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Introduction

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

1.

Provide the Lead Agency (i.e., the City of Oxnard) with information to use as the basis for deciding
whether to prepare an Environmental Impact Report (EIR) or Negative Declaration;

Enable an applicant or Lead Agency to modify a project, mitigating adverse impacts before an EIR
is prepared, thereby enabling the project to quality for a Negative Declaration;

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

* Identifying whether a program EIR, tiering, or another appropriate process can be used for
analysis of the project’s environmental effects.

Facilitate environmental assessment early in the design of a project;

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;

Eliminate unnecessary EIRs; and

Determine whether a previously prepared EIR could be used with the project.



The City of Oxnard Threshold Guidelines - Initial Study Assessment (February 1995) was used along with
other pertinent information for preparing the Initial Study for this project.

The purpose of the 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.

Determining the significance of environmental impacts is a critical and often controversial aspect of
the environmental review process. It is critical because a determination of significance may require
that the project be substantially altered, or that mitigation measures be readily employed to avoid the
impact or reduce it below the level of significance. If the impact cannot be reduced or avoided, an
Environmental Impact Report (EIR) must be prepared. 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. The preparation of an EIR can be a
costly and time-consuming process.

Determining the significance of impacts is often controversial because the decision requires staff to use
their judgment regarding a subject that is not clearly defined by 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 is no iron-clad definition of what constitutes a substantial change because the significance of an
activity may vary according to location.

To help clarify and standardize decision-making in the environmental review process, Oxnard has
developed thresholds of environmental significance. Thresholds are measures of environmental
change that are quantitative for subjects like noise, air quality, and traffic; and qualitative for subjects
like aesthetics, land use compatibility, and biology. These thresholds are used in the absence of other
empirical data to define the significance of impacts. For some projects, however, special studies
and/or the professional judgment of City staff may enter into the decision-making process. Therefore,
Oxnard’s thresholds are intended to serve as guidelines, and to augment existing CEQA provisions
governing the definition of significance.

The City’s environmental thresholds will be periodically updated as new information becomes
available, or as standards regarding acceptable levels of environmental change are reevaluated. For
example, the air quality thresholds adopted by Oxnard were established through State and Federal
legislation. These standards and the methodology used to compute them may change over time. When
this occurs, the City will evaluate the data and, if necessary, modify the thresholds to reflect improved
awareness.

The City is completing a General Plan Update for which a citywide EIR will be prepared and
circulated in 2007. The two EIR’s should not have conflicting information, and this EIR will be using
environmental setting data, including the citywide traffic model, developed for the General Plan
Update EIR.

When other agencies have jurisdiction over a given site, the project proponent will have to meet the
design, mitigation, and monitoring requirements imposed by those agencies, as well as any additional
requirements established by the City of Oxnard.
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INITIAL STUDY

CITY OF OXNARD

INITIAL STUDY ENVIRONMENTAL CHECKLIST FORM

Project Title: Wagon Wheel Specific Plan Project, Case Nos. PZ 05-600-9, PZ 06-620-03
(General Plan Amendment); PZ 06-570-05 (Zone Change); PZ 06-535-2 (Density Bonus);
PZ 06-670-02 (Development Agreement and Owner’s Participation Agreement); PZ 06-
540-02 (Planned Development Permit); and PZ 06-300-08 (Tentative Subdivision Map)

Lead Agency Name and Address: City of Oxnard
Planning & Environmental Services
305 West Third Street
Oxnard, CA 93030

Contact Person/Phone Number: Kathleen Mallory, AICP, Contract Planner, (805) 512-9800

Project Location: The project site is located near the northern edge of the City of Oxnard,
and is bounded by Highway 101 to the north, Oxnard Boulevard to the east, the Southern
Pacific Railroad and El Rio Drain to the south, and North Ventura Road to the west. Site
Assessor Parcel Numbers are 139-0-022-01, 139-0-022-03, 139-0-022-04, 139-0-022-12, 139-0-
022-15, 139-0-150-13, 139-0-150-11, 139-0-170-01, 139-0-022-06, 139-0-170-02, 139-0-170-03,
139-0-161-01, 139-0-170-08, 139-0-170-04, 139-0-170-05, 139-0-162-08, 139-0-162-04, 139-0-
162-04, 139-0-162-07 and 139-0-161-02. The project’s location is illustrated in figures 1 and
2. Regional access to the site is provided by the Ventura Freeway (U.S. Highway 101) and
Pacific Coast Highway (State Route 1).

Project Applicant Name and Address: Daly Owens Group
31304 Via Colinas, Suite 103
Westlake Village, CA 91362

General Plan Designation: Commercial Regional (CR)

Zoning: General Commercial Planned Development (C-2-PD) and Commercial and Light
Manufacturing (CM)

Description of Project: The proposal involves the phased redevelopment of all existing
uses on the 64-acre site with a mixed-use commercial and residential project. Figure 3
shows the conceptual configuration of the project and Figure 4 provides an overview of
the proposed land uses as contained in the proposed Specific Plan for the project.
Proposed land uses include 34.8 acres of High Density Residential (up to 30 dwelling units
per acre); 0.6 acres of Live/ Work townhomes (up to 30 dwelling units per acre); 3.6 acres
of Very High Density Residential (up to 70 dwelling units per acre); 3.3 acres of High-Rise
Residential (up to 100 dwelling units per acres); 5.4 acre of Mixed Use (up to 70 dwelling
units per acre); 2.6 acres of Village Commercial; 0.6 acre of Public Facilities (transit center);
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2.6 acres of Community Amenities (parks and recreation facilities); and 10.5 acres
accounting for major streets.

The residential component would include five housing types as follows: 1) three-story
townhomes; 2) three-story live work town homes; 3) four-story condominiums above two
levels of subterranean parking; 4) four-story mixed use buildings with two or three stories
of residential condominiums above commercial retail/office uses with subterranean
parking; and 5) two 25-story residential towers. A total of 1,500 attached residential units
are proposed. Building heights for the project would be up to 43 feet for the townhouse
buildings, 40 feet for the live/work buildings, 60 feet for the four-story condominiums
and mixed use buildings, and 270 feet for the residential high-rise buildings. Fifteen
percent of the total units would be designated as “affordable housing” and would meet
the income criteria for very low - and moderate-income families.

The commercial component would consist of 47,000 square feet of neighborhood serving
commercial retail and small commercial office space. Approximately 24,000 square feet
would be dedicated to one- or two-story community retail with a building height of up to
35 feet, and 23,000 square feet would be dedicated to small commercial office/retail
located below the live/work townhouses and the mixed use condominiums.

The project would also provide a 1.7-acre “community village green” and a 0.9-acre
neighborhood park. In addition, various smaller pocket parks, gardens and plazas as well
as landscaped pedestrian corridors connecting different areas of the site would also be
provided. The parks would provide a variety of public recreational amenities, including,
but not limited to, a swimming pool and pool house, tot-lot, open turf areas and barbeque
and picnic areas. The four-story condominiums would include interior courtyards and
private recreation facilities. The high-rise towers would also include private recreational
facilities.

Primary access points to the site would be from the east via North Oxnard Boulevard and
from the west via North Ventura Road. The existing Wagon Wheel Road would be
abandoned, renamed (“Village Parkway”) and redirected through the center of the project,
connecting the two access points. The eastern access at Oxnard Boulevard would be
upgraded to meet Caltrans construction designs with a four-way signalized intersection
connecting to the Esplanade Mall.

Two roundabouts would be integrated into the Village Parkway at the transition between
the proposed commercial center and residential communities and at the western
neighborhood park and townhouse area. In order to provide a smooth transition from
Highway 101 into the Village project, a continuous flow off-ramp would be designed with
two right-turn lanes and two left-turn lanes at North Ventura Road.

The project would include a sub-transportation center with approximately 50 designated
parking stalls and a bus stop for SCAT and VISTA bus services. Shuttle service may also
connect to Riverpark, The Esplanade, the OTC and Metrolink, or other local destinations.

City of Oxnard
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10.

The project would include closing the existing on-site mobile home park. Closure
procedures would be consistent with the City of Oxnard’s Mobile Home Park Closure
Ordinance (Ordinance No. 2097). In addition to the mobile home park, the site is entirely
built out with extensive commercial development and infrastructure. Virtually all onsite
structures and infrastructure would be removed.

Fifteen percent (15%) of the total units would be designated as “affordable housing” and
would meet the income criteria for very low and moderate income families.

Entitlements required for the project include an amendment to the Oxnard General Plan, a
Zone Change, adoption of a Specific Plan, a Development Agreement and Owner’s
Participation Agreement for the Mobile Home Park Closure, a Density Bonus, a Planned
Development Permit, and a Tentative Subdivision Map.

Surrounding Land Uses and Setting: Surrounding land uses include the 702-acre
RiverPark Towne Center master-planned community to the north across Highway 101; the
Esplanade Shopping Center and the Financial Plaza to the east, which includes two high-
rise buildings; an existing low-density residential area known as South Bank across the
Southern Pacific railroad tracks and El Rio Drain to the south; and Ventura Road and the
Santa Clara River to the west.

Other Public agencies whose approval is required (e.g., permits, financing approval, or
participating agreement): California Department of Transportation (Caltrans), Regional
Water Quality Control Board, and County of Ventura Environmental Health Division.

ENVIRONMENTAL FACTORS AFFECTED

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

X

X XOKX

Aesthetics [ ] Agriculture Resources X Air Quality

Biological Resources X Cultural Resources X] Geology/Soils
Hazards & Hazardous Hydrology/Water

Materials X Quality X] Land Use/Planning
Mineral Resources X] Noise X Population/Housing
Public Services X] Recreation X Transportation/ Traffic
Utilities /Service Mandatory Findings of

Systems X Ssignificance

City of Oxnard
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DETERMINATION:
On the basis of this initial evaluation:

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

[ ] Ifind that although the proposed 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 by or agreed to by the project proponent. A MITIGATED NEGATIVE
DECLARATION will be prepared.

DX 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 potential 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 October 11, 2006

Susan L. Martin, AICP
Planning and Environmental Services Manager For

City of Oxnard
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Environmental Checklist

c)

Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

AESTHETICS — Would the project:

Have a substantial adverse effect on a

scenic vista? |X| |:| |:| |:|

Substantially damage scenic resources,
including, but not limited to, trees, rock
outcroppings, and historic buildings within

a state scenic highway? g |:| |:| |:|

Substantially degrade the existing visual
character or quality of the site and its

surroundings? |X| |:| D D

Create a new source of substantial light or
glare which would adversely affect day or

nighttime views in the area? |X| |:| |:| |:|

Oxnard Boulevard, which borders the site to the east, serves as a view corridor to the
foothills and mountains to the north. The City, in conjunction with Ventura County and the
City of Port Hueneme has selected additional routes for the City’s Scenic Highway System,
including portions of Ventura Road and US Highway 101 that are adjacent to the project site
and provide views of and across the site. The City’s Community Design Element identifies
views of the topography surrounding the City as scenic resources. Existing structures on
the site are generally no more than two stories. The proposed structures range from 35 feet
to 270 feet (25 stories) in height and have the potential to obstruct views of the mountains.
Impacts associated with obstruction and alteration of views are potentially significant.

The project site does not include scenic resources such as heritage trees, or rock
outcroppings, and the site is not located along a state-designated scenic highway. However,
the site is located along City-designated scenic routes, and several structures, such as the
Wagon Wheel restaurant and hotel, are over 50 years old and may be of historic interest due
to their association with people and events important to the development of Oxnard in the
mid-20th Century. As a result, impacts to scenic resources are potentially significant and
further analysis is warranted.

Buildout of the Specific Plan would change the visual condition of the site through
demolition of the existing structures and the construction of a new project. The project
includes two 20 to 25-story residential towers that would be 270 feet in height. These towers
would be substantially taller than the existing buildings on the site, and slightly shorter than
Oxnard’s tallest building, which is 22 stories and located approximately %s-miles southeast
of the project site. (On average, residential towers are 30% shorter than commercial
buildings, due to floor heights. Thus, conservatively assuming that the proposed residential

City of Oxnard
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b)

building would be 25-stories, it is roughly equivalent to an 18-story commercial tower.)
Much of the other proposed development would be three- to five-stories in height, which
would be a further change from the existing development profile. Although the site is
currently urbanized, and the existing built environment is not considered to be of high
aesthetic value, the Specific Plan would alter the type and appearance of development on
the site, and would introduce a new scale of development to the immediate neighborhood.
In addition, proposed structures would be substantially taller than most buildings in the
immediate vicinity and would cast shadows on many of the surrounding properties.

Finally, the City considers Highway 101 and the southbound offramps that lead directly to
the site to be important “gateways” to Oxnard. The Community Design Element states that
“Oxnard Boulevard, and areas adjacent to the Ventura Freeway, are in need of revitalization
and visual upgrading.” Community Design Implementation Measure #2 calls for “special
design treatments and focal points for City gateway entrance areas.” The project’s
treatment of the areas adjacent to the offramps, as well as the appearance, design and scale
of the project itself, will affect the quality of the gateway experience and would be subject to
the guidance contained in the Community Design Element.

The changes described above would represent a potentially significant impact to the
existing visual character or quality of the site and its surroundings. These issues will be
further analyzed in an EIR.

Buildout of the Specific Plan would create new sources of light and glare, due largely to the
increased height and scale of development as well as the change in character to a mostly
residential use. Although development would be expected to comply with City lighting
standards, lighting and glare could create potentially significant impacts to adjacent land
uses because of the departure from the scale of existing development on and around the
project site. The issue of light and glare will be further analyzed in the EIR.

Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

AGRICULTURAL RESOURCES --
Would the project:

Convert Prime Farmland, Unique
Farmland, 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 non-

agricultural use? |:| |:| |:| |X|

Conflict with existing zoning for
agricultural use, or a Williamson Act
contract?

N
N

Involve other changes in the existing

City of Oxnard
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Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

Il. AGRICULTURAL RESOURCES --
Would the project:

environment which, due to their location
or nature, could result in conversion of
Farmland, to non-agricultural use?

a-c. The project site is entirely urbanized. There is no land used or designated for agriculture, or
enrolled in a Williamson Act contract, within or adjacent to the project site. The nearest
farmed area is approximately Y2-mile from the site, across the Santa Clara River. No
impacts are anticipated.

Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

. AIR QUALITY -- Would the project:

a) Conflict with or obstruct implementation of
the applicable air quality plan? |X| |:| |:| |:|

b) Violate any air quality standard or
contribute substantially to an existing or
projected air quality violation? |X| |:| |:| |:|

c) Resultin a cumulatively considerable net
increase of any criteria pollutant for which
the project region is non-attainment under
an applicable federal or state ambient air
quality standard (including releasing
emissions which exceed quantitative
thresholds for ozone precursors)? & |:| |:| |:|

d) Expose sensitive receptors to substantial

pollutant concentrations? |:| & D D

e) Create objectionable odors affecting a
substantial number of people? |:| |Z |:| |:|

a. The proposed Specific Plan is located within the South Central Coast Air Basin, which is
within the jurisdiction of the Ventura County Air Pollution Control District (APCD).
According to the APCD Guidelines, to be consistent with the Air Quality Management Plan
(AQMP), a project must conform to the local general plan and must not result in or
contribute to an exceedance of the City’s projected population growth forecast. Project
implementation would result in a net increase of 1,358 residential units on the project site
(1,500 residential units proposed minus 142 existing residential units to be demolished).

City of Oxnard
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Based on the current average household size in the City of Oxnard of 3.883 persons per
residential unit (California Department of Finance, 2006), this would generate a net
population increase of about 5,273 persons. (The Department of Finance’s average
household size for Oxnard is based on all housing types in the City, and is also higher than
those for other cities in Ventura County. As all residential units in the project would be in
multi-family buildings, the actual household size for the project may be lower. Thus this is
considered a “worst case” scenario.) In addition, the increase in commercial square footage
associated with the project would add new jobs. Air quality impacts associated with this
increase in population, beyond that included within the AQMP, are considered potentially
significant and an analysis of possible impacts will be included in the EIR.

b, c. The City of Oxnard is located in the Ventura County portion of the South Central Coast Air
Basin. The Ventura County Air Pollution Control District (APCD) is the designated air
quality control agency in the Ventura County portion of the Basin. The Ventura County
portion of the South Central Coast Air Basin is a state and federal non-attainment area for
ozone and a state non-attainment area for suspended particulates (PMi). The proposed
project would generate temporary construction emissions and long-term emissions
primarily associated with increased vehicle trips and energy consumption. Impacts to air
quality associated with temporary and long-term emissions, including cumulative impacts,
are considered potentially significant and a further analysis will be conducted as part of the
EIR.

d. The closest sensitive receptors to the project site are residences located across the railroad
tracks, immediately south of the project site. Demolition of the existing structures and
construction of the proposed project would generate temporary increases in emissions of
ozone precursors and fine particulates (dust). This would temporarily increase air pollutant
concentrations onsite and on adjacent residential properties. In addition, asbestos-
containing materials and lead-based paint could be present in the existing site structures,
which could be released during demolition. Impacts are expected to be potentially
significant unless mitigation incorporated and will be analyzed in the EIR.

e. The mix of land uses could result in the placement of odor generating uses (such as
restaurants and their waste disposal areas in proximity to odor sensitive residential and
recreational uses). Impacts associated with odors are expected to be potentially significant
unless mitigation incorporated and will be examined in the EIR.

City of Oxnard
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Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

IV. BIOLOGICAL RESOURCES --
Would the project:

a) 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? |:| |:| |X| D

b) Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional
plans, policies, or regulations, or by the
California Department of Fish and Game
or U.S. Fish and Wildlife Service? [] [] X []

c) 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? |:| |:| |X| D

d) 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? |:| |:| |X| |:|

e) Conflict with any local policies or
ordinances protecting biological
resources, such as a tree preservation

policy or ordinance? |:| |:| |E |:|

f) Conflict with the provisions of an adopted
Habitat Conservation Plan, Natural
Community Conservation Plan, or other
approved local, regional, or state habitat

conservation plan? |:| |:| D |X|

a-c.The project site is currently developed with urban uses. Nearly all surfaces are paved or
built upon. Vegetation on site consists of ornamental trees, shrubs, and groundcovers
planted in parking lots, along street frontages and near some store fronts. These planted
areas are small and scattered on the site. Because of the ornamental nature of the vegetation

City of Oxnard
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and scattered locations on-site, this vegetation has very low biological value. Adjacent areas
on all sides of the site are also urbanized.

Three site surveys for biologic resources were conducted between 1993 and 1995, and the
results were published in the 1999 Draft EIR for a prior specific plan proposed for the site
which was not adopted. The California Department of Fish and Game’s Natural Heritage
Division Natural Diversity Data Base was also searched at that time for the recordation of
any sensitive element occurrences. The only sensitive habitat identified within the planning
area was eucalyptus groves which are sometimes used seasonally by monarch butterflies
(Danaus plexippus). However, in surveys conducted in December of 1995, during the
species” most active season locally, no monarch butterflies or clusters were observed at the
eucalyptus groves.

The surveys and research conducted for the 1999 Draft EIR concluded that the project site is
unsuitable for most native wildlife species, as the planning area has very low wildlife
habitat value. Because of the lack of native vegetation or habitats on the site, only a few
common species (primarily birds) have adapted to the urbanized conditions and utilize the
site. Several species of gulls were observed on-site feeding out of the dumpsters behind the
retail stores. European house sparrows and house finches were also observed to
occasionally forage in the ornamental plantings.

In summary, the direct effect of the project on biologic resources would be to replace the
existing ornamental planting, buildings, and parking areas with similar but newer urban
uses and landscaping. Therefore, the project site would be transformed from one urban
landscape to another. Project construction would occur in phases over the course of build
out of the specific plan. As such, a temporary loss of urban habitat may occur during
construction. However, since the project site has been previously disturbed from a natural
state to its current developed condition, impacts to biological resources would be
considered less than significant.

There are no wetlands or watercourses on or directly adjacent to the site. However, the
Santa Clara River, a perennial watercourse which provides high quality habitat for a range
of species including special status species, is proximal to the site, across Ventura Road to the
west. Since the project site is not directly adjacent to the river, the project would have little
or no direct impact on the river and its associated biological resources, with the exception of
runoff from the site that would reach the riparian corridor. Any potential indirect impacts
to biologic resources from the quantity and quality of runoff from the site, both during and
after project construction, would be addressed through adherence to applicable federal,
state and local water quality and runoff regulations and policies. Impacts to biological
resources associated with the Santa Clara River are expected to be less than significant.

d. The project site is almost entirely urbanized, and supports no riparian corridors or
substantial habitat areas, including wildlife corridors. Impacts to wildlife corridors would
be less than significant.

e. The City of Oxnard’s General Plan, Conservation and Open Space Element, includes policies
that require protection of unique biological habitats from development. However, as the

City of Oxnard
10



Initial Study
Wagon Wheel Development Project

d)

project site is almost entirely urbanized, and supports no unique biological habitat or
mature native trees, redevelopment of the site as proposed would not conflict with local
policy or ordinances. Impacts would be less than significant.

The site is not the subject of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan. No
impacts are anticipated.

Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

CULTURAL RESOURCES --
Would the project:

Cause a substantial adverse change in
the significance of a historical resource as
defined in §15064.5?

Cause a substantial adverse change in
the significance of an archaeological

¢ []
resource as defined in §15064.57? |:| |:|
[] []

Directly or indirectly destroy a unique
paleontological resource or site or unique
geologic feature?

X X O
0 O 0O

Disturb any human remains, including
those interred outside of formal

cemeteries? |:| |:| |X| |:|

No designated historic resources are located on or adjacent to the project site. However, a
number of structures on the site are more than 50 years old. Several of them, most notably
those associated with the Wagon Wheel Motel and restaurant complex, which was built in
the 1940s and 1950s, may be of historic interest due to their association with people and
events important to the development of Oxnard in the mid-20th Century. As a result,
impacts are potentially significant and will be further studied in the EIR.

b-d. The project site is within a highly urbanized area and has been extensively graded to

accommodate past and present onsite development. There are no known archaeological or
paleontological resources or human remains present onsite. In the unlikely event that such
resources are unearthed during excavation and grading, adherence to applicable regulatory
requirements, including state laws and policies of the Conservation Element pertaining to
the handling and treatment of such resources, would ensure that impacts would be less
than significant. In addition, the City will consult with the California Native Heritage
Commission pursuant to Senate Bill 18. Further analysis of this issue in an EIR is not
warranted.

City of Oxnard
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VL.

a)

b)

d)

GEOLOGY AND SOILS -
Would the project:

Expose people or structures to potential
substantial adverse effects, including the
risk of loss, injury, or death involving:

i) 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 a known
fault?

ii) Strong seismic ground shaking?

iii) Seismic-related ground failure,
including liquefaction?

iv) Landslides?

Result in substantial soil erosion or the
loss of topsoil?

