
,("**'*&!#+))'..'+*
./"%%!-$,+-/

TO: Planning Commission

FROM: Ashley Golden, Principal Planner

DATE: August 16, 2012

SUBJECT: Planning and Zoning Permit No. 11-500-2, (Special Use Permit), Located at 2600 
North Vineyard Avenue.

1) Recommendation: That the Planning Commission approve Planning and Zoning Permit 
No. 11-500-2 for a special use permit, subject to certain findings and conditions.

2) Project Description and Applicant: A request to reuse an existing single tenant 101,460 
square foot vacant commercial retail building into a multi-tenant retail building with a 64,061 
square foot grocery store (Vallarta Market,  with up to five additional retail tenants within the 
market),  a 26,727 square foot discount  retail  tenant (Fallas),  10,671 square feet  of small 
individual  commercial  tenant  spaces,  and  demolition  of  the  former  outlying  tire  center 
building (4,327 square feet) and  garden center (20,890 square feet), resulting in an overall 
reduction of commercial use on the entire project site of 19.9 percent (25,217 square feet). 
The  request  includes  an  application  for  the  Vallarta  Market  to  sell  alcohol  for  off-site 
consumption.   The  existing  parking  lot  will  be  upgraded  with  new  parking  striping, 
landscaping, and loading areas.  The project is located at 2600 North Vineyard.  Filed by 
Thomas Layman, 20300 Ventura Blvd, Woodland Hills, CA 91364.

3) Existing & Surrounding Land Uses: The site  is  currently occupied with a  101,460 
square  foot  vacant  commercial  retail  building  (former  Home  Depot),  4,327  square  foot 
former tire center, and 20,890 square foot former garden center.  
LOCATION ZONING GENERAL PLAN EXISTING LAND USE
PROJECT SITE C2-PD Commercial General Vacant-commercial retail
North Unincorporated School School-El Rio School District
East Unincorporated Residential Rural Low Unincorporated/Industrial
South C2-PD/R2-PD Commercial General Self Storage/Residential
West C2-PD Commercial General Commercial

4) Background Information: In 1985, the City Council approved a zone change, tentative 
parcel  map,  general  plan amendment,  and planned development  permit  (PD-417) for  the 
construction and operation of an approximately 110,000 square foot discount membership 
department  store  (Price  Club).   In  1988,  the  Planning  Division  approved  a  minor 
modification for the conversion of the Price Club to a Home Depot.  This minor modification 
included changes to the parking lot and a new façade.  Various minor modifications were 
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approved during the operation of Home Depot, mainly for the construction and expansion of 
the garden center.  In 2005, the City Council approved a Special Use Permit (04-500-4) and 
associated density bonus permit, tentative map, and Mitigated Negative Declaration (MND # 
05-07) for a 259-unit residential development.  Approval for that residential development has 
since expired and it was never built.  The General Plan and zoning was not changed for the 
residential project as the present C2 zoning also allows residential uses.

Environmental Determination:  A negative declaration (ND 85-5) was prepared for the 
original build-out of the site in 1985 in accordance with the requirements of  the California 
Environmental Quality Act (CEQA).  With conversion of the building to Home Depot and 
addition of an outdoor garden center, a second negative declaration (ND 88-78) was prepared 
and subsequently adopted in accordance with CEQA.  

In addition to the environmental review in ND 85-5 and ND 88-78 of retail use of the site at 
the same or greater capacity than what is currently proposed, the 2030 General Plan EIR also 
considered  the  environmental  effects  of  retail  use  at  the  site.  Section  15183  (Projects 
Consistent With A Community Plan, General Plan, Or Zoning) of the State CEQA Guidelines 
provides that  “projects which are consistent with the development density established by 
existing zoning, community plan, or general plan policies for which an EIR was certified 
shall not require additional environmental review.”  The EIR that was certified in 2011 for 
the 2030 General Plan considered the use of the subject site as a retail center at full capacity. 
The modeling and discussion of traffic impacts in the 2030 General Plan EIR specifically 
included trip generation from the subject  site based on full  retail  occupancy of the three 
existing structures. The proposed project would reoccupy the site for similar retail use with a 
reduction of about 25,000 square feet (about 20 percent).  In that the proposed project is a 
reuse of an existing commercial center consistent with the 2030 General Plan and zoning for 
which  an  EIR was certified,  no  additional  environmental  review is  required.   The  2030 
General Plan EIR did not require mitigation specific to this project site or its location.

