
 
 
 
 

PLANNING COMMISSION
STAFF REPORT

 
TO:  Planning Commission 
 
FROM: Douglas Spondello, Assistant Planner 
 
DATE: August 2, 2012 
 
SUBJECT: Planning and Zoning Permit No. 11-510-13, (Special Use Permit - Alcohol),  
 Located at 128 East Sixth Street. 
 
1) Recommendation: That the Planning Commission adopt a resolution approving Planning and 

Zoning Permit No. 11-510-13 for a special use permit, subject to certain findings and conditions. 
 
2) Project Description and Applicant: The project consists of a request to permit the sale of 

beer and wine for on-site consumption (ABC License Type 41) at an existing 1,875 square-foot 
restaurant, known as Sabor, located at 128 East Sixth Street.  Filed by Juvenal Correa, 128 East 
Sixth Street, Oxnard, CA 93030. 

 
3) Existing & Surrounding Land Uses: The restaurant is located within a freestanding 

building.  In addition, there are two detached residences located at the rear of the property, to the 
south and east of the subject building. 

 
LOCATION ZONING GENERAL PLAN EXISTING LAND USE 
Project Site Central Business 

District (CBD) 
CBD Commercial and Residential 

North CBD CBD Commercial 
South CBD CBD Residential 
East CBD CBD Commercial 
West CBD CBD Commercial 

 
4) Background Information: On December 4, 2008 and with Resolution No. 2008-79, the 

Planning Commission approved Special Use Permit No. 08-510-09 for the sale of beer and wine 
for on-site consumption at the subject restaurant.  This decision was appealed to the City 
Council.  On January 13, 2009, the Council adopted Resolution No. 13,593, upholding the 
appeal of the Planning Commission’s decision and denying the project on the grounds of local 
overconcentration of alcohol outlets, a crime rate in the area that was 42% higher than the 
Citywide average, and the finding that the use would not serve the public’s convenience and 
necessity. 

 
5) Environmental Determination: In accordance with Section 15301 of the State CEQA 

Guidelines, projects involving “permitting, leasing and licensing of existing…structures” may be 
found to be exempt from the requirements of the California Environmental Quality Act (CEQA). 
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The request is for on-site consumption of beer and wine.  There is no new development or 
expansion of development associated with this request. Therefore, staff has determined that there 
is no substantial evidence that the project may have a significant effect on the environment and 
recommends that Planning Commission accept the Notice of Exemption (see Attachment C).  
 

6) Analysis: 
 

a) General Discussion: The hours of operation are Monday through Sunday, 10:00 AM 
to 9:00 PM.  The request does not include dancing, entertainment, or outdoor dining 
activities and is specific to the restaurant building only. 

 
b) General Plan Consistency: The City’s 2030 General Plan land use designation for the 

subject site is for Central Business District uses which generally are intense retail and office 
land uses in the core of the City’s downtown area. The existing restaurant is located within 
an existing commercial building.  The proposed use is consistent with the 2030 General Plan. 
Therefore, approval of this special use has been determined to be consistent with the General 
Plan and the property’s land use designation. 

 
Consistency with the 2030 General Plan is defined by the relationship between 2030 General 
Plan policies and the proposed project.  The three consistency classification levels are: 
I. Direct Applicability to a Proposed Project or Program (full text of the policy and an 

explanation). 

II. Related or Indirect Applicability to the Proposed Project or Program (policy title and 
an explanation for each or groups of related or indirectly related policies). 

III. No or Distant Applicability to the Proposed Project or Program (all policies not listed 
as Level I and II are assumed to be consistent). 

 

POLICY LEVEL POLICY OR TITLE EXPLANATION 

CD 18.1 I 

Identify and attract a range of commercial, 
retail and industrial businesses that are 
compatible with the community’s 
business climate and not detrimental to 
the existing economy and environment.  