Be located on a geologic unit or soil that is
unstable as a result of the project, and
potentially result in on- or off-site
landslide, lateral spreading, subsidence,
liquefaction, or collapse?

Be located on expansive soil, as defined
in Table 18 1-B of the Uniform Building
Code, creating substantial risks to life or
property?

Have soils incapable of adequately
supporting the use of septic tanks or
alternative wastewater disposal systems
where sewers are not available for the
disposal of wastewater?

Potentially
Significant
Impact

O OX XO

[

Potentially
Significant
Unless
Mitigation
Incorporated

O OO O

[

Less than

Significant No

Impact

X XO OK

[

Impact

O OO O

X

a (i). No known active faults or Alquist-Priolo Zone areas are located in the City of Oxnard
(General Plan EIR, 1990). Therefore, the potential for impacts related to fault rupture are
considered less than significant and further discussion of this issue the EIR is not

warranted.

a (ii). As with any site in the southern California region, the project site is susceptible to strong
seismic ground shaking in the event of a major earthquake. Onsite structures would need to

12
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be constructed to withstand potential peak accelerations as defined by the California
Building Code (CBC). In addition, project construction would be subject to review by City
building and safety officials. Nevertheless, ground shaking may result in potentially
significant impacts to proposed structures. Therefore, issues related to ground shaking will
be further examined in the EIR.

a (iii). The project area is subject to moderate to high liquefaction potential during seismic
ground shaking (California Seismic Hazards Zones, Oxnard Quadrangle, 2002). Therefore,
impacts from liquefaction are considered potentially significant and issues related to
liquefaction will be further examined in the EIR.

a (iv). According to Oxnard Quadrang]le of the California Seismic Hazards Zones Map (2002),
no areas have been designated as “zones of required investigation for earthquake-induced
landslides...[but] the potential for landslides may exist locally.” As the project site and
surrounding areas are relatively level, impacts from landslides are considered less than
significant and do not require further examination in the EIR.

b. According to the City of Oxnard 2020 General Plan (1990), soils in the City are not classified
as having high erosion potential. Grading and construction activities on the project site
would be subject to standard erosion control measures required by the City of Oxnard
pursuant to state and federal law. Therefore, impacts associated with erosion would be
considered less than significant and further discussion of this issue in the EIR is not
warranted. The Hydrology and Water Quality section of the EIR will discuss potential site
drainage, stormwater runoff and water quality issues and provide mitigation measures as
appropriate.

¢, d. The project site is in an area susceptible to approximately 0.05 feet of soil subsidence per
year (General Plan Safety Element, 1990). As discussed under items a (ii) through a (iii), the
project site may have conditions that pose unusual risks relating to soils, liquefaction, or
other potential secondary seismic hazards. Impacts would be potentially significant and
issues related to subsidence and expansive soils will be further examined in the EIR.

e. The proposed project would be connected to the local wastewater treatment system. Septic
systems would not be used. No impact would occur and further analysis of this issue in the
EIR is not warranted.

City of Oxnard
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VILI.

a)

b)

d)

9)

h)

HAZARDS AND HAZARDOUS
MATERIALS - Would the project:

Create a significant hazard to the public or
the environment through the routine
transport, use, or disposal of hazardous
materials?

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?

Emit hazardous emissions or handle
hazardous or acutely hazardous
materials, substances, or waste within %4
mile of an existing or proposed school?

Be located on a site which is included on
a list of hazardous material 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?

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?

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?

Impair implementation of or physically
interfere with an adopted emergency
response plan or emergency evacuation
plan?

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?

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less than

Significant No

Impact

Impact

X
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a. The proposed residential and commercial uses would not involve the use of large quantities
of hazardous materials. Impacts associated with the routine transport, use, or disposal of
hazardous materials are considered less than significant and further discussion of this issue
in the EIR is not warranted.

b, d. The project site is not included on any of the hazardous material site lists compiled
pursuant to Government Code Section 65962.5. However, according to the Phase I
Environmental Site Assessment conducted by SECOR on February 20, 2004, the Wagon
Wheel Industrial Properties, and the Wagon Wheel Hotel, motel and trailer park, all of
which would be demolished as part of project implementation, may have been constructed
with asbestos-containing materials and lead-based paint. In addition, several former site
uses have involved the release and reported remediation of hazardous materials. Project
grading and development have the potential to result in exposure of onsite workers and
future residents to hazardous materials. Therefore, impacts related to the release of
hazardous materials into the environment are considered potentially significant unless
mitigation incorporated and this issue will be further examined in the EIR.

c. The closest school is Rio Del Norte Elementary schools, which is just outside of the %4 mile
radius. Pacifica High School, located approximately 1.9 miles southeast of the project site at
600 East Gonzales Road. No impact would occur and further analysis of this issue in the
EIR is not warranted.

e, f. Pursuant to the Code of Federal Regulations’ Standards for determining obstructions (14 CFR,
Title 77), a structure would be an “obstruction to air navigation if it is of greater height
than...200 feet above ground level or above the established airport elevation, whichever is
higher, within 3 nautical miles of the established reference point of an airport.” The closest
airport is the Oxnard/Ventura Airport, approximately two nautical miles southwest of the
site. The Point Mugu Naval Air Station does not have any operations over the project site.
Thus the siting of 270-foot tall towers at the project site would be a potentially significant
impact and will be further analyzed in the EIR.

g. The proposed project involves infill residential and commercial development in an
urbanized area of Oxnard. Provisions for site access are included in the project proposal,
and project implementation would not interfere with emergency response or evacuation.
No impact would occur and further analysis of this issue in the EIR is not warranted.

h. The project site is within a highly urbanized area of Oxnard. The site is not subject to
significant risks associated with wildland fires. No impact would occur and further
analysis of this issue in an EIR is not warranted.
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VIIL.

a)

b)

d)

e)

f)

9)

h)

HYDROLOGY AND WATER QUALITY
— Would the project:

Violate any water quality standards or
waste discharge requirements?

Substantially deplete groundwater
supplies or interfere substantially with
groundwater recharge such that there
would be a net deficit in aquifer volume or
a lowering or the local groundwater table
level (e.g., the production rate of pre-
existing nearby wells would drop to a level
which would not support existing land
uses or planned uses for which permits
have been granted)?

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?

Substantially alter the existing drainage
pattern of the site or area, including 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 flooding on- or off-
site?

Create or contribute runoff water which
would exceed the capacity of existing or
planned stormwater drainage systems or
provide substantial additional sources of
polluted runoff?

Otherwise substantially degrade water
quality?

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?

Place within a 100-year flood hazard area
structures which would impede or redirect
flood flows?

Expose people or structures to a

Potentially
Significant
Impact

O

N

Potentially
Significant
Unless
Mitigation
Incorporated

X X

N

Less than

Significant No

Impact

O

X X

Impact

O

[]
[]
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Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

VIl. HYDROLOGY AND WATER QUALITY
— Would the project:

significant risk of loss, injury, or death
involving flooding, including flooding as a
result of the failure of a levee or dam?

j) Inundation by seiche, tsunami, or

mudflow? |:| & D D

a, ¢, f. The project site is currently urbanized and almost entirely paved with impervious
material. Development of the proposed project would involve large areas of impervious
surfaces, but because parks and other green spaces are proposed, the net result would be a
decrease in impervious surfaces. Nevertheless, full buildout of the project site has the
potential to increase the amount and quality of surface runoff, and impacts are considered
potentially significant unless mitigation incorporated. This issue will be assessed further
in the EIR.

b. The City of Oxnard is underlain by the Oxnard Plain Basin, which is currently being
overdrawn (2020 General Plan EIR, 1990). The basin is one of the City’s primary water
sources. Development of the project would increase water demand on the site, and
therefore may affect the supply of groundwater. This is considered a potentially
significant impact and will be assessed further in the EIR.

d, e. Project-related runoff could exceed the capacity of the planned drainage system and
require new or expanded facilities to be developed. Impacts are considered potentially
significant unless mitigation incorporated. In order to determine whether the system’s
capacity is adequate, this issue will be further analyzed in the EIR.

g-j. The project site is not located within a flood, tsunami or seiche hazard zone (2020 General
Plan, 1990). Any evaluation of the status of the levees will be evaluated in the EIR. Impacts
are considered less than significant and do not warrant further study in an EIR.

City of Oxnard
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IX.

a)

b)

Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

LAND USE AND PLANNING -
Would the proposal:

Physically divide an established

community? |:| |Z D D

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? |:| & |:| D

Conflict with an applicable habitat
conservation plan or natural community

conservation plan? |:| |:| |:| |X|

The project site is bordered by major roads to the west, north and east, and by railroad
tracks on the south. Replacement of the varied uses on the site with a mixed-use
neighborhood would not physically divide an established community, as uses surrounding
the site are varied and distinct, and neither continuity nor access would be degraded.
Impacts to the mobile home may be significant depending upon the mobile home relocation
plan. Access would continue to be provided through the site and would be upgraded.
Impacts would be less than significant.

Implementation Measure 3 of the 1990 General Plan calls for preparation and adoption of a
specific plan for the Wagon Wheel area, which is included in the project’s application
materials. The site is also within the Historic Enhancement and Revitalization of Oxnard
(HERO) redevelopment area. The HERO Area provides a mechanism by which the
Community Development Corporation can utilize a range of projects and programs to
alleviate blight conditions.

The General Plan contains land use, circulation and transportation, housing, open space,
community design, noise and other policies which are applicable to the proposed project.
As the proposed project is inconsistent with the land use designation and zoning in several
respects, including residential density and building height, the project includes a General
Plan Amendment to change the site’s land use designation from Commercial Regional to
Specific Plan which would allow a range of uses including residential densities of up to 100
units per acre, Mixed Use, Commercial, Public Facilities (transit center) and Community
Amenities (parks and recreation facilities). A Development Agreement is also proposed for
the site, which would allow for departures from Zoning Ordinance requirements such as

City of Oxnard
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b)

building height and residential density.

The General Plan requires adoption of a specific plan for the Wagon Wheel area. If the
Specific Plan, which would have to be found consistent with the General Plan, is adopted,
the project would be expected to comply with the General Plan policies. Nevertheless, due
to the potential for conflicts with adopted policies the EIR will discuss the consistency of the
proposed project with applicable plans and policies, as well as the proposed changes to land
use designations compared to the development scenario envisioned in the General Plan.
Impacts to land use and locally adopted polices are considered to be potentially significant
unless mitigation is incorporated.

No habitat conservation plans or natural community conservation plans apply to the project
site. No impacts are anticipated.

Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

MINERAL RESOURCES -- Would the
project:

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? |:| |:| |X| |:|

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? |:| |:| |E |:|

a,b.The project site is fully urbanized and is not used for mineral extraction. However, the site

is located in an area identified as “non-designated MRZ-2” in the City’s General Plan and
Mineral Resources Management Plan. This indicates that potentially useable sand and
gravel deposits associated with the adjacent Santa Clara River channel may exist
underneath the developed site. Because the area is not in the designated MRZ-2 area, land
use controls that the City uses to retain flexibility in the designated MRZ-2 area for mineral
extraction do not apply. Thus the City has determined that any loss of relatively easy access
to possible mineral deposits beneath the site would be less than significant. The issue does
not require further study in an EIR.
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XI.

a)

b)

f)

Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

NOISE — Would the project result in:

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? |X| |:| D D

Exposure of persons to or generation of
excessive groundborne vibration or

groundborne noise levels? X [] [] []

A substantial permanent increase in
ambient noise levels above levels existing

without the project? |:| & |:| D

A substantial temporary or periodic
increase in ambient noise levels in the
project vicinity above levels existing

without the project? |X| |:| |:| D

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? |:| |:| & D

For a project within the vicinity of a private
airstrip, would the project expose people
residing or working in the project area to

excessive noise? |:| |:| |X| D

a,b,d. Project site preparation and construction activities would generate temporary increases

in noise onsite and at adjacent properties, including groundborne vibrations/noise. Noise
levels during construction can be in the 78-88 dBA range during peak activity periods (U.S.
Environmental Protection Agency, 1971). Such levels are substantially higher than ambient
noise levels in the site vicinity and would be a source of temporary noise annoyance to
adjacent residents. Impacts are potentially significant and will be addressed in the EIR.

The main sources of noise at the project site are traffic on U.S. Highway 101 and noise
associated with trains on the Southern Pacific Railroad, which would affect residents of the
proposed new development. The increase in traffic levels within and adjacent to the project
associated with the increased intensity of development would also increase noise levels to
sensitive receptors on adjacent roads. These impacts are considered potentially significant
unless mitigation incorporated and will be studied further in the EIR.
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e, f. The project site is not in the vicinity of any public or private airport (the Oxnard airport is

XIl.

a)

b)

approximately 2.5 miles from the site). Therefore, impacts related to aircraft noise would be
less than significant. Further discussion of this issue in the EIR is not warranted.

Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

POPULATION AND HOUSING —
Would the project:

Induce substantial population growth in an

area, either directly (for example, by

proposing new homes and businesses) or

indirectly (for example, through extension

of roads or other infrastructure)? |X| |:| |:| |:|

Displace substantial numbers of existing
housing, necessitating the construction of
replacement housing elsewhere? |:| |E |:| |:|

Displace substantial numbers of people,
necessitating the construction of
replacement housing elsewhere? |:| |E |:| |:|

Project implementation would result in a net increase of 1,358 residential units on the project
site (1,500 units proposed minus the 142 existing units, as of September 2006, to be
demolished). Based on the current average household size in the City of Oxnard of 3.883
persons per unit (California Department of Finance, 2006), this would generate a net
population increase of about 5,273 persons. (See note under Item III Air Quality regarding
the estimated average household size.) In addition, the increase in commercial square
footage associated with the project would add new jobs. The population of Oxnard as of
January 1, 2006 was 189,990 (California Department of Finance, 2006). Based on this
number, the project would accommodate a population increase within the City of
approximately 2.8 percent. The current General Plan projection of 163,000 has been
exceeded due to larger than expected household sizes. Population growth impacts
associated with the project are potentially significant and further analysis of this issue in
the EIR will be conducted.

b, c. The project would involve the closing of the on-site mobile home park, which as of

September 2006, had 142 out of 169 spaces occupied. A mobile home closure report will be
prepared for this component of the project. This would displace both the housing units
provided by the facility and the onsite population. Although the project includes 1,500
housing units, and at least 15% or 225 housing units of those reserved as “affordable” units
meeting the City’s very low- and moderate-income price restrictions, impacts resulting from
the loss of units and displacement of residents are considered potentially significant unless
mitigation incorporated and will be analyzed in the EIR.
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Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

Xlll. PUBLIC SERVICES

a) Would the project result in substantial
adverse physical impacts associated with
the provision of new or physically altered
governmental facilities, or the 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:

i) Fire protection?
i) Police protection?
iii) Schools?

iv) Parks?

oo
XXX KX X
oo
oo

v) Other public facilities?

a (i-ii, v). The introduction of 1,358 net new units and 47,000 square feet of commercial
development would increase the need for public services and could require new or
expanded facilities to provide those services. The introduction of new high rise buildings in
an area that does not have many high rises also has the potential to introduce new service
demands on the area. Impacts are potentially significant unless mitigation incorporated
and will be examined further in the EIR.

a (iii). The developer would be required to pay State-mandated school impact fees. Pursuant to
Section 65995 (3)(h) of the California Government Code (Senate Bill 50, chaptered August
27,1998), the payment of statutory fees “...is deemed to be full and complete mitigation of
the impacts of any legislative or adjudicative act, or both, involving, but not limited to, the
planning, use, or development of real property, or any change in governmental organization
or reorganization.” Therefore, since payment of these fees is mandatory, impacts to school
capacity must be considered less than significant.

a (iv). The project proposal includes two public parks, one that is 1.7 acres and one that is 0.9
acres, and several smaller green spaces. The City of Oxnard requires that, as a condition of
approval of any residential subdivision, a developer shall either contribute land for the
development of park sites or pay fees for the acquisition and development of park sites. The
amount of parkland required for residential developments is based on a factor of 2.5 acres
per 1,000 residents (2020 General Plan, 1990). Therefore, if the amount of parkland included
in the project plans, combined with existing City parks is less than the required parkland for
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residential developments, impacts would be considered potentially significant unless
mitigation incorporated. This issue will be further discussed in the EIR.

XIV. RECREATION --

a) 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?

b) 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?

Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

[] X [] []

[] X [] []

a,b. Project implementation would result in a net increase of 1,370 residential units on the site
and an associated population increase of about 5,320 persons. The project proposal includes
two public parks, one that is 1.7 acres and one that is 0.9 acres; several smaller green spaces
and private recreational facilities. As discussed under item a (iv) of Section XIII, the
developer is responsible for meeting the City’s requirement of 2.5 acres of parkland for
every 1,000 residents. If the proposed project does not include adequate parkland to meet
the City’s requirement, the developer is required to pay a fee to offset the demands of the
increased population onsite on offsite neighborhood and regional recreational facilities. The
project may result in environmental impacts from pressure on offsite facilities as well as
construction of onsite facilities. Impacts are considered potentially significant unless
mitigation incorporated and will be further examined in the EIR.
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Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

XV. TRANSPORTATION / TRAFFIC --
Would the project:

a) 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)? X [] [] []

b) Exceed, either individually or
cumulatively, a level of service standard
established by the county congestion
management agency for designated roads

or highways? g |:| D D

c) Resultin a change in air traffic patterns,
including either an increase in traffic
levels or a change in location that results

in substantial safety risks? |:| |:| |X| |:|

d) Substantially increase hazards due to a
design feature (e.g., sharp curves or
dangerous intersections) or incompatible
use (e.g., farm equipment)?

e) Result in inadequate emergency access?

NN
XXX
NN
NN

f) Result in inadequate parking capacity?

g) Conflict with adopted policies, plans, or
programs supporting alternative
transportation (e.g., bus turnouts, bicycle

racks)? |:| |Z D D

a,b,f. The proposed project has the potential to increase traffic in the project area. As proposed
density for the site goes beyond what is anticipated in the General Plan, traffic generation
and parking demand are expected to be higher than what would result from development
under the current land use and zoning designations. These impacts are considered
potentially significant unless mitigation incorporated and will be further evaluated in the
EIR. A traffic study will be conducted to analyze and evaluate the project’s potential
impacts to traffic, circulation, parking, and access and will be coordinated with the General
Plan update traffic model.

c. The Oxnard Airport is located at 2889 West 5t Avenue, approximately 2.5 miles southwest
of the project site. Over 90 percent of all aircraft approaches to the Oxnard Airport are in an
east to west direction over the City of Oxnard (2020 General Plan, 1990). The project site is
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d,e.

not located in the airport clear zone (2020 General Plan, 1990), and therefore, the project is
not expected to change air traffic patterns. Impacts to air traffic would be less than
significant. Further discussion of this issue in an EIR is not warranted.

The project site is located directly adjacent to two off ramps from US Highway 101. These
ramps would be used to access the site. With project implementation, traffic would be
increased to and from the site, and a higher concentration of residents potentially needing
emergency services would be introduced. Roadway and access plans would be reviewed by
the City’s Development Services Division, Public Works Department and Fire Department,
and in some locations by the California Department of Transportation (Caltrans). While
review and approval by these agencies would help to ensure safe access and road design,
these potentially significant but mitigable impacts would also be examined in the EIR.

The City’s Circulation Element includes policies and identifies programs to encourage the
use of alternative transportation in Oxnard. These include City-sponsored programs such
as improvements to the bus system as well as requirements for provision of facilities in new
development. The project proposal includes a sub-transportation center with 50 parking
spaces and stops for SCAT and VISTA bus services. In addition, the Oxnard Transportation
Center, located 2.25 miles south of the project site, is used by Amtrak and Metrolink trains,
as well as Greyhound, SCAT and VISTA buses. A Class II (on-road, striped for bicycle
travel) bicycle lane is proposed through the site, linking Oxnard Boulevard and Ventura
Road and connecting to proposed (by the City, i.e. identified in the City’s Bicycle Master
Plan) pedestrian/multi-use trails on those roads. Nevertheless, due to the substantial scale
and high proposed residential density of the project, impacts are potentially significant
unless mitigation incorporated and further study in an EIR is warranted.
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XVI.

a)

b)

d)

)]

Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

UTILITIES AND SERVICE SYSTEMS --
Would the project:

Exceed wastewater treatment
requirements of the applicable Regional
Water Quality Control Board? |:| & |:| |:|

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? |:| & |:| |:|

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? ] X [] []

Have sufficient water supplies available to

serve the project from existing

entitlements and resources, or are new or

expanded entitlements needed? |X| |:| |:| |:|

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? |:| & |:| |:|

Be served by a landfill with sufficient
permitted capacity to accommodate the
project’s solid waste disposal needs? |:| & |:| |:|

Comply with federal, state, and local
statutes and regulations related to solid

waste? |:| & |:| D

a-c, e. Development of the proposed project is expected to increase the generation of

wastewater as the proposed use of the site would be more intense than the current use,
particularly in terms of residential density as well as irrigated landscaping. Improvements
to existing wastewater treatment facilities and stormwater drainage facilities may be
required. Impacts associated with storm water and wastewater generation and treatment
are considered potentially significant unless mitigation incorporated and will be studied
further in the EIR.

The proposed project would increase the number of residences in the area which would
increase demand for water in the area. Impacts to water resources are potentially

City of Oxnard
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significant and this issue will be further evaluated in the EIR. The analysis will include a
water supply assessment pursuant to Senate Bill (SB) 610. SB 610 requires large
development projects in California to assess the adequacy of the anticipated water supply to
serve the project.

Solid waste collection and disposal services at the project site would be provided by the
Oxnard Solid Waste Division. Once collected, solid waste is transported to the Del Norte
Regional Recycling and Transfer Station before being sent to area landfills. Development of
the proposed project is expected to substantially increase the amount of solid waste
generated on the site as compared to existing uses. Impacts associated with solid waste
generation and recycling are considered potentially significant unless mitigation
incorporated and will be studied further in the EIR.

The project would be required to comply with federal, state, and local statutes and
regulations related to solid waste. Nonetheless, as measures may be required to achieve
compliance, impacts are considered potentially significant unless mitigation incorporated
and will be studied further in the EIR.

Potentially
Significant
Potentially Unless Less than
Significant Mitigation Significant No
Impact Incorporated Impact Impact

XVIl. MANDATORY FINDINGS OF

a)

b)

SIGNIFICANCE —

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

prehistory? |X| |:| |:| D

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)? |X| |:| |:| |:|

Does the project have environmental
effects which will cause substantial
adverse effects on human beings, either

directly or indirectly? |X| |:| D D

City of Oxnard
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a.

The project site is located within an urbanized area that lacks native biological habitats, as
discussed under item IV, Biological Resources. As discussed under item V, Cultural Resources, no
officially designated historic or prehistoric resources would be affected by project
implementation. However, several existing structures may have historic importance.
Therefore, the proposed demolition of all structures on the site is a potentially significant
impact that will be studied further in an EIR.