The State CEQA Guidelines also provide a categorical exemption from the requirements of 
CEQA  for  projects  involving  “[r]eplacement  or  reconstruction  of  existing  structures  and 
facilities where the new structure will be located on the same site and have substantially the 
same purpose and capacity as the structure replaced…” (15302(b))   This proposal includes 
reconstruction of the existing 101,460 square foot retail building, demolition of two smaller 
retail buildings, and minor alterations to the site including the maintenance and repair of the 
parking lot area.  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 B).  

5) Analysis:

a) General Discussion:  Vallarta Market would serve as the anchor tenant.  As part of 
their business model, up to five subtenants – each with about 950 square feet of area – 
area proposed within the market.  These “concession” spaces would be accessible only 
during Vallarta Market’s normal hours of operations.  The request to sell alcohol for off-
site consumption is limited to Vallarta Market, and would not be permitted within the 
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concession retail spaces.  Fallas, a discount store, will occupy 26,700 square feet, and the 
remaining 10,671 square feet of building area will be comprised of small tenants ranging 
in size from 1,057 square feet to 1,500 square feet.  Redevelopment of the subject site 
would start with demolition of two out-buildings totaling 25,217 square feet.  

b) General Plan Consistency:  The City’s 2030 General Plan land use designation for 
the subject site is for General Commercial (CG) which allows  retail centers and free-
standing  commercial  uses  along  major  corridors.  The  proposed  uses  are  retail 
commercial, and the project is consistent with the 2030 General Plan, as shown below. 
Approval of development and sale of alcohol for off-site consumption is also consistent 
with the 2030 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 – 4.2

CD – 4.4

I

Commercial  Revitalization  and 
Redevelopment:  Encourage  upgrading, 
beautification,  revitalization,  and  appropriate 
reuse  of  existing  commercial  areas  and 
shopping  centers  and,  especially  within 
redevelopment  project  areas,  continue  to 
develop  and  implement  programs  that  link 
commercial  areas  with  their  adjoining 
neighborhoods and increase overall jobs, sales 
and property valuation. 

Commercial Area Aesthetics:
Require  that  older  commercial  development 
upgrade/improve  landscaping and architecture, 
if  warranted,  during  discretionary  review 
opportunities
 

The site has been 
vacant for years. 
This project would 
beautify and 
revitalize an 
existing 
commercial area by 
providing a new 
building façade and 
landscaping. 
Furthermore, it 
would provide 
shopping 
opportunities for 
the surrounding 
land uses and 
revitalize the 
exiting multi-tenant 
shopping area and 
fast food tenant on 
the adjacent 
parcels.  

CD-1.3 II Redevelopment to Mixed Use- 

Attract New Business

Re-use  of  the 
existing  shopping 
center for a grocery 
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POLICY LEVEL POLICY OR TITLE EXPLANATION

Transit Facilities for New Developments

Street Crossings

store,  department 
store,  and  various 
retail  uses  will 
facilitate  attracting 
new  retail 
businesses  to  the 
city  and  provide 
services  to  the 
existing 
neighborhood.   In 
addition the project 
includes  off-site 
transit 
improvements  for 
the  local  bus 
service  including 
bus  shelters  and 
benches, as well as 
a  cross  –walk  on 
Ventura Blvd. 

III All policies not listed above
No  or  Distant 
Applicability  to  the 
Proposed Project

c) Conformance with Zoning Development Standards: The proposed development 
is located in the General Commercial Planned Development (C2-PD) zone district. In 
accordance with the City Code, the proposed use and redevelopment may be permitted 
with an approved special use permit.  The sale of alcohol for offsite consumption may be 
permitted with an approved special use permit.  Applicable development standards of the 
C2  zone  and  the  Planned  Development  designation  have  been  compared  with  the 
proposed project, as follows: 

DEVELOPMENT 
STANDARD REQUIREMENT PROPOSED COMPLIES

?
Max. building height
16-137

2 stories or 35 feet.  Additional 
height may be permitted as part of 
an SUP (16-530—16-553)

Existing: 32-feet.  Main entry 
extending to 40-feet YES/SUP

Front yard setback
16-139

10 feet from property line; Existing: Approximately 400 
feet from Vineyard Avenue YES

Side yard setback
16-140

5 feet. 
Zero when abuts another C-2 
zoned lot.

