.0 

100.0 

13.3 
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Urban Trip Length (miles) 

Rural Trip Length (miles) 

Trip speeds (mph) 

% of Trips - Residential 

% of Trips - Commercial (by land use) 

Manufacturing 

Home-Work 

10.8 

16.8 

35.0 

32.9 

Travel Conditions 

Residential 

Home-Shop Home-Other 

7.3 7.5 

7.1 7.9 

35.0 35.0 

18.0 49.1 

Operational Changes to Defaults 

Ambient summer temperature changed from 85 degrees F to 80 degrees F 

Ambient winter temperature changed from 40 degrees F to 50 degrees F 

Commercial 

Commute Non-Work Customer 

9.5 7.4 7.4 

14.7 6.6 6.6 

35.0 35.0 35.0 

48.0 24.0 28.0 
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CONSTRUCTION EMISSION ESTIMATES 

ROG NOx CO S02 PM10 Dust PM10 Exhaust PM10 PM2.5 Dust PM2.5 PM2.5 CO2 
Exhaust 

2012 TOTALS (tonstyear unmitigated) 6.00 2.47 3.09 0.00 0.57 0.13 0.70 0.12 0.12 0.24 622.85 

2012 TOTALS (tons/year mitigated) 6.00 2.47 3.09 0.00 0.26 0.13 0.38 0.06 0.12 0.17 622.85 

Percent Reduction 0.00 0.00 0.00 0.00 55.25 0.00 45.28 53.89 0.00 27.77 0.00 

AREA SOURCE EMISSION ESTIMATES 

ROG NOx CO S02 PM10 PM2.5 CO2 

TOTALS (tonslyear, unmitigated) 

~ TOTALS (tons/year, mttigated) 

Percent Reduction NaN NaN NaN NaN NaN NaN NaN 

----OPERATIONAL (VEHICLE) EMISSION ESTIMATES .& ROG NOx CO S02 PM10 PM2.5 CO2 

TOTALS (tons/year, unmitigated) 1.90 3.81 17.80 0.03 0.27 0.17 , 2,747.45 

TOTALS (tons/year, mttigated) 1.90 3.80 17.80 0.03 0.27 0.17 2,746.53 

Percent Reduction 0.00 0.26 0.00 0.00 0.00 0.00 0.03 

SUM OF AREA SOURCE AND OPERATIONAL EMISSION ESTIMATES 

ROG NOx CO S02 PM10 PM2.5 CO2 

TOTALS (tons/year, unmtti9ated) 

I 
1.90 3.81 17.80 0.03 0.27 0.17 2,747.45 

TOTALS (tonslyear, mttigated) 1.90 3.80 17.80 0.03 0.27 0.17 2,746.53 

Percent Reduction 0.00 0.26 0.00 0.00 0.00 0.00 0.03 



Page: 2 

11123120119:41:17 AM 

CONSTRUCTION EMISSION ESTIMATES 

ROG NOx CO S02 PM10 Dust PM10 Exhaust PM10 PM2.5 Dust PM2.5 PM2.5 CO 
Exhaust 

2012 TOTALS (tons/year unmitigated) 6.00 2.47 3.09 0.00 0.57 0.13 0.70 0.12 0.12 0.24 622.8 

2012 TOTALS (tons/year m~igated) 6.00 2.47 3.09 0.00 0.26 0.13 0.38 0.06 0.12 0.17 622.8 

Percent Reduction 0.00 0.00 0.00 0.00 55.25 0.00 45.28 , 53.89 0.00 27.77 0.0 

AREA SOURCE EMISSION ESTIMATES 

ROG NOx CO S02 PM10 PM2.5 CO2 

TOTALS (tonslyear, unm~igated) 

t'l TOTALS (tons/year, m~igated) 

Percent Reduction NaN NaN NaN NaN NaN NaN NaN D 
OPERATIONAL (VEHICLE) EMISSION ESTIMATES 

,.. 
tJ1 Billa NOx CO S02 eM1Q PM2.5 CO2 

TOTALS (tons/year, unmitigated) 1.80 3.43 16.67 0.03 0.27 0.17 2,746.49 

TOTALS (tons/year, mitigated) 1.80 3.43 16.66 0.03 0.27 0.17 2,745.57 

Percent Reduction 0.00 0.00 0.06 0.00 0.00 0.00 0.03 

SUM OF AREA SOURCE AND OPERATIONAL EMISSION ESTIMATES 

ROG NOx CO S02 PM10 PM2.5 CO2 

TOTALS (tonslyear, unm~igated) 

I 
1.80 3.43 16.67 0.03 0.27 . 0.17 2,746.49 

TOTALS (tonslyear, mitigated) 1.80 3.43 16.66 0.03 0.27 0.17 2,745.57 

Percent Reduction 0.00 0.00 0.06 0.00 0.00 0.00 0.03 
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CONSTRUCTION EMISSION ESTIMATES 

ROG NOx CO S02 PM10 Dust PM10 Exhaust PM10 PM2.5 Dust PM2.5 PM2.5 CO2 
Exhaust 

2012 TOTALS (tonslyear unmijigated) 6.00 2.47 3.09 0.00 0.57 0.13 0.70 0.12 0.12 0.24 622.85 

2012 TOTALS (tons/year mijigated) 6.00 2.47 3.09 0.00 0.26 0.13 0.38 0.06 0.12 0.17 622.85 

Percent Reduction 0.00 0.00 0.00 0.00 55.25 0.00 45.28 53.89 0.00 27.77 0.00 

AREA SOURCE EMISSION ESTIMATES 

ROG NOx CO S02 PM10 PM2.5 CO2 

TOTALS (tons/year, unmijigated) ~ TOTALS (tons/year, mijigated) 

Percent Reduction NaN NaN NaN NaN NaN NaN NaN 0 -OPERATIONAL (VEHICLE) EMISSION ESTIMATES 

ROG NOx CO S02 PM10 PM2.5 CO2 f' 
TOTALS (tonslyear, unmijigated) 1.72 3.13 15.69 0.03 0.26 0.16 2,745.61 

TOTALS (tonslyear, mijigated) 1.72 3.13 15.68 0.03 0.26 0.16 2,744.70 

Percent Reduction 0.00 0.00 0.06 0.00 0.00 0.00 0.03 

SUM OF AREA SOURCE AND OPERATIONAL EMISSION E nMATES 

ROG NOx CO S02 PM10 PM2.5 CO2 

TOTALS (tonslyear, unmijigated) 

I 
1.72 3.13 15.69 0.03 0.26 0.16 2,745.61 

TOTALS (tons/year, mijigated) 1.72 3.13 15.68 0.03 0.26 0.16 2,744.70 

Percent Reduction 0.00 0.00 0.06 0.00 0.00 0.00 0.03 
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CONSTRUCTION EMISSION ESTIMATES 

ROG NOx ~ S02 PM10 Dust PM1 a Exhaust PM10 PM2.5 Dust PM2.5 PM2.5 CO 
Exhaust 

2012 TOTALS (tons/year unmitigated) 6.00 2.47 3.09 0.00 0.57 0.13 0.70 0.12 0.12 0.24 622.8 

2012 TOTALS (tons/year mitigated) 6.00 2.47 3.09 0.00 0.26 0.13 0.38 0.06 0.12 0.17 622.8 

Percent Reduction 0.00 0.00 0.00 0.00 55.25 0.00 45.28 53.89 0.00 27.77 0.0 

AREA SOURCE EMISSION ESTIMATES 

ROG NOx CO S02 PM10 PM2.5 CO2 

TOTALS (tons/year, unmttigated) ('J 
TOTALS (tons/year, mttigated) 

Percent Reduction NaN NaN NaN NaN NaN NaN NaN Q 
~ 

OPERATIONAL (VEHICLE) EMISSION ESTIMATES 
j 

ROG NOx CO S02 PM10 PM2.5 em ~ 
TOTALS (tonslyear, unmttigated) 1.63 2.88 14.74 0.03 0.25 0.16 2,744.87 

TOTALS (tonslyear, mitigated) 1.63 2.88 14.73 0.03 0.25 0.16 2,743.96 

Percent Reduction 0.00 0.00 0.07 0.00 0.00 0.00 0.03 

SUM OF AREA SOURCE AND OPERATIONAL EMISSION E 

ROG NOx CO S02 PM10 PM2.5 CO2 

TOTALS (tons/year, unmttigated) 

I 
1.63 2.88 14.74 0.03 0.25 0.16 2,744.87 

TOTALS (tonslyear, mttigated) 1.63 2.88 14.73 0.03 0.25 0.16 2,743.96 

Percent Reduction 0.00 0.00 0.07 0.00 0.00 0.00 0.03 
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MANAGEMENT SUMMARY 

An intensive Phase I archaeological survey was conducted for APN No. 216-0-160-405 
and -455, City of Oxnard, Ventura County, California. This is an approximately 43 
acres study area, consisting of two parcels located northeast of the intersection of 
Rice Avenue and East Fifth Street. The investigation involved an archival records 
search,' a review of existing published' and unpublished references on local 
prehistory and history, and an on-foot, intensive survey of the subject property. 
Archival records indicated that the study area had never been previously .surveyed 
but that two prehistoric sites, CA-VEN-666 and -918, had been recorded on or 
immediately adjacent to the western portion of the study area. On-foot survey 
found that this western portion had been covered by approximately four feet of 
fill-dirt, and neither site could be relocated due to this fact. No additional cultural 
resources were identified within the study area. Grading or disturbance of the 
original groundsurface of the western portion of the study area therefore has the 
potential to result in adverse Impacts to cultural resources. It is recommended 
that Phase II test excavations and determinations of significance be conducted on 
these two sites, prior to any grading or disturbance of the original groundsurface 
of the western portion of the. study area. Proposed removal of the fill-dirt above 
original grade in this area does not, however, have the potential to impact these 
sites, and can occur prior to archaeological testing. 
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1.0 INTRODUCTION 

At the request of Mr. Mark Belliveau, Triliad Development, Inc., Thousand 
Oaks, California, an intensive Phase I archaeological survey was conducted 
for APN No. 216-0160-405 and -455. This involves the development of two 
parcels within the City of Oxnard, Ventura County, California. The Phase I 
archaeological survey was intended to provide a background review of 
pertinent research and an archival records search to determine if any known 
archaeological sites were present in the project corridor, and/or whether the 
area had been previously and systematically studied by archaeologists; an 
intensive, on-foot survey of the project area to identify unrecorded cultural 
resources; and a preliminary assessment of such resources, should any be 
found within the study area. This manuscript constitutes a report on this 
Phase I archaeological study. Subsequent sections provide background to 
the investigation, including the results of the archival record search; a 
summary of the field surveying techniques employed; the results of the 
fieldwork; and management recommendations derived therefrom. 

2.0 BACKGROUND TO THE PROJECT 

2.1 Project Description and Location 

The study area consists of two parcels separated by a race track. The 
western or larger of the two parcels is located on the east side of Rice 
Avenue between East Fifth Street and Sturgis Road, within the City of 
Oxnard, Ventura County, California (Figure 1). The second parcel, located a 
short distance east, fronts East Fifth Street, as its southern boundary, and 
extends north to Challenger Place. The two parcels combined represent 
about 43 acres. Planned development for these parcels is an 
industrial/business park. The study area, physiographically, lies on the flat 
and open Oxnard Plain, south and east of the Santa Clara River. It has been 
used, into the recent past, for farming and as an oil field. 
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2.2 Ethnographic Background 

The study region, and Ventura County in general, lies within the territory of 
the Venturetio dialect of the Chumash ethnolinguistic group (Kroeber 1925). 
These were Hokan speaking people, who occupied the area from Topanga 
Canyon northwest to approximately San Luis Obispo. Because of their 
location in an area of early Spanish missionization, Chumash culture and 
lifeways were heavily disrupted prior to any modern efforts at ethnographic 
research, hence our knowledge of them is limited. However, based on 
fragmentary records and various means of inferential and analogical studies, 
a certain amount can be reconstructed about their way of life. 

The Chumash followed a hunting-gathering-fishing subsistence pattern, which 
incorporated a heavy reliance on maritime resources, including pelagic and 

. littoral fishes, and shellfish. Indeed, the bountiful sea resources that they 
exploited may have been a key factor in their evolutionary success (Landberg 
1965): at the time of the arrival of the Spanish the Chumash had reached 
levels of population density, and complexities in social organization, 
unequaled worldwide by other non-farming groups (Moratto 1984:118). 
These included permanent coastal villages along the Channel Islands area 
containing as many as 1000 inhabitants (Brown 1967), as well as a 
hierarchical sociopolitical organization consisting of at least two major 
chiefdoms (Whitley and Beaudry 1991). Further, based on recent 
reconstructions using mission registers, the Chumash appear to be have a 
matrilocal, and perhaps matrilineal, clan-based society (Johnson 1988). 

The· Oxnard Plain area was apparently a portion of a paramount Chumash 
capital at the vii/age of Mywy, at modern Point Mugu (Whitley and Clewlow 
1979; Whitley and Beaudry 1991). This served as the center of Lylapjn, one 
of the two known historical chiefdoms, and was a domain whose limits 
stretched from the southeastern extreme of Chumash territory to just 
beyond modern Santa Barbara. Correspondingly, the Mugu locale has been 
documented, both archaeologically and ethnographically, as the center of a 
considerable amount of aboriginal activity (ibid.). 

However, even given the proximity of the study area to Point Mugu, at the 
south end of the Oxnard Plain, no ethnohistoric data are available pertaining 
to the immediate project zone, per se. Indeed, King (1975:175; see also 
Kroeber 1925 and Brown 1967) indicates that the only Historic Chumash 

2 



- , 

villages known for the region are specifically mywu and sjmomo (meaning 
'beach' and 'the saltbush patch', respectively; see Applegate 1975:37, 41), 
bot,h located close to Point Mugu; ixsha (or 'jhsha. 'ashes'; Applegate 
1975:30), at the mouth of the Santa Clara River; and wenemy. 'sleeping 
place', the origin for the modern toponymic 'Hueneme' (Applegate 1974:198, 
1975:45), applied to a temporary village or campsite, used as a rest-stop in 
trans-channel crossings, on the coast near Hueneme. According to 
Kroeber's map (1925: Plate 48), wenemu was actually located on the coast 
northwest of the modern town of Hueneme proper. Based on John Peabody 
Harrington's ethnographic notes, other known historical place-names in the 
area include: kasynalmy ('sending place'), an unlocated village/camp 'just 
west of Oxnard'; malhohshL an unlocated place near Oxnard; shjshlomow, an 
unlocated place 'just south of Hueneme'; and swjnj. another unlocated place 
near Oxnard (Applegate 1975). None of these latter named locales are 
identifiable and, with the exception of the village/camp of kasunalmy, it is 
not even known whether they refer to natural/geographical, cultural, or 
mythical places on the landscape. 

There is no evidence to suggest that any of these place names apply to the 
study area. Apparently, during the Historic Period much of the general 
Oxnard Plain region was essentially an unoccupied zone intermediate between 
large population centers at Point Mugu and the modern Ventura area. 

2.3 Archaeological Background 

Regional prehistory is best viewed using a chronological scheme that has its 
origins in the research of D.B. Rogers (1929), working on the Channel Islands 
and the Santa Barbara coastline. At a later date, Rogers' scheme was 
modified in terminology and improved with additional and more detailed data 
and radiocarbon dates by W.J. Wallace (1955). 

Wallace's chronology for southern coastal California includes four time 
periods, the earliest of which (Early Man/Big Game Hunting period) was 
considered speculative, and thought to correlate with the end of the 
Pleistocene. Although it is likely that occupation of the southern California 
coastal region occurred during this early time -period, to date the only 
evidence of such has been limited to a few discoveries of fluted projectile 
points, found in isolated locales. However, the characteristic 
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geomorphological instability of the California coastline, combined with the 
major change in erosional/degradational regimes that occurred at the end of 
the Pleistocene, does not favor the preservation of remains from this 
period • 

. j With the transition towards a modern environment, starting approximately 9 
to 10 thousand years ago. however, an adaptation referred to as the Early 
Millingstone period or horizon began and is evident in the archaeological 
record. Most sites of this stage date between 8500 and 3500 years in age, 
and are dominated by assemblages containing large numbers of groundstone 
artifacts, along with crude choppers and other core/cobble tools. These are 
thought to represent an adaptation to gathered foods, especially a reliance 
on hard-shelled seeds. . 

More recently, it has been suggested that scraper planes, in particular, may 
have served in the processing of agave (Kowta 1969; Salls 1985); that the 
association of groundstone and core/cobble tools represents a generalized 
plant processing toolkit, rather than one emphasizing hard-seeds, per se 
(Whitley 1979), and one that was used in appropriate environmental settings 
throughout the prehistoric past; that is, that the so-called 'early millingstone 
toolkit' is environmentally rather than chronologically specific and reflects 
localized exploitation patterns, rather than a wide-ranging adaptational 
strategy (Leonard 1971). However, on the coastal strip, per se, there 
continues to be evidence that such sites date to the earlier end of the time
frame, and they are generally located on terraces and mesas, above the 
coastal verge. 

Recent studies by Erlandson (1988; see also Erlandson and Colton 1991), 
finally, provide evidence of a significant, even if small, population of coastal 
hunters-gatherers in the region before 7000 years ago, or at the beginning 
of the Early Millingstone period. Erlandson has shown that these were 
neither Big Game hunters, nor specialized, hard-seed gatherers, but instead 
generalized foragers that relied on a variety of different kinds of terrestrial, 
coastal and marine resources, and that they were adapted to estuarine 
embayments that have long-since disappeared from the local environment. 
Further, his evidence indicates that their primary protein sources were 
shellfish and other marine resources. Extending a pattern first identified by 
Meighan (1959) on the Channel Islands, in other words, this suggests that 
the adaptation to the seashore is a very ancient and long-lived tradition in 
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local prehistory. 

Following the Early Millingstone, a transitional stage, referred to as the 
Intermediate period, occurred. It is believed to have gotten underway about 
3500 years ago, and to have lasted until about A.D. 1000. It is marked on 
the coast by a growing exploitation of marine resources, the appearance of 
the hopper mortar and stone bowl/mortar, and a diversification and an 
increase in the number of chipped stone tools. Projectile points, in 
particular, are more common at sites than previously, while artifacts such 
as fish hooks and bone gorges also appear. Further, there is substantial 
evidence that it was at the early end of this Intermediate period that inland 
sites, such as those found in the Conejo Corridor on the north side of the 
Santa Monica Mountains, were first established and occupied, suggesting the 
exploitation of more varied environments and perhaps an increase in 
population (Whitley and Beaudry 1991), as well as a movement of coastal 
sites down towards the beaches. In general, however, the Intermediate 
period can be argued to have set the stage for the accelerated changes that 
took place immediately following it. 

With the transition to the Late Prehistoric period at· A.D. 1000, which 
followed the introduction of the bow and· arrow at about A.D. 600, and 
represented by a major reduction in the size of projectile points, we can 
correlate local prehistory with Chumash society as described (even if in 
abbreviated form) by early chroniclers and missionaries. However, this is 
not to suggest that society was in any way static, for the transition to the 
Late Prehistoric period was marked by the evolution and eventual dominance 
of a sophisticated maritime economy. Further, the rise in Chumash social 
complexity has been shown to have been associated with the development of 
craft specialization, involving the use of standardized micro-drills to mass 
produce shell beads on Santa Cruz Island (Arnold 1987), and to have 
occurred during the Late Prehistoric period. 

2.4 Historical Background 

Traditional Chumash society was altered irrevocably with the onset of the 
missionization and Spanish colonization of the Ventura County region. But 

. although Juan Rodriguez Cabrillo stopped in the area in A.D. 1 542 while 
exploring the coast, and Sebastian Vizcaino sailed-by in 1602 (Bancroft 
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1963), this historical period effectively began with the passing of the Gaspar 
de Portola expedition through the area in 1 769 - 1 770 (Bolton 1971; Boneu 
1983). Portola was followed in quick succession by a number of other 
explorers, such as Juan Bautista de Anza in 1775-1776 (Bolton 1931) and 
Jose Longinos Martinez in 1792 (Simpson 1938). However, it was the 
establishment of the Mission of San Buenaventura, at modern Ventura, in 
1782 (Triem 1985) that truly spelled the end of the aboriginal period. 

The study area, per se, is located relatively close to the original Ventura· 
mission in modern terms, but in earlier times was some distance from the 
mission proper, and fell outside of the original Mission San Buenaventura 
lands. Thus, although missionization clearly had an impact on any Chumash 
who may have occupied this region, due to its peripheral and remote location, 
it is unlikely that the project area directly played any consequential part in 
the historical events that occurred in the first fifty years of colonization in 
southern Ventura County. It was not until the middle to late 1830s, in fact, 
tha~ any significant evidence for historical use of the general region 
surrounding the study area occurred. On May 22, 1837, Governor Juan B. 
Alvarado awarded the Rancho el Rio de Santa Clara 6 La Colonia to eight 
soldiers, Valentin Cota, Leandro and Rafael Gonzalez, Salvador and Jose Maria 
Valenzuela, Vicente Pico, Rafael Valdez and Vicente Feliz, with the grant 
consisting of 44,883 acres (Thompson and West 1883:381; Robinson 
1956:42); that is, exactly the maximum of eleven leagues then allowable 
under Mexican law (Cleland 1940). 

Although Rancho Santa Clara, which then· contained the study area, was 
awarded to eight men, only one - Rafael Gonzalez - ranched it to any extent, 
and a half interest in the rancho was sold prior to its patent by the U.S. Land 
Commission in a series of legal actions and suits that culminated in about 
1872 (Bodle 1977:2; cf. Robinson 1956:42). 

Accordingly, it was not until the American Period, starting in 1848, that the 
real historical use of the region immediately surrounding the study area dan 
be said to have begun. Nonetheless, the name of the original land grant is 
preserved in the modern place names of "La Colonia", the first name for 
Oxnard and now a Hispanic neighborhood within the city, and "EI RIO", an 
unincorporated residential neighborhood north of the Ventura Freeway. And 
it was apparently in EI RIO that the original Gonzalez family adobe was located 
(cf. Thompson and West 1883:382), and hence where most of the early 
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ranching activities were centered. 

The rancho lands were purchased by the easterner Thomas A. Scott from 
the original grantees, sometime in the early 1860s (the historical accounts 
vary as to exact date), through his local agent, Thomas A. Bard, following a 
pattern Scott and Bard employed throughout much of the county. Scott had 
intended the property to serve as a terminus for the Southern Pacific 
Railroad. When this plan failed, he sold the rancho to Bard for $1 50,000.00 
in 1869. However, also reflecting then ongoing tensions in the county (cf. 
Outland 1991), by 1869 portions of the rancho had already been occupied by 
squatters, who assumed that certain areas were public lands, more-or-Iess 
free for the. taking. The most notable of these interlopers was W.E. 
Barnard, founder of a local "Squatters' League" who, along with other "civic
minded" individuals such as G.S. Gilbert and H.P. Flint, settled in Hueneme 
about 1869 (Thompson and West 1883:384-385). 

This situation resulted in a series of legal and other disputes between Bard 
and the squatters. The conflict was narrowly averted from escalating to 
violence when each side put up monetary bonds for the land titles, thereby 
allowing the courts to decide on legal ownership of the property in contention 
in a more civilized manner. Eventually the case was ruled in Bard's favor, but 
the squatter's were given the right to purchase the land that they had 
settled (Robinson 1956:19) and, by 1871, Hueneme had grown to include 17 
families with a total of 48 children (Thompson and West 1883:385). A plat 
map of the "Town of Hueneme" was surveyed in 1872, and officially recorded 
on 26 September, 1874 (Robinson 1956:19), thereby marking the 
incorporation of the town. 