Cumulative impacts may occur in the issue areas where potentially significant impacts are
identified in the Initial Study. Such cumulative impacts would be potentially significant for
these issues and will be addressed in an EIR.

The proposed project has the potential to create environmental effects that could significantly
affect human health or safety (refer to Items III, Air Quality, VII, Hazards and Hazardous
Materials and XV, Transportation/Traffic. Impacts are potentially significant and will be studied
further in an EIR.

City of Oxnard
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NOTICE OF PREPARATION

To: Responsible and Trustee Agencies (Distribution List is attached to this notice)

Subject: Notice of Preparation of a Draft Environmental Impact Report for the Wagon Wheel
Specific Plan Project, Oxnard, California.

Lead Agency:

Agency Name: City of Oxnard
Street Address: 305 West Third St.
City/State/Zip Code: Oxnard, CA 93030
Contact: Kathleen Mallory

The City of Oxnard will be the Lead Agency and will prepare an environmental impact report (EIR)
for the project identified below. We need to know the views of your agency as to the scope and
content of the environmental information which is germane to your agency’s statutory
responsibilities in connection with the proposed project. Your agency will need to use he EIR
prepared by our agency when considering your permit or other approval for the project.

The project description, location, and the potential environmental effects are contained in the
attached materials.

Due to the time limits mandated by State law, your response must be sent at the earliest possible date,
but not later than 30 days after the receipt of this notice.

Please send your response to Kathleen Mallory, AICP, Project Planner, at the address shown above.
Agency responses to this NOP should include the name, address, and phone number of the person
who will serve as the primary point of contact for this project within the commenting agency.

Project Title: Wagon Wheel Specific Plan Project

Project Location: The project site is located near the northwestern edge of the City of Oxnard, and
is bounded by Highway 101 to the north, Oxnard Boulevard to the east, the Southern Pacific Railroad
and El Rio Drain to the south, and North Ventura Road to the west. Site Assessor Parcel Numbers
are: 139-0-022-01, 139-0-022-03, 139-0-022-04, 139-0-022-12, 139-0-022-15, 139-0-150-13, 139-0-
150-11, 139-0-170-01, 139-0-022-06, 139-0-170-02, 139-0-170-03, 139-0-161-01, 139-0-170-08,
139-0-170-04, 139-0-170-05, 139-0-162-08, 139-0-162-04, 139-0-162-04, 139-0-162-07 and 139-0-
161-02. Regional access to the site is provided by the Ventura Freeway (U.S. Highway 101) and
Pacific Coast Highway (State Route 1) (see attached aerial).

Project Description: The residential component would include up to 1,500 multiple family
residential units contained within five housing types as follows: 1) three-story townhomes; 2) three-
story live work town homes; 3) four-story condominiums above two levels of subterranean parking;
4) four-story mixed use buildings with two or three stories of residential condominiums above
commercial retail/office uses with subterranean parking; and 5) two 25-story residential towers. A
total of 1,500 attached residential units are proposed. Building heights for the project would be up to
43 feet for the townhouse buildings, 40 feet for the live/work buildings, 50 feet for the four-story
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condominiums and mixed use buildings, and 270 feet for the residential high-rise buildings. Fifteen
percent of the total units would be designated as “affordable housing” and would meet the income
criteria for very low - and moderate-income families.

The commercial component would consist of 47,000 square feet of neighborhood serving
commercial retail and small commercial office space. Approximately 24,000 square feet would be
dedicated to one- or two-story community retail with a building height of up to 35 feet, and 23,000
square feet would be dedicated to small commercial office/retail located below the live/work
townhouses and the mixed use condominiums.

The project would also provide a 1.7-acre “community village green” and 0.9-acre neighborhood
park. Various smaller pocket parks, gardens and plazas as well as landscaped pedestrian corridors
connecting different areas of the site would also be provided. The parks would provide a variety of
recreational amenities, including, but not limited to, a swimming pool and pool house, tot-lot, open
turf areas and barbeque and picnic areas. The four-story condominiums would include interior
courtyards and private recreation facilities. The high-rise towers would also include private
recreational facilities.

More detail regarding the project design is contained within the attached Initial Study (see attached
materials).

Topics Identified for Study in this EIR: The City of Oxnard has completed an Initial Study on the
above project and has determined that an EIR should be prepared for the project. Based on the
characteristics of the project, the City intends to prepare a Project EIR. The scope of work for this
EIR will involve research, analysis, and study of the following issues and concerns. The project is of
regional significance. The City of Oxnard is also updating its General Plan for which an EIR may
begin in the near future.

The City plans to address the follow ing environmental topics in the EIR for this project:

Aesthetics

Air Quality

Cultural Resources
Geology and Soils

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

Noise

Population & Housing
Public Services

Recreation

Transportation & Traffic
Utilities & Service Systems

VVVVVVVVVVYVY

Through the preliminary evaluation of the project as documented within the attached Initial Study,
the following topics will be addressed briefly in an Effects Found Not to be Significant section
contained in the EIR: agricultural, biological and mineral resources. The project site is currently
developed with a retail use, housing and related parking lot and lies in an urbanized area of Oxnard.
The subject area is not currently used for mineral extraction. However, the site is located in an area
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identified as ‘“non-designated MRZ-2” in the City’s General Plan and Mineral Resources
Management Plan. This indicates that potential useable sand and gravel deposits associated with the
adjacent Santa Clara River channel may exist underneath the developed site. The City has
determined that any loss of relatively easy access to possible mineral deposits beneath the site would
constitute a less than significant impact.

Date: October 11, 2006 Signature

Title: Planning and Environmental Services Manager

Telephone: (805) 385-7858

For information about the project contact Ms. Mallory

at (805) 512-9800

Reference: California Code of Regulations, Title 14, (CEQA Guidelines), Section 15082(a), 15103,
15375.
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VENTURA COUNTY
AIR POLLUTION CONTROL DISTRICT

Memorandum
TO: Carl Morehouse, Planning DATE: November 6, 2006
FROM: Alicia Stratton

SUBJECT: Request for Review of Notice of Preparation for a Draft Environmental
Impact Report for the Wagon Wheel Specific Plan Project, City of Oxnard
(Reference No. 06-050)

Air Pollution Control District staff has reviewed the subject project, which is a proposal
for preparation of an environmental impact report (DEIR) to address environmental
impacts from construction of 1,500 multiple family residential units contained within five
housing types: three-story townhomes; three-story live-work townhomes; four-story
condominiums above two levels of subterranean parking, four-story mixed use buildings
with two or three stories of residential condominiums above commercial retail/office uses
with subterranean parking and two 25-story residential towers. The commercial
component would consist of 47,000 sq. ft. of neighborhood serving commercial retail and
small commercial office space. The project location is near the northwestern edge of the
City of Oxnard.

General Comments

District staff recommends that the air quality section of the draft environmental impact
report be prepared in accordance with the 2003 Ventura County Air Quality Assessment
Guidelines (2003 Guidelines). A copy of the 2003 Guidelines can be accessed from the
downloadable materials section of the APCD website at www.vcapcd.org.

Specifically, the air quality assessment should consider reactive organic compound and
nitrogen oxide emissions from all project-related motor vehicles and construction
equipment. Additionally, the air quality assessment should consider potential impacts
from fugitive dust, including PM 10, that will be generated by construction activities.

Air Quality Management Plan Consistency

The DEIR should evaluate potential air quality impacts associated with the project and
any increase in population.

Carbon Monoxide




A carbon monoxide screening analysis should be conducted for any project-impacted
roadway intersection that are currently operating, or that are expected to operate at,
Levels of Service D, E, or F, or at any project-impacted roadway intersection that may be
a CO hotspot. If a potential hotspot is identified, the District recommends that a
complete CALINE3 or CALINE4 carbon monoxide analysis be conducted for that
intersection.

Valley Fever

We recommend that the potential for Valley Fever be addressed in the DEIR to determine
the potential Valley Fever disturbance on the project site.

Asbestos

Building demolition activities may cause possible exposure to asbestos. We recommend
the DEIR include a discussion on how potential exposure to asbestos would be addressed.
This discussion should include notification of the APCD prior to issuance of demolition
permits for any onsite structures. Demolition and/or renovation activities shall be
conducted in compliance with District Rule 62.7, Asbestos — Demolition and Renovation.
Rule 62.7 governs activities related to demolition of buildings with asbestos-containing
materials. This rule establishes the notification and emission control requirements for
demolition activities. Specifically, this rule requires that the owner or operator of a
facility shall remove all asbestos-containing material from a facility being demolished.
For additional information on asbestos, or to download a copy of Rule 62.7, please visit
our website at www.vcapcd.org/asbestos.htm. You can also contact the District’s
Asbestos Coordinator, Jay Nicholas at (805) 645-1443 or by email at jay@vcapcd.org.

Air Toxics Evaluation

This project will involve a large amount of grading of soil. The California Air Resources
Board (CARB) has identified diesel exhaust particulate matter as a Toxic Air
Contaminant (TAC). Diesel exhaust includes hundreds of different gaseous and
particulate components, many of which are toxic. The earthmoving equipment has the
potential to expose sensitive populations in the vicinity to elevated levels of diesel
exhaust.

The District recommends that a screening health risk assessment be conducted for the
project to assess the potential health risks on any nearby sensitive receptors, such as
schools, hospitals, day care centers, retirement homes, and residences. If the screening
health risk assessment indicates a potentially significant health risk, we recommend a
more refined health risk assessment be performed. Mitigation measures should also be
identified and discussed if the assessment indicates a significant risk. Additional
information on TACs can be obtained from the District’s website at



http://www.vcapcd.org/air_toxics.htm. If you have any general questions regarding air
toxics, please contact Terri Thomas of the APCD at (805) 645-1405 or by email at
terri@vcapcd.org.

Mitigation Measures

If the project is determined to have a significant impact on regional and/or local air
quality, the Draft supplemental focused EIR should include all feasible mitigation
measures. Moreover, any project design features that mitigate air quality impacts should
also be described in the DEIR. Additionally, to the extent feasible, the DEIR should
assess and document the air quality benefit of all feasible mitigation measures and project
design elements.

Chapter 7 of the District’s 2003 Guidelines discusses a number of mitigation measures
that may be appropriate for this project. The District encourages other appropriate
mitigation measures not included in the 2003 Guidelines be considered to help mitigate
the projects air quality impacts.

The DEIR should clearly state that all feasible air quality mitigation measures included in
the document would be fully implemented if the project were approved.

If you have any questions, please call me at 645-1426.
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PUBLIC WORKS AGENCY
TRANSPORTATION DEPARTMENT
Traffic, Advance Planaing & Permits Division

MEMORANDUM

DATE: November &, 2006

TO: Resource Management Agency, Planaung Division
Anention: Carl Morchooss
Pon £ 4©

FROM: Nazir Lalagi, Deputy Direcoor

SUBJECT: REVIEW OF DOCUMENT #6050, WAGON WHEEL SPFECIFIC FLAN
PROJECT Iniclal Study aed Notice of Preparacion of 2 Draft Esvirosmental Impact
Report (DEIR) ~ 1,500 resicencial apanument waies and 47,000 SF of commercial
recall and office space.
All corsite structuces and mfrastreciure would be removed. The project siee iy witkin
the City of Oxnard and is bowunded by SK 101 w0 the north, Oxnard Boglovasd 0 the
cast, the Southern Pacific Raroad to the south, and Venturas Road w0 the west.
Project Apphcant Daly Owens Growp
Lesd Agency: City of Oxaard

The Public Warks Agency « Trassportatson Deparement has reviewed the notice of pecperation of a
DEIR for the Wagoes Wheel Spoaific Plan. The peoject consists of 1,500 ressdential apartment units
sad 47,000 SF of commercial rotad and office space. The projoct site is wathin the City of Oxnard
and @ bousded by SR 101 10 e noeth, Oxnard Bowlovaed 1o tho cest, the Sowem Pacific Railroad
10 the south, and Voasers Road 10 the wost W offor the following commonns:

1. The Traffic Study for the DELR should eveluste snd prowvide mitigation measurce for the sec-
specific tmpacts this project may have on the County’s Regions! Road Neotwork Of
pactioular interest %o the County are the potential ereffic impacts %o the roadwayy in the El Rwo
Community.

2. The cumulative impacts of the development of this projest, whea considered with the
cumulaove impacs of all ocher approved (or anticspated) development progects in the Counry,
will be potentially significant, To addross e cumulative adverye impacts of sraffic on the
County Regicnal Road Netweek, the appropnate Traffic Lmpact Mitigation foes (TIMF)
should be paid to the Couaty whes development cocurs. Based on the information provided
in the Initial Study aad the recipeocal agreement betwees the City of Oxnard sad the County
of Venturs, the fee due 1o the Cowy is:

1,500 Apactment bomas (Other Houting) x $256 96/ DU = $)85 440 00

47,000 SF Commereaal retaulaffice uses X SS9 TUTSF = $21016 §4
S408 456 &4

The above espmated foo may be subject to adpestment at the time of deposit, due © provisions
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in the Traffic Impact Mitigation Ordieance allowing the foe to be adpested for inflation based
on e Exgineering Nows Record (ENR) constructom cost index. The above 15 an estumalc
only basnd oo information provided in the lnitial Snudy.

With payment of the TIMF, the cumulative impacss on the level of service and safety of the existiog
roads would reman consistent with the County’s Generad Plas

Orir review s kumited 10 the impacts (s project may dave on the County’s Regional Road Network.
Plesse call me a1 654-2080 If you have questoss.

P ITRANGPOR L Owvitvm _ Conmipot ) Q1) dw



VENTURA COUNTY TRANSPORTATION COMMISSION
950 County Squave Dr. Sulte 207 Vertura, Callorsg §3001 {305) 642.1591  fan (305) 8424860

RECEIVED
NOV 20 2006
NANG DVGIOh
November 15, 2008 "G OF oaRD
City of Oomarg
Ms. Kathioen Malory AICP, Project Planner
305 West Third Street
Cuxnard, CA 93030

Subject Wagon Whee! Specific Plan, Notice of Preparation

Deoar Ms, Mallory:

Thank you for the opportuniy 1o respond 1o the Notice of Preparation of the Draft Environmantal
impact Report (DEIR) for the Wagon Whesl Specific Plan, We offer the folowing comments
memmm-mmm
emvdronmental docurment

. The traffic analysis should address the peojects iImpact upen the regicnal Fansponation
systam. The adopied Congestion Managemant Program (CMP) requires that a level Of
Servics (LOS) E be maintained on the CMP roacway network. Falure 1o maintain the
adopted LOS could trigger the need % the Clty of Cxnard to prepare 8 Deficiency Plan,
approved by the Vestra County Transportation Commission (VCTC), outining how the
ity inlends 1o improve the LOS on deficient roadway segments. If the City of Oxnard
does not prepace 8 Deficiency Plan, the VCTC could withhoid gas tax funds due 10 e

City in order 10 masks NOCessary improvements.

. Especially critical for analysis are D impacts on Mighway 101 between the City of San
Busairventura and the City of Thousand Oaks, This segment of highwary is already
severely congasied in both the AM and PAL peak hour and because of e proposed
project’s location neany all of the tips generated will be disiriduted directly on th

highway segment.

www.goventura.org
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. The EIR's traffic study should indude intersection analysis wall cutaide of the immediale
peoject area. Again, due 10 ™he project’s location, trips &' Qoing 10 be distributed
primarily onto Highway 101 byt the impacts of Ihose ips will be far reaching and noed 10
be congideved, Iersections nedr Feeowary off-ramps within the City of San
Busnaventura, Comanio and even Thousand Oaks should be considered as well as
Ihaie in T project vidinily, nduding the Saviers Rd./Woocley Rd. “Five Paoints®

intarsecton in Oxrard,

. DCiscounts o trip genanton o trip distridution shouid be kapt to 8 minimum despite the
project’s mix of land uses, Employment cendirs, schools and regional shopping are all
iocated outside of T propc! el necosstating off-site irips.

. The Faffic analysis must include the cumuiative impacts 10 the CMP roadwary network,
but not imited % the proposed project on the Levitz site &3 wel a8 other

specificaly
proposed projects along the Highway 101 comidor,

. The crculation shady should include provisions for both South Coast Area Transit (SCAT)
ad VISTA buses. Lane configuration, intersection geometrics and bus pull out design

should take bus length and luming radus inlo account.

. Lastly, it is important that the Tull range of ransportation control measures as identified in
e AQMP, as wal as hose programs in the TDM chapter of the CMP, be considered in
he development of migation measures for the proposed project. Full consideration
should include a discussion of aff reascnably avalable measures and an explanation
regarding the inclusion‘exciusion of each,

We look forward 10 reviewing the DEIR prepared for this project. I you have any questions
e above Comments, please do not hesitsle 1 contact Staven DeGeorpe of cur sta!

regarcing
At 6421591 (e 103),

Sinoively,
Ginger Gherardi
Exscutive Direcior
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Ms. Kathieen Mallory

City of Oxnard

Planning and Environmental Services Division
305 West Third Street

Oxnard, California 93030

RE: Notice of Preparation of a8 Draft Environmenta! Impact Report for the Wagon
Wheel Specific Plan Project

Dear Ms. Malory:

The Cay of Ventura would like to thank you for the opportunity 1o provide
comments on the City of Oxnard Notice of Preparation of a Draft Environmental impact
Report for the Wagon Wheel Specific Plan Project. The proposed project consists of up
1o 1,500 muitifamily residential units within five housing types, and 47,000 square feet of
neighborhood sanving commercial retal, small commercial office space and parking at
the western boundary of the City of Oxnard. The project also includes 8 1.7-acre
communty village green’ and .S-acre neighborhood park. Section 15125(c) of the
Calfomia Enviconmental Qualty Act (CEQA) Guidelnes states, “‘Knowledge of the
regonal seting 15 Critical 10 the assessment of emironmental impacts.” As an adjacent
muncipaiity, the City of Ventura has concem over description of the environmental
setting for this project as well as projact impacdts 1o neighboring jurisdictions.

The City of Ventura's comments on the Notice of Preparation for the proposad
Prop@ct adcoress the following issues: housing: recreation; transportation and circulation:

and water supply

Housing

The EIR should discuss the proposed project’s consistency with the Scuthem
CaMomda Association of Governments (SCAG) Regional Comprehensive Plan and
Guide. The jobshousing balance analysis should inciude & discussion of any impacts
the proposed project may generate in lerms of job creation, and resultant impact 1o area
housing supply beyond the City of Oxnard's corporate boundanes. The EIR should
analyze the project’s impacts on the local housing supply, regacdiess of the jurisdicticn

whare that supply exists.

.
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Recreation
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the proposed project that are not located in the City of Oxnard, specifically those located
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ae in proximity to the project
. Barranca Vista Pack, Junipero Serra Park; Blanche Reynoids Park, and
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The Emvironmental Impact Report should include analysis of impacts on local
and regicnal water supplies in compliance with SB 221.

Again, the Cty of Ventura appraciates the opportunity 1o provide comments on
the NOP for this regionally significant project.  Please contact Maggie Ide, Associate
Planner, at (805) 654-7727 if you have any questions rogarding these comments on the
NOP for the Wagon Wheel Specific Plan Project.

Sincerely,
ale,
Kaizer
Assistant Direclor, Community Development

c:

Rick Cole, City Manager

Jim Newerburg, City Attormey
Kan Gialketsis, Principie Planner
Maggle e, Associate Planner
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November 16, 2006
Kathleen Mallory
City of Oxsard
305 West Thisd Street

Oxnard, Califoenia 93030

Subject: Notice of Preparation of a Draft Esvironmental mpact Report for the Wagon
Wheel Specific Plan Progect, Oxaard, Ventura County, California

Dear Ms, Malloey:

The U.S. Fish and Wildlife Service (Service) has roviewed the notice of preparation (NOP) of a
drafl eovironumental impact report (DEIR) for the proposed Wagon Wheel Specific Plan project,
located south of Highway 101 between Oxnsed Boulevaed and North Vientura Road in Oxnard.
The proposed peoject would coasist of development of up 0 1,500 multiple family residential
units contained within theee- and four-story towa Bomes and condominiums, fose-story mixed
use buildings with residential condomtnsoms sad commercial retasloffice space, sad two 25-
story residestial towers. The proposed peoject would aso consist of cae- or two-story retail
buildings, a 1.7-acre park, and 2 0.9-acre perk.

The Service™s responsibilities include administenag the Endangered Species Act of 1973, &5
amended (Act), incloding sections 7, 9, and 10. Section 9 of the Act prohibits the take of lsted
species without special exemption. Take is defined as to harass, hamm, pursoe, hunt, shoot,
wound, kill, trap, capture or collect, or to atempt 10 engage in any such conduct. Harasement is
defined by the Service as intentional or nogligent action that areates the likelihood of injury to
listed species by annoying it to sech an extent as 1o significantly disrupt normal behanvioeal
patterss which include, but are not limited %, breading, feading, or sheltering.  Harm is further
defined by the Service w include sigmaficant habitat modification or degradation that results in
dearh or injury to listed specics by significantly impairing essential behavioral pattomns, including
breading, feading, or sheltering (S0 CFR 17.3). The Act provides for civil and criminal penalties
for the enlawful taking of listed species. Exemptions 10 the peohibitions against take may be
obtained through coordination with the Service i two ways: through interagency coesultations
for projects with Federal involvemens pursoant 10 section 7 of the Act o through the susnce of
an incidental take permit under section [ 0(a)(1 XB) of the Act. [f the subject project is 0 be
funded, authorized, or carmied cut by a Foderad agency and may affect a listed species, the
Federal agency must consult with the Service, pursuant 10 section Na)(2) of the Act. If 2

TAKE ERiowgES



Kathleen Malloey

proposed project does not involve a Federal agency but may result in the take of a listed animal
species, the project proponcst should apply for an incidental take permit, pursuant to section
1{a)(1 XB) of the Act. Once you have determined if the proposed project will have a lead
Federal agency, we can provide you with more detailed information regarding the section 7 or
I(a)(1X(B) processes.

We recommend that the DEIR contain specific information o assist us in cvaluating potential
impacts of the proposad project on fedorally threatened and endangered species and offer the

following consments.

The peoposed project site does not contain any native habitat and therefore woedd not be
expected 10 suppoet sy federally @reatened or endangered species. However, the federally
endangered least Bell's vireo (Vireo delli peariliug) &s losown %0 occur and nest i the riparian
habitat along the Santa Clara River, cn the west side of North Venturs Road. Housing snd
commercial development may resalt in indirect effects to the species and nipanian habizat in the
form of night lighting, noise, introduction of non-sative plants, increased irmigation and surface
water runofl, contamination by pesticides used by residents, and introduction of non-pative
predators, Cats are known to have a great impact on native maémals, especially birds (Jurek
1994), sd frec-roaming cats belonging %o ressdents may prey on Jeast Bell”s vireo adults, young
and oggs. The presence of cats could extond the negative effects of the development well into
adjacent babitat and eleminale nesting attempts by least Bell's vireo, even if the suitable habitat is
preserved. Furthermoce, buman activity in lesst Bell's vireo breeding habitat such as hiking,

or distarb adiuaits 10 such & degree that reproductive attcenpts are unsuccesaful, The DEIR should
assess these potential indirect knpacts of the proposed progect on least Bell™s vireos, and inclode
conservaton measure o reduce these impacts.