Existing: Approximately 60-
feet from abutting residential 
development

YES

Rear yard setback
16-141

None if =<16 feet in height;
15 feet if >16 feet in height;
10 feet if abuts an alley.

Existing: Approximately 62-
feet YES

Floor Area Ratio 30% max. Bldg A: 101,460 SF
Bldg B:     2,422 SF
 103,882 SF (19.5%)

YES

Offstreet parking: Required: 416 spaces Provided: YES, with 
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DEVELOPMENT 
STANDARD REQUIREMENT PROPOSED COMPLIES

?
      (1 per 250 SF of gross floor area.)  

Loading Zones: 4
575 Standard Stalls
 19 Compact stalls
 13 Handicap stalls
607 Total Stalls
(117 are in a gated area)

Loading Zone: 3

condition of 
approval no. 
77

Parking space sizes & 
design:
! Standard (16-636 & 

16-638)

! Loading (16-644)

! 9’W x 19’L standard stalls.

! 12’W x 40’L x 14’H ; alt size 
with PC or director approval

Applicant to re-strip to city 
standard for standard stalls
Compact stalls: 9’W x 16’L

Loading: 3 @ 12’ w x 40’L x 
14” H;
9’ W x 40’ L for inline tenants

Yes, with 
approval of 
SUP for 9’ W 
x 40’ L for 
inline 
tenants

Parking area Landscape 
Req. (16-641):
! Along streets/alleys
! Along interior PLs 

! Parking/vehicle area 
(16-641)

! Landscape fingers 
(16-641)

! Trees (for lots with 
20+)

! Min. 10’ wide strip.
! Min. 5’ wide perimeter in 

parking areas.

! Minimum 5% of area, exclusive 
of any other required 
landscaped area abutting a 
street or alley.

! 9’W x 20’L - every 10 spaces with 
2 trees.

! Min. 40’ O.C.

! Min. 10’ wide strip. - Yes
! Min. 5’ wide perimeter in 

parking areas. - Yes

11.2% of total lot is 
landscaped.

New parking areas meet City 
Code. Existing plant material 
will be enhanced and 
replaced. 

Existing perimeter trees will 
remain.

YES 

Fence (16-310) ! Cannot be located in the FY 
setback area

! No chain link in FY
! 8’ max height

! Not in setback area

! No chain link in FY
! Existing zone wall is 6’ 

CMU

Wrought iron gate for access 
behind the building;

Yes

Lighting
16-320

Comply with Section 16-320 of the 
City Code.

Existing lighting conditions 
will be upgraded

Conditioned
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d) Site Design: The main building sits approximately 400 feet from Vineyard Avenue and 
200 feet from Ventura Boulevard. With the exception of the demolition of the former tire 
center and garden center and the conversion of these areas to parking stalls, the center 
will retain its basic existing layout with orientation to Vineyard Avenue.  The fast food 
restaurant, fronting Vineyard Avenue, is on a separate parcel, but the landscape planters 
adjacent and internal to their lot  will  be refurbished with this project.  The shopping 
center on the corner of Vineyard Avenue and Ventura Blvd (2550 N. Vineyard Avenue) is 
not a part of the project. 

e) Circulation and Parking:   Re-occupancy of the shopping center includes upgrading 
most of the existing drive aisles to current City standards, restriping the parking lot area, 
and conversion of existing compact parking stalls to standard parking widths (9’).  New 
drive aisles, parking stalls, and landscaping will  be installed on the north side of the 
existing building, upon removal of the garden center and tire center.  