The Oxnard Plain quickly then developed into an agricultural region of 
considerable importance (and has, of course, remained so to this day), aided 
by the development of a series of artesian wells in the region, which were 
first exploited in 1871 (Thompson and West 1883:386). Lima beans, corn, 
barley, flax and wheat were the initial agricultural emphases of the area. 
Some of the early prominent settlers in the area included Dominick McGrath, 
who purchased 1337 acres of the original land grant, north of Hueneme, 
from Bard in 1875 (and whose family eventually expanded their holdings to 
5000 acres; see Bodle 1977); James Fenlon, who purchased 160 acres west 
of Hueneme (Thompson and West 1883:386); and James Y. Saviers (for 
whom Saviers Road in Oxnard is named), who bought 318 acres from Bard in 
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1869 (White 1990:4). 

It was Saviers' sale of 200 acres of his land, in December, 1897, to Albert 
C. Maulhardt and the Oxnard brothers, that heralded the next phase of local 
history (Robinson 1956:30). Maulhardt visited the Oxnard brothers' sugar 
beet factory in Chino, and was encouraged to grow and ship beets to that 
facility (Triem 1985:96). Due to his success, other Oxnard Plain farmers 
soon followed his lead. 

Though the Oxnards in fact never lived in the town that was to bear their 
name, they had been involved in the establishment of a sugar beet industry 
throughout the United States, and Henry Oxnard was instrumental in backing 
and aiding Maulhardt in the construction of the American Sugar Beet Factory 
in what was then still "La Colonia". By January of 1898 the new "Oxnard" had 
been surveyed and laid-out around a square, and the town map was recorded 
in April· by the then recently formed Colonia Improvement Company. 
Residential and commercial development followed shortly thereafter; indeed, 
the Free Press boasted that Oxnard already had "more than a mile of cement 
[i.e., concrete] sidewalk and curbing, and two miles of pipe laid" by 1899 (Heil 
1978:12). In 1903, Oxnard incorporated, largely to control gambling and 
saloons (Triem 1985:98), bonding itself with $45,000.00 for a sewer system 
(Gabbert 1912). And, of course, the sugar beet industry quickly expanded, 
turning Oxnard into a major focus of Ventura County economic growth. 

Probably as a result of the sugar beet 'factory and its increasing importance 
in the regional economy, a spur line of the Southern Pacific Railroad was built 
to Oxnard in 1898 (Triem 1985:98), making Oxnard rather than Hueneme the 
prinCipal local point of transshipment. (The rail right-of-way forms the 
southern boundary of the study area.) In fact, the railroad seriously 
diminished the importance of the wharf at Hueneme, and so Oxnard's rise in 
prominence effectively resulted in Hueneme's decline (Triem 1985: 101). In 
1906, Bard sold the wharf and more or less retired to his estate, BerYlwood. 
Hueneme was not to regain prominence as a port until 1940, when a new 
deep water harbor was constructed (ibid). 

Since the turn of the century the Oxnard Plain, as well as the region 
immediately surrounding and including the study area, have remained an area 
of important agricultural activities. However, suburban and industrial growth 
and development have occurred particularly along the Highways 1 Oland 1 
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(Oxnard Boulevard) corridor. But the continued rural use of the much of the 
Oxnard Plain, including the study area, is no better demonstrated than by the 
fact that, in 2005, this area is just being considered for development. 

3.0 ARCHIVAL RECORDS SEARCH 

An archival record search was conducted at the California State University, 
Fullerton, Archaeological Information Center (AIC), by AIC staff members to 
determine: (i) if prehistoric or historical archaeological sites had previously 
been recorded within the project area; (ii) if the project area had been 
systematically surveyed by archaeologists prior to the initiation of this field 
study; and/or (iii) whether the region of the field project was known to 
contain archaeological sites and to thereby. be archaeologically sensitive. 
The complete results of this archival record search are included in this 
document as Appendix A. 

Files and records at the CSUF AIC indicate that the study area had not been 
previously surveyed, in its entirety. However, two prehistoric sites had been 
recorded within it, as a result of surveys along the roadway boundaries. 
These sites are CA-VEN-666 AND -918 (Appendix B). As indicated in Figure 
2, both sites are located in the western parcel of the study area. 

CA-VEN-666 was first recorded by Steve Horne in 1979 and located along 
both sides of Rice Avenue. Horne noted that access was not permitted onto 
the east side of the road, and thus into the study area, during his survey. 
Nonetheless he observed a metate fragment. in the study area, the 
approximate location of which he marked on a sketch map, causing him to 
extend the inferred site boundary in this easterly direction. Other artifacts 
noted on the site as a whole included three species of shellfish, a mano 
fragment and chert flakes. At the time of discovery, Horne estimated that 
50% of the site had already been destroyed by agricultural activities and the 
grading of Rice Avenue. 

CA-VEN-918 was recorded in 1988 by Brian Haley and Andrew York. It was 
found primarily in the railroad berm that forms the southern boundary of the 
study area, along East Fifth Street. Artifactual remains were limited to a 
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low density scatter of shellfish in a portion of the rail berm, with one piece 
of shell found to the north of the right-of-way. Given the discovery of the 
site within the railroad berm, and its proximity to East Fifth Street, the site 
can be assumed to have been substantially disturbed at the time of 

'] recording. Further, strictly speaking this site was disCfovered outside of the 
study area proper, although effectively immediately adjacent to it. Hence it 
is unknown whether it currently, or even originally, extended onto the study 
area. 

4.0 FIELD SURVEY METHODS 

An intensive and systematic field survey of the approximately 43 acres 
study area was conducted by Tamara K. WhitleylM.A., W&S Consultants, and 
Richard Angulo, California Indian Council FoLi:r:\<i~ti6n, on 2 June, 2005. The 
groundsurface was' examined by walking transects across the study area 
spaced at 10 meter intervals to identify artifacts or other archaeological 
indicators that might be present on the groundsurface. 

Groundsurface visibility during the fieldwork was very poor. The study area 
appeared was heavily disturbed, with fill covering much of the western 
parcel. According to Dennis Daniel, project civil engineer, approximately four 
feet of fill were placed over this portion of the study area about five years 
ago (personal communication,. 2005). Further hampering visibility, both the 
western and eastern parcels were covered by a dense stand of grass, 
resulting from the recent record rainy season. Although it was possible to 
spot, check rodent burrow back-dirt piles and other areas where the 
groundsurface was exposed, it was not possible to obtain good coverage of 
the property, especially in areas with a fill covering. 

5.0 SURVEY RESULTS 

T~etw.oprehii:i,tqr,iS~lt~i:i.r~C:9r<:lE;19>V\Iimin/aWace~t to the property could not 
berl:lloY;at,E;1.d.,dllet6 th~ cbrriliin~'tidri(jf fill to\fering andh~avy grass on the 
westerhparcehNo additional cultural resources were identified during the 
survey, inCiudil1g in the eastern parcel. 

10 
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6.0 RECOMMENDATIONS 

An archival records search, background studies, and an intensive, on-foot 
surface reconnaissance of the -43 acres APN No. 216-0160-405 and -455 
study area, City of Oxnar,d, Ventura County, California, were conducted as 
part of a Phase I archaeological survey. Two prehistoric archaeological sites, 
CA-VEN-666 and -918, had been previously recorded on/immediately 
adjacent to the property. These two sites could not be relocated during the 
field survey, but conditions were very poor, effectively precluding adequate 
groundsurface visibility in the recorded area of these sites. 

Although it is possible that one or both of these sites was destroyed 
subsequent to original recording, CEQA requires the assumption that both 
resources are still intact and potentially significant, absent direct evidence 
to the contrary. Development of the study area, therefore, has the 
potential to result in adverse impacts to cultural resources. Based on this 
circumstance, we recommend that a Phase II test excavation and 
determination of significance be conducted at CA-VEN-666 and -918 prior to 
development, from which' final recommendations for these two cultural 
resources can be made. ' 

Iti$impqnant to note, hoWever, that about four fe.etof fill dirt cover the 
we~st~lrrifJ'\Jr.~IU/;l bfthestuqy area,including the areas of the two recorded 

Appr~lxil1na~:ely two feet ... ,fo~.im.01ediatel'e"ll()Val 
Derinis . , ;.;t~\~~I~~' .. Th~curre~tiyplanned 

Hi' not have thepQtentialto 
~. or-918. Phase II test excavations 

;.,,~!~mIPJ~~~(tplri()r~b>~jnY·rJistu,rbanceofori~inalgrade,butnot 
existing fill-covering withinthe'study 
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Figure 1 - Location of the study area, Oxnard, Ventura County, California. 

Figure 2 - Plan showing the two recorded site locations in relation to the two 
portions of the study area, and the area of planned fill removals. 
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FIGURE 1: Location of the APN 216-0·160·455 & .405, Oxnard, study area. 
Base map: USGS Oxnard quadrangle; scale· 1 : 2000. 
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South Central Coaml Information Cenbar 
CalifornIa HlfitOJ1cal Resourres Inrormation System 

California State University, Fullerton 
Department of Anthropology 

800 North State College Boulevard 
Fullerton, c CA 92834-6B46 

714.278.53951 FAX 714.278.5542 
anthro.fullerton.edu/scclc.html - sccjC@fulierton.edu 

Ventura 
LosAngeles 
Orimge 

June 1, 2005 

Mr. Dave Whitley 
W & 5 Consultants 
2242 Stinson St 
Simi Valley, CA 93065 
(B05) 524-3620 

RE: 43-Acre Parcel, Oxnard (Oxnard Quadrangle) 

Dear Mr. Whitley, 

SCCIC # 5450.2779 

f!.s per your request received on May 26, 2005, an expedited records search was 
conducted for the above referenced project. This search Includes a review of all 
recorded archaeological sites within a lIS-mile radius of the project site' as wali as a 
review of cultural resource reports on file. In addition, the California Points of HistOrical 
Interest (PHI), the California Historical Landmarks (CHL), the California Register of 
Historic Places (CR), the National Register of Historic Places (NR), and the California 
State Historic Resources Inventory (HRI) were reviewed for the above referenced 
project. The following Is a discussion of the findings. 

Oxnard. CA. 7.5' USGS Ousdranqle 

ARCHAEOLOGICAL RESOURCES: 

Two arthaeological sites (56-000666* and 56-00091B*) have been Identffted 
within a lIS-mile radius of the project site. Both archaeological sites are located within 
the project site. Neither of the two sites Is listed on the National Regl$1:er Archaeological 
Determination of Eligibility list. No Isolates have been Identified within a liB-mile radius 
of the project site. 
('" = Located within the project site) 

HISTORIC RESOURCES: 

No additional cultural resources have been identified within a 1!8-mlle radius of 
the project site. 



Copies of our hlstork maps - Hueneme (1904) 15' USGS - are enclosed for your 
review_ 

The California Point of Historical Interest (2004) of the Office of Historic 
Preservation, Department of Parks and Recreation, lists no properties within a 1/8-mlle 
radius of the project site. 

The Califomla Historical Landmarks (2004) of the Office of Historic Preservation, 
Department of Parks and Recreation, lists no properties within a liS-mile radius of the 
project site. . 

The California Register of Historic Places (2004) lists no properties within a 1/8-
mile radius of the project site. 

The National Register of Historic Places (2004) lists no properties within a 1/8-
mile radius of the prOject site. 

The California Historic Resources Inventory (2004) lists no pl'operties that have 
been evaluated for historical Significance within a 1/S-mlle radius of the project site. 

PREVIOUS CULTURAL RESOURCES INVESTIGAnONS: 

Thirteen studies (VN236, VN45l*, VN572, VN575*, VN581, VN733*, VN8l7*, 
VNl040, VN1153, VN1265, VN2022*, VN2023, and VN2213) have been conducted 
within a liS-mile radius of the project site. Of these, five are located within the project 
site. There are eleven additional Investigations located on the Oxnard 7.5' USGS 
Quadrangle that are potentially within a 1/B-mlle radius of the project site. These 
reports are not mapped due to Insufficient locational infonnation. . 
(* '" Located within the project sIte) . 

Please forward a copy of any reports from thIs project to the office as soon as 
possible. Due to the sensitive nature of archaeological site location data, we ask that 
you do not Include records search maps In your report. If you have any questions 
regarding the results presented herein, contact the office at 714.278.5395 Monday 
through Thursday 8:00 am to 3:30 pm. 

Should you require any additional Infonnatlon for the above referenced project, 
reference the SCCIC number listed above when making inqUiries. Requests made after 
Initial Invoicing will result in the preparation of a separate Invoice. 

Sincerely, 

M . Thomas~s1!it-l4U 
Staff Researcher 



Endosures: 

(X) Map - Oxnard 7.5' USGS Quadrangle, Hueneme 15' LlSGS Quadrangle 
(X) Bibliography - 6 pages 
(X) Site Records - 56-000666 and 56-000918 
(X) Confidentiality Fonm 
(X) Invoice # 5450.2779 
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St"te 01 Cillitornia - Thl' RI'~\'IUIr.fI' A9flnev 

DEPARTMENT OF PARKS AND RECREATION 

ARCHEOLOGICAL SITE SURVEY RECORD 

SITE ,·vo. _4'--.:cVE:;;;;N_-__ _ 

Pre\ilou~ Sile DcsignAt ion None 2. remporary FlolM No. _ Oxnard 9 
US13S0uad Oxnard, Oil!!. 7~·;· ~ 15'_ Year _~949 (Rev. 1967) 

UTM Coordinate' -,3~?,-86_21C!5,--m..;.'..;.H::;.;....!.1_3::..0:.:2:.:.?..:.0::..5..:.m:::._E::..:.. •. ____ _ 
Twp. ~veyed __ Ran .. ___ _ _ ___ .... ~ of _____ ~ I)f Sec. _____ _ 

Location This site is sit.ua.ted about. 200 m nort.h of Elast Fifth 

St., east. of Oxnard and south of Ell Rio 

Contour _.....:.;5S,-f_t_ B. Own!', & Addr." Ve.ntura. Co. aId pri v~:;t:.:e=-.:o:;;":;:n=e=r:::.sh=iE.p __ _ 

Prl::!hisloric ~ Ethnogrl1phic _ Hi5toric ___ 10. Site Description This site 

is a low density scatter of shell and artifacts • 

. Are. _25_0_ • _5_0_?moters, ____ .quar. mete". 12. Depth of Midden Undetermined 

Site Vegetation Agricul turaJ. Surrounding Veg.tatiol1 ~ID"ura.l"", ...... _____ _ 
Location & Proximity of Water No infm:mation on preh1stllrill di,mibutiOD of water 

Site Soil Sandy loam Surrounding Soil ... San ...... d ... y'-"l"'o .. am ..... _________ _ 

Previous Excavalion ,...::N"'one"'· "-,re=o",o,,,rd=e~d~ ___________ _ 

Site Di,turbance Extreme resul tiM froll agriculture. rQll.d •• and util Hi "s, 

Destruction Possibility Significant resul tiM fran cllntinu1n( .w;e"SL' _______ _ 

Features 

Burials 

Arti fAct" 

None 

lIone 

Ma.no fragment , JDetate fraJll!Jent, chert fJ aID (few), l!Dworlred 

serpentine fragment, 

22. Faunal Remein. Shelll Tivela sp., Protothaoe. Sp.! Chiom sp. (1). 

23. Comments No access was pemitted to the field ea.s1. of Rice Rd. The site 
may be related to 4-Ven-506, situated about 550 m west. 

24. Accel\Sion No. _.:;n:.:.",a:,:. __ 26. Sketch Man Ye8 bv Horne where Ute abed 

26, D.te R.cordeli ......:1~O"'-"'9 .... -,,7 ... 9'-__ _ 27. R"corded By __ St-'e .. ph=e.;;:nc;H:.:.o~r:.:ne:;:,:;.. _____ _ 

28. Photo Roll No. __ Frame No. ___ Film TVOl!(') Plus X Taken By _~H~or!:.!!I8!L. ____ _ 

Horne 0279-2 

DPR 422 (Rev, 9/76) 
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... : SITE STATUS: 

'lI. Of'Stroved J9...1 How A~1c. rest E.Civa'8(j _.cN:;.o;... __ . ___ _ ~4_---..lD. 11 known. 

Nilfional Aegl!i18f Sta.tus; lis-ted _ Pcrtential_ Nominotod_ln&ligible __ _ 

.--' 
State Historical lendmsrk (No.1 _____ Point of Historic.al Interel1 ____ • _____ _ 

SPECIAL ATTRIBUTES (Ploc •• n X in only tho .. "".ee.which p .. ,.in to the"t.) 

Midden/H.bi~tion Debris _-L- L.ithlc and/or Ceramic Scattar ___ _ 

Bedrock Mort.rS/Milling Surlac .. _ Petroglvphs/Plctographs ___ , Stone Fe.'ur •• ___ _ 
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EXECUTIVE SUMMARY 

This study analyzes the forecast traffic conditions associated with the proposed Haas Tech 
Center project In the City of Oxnard at the southeast corner of the Rice Avenue/Sturgis Road 
intersection. The proposed project is a two-phase industrial project with two alternatives under 
consideration for phase 2 as follows: 

• Phase 1: 162,574 square foot building consisting of 12,224 square feet of 
Warehouse and 150,350 square feet of Manufacturing; 

• Phase 2 Alternative 1: 454,753 square feet of Warehouse; and 

• Phase 2 Alternative 2: 363,803 square feet of Manufacturing. 

Phase 1 of the proposed project is forecast to generate approximately 618 daily trips, which 
include approximately 114 a.m. peak hour trips and approximately 114 p.m. peak hour trips. 
Alternative 1 buildout of the proposed project is forecast to generate approximately 2,237 daily 
trips, which include approximately 250 a.m. peak hour trips and approximately 259 p.m. peak 
hour trips. Alternative 2 buildout of the proposed project is forecast to generate approximately 
2,008 daily trips, which include approximately 379 a.m. peak hour trips and approximately 380 
p.m. peak hour trips. 

Based on City of Oxnard established thresholds of significance, the addition of project
generated trips is forecast to result in a significant impact at the Rice Avenue/Sturgis Road 
study intersection for forecast existing plus approved/pending projects with phase 1 project 
conditions. 

The following mitigation measure is recommended to eliminate the forecast Significant traffic 
impact at the Rice Avenue/Sturgis Road study intersection for forecast existing plus 
approved/pending projects plus phase 1 project conditions: 

Mitigation Measure #1 Rice Avenue/Sturgis Road - The project applicant shall make a 
proportionate share contribution to widen the northbound Rice 
Avenue approach at Sturgis Road from one left-turn lane, two 
through lanes, and one defacto right-turn lane to consist of one 
left-turn lane, two through lanes, and one shared through/right
turn lane. 

Based on Caltrans thresholds of significance, the proposed project is forecast to result in no 
significant traffic impacts at the State Highway study intersections since the addition of project
generated trips does not cause the LOS of the study intersections to change from acceptable 
operation (LOS C or better) to deficient State Highway operation (LOS D or worse). Therefore, 
no mitigation measures are identified for the State Highway study intersections. 



INTRODUCTION 

This study analyzes the forecast traffic conditions associated with the proposed Haas Tech 
Center project in the City of Oxnard at the southeast corner of the Rice Avenue/Sturgis Road 
intersection. The proposed project is a two-phase industrial project with two alternatives under 
consideration for phase 2 as follows: 

• Phase 1: 162,574 square foot building consisting of 12,224 square feet of 
Warehouse and 150,350 square feet of Manufacturing; 

• Phase 2 Alternative 1: 454,753 square feet of Warehouse; and 

• Phase 2 Alternative 2: 363,803 square feet of Manufacturing. 

Exhibit 1 shows the regional location of the project site. Exhibit 2 shows the project site 
location. 

Study Area 

This study evaluates the following eleven (11) intersections in the vicinity of the project site 
identified by City staff: 

1.· Rice Avenue/US 101 Northbound Ramps; 

2. Rice Avenue/US 101 Southbound Ramps; 

3. Rice Avenue/Gonzales Road; 

4. Rice Avenue/Camino Del Sol; 

5. Rice Avenue/Sturgis Road; 

6. Rice Avenue/Fifth Street (SR-34); 

7. Del Norte Boulevard/US 101 Northbound Ramps; 

8. Del Norte Boulevard/US 101 Southbound Ramps; 

9. Del Norte Boulevard/Camino Del Sol; 

10. Del Norte Boulevard/Sturgis Road; and 

11. Del Norte Boulevard/Fifth Street (SR-34). 

Exhibit 3 shows the location of the study intersections, which are analyzed for the following 
study scenarios: 

• Existing Conditions; 

• Forecast Existing Plus Phase 1 Project Conditions; 

• Forecast Existing Plus Alternative 1 Project Buildout Conditions; 

• Forecast Existing Plus Alternative 2 Project Buildout Conditions; 

• Forecast· Existing Plus Approved/Pending Projects Without Project 
Conditions; 

2 
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• Forecast Existing Plus Approved/Pending Projects With Phase 1 Project 
Conditions; 

• Forecast Existing Plus Approved/Pending Projects With Alternative 1 Project 
Buildout Conditions; and 

• Forecast Existing Plus Approved/Pending Projects With Alternative 2 Project 
Buildout Conditions. 

Level of service (LOS) is commonly used as a qualitative description of intersection operation 
and Is based on the capacity of the intersection and the volume of traffic using the intersection. 
The Intersection Capacity Utilization (lCU) analysis method Is utilized by the City of Oxnard to 
determine the operating LOS of signalized intersections. The ICU analysis methodology 
describes the operation of an intersection using a range of LOS from LOS A (free-flow 
conditions) to LOS F (severely congested conditions), based on the corresponding volume to 
capacity (V/C) ratios shown in Table 1. 

Table 1 
VIC & LOS Ranges 

Signalized Intersections 

LOS VIC Ratio 

A ~0.600 

B 0.610 to < 0.700 

C 0.710 to ~ 0.800 

D 0.810 to < 0.900 

E 0.910 to ~ 1.000 

F > 1.000 

Source: 1990 Transportation Research Board. 

Performance Criteria 

The City of Oxnard goal for peak hour intersection operation Is LOS C or better. 

City of Oxnard Threshold of Significance 

To determine whether the addition of project-generated trips at a study intersection results in a 
significant Impact, the City of Oxnard has established the following thresholds of significance: 

• A significant impact occurs at a study intersection when the addition of project
generated trips causes the peak hour level of service of the study intersection to 
change from acceptable operation (LOS A, B or C) to deficient operation (LOS D, E 
or F); or 

• A significant impact occurs at a study intersection when the addition of project
generated trips increases the volume to capacity ratio at a study intersection by two 
percent or more (V/C > 0.020), worsening LOS C, D, E or F. 
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EXISTING CONDITIONS 

Roadway Description 

The characteristics of·the roadway system in the vicinity of the project site are described below: 

US 101 (Ventura Freeway) provides regional access to the Oxnard area as a major freeway 
facility traversing the State of California in a north-south direction originating in Downtown Los 
Angeles, trending north to its terminus in Seattle, Washington. In the Ventura County area, US 
101 generally assumes an east-west orientation as a six-lane freeway. 

5TH Street (State Route 34) is a two-lane undivided roadway trending in an east-west direction. 
The posted speed limit on 5th Street (SR-34) is 50 miles per hour; on-street parking is 
prohibited. 

Camino Del Sol varies from a four-lane divided roadway with a raised median west of Rice 
Avenue to a six-lane divided roadway with a raised median east of Rice Avenue trending in an 
east-west direction. The posted speed limit on Camino Del Sol varies from 40 to 45 miles per 
hour; on-street parking Is prohibited. 

Del Norte Boulevard is a four-lane divided roadway with a raised median trending in a 
north-south direction. The posted speed limit on Del Norte Boulevard is 50 miles per hour; on
street parking is prohibited. Del North Boulevard terminates southerly at 5th Street (SR-34) and 
terminates northerly at Ventura Boulevard. 

Gonzales Road Is a six-lane divided roadway with a raised median trending in an east-west 
direction. The posted speed limit on Gonzales Road is 45 miles per hour; on-street parking Is 
prohibited. Gonzales Road terminates easterly at Rice Avenue where it changes to a private 
driveway serving the farm fields. 

Rice Avenue varies from a five-lane divided roadway with a raised median to a six-lane divided 
roadway with a raised median trending in a north-south direction. The posted speed limit on 
Rice Avenue is 50 miles per hour; on-street parking is prohibited. 