Only listed species receive protection under the Act; however, other sensitive species should be
coasidered in the planning process &n the event they beoome listed or proposed for listiag prior 10

project development. We look forward to reviewing the DEIR when it becomes available. If
you have any questions, please contact Christine Hamdlton of my staff at (805) 644-1766,

extension 360,
Sincerely,

Steve Hemry

Assistant Field Supervisor

occ  Stam Glowacki, NOAA Fishenies
Betty Courtney, California Department of Fish and Game
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BARBARA MACRI-ORTIZ -

P.O. Box 6432
Oxnard, California 93031

Telephone: (805) 436-9665 Facsimile: (805) 487-1409
E-mail: bmacriortiz@verizon.net

November 17, 2006

Ms. Kathleen Mallory, AICP

Progect Planner

Planing & Environmental Services Division
City of Oxnard

305 West Thard Stroet

Oxnard, Californsas 93030

RE: PREPARATION OF DRAFT ENVIRONMENTAL IMPACT REPORT
WAGON WHEEL SPFECIFIC PLAN PROJECT, OXNARD, CA

Dear Ms. Mallory:

This kester is written in accordance with the request made at the Community Workshop oo
November 13, 2006, for input concerning the scope of the EIR for the Wagon Wheel
peogect.

As you know, at the mecting | raised several arcas of concern that should be thoroughly
studied in the EIR, including the impacts of this project on the City's existing housing
stock for its very low and low income community, especially in hight of the propased
closure of the mobile home park.' 1f approved as proposed, the project would eliminate

", lalso seggestod that the consullaat study the changes that are currently snderway in
redefining the flood plaim, and | raised concamns related %o the impact of thes peoject on the City's
abidity %0 peovide an adoguate supply of parklands to serve the entire commumsty. | noted the
acese shortage of parks available for youth soccer and other youth sports peograms.  Those
shortages will no doubt contisue 10 grow as the City continees 10 grow. The increassng demands
placed upos the parks by an expandesg population must be viewed as a significant impact of the
Wagon Wheel saxd other projocts being proposed in the Outy. | will mot addeess these msees in this
leter, bat | do axpect thase topics will be senously addressed, and | ienvite the consultant



Letter to Ms. Kathleen Mallory, AICP
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171 wnits of affordable housing at the Wagon Wheel Trailer Lodge, as well as addational
residential usats at the Wagon Wheel Moseel.

The Wagoa Wheel Trailer Lodge has boen home 1o many very low and low income loag
time Oxnard residents. Thes mobilehome park provides decent, safe and sanitary bousing
to many farm wockers and other Jow wage workers who have fasthfully served thes
community for many years. According to the Mobilehome Park Closure Impact Report
that was recently prepared for the Wagon Wheel Traler Lodge, the average tenancy at
the lodge is 11 years, and as was testified to s the community workshop, and as
documenited in the report, nuemerows citizens have resided at the park for decades.

The Closure Impact Repoct makes it clear that it is virtually imposssble for any of these
residents to relocate to other trailer parks i Oxnard, much less in Vensura County or
even within a radius of 150 miles from the park. What does this mean in relation to the
EIR? As I explained at the workshop, the closure of this mobile homse park that has
traditionally served the very low income comemunity must be viewed &5 a significant
impact that must be mitigated in oeder for the proposed project o proceed,

The EIR must also evaluate the camulative effect that the park closure would have on the
very serious overcrowding issues that we presently face in the City of Oxnard. As was
recognized in the 2000 - 2005 Oxpard Housing Element,

“Overcrowding cccurs when bousing costs are 5o high relative to income that
familics doeble-up to save income to afford necessities of life.” [Oxnard Housing
Element, p. 11.31)

The Housing Elemnent reported that from 1980 to 1990, overcrowding amoog Oxnard
bouscholds increased from 16% 1o 25%. The mamber of overcrowded anits rose o
30.5% according to the 2000 U.S, Census. According to the Census, 13,310 of Oxnard’s
43,620 housing umits were overcrowded. Thas overcrowding is not limited 10 rental
housing, as some maght suspect. In fact, 40.5% of the overcrowded hosscholds in 2000
resided in owner occupsed housing.  The pictere is even bleaker now in 2006 as the
monumental rise in howsing costs has led to evea more overcrowding. We have seen a
trend of two and three families pooling resources to buy existing homes, as well as new

contact me directly as be gathers addational information relaad 1o the youth sports progrums that
utilizo Oxnard park facilitics.
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housing stock that has been developed i the Noatheast Comnmunity and other arcas of the
City. Many of these new home owners have lived in Oxnard for years. Some are buying
bigger homes to accommodate adult children who are unable to compete for bagh cost
rental housing, and others are opting for home ownership mstead of continusng 1o pay
ever Increassng rents al poorly maistained rental usits.

As was stated in the Housing Element:

“[a]n important messure of quality of life i the extent of overcrowding m a
community. Planning arcas with high levels of overcrowdang are often associated
with a relatively higher level of nosse, deteniorstion of homes, and a shortage of
on-sile parking. Therefore, maintsining a reasonable level of occupancy and
alleveating overcrowded hossing conditions &5 an important coatributor to guality
of life.” [2000 - 2005 Housing Element, p. 11.31)

These complaints continue to be nused by the publsc, as the City sufYers the stressors of
serious overcrowding. In response to some of these complants, the City Council has
begun 10 entertasn plans 10 roquire residential parking permits as a vebacle 10 address the
shortage of parking in some of the City's neighborboods.  However, parking permiss do
not address the systemic problem inherent in overcrowded neighborhoods.

The problem s simple. We are not building the type of housing stock that our
community roquires, and very bitthe of the housing that is being built is affoedable 1o those
in the community who need the housing. This is a real problem that will be exacerbate if
the mobile home park closes in a masner that leaves many bong time citizens of Oxnard
among those competing for afTordable housing in thes imgpacted commumity.

At the workshop many citizens questioned the impact that this development would bave
on our already overcrowded clementary and high school districts that would serve the
Wagon Wheel commumity. The EIR must address the impact that thas project will bave
if the umits are peiced beyond the reach of our resadents because most Oxmard (amslics
simply cannot affoed $500,000.00 bomes, or even $350,000.00 homes, As loag as we
keep building housing peodocts that our own citizens cannot affoed, we will surely
perpetusate the overcrowding problems in our schools. We will also make §t impossible
for our school admimistralors 10 be able to adoquately plan for the student populstion that
they will be respoassble 1o serve because school progections, including mitigation fees,
are based on one family per hoasing unit. Unfortunately, if the present trend of high
housing costs continues, the notion of cae family per housing unit will soon be an
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endangered species, as our working families and adull children continue 10 adjust to a
family and community unfriendly environmend,

| appreciate the opportunity (o particapate in this process, and [ look foeward to an honest
and realistic evaluation of the impacts that this progect will have om our Commmnity.

Please feel free 1o contact me, if you have any questions or reguire additional
mformation.



November 14, 2006

Lawrence Paul Stein
1965 Falkner Place
Oxnard, CA 93033

Sue Martin

Manager

Planning and Environmental Services
City Hall 2" Floor

305 West Third Street

Oxnard, CA 93030

RE: Comments Wagon Wheel Specific Plan

Dear Ms Martin;

Monday, November 13, 2006 the city of Oxnard held a Public Scoping Meeting regarding the
development of the Wagon Wheel Specific Plan. The developer, DalyOwens Group made a brief presentation.
Many issues were left unanswered. Other issues seem to fall short of the city’s guidelines. Please provide
responses to the following issues.

Considering that many single family units contain more than 1 family, due in part, to the high cost of
housing, how many people are expected to occupy each unit? Please provide population density sampling
from each neighborhood in order to justify your response. I am assuming there will be an average of 5 people
occupying each residential unit, generating a project population of 7,500.

I estimate that the population will generate a need for 2/6 of a high school, 2 elementary schools and a
junior high school. How much in development fees will be generated for each school district? Will any school
be built within the plan? If so, where will the schools be built? If not, what will the traffic impact be due to the
increase in cumulative trips to and from the schools? How will the traffic be mitigated?

Past EIRs have issued statements of negative mitigated declarations as it pertains to traffic issues. We
have numerous intersections whose level of service fall below C, despite these negative mitigated
declarations. What will be the cumulative affect on traffic be after River Park, the third high rise at the Topa
Towers, the 3 high rises at the Levitz and this project are all built out. Please address the impact on traffic
during the weekdays as well as the weekends. Currently, Friday afternoon traffic (especially at the start of a 3
day weekend) and Sunday afternoon traffic generates traffic jams that stretch for 10+ miles on the 101
freeway. Please address how the freeway traffic, service road traffic and surface street traffic issues will be
mitigated. How much in traffic impact fees will be paid? What is the estimated cost to mitigate the traffic
issues?

Currently, the city of Oxnard has 4 acres per thousand, the lowest in Ventura County. This project
plans to generate 3 acres for park land. How was this number derived? With a population growth of 7,500, 30
net acres of open parkland needs to be created. Where will this land come from? The city’s 2020 plan already
shows a 200 acre deficit in this part of town for open parkland. The city claims there is no funding available to
build 3 regional parks; College Park, Sports Park and Campus Park. How will the need for additional parkland
be mitigated?



In July 2005, the city fire department released a 10 year strategic plan. This plan revealed that the
response time for an emergency was greater than 6 minutes 50% of the time, a rate far below the national
average. Response time is defined as the time the call is dispatched to the time when the unit arrives on the
scene. Reaction time is defined from when the call for service is first phoned in to when service is actually
provided. Please elaborate how response time and reaction time issues be mitigated especially on the top floor
of the high rises. What additional equipment will public safety officials have to have to handle calls for
emergency services at the higher levels?

The developer plans to run shuttle services from this project to the transportation center, facilitating the
ability to commute to job centers such as Amgen, the Warner Center in Woodland Hills, the San Fernando
Valley, Valencia and Santa Barbara. Metro Link offers 3 trips in the morning and evening to downtown LA
with numerous stops in Ventura and Los Angeles Counties. Vista offers number bus services to Thousand
Oaks and the Warner Center. Please elaborate on how services will be provided to Valencia and Santa
Barbara. Will services be provided to local beaches, regional parks, the harbors and airport?

Please address the demands for service, water, sewer and solid waste. What is the city’s current
capacity? What will be the increase in trip generations for solid waste? Please address current and expected
capacity at the Del Norte Recycling Center. Please address water supplies. Is the city currently over-drafting
its water supplies? Are there plans to use gray water from the T to T program?

What are the ramifications if this project is in a flood zone? There are plans to build subterranean
parking structures. The structures will below the water table. Flooding has occurred in the area before. How
will flooding be prevented in the parking structures?

This project is within the HERO redevelopment area. Even if redevelopment funds are not used, what
is the city’s responsibility to the citizens who are being forced to vacate the property they are renting? What is
the developer’s responsibility to the citizens who are being fore to vacate the property they are renting?. Many
of the citizens are making poverty, or just above poverty wages. While they can afford paying $500.00 in
month rent now, those rents will not be available to them after they are forced to leave. How will this social
issue be mitigated?

Sincerely

Lawrence Paul Stein
1965 Falkner Place
Oxnard, CA 93033

805 486-7179



RECEIVED

: OCT 23 208
———————————————————————————————————————

Oxnard Union High School District
$0O YEARS of EXCELLENCE

| Lowis A Cusaisgham, Director of Faolithes M Scath X Street, Oxnard, Calif. 93030 |
| S0S.385.2462 SOS.683. 1629 Facuimiie Sowioshid ki2caus |

Ocsober 20, 2006

Kathicen Mallocy, AICP
Project Plesser
City of Oxnard

305 West Third Serect
Oxnard, CA 93030

Regarding: Respease to Notice of Preparation of & Draft Environmental Impact
Report for the Wagos Wheel Specific Plan Project, Oxnard California.

Dear Kathleen:

The Oxnard Union High School District ("District™) Bas received and reviewed the
Notice of Preparation ("NOP™) of a Exvironmental [sspact Report (“SEIR”) from the City
of Oxnard ("City”) for the proposed " Wagen Wheel Specific Plan Project . This Plan
would allow for the constraction of up 1o 1500 multiple family residential units with
approximaiely 47,000 square feet of commercial recail and small commercial office space
o0 64 acres,

Unless properly addressed, the Project will Bave an adverse impact on the abilaty of the
District 1o house students, and will produce sigaificant negative impacts to the District
and the City. By continuing 10 place additional stadents on existing campases there
would be increased soise, traffic, and pollution dae %0 an increased number of students
wiho are transported to school, |t is, therefore, to the mutusl benefit of the District and the
City 80 work in a collaborative effort % ensure the provisios of adequate school facilities
pecessary 10 meet the increases in stadent enrollment associated with the Plan.

Tbebinricthndanmllmemm‘lb.l}ltocdlwhoo&sdm'ingtheu:bod)wo{
200572006, Rio Mesa High School would serve the spproximant 729 students gencrmod
by this Project. Rso Mesa High School presently has a capacity of 2,007 students with an
enroliment of 2.207. Including relocatable classeooms installed to accommodate growth.

In Apeil 2006, a School Facilities Needs Analysis ("SFNA") was prepared for the
District. An cloment included in the SFNA is a calculstion of district-wide student
generation factors ("SOFs*) for all land use types for the District. Using those SGFy, the
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District estimates the Project could potentially generate a total of 72.9 high school
students. Table | shows the calodlation of the estimated number of stadents in grades 9

through 12,
JABLE 1
STUDENTS GENERATED BY THE PLAN

Projected Usits
Mulel-Family Stodent Generation Toral
Attached Factors Students Generated
1500 0.0485 729

In addition %o calovlating SGFs, ¢ SFNA also evaluated studest essollment and
Bcilities capacity in the school year 2005-06. Comparing school facilities capacicy 10 the
existing student enrollment, the District currently bas a shortage of 2,629 seats (excludes
relocatable classcoom capecity & excess of 25% of regular classrooms). Therefore, in
ceder 10 house students generated from the Project, the District would be required to
expand its existing school facilitios or add additiosal school facilities o sccommodate the

stadents who will be generated.

As you know, Senate Bill (*SB*) 50 reformed the way school districts collect mitigasion
paymests from Jdevelopers. Under S8 50, school d&strcts cannot use the California
Environmental Quality Act ("CEQA™) process to block the appeoval of new development
by citing an wnesitigated impact on school facilities. Instead, school districts are given the
ability, if they meet cermain requirements, to collect altermative school fees ("ARernative
Fees™). While the Altermative Foes are above what a school district can collect in
ststutory school fees, they are well below the actual amount needed to mitigate the
impact residencial development bas oo school facilities. The District cumrently levies
Alternative Fees in the amount of $1.35 per square foot. However, in an analysis
prepared by David Taussig & Assoclates, [=c. ("DTA”), the District’s demographic and
financial consultant, the cost impect of a single family detached unit on the District is
estimated 1o be $5,893 and the cost impact of a multi-family antached unit oa the District
is estimated 10 be $3,545, sad the cost impact of a multi-family unit on the District is
estimated 10 be $1,791. These figures assume funding will be received from the state of
California to pectially offset the construction cost.

Also as the District would need to bus the 73 students from this project to Rio Mesa High
School, a new school bus would need 10 be purchased at 3 cost of over $125,000.00.

The District bas parchased a site for a sew high school in the Casarillo ares 1o handle
local un-boused stedents. and those who presescly sttead Rio Mess High School.
Accordingly, the District is open to meeting with the developer of the Project 10 see if an
armangement could be reached 10 more fully mitigate the impacts of the Plan ca the
District. Sach a meeting wouldd ensure @t the high quality of education provided by the
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Director of Facilities

C: Dr. Jody Dunlap
Randy Wistoo
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November 27, 2006

Ms. Kathleen Mallory
Planning and Environmental Services

City of Oxnard
305 West Thirg St.
Oxnard, CA 93030

Re: Notice of Preparation of a Draft Environmental Impact Report
for the Wagon Wheel Specific Plan Project, Oxnard, California

Dear Ms. Mallory:

I met with Abe Leider of Rincon Consultants on November 20, 2006, and have
reviewed the above referenced document. On behalf of the Department of
Airports, | offer the following commants and concerns.

As you are aware, the project site is located In proximity to both the Oxnard and
Camarillo airports. Therefore, the draft EIR should address all asrport-refated
concems as follows:

The site lkes within the airport influence area of Oxnard Alrport and below
areas cesignated as arrival and departure tracks for Camasillo Airport In the
Airport Comprehensive Land Use Plan (ACLUP). Residents at the site will
experience many aircraft operations at high power setlings during departure.
The polential exposure to risk from these operations should be identified as
wall as the site’s proposed development in relation to any aircraft
hazard/protectad zones.

Analysis of noise exposure.

The site is subject to aircraft noise by normal aircraft operations including
over-flights, departure noise and other operations on the aurports. Noise
exposure should be examined, including single-event noise exposure, and
there should be identification of any mitigation measures that might be
avallable 10 lessen nolse Impacts
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concerns, such 8s full disclosure 1o future residents, sound attenuation features, etc.

And, the Foederal Aviation Administration requires the Ming of Form 74680, "Notice of
Proposed Construction.”

Copies of the ACLUP may be obtaned from the Ventura County Transportation
Commission by contacting Kerry Forsythe at (805) 654.2888, or from Coffman
Assocates through Steve Benson at (818) 524-3500. The master plans for Oxnard and
Camanlio afrports are also available from Coffman Associstes.

Thank you very much for the opportunity 1o comment. Please contact me at 388-4200 #
you have any questions.

Sincarely,
7MAW‘K

TODD L. MCNAMEE, AAE

Dirnctor of Akports

¢ Camariie and Cwrmard Akpont Authoses
Aviason Advieory Commisson

Kaery Forgythe, VCTC i
Ao Ledder, Rincon Conpultanty v
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November 13, 2006 Wm

Kathiean Mallory

City of Oxnard

Planning and Environmental Services Program
305 West Third Street

Oxnard, CA 83030

NOTICE OF PREPARATION OF A DRAFT ENVIRONMENTAL IMPACT REPORT
FOR THE WAGON WHEEL SPECIFIC PLAN PROJECT

Ervironmental Health Dwvision (EHD) staff reviewed the information submitted for the
subject project and provides the following comments

1 EHD records indicate that the project may be located on or near a closed.
iegal, or abandoned (CIA) sobd waste disposal site. ¥ during constrnucsion
evidence of a waste disposal site is encountered. the work shall cease and
EHO as the Local Enforcement Agency (LEA) must be notified. For more
indformation on LEA requiremants please conmtact Darrell Siegrist at
805/645-9248,

2. For evaluation or remediation of any known or suspected hazardous
substance contamination, it is strongly recommended that the responsible
party for the subject site Immediately contact either the Ventura County EHD

Voluntary Cleanup Program or the Los Angeles Regional Water Quality
Control Board (LARWQCS) to enroll the case into a cleanup program. For
move information on EHD's Voluntary Cleanup Program, please contact Efin
O'Connell a1 B05/654.6511, The contact telephone number for the
LARWQCS is 213/578.8800,

* VAdmriTachSary FolterFrnaied LwGand UseWagon Wase! 11 13 0F dos Page 1

800 South Victona Avence, Vertur, CA 930091730  (80%) 6542813 FAX (805) 854-2480
nteenat Web Ste ACd0ss. www vortura o 'envheath



Please contact me at 805/654-2811 ¢ you have any guestions regarding this
corespondence.

/it Taltsdt™

LAND USE SECTION
ENVIRONMENTAL HEALTH DIVISION

c Darrell Siegrist. EHDILEA
Enn O'Connell, EHDILUFT

FrAamnTachSey Foderd valed Lirs Cand UseWWiges Wheet 11 13 04 doe
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STATECF CALIFORNIA
Governor’s Office of Planning and Research
State Clearinghouse and Planning Unit

@

RE&EED

Notice of Preparation w‘ 23 M

To Reviewing Agencies

Re:  Wagon Wheel Specific Plan Progect
SCHE 2006101099

Amached for your peview snd comement i the Notice of PFrepacason (NOP) for the Wagon Wheel Specific Plen
Project & Envipocmental fmpacet Repon (EIR)

Mmmwhmuhwdwdhm focusing on specific

teformaton relased 00 thelr gun sURNNY Tespoasdiry,
mmmmwwusmcu-wmmmwmmmmm
meaner. We entourage olber ageacies 1o abio respoad to i notice 33d express Selr concems sarly i the

emvEoaTEntal review peucess
Pleaas dioect your comenents 1o

Kathleen Malory
City of Oznard

305 West Third Sareet
Oxnard, CA 9308

Wik 3 copy 10 the State Clearinghowse n the Office of Plarzung and Rescoch. Please refer to ©¢ SOM sumber
notod sbove 1 all comespondence conomuing Tis progect

IF you harve any questions sbout the esvirommesial documscnt review process, plesse call die Stase Cleanaghouse at
(V16) 4450613,

Swcerely,

g

Scont Motgan
Seaor Maaner, Suse Clearinghose

Altackroents
o Lead Agency

1490 TENTH STREET PO DOX Mdd SACRAMENTO, CALIPORNIA Se8i33044
TEL 16) (480620 FAX L) BE30018  www ope on piv



Document Details Report
State Clearinghouse Data Base

2006101099
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Qunard, Gty of

!