A traffic study, prepared using cumulative project data consistent with the 2030 General 
Plan EIR, was prepared for the project.  Level of service (LOS) analyses were completed 
for 11 intersections in the study area for the AM and PM peak hours for existing and 
cumulative traffic conditions with and without the project.  The traffic study indicated 
that  project  would generate  a  project  specific  impact  at  the  Vineyard Avenue/Collins 
Street intersection during AM and PM peak hours.  The traffic study recommends, and 
the conditions of approval require, that this project restripe northbound Collins Avenue at 
its  intersection with Vineyard Avenue to  provide for  a  left  turn pocket.   This  would 
address the LOS impact at that intersection.   

The site has three existing access points and one proposed new access point on Vineyard 
Avenue between 2550 Vineyard Avenue and the fast food restaurant. A traffic diverter is 
required at the driveway on Ventura Boulevard, which would restrict traffic movements 
to right turns in and right turns out.  A condition of approval requires this diverter be 
installed prior to occupancy of the subject property.  With this traffic diverter, access to 
the businesses at  2550 Vineyard Avenue will  be negatively impacted.   To lessen this 
impact, provide better circulation within the site, and improve safety for the Gold Coast 
Transit  (GCT) bus stop on Vineyard Avenue, the City’s  Traffic Engineering Division 
recommends  a  new  driveway  on  Vineyard  Avenue,  between  the  2550  N.  Vineyard 
Avenue  building  and  the  existing  fast  food  restaurant.   This  driveway  is  subject  to 
approval by the California Department of Transportation (Caltrans).  If Caltrans does not 
approve the new driveway, the project will be served by one point of access on Vineyard 
Avenue,  one  point  of  access  on  Financial  Square  and  limited  access  on  Ventura 
Boulevard.   A pedestrian  walkway  will  be  provided  through  the  site  from Vineyard 
Avenue to the front of the building.  This walkway will provide direct access from the 
GCT bus stop on Vineyard Avenue to the front of the building.  

A GCT bus route runs along Ventura Blvd.  This project  is conditioned to provide a 
bench,  access  ramp,  trash  can,  and  a  bus  stop  sign  for  the  GCT  bus  stop  in  the 
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southbound direction.  The applicant will also provide a cross walk across Ventura Blvd. 
and a bench, shelter, trash can, and bus stop sign for the northbound Vineyard Avenue 
stop.   

Although  reoccupied  retail  center  requires  416  parking  stalls,  607  parking  stalls  are 
proposed.  Of those, 117 of the 607 parking stalls are within a gated area not accessible 
by the general public.  Another 19 of the parking stalls are compact and do not count 
towards required parking for the site, leaving 471 standard stalls for customer use on the 
site.  Motorcycle stalls were not required under the original permit and are not proposed 
under  the  current  project.   The  site  is  over-parked by 55 stalls  and the  City  Traffic 
Engineer recommends keeping standard parking stalls rather than converting the stalls to 
motorcycle stalls.  

Four  loading  zones  are  required  for  the  proposed  uses  and  three  loading  zones  are 
provided.  These proposed loading zones support the grocery store and discount store 
anchor tenants.  A condition of approval requires the applicant to restripe four parking 
stalls to create two loading zones for the inline tenants.  The reduction of four parking 
stalls will leave the site with 51 excess parking stalls.  

f) Building Design: The shell of the main building will remain.  A new tile roof and 
wood trellis elements will be provided to distinguish the inline tenant spaces, while raised 
parapets  with  cornice  details  will  define  the  two  anchor  tenants.   The  applicant  is 
requesting an increase in height from 35’ to 40’ for the raised parapet elements, which is 
allowed with approval of a special use permit. Accent stone veneer and ceramic tile will 
be provided on the selected columns bases.  Ceramic tiles will also be used to accent the 
exterior  building  walls  of  Vallarta  Market.   Metal  trellises  with  landscaping  will  be 
provided along the east, south, and north building walls.