Sturgis Road varies from a two-lane divided roadway with a continuous left-turn lane west of 
Rice Avenue to a four-lane divided roadway with a continuous left-turn lane between Rice 
Avenue and Del Norte Boulevard to a two-lane undivided roadway east of Del Norte Boulevard 
trending in an east-west direction. The posted speed limit on Sturgis Road is 40 miles per hour; 
on-street parking is prohibited. 

Existing Conditions Traffic Volumes 

To determine the existing operation of the study intersections, a.m. and p.m. peak hour 
intersection movement counts were collected in November 2010. The a.m. peak period 
intersection counts were collected from 7:00 a.m. to 9:00 a.m.; the p.m. peak period intersection 
counts were collected from 4:00 p.m. to 6:00 p.m. The counts used In this analysis were taken 
from the highest hour within the peak period counted. 

Based on direction by City staff, since the Rice Avenue/US 101 interchange is under 
construction, intersection movement counts at the two ramp intersections were not collected 
and the intersections were not analyzed for existing conditions. The intersections were 
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analyzed for forecast future conditions utilizing data contained in the Sakioka Farms EIR Traffic 
Study (Austin-Foust Associates, Inc., February 25,2010), as directed by City staff. 

Exhibit 4 shows existing conditions a.m. and p.m. peak hour volumes at the study intersections. 
Exhibit 5 shows existing study intersection/roadway geometry. 

Existing Conditions Peak Hour Level of Service 

Table 2 summarizes existing conditions a.m. peak hour and p.m. peak hour LOS of the study 
intersections; detailed LOS analysis sheets are contained in Appendix B. 

Table 2 
Existing Conditions AM & PM Peak Hour LOS 

AM Peak Hour PM Peak Hour 
Study Intersection 

VIC (Delay) - LOS VIC (Delay) - LOS 

1 - Rice Ave/US 101 NB Ramps N/A' N/A' 

2 - Rice Ave/US 101 SB Ramps N/A' N/A' 

3 - Rice Ave/Gonzales Rd 0.618 - B 0.639- B 

4 - Rice Ave/Camino Del Sol 0.433-A 0.436-A 

5 - Rice Ave/Sturgis Rd 
. 

0.328-A 0.606- B 

6 - Rice Ave/Fifth St (SR-34) 0.458 -A 0.704-C 

7 - Del Norte Blvd/US 101 NB Ramps (15.1)-C (15.2) - C 

8 - Del Norte Blvd/US 101 SB Ramps (40.3) - E (17.7)-C 

. 9 - Del Norte Blvd/Camino Oel Sol 0.365-A 0.483 - A 

10- Del Norte Blvd/Sturgis Rd 0.242-A 0.346-A 

11 - Del Norte Blvd/Fifth St (SR-34) 0.473 -A 0.706 - C 

Note: VIC = volume to capacity ratio. NB = Northbound, SB = Southbound; N/A = Not 
Applicable; deficient intersection operation shown in bold. 
1 = Not analyzed during existing conditions due to construction activity. 

As shown in Table 2, the study intersections are currently operating at an acceptable LOS (LOS 
C or better) according to City of Oxnard performance criteria with the exception of the following 
intersection: 

• Del Norte Boulevard/US-101 Southbound Ramps (a.m. peak hour only). 
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PROPOSED PROJECT 

The proposed project is a two-phase industrial project with two alternatives under consideration 
for phase two as follows: 

• Phase 1: 162,574 square foot building consisting of 12,224 square feet of 
Warehouse and 150,350 square feet of Manufacturing; 

• Phase 2 Alternative 1: 454,753 square feet of Warehouse; and 

• Phase 2 Alternative 2: 363,803 square feet of Manufacturing. 

The project site is located at the southeast cornerof the Rice Avenue/Sturgis Road intersection. 
The project site is currently vacant. Exhibit 6 shows the site plan of the proposed project. 

Project Trip Generation 

To calculate trips forecast to be generated by the proposed land use, Institute of Transportation 
Engineers (lTE) trip generation rates were utilized. Table 3 summarizes the ITE trip generation 
rates used to calculate the number of trips forecast to be generated by the proposed project 
land use. 

Table 3 
IrE Trip Generation Rates for Proposed Project Site Land Uses 

Land Use (/TE Code) Units 

. 

Manufacturing (140) tsf 

Warehousing (150) tsf 

Sourc.: 200BITE Trip Generation Manual, dh Edition. 
Note: tsf = thousand square feet. 

AM Peak Hour 

Trip Generation Rate 

In Out Total 

0.57 0.16 0.73 

0.24 0.06 0.30 

PM Peak Hour 

Trip Generation Rate 

In Out Total 

0.26 0.47 0.73 

0.08 0.24 0.32 

Dally Trip 
Generation 

Rate 
-

3.82 

3.56 

Table 4 summarizes the trips forecast to be generated by phase 1 of the proposed project 
utilizing the trip generation data shown in Table 3. 

Table 4 
Forecast Trip Generation for Phase 1 of the Proposed Project 

Land Use 
AM Peak Hour Trips PM Peak Hour Trips Dally 

In Out Total In Out Total Trips 

Phase 1: 162.574-tsf 
- 150.350-tsf Manufacturing 86 24 110 39 71 110 574 
-12.224-tsf Warehousing 3 1 4 1 3 4 44 

Phase 1 Project Forecast Trip Generation B9 25 114 40 74 114 61B 

Note: Isf = thousand square feet. 
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As shown in Table 4, phase 1 of the proposed proJect is forecast to generate approximately 618 
daily trips, which include approximately 114 a.m. peak hour trips and approximately 114 p.m. 
peak hour trips. 

Table 5 summarizes the trips forecast to be generated by alternative 1 buildout of the proposed 
project utilizing the trip generation data shown in Table 3. 

Table 5 
Forecast Trip Generation for Alternative 1 Project Bulldout 

AM Peak Hour Trips PM Peak Hour Trips Dally Land Use 
In Out Total In Out Total Trips 

Phase 1: 162.574-tsl 89 25 114 40 74 114 618 
Phase 2: 454.753-tsl Warehousing 109 27 136 36 109 145 1.619 

Alternative 1 Buildout Forecast 
198 52 250 76 183 259 2,237 Trip Generation 

Note: tsf = thousand square feet. 

As shown in Table 5, alternative 1 buildout of the proposed project is forecast to generate 
approximately 2,237 daily trips, which include approximately 250 a.m. peak hour trips and 
approximately 259 p.m. peak hour trips. 

Table 6 summarizes the trips forecast to be generated by alternative 2 buildout of the proposed 
project utilizing the trip generation data shown in Table 3. 

Table 6 
Forecast Trip Generation for Alternative 2 Project Buildout 

AM Peak Hour Trips PM Peak Hour Trips Dally Land Use 
In Out Total In Out Total Trips 

Phase 1 ~ 162.574-tsf 89 25 114 40 74 114 618 
Phase 2 - 363.803-tsl Manulacturing 207 58 265 95 171 266 1,390 

Alternative 2 Bulldout Forecast 
296 83 379 135 245 380 2,008 Trip Generation 

Note: Isf = Ihousand square feet. 

As shown in Table 6, alternative 2 buildout of the proposed project is forecast to generate 
approximately 2,008 daily trips, which Incluqe approximately 379 a.m. peak hour trips and 
approximately 380 p.m. peak hour trips. 

Project Trip Distribution 

Exhibit 7 shows forecast trip percent distribution of project-generated trips for forecast existing 
plus project conditions. Exhibit 8 shows forecast trip percent distribution of project-generated 
trips for forecast existing plus approved/pending project with project conditions. 

Project Trip Assignment 

Exhibits 9 through 11 show the corresponding assignment of project-generated peak hour trips 
assuming the trip percent distribution shown in Exhibit 7 for forecast existing plus project 
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'. 

conditions. Exhibits 12 through 14 show the corresponding assignment of project-generated 
peak hour trips assuming the trip percent distribution shown in Exhibit 8 for forecast existing 
plus approved/pending projects with project conditions. 

FORECAST EXISTING PLUS PHASE 1 PROJECT CONDITIONS 

This section analyzes the impact of the addition of trips forecast to be generated by phase 1 of 
the proposed project to existing conditions. 

Forecast EXisting Plus Phase 1 Project Conditions Traffic Volumes 

Forecast existing plus phase 1 project conditions a.m. and p.m. peak hour volumes were 
derived by adding forecast phase 1 project-generated trips to existing conditions traffic volumes. 

Exhibit 15 shows forecast existing plus phase 1 project conditions a.m. and p.m. peak hour 
volumes at the study intersections. 
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Forecast Existing Plus Phase 1 Project Conditions Level of Service 

Table 7 summarizes forecast existing plus phase 1 project conditions a.m. peak hour and p.m. peak hour LOS of the study 
intersections; detailed LOS analysis sheets are contained in Appendix B. 

Table 7 
Forecast Existing Plus Phase 1 Project Conditions AM & PM Peak Hour LOS 

Existing Conditions Forecast Existing Plus Phase 1 
Project Conditions Increase in VIC Significant Study Intersection 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour Impact? 

VIC (Delay) - LOS VIC (Delay) - LOS VIC (Delay) - LOS VIC (Delay) - LOS AM PM 

1 - Rice Ave/US 101 NB Ramps N/A' N/A' N/A' N/A' N/A' N/A' No 

2 - Rice Ave/US 101 SB Ramps N/A' N/A' N/A' N/A' N/A' N/A' No 

3 - Rice Ave/Gonzales Rd 0.618- B 0.639-B 0.627 - B 0.646- B 0.009 0.007 No 

4 - Rice Ave/Camino Del Sol 0.433-A O.436:"A 0.433-A 0.438-A 0.000 ·0.002 No 

5 - Rice Ave/sturgis Rd 0.328-A 0.606- B . 0.350-A 0.623- B 0.022 0.017 No 

6 - Rice Ave/Fifth St (SR-34) 0.458 -A O.704-C 0.462-A 0.707 - C 0.004 0.003 No 

7 - Del Norte Blvd/US 101 NB Ramps (15.1)-C (15.2) - C (16.1)-C (15.8)-C N/A N/A No 

8 - Del Norte Blvd/US 101 SB Ramps (40.3)-E (17.7)-C (46.3) - E (18.7) - C N/A N/A No 

9 - Del Norte Blvd/Camino Del Sol 0.365-A 0.483-A 0.365-A 0.483-A 0.000 0.000 No 

10 - Del Norte Blvd/Sturgis Rd 0.242 -A O.346-A 0.247 -A 0.363-A 0.005 0.17 No 

11 - Del Norte Blvd/Fifth St (SR-34) O.473-A 0.706-C 0.476 -A 0.707 -C 0.003 0.001 No 

Note: VIC = volume to capacity ratio; NB = Northbound; SB = Southbound; deficient intersection operation shown in bold; N/A = Not Applicable; deficient 
intersection operation shown in bold. 
1 = Not analyzed durtng existing conditions due to construction activity. 
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As shown In Table 7, with the addition of phase 1 project-generated trips, the study intersections 
are forecast to continue to operate at an acceptable LOS (LOS C or better) according to City of 
Oxnard performance criteria for forecast existing plus phase 1 project conditions with the 
exception of the following study intersection: 

• Del Norte Boulevard/US-.101 Southbound Ramps (a.m. peak hour only). 

As also shown in Table 7, based on City of Oxnard established thresholds of significance, the 
addition of phase 1 project-generated trips is forecast to result in no significant impacts for 
forecast existing plus phase 1 project conditions. 

FORECAST EXISTING PLUS ALTERNATIVE 1 PROJECT BUILDOUT CONDITIONS 

This section analyzes the impact of the addition of trips forecast to be generated by alternative 1 
bulidout of the proposed project to existing conditions. 

Forecast EXisting Plus Alternative 1 Project Buildout Conditions Traffic Volumes 

Forecast existing plus alternative 1 project buildout conditions a.m. and p.m. peak hour volumes 
were derived by adqing forecast alternative 1 buildout project-generated trips to existing 
conditions traffic volumes. 

Exhibit 16 shows forecast existing plus alternative 1 project buildout conditions a.m. and p.m. 
peak hour volumes at the study intersections. 
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Forecast Existing Plus Alternative 1 Project Buildout Conditions Level of Service 

Table 8 summarizes forecast existing plus alternative 1 project buildout conditions a.m. peak hour and p.m. peak hour LOS of the 
study intersections; detailed LOS analysis sheets are contained in Appendix B. 

Table 8 
Forecast Existing Plus Alternative 1 Project Buildout Conditions AM & PM Peak Hour LOS 

Existing Conditions Fore~ast Existing Plus Alternative 1 
Project Buildout Conditions Increase in VIC Significant Study Intersection AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour Impact? 

VIC (Delay) - LOS VIC (Delay) - LOS VIC (Delay) - LOS VIC (Delay) - LOS AM PM 

1 - Rice Ave/US 101 NB Ramps N/A' N/A' N/A' N/A' N/A' N/A' No 

2 - Rice Ave/US 101 SB Ramps N/A' N/A' N/A' N/A' N/A' N/A' No 

3 - Rice Ave/Gonzales Rd 0.618 - B 0.639- B 0.638- B 0.654- B 0.020 0.015 No 

4 - Rice Ave/Camino Del Sol 0.433-A O.436-A 0.433 -A 0.441-A 0.000 0.005 No 

5 - Rice Ave/Sturgis Rd 0.328-A 0.606-B 0.376-A 0.643- B 0.048 0.037 No 

6 - Rice Ave/Fifth St (SR-34) 0.458-A 0.704-C 0.467-A 0.712-C 0.009 0.008 No 

7 - Del Norte Blvd/US 101 NB Ramps (15.1) - C (15.2) - C (17.4) - C (16.6) - C N/A N/A No 

8 - Del Norte Blvd/US 101 SB Ramps (40.3)- E (17.7)-C (54.3) - F (20.1)-C N/A N/A No 

9 - Del Norte Blvd/Camino Del Sol 0.365-A 0.483-A 0.365-A 0.4B4-A 0.000 0.001 No 

10 - Del Norte Blvd/Sturgis Rd 0.242-A 0.346-A 0.285-A 0.388-A 0.043 0.042 No 

11 - Del Norte Blvd/Fifth St(SR-34) 0.473-A 0.706-C 0.479-A 0.708-C 0.006 0.002 No 

Note: VIC = volume to capacity ratio; NB = Northbound; SB = Southbound; deficient intersection operation shown in bold; N/A = Not Applicable; deficient 
intersection operation shown in bold. 
1 = Not analyzed during existing conditions due to construction activity. 
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As shown in Table 8, with the addition of alternative 1 project bulldout generated trips, the study 
intersections are forecast to continue to operate at an acceptable LOS (LOS C or better) 
according to City of Oxnard performance criteria for forecast existing plus alternative 1 project 
buildout conditions with the exception of the following study intersection: 

• Del Norte Boulevard/US-101 Southbound Ramps (a.m. peak hour only). 

As also shown in Table 8, based on City of Oxnard established thresholds of significance, the 
addition of alternative 1 project buildout generated trips is forecast to result in no significant 
impacts for forecast existing plus alternative 1 project buildout conditions. 

FORECAST EXISTING PLUS ALTERNATIVE 2 PROJECT BUILDOUT CONDITIONS 

This section analyzes the impact of the addition of trips forecast to be generated by alternative 2 
buildout of the proposed to existing conditions. 

Forecast Existing Plus Alternative 2 Project Buildout Conditions TraffiC Volumes 

Forecast eXisting plus alternative 2 project buildout conditions a.m. and p.m. peak hour volumes 
were derived by adding forecast alternative 2 buildout project-generated trips to existing 
conditions traffic volumes. 

Exhibit 17 shows forecast existing plus alternative 2 project bulldout conditions a.m. and p.m. 
peak hour volumes at the study intersections. 
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Forecast Existing Plus Alternative 2 Project Buildout Conditions Level of Service 

Table 9 summarizes forecast existing plus alternative 2 project buildout conditions a.m. peak hour and p.m. peak hour LOS of the 
study intersections; detailed LOS analysis sheets are contained in Appendix B. 

Table 9 
Forecast Existing Plus Alternative 2 Project Buildout Conditions AM & PM Peak Hour LOS 

Forecast EXisting Plus Alternative 2 Existing Conditions Project Buildout Conditions Increase in VIC Significant Study Intersection AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour Impact? 

VIC (Delay) - LOS VIC (Delay) - LOS VIC (Delay) - LOS VIC (Delay) - LOS AM PM 

1 - Rice Ave/US 101 NB Ramps N/A' N/A' N/A' N/A' N/A' N/A' No 

2 - Rice AvelUS 101 SB Ramps N/A' N/A' N/A' N/A' N/A' N/A' No 

3 - Rice AveiGoRzales Rd 0.618- B 0.639- B 0.647- B 0.662- B 0.029 0.023 No 

4 - Rice Ave/Camino Del Sol 0.433-A 0.436-A 0.433-A 0.446-A 0.000 0.010 No 

5 - Rice Ave/Sturgis Rd 0.328-A 0.606-B 0.400 -A 0.662- B 0.072 0.056 No 

6 - Rice Ave/Fifth St (SR-34) 0.458-A 0.704-C 0.471 -A 0.715 - C 0.013 0.11 No 

7 - Del Norte Blvd/US 101 NB Ramps (15.1) - C (15.2) - C (18.8) - C (17.5) - C N/A N/A No 

8 - Del Norte Blvd/US 101 SB Ramps . (40.3)- E (17.7)-C (62;2)- F (21.6) - C N/A N/A No 

9 - Del Norte Blvd/Camino Del Sol 0.365-A 0.483-A 0.371-A 0.484 -A 0.006 0.001 No 

10 - Del Norte Blvd/Sturgis Rd 0.242-A 0.346-A 0.318-A 0.404-A 0.076 0.058 No 

11 - Del Norte Blvd/Fifth St (SR-34) O.473-A 0.706-C 0.481 -A 0.710-C 0.008 0.004 No 
--

Note: VIC = volume to capacity ratio; NB = Northbound; SB = Southbound; deficient intersection operation shown in bold; N/A = Not Applicable; deficient 
intersection operation shown in bold. 
1 = Not analyzed during existing conditions due to construction activity. 
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As shown in Table 9, with the addition of alternative 2 project buildout generated trips, the study 
intersections are forecast to continue to operate at an acceptable LOS (LOS C or better) 
according to City of Oxnard performance criteria for forecast existing plus alternative 2 project 
buildout conditions with the exception of the following study intersection: 

• Del Norte Boulevard/US-101 Southbound Ramps (a.m. peak hour only). 

As also shown in Table 9, based on City of Oxnard established thresholds of significance, the 
addition of alternative 2 project buildout generated trips is forecast to result in no significant 
impact for forecast existing plus alternative 2 project buildout conditions. 

FORECAST EXISTING PLUS APPROVED/PENDING PROJECTS WITHOUT PROJECT 
CONDITIONS 

This section analyzes the forecast traffic operations when accounting for the addition of 
approved/pending projects to existing conditions which have already been approved or are 
under consideration by the City of Oxnard, but have not yet been constructed arid therefore do 
not yet generate traffic on the affected roadway circulation system. 

Forecast Existing Plus Approved/Pending Projects Without Project Conditions Traffic 
Volumes 

Forecast existing plus approved/pending projects without project conditions a.m. and p.m. peak 
hour volumes were derived by adding forecast approved/pending projects-generated trips to 
existing conditions traffic volumes. The City of Oxnard identified the . following six 
approved/pending projects for inclusion in this analysis: 

• Sakioka Farms SpeCific Plan; 

o 5,500,000 square feet of industrial uses; 

o 2,900,000 square feet of business and research uses; and 

o 100,000 square feet of commercial uses. 

• Deardorff Family Farm 

o 81,216 net square feet of agricultural warehousing/distribution. 

• Channel Islands Business Park Building D 

o 17,748 square feet of manufacturing; 

o 53,244 square feet of warehouse; and 

o 17,748 square feet of office. 

• Las Cortes 

o 340 apartment units; 

o 101 single-family dwelling units; and 

o 60 condominiums. 
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• Artisan Apartments 

o· 272 apartment units. 

• Harry Ross Industries 

a 99,782 warehouse (added to existing facility). 

Exhibit 18 shows the approximate locations of the six approved/pending projects. 

Approved/Pending Projects Trip Generation 

To calculate trips forecast to be generated by the approved/pending project land uses, Institute 
of Transportation Engineers (ITE) trip generation rates were utilized. ITE trip rates are based on 
surveys of representative facilities throughoutthe United States. Table 10 summarizes the ITE 
trip generation rates used to calculate the number of trips forecast to be generated by the 
approved/pending projects land uses. 

Table 10 
ITE Trip Generation Rates for Approved/Pendlng Project Land Uses 

Land Use (/TE Code) Units 

Manufacturing (140) tsf 

Warehousing (150) tsl 

Single-Family Detached Housing (210) du 

Apartment (220) du 

Residential Condominium (230) du 

General Office Building (710) tsf 

Source: 2008 ITE Trip GeneratIon Manual, Ii" Edition. 
Note: tsf = thousand square feet; du = dwelling unit. 

AM Peak Hour 

Trip Generation Rate 

In Out Total 

0.57 0.16 0.73 

0.24 0.06 0.30 

0.19 0.56 0.75 

0.10 0.41 0.51 

0.07 0.37 0.44 

1.36 0.19 1.55 

PM Peak Hour 

Trip Generation Rate 

In Out Total 

0.26 OA7 0.73 

0.08 0.24 0.32 

0.64 0.37 1.01 

0.40 0.22 0.62 

0.35 0.17 0.52 

0.25 1.24 1.49 

Dally Trip 
Generation 

Rat. 

3.82 

3.56 

9.57 

6.65 

5.81 

11.01 

Table 11 summarizes the trips forecast to be generated by the six approved/pending projects 
utilizing the City of Oxnard Residential and Industrial ProJects List (October 2010) provided by 
City staff and the trip generation data shown in Table 10. 

15 



-----~~~~::::~V~E~N~T~UR~A~ ULEVARD 101)--_____ 111!!!~;...~~ .... --

+-0 

/D 

Not to Scale 

• • • 

GONZALES ROAD 

AI 
(i 
m 
~ 
m z 
c 
m 

CAMINO DEL SOL 

o 
m 
r 
Z 
o 

~ 
OJ 
o 
C 
r 

~ o 

____ ~_1r.,.r.~.------............ ------------_1-------STURGISROAD 
I 

\. .. 
I 

I 11-- __ -
------~----------~ 

Legend: 

ApprovedfPending Project 
1 = Sekloka Farms 
2 = Deardorff Farms 
3 == ChannellsJands Business Park 
4 = Las Cortes 
5 = Artisan 
6 = Harry Ross Industries 

Project Site Boundary 

~------------~------5THSTREET 

Approximate Locations of Approved/Pending Projects 
H:\pdata\1 01 OS265\Traffic\Exhlblts\Exh1B.ai AUGJ2011 Exhibit 18 



Table 11 
Forecast Trip Generation of Cumulative Projects 

Land Use 
AM Peak Hour Trips PM Peak Hour Trips Dally 

In Out Total in Out Total Trips 

Sakioka' 6,705 1,665 8,370 2,220 6,518 8,738 70,750 

Deardoff2 66 9 75 9 70 79 790 

Channel Islands Business Park Building 0' 54 10 64 16 49 65 520 

Las Cortes' 
101 Single Family Dwelling Units 19 57 76 65 37 102 967 
340 Apertment Units 34 139 173 136 75 211 2,261 
60 Condominium Units 4 22 26 21 10 31 349 
260 Single Family Dwelling Units (Displaced) -49 -146 -195 -165 -97 -262 -2.488 

Las Cortes Subtotal 8 72 80 57 25 82 1,089 

Artisan" 27 112 139 109 60 169 1,809 

Harry Ross Industries 24 6 30 8 24 32 355 

Cumulative Projects Trip Generalion 6,BB4 1,B74 B,75B 2,419 6,746 9,165 75,313 

Note: 
1 = Source: Sakloka Farms EIR Traffic Study (Austin-Foust Associates, Inc" February 25, 2010). 
2 = Source: Deardorff Family Farms Packing Facility Traffic and Circulation Study (Associated Transportation 
Engineers, November 16, 2010). 
3 = Source: Channel Islands Business Park Building D Project Traffic Impact Analysis (RBF Consulting, October 1, 
2010). 
4 = Source: The Courts Site Specific Traffic Impact Study (AllianceJB, Inc., March 31, 2006). 
5 = Source: East Vii/age Apartments Revised Traffic and Circulation Study (Associated Transportation Engineers, 
June 27, 2007). 