NOP  Netice of Poagparaton

Deseription mmmmmww.soommmmmm
MMM&M!)WMQMMMMMJ}
wmmnmdmmmwm”m
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Lead Agency Contact
Name  Kathieen Nalory
Agency Oy of Ownard
Fax

Phone 805 5124800

osial
Address MG West Thied Srest
City Owrand Sute CA  Zp 0%

Project Location
County Ventury
Chy
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URBEMIS Construction Results




Urbemis 2007 Version 9.2.4
Combined Summer Emissions Reports (Pounds/Day)
File Name: C:\URBEMIS_projects\Wagon Wheel Construct P1.urb924
Project Name: Wagon Wheel Construction Phase 1
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

Summary Report

CONSTRUCTION EMISSION ESTIMATES

ROG NOx CO 502  PM10Dust PM10 Exhaust
2009 TOTALS (Ibs/day unmitigated) 10.37 102.45 4688 0.05 42.21 4.93
2009 TOTALS (Ibs/day mitigated) 10.37 96.33 46.88  0.05 42.21 336
2010 TOTALS (Ibs/day unmitigated) 73.86 94.13 4429 005 144.45 451
2010 TOTALS (Ibs/day mitigated) 43.80 88.37 4429 005 44.16 3.05
2011 TOTALS (Ibs/day unmitigated) 71.88 25.74 3570 0.03 0.15 1.80
2011 TOTALS (Ibs/day mitigated) 29.03 23.80 3570 0.03 0.15 1.00

Construction Unmitigated Detail Report

CONSTRUCTION EMISSION ESTIMATES Summer Pounds Per Day, Unmitigated

ROG NOx co SO2  PM10Dust  PM10 Exhaust
Time Slice 9/2/2009-12/31/2009 1037 102.45 46.88 0.05 42.21 4.93
Active Days: 87
Demolition 09/02/2009-03/01/2010 10.37 102.45 46.88 0.05 4221 4.93
Fugitive Dust 0.00 0.00 0.00 0.00 42.00 0.00
Demo Off Road Diesel 7.54 60.42 30.32 0.00 0.00 329
Demo On Road Diesel 276 4191 14.42 0.05 0.20 163
Demo Worker Trips 0.07 0.12 215 0.00 0.01 0.00
Time Slice 1/1/2010-3/1/2010 Active 9.69 94.13 44.29 0.05 4221 451
Days: 42
Demolition 09/02/2009-03/01/2010 9.69 94.13 4429 0.05 4221 451
Fugitive Dust 0.00 0.00 0.00 0.00 42.00 0.00
Demo Off Road Diesel 7.11 56.93 29.40 0.00 0.00 3.09
Demo On Road Diesel 252 37.10 12.90 0.05 0.20 1.42
Demo Worker Trips 0.06 0.11 198 0.00 0.01 0.00
Time Slice 3/2/2010-7/30/2010 Active 6.08 52,99 26.34 0.01 144.43 258
Days: 109
Mass Grading 03/02/2010- 6.08 52,99 2634 0.01 144.43 258
09/01/2010
Mass Grading Dust 0.00 0.00 0.00 0.00 144.40 0.00
Mass Grading Off Road Diesel 5.69 47.86 23.26 0.00 0.00 2.38
Mass Grading On Road Diesel 034 5.06 1.76 0.01 0.03 0.19
Mass Grading Worker Trips 0.04 0.07 132 0.00 0.01 0.00
Time Slice 8/2/2010-9/1/2010 Active 7.62 61.09 32.40 0.01 144.45 3.23
Days: 23
Asphalt 08/01/2010-10/01/2010 154 8.10 6.06 0.00 0.01 0.65
Paving Off-Gas 0.28 0.00 0.00 0.00 0.00 0.00
Paving Off Road Diesel 1.16 747 4.44 0.00 0.00 0.62
Paving On Road Diesel 0.06 0.86 0.30 0.00 0.00 0.03
Paving Worker Trips 0.04 0.07 132 0.00 0.01 0.00
Mass Grading 03/02/2010- 6.08 52.99 26.34 001 144.43 258
09/01/2010
Mass Grading Dust 0.00 0.00 0.00 0.00 144.40 0.00
Mass Grading Off Road Diesel 5.69 47.86 23.26 0.00 0.00 2.38
Mass Grading On Road Diesel 0.34 5.06 1.76 0.01 0.03 0.19
Mass Grading Worker Trips 0.04 0.07 1.32 0.00 001 0.00
Time Slice 9/2/2010-9/30/2010 Active 1.54 8.10 6.06 0.00 001 065
Days: 21
Asphalt 08/01/2010-10/01/2010 154 8.10 6.06 0.00 0.01 065
Paving Off-Gas 0.28 0.00 0.00 0.00 0.00 0.00
Paving Off Road Diesel 116 747 4.44 0.00 0.00 0.62
Paving On Road Diesel 0.06 0.86 0.30 0.00 0.00 0.03
Paving Worker Trips 0.04 0.07 1.32 0.00 001 0.00
Time Slice 10/1/2010-10/1/2010 73.86 35.73 4384 0.03 0.16 256
Active Days: 1
Asphalt 08/01/2010-10/01/2010 154 8.10 6.06 0.00 001 065
Paving Off-Gas 0.28 0.00 0.00 0.00 0.00 0.00
Paving Off Road Diesel 116 747 4.44 0.00 0.00 0.62
Paving On Road Diesel 0.06 0.86 0.30 0.00 0.00 0.03
Paving Worker Trips 0.04 0.07 1.32 0.00 001 0.00
Building 10/01/2010-03/01/2011 551 27.59 37.09 0.03 0.14 191
Building Off Road Diesel 4.52 21,63 14.38 0.00 0.00 168
Building Vendor Trips 0.40 4.95 4.04 0.01 0.04 0.19
Building Worker Trips 0.59 1.02 18.67 0.02 0.11 0.04
Coating 10/01/2010-03/01/2011 66.81 0.04 0.69 0.00 0.00 0.00
Architectural Coating 66.79 0.00 0.00 0.00 0.00 0.00
Coating Worker Trips 0.02 0.04 0.69 0.00 0.00 0.00
Time Slice 10/4/2010-12/31/2010 72.31 27.63 3778 0.03 0.15 1.91
Active Days: 65
Building 10/01/2010-03/01/2011 551 2759 37.09 0.03 0.14 1.91
Building Off Road Diesel 4.52 21,63 14.38 0.00 0.00 1.68
Building Vendor Trips 0.40 4.95 4.04 0.01 0.04 0.19
Building Worker Trips 0.59 1.02 18.67 0.02 0.11 0.04
Coating 10/01/2010-03/01/2011 66.81 0.04 069 0.00 0.00 0.00
Architectural Coating 66.79 0.00 0.00 0.00 0.00 0.00
Coating Worker Trips 0.02 0.04 0.69 0.00 0.00 0.00
Time Slice 1/3/2011-3/1/2011 Active 71.88 25.74 35.70 0.03 0.15 1.80
Days: 42
Building 10/01/2010-03/01/2011 5.07 25.71 35.06 0.03 0.14 1.80
Building Off Road Diesel 4.18 20.43 13.99 0.00 0.00 159
Building Vendor Trips 0.36 436 374 0.01 0.04 0.47
Building Worker Trips 054 0.93 17.33 0.02 0.11 0.04
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Coating 10/01/2010-03/01/2011 66.81 0.03 0.64 0.00 0.00 0.00
Architectural Coating 66.79 0.00 0.00 0.00 0.00 0.00

Coating Worker Trips 0.02 0.03 0.64 0.00 0.00 0.00

Phase Assumptions
Phase: Demolition 9/2/2009 - 3/1/2010 - Demolition
Building Volume Total (cubic feet): 1.13E+07
Building Volume Daily (cubic feet): 100000
On Road Truck Travel (VMT): 1388.89
Off-Road Equipment:
1 Concrete/industrial Saws (10 hp) operating at a 0.73 load factor for 8 hours per day
1 Cranes (399 hp) operating at a 0.43 load factor for 8 hours per day
1 Crushing/Processing Equip (142 hp) operating at a 0.78 load factor for 8 hours per day
2 Excavators (168 hp) operating at a 0.57 load factor for 8 hours per day
1 Rubber Tired Dozers (357 hp) operating at a 0.59 load factor for 8 hours per day
1 Sweepers/Scrubbers (91 hp) operating at a 0.68 load factor for 8 hours per day
1 Tractors/Loaders/Backhoes (108 hp) operating at a 0.55 load factor for 8 hours per day
1 Water Trucks (189 hp) operating at a 0.5 load factor for 8 hours per day

Phase: Mass Grading 3/2/2010 - 9/1/2010 - Default Fine Site Grading Description
Total Acres Disturbed: 27
Maximum Daily Acreage Disturbed: 5
Fugitive Dust Level of Detail: Low
Onsite CutFill: 800 cubic yards/day; Offsite Cut/Fill: 0 cubic yards/day
On Road Truck Travel (VMT): 189.39
Off-Road Equipment:
1 Crawler Tractors (147 hp) operating at a 0.64 load factor for 8 hours per day
2 Excavators (168 hp) operating at a 0.57 load factor for 8 hours per day
1 Graders (174 hp) operating at a 0.61 load factor for 8 hours per day
1 Scrapers (313 hp) operating at a 0.72 load factor for 8 hours per day
1 Water Trucks (189 hp) operating at a 0.5 load factor for 8 hours per day

Phase: Paving 8/1/2010 - 10/1/2010 - Default Paving Description

Acres to be Paved: 5

Off-Road Equipment:

4 Cement and Mortar Mixers (10 hp) operating at a 0.56 load factor for 6 hours per day

1 Rollers (95 hp) operating at a 0.56 load factor for 7 hours per day

1 Tractors/Loaders/Backhoes (108 hp) operating at a 0.55 load factor for 7 hours per day

Phase: Building Construction 10/4/2010 - 3/1/2011 - Building Construction

Off-Road Equipment:

1 Cement and Mortar Mixers (10 hp) operating at a 0.56 load factor for 8 hours per day

1 Cranes (399 hp) operating at a 0.43 load factor for & hours per day

2 Forkifts (145 hp) operating at a 0.3 load factor for 6 hours per day

1 Generator Sets (49 hp) operating at a 0.74 load factor for 8 hours per day

1 Sweepers/Scrubbers (91 hp) operating at a 0.68 load factor for 8 hours per day

1 Tractors/Loaders/Backhoes (108 hp) operating at a 0.55 load factor for 8 hours per day
3 Welders (45 hp) operating at a 0.45 load factor for 8 hours per day

Phase: Architectural Coating 10/1/2010 - 3/1/2011 - Arch Coatings

Rule: Residential Interior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250
Rule: Residential Exterior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250
Rule: Nonresidential Interior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250
Rule: Nonresidential Exterior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250

Construction Mitigated Detail Report:
CONSTRUCTION EMISSION ESTIMATES Summer Pounds Per Day, Mitigated

ROG NOx co SO2  PM10Dust  PM10 Exhaust
Time Slice 9/2/2009-12/31/2009 1037 96.33 46.88 0.05 42.21 3.36
Active Days: 87
Demolition 09/02/2009-03/01/2010 10.37 96.33 46.88 0.05 4221 3.36
Fugitive Dust 0.00 0.00 0.00 0.00 42.00 0.00
Demo Off Road Diesel 7.54 54.30 30.32 0.00 0.00 172
Demo On Road Diesel 276 41.91 14.42 0.05 0.20 163
Demo Worker Trips 0.07 0.12 215 0.00 0.01 0.00
Time Slice 1/1/2010-3/1/2010 Active 9.69 88.37 4429 0.05 4221 3.05
Days: 42
Demolition 09/02/2009-03/01/2010 9.69 88.37 44.29 0.05 4221 3.05
Fugitive Dust 0.00 0.00 0.00 0.00 42.00 0.00
Demo Off Road Diesel 7.1 51.16 29.40 0.00 0.00 162
Demo On Road Diesel 2552 37.10 12.90 0.05 0.20 1.42
Demo Worker Trips 0.06 0.11 198 0.00 0.01 0.00
Time Slice 3/2/2010-7/30/2010 Active 6.08 52,99 2634 0.01 44.15 258
Days: 109
Mass Grading 03/02/2010- 6.08 52,99 26.34 0.01 44.15 258
09/01/2010
Mass Grading Dust 0.00 0.00 0.00 0.00 4412 0.00
Mass Grading Off Road Diesel 5.69 47.86 23.26 0.00 0.00 238
Mass Grading On Road Diesel 0.34 5.06 1.76 0.01 0.03 0.19
Mass Grading Worker Trips 0.04 0.07 132 0.00 0.01 0.00
Time Slice 8/2/2010-9/1/2010 Active 7.62 60.13 32.40 0.01 44.16 274
Davs: 23
Asphalt 08/01/2010-10/01/2010 154 7.14 6.06 0.00 001 0.17
Paving Off-Gas 0.28 0.00 0.00 0.00 0.00 0.00
Paving Off Road Diesel 116 6.21 4.44 0.00 0.00 0.13
Paving On Road Diesel 0.06 0.86 0.30 0.00 0.00 0.03
Paving Worker Trips 0.04 0.07 1.32 0.00 0.01 0.00
Mass Grading 03/02/2010- 6.08 52,99 26.34 0.01 44.15 258
09/01/2010
Mass Grading Dust 0.00 0.00 0.00 0.00 44.12 0.00
Mass Grading Off Road Diesel 5.69 47.86 23.26 0.00 0.00 2.38
Mass Grading On Road Diesel 0.34 5.06 1.76 0.01 0.03 0.19
Mass Grading Worker Trips 0.04 0.07 1.32 0.00 001 0.00
Time Slice 9/2/2010-9/30/2010 Active 1.54 7.14 6.06 0.00 001 0.17
Days: 21
Asphalt 08/01/2010-10/01/2010 154 7.14 6.06 0.00 001 0.17
Paving Off-Gas 0.28 0.00 0.00 0.00 0.00 0.00
Paving Off Road Diesel 116 6.21 4.44 0.00 0.00 0.13
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Urbemis 2007 Version 9.2.4
Combined Summer Emissions Reports (Pounds/Day)
File Name: C:\URBEMIS_projects\Wagon Wheel Construct P2.urb924
Project Name: Wagon Wheel Construction Phase 2
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

Summary Report:
CONSTRUCTION EMISSION ESTIMATES

ROG NOx co §02 PM10 Dust PM10 Exhaust PM10 PM2.5 Dust PM2.5 Exhaust PM2.5 Cco2
2010 TOTALS (lbs/day unmitigated) 9.06 84.86 41.06 0.04 31.66 4.16 35.82 6.60 3.83 10.4 9,711.94
2010 TOTALS (lbs/day mitigated) 9.06 76.38 41.06 0.04 31.66 1.55 33.21 6.60 1.43 8.03 9,711.94
2011 TOTALS (lbs/day unmitigated) 41.69 132.82 67.09 0.06 176.12 6.58 182.70 36.78 6.05 42.83 16,053.39
2011 TOTALS (lbs/day mitigated) 37.91 124.89 67.09 0.06 75.84 4.1 79.94 15.84 3.78 19.62 16,053.39

Construction Unmitigated Detail Report:

CONSTRUCTION EMISSION ESTIMATES Summer Pounds Per Day, Unmitigated

ROG NOx co s02 PM10 Dust PM10 Exhaust PM10 PM2.5 Dust  PM2.5 Exhaust PM2.5 co2
Time Slice 9/2/2010-12/31/2010 Active 9.06 84.86 41.06 0.04 31.66 4.16 35.82 6.60 3.83 10.43 9.711.94
Days: 87
Demolition 09/02/2010-02/28/2011 9.06 84.86 41.06 0.04 31.66 4.16 35.82 6.60 3.83 10.43 9,711.94
Fugitive Dust 0.00 0.00 0.00 0.00 31.50 0.00 31.50 6.55 0.00 6.55 0.00
Demo Off Road Diesel 7.1 56.93 29.40 0.00 0.00 3.09 3.09 0.00 2.84 2.84 5,287.67
Demo On Road Diesel 1.89 27.82 9.67 0.04 0.15 1.07 1.21 0.05 0.98 1.03 4,193.76
Demo Worker Trips 0.06 0.1 1.98 0.00 0.01 0.00 0.02 0.00 0.00 0.01 230.52
Time Slice 1/3/2011-2/28/2011 Active 14.73 132.82 67.09 0.06 176.12 6.58 182.70 36.78 6.05 42.83 16,053.39
Days: 41
Demolition 09/02/2010-02/28/2011 8.44 77.80 38.91 0.04 31.66 3.85 35.51 6.60 3.55 10.15 9,711.95
Fugitive Dust 0.00 0.00 0.00 0.00 31.50 0.00 31.50 6.55 0.00 6.55 0.00
Demo Off Road Diesel 6.67 53.30 28.46 0.00 0.00 2.92 2.92 0.00 2.69 2.69 5,287.67
Demo On Road Diesel 1.71 24.40 8.61 0.04 0.15 0.92 1.07 0.05 0.85 0.90 4,193.76
Demo Worker Trips 0.06 0.10 1.84 0.00 0.01 0.00 0.02 0.00 0.00 0.01 230.53
Mass Grading 01/03/2011- 6.30 55.02 28.17 0.02 144.46 272 147.19 30.18 2.51 32.68 6,341.43
04/04/2011
Mass Grading Dust 0.00 0.00 0.00 0.00 144.40 0.00 144.40 30.16 0.00 30.16 0.00
Mass Grading Off Road Diesel 5.63 46.07 23.61 0.00 0.00 2.38 2.38 0.00 2.19 219 4,637.13
Mass Grading On Road Diesel 0.62 8.87 3.13 0.01 0.05 0.34 0.39 0.02 0.31 0.33 1,525.00
Mass Grading Worker Trips 0.04 0.08 1.43 0.00 0.01 0.00 0.01 0.00 0.00 0.01 179.30
Time Slice 3/1/2011-4/4/2011 Active 6.30 55.02 28.17 0.02 144.46 272 147.19 30.18 2.51 32,68 6,341.43
Days: 25
Mass Grading 01/03/2011- 6.30 55.02 28.17 0.02 144.46 272 147.19 30.18 2.51 32.68 6,341.43
04/04/2011
Mass Grading Dust 0.00 0.00 0.00 0.00 144.40 0.00 144.40 30.16 0.00 30.16 0.00
Mass Grading Off Road Diesel 5.63 46.07 23.61 0.00 0.00 2.38 2.38 0.00 2.19 2.19 4,637.13
Mass Grading On Road Diesel 0.62 8.87 3.13 0.01 0.05 0.34 0.39 0.02 0.31 0.33 1,525.00
Mass Grading Worker Trips 0.04 0.08 143 0.00 0.01 0.00 0.01 0.00 0.00 0.01 179.30
Time Slice 4/5/2011-5/2/2011 Active 3.19 16.03 10.43 0.00 0.02 1.31 1.33 0.01 1.20 1.21 1,641.18
Days: 20
Asphalt 04/05/2011-05/02/2011 3.19 16.03 10.43 0.00 0.02 1.31 1.33 0.01 1.20 1.21 1,641.18
Paving Off-Gas 0.67 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Paving Off Road Diesel 2.34 14.17 8.17 0.00 0.00 1.24 1.24 0.00 1.14 1.14 1,131.92
Paving On Road Diesel 0.12 1.77 0.62 0.00 0.01 0.07 0.08 0.00 0.06 0.07 304.35
Paving Worker Trips 0.05 0.09 1.64 0.00 0.01 0.00 0.01 0.00 0.00 0.01 204.91
Time Slice 5/5/2011-8/30/2011 Active 41.69 18.14 20.58 0.01 0.07 1.24 1.30 0.02 1.13 1.16 3,095.26
Days: 84
Building 05/05/2011-08/30/2011 3.79 18.12 20.22 0.01 0.06 1.23 1.30 0.02 1.13 1.16 3,049.95
Building Off Road Diesel 3.39 15.67 10.85 0.00 0.00 1.14 1.14 0.00 1.05 1.05 1,621.20
Building Vendor Trips 0.17 2.04 174 0.00 0.02 0.08 0.10 0.01 0.07 0.08 473.03
Building Worker Trips 0.24 0.41 7.63 0.01 0.05 0.02 0.07 0.02 0.02 0.03 955.72
Coating 05/05/2011-08/30/2011 37.90 0.02 0.36 0.00 0.00 0.00 0.00 0.00 0.00 0.00 45.31
Architectural Coating 37.89 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Coating Worker Trips 0.01 0.02 0.36 0.00 0.00 0.00 0.00 0.00 0.00 0.00 45.31

Phase Assumptions
Phase: Demolition 9/2/2010 - 2/28/2011 - Demolition
Building Volume Total (cubic feet): 3360000
Building Volume Daily (cubic feet): 75000
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On Road Truck Travel (VMT): 1041.67

Off-Road Equipment:

1 Concrete/Industrial Saws (10 hp) operating at a 0.73 load factor for 8 hours per day

1 Cranes (399 hp) operating at a 0.43 load factor for 8 hours per day

1 Crushing/Processing Equip (142 hp) operating at a 0.78 load factor for 8 hours per day
2 Excavators (168 hp) operating at a 0.57 load factor for 8 hours per day

1 Rubber Tired Dozers (357 hp) operating at a 0.59 load factor for 8 hours per day

1 Sweepers/Scrubbers (91 hp) operating at a 0.68 load factor for 8 hours per day

1 Tractors/Loaders/Backhoes (108 hp) operating at a 0.55 load factor for 8 hours per day
1 Water Trucks (189 hp) operating at a 0.5 load factor for 8 hours per day

Phase: Mass Grading 1/3/2011 - 4/4/2011 - Default Fine Site Grading Description
Total Acres Disturbed: 37
Maximum Daily Acreage Disturbed: 5
Fugitive Dust Level of Detail: Low
Onsite Cut/Fill: 800 cubic yards/day; Offsite Cut/Fill: 0 cubic yards/day
On Road Truck Travel (VMT): 378.79
Off-Road Equipment:
1 Crawler Tractors (147 hp) operating at a 0.64 load factor for 8 hours per day
2 Excavators (168 hp) operating at a 0.57 load factor for 8 hours per day
1 Graders (174 hp) operating at a 0.61 load factor for 6 hours per day
1 Scrapers (313 hp) operating at a 0.72 load factor for 8 hours per day
1 Tractors/Loaders/Backhoes (108 hp) operating at a 0.55 load factor for 7 hours per day
1 Water Trucks (189 hp) operating at a 0.5 load factor for 8 hours per day

Phase: Paving 4/5/2011 - 5/2/2011 - Default Paving Description

Acres to be Paved: 5.1

Off-Road Equipment:

4 Cement and Mortar Mixers (10 hp) operating at a 0.56 load factor for 6 hours per day
1 Pavers (100 hp) operating at a 0.62 load factor for 7 hours per day

2 Paving Equipment (104 hp) operating at a 0.53 load factor for 6 hours per day

1 Rollers (95 hp) operating at a 0.56 load factor for 7 hours per day

Phase: Building Construction 5/5/2011 - 8/30/2011 - Building Construction

Off-Road Equipment:

1 Cranes (399 hp) operating at a 0.43 load factor for 6 hours per day

2 Forklifts (145 hp) operating at a 0.3 load factor for 6 hours per day

1 Generator Sets (49 hp) operating at a 0.74 load factor for 8 hours per day

1 Tractors/Loaders/Backhoes (108 hp) operating at a 0.55 load factor for 8 hours per day
3 Welders (45 hp) operating at a 0.45 load factor for 8 hours per day

Phase: Architectural Coating 5/5/2011 - 8/30/2011 - Arch Coatings
Rule: Residential Interior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250

Rule: Residential Exterior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250
Rule: Nonresidential Interior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250
Rule: Nonresidential Exterior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250

Construction Mitigated Detail Report:

CONSTRUCTION EMISSION ESTIMATES Summer Pounds Per Day, Mitigated

ROG NOx co
Time Slice 9/2/2010-12/31/2010 Active 9.06 76.38 41.06
Days: 87
Demolition 09/02/2010-02/28/2011 9.06 76.38 41.06
Fugitive Dust 0.00 0.00 0.00
Demo Off Road Diesel 7.1 48.45 29.40
Demo On Road Diesel 1.89 27.82 9.67
Demo Worker Trips 0.06 0.11 1.98
Time Slice 1/3/2011-2/28/2011 Active 14.73 124.89 67.09
Days: 41
Demolition 09/02/2010-02/28/2011 8.44 69.87 38.91
Fugitive Dust 0.00 0.00 0.00
Demo Off Road Diesel 6.67 45.36 28.46
Demo On Road Diesel 1.71 24.40 8.61
Demo Worker Trips 0.06 0.10 1.84
Mass Grading 01/03/2011- 6.30 55.02 28.17
04/04/2011
Mass Grading Dust 0.00 0.00 0.00
Mass Grading Off Road Diesel 5.63 46.07 23.61
Mass Grading On Road Diesel 0.62 8.87 3.13
Mass Grading Worker Trips 0.04 0.08 1.43
Time Slice 3/1/2011-4/4/2011 Active 6.30 55.02 28.17
Days: 25
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Urbemis 2007 Version 9.2.4

Combined Summer Emissions Reports (Pounds/Day)

File Name: C:\URBEMIS_projects\Wagon Wheel Construct P3.urb924

Project Name: Wagon Wheel Construction Phase 3

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

Summary Report:
CONSTRUCTION EMISSION ESTIMATES

ROG NOXx co 802
2011 TOTALS (lbs/day unmitigated) 2.85 23.48 12.78 0.00
2011 TOTALS (lbs/day mitigated) 285 23.48 12.78 0.00
2012 TOTALS (lbs/day unmitigated) 106.27 26.38 57.07 0.07
2012 TOTALS (lbs/day mitigated) 96.15 24.96 57.07 0.07

Construction Unmitigated Detail Report:

CONSTRUCTION EMISSION ESTIMATES Summer Pounds Per Day, Unmitigated

ROG NOx co $02
Time Slice 9/12/2011-12/15/2011 2.85 23.48 12.78 0.0
Active Days: 69
Fine Grading 09/12/2011- 2.85 23.48 12.78 0.00
12/15/2011
Fine Grading Dust 0.00 0.00 0.00 0.00
Fine Grading Off Road Diesel 2.83 23.44 11.96 0.00
Fine Grading On Road Diesel 0.00 0.00 0.00 0.00
Fine Grading Worker Trips 0.03 0.04 0.82 0.00
Time Slice 1/3/2012-1/13/2012 Active 5.08 26.33 56.18 0.07
Days: 9
Building 01/03/2012-08/30/2012 5.08 26.33 56.18 0.07
Building Off Road Diesel 3.14 14.81 10.52 0.00
Building Vendor Trips 0.82 9.57 8.57 0.02
Building Worker Trips 1.12 1.95 37.09 0.05
Time Slice 1/16/2012-8/30/2012 Active 106.27 26.38 57.07 0.07
Days: 164
Building 01/03/2012-08/30/2012 5.08 26.33 56.18 0.07
Building Off Road Diesel 3.14 14.81 10.52 0.00
Building Vendor Trips 0.82 9.57 8.57 0.02
Building Worker Trips 1.12 1.95 37.09 0.05
Coating 01/14/2012-08/30/2012 101.18 0.05 0.90 0.00
Architectural Coating 101.16 0.00 0.00 0.00
Coating Worker Trips 0.03 0.05 0.90 0.00

Phase Assumptions

Phase: Fine Grading 9/12/2011 - 12/15/2011 - Detail Site Grading
Total Acres Disturbed: 30.8
Maximum Daily Acreage Disturbed: 5
Fugitive Dust Level of Detail: Default

20 Ibs per acre-day
On Road Truck Travel (VMT): 0
Off-Road Equipment:
1 Graders (174 hp) operating at a 0.61 load factor for 6 hours per day
1 Rubber Tired Dozers (357 hp) operating at a 0.59 load factor for 6 hours per day
1 Tractors/Loaders/Backhoes (108 hp) operating at a 0.55 load factor for 7 hours per day
1 Water Trucks (189 hp) operating at a 0.5 load factor for 8 hours per day

Phase: Building Construction 1/3/2012 - 8/30/2012 - Building Construction

Off-Road Equipment:

1 Cranes (399 hp) operating at a 0.43 load factor for 6 hours per day

2 Forklifts (145 hp) operating at a 0.3 load factor for 6 hours per day

1 Generator Sets (49 hp) operating at a 0.74 load factor for 8 hours per day

1 Tractors/Loaders/Backhoes (108 hp) operating at a 0.55 load factor for 8 hours per day
3 Welders (45 hp) operating at a 0.45 load factor for 8 hours per day

Phase: Architectural Coating 1/14/2012 - 8/30/2012 - Arch Coatings

Rule: Residential Interior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250
Rule: Residential Exterior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250
Rule: Nonresidential Interior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250
Rule: Nonresidential Exterior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250
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Construction Mitigated Detail Report:

CONSTRUCTION EMISSION ESTIMATES Summer Pounds Per Day, Mitigated

ROG NOx co S02 PM10 Dust
Time Slice 9/12/2011-12/15/2011 2.85 23.48 12.78 0.0 30.56
Active Davs- A9
Fine Grading 09/12/2011- 2.85 23.48 12.78 0.00 30.56
12/15/2011
Fine Grading Dust 0.00 0.00 0.00 0.00 30.55
Fine Grading Off Road Diesel 2.83 23.44 11.96 0.00 0.00
Fine Grading On Road Diesel 0.00 0.00 0.00 0.00 0.00
Fine Grading Worker Trips 0.03 0.04 0.82 0.00 0.00
Time Slice 1/3/2012-1/13/2012 Active 5.08 24.91 56.18 0.07 0.34
Days: 9
Building 01/03/2012-08/30/2012 5.08 24.91 56.18 0.07 0.34
Building Off Road Diesel 3.14 13.40 10.52 0.00 0.00
Building Vendor Trips 0.82 9.57 8.57 0.02 0.09
Building Worker Trips 1.12 1.95 37.09 0.05 0.24
Time Slice 1/16/2012-8/30/2012 Active 96.15 24.96 57.07 0.07 0.34
Days: 164
Building 01/03/2012-08/30/2012 5.08 24.91 56.18 0.07 0.34
Building Off Road Diesel 3.14 13.40 10.52 0.00 0.00
Building Vendor Trips 0.82 9.57 8.57 0.02 0.09
Building Worker Trips 1.12 1.95 37.09 0.05 0.24
Coating 01/14/2012-08/30/2012 91.07 0.05 0.90 0.00 0.01
Architectural Coating 91.04 0.00 0.00 0.00 0.00
Coating Worker Trips 0.03 0.05 0.90 0.00 0.01

Construction Related Mitigation Measures
The following mitigation measures apply to Phase: Fine Grading 9/12/2011 - 12/15/2011 - Detail Site Grading
For Soil Stablizing Measures, the Water exposed surfaces 3x daily watering mitigation reduces emissions by:
PM10: 61% PM25: 61%
For Soil Stablizing Measures, the Equipment loading/unloading mitigation reduces emissions by:
PM10: 69% PM25: 69%
The following mitigation measures apply to Phase: Building Construction 1/3/2012 - 8/30/2012 - Building Construction
For Cranes, the Diesel Particulate Filter (DPF) 1st Tier mitigation reduces emissions by:
PM10: 85% PM25: 85%
For Cranes, the Diesel Oxidation Catalyst 15% mitigation reduces emissions by:
NOX: 15%
For Forklifts, the Diesel Particulate Filter (DPF) 1st Tier mitigation reduces emissions by:
PM10: 85% PM25: 85%
For Forklifts, the Diesel Oxidation Catalyst 15% mitigation reduces emissions by:
NOX: 15%
For Tractors/Loaders/Backhoes, the Diesel Particulate Filter (DPF) 1st Tier mitigation reduces emissions by:
PM10: 85% PM25: 85%
For Tractors/Loaders/Backhoes, the Diesel Oxidation Catalyst 15% mitigation reduces emissions by:
NOX: 15%
The following mitigation measures apply to Phase: Architectural Coating 1/14/2012 - 8/30/2012 - Arch Coatings

PM10 Exhaust

]

For Residential Architectural Coating Measures, the Residential Exterior: Use Low VOC Coatings mitigation reduces emissions by:

ROG: 10%

For Residential Architectural Coating Measures, the Residential Interior: Use Low VOC Coatings mitigation reduces emissions by:

ROG: 10%

For Nonresidential Architectural Coating Measures, the Nonresidential Exterior: Use Low VOC Coatings mitigation reduces emissions by:

ROG: 10%

For Nonresidential Architectural Coating Measures, the Nonresidential Interior: Use Low VOC Coatings mitigation reduces emissions by:

ROG: 10%
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Urbemis 2007 Version 9.2.4

Combined Summer Emissions Reports (Pounds/Day)

File Name: C:\URBEMIS_projects\Wagon Wheel Construct P4.urb924

Project Name: Wagon Wheel Construction Phase 4

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

Summary Report:

CONSTRUCTION EMISSION ESTIMATES

ROG NOx co S02 PM10 Dust PM10 Exhaust
2008 TOTALS (Ibs/day unmitigated) 494.05 0.33 5.92 0.01 0.03 0.01
2008 TOTALS (Ibs/day mitigated) 444.66 0.33 5.92 0.01 0.03 0.01
2012 TOTALS (Ibs/day unmitigated) 27 21.99 12.27 0.00 24.00 1.07
2012 TOTALS (Ibs/day mitigated) 271 21.99 12.27 0.00 7.34 1.07
2013 TOTALS (Ibs/day unmitigated) 4.03 20.56 37.74 0.05 0.22 1.21
2013 TOTALS (Ibs/day mitigated) 4.03 19.25 37.74 0.05 0.22 0.80
2014 TOTALS (Ibs/day unmitigated) 3.69 18.87 35.43 0.05 0.22 1.08
2014 TOTALS (lbs/day mitigated) 3.69 17.67 35.43 0.05 0.22 0.73
2015 TOTALS (Ibs/day unmitigated) 3.36 17.25 33.30 0.05 0.22 1.00
2015 TOTALS (Ibs/day mitigated) 3.36 16.16 33.30 0.05 0.22 0.67

Construction Unmitigated Detail Report:

CONSTRUCTION EMISSION ESTIMATES Summer Pounds Per Day, Unmitigated

ROG NOx co S02 PM10 Dust
Time Slice 11/10/2008-12/8/2008 494.05 0.33 .92 0.01 0.03
Active Davs: 21
Coating 11/08/2008-12/08/2008 494.05 0.33 5.92 0.01 0.03
Architectural Coating 493.86 0.00 0.00 0.00 0.00
Coating Worker Trips 0.19 0.33 5.92 0.01 0.03
Time Slice 9/12/2012-12/14/2012 2.71 21.99 12.27 0.0 24.00
Active Davs® AR
Fine Grading 09/12/2012- 271 21.99 12.27 0.00 24.00
12/15/2012
Fine Grading Dust 0.00 0.00 0.00 0.00 24.00
Fine Grading Off Road Diesel 2.69 21.95 11.51 0.00 0.00
Fine Grading On Road Diesel 0.00 0.00 0.00 0.00 0.00
Fine Grading Worker Trips 0.02 0.04 0.76 0.00 0.00
Time Slice 1/3/2013-12/31/2013 Active 4.03 20.56 37.74 0.05 .22
Davs: 259
Building 01/03/2013-08/30/2015 4.03 20.56 37.74 0.05 0.22
Building Off Road Diesel 2.88 13.91 10.20 0.00 0.00
Building Vendor Trips 0.49 5.49 5.17 0.02 0.06
Building Worker Trips 0.67 1.16 2237 0.03 0.16
Time Slice 1/1/2014-12/31/2014 Active 3.69 18.87 35.43 0.05 .22
Navs" 261
Building 01/03/2013-08/30/2015 3.69 18.87 35.43 0.05 0.22
Building Off Road Diesel 2.63 12.97 9.89 0.00 0.00
Building Vendor Trips 0.45 4.83 4.79 0.02 0.06
Building Worker Trips 0.61 1.06 20.75 0.03 0.16
Time Slice 1/1/2015-8/28/2015 Active 3.36 17.25 33.30 0.05 .22
Davs: 172
Building 01/03/2013-08/30/2015 3.36 17.25 33.30 0.05 0.22
Building Off Road Diesel 2.40 12.04 9.62 0.00 0.00
Building Vendor Trips 0.41 4.25 4.44 0.02 0.06
Building Worker Trips 0.55 0.97 19.24 0.03 0.16

Phase Assumptions

Phase: Fine Grading 9/12/2012 - 12/15/2012 - Foundation Excavation
Total Acres Disturbed: 4.8
Maximum Daily Acreage Disturbed: 1.2
Fugitive Dust Level of Detail: Default

20 Ibs per acre-day
On Road Truck Travel (VMT): 0
Off-Road Equipment:
1 Graders (174 hp) operating at a 0.61 load factor for 6 hours per day
1 Rubber Tired Dozers (357 hp) operating at a 0.59 load factor for 6 hours per day
1 Tractors/Loaders/Backhoes (108 hp) operating at a 0.55 load factor for 7 hours per day
1 Water Trucks (189 hp) operating at a 0.5 load factor for 8 hours per day

Phase: Building Construction 1/3/2013 - 8/30/2015 - High-rise construction
Off-Road Equipment:
1 Cranes (399 hp) operating at a 0.43 load factor for 6 hours per day
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0.01
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6.519.42
6,519.42
1,621.20
1,637.08
3,261.15
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1,637.41

3,261.63



2 Forklifts (145 hp) operating at a 0.3 load factor for 6 hours per day

1 Generator Sets (49 hp) operating at a 0.74 load factor for 8 hours per day

1 Tractors/Loaders/Backhoes (108 hp) operating at a 0.55 load factor for 8 hours per day
3 Welders (45 hp) operating at a 0.45 load factor for 8 hours per day

Phase: Architectural Coating 11/8/2008 - 12/8/2008 - Arch Coatings

Rule: Residential Interior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250
Rule: Residential Exterior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250
Rule: Nonresidential Interior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250
Rule: Nonresidential Exterior Coatings begins 1/1/2005 ends 12/31/2040 specifies a VOC of 250

Construction Mitigated Detail Report:

CONSTRUCTION EMISSION ESTIMATES Summer Pounds Per Day, Mitigated

ROG NOx co S02 PM10 Dust PM10 Exhaust
Time Slice 11/10/2008-12/8/2008 444.66 0.33 .92 0.01 0.03 0.01
Active Davs- 21
Coating 11/08/2008-12/08/2008 444.66 0.33 5.92 0.01 0.03 0.01
Architectural Coating 444 .47 0.00 0.00 0.00 0.00 0.00
Coating Worker Trips 0.19 0.33 5.92 0.01 0.03 0.01
Time Slice 9/12/2012-12/14/2012 2.71 21.99 12.27 0.00 7.34 1.07
Active Davs: B8
Fine Grading 09/12/2012- 271 21.99 12.27 0.00 7.34 1.07
12/15/2012
Fine Grading Dust 0.00 0.00 0.00 0.00 7.33 0.00
Fine Grading Off Road Diesel 2.69 21.95 11.51 0.00 0.00 1.07
Fine Grading On Road Diesel 0.00 0.00 0.00 0.00 0.00 0.00
Fine Grading Worker Trips 0.02 0.04 0.76 0.00 0.00 0.00
Time Slice 1/3/2013-12/31/2013 Active .03 19.25 37.74 0.0! .22 0.80
Davs: 259
Building 01/03/2013-08/30/2015 4.03 19.25 37.74 0.05 0.22 0.80
Building Off Road Diesel 2.88 12.59 10.20 0.00 0.00 0.52
Building Vendor Trips 0.49 5.49 5.17 0.02 0.06 0.21
Building Worker Trips 0.67 1.16 22.37 0.03 0.16 0.07
Time Slice 1/1/2014-12/31/2014 Active 3.69 17.67 35.43 0.0 0.22 0.73
Davs: 261
Building 01/03/2013-08/30/2015 3.69 17.67 35.43 0.05 0.22 0.73
Building Off Road Diesel 2.63 11.77 9.89 0.00 0.00 0.47
Building Vendor Trips 0.45 4.83 4.79 0.02 0.06 0.19
Building Worker Trips 0.61 1.06 20.75 0.03 0.16 0.07
Time Slice 1/1/2015-8/28/2015 Active 3.36 16.16 33.30 0.0 0.22 0.67
Davs: 172
Building 01/03/2013-08/30/2015 3.36 16.16 33.30 0.05 0.22 0.67
Building Off Road Diesel 2.40 10.94 9.62 0.00 0.00 0.43
Building Vendor Trips 0.41 4.25 4.44 0.02 0.06 0.17
Building Worker Trips 0.55 0.97 19.24 0.03 0.16 0.07

Construction Related Mitigation Measures
The following mitigation measures apply to Phase: Fine Grading 9/12/2012 - 12/15/2012 - Foundation Excavation
For Soil Stablizing Measures, the Water exposed surfaces 3x daily watering mitigation reduces emissions by:
PM10: 61% PM25: 61%
For Soil Stablizing Measures, the Equipment loading/unloading mitigation reduces emissions by:
PM10: 69% PM25: 69%
The following mitigation measures apply to Phase: Building Construction 1/3/2013 - 8/30/2015 - High-rise construction
For Cranes, the Diesel Particulate Filter (DPF) 1st Tier mitigation reduces emissions by:
PM10: 85% PM25: 85%
For Cranes, the Diesel Oxidation Catalyst 15% mitigation reduces emissions by:
NOX: 15%
For Forklifts, the Diesel Particulate Filter (DPF) 1st Tier mitigation reduces emissions by:
PM10: 85% PM25: 85%
For Forklifts, the Diesel Oxidation Catalyst 15% mitigation reduces emissions by:
NOX: 15%
For Tractors/Loaders/Backhoes, the Diesel Particulate Filter (DPF) 1st Tier mitigation reduces emissions by:
PM10: 85% PM25: 85%
For Tractors/Loaders/Backhoes, the Diesel Oxidation Catalyst 15% mitigation reduces emissions by:
NOX: 15%
The following mitigation measures apply to Phase: Architectural Coating 11/8/2008 - 12/8/2008 - Arch Coatings
For Residential Architectural Coating Measures, the Residential Exterior: Use Low VOC Coatings mitigation reduces emissions by:
ROG: 10%
For Residential Architectural Coating Measures, the Residential Interior: Use Low VOC Coatings mitigation reduces emissions by:
ROG: 10%
For Nonresidential Architectural Coating Measures, the Nonresidential Exterior: Use Low VOC Coatings mitigation reduces emissions by:
ROG: 10%
For Nonresidential Architectural Coating Measures, the Nonresidential Interior: Use Low VOC Coatings mitigation reduces emissions by:
ROG: 10%
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Ventura County APCD TDM Mitigation Fund Calculation

TC=EE*UC*D* 3years

where:
TC = Total Cost for TDM Mitigation Fund Program
EE = Excess Emissions over threshold
UC = Unit Cost per pound
$6.00 ROC in 2006$ (January CPI at 198.3)
$8.77 NOx in 2006$ (January CPI at 198.3)
D = Days Of Operation
Project: Oxnard Village Specific Plan
Completion Date: 2008
Current CPI: 213.53 March 2008
Annual Inflation Rate: 3.54%
Days of Operation: 365
Applicable Threshold: 25 pounds per day
Summer Daily
Pollutant Emissions EE Adjusted UC Total Cost
ROC 134.5 109.5 $6.43 $771,322
NOXx 54.8 29.8 $9.40 $306,822
TDM Fund: $771,322

Note: Based on URBEMIS 2007 emission rates.