The existing light standards are proposed to remain but will be re-lamped to meet current 
lighting standards and levels.  Existing wall packs will remain on the east side of the 
building.

g) Landscaping and Open Space:  The  existing  landscaping  plant  material  will  be 
replaced and/or upgraded as needed to meet City requirements.  With   approximately 
11% of the total lot area landscaped, the site exceeds the overall required 5% landscape 
area.  As part of the project, six trees will be removed.  An arborist report was prepared 
for the removal of the trees and a condition of approval requires the applicant to put the 
economic value of the trees removed back into the site.  

h) Alcohol Sales for Off-Site Consumption:  The applicant has requested an ABC 
License  Type-21,  Off-  Sale  License  that  allows for  the  retail  sale  of  beer,  wine  and 
distilled spirits.  The Oxnard Police Department’s (OPD) statistical analysis shows the 
area to have a crime rate that is approximately 9% higher than the city-wide average, 
which is not considered to be significant. The OPD Beat Coordinator for the area said the 
off-site ABC sales from the Vallarta Market would not be considered to be a policing 
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problem. There is one similar alcohol outlet within 350 feet of the site which leads to a 
presumption of undue concentration.  The presumption of undue concentration can be 
rebutted  by  a  preponderance  of  evidence  that  determines  the  use  will  not  aggravate 
policing issues.

The primary concern of the OPD is how close the site is to an existing (currently vacant) 
school and the potential that if the school reopens, there would be some risk associated 
with  the  proximity  of  the  ABC off-site  sales.  There  are  several  regulations  that  are 
included with the resolution that can help to minimize the likelihood for conflicts with the 
students  such  as  restricting  advertising,  prohibiting  single  servings,  requiring  alcohol 
displays be easily monitored by staff and prohibiting flavored malt beverages or energy 
drinks with alcohol that are most popular with underage drinkers.    

The Police Department’s experience is that this type of license (Type 21 – Off-Sale Beer, 
Wine and Spirits), when properly regulated through conditions imposed by the Planning 
Commission, does not normally aggravate police and community issues as long as the 
establishment  complies  with  these  regulations  and  operates  responsibly.  The  Police 
Department is not opposed to this use and recommends adoption of all of the standard 
and special conditions listed in the attached Planning Commission resolution. 

6) Development  Advisory Committee: The  Development  Advisory  Committee  (DAC) 
reviewed this project on October 12, 2011 and June 26, 2012. Recommendations of the DAC 
are included in the attached resolution.

7) Community  Workshop: On  December  8,  2011,  the  applicant  mailed  notices  of  the 
Community Workshop meeting to all property owners within the El Rio 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  December  19,  2011. 
Approximately  five  members  of  the  community  attended;  mainly  neighboring  business 
owners.  Some of the surrounding business owners expressed concern over the competition a 
new grocery store would create for their business.  

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. Notice of Exemption
C. Reduced Project Plans
D. Police Report
E. Traffic Study
F. Resolution

 Prepared by: ______
              AG

 Approved by: ______
               SM
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W.O. 20305.01 
 July 31, 2012 
 
 
Ashley Golden 
Principal Planner 
City of Oxnard 
214 S C Street 
Oxnard, CA 93030 
 
Subject: Supplemental Traffic Analysis for the Vallarta Market Project, 

Oxnard  
 
Dear Ms. Golden, 
 
The following supplemental traffic analysis for the Vallarta Market Project was 
prepared in response to Caltrans comments on the traffic and circulation study 
submitted for subject project on May 21, 2012. Caltrans requested additional 
analyses for signalized intersection based on Highway Capacity Manual 
methodology and additional analysis of U.S. Highway 101 (U.S. 101) and the 
U.S. 101/Vineyard Avenue (SR 232) Interchange. The supplemental analysis is 
summarized below. 
 
Project Description  
 
The project site is located at 2600 N. Ventura Avenue within the Martinez 
Shopping Center. The project proposes to redevelop a currently vacant building 
(formerly Home Depot) in the Martinez Shopping Center to accommodate a 
Vallarta Market (59,291 SF) and several other retail and service uses (42,169 
SF), for a total of 101,460 SF of retail space. Within the shopping center site, a 
total of 18,915 SF of buildings are currently occupied by retail and service uses.  
 