As shown in Table 11, the six approved/pending projects are forecast to generate approximately 
75,313 daily trips, which Include approximately 8,758 a,m. peak hour trips and approximately 
9,165 p,m, peak hour trips. 

Exhibit 19 shows the assignment of approved/pending projects-generated peak hour trips. 

Exhibit 20 shows forecast existing plus approved/pending projects without project conditions 
a.m, and p,m, peak hour volumes at the study intersections. 

Forecast Existing Plus Approved/Pending Projects Without Project Conditions 
Intersection Geometry Modifications 

As directed by City staff, forecast existing plus approved/pending projects without project 
conditions assumes the following intersection mitigation measures contained in the Sakioka 
Farms E/R Traffic Study (Austin-Foust Associates, /nc., February 25, 2010): 

• Rice Avenue/US-101 Northbound Ramps· Modification of the northbound Rice 
Avenue approach at US-101 Northbound Ramps from one left-turn lane, one 
through lane, and one free right-turn lane to consist of two left-turn lanes, two 
through lanes, and one free right-turn lane. Mbdification of the southbound Rice 
Avenue approach at US-101 Northbound Ramps from one left-turn lane, one 
through lane, and one shared through/right-turn lane to consist of three through 
lanes and one right-turn lane, Modification of the eastbound Auto Center Drive
US-101 Northbound Ramps approach at Rice Avenue from one left-turn lane, 
one through lane, and one right-turn lane to consist of two left-turn lanes and two 
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right-turn lanes. Modification of the westbound US-101 Northbound Ramps at 
Rice Avenue from two left-turn lanes, one through lane, and one right-turn lane to 
consist of one left-turn lane, one shared left-turn/through lane, and one shared 
through/right-turn lane. 

• Rice Avenue/US-101 Southbound Ramps - Modification of the northbound 
Rice Avenue approach at US-101 Northbound Ramps from two through lanes 
and one free right-turn lane to consist of three through lanes and two. right-turn 
lanes. Modification of the southbound Rice Avenue approach at US-101 
Southbound Ramps from one left-turn lane and two through lanes to consist of 
two left-turn lanes and three through lanes. Modification of the eastbound US-
101 Southbound Ramps approach at Rice Avenue from one shared left
turn/through lane and one free right-turn lane to consist of two left-turn lanes and 
one right-turn lane. 

• Rice Avenue/Gonzales Road - Modification of the northbound Rice Avenue 
approach at Gonzales Road from two left-turn lanes and two through lanes to 
consist of two left-turn lanes, four through lanes, and one right-turn lane with 
right-turn overlap signal phasing. Modification of the southbound Rice Avenue 
approach at Gonzales Road from three through lanes and one right-turn lane to 
consist of two left-turn lanes, four through lanes, and one free right-turn lane. 
Modification of the eastbound Gonzales Road approach at Rice Avenue from two 
left-turn lanes and one right-turn lane to consist of two left-turn lanes, four 
through lanes, and one right-turn lane. Modification of the westbound Gonzales 
Road (Private Driveway) approach at Rice Avenue from one shared left
turn/through/right-turn lane to consist of three left-turn lanes, three through lanes, 
and one right-turn lane. . 

• Rice Avenue/Camino Del Sol • Modification of the northbound Rice Avenue 
approach at Camino Del Sol from one left-turn lane, three through lanes, and one 
right-turn lane to consist of two left-turn lanes, three through lanes, and one right
turn lane. Modification of the southbound Rice Avenue approach at Camino Del 
Sol from one left-turn lane, three through lanes, and one right-turn lane to consist 
of two left-turn lanes, three through lanes, and one right-turn lane. Modification 
of the eastbound Camino Del Sol approach at Rice Avenue from one left-turn 
lane, two through lanes, and one right-turn lane to consist of two left-tum lanes, 
three through lanes, and one right-turn lane.· Modification of the westbound 
Camino Del Sol at Rice Avenue from one left-turn lane, two through lanes, and 
one right-turn lane to consist of two left-turn lanes, three through lanes, and one 
right-turn lane. 

• Del Norte Boulevard/US-101 Northbound Ramps • Modification of the 
northbound Del Norte Boulevard approach at US-101 Northbound Ramps from 
one shared left-turn/through lane to consist of one left-turn lane and two through 
lanes. Modification of the southbound Del Norte Boulevard approach at US-101 
Northbound Ramps from one shared through/right-turn lane to consist of two 
through lanes and one right-turn lane. Modification of the westbound US-101 
Northbound Ramps approach at Del Norte Boulevard from one shared left
turn/through/right-turn lane to consist of one left-tum lanes and one shared left
turn/right-turn lane. Modify the intersection from an all-way stop-controlled 
intersection to a signalized Intersection. 
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• Del Norte Boulevard/US-101 Southbound Ramps - Modification of the 
northbound Del Norte Boulevard approach at US-101 Southbound Ramps from 
one through lane and one right-turn lane to consist of two through lanes and one 
free right-turn lane. Modification of the southbound Del Norte Boulevard 
approach at US-101 Southbound Ramps from one shared left-turn/through lane 
to consist of one left-turn lane and two through lanes. Modification of the 
eastbound US-101 Southbound Ramps approach at Del Norte Boulevard from 
one shared left-turn/through/right-turn lane to consist of one left-turn lanes and 
one free right-turn lane. Modify the Intersection from an all-way stop-controlled 
intersection to a signalized intersection. 

• Del Norte Boulevard/Camino Del Sol - Modification of the northbound Del 
Norte Boulevard approach at Camino Del Sol from one left-turn lane, two through 
lanes, and one defacto right-turn lane to consist of one left-turn lane, two through 
lanes, and one shared through/right-turn lane. Modification of the southbound 
Del Norte Boulevard approach at Camino Del Sol from one left-turn lane, two 
through lanes, and one right-turn lane to consist of one left-turn lane, two through 
lanes, and one shared through/right-turn lane. Modification of the eastbound 
Camino Del Sol approach at Del Norte Boulevard from one left-turn lane, one 
through lane, and one right-turn lane to consist of two left-turn lanes, one through 
lane, and one right-turn lane. Modification of the westbound Camino Del Sol 
approach at Del Norte Boulevard from one shared left-turn/through/right-turn lane 
to consist of two left-turn lanes, one through lane, and one right-turn lane. 

• Del Norte Boulevard/Slh Street (SR-34) - Modification of the southbound Del 
Norte Boulevard approach at 5th Street (SR-34) from one left-turn lane and one 
right-turn lane to consist of two left-turn lanes and two right-turn lanes. 
Modification of the eastbound 5th Street (SR-34) approach at Del Norte Boulevard 
from one left-turn lane and one through lane to consist of one left-turn lane an9 
two through lanes. Modification of the westbound 5th Street (SR-34) at Del Norte 
Boulevard from one shared through/right-turn lane to consist of two through lanes 
and one right-turn lane. 

Exhibit 21 shows forecast existing plus approved/pending projects without project conditions 
study intersection geometry. 

Forecast Existing Plus Approved/Pending Projects Without Project Conditions Level of 
Service 

Table 12 summarizes forecast existing plus approved/pending projects without project 
conditions a.m. peak hour and p.m. peak hour LOS of the study intersections; detailed LOS 
analysis sheets are contained in Appendix B. 
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Table 12 
Forecast Existing Plus Approved/Pending Projects 

Without Project Conditions AM & PM Peak Hour LOS 

AM Peak Hour PM Peak Hour 
Study Intersection 

VIC-LOS VIC - LOS 

1 - Rice Ave/US 101 NB Ramps 0.609- B 0.681 - B 

2 - Rice Ave/US 101 SB Ramps 0.446 - A 0.645 -B 

3 - Rice Ave/Gonzales Rd 0.798 - C 0.806- D 

4 - Rice Ave/Camino Del Sol 0.654 - B 0.677 - B 

5 - Rice Ave/Sturgis Rd 0.733- C 0.813-D 

6 - Rice Ave/Fifth St (SR-34) 0.939- E 1.081- F 

7 - Del Norte Blvd/US 101 NB Ramps 0.593-A 0.629-B 

8 - Del Norte Blvd/US 101 SB Ramps 0.507 - A 0.459 - A 

9 - Del Norte Blvd/Camino Del Sol 0.354-A 0.489 - A 

10 - Del Norte Blvd/Sturgis Rd 0.391 -A 0.424 - A 

11 - Del Norte Blvd/Fifth St (SR-34) 0.422 - A 0.429 - A 

Note: VIC = volume to capacity ratio; NB = Northbound; SB = Southbound; deficient 
Intersection operation shown in bold. 

As shown in Table 12, the study intersections are forecast to continue to operate at an 
acceptable LOS (LOS C or better) according to City of Oxnard performance criteria for forecast 
existing plus approved/pending projects without project conditions with the exception of the 
following three study intersections: 

• Rice Avenue/Gonzales Road (p.m. peak hour only); 

• Rice Avenue/Sturgis Road (p.m. peak hour only); and 

• Rice Avenue/Fifth Street (SR-34) (both a.m. and p.m. peak hours). 

FORECAST EXISTING PLUS APPROVED/PENDING PROJECTS WITH PHASE 1 PROJECT 
CONDITIONS 

This section analyzes the impact of the addition of trips forecast to be generated by phase 1 of 
the proposed project to forecast existing plus approved/pending projects without project 
conditions. 

Forecast Existing Plus Approved/Pending Projects With Phase 1 Project Conditions 
Traffic Volumes 

Forecast existing plus approved/pending projects with phase 1 project conditions a.m. and p.m. 
peak hour volumes were derived by adding forecast project-generated trips to forecast existing 
plus approved/pending projects without project conditions traffic volumes. 

Exhibit 22 shows forecast existing plus approved/pending projects with phase 1 project 
conditions a.m. and p.m. peak hour volumes at the study Intersections. 
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Forecast Existing Plus ApprovedlPending Projects With Phase 1 Project Conditions Level of Service 

Table 13 summarizes forecast existing plus approved/pending projects with phase 1 project conditions a.m. peak hour and p.m. peak 
hour LOS of the study intersections; detailed LOS analysis sheets are contained in Appendix B. 

Study Intersection 

1 - Rice AveJUS 101 N8 Ramps· 

2 - Rice Ave1US 101 58 Ramps 

3 - Rice Ave1Gonzales Rd 

4 - Rice Ave1Camino Del Sol 

5 - Rice Ave1Sturgis Rd 

6 - Rice Ave/Fifth St (SR-34) 

7 - Del NorteSIvd/US 101 N8 Ramps 

8 - Del Norte Blvd/US 101 S8 Ramps 

9 - Del Norte Blvd/Camino Del Sol 

10 - Del Norte 81vd/Sturgis Rd 

11 - Del Norte Blvd/Fifth St (SR-34) 

Table 13 
Forecast Existing Plus Approved/Pending Projects 

With Phase 1 Project Conditions AM & PM Peak Hour LOS 

Forecast Existing Plus Forecast Existing Plus 
ApprovedlPending Projects Without ApprovedlPending Projects With 

Project Conditions Phase 1 Project Conditions 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

VIC-LOS VIC-LOS VIC-LOS VIC-LOS 

0.609-8 0.681- 8 0.612 - 8 0.682-8 

O.446-A 0.645- 8 0.448-A 0.649-8 

0.798-C 0.806-0 0.798-C 0.811- 0 

0.654-8 0.677-8 0.656-8 0.681-8 

0.733-C 0.813- 0 0.762-C 0.833-0 

0.939-E 1.081- F O.943-E 1.084- F 

0.593-A 0.629- 8 0.599-A 0.632-8 

0.507-A 0.459-A 0.513-A 0.460-A 

0.354-A 0.489-A 0.356-A 0.491 -A 

0.391-A· 0.424-A 0.396-A 0.436-A 

O.422-A 0.429-A 0.424-A 0.429-A 

Increase in VIC Significant 
Impact? 

AM PM 

0.003 0.001 No 

0.002 0.004 No 

0.000 0.005 No 

0.002 0.004 No 

0.029 0.020 Yes 

0.004 0.003 No 

0.006 0.003 No 

0.006 0.001 No 

0.002 0.002 No 

0.005 0.012 No 

0.002 0.000 No 

Note: VIC = volume to capacity ratio; NB = Northbound; S8 = Southbound; deficient intersection operation shown in bold; significant impact identified 
in bold. 
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As shown in Table 13, with the addition of phase 1 project-generated trips, the study 
intersections are forecast to continue to operate at an acceptable LOS (LOS C or better) 
according to City of Oxnard performance criteria for forecast existing plus approved/pending 
projects with phase 1 project conditions with the exception of the following three study 
intersections: 

• Rice Avenue/Gonzales Road (p.m. peak hour only); 

• Rice Avenue/Sturgis Road (p.m. peak hour only); and 

• Rice Avenue/Fifth Street (SR-34) (both a.m. and p.m. peak hours). 

As also shown in Table 13, based on City of Oxnard established thresholds of significance, the 
addition of phase 1 project-generated trips is forecast to result in a significant impact at the Rice 
Avenue/Sturgis Road study intersection for forecast existing plus approved/pending projects 
with phase 1 project conditions. 

Recommended Mitigation Measure For Forecast Existing Plus Approved/Pending 
Projects Plus Phase 1 Project Conditions 

The following mitigation measure is recommended to eliminate the forecast significant traffic 
impact at the Rice Avenue/Sturgis Road study intersection for forecast existing plus 
approved/pending projects plus phase 1 project conditions: 

Mitigation Measure #1 Rice Avenue/Sturgis Road - The project applicant shall make a 
proportionate share contribution to widen the northbound Rice 
Avenue approach at Sturgis Road from one left-turn lane, two 
through lanes, and one defacto right-turn lane to consist of one 
left-turn lane, two through lanes, and one shared through/right
turn lane. 

Exhibit 23 shows the Rice Avenue/Sturgis Road study intersection with and without the 
recommended mitigation measure.· 

Mitigated Forecast Existing Plus Approved/Pending Projects With Phase 1 Project 
Conditions Level of Service 

Table 14 summarizes forecast existing plus approved/pending projects with phase 1 project 
conditions a.m. peak hour and p.m. peak hour LOS at the study intersection assuming 
Implementation of the recommended mitigation measure; detailed LOS analysis sheets are 
contained in Appendix B. 
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Table 14 
Mitigated Forecast Existing Plus Approved/Pending 

Project With Phase 1 Project Conditions AM & PM Peak Hour LOS 

Forecast Existing Plus Mitigated Forecast Existing Plus 
Approved/Pending Projects Approved/Pending Projects 

Increase In VIC Without Project Conditions With Phase 1 Project Conditions 
Study Intersection 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

VIC - LOS VIC-LOS VIC - LOS V/C- LOS AM PM 

5 - Rice Ave/Sturgis Rd 0.733 - C 0.B13 - D 0.608- B 0.753 - C -0.125 -0.060 

Note: VIC = volume to capacity ratio; deficient intersection operation shown in bold. 

Significant 
Impact? 

No 

As shown in Table 14, assuming implementation of the recommended mitigation measure, the 
project traffic impact at the study intersection is reduced to a level considered less than 
significant during the a.m. peak hour and p.m. peak hour for forecast existing plus 
approved/pending projects with phase 1 project conditions. 

FORECAST EXISTING PLUS APPROVED/PENDING PROJECTS WITH ALTERNATIVE 1 
PROJECT CONDITIONS 

This section analyzes the Impact of the addition of trips forecast to be generated by alternative 1 
buildout of the proposed project to forecast existing plus approved/pending projects without 
project conditions. It should be noted, the alternative 1 project bulldout analysis includes the 
prior mitigation identified for phase 1 of the proposed project. 

Forecast Existing Plus Approved/Pending Projects With Alternative 1 Project Bulldout _ 
Conditions Traffic Volumes 

Forecast existing plus approved/pending projects with alternative 1 project buildout conditions 
a.m. and p.m. peak hour volumes were derived by adding forecast alternative 1 buildout project
generated trips to forecast existing plus approved/pending projects without project conditions 
traffic volumes. 

Exhibit 24 shows forecast existing plus approved/pending projects with alternative 1 project 
buildout conditions a.m. and p.m. peak hour volumes at the study intersections. 
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Forecast Existing Plus Approved/Pending Projects With Alternative 1 Project Buildout Conditions Level of Service 

Table 15 summarizes forecast existing plus approved/pending projects with alternative 1 project build out conditions a.m. peak hour 
and p.m. peak hour LOS of the study intersections; detailed LOS analYSis sheets are contained in Appendix B. 

Table 1"5 
Forecast Existing Plus Approved/Pending Projects 

With Alternative 1 Project Buildout Conditions AM & PM Peak Hour LOS 

Forecast Existing Plus 
Forecast Existing Plus 

Approved/Pending Projects Without 
ApprovedlPending Projects With 

Project Conditions 
Alternative 1 Project Buildout Increase in VIC Significant Study Intersection Conditions 

Impact? 
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

VIC-LOS VIC-LOS VIC-LOS VIC-LOS AM PM 

1 - Rice Ave/US 101 NB Ramps 0.609- B 0.681_ B 0.615- B 0.683-B 0.006 0.002 No 

2 - Rice Ave/US 101 SB Ramps O.446-A O.645-B 0.451-A 0.655-B 0.005 0.010 No 

3 - Rice AveiGonzalesRd 0.798-C 0.806-0 0.798-C 0.817 - 0 0.000 0.011 No 

4 - Rice Ave/Camino Del Sol 0.654- B 0.677 - B 0.659- B 0.686- B 0.005 0.009 No 

5 - Rice Ave/Sturgis Rd 0.733-C 0.813- 0 0.646-B 0.768- C -0.087 -0.047 No 

6 - Rice AvelFifth St (SR-34) 0.939- E 1.081 - F 0.947-E 1.089 - F 0.008 0.008 No 

7 - Del Norte 61vd/US 101 NB Ramps 0.593-A 0.629-6 0.606-B 0.634-B 0.013 0.005 No 

8 - Del Norte Blvd/US 101 SB Ramps 0.507-A 0.459-A 0.S21-A 0.461 -A 0.014 0.002 No 

9 - Del Norte Blvd/Camino Del Sol 0.354-A . 0.489-A 0.357-A O.494-A 0.003 0.005 No 

10 - Del Norte Blvd/Sturgis Rd 0.391-A 0.424-A 0.4D2-A 0.4S2-A 0.011 0.28 No 

11 - Del Norte BlvdlFifth St (SR-34) O.422-A 0.429-A 0.428-A 0.429-A 0.006 0.000 No 

Note: VIC = volume to capacity ratio; NB = Northbound; SB = Southbound; deficient intersection operation shown in bold; significant impact identified 
in bold. 
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As shown in Table 15, with the addition of alternative 1 project buildout generated trips, the 
study intersections are forecast to continue to operate at an acceptable LOS (LOS C or better) 
according to City of Oxnard performance criteria for forecast existing plus approved/pending 
projects with alternative 1 project buildout conditions with the exception of the following two 
study intersections: 

• Rice Avenue/Gonzales Road (p.m. peak hour only); and 

• Rice Avenue/Fifth Street (SR-34) (both a.m. and p.m. peak hours). 

As also shown in Table 15, based on City of Oxnard established thresholds of significance, the 
addition of alternative 1 project buildout generated trips is forecast to result in no significant 
impacts at the study intersections for forecast existing plus approved/pending projects with 
alternative 1 project buildout conditions. 

FORECAST EXISTING PLUS APPROVED/PENDING PROJECTS WITH ALTERNATIVE 2 
PROJECT BUILD OUT CONDITIONS 

This section analyzes the impact of the addition of trips forecast to be generated by alternative 2 
buildout of the proposed project to forecast existing plus approved/pending projects without 
project conditions. It should bei noted, the altemative 2 project buildout analysis includes the 
prior mitigation identified for phase 1 of the proposed project. 

Forecast Existing Plus Approved/Pending Projects With Alternative 2 Project Bulldout 
Conditions Traffic Volumes 

Forecast existing plus approved/pending projects with alternative 2 project buildout conditions 
a.m. and p.m. peak hour volumes were derived by adding forecast alternative 2 buildout project
generated trips to forecast existing plus approved/pending projects without project conditions 
traffic volumes. 

Exhibit 25 shows forecast existing plus approved/pending projects with alternative 2 project 
buildout conditions a.m. and p.m. peak hour volumes at the study intersections. 
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Forecast Existing Plus Approved/Pending Projects With Alternative 2 Project Buildout Conditions Level of Service 

Table 16 summarizes forecast existing plus approved/pending projects with alternative 2 project build out conditions a.m. peak hour 
and p.m. peak hour LOS of the study intersections; detailed LOS analysis sheets are contained in Appendix B. 

Table 16 
Forecast Existing Plus Approved/Pending Projects 

With Alternative 2 Project Buildout Conditions AM & PM Peak Hour LOS 

Forecast Existing Plus Forecast Existing Plus 

ApprovedlPending Projects Without ApprovedlPending Projects With 

Project Conditions 
Alternative 2 Project Buildout Increase in VIC Significant Study Intersection Conditions 

Impact? 
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

VIC-LOS VIC-LOS VIC-LOS VIC-LOS AM PM 

1 - Rice AvelUS 101 NB Ramps 0.609-B 0.681- B 0.617 - B 0.684- B 0.008 0.003 No 

2 - Rice Ave/US 101 SB Ramps 0.446-A 0.645- B O,454-A 0.659- B 0.008 0.014 No 

3 - Rice Ave/Gonzales'Rd 0.798- C 0.806- D 0.798-B 0.823- D 0,000 0.017 No 

4 - Rice Ave/Camino Del Sol O.654-B 0.677 - B 0.661- B 0.692- B 0.007 0.015 No 

5 - Rice Ave/Sturgis Rd 0.733-C 0.813-D 0.682- B 0.773-C -0.051 -0.040 No 

6 - Rice Ave/Fifth St (SR-34) 0.939-E 1.081 - F 0.952- E 1.092 - F 0.013 0.011 No 

7 - Del Norte Blvd/US 101 NB Ramps 0.593-A 0.629- B 0.613 - B 0.639- B 0.020 0.010 No 

8 - Del Norte BlvdlUS 101 SB Ramps 0.507 -A 0,459-A 0.528-A 0,461- A 0.021 0.002 No 

9 - Del Norte Blvd/Camino Del Sol O.354-A. 0.489-A 0.358-A 0,496-A 0.004 0.007 ' No 

10 - Del Norte Blvd/Sturgis Rd 0.391-A 0,424-A 0,408-A 0,463-A 0.017 0.039 No 

11 - Del Norte Blvd/Fifth St (SR-34) 0,422-A 0,429-A 0,430-A 0,430-A 0.008 0.001 No 
---- - ---

Note: VIC = volume to capacity ratio; NB = Northbound; SB = Southbound; deficient intersection operation shown in bold; Significant impact identified 
in bold. 
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As shown in Table 16, with the addition of alternative 2 project bulldout generated trips, the 
study intersections are forecast to continue to operate at an acceptable LOS (LOS C or better) 
according to City of Oxnard performance criteria for forecast existing plus approved/pending 
projects with alternative 2 project buildout conditions with the exception of the following two 
study intersections: 

• Rice Avenue/Gonzales Road (p.m. peak hour only); and 

• Rice Avenue/Fifth Street (SR-34) (both a.m. and p.m. peak hours). 