URBEMIS Existing Use Operation Results




Project Name: Wagon Wheel Existing
Project Location: Ventura County APCD

Urbemis 2007 Version 9.2.4

Combined Summer Emissions Reports (Pounds/Day)
File Name: C:\URBEMIS_projects\Wagon wheel Exist.urb924

On-Road Vehicle Emissions Based on: Version : Emfac2007 V2.3 Nov 1 2006
Off-Road Vehicle Emissions Based on: OFFROAD2007

Summary Report:

AREA SOURCE EMISSION ESTIMATES

ROG NOx co $02
TOTALS (Ibs/day, unmitigated) 10.75 3.88 19.68 0.00
OPERATIONAL (VEHICLE) EMISSION ESTIMATES

ROG NOx co $02
TOTALS (Ibs/day, unmitigated) 28.77 28.32 324.76 0.27
SUM OF AREA SOURCE AND OPERATIONAL EMISSION ESTIMATES

ROG NOx co $02
TOTALS (Ibs/day, unmitigated) 39.52 32.20 344.44 0.27
Operational Unmitigated Detail Report:
OPERATIONAL EMISSION ESTIMATES Summer Pounds Per Day, Unmitigated

Source ROG NOX co S02
Mobile home park 8.52 7.47 88.68 0.07
Place of worship 1.25 1.22 13.77 0.01
Strip mall 2.85 3.15 35.48 0.03
Warehouse 3.61 3.13 35.35 0.03
Bowling Alley 7.62 8.30 93.87 0.08
Adult Day Care 4.92 5.05 57.61 0.05
TOTALS (Ibs/day, unmitigated) 28.77 28.32 324.76 0.27
Operational Settings:
Does not include correction for passby trips
Does not include double counting adjustment for internal trips
Analysis Year: 2010 Temperature (F): 85 Season: Summer
Emfac: Version : Emfac2007 V2.3 Nov 1 2006
Summary of Land Uses
Land Use Type Acreage Trip Rate Unit Type No. Units
Mobile home park 28.17 4.99 dwelling units 169.00
Place of worship 9.11 1000 sq ft 17.30
Strip mall 44.32 1000 sq ft 9.20
Warehouse 4.96 1000 sq ft 81.90
Bowling Alley 33.33 1000 sq ft 32.00
Adult Day Care 14.07 1000 sq ft 45.00
Vehicle Fleet Mix

Vehicle Type Percent Type Non-Catalyst
Light Auto 47.0 15
Light Truck < 3750 Ibs 8.7 23
Light Truck 3751-5750 Ibs 23.6 0.8
Med Truck 5751-8500 Ibs 1.5 0.9
Lite-Heavy Truck 8501-10,000 Ibs 1.7 0.0

PM10
12.36
2.00
517
5.15
13.63
8.30

46.61

Total Trips

843.31
157.60
407.74
406.22
1,066.56
633.15

3,514.58

Catalyst

98.1
93.1
99.2
99.1

PM2.5 Co2
0.06 4,621.71
PM2.5 Co2
8.80 26,501.12
PM2.5 Co2
8.86 31,122.83
PM25 Cco2
2.34 7,077.16
0.38 1,135.06
0.97 2,927.46
0.97 2,916.54
2.57 7,729.11
1.57 4,715.79
8.80 26,501.12
Total VMT
7,210.05
1,168.55
3,014.45
3,003.21
7,953.87
4,844.23
27,194.36
Diesel
0.4
4.6
0.0
0.0
17.6

82.4



Lite-Heavy Truck 10,001-14,000 Ibs
Med-Heavy Truck 14,001-33,000 Ibs
Heavy-Heavy Truck 33,001-60,000 Ibs
Other Bus

Urban Bus

Motorcycle

School Bus

Motor Home

Urban Trip Length (miles)
Rural Trip Length (miles)
Trip speeds (mph)

% of Trips - Residential

% of Trips - Commercial (by land use)
Place of worship

Strip mall

Warehouse

Bowling Alley

Adult Day Care

0.5 0.0

0.7 0.0
0.2 0.0
0.0 0.0
0.0 0.0
45 66.7
0.1 0.0
1.5 6.7

Travel Conditions

Residential
Home-Work Home-Shop Home-Other Commute
10.8 7.3 7.5 9.5
16.8 71 7.9 14.7
35.0 35.0 35.0 35.0
32.9 18.0 491

3.0
2.0
2.0
5.0
14.0

60.0
28.6
0.0
0.0
0.0
333
0.0
80.0
Commercial

Non-Work

74

6.6

35.0

15

1.0

1.0

25

7.0

40.0
71.4
100.0
0.0
0.0
0.0
100.0

13.3

Customer
74

6.6

35.0

95.5
97.0
97.0
92.5
79.0



URBEMIS Proposed Use Operation Results




Urbemis 2007 Version 9.2.4
Combined Summer Emissions Reports (Pounds/Day)
File Name: C:\URBEMIS_projects\Wagon Wheel Project.urb924
Project Name: Wagon Wheel Proposed Project
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

Summary Report:
AREA SOURCE EMISSION ESTIMATES

ROG NOx Cco S02 PM10 PM2.5 €02
TOTALS (Ibs/day, unmitigated) 85.44 11.90 14.83 0.00 0.05 0.05 15,028.13
TOTALS (Ibs/day, mitigated) 85.44 11.90 14.83 0.00 0.05 0.05 15,028.13
Percent Reduction 0.00 0.00 0.00 0.00 0.00 0.00 0.00
OPERATIONAL (VEHICLE) EMISSION ESTIMATES
ROG NOx Cco S02 PM10 PM2.5 €02
TOTALS (Ibs/day, unmitigated) 88.73 75.13 885.28 0.70 120.35 22.76 69,201.48
SUM OF AREA SOURCE AND OPERATIONAL EMISSION ESTIMATES
ROG NOx Cco S02 PM10 PM2.5 €02
TOTALS (Ibs/day, unmitigated) 174.17 87.03 900.11 0.70 120.40 22.81 84,229.61
Both Area and Operational Mitigation must be turned on to get a combined mitigated total.
Area Source Unmitigated Detail Report:
AREA SOURCE EMISSION ESTIMATES Summer Pounds Per Day, Unmitigated
Source ROG NOx Cco S02 PM10 PM2.5 €02
Natural Gas 0.91 11.79 5.21 0.00 0.02 0.02 15,011.64
Hearth
Landscape 0.78 0.11 9.62 0.00 0.03 0.03 16.49
Consumer Products 73.38
Architectural Coatings 10.37
TOTALS (Ibs/day, unmitigated) 85.44 11.90 14.83 0.00 0.05 0.05 15,028.13
Area Source Mitigated Detail Report:
AREA SOURCE EMISSION ESTIMATES Summer Pounds Per Day, Mitigated
Source ROG NOx Cco S02 PM10 PM2.5 €02
Natural Gas 0.91 11.79 5.21 0.00 0.02 0.02 15,011.64
Hearth
Landscape 0.78 0.11 9.62 0.00 0.03 0.03 16.49
Consumer Products 73.38
Architectural Coatings 10.37
TOTALS (Ibs/day, mitigated) 85.44 11.90 14.83 0.00 0.05 0.05 15,028.13
Area Source Changes to Defaults
Operational Unmitigated Detail Report:
OPERATIONAL EMISSION ESTIMATES Summer Pounds Per Day, Unmitigated
Source ROG NOX co SO2 PM10 PM25 C0o2
Apartments low rise 6.81 5.95 70.85 0.06 9.66 1.83 5,5653.79
Condo/townhouse general 51.41 43.86 521.86 0.41 71.14 13.45 40,906.33
Condo/townhouse high rise 18.48 14.62 173.92 0.14 23.71 4.48 13,633.28
City park 0.93 0.93 10.46 0.01 1.46 0.28 834.70
Strip mall 10.79 9.49 105.00 0.08 13.93 2.64 8,017.40
Live/Work Commercial Space 0.31 0.28 3.19 0.00 0.45 0.08 255.98
TOTALS (Ibs/day, unmitigated) 88.73 75.13 885.28 0.70 120.35 22.76 69,201.48



Operational Settings:

Includes correction for passby trips

Does not include double counting adjustment for internal trips

Analysis Year: 2010 Temperature (F): 85 Season: Summer

Emfac: Version : Emfac2007 V2.3 Nov 1 2006

Land Use Type
Apartments low rise
Condo/townhouse general
Condo/townhouse high rise
City park

Strip mall

Live/Work Commercial Space

Vehicle Type

Light Auto

Light Truck < 3750 Ibs

Light Truck 3751-5750 Ibs

Med Truck 5751-8500 Ibs
Lite-Heavy Truck 8501-10,000 Ibs
Lite-Heavy Truck 10,001-14,000 Ibs
Med-Heavy Truck 14,001-33,000 Ibs
Heavy-Heavy Truck 33,001-60,000 Ibs
Other Bus

Urban Bus

Motorcycle

School Bus

Motor Home

Urban Trip Length (miles)
Rural Trip Length (miles)
Trip speeds (mph)

% of Trips - Residential

% of Trips - Commercial (by land use)
City park
Strip mall

Live/Work Commercial Space

Summary of Land Uses

Acreage Trip Rate Unit Type
2.10 6.72  dwelling units
38.30 5.86 dwelling units
4.80 4.18 dwelling units
50.00 acres
42.94 1000 sq ft
11.01 1000 sq ft
Vehicle Fleet Mix
Percent Type Non-Cat
47.0
8.7
236
11.5
1.7
0.5
0.7
0.2
0.0
0.0
4.5
0.1
15
Travel Conditions
Residential
Home-Work Home-Shop Home-Other
10.8 7.3 7.5
16.8 71 7.9
35.0 35.0 35.0
329 18.0 491

alyst
1.5
23
0.8
0.9
0.0
0.0
0.0
0.0
0.0
0.0
66.7
0.0

6.7

No. Units
112.00
946.00
442.00

3.00
46.40
4.00

Commute

9.5

14.7

35.0

5.0

2.0

4.0

Total Trips
752.64
5,5643.56
1,847.56
150.00
1,992.42
44.04
10,330.22

Catalyst
98.1
93.1
99.2
99.1
82.4
60.0
28.6

0.0
0.0
0.0
33.3
0.0

80.0

Commercial

Non-Work

7.4
6.6

35.0

25

2.0

Total VMT
5,633.71
41,495.00
13,829.47
853.51
8,123.56
262.15

70,197.40

Diesel
0.4
4.6
0.0
0.0

17.6
40.0
71.4
100.0
0.0
0.0
0.0
100.0

13.3

Customer
7.4
6.6

35.0

925
97.0

94.0



Air Quality Human Health Risk Assessment




Appendix B — Air Quality
Human Health Risk Assessmemt

Human health ek ireolves Mmany BCtors with a number of uncertantios regerdng the sctual e¥ect of &
toxic contaminant  These uncertantes noude

o The underying unit risk facior is typcally tasnd on arirmal stuches and CoMalated analyses
from husman heath studes. Degonding on he scurce of he dota and e nature of e shady,
safety tactors of from 1 1o 10,000 times the actusl level af which eflocts were delormined can
20 used. A safety facior of 30 was appled Dy the US EPA segarding desel anging emasong
when £ ostablshed De referencs concentation for Cheond inhalaton exposure

o The fale and Facapon of the comaminant 10 THhe recepior. Some Contaminants not only
dsperse during raneport from e releass 359 10 the recepitr. they alsd change chemicaly
5 8 result of exposure 10 other chemicals. Such changes can other be detrirmentsl o
tenefical Also, e models used 10 calculate SaNSP PRenMena ae subect 0 many
muv::em variabla environmensal paramelers, as dacussed elce regading B
SCREENJ model

o The sccusacy of P estimasion of the nial source roloase. Average emission faciors for
desel engines wore used 10 penecate the omission rale ceed in medeling  Such faciors may
Ao by 8 ordet of ragnitude dependng on the achua! machinery In use, s cpecating
condtions (how much ioad the machinery cpetiies M), and e Fequency ot which it is
manisired

o Exposure parameter estimation s based on standard sssumpBons regardng body weight,
pariod eposd, M axpectancy. populaton characterisics. and Mestyle that may not be
refectve of actwol exposure condtons.  The typcaly sssumption of dally Metime exposure
penecally produces & moderate 10 high overestimate of acthusl exposure

Tha slope (acr i weed 10 estimale an upper-bound probabéty of an indradual develcpng cancer (tut
not necossarly dyng of cancet) s & resull of & etme of exposure 10 3 particular Jevel of 3 potential
CAISINOREN And wixd Dased on the referonce concentration for chrosic nhalation in part. The wnk risk
factor for inhataton & calcuiated Fom the siope facior by dviding & by 70 kg (average waight of as.l) and
mutiphying by the dadly ishaiation tate (20 cubic meters for aduits) and 107 (necessary 1o transform urits
$om migrams img] to micrograms [ugl  The unit risk factor for desel el omissions s 3 x 10° Ggm®)'
The exterate of potential excess Cancers should Not be oquated 10 sxoess Cancer doaths. This is the
ostmated chance @l 8 cancer would develop, and inciudes both Jerminad and non-teemingd Cancerns

The heath offects of Sesel caNCUlaies On residenial Tecepions 3o a55053503 over 8 J0-your Metrme
analyss poriod In keeping with standard cancer risk assesament methodoiogy  The construction

ERes & 1he 88 would C0our Intermitontly over @ e yoar period, Porely reducing e possitie
o¥octs over 3 ¥etime period

The nhalation cheonkc refarence concentration (RIC) s an estimate of a daly inhalaton exgosure of the
hraman pogulation INChydng senstive subgroups (1 e chideen, sathaatics, o8 ) That is Suely 10 be
without an apgreciaie rish of deleterious effects during o Metme. The RIT for dleesl enging emasons
was estabished In 1993 ot 5.0 x 107 miligrams per culic meter of inhaled ar and reconfirmed in 2003
(USEPA, (RIS hiptwww epa povirs'substO042 tam). As discussod above, this concentrntons ncludes
o uncertanty tactor of 30 (8 factor of 10x 15 protect sensitive Individuals and 3x to adjust for Nlerspecies
extrapolaton)  The RIC can be transiated 10 He reforencs coss (D) by adusting for 20y weight
(stanciard detaut tactor st at 70 kiograms) and average dadly volume of ar inhaled (standard defatt
factor of 20 cubec meders per day for sdults) The RID serves as o reforence point Yom which 1 gauge
the potential effect of a chemcal ot ofher dosas. Like the RIC, doens e than Be RID are sot laely
be sssocisted with sdverse healh riss.  This is not 10 53y that all doses below e RYD are “accepliatie”
o "risifroe” nor Tt off J0sos N excess of e RID are “unacceptabie” of Wil Couse adverse effects.
Howerver, it does Serve s The 2enchmark from which the potensal for chronic health eflects can be
deteemiond  Por Secticn B 3 1 Noncasoar Cvonio inhalation Health Anpacts of the Ar Tockcs Mot Spots



Program Guidince Macu' Ly he Freparation of Risk Assessmevts (CEMHA, August, 2003), noncencer

CRrONIG Inhalation Bealth Impacts Can Sis0 be chlculatied by Sviding he substance-speciic annuy

a‘ummmwmmwﬂu’)wmmmm
Lowe! {REL) (pgrm’), which i the same as the RIC. Both calculation methods are presenied

SCREENS was used 10 model e Yansport of emissions from the grading area %o & datant receptor. s
a single source Gaussian plume model that Srovicdes Maximom ground -level concentrations for pont,
ares fate, and vOlume SOUTDes, is wel 35 conconiratons N e cavty Jo08, and CoONCanYations dus ¥
Irversion break-up and shorsine fumigatos. SCREEND is a screening version of e Industial Sowrce
Comglex version 3 {ISC3) model & was doveloped 10 provide an sy Mmaihod i deciding whether more
compicaled models Should e used 1Or evaluating the Impact of an alr poliuton sowce The EPA
screening procedure involves Tree phases (1) sas of simple NOMOGMAghs and shoricut methods
dedarming £ 20 30uCe Ceary POSES BN B Qualty prodlem (MaxKImum concenation lncation
nomographs). (2.) f e fest phase indicates o potential problem, the use of more detalled soreening
(Sasic =Odeing the Caussian Disporsion model with spechl Casos) such a3 avalable n he
SCREEN program, (3 ) f e second phase ndcales a soed for futher study, D use of detaled av
quality models would be required 10 provide more accurats predctions. The detiled models consider
VErOwS torran fastures, Compiicaled Lran of rurl enviecnments. 1ong term average concontrations,
comphcaled souwces, variable omission rates, 0. Phase 1and 2 alyses are consenvative n hat the
rpact of 30urces is lely 10 Do Cverestmated due 10 the use of consarvative (wors! Case) assumplons
reganding he Gispersion and Yaneport of the poliutant. Phase 1 analysis s the most conservative and
dotaits ate avalabie in most elementary tests On air poluSCN Nat contaln NoMOGIashs depicting e
maKmUm concantration and cation as & funtson of wind speod. source strengh, and plume heght The
Phase 2 analyss s somewhat loss conservative than the Phase 1 apprcach. If & Phase 2 snalyss
InScanes no sgnficant mpact of 8 sourze, furber modeling may not be required for reguisiony pUpCens.
For the purpose of a CEQA analysis, the conservative PRase 2 estierate allows for an examination of the
possitilty of srpacts sganst signficance Twesholds.

SCREENS has the capabity of evaluatng a full range of metecroiogical conditions, ncludng all ssatiny
classes ard wind speads (wind speeds 1, 2. 3 mvsec for all stabilty classes. addtional wind speecs of 4
s for B.F stabity, 5 mvs %or B-E stabity, B 10 misec fr C and D, and 15, 20 misec for D stabilty
class) Under imiting modng conditons, SCREENS eapictly calcuiies the e¥acts of muliple reflecticns
of the plume oM the cleviied Iversion and gound (INrease n Maximum conoentration betveen 100 and
200%) The model also ncludes buoyancy-nduced depersion (BID) whch may ncrease the masimums
concentrations Sor lovined souToRs with ege buoyancy by as much as 26%. The BID method increases
Do SSpArsion Parametens 10 Nchude distance depended phume rise. This caloulation methosology
Provices for 8 more CoNseriive estmale of CONCENIIBoNs, N kpeping Wit e purposs of 8 screeniee
model

The SCREENS model runs periormed 55 Selerming the worst Case conoentraion for the grading
SONANos Used @ Single Worst case daytime stabiRy class ("D° stabéty) The ‘D" stabity clarss & equal %o
heovy Overcas! Conatoss. but under actusl weather CoNSBons ot the side, the “I° and "C” stablity
classes prodomingte most of the time. Use of B ang C cluss stadiites would result in decreases n
iU concanrations of 43% and 17%. respecively. The model was ls0 run uaing worst Case wind
angles and speed, essentaly alcwng the polutents 12 2 Yanspored 1o he point of Mmaamum Impact
(P} with Seniod Jiapersion and Wihout consderation of Changes N wind $p00ds and drecticn as oocurs
under typical weather condtions.  To examine De degree 10 which the SCREENI methodology could
Overestmate impacts, SCREEND runs were made of Mo Risk Charecienzaton Scenanos 1o schodl
bumes and Puck 39008 conducied by the ARS (October 2000). The ARB calcuated the healh risk for
these scorarios using the more complex ISCSTS madel, which uses a data set of wind speed, stabitios,
trixing RegNs and other Metecrclogical parameters 10 Calcuiatn T CoNCanration at Specifc recestor
oatons A comparaon of e sedults of the w0 methods ndcates that the concentration reporied By the
SCREENJ moded s approximately 10-20 tmes greatn! Thas £ 1M oo complex model wene used.
Seveny underying Mmiatons to the usa of models are roted.  There s frequantly the porcaphon Bat ar
Quoity disperson models provide & fully accurale presiction of the concentrations that could be expected
In this case, the underlying Gaussian plume model used i I1SC and SCREENS & a hghly sumpified



model of an extremely complex phenomencn. The Gaussian plume model uses 8 rumber of smpified

wind 52000 and ERecion e COMaN from SOWce 10 NeCepinr and constant during the averagng
rlorva,
atmosphoric Yurtudence (stablity) is consistent Rroughout he traved path and for the averaging

a1 of the plume s conserved (N0 depostion of the polutart, no change n 1o charscieratics of
the poltant. no atscrption of he poliutant by vegetaton, plume reaching e ground & reflecied
back ino the plume).

dispersion ooowrs only in the crosswind and vertical disessicns with nO dowrmwing depersion
(wnce paricies ravel at dfferent rates based on mass, i can be antcipaled Pal some dowrmind
disporsion & Haly ).

the dapersicon palam & probaddiste, descrbabie by the Gaussian distmbution, and is constant
mm“mbmmumw Nualy 10 be much more
he plume expands v & conical fashion [only one of many cbiserved behaviors),

Given B undertying use of the Gavssian plume model nd Hhe CONMITvVE AsSumelions made in he
use of the SCREEN] model the concentrations reponed in e EIR are considersd 10 over-osirale

actual impacts by more than an order of magniyde
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sss  SCRNENS MODEL NUN see
ees VERSION DATED 36043 **¢

Oxnard Village Bpecific Plan
SIMPLE TERRAIN INPUTS

SOURCE TYVE - AREA
EMISSION RATE (G/(S-M**2)] = +ASTO0E-GS
SOURCE KEIGHT (M) - 3.1700
LENGTH OF LARJER JIDE M) - 213.3¢600
LENGTE OF SMALLER SIDE (M) = 506, 6800
RECEPTOR MRIGHT (M) - 1.5000
URBI/RUBAL OPTION - URDAN

oR/O2/07
15:44:39

THE REGULATORY (DEFAULT) MIXING HEIGNT CPTION WAS SELECTED.
THR RRGULATORY (DEFAULT) AMEMOMETER MEIGHT OF 10.0 METENS WAS ENTERED,

MODEL ESTIMATES DIRECTION TO MAX CONCENTRATION

BUOY. FLUX = D00 MUt/ EN R MON. FLUX - 00D Meeg/ 5003,

*se PULL METEOROLOGY *o¢

R R R R R R R R R R R R R R R R R R L

s+ GURERN AUTOMATED DIGTANCES ¢e¢

¢or TRREAIN NRIGNT QF 0. M ADOVE STACK BASE USED PFOR

DIsT Qo QiOM  USTE MIX NT FLIME
(%) (DG/Me+3) STAD (N/8) (NS} M) HT 0
10. 18,46 5 2.0 1.9 30000,0 3.7
100. 36.17 s 2.0 1.9 10000.0 3.7
200, PR b % 3.0 1.9 10000.0 5.7

MAXIMUM 1-ME CONCENTIATION AT OR BEYOND 10, My
136, 37.39 s 3.0 1.9 10000.0 3.

LR R R R R R R R R R R R R R A A R R R A A

¢+ TRERRAIN NEXIGNT QF 0. M ABOVE STACK BASE USED FOR

DIST (N oy VioM  USTE MIX RT FLOMRE
Ly DG/ Me*3)  STAR INE]  (N/8) 0 Rt 00

................. - e Samns AR Banw Saarer

L iTe L 3.0 1.2 10000.0 3.17
15. . 5 .0 1.9 1¢¢00.0 3.7
25. 12.94 s 1.0 1.0 10000.0 3.
5. 0.9 £ 1.0 1.0 16000.0 3.

*4¢ SIDOGRY OF SCREEN MOOEL RESULTS **°

POLLOMING DISTANCES oo

MAX DIR
(oea)

20.
L
20,

2%,

MAX DIR
(089)
20.
20,
19,
18,



CALCULATION MAX CONC DIST TO TEERAIN
FROCEDUNE 103/ e *X) MAX M) HT M)
AIMPLRE TEREAIN 37.39 12¢. 9.

s REMEMEER TO INCLUDE BACEIROND CONCENTRATIONS ¢



Downwind Dispersal of PM10 from “fence line™ *

Change in PM10 concentration from edge of corafruction ares
(Fenceling = 1 meder)

Cx = 0.8M03Co"e" (0 0402x)

where:

Cx i the predicied PM10 concontraton af « maters om the fesce bee
Co is e PW0 concontraton ot the fence ine

¢ & the natual logarthm

X is tha Sslance in metars rom Mo fence e 10 1o nearssl recepioe

Co= 274 upitubic maters from SCREENS ouput
X 50  melers 1 nedrest Sowring recepior
Caxw 204 w3 Mt receptor

* Sowoe: SCADMD, June 2003, Finw Localivod Spniioasos Tivesholt Methodolopy . Chapler 2






Air Quality Human Health Risk Assessment
with Mitigation
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08/11/08

16:16:48
e**  SCREENS MODEL RUN *4*
*** VERSION DATED 96043 ***

oxnard village Phase 1 Construction 820 only
SIMPLE TERRAIN INPUTS:

SOURCE TYPE - AREA
EMISSION RATE {cgts-u“n) - L 1544761 -05
SOURCE MEIGHT (M - 3.1500
LENGTH OF LARGER SIDE (M) = 213.3600
LENGTH OF SMALLER SIDE (M) = 106, 6600
RICEPTOR HETGHT (M) - 1.5000
URBAN/RURAL OFTION -

URBAN
T™HE REGULATORY (DEFAULT) MIXING HEIGHT OPTION wWAS SELECTED.
THE REGURATORY C(DEFAULT) ANEMOMLTER HEIGHT OF 10.0 METERS WAS ENTERSD.