Access to the existing shopping center is provided via an existing driveway on 
Vineyard Avenue, an existing driveway on Ventura Boulevard, and via the 
Ventura Boulevard/Financial Square intersection. The existing raised median on 
Vineyard Avenue restricts left-turn movements from the shopping center driveway 
onto Vineyard Avenue.  
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INTERSECTION ANALYSIS 
 
A supplemental intersection analysis was completed for the signalized intersections in the study 
area based on the methodologies outlined in the Highway Capacity Manual (HCM)1 and the 
results are presented as seconds of delay. The HCM methodology was previously used in the 
traffic and circulation study to analyze the unsignalized intersections. No additional analysis of 
the unsignalized intersections included in the traffic and circulation study is therefore required.  
 
Project-Specific Intersection Analysis 
 
Levels of service were recalculated for the signalized intersections in the study area and 
potential project-specific impacts identified based on Caltrans impact thresholds. Table 1 
summarizes the level of service calculations. The calculation worksheets are attached for 
reference. 
 

Table 1 
Signalized Intersections 

Existing and Existing plus Project Intersection Level of Service 
 

Intersection 

AM Peak Hour PM Peak Hour 

Existing  
Delay 

Existing + 
Project 
Delay 

Existing  
Delay 

Existing + 
Project 
Delay 

 Vineyard Ave/Simon Wy 6.6 sec/LOS A 6.7 sec/LOS A 7.2 sec/LOS A 7.9 sec/LOS A 

 Vineyard Ave/Walnut Dr 4.6 sec/LOS A 4.6 sec/LOS A 4.9 sec/LOS A 4.8 sec/LOS A 

 Vineyard Ave/Forest Park Blvd 7.0 sec/LOS A 7.6 sec/LOS A 6.8 sec/LOS A 7.4 sec/LOS A 

 Vineyard Ave/Stroube St 8.0 sec/LOS A 7.1 sec/LOS A 8.9 sec/LOS A 10.0 sec/LOS A

 Vineyard Ave/Ventura Blvd 9.1 sec/LOS A 11.1 sec/LOS B 14.7 sec/LOS B 22.9 sec/LOS C

 Vineyard Ave/U.S. 101 NB 9.6 sec/LOS A 9.4 sec/LOS A 10.1 sec/LOS A 12.9 sec/LOS A

 Vineyard Ave/U.S. 101 SB 8.1 sec/LOS A 8.2 sec/LOS A 10.8 sec/LOS B 11.4 sec/LOS B

 Vineyard Ave/Esplanade Dr 14.7 sec/LOS B 15.6 sec/LOS B 24.6 sec/LOS C 30.9 sec/LOS C

 Vineyard Ave/Oxnard Blvd  32.6 sec/LOS C 33.0 sec/LOS C 46.5 sec/LOS D 47.9 sec/LOS D
Bolded values exceed Caltrans’ LOS standard. 
 
  

                                                 
1 Highway Capacity Manual, Transportation Research Board, 2010. 
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The level of service data in Table 1 indicates that the project generate an impact at the Vineyard 
Ave/ Oxnard Blvd intersection under existing plus project conditions based on Caltrans 
standards. The project would increase delays at this intersection, which operates in the LOS D 
range during the PM peak hour. Caltrans has established the cusp of the LOS C/D range as the 
target level of service standard for State Highway intersections. If an existing State Highway 
facility is operating at less than the target LOS, the existing Measure of Effectiveness (MOE) 
should be maintained. Mitigation measures for the intersection are discussed in the Mitigations 
section. 
 
Cumulative Intersection Analysis 
 
Table 2 summarizes the level of service calculations for cumulative and cumulative plus project 
conditions. The calculation worksheets are attached for reference. 
 

Table 2 
Signalized Intersections 

Cumulative and Cumulative plus Project Intersection Level of Service 
 

Intersection 

AM Peak Hour PM Peak Hour 

Cumulative  
Delay 

Cumulative + 
Project 
Delay 

Cumulative  
Delay 

Cumulative + 
Project 
Delay 

 Vineyard Ave/Simon Wy 7.7 sec/LOS A 7.7 sec/LOS A 8.1 sec/LOS A 8.2 sec/LOS A 

 Vineyard Ave/Walnut Dr 5.2 sec/LOS A 5.2 sec/LOS A 4.4 sec/LOS A 4.4 sec/LOS A 

 Vineyard Ave/Forest Park Blvd 8.9 sec/LOS A 9.4 sec/LOS A 9.9 sec/LOS A 9.9 sec/LOS A 