As also shown in Table 16, based 6n City of Oxnard established thresholds of significance, the 
addition of alternative 2 project buildout generated trips is forecast to result in no significant 
impacts at the study intersections for forecast existing plus approved/pending projects with 
alternative 2 project buildout conditions. 

STATE HIGHWAY INTERSECTION ANALYSIS 

This analysis has been prepared in accordance with the Caltrans Guide for the Preparation of 
Traffic Impact Studies (State of California Department of Transportation, December 2002). This 
section evaluates the forecast impact of project-generated trips at the following six signalized 
State Highway study intersections: 

1. Rice Avenue/US 101 Northbound Ramps; 

2. Rice Avenue/US 101 Southbound Ramps; 

3. Rice Avenue/Fifth Street (SR-34); 

4. Del Norte Boulevard/US 101 Northbound Ramps; 

5. Del Norte Boulevard/US 101 Southbound Ramps; and 

6. Del Norte Boulevard/Fifth Street (SR-34). 

State Highway Intersection Analysis Methodology 

Caltrans advocates use of HCM intersection analysis methodology to analyze the operation of 
signalized intersections.· The HCM analysis methodology describes the operation of a 
signalized intersection using a range of LOS from LOS A (free-flow conditions) to LOS F 
(severely congested conditions), based on the corresponding stopped delay experienced per 
vehicle as shown in Table 17. 
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Table 17 
State Highway LOS & Delay Ranges 

Oelay (seconds/vehicle) 
LOS 

Signalized Intersections 

A < 10.0 

B > 10.0 to < 20.0 

C > 20.0 to < 35.0 

D > 35.0 to ~ 55.0 

E > 55.0 to < 80.0 

F > 80.0 

Source: 2000 Highway Capacity Manua/ 

Level of service is based on the average stopped delay per vehicle for all movements of 
signalized intersections. Caltrans endeavors to maintain a target LOS at the transition between 
LOS C and LOS D on State Highway facilities. 

State Highway Intersection Thresholds of Significance 

While Caltrans has not established traffic thresholds of significance, this traffic analysis utilizes 
the following traffic thresholds of significance: 

• A significant project impact occurs at a State Highway signalized study intersection 
when the addition of project-generated trips causes the peak hour level of service of 
the study intersection to change from acceptable operation (LOS A, S, or C) to 
deficient operation (LOS D, E or F). 

Existing Conditions State Highway Intersection Peak Hour Level of Service 

Table 18 summarizes existing conditions a.m. peak hour and p.m. peak hour LOS of the State 
Highway study intersections; detailed LOS analysis sheets are contained In Appendix C. 

Table 18 
Existing Conditions 

AM & PM Peak Hour State Highway Intersection LOS 

AM Peak Hour 
Study Intersection 

Oelay- LOS 

1 - Rice Ava/US 101 NB Ramps N/A' 

2 - Rice Ave/US 101 SB Ramps N/A' 

6 - Rice Ave/Fifth St (SR-34) 22.6 - C 

7 - Del Norte Blvd/US 101 NB Ramps 15.1 - C 

8 - Del Norte Blvd/US 101 SB Ramps 40.3- E 

11 - Del Norte Blvd/Fifth SI. (SR-34) 20.7 - C 

Note: Delay shown in seconds; deficient Intersaction operation shown In bold. 
1 = Not analyzed during existing conditions due to construction activity. 
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PM Peak Hour 

Oe'lay- LOS 

N/A' 

N/A' 

25.5- C 

15.2 - C 

17.7-C 

22.1 - C 



As shown in Table 18, the State Highway study intersections are currently 'operating at an 
acceptable LOS (LOS C or better) according to Caltrans performance criteria for existing 
conditions with the exception of the Del Norte Boulevard/US 101 Southbound Ramps 
intersection. 

Forecast Existing Plus Phase 1 Project Conditions State Highway Intersection Peak Hour 
Level of Service 

Table 19 summarizes forecast existing plus phase 1 project conditions a.m. peak hour and p.m. 
peak hour LOS of the State Highway study intersections; detailed LOS analysis sheets are 
contained in Appendix C. 

Table 19 
Forecast Existing Plus Phase 1 

Project Conditions AM & PM Peak Hour State Highway Intersection LOS 

Existing Conditions Forecast Existing Plus Phase 1 
Project Conditions 

Significant Study Intersection AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour Impact? 

Delay - LOS Delay- LOS Delay- LOS Delay - LOS 

1 - Rice Ave/US 101 NB Ramps N/A' N/A' N/A' N/A' No 

2 - Rice Ave/US 101 SB Ramps N/A' N/A' N/A' N/A' No 

6 - Rice Ave/Fifth SI (SR-34) . 22.6-C 25.5 - C 22.8-C 25.5-C No 

7 - Del Norte Blvd/US 101 NB Ramps 15.1 - C 15.2 - C 16.1-C 15.8 - C No 

8 - Del Norte Blvd/US 101 SB Ramps 40.3 -E 17.7 - C 46.3 - E 18.7-C No 

11 - Del Norte Blvd/Fifth SI (SR-34) 20.7 -C 22.1 - C 20.7 - C 22.1 - C No 
. . Note: Delay shown In seconds; defiCient Intersection operation shown In bold . 

As shown In Table 19, with the addition of phase 1 project-generated trips, the State Highway 
study intersections are forecast to operate at an acceptable LOS (LOS.C or better) according to 
Caltrans performance criteria for forecast existing plus phase 1 project conditions with the 
exception of the Rice Avenue/Fifth Street (SR-34) study intersection during the p.m. peak hour. 

As also shown in Table 19, based on Caltrans thresholds of significance, the proposed project Is 
forecast to result in no significant traffic impacts at the State Highway study intersections for 
forecast existing plus phase 1 project conditions since the addition of phase 1 project-generated 
trips does not cause the LOS of the study intersections to change from acceptable operation 
(LOS C or better) to deficient State Highway operation (LOS D or worse). 

Forecast Existing Plus Alternative 1 Project Buildout Conditions State Highway 
Intersection Peak Hour Level of Service 

Table 20 summarizes forecast existing plus alternative 1 project buildout conditions a.m. peak 
hour and p.m. peak hour LOS of the State Highway study intersections; detailed LOS analysis 
sheets are contained in Appendix C. 
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Table 20 
Forecast Existing Plus Alternative 1 

Project Buildout Conditions AM & PM Peak Hour State Highway Intersection LOS 

Existing Conditions Forecast Existing Plus Alternative 
1 Project Bulldout Conditions 

Significant Study Intersection 
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour Impact? 

Delay - LOS Delay- LOS Delay- LOS Delay - LOS 

1 - Rice Ave/US 101 NB Ramps N/A' N/A' N/A' N/A' No 

2 - Rice Ave/US 101 SB Ramps N/A' N/A' N/A' N/A' No 

6 - Rice Ave/Fifth St (SR-34) 22.6 - C 25.5 - C 22.7 - C 25.5- C No 

7 - Del Norte Blvd/US 101 NB Ramps 15.1 - C 15.2 - C 17.4-C 16.6 - C No 

8 - Del Norte Blvd/US 101 SB Ramps 40.3 - E 17.7-C 54.3 -F 20.1-C No 

11 - Del Norte Blvd/Fifth St (SR-34) 20.7 - C 22.1 - C 20.7 - C 22.2 - C No 
. . Note: Delay shown In seconds, defiCient Intersection operation shown In bold . 

As shown in Table 20, with the addition of alternative 1 project buildout generated trips, the 
State Highway study intersections are forecast to operate at an acceptable LOS (LOS C or 
better) according to Caltrans performance criteria for forecast existing plus alternative 1 project 
buildout conditions with the exception of the Rice Avenue/Fifth Streel (SR-34) study intersection 
during the p.m. peak hour. 

As also shown in Table 20, based on Caltrans thresholds of significance, the proposed project is 
forecast to result in no significant traffic impacts at the State Highway study intersections for 
forecast existing plus alternative 1 project buildout conditions since the addition of alternative 1 
project buildout generated trips does not cause the LOS of the study intersections to change 
from acceptable operation (LOS. C or better) to deficient State Highway operation (LOS D or 
worse). 

Forecast Existing Plus Alternative 2 Project Bulldout Conditions State Highway 
Intersection Peak Hour Level of Service . 

Table 21 summarizes forecast existing plus alternative 2 proJect build out conditions a.m. peak 
hour and p.m. peak hour LOS of the State Highway study intersections; detailed LOS analysis 
sheets are contained in Appendix C. 
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Table 21 
Forecast Existing Plus Alternative 2 

Project Buildout Conditions AM & PM Peak Hour State Highway Intersection LOS 

Existing Conditions Forecast Existing Plus Alternative 
2 Project Bulldout Conditions 

Significant Study Intersection AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour Impact? 

Delay· LOS Delay- LOS Delay- LOS Delay. LOS 

1 - Rice Ave/US 101 NB Ramps N/A' N/A' N/A' N/A' No 

2- Rice Ave/US 101 SB Ramps N/A' N/A' N/A' N/A' No 

6 - Rice Ave/Fifth St (SR-34) 22.6 - C 25.5-C 22.6- C 25.5- C No 

7 - Del Norte Blvd/US 101 NB Ramps 15.1 - C 15.2 - C 18.8- C 17.5-C No 

8 - Del Norte Blvd/US 101 SB Ramps 40.3- E 17.7 - C 62.2 - F 21.6-C No 

11 - Del Norte Blvd/Fifth St (SR-34) 20.7 -C 22.1 - C 20.7 - C 22.3-C No 
. . Note: Delay shown In seconds; deficient Intersection operation shown In bold . 

As shown in Table 21, with the addition of alternative 2 project buildout generated trips, the 
State Highway study intersections are forecast to operate at an acceptable LOS (LOS C or 
better) according to Caltrans performance criteria for forecast existing plus alternative 2 project 
buildout conditions with the exception of the Rice Avenue/Fifth Street (SR-34) study intersection 
during the p.m. peak hour. 

As also shown in Table 21, based on Caltrans thresholds of significance, the proposed project is 
forecast to result in no significant traffic impacts at the State Highway study intersections for 
forecast existing plus alternative 2 project buildout conditions since the addition of alternative 2 
project buildout generated trips does not cause the LOS of the study intersections to chang!! 
from acceptable operation (LOS C or better) to deficient State Highway operation (LOS D or 
worse). 

Forecast Existing Plus ApprovedlPendlng Projects Without Project Conditions State 
Highway Intersection Peak Hour Level of Service 

Table 22 summarizes forecast existing plus approvedlpending projects without project 
conditions a.m. peak hour and p.m. peak hour LOS of the State Highway study intersections; 
detailed LOS analysis sheets are contained in Appendix C. 
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Table 22 
Forecast Existing Plus Approved/Pending Projects Without 

Project Conditions AM & PM Peak Hour State Highway Intersection LOS 

AM Peak Hour PM Peak Hour 
Study Intersection 

Delay- LOS Delay- LOS 

1 - Rice Ave/US 101 NB Ramps 32.2- C 34.8- C 

2 - Rice Ave/US 101 SB Ramps 10.6- B 8.3-A 

6 - Rice Ave/Fifth St (SR-34) 26.9 -C 45.7 - 0 

7 - Del Norte Blvd/US 101 NB Ramps 20.7 - C 23.0- C 

8 - Del Norte Blvd/US 101 SB Ramps 3.7-A 5.3-A 

11 - Del Norte Blvd/Fifth St (SR-34) 19.0 - B 21.2 - C 

Note: Delay shown In seconds; deficient intersection operation shown in bold. 

As shown in Table 22, the State Highway study intersections are forecast to operate at an 
acceptable LOS (LOS C or better) according to Caltrans performance criteria for forecast 
existing plus approved/pending projects without project conditions with the exception of the Rice 
Avenue/Fifth Street (SR-34) study intersection during the p.m. peak hour. 

Forecast Existing Plus Approved/Pending Projects With Phase 1 Project Conditions State 
Highway Intersection Peak Hour Level of Service 

Table 23 summarizes forecast existing plus approved/pending projects with phase 1 project 
conditions a.m. peak hour and p.m. peak hour LOS of the State Highway study intersections; 
detailed LOS analysis sheets are contained in Appendix C. 

Table 23 
Forecast EXisting Plus Approved/Pending Projects With Phase 1 

Project Conditions AM & PM Peak Hour State Highway Intersection LOS 

Forecast Existing Plus Forecast Existing Plus 
Approved/Pending Projects Approved/Pending Projects 

Study Intersection 
Without Project Conditions With Phase 1 Project Conditions 

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

Delay - LOS Delay- LOS Delay- LOS Delay - LOS 

1 - Rice Ave/US 101 NB Ramps 32.2 - C 34.8-C 32.3- C 34.8-C 

2 - Rice Ave/US 101 SB Ramps 10.6- B 8.3-A 10.5 - B 8.3-A 

6 - Rice Ave/Fifth St (SR-34) 26.9- C 45.7- 0 27.2- C 46.3- 0 

7 - Del Norte Blvd/US 101 NB Ramps 20.7 -C 23.0 - C 20.8-C 23.1-C 

8 - Del Norte Blvd/US 101 SB Ramps 3.7-A 5.3-A 3.7-A 5.5-A 

11 - Del Norte Blvd/Fifth St (SR-34) 19.0 - B 21.2 - C 19.0 - B 21.3- C 

Note: Delay shown In seconds; deficient Intersection operation shown In bold. 

Significant 
Impact? 

No 

No, 

No 

No 

No 

No 

As shown in Table 23, with the addition of phase 1 project-generated trips, the State Highway 
study intersections are forecast to operate at an acceptable LOS (LOS C or better) according to 
Caltrans performance criteria for forecast existing plus approved/pending projects with phase 1 
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project conditions with the exception of the Rice Avenue/Fifth Street (SR-34) study intersection 
during the p.m. peak hour. 

As also shown In Table 23, based on Caltrans thresholds of significance, the proposed project is 
forecast to result in no significant traffic impacts at the State Highway study intersections for 
forecast existing plus approved/pending projects with phase 1 project conditions since the 
addition of phase 1 project-generated trips does not cause the LOS of the study intersections to 
change from acceptable operation (LOS C or better) to deficient State Highway operation (LOS 
D or worse). 

Forecast Existing Plus Approved/Pending Projects With Alternative 1 Project Buildout 
Conditions State Highway Intersection Peak Hour Level of Service 

Table 24 summarizes forecast existing plus approved/pending projects with alternative 1 project 
build out conditions a.m. peak hour and p.m. peak hour LOS of the State Highway study 
intersections; detailed LOS analysis sheets are contained in Appendix C. 

Table 24 
Forecast EXisting Plus Approved/Pending Projects With Alternative 1 

Project Buildout Conditions AM & PM Peak Hour State Highway Intersection LOS 

Forecast Existing Plus Forecast Existing Plus 

Approved/Pending Projects Approved/Pending Projects 
With Alternative 1 

Study Intersection 
Without Project Conditions Project Bulldout Conditions Significant 

Impact? 
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

Delay- LOS Delay- LOS Delay-LOS Delay- LOS 

1 - Rice Ave/US 101 NB Ramps 32.2- C 34.8- C 32.3-C 34.8-C No 

2 - Rice Ave/US 101 SB Ramps 10.6-B 8.3-A 10.5- B 8.3-A No 

6 - Rice Ave/Fifth SI (SR-34) 26.9- C 45.7 -0 27.6- C 47.1-0 No 

7 - Del Norte Blvd/US 101 NB Ramps 20.7 - C 23.0- C 20.8 - C. 23.2 - C No 

8 - Del Norte Blvd/US 101 SB Ramps 3.7-A 5.3-A 3.7-A 5.3-A No 

11 - Del Norte Blvd/Fifth St (SR-34) 19.0- B 21.2- C 19.0 - B 21.3 - C No 

Note: Delay shown In seconds; deficient Intersection operation shown In bold. 

As shown In Table 24, with the addition of alternative 1 project buildout generated trips, the 
State Highway study intersections are forecast to operate at an acceptable LOS (LOS C or 
better) according to Caltrans performance criteria for forecast existing plus approved/pending 
projects with alternative 1 project buildout conditions with the exception of the Rice Avenue/Fifth 
Street (SR-34) study intersection during the p.m. peak hour. 

As also shown in Table 24, based on Caltrans thresholds of significance, the proposed project is 
forecast to result in no Significant traffic impacts at the State Highway study intersections for 
forecast existing plus approved/pending projects with alternative 1 project buildout conditions 
since the addition of alternative 1 project buildout generated trips does not cause the LOS of the 
study intersections to change from acceptable operation (LOS C or better) to deficient State 
Highway operation (LOS D or worse). 

32 



Forecast Existing Plus Approved/Pending Projects With Alternative 2 Project Buildout 
Conditions State Highway Intersection Peak Hour Level of Service 

Table 25 summarizes forecast existing plus approved/pending projects with alternative 2 project 
buildout conditions a.m. peak hour and p.m. peak hour LOS of the State Highway study 
intersections; detailed LOS analysis sheets are contained in Appendix C. 

Table 25 
Forecast Existing Plus Approved/Pending Projects With Alternative 2 

Project Bulldout Conditions AM & PM Peak Hour State Highway Intersection LOS 

Forecast Existing Plus Forecast Existing Plus 

Approved/Pending Projects Approved/Pending Projects 
With Alternative 2 

Study Intersection 
Without Project Conditions Project Bulldout Conditions Significant 

Impact? 
AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour 

Delay - LOS Delay- LOS Delay- LOS Delay - LOS 

1 - Rice Ave/US 101 NB Ramps 32.2 - C 34.8 - C 32.3 - C 34.8- C No 

2 - Rice Ave/US 101 SB Ramps 10.6 - B 8.3-A 10.4 - B 8.3-A No 

6 - Rice Ave/Fifth St (SR-34) 26.9 - C 45.7 - 0 27.9- C 47.6 - 0 No 

7 - Del Norte Blvd/US 101 NB Ramps 20.7 - C 23.0 - C 20.9-C 23.4 - C No 

8 - Del Norte Blvd/US 101 SB Ramps 3.7-A 5.3-A 3.7-A 5.3-A No 

11 -' Del Norte Blvd/Fifth St (SR-34) 19.0-B 21.2 - C 19.0- B 21.3 - C No 

Note: Delay shown In seconds; deficient Intersection operation shown In bold. 

As shown in Table 25, with the addition of alternative 2 project buildout generated trips, the 
State Highway study intersections are forecast to operate at an acceptable LOS (LOS C or 
better) according to Caltrans performance criteria for forecast existing plus approved/pending 
projects with alternative 2 project buildout conditions with the exception of the Rice Avenue/Fifth 
Street (SR-34) study intersection during the p.m. peak hour. 

As also shown in Table 25, based on Caltrans thresholds of significance, the proposed project is 
forecast to result in no significant traffic impacts at the State Highway study intersections for 
forecast existing plus approved/pending projects with alternative 2 project buildout conditions 
since the addition of alternative 2 project buildout generated trips does not cause the LOS of the 
study intersections to change from acceptable operation (LOS C or better) to deficient State 
Highway operation (LOS D or worse). 
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MITIGATION MEASURES 

The following mitigation measure is recommended to eliminate the significant traffic impact at 
the Rice Avenue/Sturgis Road study intersection for forecast existing plus approved/pending 
projects with phase 1 project conditions: 

Mitigation Measure #1 

CONCLUSIONS 

Rice Avenue/Sturgis Road - The project applicant shall make a 
proportionate share contribution to widen the northbound Rice 
Avenue approach at Sturgis Road from one left-turn lane, two 
through lanes, and one defacto right-turn lane to consist of one 
left-turn lane, two through lanes, and one shared through/right
turn lane. 

Phase 1 of the proposed project is forecast to generate approximately 618 daily trips, which 
include approximately 114 a.m. peak hour trips and approximately 114 p.m. peak hour trips. 
Alternative 1 buildout of the proposed project is forecast to generate approximately 2,237 daily 
trips, which include approximately 250 a.m. peak hour trips and approximately 259 p.m. peak 
hour trips. Alternative 2 buildout of the proposed project is forecast to generate approximately 
2,008 daily trips, which include approximately 379 a.m. peak hour trips and approximately 380 
p.m. peak hour trips. 

Based on City of Oxnard established thresholds of significance, the addition of phase 1 project
generated trips is forecast to result in a significant impact at the Rice Avenue/Sturgis Road 
study intersection for forecast eXisting plus approved/pending projects with phase 1 project 
conditions. 

-
The following mitigation measure is recommended to eliminate the forecast significant traffic 
impact at the Rice Avenue/Sturgis Road study intersection for forecast existing plus 
approved/pending projects plus phase 1 project conditions: 

Mitigation Measure #1 Rice Avenue/Sturgis Road - The project applicant shall make a 
proportionate share contribution to widen the northbound Rice 
Avenue approach at Sturgis Road from one left-turn lane, two 
through lanes, and one defacto right-turn lane to consist of one 
left-turn lane, two through lanes, and one shared through/right
turn lane. 

Based on Caltrans thresholds of significance, the proposed project is forecast to result in no 
significant traffic impacts at the State Highway study intersections since the addition of project
generated trips does not cause the LOS of the study intersections to change from acceptable 
operation (LOS C or better) to deficient State Highway operation (LOS D or worse). Therefore, 
no mitigation measures are identified for the State Highway study intersections. 

H:lpdatal1 01 0781 OITrafficlAdminl781 0_ Trf.doc 
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ATTACHMENT 

MND Comment Letters 



DATE: 

TO: 

FROM: 

December 22, 2011 

RECEIVED 

DEC 2 1 2011 
Ventura County PLANNING DIVISION 

Watershed Protection Distri'a"FoxNARD 
Water & Environmental Resources Division 

Surface Water Quality Section 
MEMORANDUM 

Laura Hocking, RMA • Planning Division 

Ewelina Mutkowska, Engineering Manager 

SUBJECT: RMA 11·0037 NOI to Adopt MND/lnitial Study for SUP 11·500·10 City of 
Oxnard 

PROJECT DESCRIPTION 

This project is under the jurisdiction of the City of Oxnard. The proposed project is to subdivide a 
32 acre parcel' into 7 parcels as Tentative Tract 5885, and to construct an industrial building. 
The proposed building 162,574 ft2, and related site improvements is proposed on Parcel 7, 
consisting of 8.62 acre, and will operate under a Special Use Permit 11-500-10. 

, 
The technical review was completed by YKLal1. 

COMMENTS 

We have completed our review for NPDES related concerns for RMA 11-037, NOI to adopt 
MND/initial Study for City of Oxnard SUP 11-500-10. 

The MNDlinitial study did not address Applicability Criteria for New Development Projects Part 4 
Section E .11 (a). Item No of the California Regional Water Quality Control Board Order R4-201 0-
0108, NPDES permit No CAS004002 This project is greater than 1 acre and adding more than 
10,000 ft2 of impervious area and, as such, the developer is required to comply with New 
Development Performance Criteria Part 4 Section E III of the California Regional Water Quality 
Control Board Order R4-201 0-01 08, NPDES permit No CAS004002 to address Integrated 
Water Quality/Flow Reduction/Resources Management Criteria. 

Please contact YKLall, Water Quality Engineer at 805-662-6737 if you have any questions. 



DEC 2 1 2P'1 

PLANNiNG DMSION 
VENTURA COUNTY WATERSHED PROTECTION DIS1jjRtO-'JF OXNARD 

PLANNING AND REGULATORY DIVISION 
800 South Victoria, Avenue; Ventura, California 9::1009 
Tom Wallington, Pe~rnitManager - (805),654-2061' 

DATE: December 19, 2011 

TO: Laura Hocking, RMNPlanning Technician 

FROM: Tom Wolfington, P.E., Permit Mal'lager cJlf/ 

SUBJECT: RMA 11-037, PZ 11-500-10 (SUP) & 10-300-05 (Tentative Map) 
Notice oflntent to Adopt Mitigated Negative Declaration No. 11-04 
Industrial Bldg. Truck Yard, Site Improvements 
APN 216·0~160-405, 31.69 Acres, PEGH Investments LLC 
APN 216-0-160-485, 11.64 Acres, PEGH Investments LLC 
2600& 2700 Challenger PI. and 150, 300, 350 & 400 Discovery Dr. 
Oxnard, Mugu Drain Watershed, Zone 2 

Pursuant to your request, this office has reviewed the Notice of Intent to adopt a 
Mitigated Negative Declaration and 'nitial Study. 