The proposed project will 
facilitate attracting new retail 
and restaurant businesses to 
the city.  

CD-18.10 II 
Support, stimulate, and foster increased 
activity of existing businesses within the 
community.  

The proposed project will 
support the existing hotel 
business on the adjacent 
property. 
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POLICY LEVEL POLICY OR TITLE EXPLANATION 

CD-14.1 
CD-14.2 
ICS-19.2 

II 

Design Review Process 
Development Advisory Committee 
Functions (DAC) 
Public Safety 

The Development Advisory 
Committee (DAC) review 
process led to changes in the 
project and/or conditions of 
approval that meet these Level 
II policies. 

 
c) Conformance with Zoning Development Standards: The proposed development is 

located in the Central Business District (CBD) zone district. In accordance with the City 
Code (16-148(K), the proposed sale of alcohol for on-site consumption is accessory to the 
restaurant use on site and may be permitted with an approved special use permit.  

 
The proposed use supports the City’s efforts to revitalize the Central Business District.  In 
June 2005, the City Council adopted the Downtown Strategic Plan, which establishes goals 
for downtown Oxnard.  The Plan acknowledges downtown as a special place, that “…has 
been a place to work, recreate, shop, gather for civic activities, or, simply, to hang-out”.  A 
particular goal of the Strategic Plan is to resurrect downtown Oxnard so that it will become a 
“modern downtown with the amenities and cultural attractions of a regional design center”.  
Staff finds that the Applicant’s objectives are consistent with the goals of the City’s adopted 
Strategic Plan, and therefore, would recommend approval of the requested use. 

 
d) Site Design: The building consists of 1,875 square feet of floor area, with the main entry 

facing Sixth Street.  The entry opens up into the restaurant, with a small cooking area to the 
east and the dining area to the west.  The cashier counter is located in the middle of a 
demising wall that separates the small cooking area from the seating area on the east.  The 
main kitchen area is enclosed as a separate room on the east side, past the cooking area and 
cashier station.  The dining area is made up of movable tables and chairs that seat a 
maximum of 49 people.  The restrooms are located at the rear of the establishment. 

 
The site is also developed with two existing detached residences, located south and east of 
the subject building.  There are a total of eight off-street parking spaces provided 
immediately to the west of the restaurant for public use.  No changes to the building floor 
plan or property are proposed as part of this request. 

 
e) Request for Sale of Alcoholic Beverages for On-Site Consumption:  An 

application for a Type 41 license (on-sale beer and wine for bona-fide public eating place) is 
pending with the State Department of Alcoholic Beverage Control (ABC) for the 
establishment. 
 
Local Concentration of Alcohol Outlets-  The Oxnard Police Department provided a report 
with information required by City Council Resolution No. 11,896 for sale of alcoholic 
beverages (Attachment D). This report provides information regarding the number of 
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incidents of police response, whether there is a presumption of undue concentration of 
establishments selling alcoholic beverages and whether approval of the special use permit is 
likely to significantly aggravate policing problems. There are four similar uses within 350 
feet of the site (none on Sixth Street).  Although there is a presumption under Resolution No. 
11,896 that an undue concentration within 1000 feet of the subject location would be added 
to if the application is granted, that presumption may be rebutted by a preponderance of the 
evidence and the Planning Commission may approve the permit if it finds the proposed use 
is not likely to aggravate police problems within 1,000 feet of the subject location.  Under 
Department of Alcoholic Beverage Control guidelines, State issuance of an ABC license for 
the subject location would not result in or contribute to an undue concentration of licenses 
based on the crime statistics and number of on-sale retail licenses in the census tract.   

 
Crime Statistics-  For comparison purposes the Police Department calculates the average 
number of part I and II crimes that occur per reporting district (grid) during a selected 12-
month period. The average city-wide, per grid base number of Part I and II crimes is 
currently 117.  
 