 Vineyard Ave/Stroube St 7.8 sec/LOS A 7.7 sec/LOS A 9.3 sec/LOS A 9.2 sec/LOS A 

 Vineyard Ave/Ventura Blvd 12.4 sec/LOS B 13.3 sec/LOS B 18.7 sec/LOS B 22.6 sec/LOS C

 Vineyard Ave/U.S. 101 NB 10.8 sec/LOS B 10.8 sec/LOS B 11.2 sec/LOS A 12.0 sec/LOS A

 Vineyard Ave/U.S. 101 SB 9.5 sec/LOS A 9.6 sec/LOS A 10.0 sec/LOS A 11.1 sec/LOS B

 Vineyard Ave/Esplanade Dr 26.1 sec/LOS C 26.6 sec/LOS C 41.2 sec/LOS D 43.1 sec/LOS D

 Vineyard Ave/Oxnard Blvd  34.2 sec/LOS C 34.3 sec/LOS C 59.5 sec/LOS E 60.9 sec/LOS E
Bolded values exceed Caltrans’ LOS standard. 
 
 
As shown in Table 2, the Vineyard Ave/Esplanade Dr intersection and the Vineyard Ave/ 
Oxnard Blvd intersection are forecast to operate below Caltrans level of service standard under 
cumulative conditions. The project would increase delays at both intersections, thereby 
generating a cumulative impact based on Caltrans standards. Mitigation measures for the 
intersection are discussed in the Mitigations section. 
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RAMP ANALYSIS 
 
Queue lengths were calculated for the U.S. 101 Northbound and Southbound Off-Ramps at 
Vineyard Avenue to determine if the existing ramps accommodate the existing and future 95th 
Percentile peak hour queues. The length of both off-ramps from the gore point to the 
intersection limit line is in excess of 1,500 feet. Table 3 summarizes the ramp queuing 
calculations. Calculation worksheets are attached for reference. 
 

Table 3 
U.S. 101 NB and SB Off-Ramps at Vineyard Ave 

95th Percentile Queues 
 

Ramp 

AM Peak Hour PM Peak Hour 

Existing + 
Project  

Cumulative + 
Project 

Existing + 
Project 

Cumulative + 
Project 

 Northbound Off-Ramp 187 Feet 255 feet 253 Feet 306 Feet 

 Southbound Off-Ramp 209 Feet 233 feet 363 Feet 288 Feet 
 
 
Table 3 indicates that the 95th percentile queue at the Northbound Off-Ramp is expected to be 
306 feet or less. the 95th percentile queue at the Southbound Off-Ramp is expected to be 363 
feet or less. The existing length of the off-ramps is sufficient to accommodate the expected peak 
hour queues under existing plus project and cumulative plus project conditions. 
 
FREEWAY ANALYSIS  
 
Several sections of U.S. 101 adjacent to the project site were analyzed based on Caltrans 
criteria, where vehicle density is used as a measure of levels of service on freeway segments. 
The analysis locations include: 
 

 U.S. 101 between Rose Avenue  and Vineyard Avenue; 
 U.S. 101 between Vineyard Avenue and Oxnard Boulevard. 

 
Directional AM and PM peak hour volumes for existing conditions were developed based on the 
most recent average daily traffic (ADT) volumes collected by Caltrans2 in 2011 and directional 
peak hour data for U.S. 101 contained in the Oxnard Riverpark Specific Plan Amendment3. 
Directional AM and PM peak hour volumes for cumulative conditions were developed by 
applying a 1.5% growth rate per year from 2011 to 2014. 
 
                                                 
2 2011 All Traffic Volumes on CSHS, Caltrans, 2012. 
3 Traffic Impact Analysis for Oxnard Riverpark Specific Plan Amendment, Crain & Associates, June 2011   
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U.S. 101 contains three travel lanes in each direction between Rose Avenue  and Vineyard 
Avenue and four travel lanes I each direction between Vineyard Avenue and Oxnard Boulevard. 
 