PROJECT LOCATION 

Project site is located within the City of Oxnard, 2600 and 2700 Challenger 
Place; and 150,300, 350, and 400 Discovery Drive (APN's 216-0-160-405, -485). 

PRO.JECT DESCRIPTJ.ON 

Planning & Zoning Permit Nos. 11-500-10 (Special Use Permit) and 10-300-05 
(TentatiVe Subdivisioh Map). A request to construct a 162,574-sq.ft. concrete tilt
up speculative indu!jtrial building ahd related site improvements on an8.62-acre 
portion of . a Vacant. 32-acre property; a request for a tentative tract map to 
sUbdivide approximately 32 acres into seVen parcels varying in size between2.19 
and10.82acreseach,fo(future industrial development consistent with the M-1-
PO zone; and modification to .the westerly side of the existing building and site 
located at 2700 Challenger Place adjacent to the property at 2600 Challenger 
Place' to create one shared truck yard. Located at 26bOand 2700 Chanenger 
Place; and 150,300,350,400 Discovery Drive (APN's: 216-0~160-405,-485). 
Filed by Valerie Draeger, Trillad Development, Inc., on behalf or owner PEGH 
Investments LLC, 270 Conejo Ridge Ave., Suite 200, Thousand Oaks, CA 
91361-4944. 



December 19, 2011 
RMA 11-037, PZ 11-500-10 (SUP) & 10-300-05 (Tentative Map) 
Page2i of 2: 

"WflltT7EfRiSlllilil!l} 1!!1R\~11m:a:lIll~J!lII!lISm~IIt1l~IR&\'UE$..Tb(f1(!MnlIEl!lmS~" 
" ~- --- ___ .,'c_.'- _ .--._" __ ,,_. o.,·:t· 

TIi'ia C!l~x(~Ii!),~r.m~rit,ji!,wifij1lifii f\le! NtlU{:l,U Dr.aih ""etfen~l!1e~. As; is·tl1release·w.ifful 0.ther 
chal'llil.elsni11'1 tl'ie low.er Q*nard plain, Mug.IlI' Draih nas limited capacitY,: It is moted! 
that in the draft. Mitigated Declaration at Section H. Hydrology & Water Quality, 
on Page 42, the following statements are made: 

"Development of the property will not substantially alter the existing drainage 
pattern of the site or area, will not substantially increase the rate or amount of 
surface runoff, and will not result in SUbstantial erosion or siltation on- or off-site. 
The project will be required to comply with the requirements of the NPDES and 
Ventura Countywide Storm water Quality Urban Impact Mitigation Plan 
(SQUIMP). After development, all of the existing and revised storm drain facilities 
will function properly without hydraulically impacting the existing City storm drain 
facilities. No special mitigation measures are required or recommended. 
Therefore, any impacts will be less than significant." 

In order to mitigate potential impacts due to increases in impervious area, the 
District standard is that the ~ite runoff after development shall not exceed the site 
runoff in the existing condition for any frequency of event. It is assumed that the 
City's analysis is considering the application of a similar standard to mitigate 
effects on downstream properties and facilities including Mugu Drain. 

ENDOFTEXT 
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PUBLIC WORKS AGENCY 
TRANSPORTATION DEPARTMENT 

Traffic, Advance Planning & Permits Division 
MEMORANDUM 

DAliE: December 16, 2011 

TO: 

FROM: 

RMA - Planning Division 
Attention: Laura Hocking 

Behnam Emami, Engineering Manager" 

~;:c 2 1 2011 
PlANNiNG DIVISION 
Gin' OF OJeNARD 

SUBJECT: REVIEW OF DOCUMENT 11·037 Notice of Intent (NOI) to Adopt Mitigated 
Negative Declaration and Initial Study (MNDIIS) for Tentative Subdivision 
Map No. 5885 and Special Use Permit No. 11·500·10 
Applicant: Trilliad Development Owner: PEGH Investments 
Subdivision of two parcels into seven parcels totaling 31,70 acres and 
construction in two phases of up to 805,115 SF of industrial building space, 
150, 300, 350, & 400 Discovery Drive and 2600 & 2700 Challenger Place, 
Oxnard (city), 
APNs 216-0-160405,485 
Lead Agency: City of Oxnard 

Pursuant to your request, the Public Works Agency • Transportation Department 
completed the review of the above subject document for the Pegh Investments I Trilliad 
Development on Discovery Drive and Challenger Place in the City of Oxnard, The project 
is located at the northeast corner of Fifth Street (State Route 34) and Rice Avenue just 
north of the jurisdictional boundary between the City of Oxnard and the County of Ventura, 

The project has two proposed phases. Phase I includes the subdivision of two parcels into 
seven parcels of 2,19 to 10.82 acres for future industrial development Phase I would 
include the construction of a 37.5-foot tall concrete tilt-up industrial building of 
approximately 162,574 SF on Lot 1, The proposed breakdown of uses for the first 
industrial building are: 132,000 SF manufacturing; 10,000 SF warehouse; 8,500 SF offices 
and 12,000 SF mezzanine area for the offices. Phase" is the further development of lots 
2 through 6 with up to 642,541 SF of industrial building space for manufacturing uses 
(maximum allowable floor-area ratio (FAR) of 0.40: 1), The maximum building space would 
be 514,032 SF of industrial building space for warehouse uses (maximum allowable FAR 
of 0.50:1). The precise square footage and building uses will be determined at the time of 
development A Special Use Permit will be required to develop each lot 

The breakdown of uses and square footages provided in the Traffic Impact Analysis are 
different than the proposed breakdown of uses and square footages provided in the NOI of 
an MNDIIS, Included with the MNDIIS is a Traffic Impact Analysis (TIA) forthe Haas Tech 
Center Project dated August 11,2011, The forecasted trip generation for Phase I is 618 
average daily trips (ADT), 114 morning peak-hour trips (AM PHT), and 114 evening peak
hour trips (PM PHT). In the TIA, the Phase I square footage at full build-out is the same at 
162,574 SF; however, the ratio of land uses is different (12,224 SF for warehouse in the 
TIA vs. 10,000 SF in the IS and 150,350 SF formanufacturingvs. 132,000 SF). The worst 
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case scenario of the two Phase II alternatives (warehouse vs. manufacturing) is 2,237 
ADT, 379 AM PHT, and 380 PM PHT. In the TIA, the Phase II square footage at full build
outforwarehouse land use is 454,753 SF vs. 514,032 SF and for manufacturing land use 
is 363,803 SF vs. 642,541 SF. Therefore, the estimated trip generation and predicted Level 
of Service do not reflect the current scenario. 

We offer the following comments: 

1. We generally concur with the comments in the NOI of an MNDIIS for those areas 
under the purview of the Transportation Department. Although this portion of Rice 
Avenue is under the City of Oxnard jurisdiction, we concur with Mitigation Measure 
#1 which states that "The project applicant shall make a proportionate share 
contribution to widen the northbound Rice Avenue approach at Sturgis Road from 
one left-turn lane, two through lanes, and one defacto right-turn lane to consist of 
one left-turn lane, two through lanes, and one shared through/right-turn lane." 

2. The NOI of an MNDIIS indicates that this project atfull build-out will generate traffic 
on the Regional Road Network and local roads. Site-specific impacts on County 
roads and intersections were not indicated in the MNDIIS nor included in the Traffic 
Impact Analysis (TIA) for the MNDIIS. According to the TIA, 14% of the trips 
generat-ed by this project will be on the County portion of Rice Avenue south of 
Fifth Street (State Route 34). The subsequent environmental document should 
evaluate the site-specific impacts, if any, the project may have on the County 
portion of Rice Avenue south of Fifth Street (State Route 34) and the County 
intersection of Rice Avenue at Wooley Road, Rice at Channel Islands, and Sturgis 
at Pleasant Valley. 

3. The assumptions of total building square footage and proposed breakdown of uses 
in the currently proposed MNDIIS are different than the assumptions in the Traffic 
Study for the project. The Traffic Study should reflect the current proposed building 
footprint square footages and uses for Phase I and II. 

4. The cumulative impacts of the development of this project, when considered with 
the cumulative impact of all other approved (or antiCipated) development projects in 
the County, will be potentially significant. To address the cumUlative adverse 
impacts of traffic on the County Regional Road Network, the appropriate Traffic 
Impact Mitigation Fee (TIMF) in accordance with the reciprocal agreement between 
the City of Oxnard and the County of Ventura should be paid to the County when 
development occurs. The fee due to the County cannot be estimated due to the 
different assumptions of proposed building square footages and breakdown of land 
uses in the MNDIIS and the TIA for the project. 

5. Please send us the final MNDIIS when it is available for our review and comment. 

Our review is limited to the impacts this project may have on the County's Regional Road 
Network. Please contact me at 654-2087 if you have questions. 

F :\transpor\Lan Dev\Non_ Cou nty\11·037 .doc 
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Brian Foote, Associate Planner 
City of Oxnard 
Planning Division 
214 South C Street 
Oxnard, CA 93030 

DEC 1 6201\ 

PLANNING DIVISION 
CITY OF OXNARD 

RE: Notice oflntent to Adopt MND No. 11-04 
Planning & Zoning Permit Nos. 11-500-10 and 10-300-05 

Shirley Godwin 
3830 San Simeon Ave. 
Oxnard, CA 93033 
December 14,2011 

Request for a tentative map to subdivide approximately 32 acres into seven parcels ... 
Challenger Place and Discovery Drive 

This MND is inadequate because it fails to address the indirect but very significant 
negative impact of dividing this large property into smaller parcels. Steve Kinney, 
speaking on behalf of ED CO, has frequently made public statements that no large 
undeveloped properties remain in industrial areas of Oxnard. He has stated that therefore 
there must be other areas designated on the perimeter of Oxnard, both within and outside 
the present City limits, to accommodate future industrial needs. 

This 32-acre property is particularly valuable for large industrial use, especially for 
facilities serving the Port of Hueneme. The property is on Rice Road, the principal route 
(corridor) from the Port of Hueneme to the 101 Freeway. This important site should not 
be squandered by dividing it into seven smaller parcels and constructing a speculative 
building for which there is no planned use. 

Ifthis property is split as proposed, the demand for large industrial sites must then be 
accommodated elsewhere on farmland, especially the upland area of the sensitive 
Ormond Beach Wetlands. This significant and cumulative impact must be addressed. 

Shirley Godwin 



ATTACHMENT D 

Resolution 
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^SQZ *SY * OPPaN * KLM *O\\YS^ON *SV * KLM * YMUSNaKQSP *SY * OPW *[SPZQKQSP *OKKO[LMZ* KLMYMKS *SY * OPW*

\YS[MMZQPRUC *O[KU *SY *ZMKMYTQPOKQSPU * KOeMPC *ZSPM*SY *TOZM*\YQSY * KS * KLM *O\\YS^ON *SV *Ua[L*

YMUSNaKQSP * KLOK * _MYM * \OYK * SV * KLM * O\\YS^ON * \YS[MUU+ * * 9M^MNS\MYkU * [STTMP[MTMPK * SV*

[SPUKYa[KQSP*SY*S\MYOKQSPU*\aYUaOPK*KS*KLM*YMUSNaKQSP*ULONN*]M*ZMMTMZ*KS*]M*OP*O[[M\KOP[M*SV *

ONN*[SPZQKQSPU*KLMYMSV+*?50C*:0?A
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H+ 0PW*[S^MPOPKUC *[SPZQKQSPUC *OPZ*YMUKYQ[KQSPU*?55E!UA*O\\NQ[O]NM* KS* KLM*\YScM[K*\YS\MYKW*

ULONN*]M*[SPUQUKMPK*_QKL*KLM*KMYTU*SV*KLQU*\MYTQK*OPZ*KLM*5QKW*5SZM+* *(V*KLMYM*QU*O*[SPVNQ[K*

]MK_MMP*KLM*55E!U*OPZ*KLM*5QKW*5SZM*SY*KLQU*\MYTQKC*KLM*5QKW*5SZM*SY*KLQU*\MYTQK*ULONN*

\YM^OQN+*?50C*:0@A

l+ 9M^MNS\MY *ULONN *[ST\NMKM* KLM *i)SKQ[M*SV *%OPZ*&UM*!MUKYQ[KQSPU*OPZ*5SPZQKQSPUj *VSYTC*

aUQPR* KLM *VSYT*\YS^QZMZ*]W* KLM *5QKWC * VSY * YM[SYZQPR*_QKL* KLM*:MPKaYO *5SaPKW*!M[SYZMY+*

@MVSYM*KLM*5QKW*QUUaMU*]aQNZQPR*\MYTQKUC*9M^MNS\MY*ULONN *Ua]TQK*KLM*SYQRQPON*[ST\NMKMZC*

UQRPMZ*OPZ*PSKOYQfMZ*ZS[aTMPKC*KSRMKLMY*_QKL*KLM*YMdaQYMZ*VMMU*KS*KLM*3NOPPQPR*6OPORMY+*

?3%C*:0AA

J+ 9M^MNS\MY *ULONN *PSK *\MYTQK *OPW*[ST]aUKQ]NM * YMVaUM*SY *SKLMY* VNOTTO]NM*TOKMYQONU * KS *]M*

]aYPMZ*SP*KLM*\YScM[K*\YS\MYKW+*?19C*:0/-A

.-+ 9M^MNS\MY*ULONN*PSK*\MYTQK*OPW*TOKMYQONU*[NOUUQVQMZ*OU*VNOTTO]NMC*[ST]aUKQ]NMC*YOZQSO[KQ^MC*

[OY[QPSRMPQ[*SY*SKLMY_QUM*\SKMPKQONNW*LOfOYZSaU*KS*LaTOP*LMONKL*KS*]M*LOPZNMZC*UKSYMZ*SY*

aUMZ*SP*KLM*\YScM[K*\YS\MYKWC*MX[M\K*OU*\YS^QZMZ*QP*O*\MYTQK*QUUaMZ*]W*KLM*1QYM*5LQMV+*?19C *

:0/=A

..+ (V*9M^MNS\MYC*S_PMY*SY*KMPOPK*VOQNU*KS*[ST\NW*_QKL*OPW*SV*KLM*[SPZQKQSPU*SV*KLQU*\MYTQKC*KLM*

9M^MNS\MYC*S_PMY*SY*KMPOPK*ULONN*]M*Ua]cM[K*KS*O*[Q^QN*VQPM*\aYUaOPK*KS*KLM*5QKW*5SZM+*?50C*

:0/>A

,.#$$*$2'!"#$%#&%'()$%*"*)$!

.,+ 9M^MNS\MY*ULONN*\YS^QZM*VSY*ZaUK*[SPKYSN*OK*ONN*KQTMU*ZaYQPR*\YScM[K*\YS\MYKW*\YM\OYOKQSP*OPZ*

[SPUKYa[KQSP*O[KQ^QKQMU+*?@h9#C*8B0/=A

.=+ 3YQSY*KS*QUUaOP[M*SV*]aQNZQPR*\MYTQKUC*9M^MNS\MY*ULONN*\OW*O*ZS[aTMPK*QTORQPR*VMM*VSY*KLM*

\NOPPQPR*VQNMU* QP*OP*OTSaPK*[ON[aNOKMZ*]W*\NOPPQPR*UKOVV*OK * KLM*KQTM*SV*]aQNZQPR*\MYTQK*

YM^QM_*]OUMZ*SP*VMMU*KLMP*QP*MVVM[K+*?3%h@C*8B0/?A+

,.#$$*$2'!,0(*#.'()$%*"*)$!

.F+ 0P*O\\YS^MZ*KMPKOKQ^M*TO\*ULONN*MX\QYM*KLQYKW<UQX*?=DA*TSPKLU*OVKMY*QKU*O\\YS^ONC*aPNMUU*OP*

MXKMPUQSP*QU*O\\NQMZ*VSY*OPZ*O\\YS^MZ*]W*KLM*5QKW*5SaP[QN*\aYUaOPK*KS*#M[KQSP*.><FD*SV*KLM*

5QKW*5SZM+*?3%A

%0-0.),10$"'!0&-*(0!'!"#$%#&%'()$%*"*)$!

.>+ 9M^MNS\MY*ULONN*\OW*\NOP*[LM[e*OPZ*\YS[MUUQPR*VMMU*QP*MVVM[K*OK*KLM*KQTM*SV*[SPUKYa[KQSP*

\NOP * Ua]TQKKON * OPZ * ULONN * \OW * ZM^MNS\TMPK * VMMUC * MP[YSO[LTMPK * \MYTQK * VMMUC * OPZ * SKLMY*

O\\NQ[O]NM*VMMU*QP*MVVM[K*OK*KLM*KQTM*KLM*5QKW*QUUaMU*]aQNZQPR*\MYTQKU+*?9#<.A
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.D+ 9M^MNS\MY * ULONN * LO^M * KLM * UQKM * QT\YS^MTMPK * \NOPU * \YM\OYMZ * SP * UKOPZOYZ *9M^MNS\TMPK*

#MY^Q[MU*9Q^QUQSP*TWNOYU*]W*O*[Q^QN*MPRQPMMY*NQ[MPUMZ*QP*KLM*#KOKM*SV*5ONQVSYPQO+*'LM*\NOPU*

ULONN *QP[SY\SYOKM*YM[STTMPZOKQSPU*VYST*USQN *MPRQPMMYQPR*OPZ*RMSNSRW*YM\SYKU+* *3YQSY*KS*

QUUaOP[M*SV*O*RYOZQPR*\MYTQKC*QT\YS^MTMPK*\NOPU*TaUK*]M*O\\YS^MZ*]W*KLM*5QKW*"PRQPMMY*

OPZ*KLM*SYQRQPON*QPe<SP<TWNOY*\NOPU*VQNMZ*_QKL*KLM*9M^MNS\TMPK*#MY^Q[MU*9Q^QUQSP+*?9#<=A

.H+ 9M^MNS\MY*ULONN*Ua]TQK*QT\YS^MTMPK*\NOPU*OPZ*ZYOQPORM*[ON[aNOKQSPU*KLOK*ZMTSPUKYOKM*KLOK*

UKSYT*ZYOQPORM*VYST*KLM*\YScM[K*\YS\MYKW*OPZ*ONN*a\UKYMOT*OYMOU*_QNN*]M*UOVMNW*[SP^MWMZ*KS*

OP*O\\YS^MZ*ZYOQPORM*VO[QNQKW+**'LM*ZMUQRP*OPZ*[SP^MWOP[M*YSaKM*ULONN*]M*[ST\OKQ]NM*_QKL*

KLM*5QKWkU*6OUKMY*3NOP*SV*9YOQPORM*OPZ*ULONN*]M*O\\YS^MZ*]W*KLM*5QKW*"PRQPMMY*\YQSY*KS*

O\\YS^ON*SV*QT\YS^MTMPK*\NOPU+*?9#<FA

.l+ 9M^MNS\MY * ULONN * YMTS^M * OPZ * YM\NO[M * ONN * QT\YS^MTMPKU * KLOK * OYM * ZOTORMZ * ZaYQPR*

[SPUKYa[KQSP+**?9#<DA

.J+ 9M^MNS\MY*ULONN *MPKMY* QPKS*OP*ORYMMTMPKC *O\\YS^MZ*OU* KS *VSYT*]W*KLM*5QKW*0KKSYPMWC* KS*

QPUKONN*OPZ*[SPUKYa[K*ONN*\a]NQ[*QT\YS^MTMPKU*YMdaQYMZ*]W*KLQU*\MYTQK*OPZ*]W*KLM*5QKW*5SZM*

OPZ*ULONN*\SUK*UM[aYQKW*UOKQUVO[KSYW*KS*KLM*1QPOP[M*9QYM[KSYC*RaOYOPKMMQPR*KLM*QPUKONNOKQSP*

OPZ*[SPUKYa[KQSP *SV * ONN * YMdaQYMZ* QT\YS^MTMPKU *_QKLQP* KLM * KQTM*\MYQSZ * U\M[QVQMZ * QP * KLM*

ORYMMTMPK*SY*OPW*O\\YS^MZ*KQTM*MXKMPUQSP+*?9#<.FA

,-+ 0*[Q^QN*MPRQPMMY*NQ[MPUMZ*QP*KLM*#KOKM*SV*5ONQVSYPQO*ULONN*\YM\OYM*KLM*\a]NQ[*QT\YS^MTMPK*

\NOPU*OPZ*ZS[aTMPKU*VSY*KLQU*\YScM[K*QP*O[[SYZOP[M*_QKL*5QKW*UKOPZOYZU*OPZ*ULONN*Ua]TQK*ONN*

Ua[L*\NOPU* KS * KLM*5QKW*"PRQPMMY+ * *#a[L*\NOPU *OPZ*ZS[aTMPKU *ULONN * QP[NaZMC *]aK *PSK *]M*

NQTQKMZ*KSC*RYOZQPRC*UKYMMKC*ZYOQPORMC*UM_MYC*_OKMY*OPZ*SKLMY*O\\aYKMPOPK*QT\YS^MTMPK*\NOPU` *

O *TOUKMY *aKQNQKW *\NOP*ULS_QPR* KLM * NOWSaK *OPZ* NS[OKQSP*SV *ONN *SP<UQKM *OPZ*SVV<UQKM *aKQNQKW*

QT\YS^MTMPKU * KLOK * UMY^M * KLM *\YScM[K` * [SPUKYa[KQSP *[SUK * MUKQTOKMUC * USQNU * YM\SYKUC * OPZ *ONN*

\MYKQPMPK*MPRQPMMYQPR*ZMUQRP*[ON[aNOKQSPU+**5QKW*_QNN*PSK*O[[M\K*OP*O\\NQ[OKQSP*VSY*KLM*VQPON*

TO\*SY*\OY[MN*TO\*VSY*KLM*\YScM[K*SY*QUUaM*O*RYOZQPRC*UQKM*QT\YS^MTMPK*SY*]aQNZQPR*\MYTQK*

aPKQN*KLM*5QKW*"PRQPMMY*LOU*O\\YS^MZ*ONN*QT\YS^MTMPK*\NOPU+*?9#<.>A

,.+ 3YQSY * KS * QUUaOP[M * SV * O * UQKM * QT\YS^MTMPK * \MYTQKC * 9M^MNS\MY * ULONN * \YS^QZM * KS * KLM*

9M^MNS\TMPK*#MY^Q[MU*9Q^QUQSP*O*[ST\O[K*9QU[*?59A*[SPKOQPQPR*ZQRQKON*[S\QMU*SV*KLM*VQPON*

Ua]ZQ^QUQSP*TO\C*OZZYMUU*TO\C*OPZ*[Q^QN*QT\YS^MTMPKU*ZYO_QPRU*QP*9B4*VSYTOK+**3YQSY*KS*

QT\YS^MTMPK*]SPZ*YMNMOUMC*9M^MNS\MY*ULONN*\YS^QZM*OP*a\ZOKMZ*59*[SPKOQPQPR*ONN*[LOPRMU*

KLOK*S[[aY*ZaYQPR*[SPUKYa[KQSP+**?9#<.DA

,,+ 9M^MNS\MY * ULONN * \YS[MUU * \MYTOPMPK *TOUKMY * \NOPPMZ * QT\YS^MTMPKU * KLOK * OYM * MNQRQ]NM * VSY*

YMQT]aYUMTMPK*QP*O[[SYZOP[M*_QKL*5QKW*\SNQ[QMUC*YMUSNaKQSPUC*OPZ*SYZQPOP[MU*QP*MVVM[K*OK*KLM*

KQTM*SV*YM[SYZOKQSP*SV*KLM*VQPON*TO\*SY*\OY[MN*TO\*SY*QV*KLMYM*QU*PS*Ua[L*TO\C*KLMP*OK*KLM *

KQTM*SV*\a]NQ[*QT\YS^MTMPK*\NOP*O\\YS^ON+*?9#<.HA

,=+ 9M^MNS\MY*ORYMMUC*OU*O*[SPZQKQSP*SV*O\\YS^ON*SV*KLQU*YMUSNaKQSPC*KS*QPZMTPQVWC*ZMVMPZ*OPZ*

LSNZ*LOYTNMUUC*OK*9M^MNS\MYkU*MX\MPUMC*5QKW*OPZ*QKU*ORMPKUC*SVVQ[MYU*OPZ*MT\NSWMMU*VYST*

OPZ*OROQPUK*OPW*[NOQTC*O[KQSP*SY*\YS[MMZQPR*[STTMP[MZ*_QKLQP*KLM*KQTM*\MYQSZ*\YS^QZMZ*
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VSY*QP*4S^MYPTMPK*5SZM*#M[KQSP*DDFJJ+=HC*KS*OKKO[eC*YM^QM_C*UMK*OUQZMC*^SQZ*SY*OPPaN*KLM*