The average number of Part I and II crimes in the applicant’s reporting district and all other 
districts within 1000 feet of the applicant is 135 during the same 12-month time period. This 
is 15% higher than the average crime rate citywide.  This is far less than the 2008 crime rate 
of 42% above the citywide average.  The heaviest concentration of incidents occurred along 
Oxnard Boulevard between Fourth Street and Seventh Street and many are disturbance-
related. The number of disturbance-related incidents that list alcohol as a contributing factor 
are above the citywide average.  During the most recent 18-month period, there were a total 
of six calls for service to the business with only one of those being disturbance related.  
There have been no calls for service to this site in 2012. 

 
Additional Police Input-  The Beat Coordinator for the area was contacted and reported that 
the area surrounding the proposed site is generally not considered to be a policing problem 
and did not think that allowing alcohol at this site would aggravate policing issues.  

 
The owner of this business had applied for an alcohol license in 2008. At that time, there 
were some lingering law enforcement concerns and residents were opposed to adding 
another layer of risk to the neighborhood. The general area has long had a reputation for 
being a magnet for vice activity. When this site applied for the alcohol license in 2008, 
residents were concerned that illegal activity would increase. Since then, prostitution related 
activity has diminished significantly to the point where the Police Department no longer 
considers this a serious issue. Another concern at the time was the presence of a very 
problematic bar, The Capri, which was on the corner of Sixth Street and Meta. This bar has 
since been permanently closed and the myriad of problems associated with it are gone as 
well. One of the challenges in dealing with that bar was that it had no conditions of operation 
and, consequently, problem activity there was very difficult to effectively address. 
Thoroughly conditioning the proposed site may help reduce the likelihood that this location 
would follow in the footsteps of the Capri.  
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A concern that remains is the site’s close proximity to residences. There is a small apartment 
complex directly alongside the east portion of the building. The few rooms are primarily 
occupied by laborers and it is not considered a problem location. It is uncommon to have an 
alcohol outlet so close to residential uses and many potential conflicts can arise. Perhaps the 
most likely problem would be related to loud music and persons loitering. To minimize the 
likelihood for a conflict, the Police Department has included conditions of operation that will 
restrict the use of amplified music and prohibit dancing or live entertainment.  

 
 Lastly, the Police Department continues to be cautious about the density of alcohol outlets in 

the downtown area or Central Business District (CBD). There are more than 35 alcohol 
outlets in the CBD and the area has the highest concentration of alcohol outlets compared to 
anywhere else in the City. While the proposed use would normally be a very low risk type of 
alcohol outlet and this type of density is typical of “entertainment districts”, the fact that 
there is a high density of similar uses and a crime rate that is still slightly above average is of 
some concern and should not be taken lightly. However, the Police Department is confident 
that allowing the sale of alcohol at this location will not significantly aggravate existing 
problems. 

 
7) Community Workshop and Public Input: On February 17, 2012, the applicant mailed 

notices of the Community Workshop meeting to all property owners within the Five Points 
Northeast Neighborhood. A notice of this meeting was posted on the project site with a brief 
description and contact information. The Community Workshop was conducted on February 27, 
2012. At this meeting, several in attendance spoke in support of the proposal and business. 

 
The applicant provided staff with a petition in support of the use with over 1,000 signatures as 
well as several letters of support from local businesses and nonprofits.  These items are included 
in Attachment E. 

 
8) Appeal Procedure:  In accordance with Section 16-545 of the City Code, the Planning 

Commission’s action may be appealed to the City Council within 18 days after the decision date. 
Appeal forms may be obtained from the City Clerk and must be submitted with the appropriate 
fees before the end of the appeal period. 

 
Attachments: 

A. Maps (Vicinity, General Plan, Zoning) 
B. Reduced Project Plans 
C. Notice of Exemption 
D. Police Report 
E. Public Correspondence   

 Prepared by: ______ 
              DS 

 
 Approved by: ______

              SM 

F. Resolution 
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