The level of service calculations, which were completed using HCS software, indicated that the 
northbound direction of U.S. 101 between Rose Avenue and Vineyard Avenue operates in the 
LOS D range during both peak hours; the southbound direction operates in the LOS E range in 
the AM peak hour and LOS C range in the PM peak hour. The segment of U.S. 101 between 
Vineyard Avenue and Oxnard Boulevard operates in the LOS B/C range during both peak hours 
in both the northbound and southbound directions. The project’s traffic additions would result in 
an increase of a maximum of 0.4 passenger car/mile/lane or less under all conditions, which is 
considered negligible. Level of service worksheet are attached for reference. 
 
According to the Ventura County CMP, the minimum system-wide LOS traffic standard is LOS 
E. Thus, no significant traffic impacts are anticipated on any study freeway segments under 
project-specific and cumulative plus project conditions.  
 
MITIGATION MEASURES 
 
The following section outlines mitigation measures for impact findings discussed in this 
supplemental traffic analysis. These mitigation measures are in addition to those contained in 
the traffic and circulation study submitted on May 21, 2012. 
 
Project-Specific Mitigations 
 
The supplemental project-specific traffic analysis found that the project would generate a 
project-specific impact at the Vineyard Avenue/Oxnard Boulevard intersection during the PM 
peak hour based on Caltrans standards. The City is currently pursuing Federal Highway Safety 
Improvement Program (HSIP) grants to improve the intersection by adding a third through lane 
in each direction on Oxnard Boulevard. These improvements were also conditioned for the 
approved Village Specific Plan. The proposed improvements, illustrated in attached 
Improvement Exhibit, would reduce delays at the intersection to acceptable levels based on 
Caltrans standard standards (cusp of LOS C/D) under project-specific conditions. No additional 
mitigation would be required. 
 
It is noted that both Oxnard Boulevard and the segment of Vineyard Boulevard between Oxnard 
Boulevard and U.S. 101 will be relinquished to the City of Oxnard in the near future. When 
relinquishment is completed, only Ventura CMP and City of Oxnard level of service standards 
will apply.  
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Cumulative Mitigations   
 
The project is expected to generate a cumulative impact at the Vineyard Avenue/Esplanade 
Drive intersection and the Vineyard Avenue/Oxnard Boulevard intersection and during the PM 
peak hour based on Caltrans standards.  
 
Vineyard Avenue/Esplanade Drive intersection:  The eastbound and westbound approaches are 
split-phased and increase in delays under cumulative conditions is largely because of significant 
increase of peak hour traffic at the westbound right-turn movement. To provide for acceptable 
operations under cumulative conditions, the eastbound approach should be restriped to dual 
left-turn lanes and a shared through/right-turn lane. The westbound approach should be 
widened to accommodate a separate turning lane and restriped to dual left-turn lanes, shared 
through/right-turn lane and a separate right-turn lane.  
 
The intersection improvements developed by the City to mitigate future impacts under 2030 
General Plan conditions include the addition of a westbound right-turn lane and an eastbound 
left-turn lane. Payment of the project’s traffic impacts fees to the City would therefore offset its 
cumulative impact at this intersection. 
 
It is noted that the segment of Vineyard Boulevard between Oxnard Boulevard and U.S. 101 will 
be relinquished to the City of Oxnard in the near future. When relinquishment is completed, only 
Ventura CMP and City of Oxnard level of service standards will apply.  
 
Vineyard Avenue/Oxnard Blvd intersection:  The mitigation discussed in the Project-Specific 
Mitigations section for the Vineyard Avenue/Oxnard Boulevard intersection would improve the 
level of service from LOS E to LOS D under cumulative conditions, thereby mitigating the 
project’s cumulative impact. 
 
To achieve cusp of LOS C/D under cumulative conditions, widening of the westbound approach 
would be necessary to provide a third westbound through lane. No widening would be required 
to provide three receiving lanes on the west leg of the intersection.  
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This concludes our response to comments letter for the Vallarta Market traffic and circulation 
study. 
 
 
Very truly yours, 
 
PENFIELD & SMITH 

 
Dennis Lammers, PTP 
Transportation Engineer/Planner 
 
Attachments: Caltrans Comment Letter 
  Level of Service Calculation Worksheets 
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