O\\YS^ON*SV*KLQU*YMUSNaKQSP*SY*KS*ZMKMYTQPM*KLM*YMOUSPO]NMPMUUC*NMRONQKW*SY*^ONQZQKW*SV*OPW*

[SPZQKQSP*OKKO[LMZ*KLMYMKS+**5QKW*ULONN*\YST\KNW*PSKQVW*9M^MNS\MY*SV*OPW*Ua[L*[NOQTC*O[KQSP*

SY*\YS[MMZQPR*SV*_LQ[L*5QKW*YM[MQ^MU*PSKQ[MC*OPZ*5QKW*_QNN*[SS\MYOKM*VaNNW*_QKL*9M^MNS\MY*

QP*KLM*ZMVMPUM*KLMYMSV+* *9M^MNS\MY*ULONN*YMQT]aYUM*5QKW*VSY*OPW*[SaYK*[SUKU*OPZ*OKKSYPMWmU*

VMMU*KLOK*5QKW*TOW*]M*YMdaQYMZ*KS*\OW*OU*O*YMUaNK*SV*OPW*Ua[L*[NOQTC*O[KQSP*SY*\YS[MMZQPR+ *

5QKW*TOWC* QP* QKU*USNM*ZQU[YMKQSPC *\OYKQ[Q\OKM* QP* KLM*ZMVMPUM*SV*OPW*Ua[L*[NOQTC*O[KQSP*SY*

\YS[MMZQPRC*]aK*Ua[L*\OYKQ[Q\OKQSP*ULONN*PSK*YMNQM^M*9M^MNS\MY*SV*KLM*S]NQROKQSPU*SV* KLQU*

[SPZQKQSP+**9M^MNS\MYkU*O[[M\KOP[M*SV*KLQU*YMUSNaKQSP*SY*[STTMP[MTMPK*SV*[SPUKYa[KQSP*SY*

S\MYOKQSPU*aPZMY*KLQU*YMUSNaKQSP*ULONN*]M*ZMMTMZ*KS*]M*O[[M\KOP[M*SV*ONN*[SPZQKQSPU*KLMYMSV+*

?9#<.lA

,F+ 9M^MNS\MY*ULONN*\YS^QZM*ONN*PM[MUUOYW*MOUMTMPKU*VSY*UKYMMKUC*LQRL_OWUC*ONNMWUC*UQZM_ONeUC*

]YMMfM_OWUC*\OYe_OWUC*NOPZU[O\QPRC*aKQNQKQMUC*ZYOQPORM*VO[QNQKQMUC*OPZ*SKLMY*QT\YS^MTMPKU*OU*

YMdaQYMZ *]W *5QKW+ * * (V * Ua[L *MOUMTMPKU * [OPPSK *]M *S]KOQPMZ * VYST* KLM *\YS\MYKW *S_PMY *]W*

PMRSKQOKQSPC*5QKW*TOW*O[daQYM*KLMT*OK*KLM*MX\MPUM*SV*9M^MNS\MY*]W*MXMY[QUM*SV*KLM*\S_MY*SV *

MTQPMPK*ZSTOQP+**9M^MNS\MY*ULONN*]MOY*ONN*[SUKU*SV*MTQPMPK*ZSTOQP*\YS[MMZQPRUC*QP[NaZQPR*

O\\YOQUONC * O[daQUQKQSPC * OKKSYPMWkU * VMMUC * OPZ * [SaYK * [SUKU+ * @MVSYM * 5QKW * QUUaMU * O * UQKM*

QT\YS^MTMPK*\MYTQKC*9M^MNS\MY*ULONN*ZMZQ[OKM*ONN*YMdaQYMZ*MOUMTMPKU*KS*5QKW+*?9#<.JA

,>+ 9M^MNS\MY * ULONN * YMTS^M * RYOVVQKQ * VYST * KLM * \YScM[KC * QP[NaZQPR * RYOVVQKQ * SP * SVVUQKM * \a]NQ[*

QPVYOUKYa[KaYM *aPZMY * [SPUKYa[KQSP *]W *9M^MNS\MYC *_QKLQP *,F *LSaYU *SV * QKU * O\\MOYOP[M+ * * (V*

9M^MNS\MY*VOQNU*KS*YMTS^M*RYOVVQKQ*QP*O[[SYZOP[M*_QKL*KLQU*[SPZQKQSPC*KLM*5QKW*TOW*OK*KLM*

ZQU[YMKQSP*SV*KLM*9M^MNS\TMPK*#MY^Q[MU*6OPORMY*QUUaM*O*UKS\*_SYe*SYZMY*aPKQN*Ua[L*KQTM*OU*

KLM*RYOVVQKQ*QU*YMTS^MZ+*?9#<,-A

,D+ 'LM*[SPZQKQSPU*SV* KLQU* YMUSNaKQSP*ULONN *\YM^OQN *S^MY*ONN *STQUUQSPUC *[SPVNQ[KQPR*PSKOKQSPUC*

U\M[QVQ[OKQSPUC*ZQTMPUQSPUC*KW\Q[ON*UM[KQSPUC*OPZ*KLM*NQeMC*KLOK*TOW*SY*TOW*PSK*]M*ULS_P*SP*

KLM*QT\YS^MTMPK*\NOPU+*?9#<,.A

,H+ 9M^MNS\MY*ULONN*\OW*KLM*[SUK*SV*ONN*QPU\M[KQSPU*SV*SP<UQKM*OPZ*SVV<UQKM*QT\YS^MTMPKU+*?9#<

,,A

,l+ 9M^MNS\MY*ULONN*]M*YMU\SPUQ]NM*VSY*ONN*\YScM[K<YMNOKMZ*O[KQSPU*SV*9M^MNS\MYmU*MT\NSWMMUC*

[SPKYO[KSYUC*Ua][SPKYO[KSYUC*OPZ*ORMPKU*aPKQN*5QKW*O[[M\KU*KLM*QT\YS^MTMPKU+*?9#<,=A

,J+ 3YQSY*KS*]MRQPPQPR*[SPUKYa[KQSPC*9M^MNS\MY*ULONN*ZMUQRPOKM*QP*_YQKQPR*OP*OaKLSYQfMZ*ORMPK*

_LS*ULONN*LO^M*[ST\NMKM*OaKLSYQKW*KS*YM\YMUMPK*OPZ*KS*O[K*VSY*9M^MNS\MY+* *'LM*OaKLSYQfMZ*

ORMPK*ULONN*]M*\YMUMPK*OK*KLM*_SYe*UQKM*_LMPM^MY*_SYe*QU*QP*\YSRYMUU+* *9M^MNS\MY*SY*KLM*

OaKLSYQfMZ*ORMPK *ULONN *TOeM*OYYOPRMTMPKU*O[[M\KO]NM* KS *5QKW*VSY*OPW*MTMYRMP[W*_SYe+*

BLMP*5QKW*RQ^MU*SYZMYU*KS*KLM*OaKLSYQfMZ*ORMPK*KS*ZS*_SYe*YMdaQYMZ*VSY*KLM*[SP^MPQMP[M*

OPZ*UOVMKW*SV*KLM*RMPMYON*\a]NQ[*]M[OaUM*SV*QP[NMTMPK*_MOKLMY*SY*OPW*SKLMY*[OaUMC*OPZ*KLM*

SYZMYU*OYM*PSK*QTTMZQOKMNW*O[KMZ*a\SP*]W*KLM*OaKLSYQfMZ*ORMPKC*5QKW*TOW*ZS*SY*LO^M*Ua[L*

_SYe*ZSPM*]W*SKLMYU*OK*9M^MNS\MYmU*MX\MPUM+*?9#<,FA



!"#$%&'($)*+$,*-./-0*

12345*/67*-./-

829"*@

=-+ 3YQSY*KS*O\\YS^ON*SV*KLM*VQPON*TO\*SY*\OY[MN*TO\C*9M^MNS\MY*ULONN*\YS^QZM*KLM*5QKW*"PRQPMMY*

_QKL*_YQKKMP*M^QZMP[M*VYST*KLM*:MPKaYO*5SaPKW*5NMYemU*$VVQ[M*KLOK*9M^MNS\MY*LOU*MXM[aKMZ*

OPZ*VQNMZ*_QKL*KLM*5NMYe*ONN*[MYKQVQ[OKMUC*UKOKMTMPKU*OPZ*UM[aYQKQMU*YMdaQYMZ*]W*4S^MYPTMPK*

5SZM*#M[KQSPU*DDFJ,*OPZ*DDFJ=+*?9#<,DA

=.+ n#KOPZOYZ * #\M[QVQ[OKQSPU * VSY * 3a]NQ[ * BSYeU * 5SPUKYa[KQSPCn * NOKMUK * MZQKQSPC * OPZ * OPW*

TSZQVQ[OKQSPU * KLMYMKS * ]W * 5QKWC * OPZ * 5QKW * SV * $XPOYZ * #KOPZOYZ * %OPZ * 9M^MNS\TMPK*

#\M[QVQ[OKQSPU*OPZ*ONN*O\\NQ[O]NM*5QKW*#KOPZOYZ*3NOPUC*ULONN*]M*KLM*\YScM[K*U\M[QVQ[OKQSPUC*

MX[M\K*OU*PSKMZ*SKLMY_QUM*SP*KLM*O\\YS^MZ*QT\YS^MTMPK*\NOPU+* *5QKW*YMUMY^MU*KLM*YQRLK*KS*

a\RYOZMC *OZZ*KSC *SY*YM^QUM*KLMUM*U\M[QVQ[OKQSPU*OPZ*\NOPU*OPZ*ONN *SKLMY*5QKW*SYZQPOP[MUC*

\SNQ[QMUC*OPZ*UKOPZOYZU+* *(V*KLM*QT\YS^MTMPKU*YMdaQYMZ*SV*KLQU*\YScM[K*OYM*PSK*[ST\NMKMZ*

_QKLQP*.,*TSPKLU*VYST*KLM*ZOKM*SV*5QKWkU*O\\YS^ON*SV*KLM*QT\YS^MTMPK*\NOPUC*9M^MNS\MY*

ULONN * [ST\NW * _QKL * OPZ * [SPVSYT * KS * OPW * OPZ * ONN * a\RYOZMZC * OZZQKQSPON * SY * YM^QUMZ*

U\M[QVQ[OKQSPUC*\NOPUC*SYZQPOP[MUC*\SNQ[QMU*OPZ*UKOPZOYZU+*?9#<,HA

=,+ 9M^MNS\MY*ULONN*YMKOQP*O*5Q^QN*"PRQPMMY*NQ[MPUMZ*QP*KLM*#KOKM*SV*5ONQVSYPQO*KS*MPUaYM*KLOK*KLM*

[SPUKYa[KQSP*_SYe*[SPVSYTU*KS*KLM*O\\YS^MZ*QT\YS^MTMPK*\NOPU*OPZ*U\M[QVQ[OKQSPU*OPZ*KS*

\YS^QZM*[MYKQVQMZ*nOU<]aQNKn*\NOPU*OVKMY*\YScM[K*[ST\NMKQSP+* *9M^MNS\MYkU*Ua]TQKKON*SV*KLM*

[MYKQVQMZ*nOU<]aQNKn*\NOPU*QU*O*[SPZQKQSP*SV*5QKWkU*VQPON*O[[M\KOP[M*SV*KLM*\YScM[K+*?9#<,JA

==+ 0NN * RYOZQPR * ULONN * [SPVSYT * KS * 5QKWmU * RYOZQPR * SYZQPOP[M * OPZ * OPW * YM[STTMPZOKQSPU * SV*

9M^MNS\MYkU*USQNU*MPRQPMMY*KLOK*LO^M*]MMP*O\\YS^MZ*]W*KLM*5QKW*"PRQPMMY+**9M^MNS\MY*ULONN*

[SPVSYT*KS*ONN*O\\NQ[O]NM*PSKMU*U\M[QVQMZ*SP*KLM*UQKM*QT\YS^MTMPKhRYOZQPR*\NOP*[S^MY*ULMMK*

OPZ*RYOZQPR*\MYTQK+*?9#<=-A

=F+ (P*SYZMY* KS*TQKQROKM*OPW*\SKMPKQON * VNSSZQPR*SY*MYSUQSP*OVVM[KQPR*OZcO[MPK *\YS\MYKQMU*OPZ*

\a]NQ[ * YQRLKU<SV<_OWC *9M^MNS\MY *ULONN *[SPUKYa[K * YMdaQYMZ*ZYOQPORM*VO[QNQKQMU *[SP[aYYMPKNW*

_QKL*KLM*YSaRL*RYOZQPR*S\MYOKQSPUC*SY*_QKL*\YQSY*O\\YS^ON*SV*KLM*5QKW*"PRQPMMYC*\YS^QZM*

QPKMYQT*ZYOQPORM*QT\YS^MTMPKU*SP*O*KMT\SYOYW*]OUQU+*?9#<=.A

=>+ #KSYT*ZYOQPC * UM_MY*OPZ*_OKMY * VO[QNQKQMU * ULONN *[SPVSYT* KS*O\\NQ[O]NM*5QKW*6OUKMY *3NOPU+*

9M^MNS\MY*ULONN *\YM\OYM*\NOPU*VSY* KLMUM*VO[QNQKQMU* QP*O[[SYZOP[M*_QKL*5QKWkU*MPRQPMMYQPR*

ZMUQRP*[YQKMYQO*QP*MVVM[K*OK*KLM*KQTM*SV*QT\YS^MTMPK*\NOP*Ua]TQKKON+**9M^MNS\MY*ULONN*Ua]TQK*

\NOPU*_QKL*\MYKQPMPK*MPRQPMMYQPR*OPONWUMU*OPZ*ZMUQRP*[ON[aNOKQSPU*VSY*YM^QM_*OPZ*O\\YS^ON*

]W*KLM*5QKW*"PRQPMMY*\YQSY*KS*QUUaOP[M*SV*O*UQKM*QT\YS^MTMPK*\MYTQK+*?9#<=FA

=D+ "O[L*NSK*ULONN*ZYOQP*QPKS*O*UKYMMKC*ONNMWC*SY*O\\YS^MZ*ZYOQP*US*KLOK*KLMYM*_QNN*]M*PS*aPZYOQPMZ*

ZM\YMUUQSPU+**?9#<=>A

=H+ @W*KQKNM*ULMMK*ZMZQ[OKQSP*OK*KLM*KQTM*SV*VQNQPR*KLM*Ua]ZQ^QUQSP*TO\C*9M^MNS\MY*ULONN*ZMZQ[OKM*

ONN*_OKMY*YQRLKU*VSY*KLM*\YScM[K*\YS\MYKW*KS*5QKW+**?9#<=JA

=l+ 9M^MNS\MY*ULONN*QPUKONN*_OKMY*TOQPUC*VQYM*LWZYOPKU*OPZ*_OKMY*UMY^Q[MU*QP*[SPVSYTOP[M*_QKL*

5QKW*#KOPZOYZ*3NOPU*OPZ*U\M[QVQ[OKQSPU*OU*ZQYM[KMZ*]W*KLM*5QKW*"PRQPMMY+*?9#<F.A
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=J+ 3YQSY*KS*ZMUQRPQPR*KLM*_OKMY*UWUKMT*VSY*KLM*\YScM[KC*9M^MNS\MY*ULONN*LO^M*O*[MYKQVQMZ*VQYM*

VNS_*KMUK *\MYVSYTMZ*KS*ZMKMYTQPM*MXQUKQPR*_OKMY*\YMUUaYM*OPZ*VNS_*[LOYO[KMYQUKQ[U+* *'LM*

_OKMY*UWUKMT*ULONN *]M*ZMUQRPMZ* KS*ONNS_*VSY*O*.-*\UQ*ZYS\* QP * KLM*UKOKQ[ *_OKMY*\YMUUaYM*

TMOUaYMZ*ZaYQPR*KLM*VQYM*VNS_*KMUK+***0VKMY*[SPUKYa[KQSP*OPZ*]MVSYM*5QKW*QUUaMU*O*[MYKQVQ[OKM *

SV*S[[a\OP[WC*KLM*5QKW*"PRQPMMY*TOW*YMdaQYM*O*UM[SPZ*KMUK+* *@MVSYM*\MYVSYTQPR*KLM*KMUKUC*

9M^MNS\MY*ULONN *S]KOQP*\MYTQKU* VYST*KLM*5QKW*"PRQPMMY+* *9M^MNS\MY*ULONN *LO^M*ONN * KMUKU*

[MYKQVQMZ*]W*O*TM[LOPQ[ONC*[Q^QNC*SY*VQYM*\YSKM[KQSP*MPRQPMMY*OPZ*\YS^QZM*_YQKKMP*YMUaNKU*SV*ONN*

KMUKU*KS*KLM*5QKW*"PRQPMMY+*?9#<FHA

F-+ 9M^MNS\MY*ULONN*[SPUKYa[K*ONN*UKYMMK*OPZ*YSOZ*QT\YS^MTMPKU*QP*[SPVSYTOP[M*_QKL*KLM*5QKW*

5SZMC*KLM*5QKWkU*,-=-*4MPMYON*3NOPC*OPZ*OPW*O\\NQ[O]NM*U\M[QVQ[*\NOP+*?9#<FlA

F.+ 9M^MNS\MY*ULONN*ZMZQ[OKM*OPZ*QT\YS^M*KS*5QKW*UKOPZOYZU*ONN*UQZM_ONeUC*\OYe_OWUC*UKYMMKUC*

ONNMWUC*OPZ*UKYMMK*O\\aYKMPOP[MU+*5QKW*_QNN*POTM*ONN*UKYMMKU*QP*O[[SYZOP[M*_QKL*OZS\KMZ*5QKW*

RaQZMNQPMU+*?9#<FJA

F,+ #KYMMK*OPZ*YSOZ*QT\YS^MTMPKU*ULONN*[SPVSYT*KS*5QKW*UKOPZOYZU*OPZ*\SNQ[QMU+**(T\YS^MTMPKU*

ULONN*QP[NaZM*a\RYOZQPR*SV*MXQUKQPR*\O^MTMPK*ONSPR*KLM*\YScM[K*VYSPKORM*KS*5QKW*UKOPZOYZU*

]W*YMTS^QPR*OPZ*YM\NO[QPR*SY*S^MYNOWQPRC*OU*ZQYM[KMZ*]W*KLM*5QKW*"PRQPMMY+*?9#<>.A

F=+ 9M^MNS\MY*ULONN*QT\YS^M*ONN*UKYMMKUC*ONNMWUC*UQZM_ONeUC*[aY]UC*OPZ*RaKKMYU*OZcO[MPK*KS*KLM*

\YScM[K * QP * O[[SYZOP[M *_QKL *5QKW * UKOPZOYZUC * OU * PM[MUUOYW * KS * \YS^QZM * UOVM * ^MYKQ[ON * OPZ*

LSYQfSPKON*KYOPUQKQSPU+*?9#<>,A

FF+ 9M^MNS\MY*ULONN*\YS^QZM*USQNU*YM\SYKUC*n!n*^ONaM*KMUKUC*OPZ*[ST\O[KQSP*KMUKU*VSY*ONN*UKYMMKU+*

9MKMYTQPOKQSP*SV*KLM*O[KaON*UKYa[KaYON*UM[KQSPU*ULONN*]M*]OUMZ*SP*5QKWkU*ZMUQRP*\YS[MZaYMC*

O\\NWQPR*KLM*O\\YS\YQOKM*KYOVVQ[*QPZMX*U\M[QVQMZ*QP*5QKW*UKOPZOYZU+*?9#<>=A

F>+ 9M^MNS\MY*ULONN*QPUKONN*ONN*_OKMYC*ROUC*UM_MYC*UKSYT*ZYOQPC*MNM[KYQ[ONC*[O]NM*KMNM^QUQSPC*OPZ*

KMNM\LSPM*NQPMU*]MVSYM*OPW*\O^QPR*QU*\NO[MZ+*?9#<>FA

FD+ 3YQSY*KS*YMNMOUM*SV*KLM*VQPON*TO\*SY*\OY[MN*TO\*VSY*YM[SYZOKQSPC*9M^MNS\MY*ULONN*\YS^QZM*KLM*

5QKW*"PRQPMMY*_QKL*O*.--<U[ONM*]OUM*TO\*VSY*OZZYMUUQPR*\aY\SUMU+**'LM*TO\*ULONN*]M*ZYO_P*

SP*.l<QP[L*]W*,F<QP[L*TWNOY*OPZ*ULONN*ULS_*KLM*UKOPZOYZ*OZZYMUU*TO\*KQKNM*]NS[eC*PSYKL*

OYYS_C*UKYMMK*POTMUC*KYO[K*PaT]MYC*\LOUM*]SaPZOYW*OPZ*NSK*PaT]MYU+**'LM*5QKW*_QNN*OUUQRP*

ONN*OZZYMUUMU+*?9#<>DA

FH+ 3YQSY*KS*YMNMOUM*SV*KLM*VQPON*TO\*SY*\OY[MN*TO\*VSY*YM[SYZOKQSPC*9M^MNS\MY*ULONN*\SUK*O*]SPZ*

SY*SKLMY*UM[aYQKW*UOKQUVO[KSYW*KS*KLM*5QKW*0KKSYPMWC*RaOYOPKMMQPR*KLOK*ONN*TSPaTMPKU*_QNN*]M*

UMK*OU*YMdaQYMZ*]W*KLM*4S^MYPTMPK*5SZM*OPZ*KLM*5QKW*5SZM+*?9#<>HA

Fl+ 9M^MNS\MY*ULONN *Ua]TQK *O* NOPZU[O\M*QYYQROKQSP*\NOP*\YM\OYMZ*]W*O* NQ[MPUMZ*\YSVMUUQSPONC*

ULS_QPR * \YS\MY * _OKMY *TMKMY * UQfMC * ]O[eVNS_ * \YM^MPKQSP * ZM^Q[MUC * OPZ * [YSUU<[SPPM[KQSP*

[SPKYSN+*?9#<>JA
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FJ+ 0U*\OYK*SV*KLM*TOUKMY*aKQNQKW*\NOPUC*9M^MNS\MY*ULONN*Ua]TQK*O*UKYMMK*NQRLKQPR*\NOP+*$P*5QKWkU*

O\\YS^ON*SV*KLM*\NOPC*9M^MNS\MY*ULONN*QPUKONN*UKYMMKNQRLKU*QP*O[[SYZOP[M*_QKL*KLM*\NOP+*?9#<

D-A

>-+ 9M^MNS\MY*ULONN*]M*YMU\SPUQ]NM*VSY*OPZ*]MOY*KLM*[SUK*SV*YM\NO[MTMPK*SV*ONN*MXQUKQPR*UaY^MW*

TSPaTMPKOKQSP*?M+R+C *\YS\MYKW*[SYPMYUA *ZQUKaY]MZ*SY *ZMUKYSWMZ*ZaYQPR*[SPUKYa[KQSPC *OPZ*

ULONN*VQNM*O\\YS\YQOKM*YM[SYZU*_QKL*KLM*:MPKaYO*5SaPKW*#aY^MWSYmU*$VVQ[M+*?9#<DFA

>.+ 9M^MNS\MY * ULONN * \YS^QZM * OZMdaOKM * ^MLQ[NM * UQRLK * ZQUKOP[M * OU * U\M[QVQMZ * ]W * 5ON'YOPU*

U\M[QVQ[OKQSPU*OK*ONN*ZYQ^M_OWU*OPZ*QPKMYUM[KQSPU+*?'!<H.A

>,+ 9M^MNS\MYC*\YS\MYKW*S_PMY*SY*KMPOPK*ULONN*\OYKQ[Q\OKM*QP*O*'YOVVQ[*6OPORMTMPK*0UUS[QOKQSP*

?'60A*QV*SPM*QU*VSYTMZ*OPZ*ULONN*QT\NMTMPK*OPZ*\OYKQ[Q\OKM*QP*ONN*\YSRYOTU*OPZ*UKYOKMRQMU*

MUKO]NQULMZ * ]W * KLM *'60+ * * 'LQU * [SPZQKQSP * ULONN * ]M * QP[NaZMZ * QP * ONN * NMOUMU * OPZ * YMPKON*

ORYMMTMPKU*VSY*KLM*\YScM[K*\YS\MYKW+*?'!<H,A

>=+ 9M^MNS\MY*ULONN*QPUKONN*]QeM*YO[eU*QP*O[[SYZOP[M*_QKL*5QKW*UKOPZOYZU*OK*NS[OKQSPU*O\\YS^MZ*

]W*5QKW*'YOVVQ[*"PRQPMMY+*?'!<H=A

>F+ 3YQSY*KS*QUUaOP[M*SV*O*]aQNZQPR*\MYTQKC*ONN*KYOVVQ[*UQRPONC*\O^MTMPK*TOYeQPR*OPZ*UQRP*\NOPU*

ULONN *]M*\YM\OYMZ*]W*O* YMRQUKMYMZ*5ONQVSYPQO* KYOVVQ[ *MPRQPMMY*OPZ*O\\YS^MZ*]W* KLM *5QKW*

"PRQPMMY*\YQSY*KS*QUUaOP[M*SV*O*RYOZQPRC*UQKM*QT\YS^MTMPK*SY*O*]aQNZQPR*\MYTQK+*?'!<HFA

>>+ 3YQSY*KS*QUUaOP[M*SV*OP*MP[YSO[LTMPK*\MYTQKC*9M^MNS\MYkU*ULONN*S]KOQP*5QKWkU*O\\YS^ON*SV*O*

[SPKYO[KSY*daONQVQMZ*KS*QPUKONN*KYOVVQ[*UQRPONUC*\O^MTMPK*TOYeQPRU*OPZ*UQRPU+**?'!<HDA

>D+ (P*PSP<YMUQZMPKQON*ZM^MNS\TMPKU*_LMYM*VQVKW*SY*TSYM*\MYUSPU*OYM*MT\NSWMZC*9M^MNS\MY*ULONN*

QP[NaZM * O * KYOPU\SYKOKQSP * QPVSYTOKQSP * [MPKMY * UKS[eMZ * _QKL * ]aU * U[LMZaNMUC * YQZMULOYM*

QPVSYTOKQSPC*OPZ*YMNOKMZ*QPVSYTOKQSP*SP*ONKMYPOKQ^M*TMKLSZU*SV*KYOPU\SYKOKQSP+* *9M^MNS\MY*

SY*S_PMY*ULONN*a\ZOKM*Ua[L*QPVSYTOKQSP*OK*NMOUK*SP[M*O*TSPKL+*?'!<HHA

>H+ 9M^MNS\MY*ULONN*\OW*KS*KLM*5SaPKW*SV*:MPKaYO*O*YSOZ*TQKQROKQSP*VMM*QP*O[[SYZOP[M*_QKL*KLM*

ORYMMTMPK * ]MK_MMP * KLM *5QKW * OPZ * KLM *5SaPKW * SV *:MPKaYO+ * * 3YSSV * SV * \OWTMPK * ULONN * ]M*

\YS^QZMZ* KS * KLM *9M^MNS\TMPK*#MY^Q[MU*9Q^QUQSP*\YQSY * KS * QUUaOP[M*SV *O *]aQNZQPR*\MYTQK+*

?9#<.->A

%0-0.),10$"'!0&-*(0!'!,0(*#.'()$%*"*)$!

>l+ #a]ZQ^QZMY * ULONN *ZMZQ[OKM *O *_OQ^MY *SV *ZQYM[K *O[[MUU* ?QPRYMUU*OPZ*MRYMUUA * YQRLKU * KS *!Q[M*

0^MPaM*VYST*\YS\SUMZ*NSKU*.*KLYSaRL*D+**'LM*ZMZQ[OKQSP*OPZ*O[[M\KOP[M*ULONN*S[[aY*SP*KLM*

VQPON*TO\+**?9#A

>J+ #a]ZQ^QZMY * ULONN * QP[NaZM *SP * KLM * VQPON *TO\ * KLM *ZMZQ[OKQSP *SV * O * PSP<MX[NaUQ^M * UQZM_ONe*

MOUMTMPK*KS*5QKW*KLOK*MP[ST\OUUMU*KLM*UQZM_ONe*ONSPR*!Q[M*0^MPaM+*?9#A
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D-+ 3YQSY * KSC * SY * [SP[aYYMPK *_QKLC * YM[SYZOKQSP *SV * KLM * VQPON *TO\C *#a]ZQ^QZMY * ULONN * MXM[aKM * O*

#KSYT_OKMY*0[[M\KOP[M*9MMZ*KS*\MY\MKaONNW*O[[M\K*UKSYT_OKMY*YaPSVV*VYST*!Q[M*0^MPaM*

SPKS *\YQ^OKM * \YS\MYKW+ * * (P * NQMa *SV * KLQU * ZMMZC *#a]ZQ^QZMY *TOW* [SPUKYa[K * OPZ *ZMZQ[OKM * O*

UM\OYOKM*UKSYTZYOQP*UWUKMT*VSY*ZMZQ[OKQSP*KS*KLM*5QKW+**9MMZ*ULONN*QP[NaZM*O*UKOPZOYZ*LSNZ*

LOYTNMUU * [NOaUM *\YS^QZQPR * KLM *5QKW *_QKLQP * QPZMTPQVQ[OKQSP * VSY * OPW *ZOTORM * [OaUMZ *]W*

ZQYM[KQPR*ZYOQPORM*SPKS*\YQ^OKM*\YS\MYKW+**?9#A

D.+ 1aKaYM * \YScM[KU * _QKLQP * KLQU * Ua]ZQ^QUQSP * OYM * MNQRQ]NM * KS * \YS^QZM * UKSYT_OKMY * daONQKW * QP*

O[[SYZOP[M *_QKL * KLM * YMdaQYMTMPKU * SV * KLM * GaNW * ,--- *6aPQ[Q\ON * #M\OYOKM * #KSYT *#M_MY*

#WUKMT*?6#FA*OPZ*OUUS[QOKMZ*,--,*'46*]OUMZ*SP*KLM*MX[M\KQSP*[YQKMYQO*QP[NaZMZ*QP*KLM*

,-.-*6#F*\MYTQK*OPZ*OUUS[QOKMZ*,-..*'M[LPQ[ON*4aQZOP[M*6OPaON*?'46A+**?9#A

D,+ 0NN * VaKaYM *\YScM[KU *_QKLQP* KLQU * Ua]ZQ^QUQSP * ULONN *ZMUQRP *\YS\SUMZ* UQKM * QT\YS^MTMPKU * KS*

\YSTSKM*UQRPQVQ[OPK*QPVQNKYOKQSP*OU*YMdaQYMZ*]W*KLM*,--,*'46+**?9#A

D=+ #a]ZQ^QZMY * ULONN * \YS^QZM * UMZQTMPK * YMTS^ON * VYST * UKSYT_OKMY * YaPSVV * ]W * [SPUKYa[KQPR*

UMZQTMPK*]OUQPU*ZMUQRPMZ*KS*TMMK*SY*MX[MMZ*KLM*UKOPZOYZU*SV*1O[K*#LMMK*#"<,*#MZQTMPK*

@OUQP*ZQUKYQ]aKMZ*]W*50#b0*SP*MO[L*NSK+**0NKMYPOKQ^M*TMOPU*SV*UMZQTMPK*YMTS^ON*TOW*]M*

O\\YS^MZ*]W*KLM*9M^MNS\TMPK*#MY^Q[MU*6OPORMY+**?9#A

DF+ 9M^MNS\MY*ULONN*_QZMP*PSYKL]SaPZ*!Q[M*0^MPaM*KS*\YS^QZM*KLYMM*.,<VSSK*_QZM*PSYKL]SaPZ*

KLYSaRL * NOPMUC * OP * l * VSSK *_QZM * PSYKL]SaPZ * ]QeM * NOPMC * [aY]C * RaKKMY * OPZ * O * D * VSSK *_QZM*

TMOPZMYQPR*UQZM_ONe+**(T\YS^MTMPKU*ULONN*]M*TSZQVQMZ*OK*KLM*QPKMYUM[KQSP*SV*#KaYRQU*!SOZ*

KS*QP[NaZM*O*.,*VSSK*_QZM*ZMZQ[OKMZ*YQRLK*KaYP*\S[eMK*_QKL*KLM*]Q[W[NM*NOPM*YMZa[MZ*KS*D*VMMK*

_QZM+**'LMUM*QT\YS^MTMPKU*ULONN*MXKMPZ*VYST*#KaYRQU*!SOZ*KS*KLM*PSYKL*\YS\MYKW*NQPM*SV*KLM*

YOQNYSOZ*YQRLK<SV<_OW+**1QPON*ZMUQRP*QU*Ua]cM[K*KS*O\\YS^ON*SV*KLM*5QKW*'YOVVQ[*"PRQPMMY+**'LM*

ZMUQRP*OPZ*[SPUKYa[KQSP*SV*KLM*!Q[M*0^MPaM*QT\YS^MTMPKU*QU*PSK*YMdaQYMZ*aPKQN*Ua[L*KQTM*OU*

O*\MYTQK*SY*SKLMY*RYOPK*SV*O\\YS^ON*VSY*ZM^MNS\TMPK*SV*KLM*VQYUK*SV*%SKU*.*KLYSaRL*D*QU*

\YS\SUMZ+**BLMP*O*\MYTQK*SY*SKLMY*RYOPK*SV*O\\YS^ON*VSY*ZM^MNS\TMPK*SV*KLM*VQYUK*SV*%SKU*.*

KLYSaRL*D*QU*\YS\SUMZC*KLM*MPKQYM*!Q[M*0^MPaM*_QZMPQPR*ULONN*]M*[ST\NMKMZ+**(V*9M^MNS\MY*

[LSSUMU*KS*ZMVMY*!Q[M*0^MPaM*QT\YS^MTMPKUC*9M^MNS\MY*ULONN*YM[SYZ*O*ZS[aTMPK*\YS^QZQPR*

PSKQ[M*KS*VaKaYM*\aY[LOUMYU*SV*%SKU*.*KLYSaRL*D*SV*KLQU*ZMVMYYMZ*QT\YS^MTMPK*YMdaQYMTMPK+*

9M^MNS\MY * ULONN * MPKMY * QPKS * O * Ua]ZQ^QUQSP * QT\YS^MTMPK * ORYMMTMPK * OPZ *\SUK * UM[aYQKW * QP*

O[[SYZOP[M*_QKL*#a]ZQ^QUQSP*6O\*0[K*#M[KQSP*DDFD,*\YQSY*KS*YM[SYZOKQSP*SV*KLM*VQPON*TO\*

_LMKLMY*KLM*QT\YS^MTMPKU*OYM*\YS\SUMZ*VSY*QTTMZQOKM*QT\YS^MTMPK*SY*OYM*ZMVMYYMZ*QPKS*

KLM*VaKaYM+**?'!h9#A

!")&14#"0&'5/#.*"6'()$%*"*)$!

D>+ 3YQSY * KS * QUUaOP[M * SV * O * RYOZQPR * \MYTQK * SY * [STTMP[MTMPK * SV * OPW * [NMOYQPRC * RYOZQPR * SY*

MX[O^OKQSPC*9M^MNS\MY*ULONN *\YS^QZM*KLM*5QKW*"PRQPMMY*_QKL*O*[S\W*SV*O*NMKKMY*VYST*KLM*

5ONQVSYPQO *#KOKM*BOKMY *!MUSaY[MU *5SPKYSN *@SOYZC *#KSYT*BOKMY *3MYTQK *&PQK *OUUQRPQPR*O*

\MYTQK * QZMPKQVQ[OKQSP *PaT]MY* KS * KLM *)SKQ[M*SV * (PKMPK * ?)$(A*Ua]TQKKMZ *]W*9M^MNS\MY * QP*

O[[SYZOP[M*_QKL*KLM*)39"#*5SPUKYa[KQSP*4MPMYON*3MYTQK+**9M^MNS\MY*ULONN*[ST\NW*_QKL*ONN *

OZZQKQSPON * YMdaQYMTMPKU * SV * KLM *4MPMYON * 3MYTQKC * QP[NaZQPR * \YM\OYOKQSP * SV * O * #KSYT_OKMY*
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3SNNaKQSP*3YM^MPKQSP*3NOP*?#B333A+**'LM**#B333*ULONN*QZMPKQVW*\SKMPKQON*\SNNaKOPK*USaY[MU*
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	PC staff report Triliad.pdf
	1) Recommendation: That the Planning Commission:
	a) Adopt Mitigated Negative Declaration No. 11-04; and,
	b) Adopt a resolution recommending that the City Council approve Planning & Zoning Permit No. 10-300-05 for a tentative tract map, subject to certain findings and conditions.

	2) Project Description and Applicant: A request to subdivide approximately 32 acres into seven parcels varying in size between 2.19 and 10.82 acres each, for future industrial development consistent with the Light Manufacturing (M-1-PD) zone. Located at 2600 Challenger Place and 150, 300, 350 & 400 Discovery Drive (APN 216-0-160-405). Filed by Valerie Draeger, Triliad Development, Inc., on behalf of property owner PEGH Investments LLC, 270 Conejo Ridge Ave., Suite 200, Thousand Oaks, CA 91361-4944.
	3) Existing & Surrounding Land Uses: The subject property is largely vacant and unimproved, except for an existing cart racing track at the southeast corner of the site. The following table summarizes the land uses and zones surrounding the project site.
	4) Background Information: The Planning Commission approved Resolution No. 2004 – 98 on December 16, 2004, approving Special Use Permit No. 04-500-16 to allow the construction of a cart racing/training track on eight acres of the 32-acre property. The City Council adopted Ordinance No. 2680 on January 25, 2005, approving Zone Text Amendment No. 04-580-03 changing Zoning Code Section 34-95(g) to permit “corporate training and professional development facilities including ancillary outdoor activities” in the M-1-PD zoning district (note: Zoning Code section was subsequently renumbered to 16-221(C)(7)(c)). An on-site improvement permit was issued in 2004 for construction of the race track. A grading permit was issued in 2000 for dirt stockpiling on the westerly half of the property.
	5) Environmental Determination: The proposed development is subject to review in accordance with the California Environmental Quality Act (CEQA). Staff prepared an Initial Study to evaluate the project’s potential for any significant adverse impacts on the environment. None of the topics in the Initial Study were identified as having potentially significant impacts, and staff recommends a Mitigated Negative Declaration (MND). Mitigation measures are included for construction-related impacts to air quality and cultural resources. Two mitigation measures are included for long-term impacts to traffic, and must be completed prior to approval of the final map and/or issuance of future building permits. One mitigation measure is included for long-term impacts to utilities and service systems, and the applicable fee must be paid prior to issuance of future building permits.
	On November 14, 2011, the applicant agreed to mitigation measures recommended by staff to address the identified adverse impacts. The proposed MND consisting of the Initial Study and recommended mitigation measures (MND #11-04) were made available for the requisite public review and comment period, from December 3 through December 22, 2011. Comments on the MND were submitted by Ventura County agencies (Watershed Protection District, Transportation Department) and one city resident; these comment letters are included with the Initial Study. Staff has reviewed the letters, and none of the comments require responses or changes to the MND. As such, no significant adverse impacts are expected to result from the proposed subdivision, and staff recommends that the Planning Commission adopt MND #11-04 (Attachment C).
	6) Analysis:
	a) General Discussion: The purpose of the proposed tentative map is to create seven parcels for future industrial development consistent with the Light Manufacturing (M-1-PD) zone. No development is proposed at this time. In the future, when specific projects are proposed on the parcels, separate special use permits will be required at the time of development. MND No. 11-04 (pages 3-4) evaluates the maximum development potential on the property, based on the proposed lot sizes and maximum Floor-Area Ratio that may be permitted on each lot (please note that the proposal for the 162,754-sq.ft. building on Lot 7 has been withdrawn by the applicant, and is no longer included in the project description).
	b) General Plan Consistency: Staff analyzed the proposed project for consistency with the 2030 General Plan. The land use designation is Industrial Light (ILGT), and the proposed subdivision is consistent. Industrial Light is intended to accommodate manufacturing within buildings and incidental light outdoor assembly, fabrication, and storage, as well as wholesale and retail sales of large commodities related to warehousing or service uses on-site. The proposed subdivision would facilitate sales of the parcels for future development of the lots, which staff recommends as suitable within the Industrial Light land use areas.
	Staff analyzed the proposed project for consistency with specific policies of the 2030 General Plan, as listed in the following table.
	Policy
	Discussion
	Community Development Policy 5.1 (pg. 3-24) states, “Encourage the clustering of industrial uses into areas that have common needs and are compatible in order to maximize their efficiency.”
	The future light industrial uses are located in an industrial area, and the project will be consistent with this policy.
	Community Development Policy 5.3 (pg. 3-25) states, “Encourage industrial activities to locate where municipal services are available including adequate storm drainage and water facilities, as well as easy access to multiple modes of transportation.”
	The future industrial uses are located in an industrial area with existing infrastructure and municipal services, and the project will be consistent with this policy.
	Community Development Policy 6.1 (pg. 3-25) states, “Require that agricultural land uses designated for long-term protection and production be buffered from urban land uses through the use of… greenbelts, open space setbacks, fencing, berming, and windrows.”
	The future industrial uses are located in an industrial area, and an adequate buffer (300 feet minimum) will be required near the existing agricultural operations to the south. The project will be consistent with this policy.
	Community Development Policy 8.5 (pg. 3-30) states, “Ensure that new development avoids or mitigates impacts on air quality, traffic congestion, noise, and environmental resources to the maximum extent feasible.”
	The future uses will be designed to avoid potential impacts (e.g. noise), as well as incorporate mitigation measures that address impacts to air quality, traffic, and other environmental resources. See discussion in MND No. 11-04 (pp. 16-27, 45-46, 51-54).
	Community Development Policy 8.10 (pg. 3-30) states, “Consider at an early stage the infrastructure investment needs of large-scale developments in order to evaluate these needs as part of long-range water supply, conveyance, wastewater, and other relevant planning
	The future development of the subject property was included in the 2005 Urban Water Management Plan, and the future industrial uses will have adequate water supply and wastewater facilities. See discussion in MND No. 11-04 (pp. 55-58).
	Community Development Policy 16.5 (pg. 3-35) states, “Require high quality development standards that increase the efficient use of existing industrial and commercial development areas so as to preserve agricultural land and minimize adverse environmental impacts.”
	The future industrial uses will be required to avoid potential impacts to environmental resources and nearby agricultural resources, as well as incorporate appropriate mitigation measures. See discussion provided in MND No. 11-04 (pp 14-15).
	Infrastructure & Community Services Policy 11.10 (pg. 4-16) states, “Prior to approval of a discretionary proposed project not subject to a Water Supply Assessment pursuant to Government Code Section 66473.7, a finding shall be made to ensure an adequate water supply for the proposed development.”
	The future development of the subject property was previously included in the 2005 Urban Water Management Plan (i.e. Table 4-2 that identifies the 50 acres south of McInnes Ranch, including the proposed project site), and the proposed project will have adequate water supply. See discussion provided in MND No. 11-04 (pp 55-58).
	Environmental Resources Policy 11.1 (pg. 5-10) states, “Continue to require a qualified archaeologist to perform a cultural resources survey prior to project approval. Inspection for surface evidence of archaeological deposits, and archaeological monitoring during grading activities should be required in areas where significant cultural resources have been identified or are expected to occur.”
	A Phase I Cultural Resources Survey report was prepared for the project site, and appropriate mitigation measures are included to reduce any potential impacts to a level less than significant (at time of development). See complete discussion provided in MND No. 11-04 (pp. 30-35).
	Environmental Resources Policy 11.3 (pg. 5-10) states, “Continue to require project applicants to have a qualified archaeologist conduct a record search at the South Coast Central Information Center located at CSU Fullerton and other appropriate historical repositories, conduct field surveys where appropriate, and prepare technical reports, where appropriate, meeting California Office of Historic Preservation Standards (Archaeological Resource Management Reports) prior to project approval.”
	A Phase I Cultural Resources Survey report was prepared for the project site, including a search of records at the SCCIC, and appropriate mitigation measures are included to reduce any potential impacts to a level less than significant (at time of development). See complete discussion provided in MND No. 11-04 (pp. 30-35).
	Environmental Resources Policy 11.6 (pg. 5-10) states, “In the event that archaeological/ paleontological resources are discovered during site excavation, continue to require that grading and construction work on the site is suspended until the significance of the features can be determined by a qualified archaeologist/paleontologist.”
	Appropriate mitigation measures are included (e.g. E-2 that requires suspending grading and construction work if deemed necessary) to reduce any potential impacts to a level less than significant. See complete discussion provided in MND No. 11-04 (pp. 30-35).
	Environmental Resources Policy 12.2 (pg. 5-11) states, “Support right-to-farm policies that promote the continuing viability of agriculture in the County.”
	Future development will be consistent with applicable measures of the County’s right-to-farm ordinance (Ord. No. 4151), and an adequate buffer of 300 feet will be required to protect the existing agricultural operations to the south of Fifth Street. The project will be consistent with this policy.
	Environmental Resources Policy 12.8 (pg. 5-12) states, “Continue the commitment of maintaining the Oxnard-Camarillo and Oxnard-Ventura Greenbelts and their associated policies.”
	Future development will incorporate an adequate buffer (300 feet) to protect the existing agricultural operations to the south of Fifth Street, thereby preserving agricultural production within the Oxnard-Camarillo Greenbelt. The project will be consistent with this policy.
	c) Conformance with Zoning Development Standards: The proposed subdivision is located in the Light Manufacturing (M-1-PD) zoning district, and the project may be permitted with a tentative subdivision map. The subdivision map complies with the applicable development standards of the M-1-PD zone as listed in the following table. In the future, when specific projects are proposed and special use permits are submitted, the individual projects will be reviewed at that time.
	d) Site Design: The proposed subdivision shows rectangular lot configurations that can accommodate large concrete tilt-up type structures for light industrial uses such as manufacturing and warehousing/distribution. Primary access will be provided to each proposed parcel from the existing Discovery Drive or Challenger Place. Rice Avenue will be designated as the new route of Highway 1 in the near future, and Development Services has included a special condition (#58) that prohibits direct ingress/egress along Rice Avenue. Development Services has also included a special condition (#64) requiring future construction of a right-turn lane on northbound Rice Avenue to Sturgis Road.
	

	7) Conformance with Subdivision Standards: Tentative Map No. 5885 is designed to comply, or has conditions to comply, with all applicable provisions of Chapter 15 of the City Code as well as the State Subdivision Map Act. The site is surrounded by urban development, and all off-site improvements have been previously constructed. All utilities and improvements associated with the current project will connect to existing infrastructure in the vicinity.
	8) Development Advisory Committee: The Development Advisory Committee (DAC) reviewed this project on September 28, 2011. Recommendations of the DAC are included in the attached resolutions.
	9) Appeal Procedure: The Planning Commission’s action on the tentative subdivision map is a recommendation, and the matter will be considered by the City Council in a noticed public hearing at a later date.
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