MOOLL ESTIMATES DIRECTION TO MAX CONCENTRATION

BUOY, FLUX = 000 WASA/ST S, MOM. FLUX = JO00 Mera e,
"RYOFULL METEOROLOGY ***

33332 e R R R R L R R L L L L b

“o% SOREEN AUTOMATED DISTANCES ***

AR RRRRRR AR AR AR AR RE R RRAR R

$EE TERRAIN HEIGHT OF 0. W ABOVE STACK BASE USED FOR FOLLOWING DISTANCES ***

DISY CONC Ui0M  WSTK MIX WT  PLUME  MAX DIR
00  (ua/m*3) STAB (WS) W/s) 00 WY 00
i, 20.03 5 1.0 1.0 10000.0 3.15 20.
100, 29.92 5 1.0 1.0 10000.0 3.15 9.
00. 19.78 5 1.0 1.0 10000.0 5.15 .
0. 12.3) 5 1.0 1.0 m.o 3.15 0.
400, B.576 $ 1.0 1.0 0 5.15 0.
00, 6.29% 5 1.0 1.0 10000.0 3.1% 0,
TMUN 1-MR CONCENTRATION AT OR S5YOND 1. M:
125. 1.% 5 1.0 1.0 10000.0 3.15 22.

AARAA AL ARRARRAR RN R AR R RN AN

"% SCREEN DISCRETE DISTANCES ***

Il e R R R R R R L A L R

SET YERRAIN HEIGMT OF 0. M ABOVE STACK BASE USED FOR FOLLOWING DISTANCES ***

o1SY CONC UIOM  USTK MIX MY PLUME MAX DIR
00 (ua/m**3)  sTas (ws) (ws) () T (M) (DEG)

106. 30.39 5 1.0 1.0 10000.0 3.15 8.

3333333ttt TR R R R R R L L A R AL L LAl

*4% LLMMARY OF SCREEN MOOEL RESULTS ***

MM I3 23 e R R R L L R A R A L L Ll

CALCULATION MAX CONC  DIST TO  TEUARAIN
MOCEDURE UG/ M**3) wAX (M) WY (W)
SIMPMLE TERRAIN 31.30 125. 0.
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SCREEN . OUY
08/14/08
12:43:15
ses  SCREENS MODEL RUN ***
e VERSION DATED 96043 ***

oxnard village Phase 1 construction Tier 4 only
SIMPLE TERRAIN INPUTS:

SOURCE TYPL - AREA
EMISSION RATE 2 (SM**2)) = .1!2238:-05
SOURCE NEIGHY - 3.1
LINGTH OF LARGER SIDE (M) = 215, 3600
LENGTM OF SMALLER SIDE (M) = 106. 6600
RECEFTOR MEIGMT (M) - 1..’:000““

URBAN /SURAL OPTION
THE REGULATORY ED('ML MINING HEIGMT OPTION wAS SELECTED.
THE REGULATORY (DEFAULY) ANEMOMETER WEIGHT OF 10.0 METERS WAS INTERED.

NMOOIL ESTIMATES DIRECTION TO MAX CONCENTRATION

BUOY, FLUX = 000 MERE/E% 3 MM, FLUX = LO00 w*e4/sv 2,
**% FULL METECROLOGY ***

.O...".....OO.'.."...0...0..'..'

+oe SOREEN AUTOMATED DISTANCES ***

...'.0'0........'.".0..........'.

4% TERRAIN HEIGHT OF 0. M ABOVE STACK BASE USCD FOR FOLLOWING DISTANCES oxe

DIST o VI0M  USTK MIX MT  PLUME MAX DIR

0 (Ua/N**3)  sTAB (WS) (W) M) WT (oec)

1. 17.14 5 1.0 1.0 10000.0 3.15 20.
100. 25,60 5 1.0 1.0 10000.0 3.15 g
200, 16.93 2 1.0 1.0 10000.0 3.15 20,
300, 10.56 1.0 1.0 10000.0 3.1% 0.
400. 7.339 5 1.0 1.0 10000.0 3.15 0.
ml s.”; ’ ‘oo l-o ‘mco ’ols °-

MAXIMUM 1-HR CONCENTRATION AT OR BEYOND 1. Nz

125. 26,78 5 1.0 1.0 10000.0 3.15 22

.....0.....'......0....0...'..'..

**% SCREEN DISCRETE DISTANCES *4*

0.'.000...."."00...0......O....

*** TERRAIN HEIGHT OF 0, M ABOVE STACK BASE USED FPOR FOLLOMING DISTANCES bded

0I1SY CONC ULOM  USTK MIX WT  PLUME MAX DIR
o0 (UG/M*3)  STAB (W) (ws) (0 W 0O (DEG)

106. 26.0 5 1.0 1.0 10000.0 3.15 8.

.....""'C..........."'0.0...'.."...

a4 SUMMARY OF SCREEN MODEL RESULTS ***

...O...00..'.....'l'....."‘....’.."..

CALOULATION MAX CONC DIST TO  TERRAIN
PROCEDURE (LG m*"3) Max (m) HT (M)
SIMPLE TERRAIN 26.78 125, 0






e e Ltaantn ]

e - -—-—-0.—-———.\-.-—-.—-

!l! L !! !!!!!
LR L ll !l!!!!!

(DRI ELLLLE JREEEL L
PASHETANNELANNITANN | ARAANEINS

.....

i;lhun!!.m “sj.l.lnluhwi




SCMEEN . QUT 08,/14/08

12:33:15
ees  SCREEN MOOEL RUN  ***
**¢ VERSION DATED 96043 ***

oxnard village Pl Construction Tierd + B0
SIMPLE TERRAIN INMUTS:

SOURCE TYPE - AREA

EMISSION RATE ic{(s—u"z)) - L 11B970¢-05

SOURCE HEIGHT (M - 3.1500

LENGTH OF LARGER SIDE (M) = 213.3600

LENGTH OF SMALLER S10E (M) = 106, 6600

RECEPTOR NEIGMT (M) - 1.5000
aPTIiOoN -

URBAN/RURAL URRAN
THE REGULATORY OCFM.'.;; MIXING HEIGMT OPTION WAS SELECTED.
THME REGULATORY (DEFAULT) ANPMOMETER HEIGHT OF 10.0 METERS WAS ENTERED,

MODEL ESTIMATES DIRECTION TO MAX CONCENTRATION

BUOY, FLUX = 000 M *4/SP%E;  MOM, FLUX = 000 M**4/5%*2,
" FULL METECROLOGY ***

"Q'.'......"...0'.....0..".".0

“*% SCREEN AUTOMATED DISTANCES ***

....000.......'0.0...0....O.....ﬂ.

45 TERRAIN HEIGHMT OF 0. M ABOVE STACK BASE USED FOR FOLLOWING DISTANCES e

DIST CONC Ui0M  USTK MIX T PLUME MAX DIR
(M) (UG/W*3)  STAB OWS) (WS) 00 w1 00 (DEG)
1. 15.43 5 1.0 1.0 10000.0  3.15 20,
100, 23.04 5 1.0 1.0 10000.0  3.15 9.
. 15,24 5 1.0 1.0 100000  3.15 20,
300, 9.499 5 1.0 1,0 10000.0 3,15 0.
400. 6.605 5 1.0 1.0 10000.0  3.15 0.
500, 4.845 5 1.0 3.0 10000.0 3.55 0.

MAXTMUM 1.0t CONCENTRATION AT OR BEYORD 1. M;

125,  24.10 $ 1.0 1.0 10000.0  3.15 22.

....""'.00......0...""..00...

a*% SONEEN DISCRETE DISTANCES ***

.......'..‘0.0.0..I......Q..O.Q..

**% TERRAIN MELIGHT OF 0. M ABOVE STACK BASE USED FOR FOLLOWING DISTANCES ot

0IST cone Ul0M  USTK MIX MT  PLUME MAX DI
00 (Ua/M3)  STas (W/S) (/s) (0 W (o) (DE6)

106. 25.40 5 1.0 1.0 10000.0 3.15 8.

..."...C..........".............'..'0

455 SUMMARY OF SCHEEN MODEL RESULTS ***

..0...'........'.C.....Q........'..QQ..

CALCLRATION MAX CONC DIST TO  TERRAIN
PROCEDURE UG/ *3) max () NT (0
SIMPLE TERRAIN 24.10 125. 0.

Page 1






CALINE 4 Modeling Results




CALINE4:

JOB:
RUN:
POLLUTANT:

I. OSITE VARIAB
U= .5

BRG= WORST
CLAS= 7
MIXH= 1000.
SIGTH= 10.

IT. LINK VARIAB

LINK
DESCRIPTION

Vineyard EB

Vyrd EB exit

Vineyard WB

Vyrd WB thru

Vyrd WB LT

Vyrd WB exit

Ox NB LT

Ox NB Thru

Ox NB RT

Ox NB Exit

Ox SB

Ox SB

Ox SB

Ox SB

Thru
LT
Exit

b S S T S S S . R . e

ZRERNgHTZDOQREOOQWE M

ITI. RECEPTOR LO

RECEPTOR

X5k ok X X X % % X ok f

O 1o U WDN B

JUNE 1989 VERSION

PAGE 1
Oxnard Village - Oxnard
Hour 1 (WORST
Carbon Monoxide
LES
M/S Z0= 100.
CASE VD= .0
(G) VS= .0
M AMB= 1.5
DEGREES TEMP= 9.4
LES
LINK COORDINATES (M)
X1 Y1l X2 Y2
30 60 140 93
170 113 240 210
219 210 195 170
195 170 165 126
195 168 168 123
135 105 30 75
176 0 150 90
182 0 158 95
188 0 165 96
150 120 126 210
110 210 120 168
120 168 135 114
123 168 140 120
144 84 165 0
CATIONS
COORDINATES (M)
X Y Z
93 129 4.8
180 210 4.8
258 177 1.8
66 42 4.8
122 15 1.8
60 90 1.8
123 141 1.8
159 149 1.8

L S S T SRR . S S N S S S R

CALIFORNIA LINE SOURCE DISPERSION MODEL

Blvd/Vineyard

CASE ANGLE)

CcM ALT= 75. (M)

CM/S

CM/S

PPM

DEGREE (C)

EF H W

TYPE VPH (G/MI) (M) (M)
AG 1275 6.0 .0 1le6.
AG 2118 6.0 .0 1lo.
AG 2508 6.0 .0 1lo.
AG 1146 6.0 .0 1lo.
AG 1333 6.0 .0 13.
AG 1637 6.0 .0 13.
AG 309 6.0 .0 13.
AG 1014 6.0 .0 13.
AG 1101 6.0 .0 13.
AG 1320 6.0 .0 13.
AG 1515 6.0 .0 1le6.
AG 1129 6.0 .0 1lo.
AG 204 6.0 .0 13.
AG 2647 6.0 .0 1lo.

QO N0 OOMNDMNDDNDDNDNDNODO O o
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CALINE4:

JOB:
RUN:

POLLUTANT:

IV. MODEL RESULTS

RECEPTOR

RECEPTOR

ok o X X % o ok ok X X X

ok o X X o o o ok X X X

OO P OO OoNE

CALIFORNIA LINE SOURCE DISPERSION MODEL
JUNE 1989 VERSION
PAGE 2

Oxnard Village - Oxnard Blvd/Vineyard

Hour 1 (WORST CASE ANGLE)
Carbon Monoxide

(WORST CASE WIND ANGLE )

OO R OoONNDODN

LI S T
OO OO OO oo

ONREFPE P OORFDN

* PRED * CONC/LINK
* CONC * (PPM)
* (PPM) * A B C D E F
_ K e — K o e e
* 2.7 * .2 .0 .0 .0 .0
* 2.6 * .0 .2 .0 .2 .2
* 2.7 * .0 .4 .0 .2 .2
* 2.6 * .3 .2 .1 .0 1
* 2.8 * .0 .3 .1 .0 .0
* 3.4 * .4 .0 .0 .0 .0 1
* 3.0 * .0 .0 .0 .0 .0
* 2.7 * .0 .5 .2 .3 .3
CONC/LINK
(PPM)

J K L M N

.0 .0 .0 .0 .4

.0 .0 .0 .0 .2

.0 .0 .0 .0 .0

.0 .0 .0 .0 .0

.0 .0 .0 .0 .4

.0 .0 .0 .0 .2

.0 .0 .5 .0 .5

.0 .0 .0 .0 .0
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1O INTRODUCTION

mishwtcdndmhimmnlmdaumpmlin&emo(m
California, was geepared for the Village a1 Oxnard, LLC (Figures 1 - 4) The peoperty is
mhmimotadivmmofmwdwm
known Mistonically as Wagon Wheel Junction (Figures 3a - 4). The applicant peoposes to
mmmmﬂ«mwmmmmwm.mdmdmw
comprising both residentzal and commercial baaldings (Figare $) This stady will address the
mnmmhimdcwualdphyﬁalwddwmydiu
Mmuwamz)mumw.m.ummmeofm
mxt-u.J)mu\ebﬂdinpdidb&&y{othclmionmmeﬁty.smo.wdellinol
wwhhmdalmuma.ﬂmmﬁmoﬂhemwmiwmm
Wuws)mmwuwmorummuu
property. mMymumfumcumumsm”thu
CounyofmemlWRmmOMue.umﬂsSmewFM
guidedenes pertaining %0 the assessment of impacts 1o histocic resowrces. The senior author of the
report was Pamela Post, Ph. D. Undess otherwise indicated m the capticns, the photographs used
i this repoct were taken i March of 2005,

20 PROJECT DESCRIFTION

mwlmnlmwwmwaimmmuﬂwmmcnwima
pew, mixed-uso project. The development would encompass the demolition of the existing
mmum'mmmmwmmmw.dxd-mm
compnsing residential, coomercial, and retas] space (see Figure 5)

2.1 Lead Agency and APE Definition

The Lead Agency for the purposes of this study is the City of Oxnand  For the purposes
of this study the Area of Potential Effect (APE) for direct impacts ks comprised of the peogect
area delineated oo Figure X,

SOSITE DESCRIFTION

mMEMMMquMMmMMmohmI
and restaurant coenplex in e late 19408 Located on an approximately 64.acre parcel o the
imersection of US 101 and Oxnard Boslevard, Wagon Whoel Junction is sited on a triangelar-
dnpodpmndonlhceubankofiv&nn(tlanRivw(mFigmaS,hmdl)A The APE 1s
defined on its north side by US, l-ﬁMayml.oammlhﬁdebymeUnionhciﬁcRﬁM
ﬁwqu(kom.mmmmwomw.mdonthcuutﬁbbyu!im
Clara River (Figure 3). mnﬁhmﬁmnmofmmiﬂ.www.ml.md
residential buildings, inchuding warchouses, offices, stores, and » trailer park. The majority of
the buildings were coastructed in an appeoximately 25.year period between circa- 1947 and the
mid-1970s. A setwork of streets arrangod oo & grid divides the APE into a series of blocks. To
the east of the APE is the Esplanade, a retail complex. North of US Highway 101 a maxed use
development is peesently under construction. South of the raikroad's ROW the area is pamanly
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residential  The fodkming section of the report will describe the individual resources located
within the APE.

3.1 Builing Description and History
Building a1 2700 Beckaroo Avenue (Eternal Life Christian Center)

Building History

An onginal busiding permit could not be located for thas one-story commercial
building. The carliost surviving permit for this beilding was issued in Jume of 1964 for a
scwer repasr. However, the building was clearly in place by clrca-1958 as it is depicted
o0 an scnal photograph of that date. The building”s initial tenant was Venox Department
Steee, who occupiad the site from circa- 1958 until circa- 1968, Between 1969 and the
carly 1980s the building’s lessecs included a furmiture store and other retail cutdets  From
1983 @wough the present i has boon Jocation of 2 number of churches.

Building Description

This Baakding is & reductive mterpretation of postwar Modemnism (Figwre 6),
Dessgned as a single-story, tilt-up concrese building with a trass roof, its footprant is [-
shaped in configuration. The building”s concrete walls are supporied by evenly spaced
pilasters. The west elevation, which is the building's street facade, faces toward
Buckaroo Avemse. Concrete pilasters divide the elevation into segmented sectices. A
flat-roofed canopy runs almost the entire length of the street fagade. Supported by metal
beams that project from the fagade, the cantilevered cancpy is embellished with metal
flag poles. At the center of the fagade a taller, Mla1-r00fed canopy, mipporied by metal
poles, sheltors the main entrance.  Access 1o the buildeng is provided by metal and glass
doors that are flanked on either side by fixed metal frone windows. Secondary entrances
are placed at the north and south eads of the clevation. The north and south elevations of
the bmalding are lincar in configuration.

Bulldiog st 2730 Buckaroo Avenae
Bullding History

An original building permit coudd not be kacated for this ono-story comenercial
building. The building, which is depiciad 00 a circa-1956 aerial photograph of Wagon
Wheel Junction, was butlt sometime after 1956, The eacliest permit was issued i 1970
for an alteration, however, based on the building’s architectural style it was most kikely
corstructed sometime in the carly 1o mid-1960%, Over the years the building has been
occupied by a number of tenants, sscluding Cal State Construction Company (1970);
A&W Educational (1972); Red Carpet Reabty (1975) and Hydro- Aire Indastries (1932),
The buildeng’s cesrent tenant & Channel Islands Pool Supply.



Buildisg Description

This is a one-story wood frame building sheathed in stucco and capped by a
stoeply-pisched shed roof (Figure 7). The stucco walls are coobellished with vertical
boards. With its cantilevered roof and eoephasis on asymmetry the building is a reductive
example of postwar Modermism. The L-shaped entrance fagade (north elevation) is
recessed under the roof's extended caves. A set of double metal and glass doors is placed
in the recessed section of the facade. The doors are flanked on the exst by a triple fixed
pane and Jouvered window. Another window, of the same type, is set 2 the east ond of
the elevation. On the west elevation the building”s cantilevered roof is supported by
metal poles. The south elevatson is lineat in configuration. The fenestration of its
projecting clemsent is comprised of a triple fixed pane and louvered window. The east
clevation is linear in configuration with a small shed peojecting from the north end of the
clevation. The building does not appear 1o have undergone significant alierations since
ity construction.

BuiMing at 273 Buckareo Avenue (Skating Rink)
Building History

The roller rink was built im 1956 for Martin V. Smith, The srchitect/engineer for
the building was E. V. Mikles. Opening in 1956 as “Roller Gardens,” the rink was in
operation until i was closed in the late 19905 (at the time of its closure the rink was
namead the “Pacific View Skate Center”).  No sgneficant exterior alterations appeas 1o
have been made since the construction of the building in 1956, The building has been
vacant since its closure in the late 1990

BuiMing Description

With sts 1extered cinderblock facade, asymmetrically designed camopies and
planer wall surfaces, the roller rink is an example of reductive postwsr Modemnism
(Figure 8). The roller rink 1s 2 one-story wood frame and coecrete block building is
constructed on & slab foundation, and capped by 2 rolled composition roof. The building
has 2 recaangular foolprint, with projecting elements an its street fagade (cast elevation).
Its masm wing is capped by a low-pitched front gable roof. A cae-story wing rens the
length of the street fagade. Its most notable clement i an oversized patterned
cinderblock projection.  Set at an angle 10 the fagade Ihe projection serves as an
overmzad “sign™ for the roller nink.  The projection is fanked on its south by a metal
canopy that shelters the main entrance doors snd Giket counler, whose prominence is
accentuated by the roof's oversized facia. The lower is flanked on its north side by 2 one-
soey wing whose peojecting cave embellished with an oversized fascia board. Its
fenesration is comprised of meetal sliders snd a sealod doorway. The noeth snd south
clevations are lincar in configuration. Their fenestration is comprised of several metal
frame windows. The rear (west) elevation is linear in configuration with no docey or
windows. With the exception of the sealing of several doorways the building does ot
appear %o have undergone any significant alieralions since its construction,
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BuilMing at 2735 - 2739 Buckaroo Avenue (Office BuiMing)
BuiMing History

No comstruction permit could be found for this building  The first documented
permit, issued in 1970, was for minor alterations 10 the existing building. Judging by ils
roferonces to the Westarn style architoctural theme that characienizad Wagon Wheel
Junction”s eachiest phase of development (carca 1947-1960), the two-story wood frame
building wis most likely Built sometione afler 1956 25 it 15 not depiciad on a circa-1956
senal photograpd. In 1970 the bailding was leased by Homeowners Loan & Consumes
Discount. Two years later, in 1972, the building was leased by National Advertised
Products. During the period betwoen the mid-1970s and the late- 19905 the building was
rented or Jeased by a vamety of commercial businesses. During thés time the building
underaent a number of alterations, including the replacement of its ongmal fenestration
with aluminum shders (Permt issued Apnl 27, 1972). The building has been vacant for a
number of years.

Building Description

This two-story wood frame barkding is capped by a moderately pitched fromt gable
roof covered in composition shingles (Figure 9). The street fagade (cast elevation, facing
Buckaroo Avenue) has a threo-part fakse front fagade with a two-story porch supportod by
wood posts. The poech is capped by a shed roof, and its balcomy is embellishad with »
balustrade style raikmg.  The fencstration is comprised of pairs of metal sliding windows
surroundod by plank style surrounds, Doors ace cither wood pancled or Mush wood type.
On the south clevation an extenior staircase provides access 1o the seoond floor. A one-
story wing, with cinderblock walls and 3 shed roof, projects from the resr of the building
{west clevation). The false-from's beacketed commice, Two stary porch, and board-and-
haiten style siding reference desipn motifs assocsaiod with the fronter architectsre of the
Amencan West, In 1972 the onginal wood framad windows were replacod with metal
slidery.

CACTUS AVENUE
Building ot Corner of 304 Cactus Avenue and 2708 Saddle Avenue
Bwilding History

This is a ome-story concrete block building constructad i e carly to mid- 19508
for the Helms Bakery Company (the onigmal building permit was not on file & the City
of Oxnaed). In 1960 a small addition, housing & sales room and a slorage 1oom, was
constructied off of the building”s moctheast comer (Pormat ¥19971). The contractor for
this project was Fasher and Wikde. For a number of years the building was ocoupied by
the Orowheat Bakery. By 1970 a portsom of the building boused the Discount Carpet
Waechouse. In 1973 part of the building was Jeased by Scott Marine. Three years later
in 1976, 2 | 900 square foot mezzanine was inserted into the building for Hippo
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Waterbeds. A number of businesses bave occepaed the property since the mid-1970s.
The buidding is currently occupied by & famiture store.

BulMing Description

Thas 1 & one-story stuceo ¢lad concrete block building capped by a trass roof,
partially hiddes from view by 2 solid parspet (Figure 10). The south clovation, which
faces Cactas Avesvae, is one of the building s two street facades. At the cast end of the
elevation a rolling metal door protects a series of fived metal frame windows. This door
is fanked on its west by a pair of multi-light wood frame windows and 2 bay door, Al
the west end of the elevation a wood panel and glass door peovides access 10 the smtenior,
The cast elevation, which faces Saddle Avenue, is the building’s other street fagade; it is
Us-shaped in configuration with slightly projecting wings at either end of the elevation.
Fenestration is comprised of malti-pane metal windows. Doors are primasily glazed
single paned metal frame type. A wood panel bay door, placed near the nocth ead of the
clevation, provides access 1o the interior. At the north end of the elevation a small
cinderblock wing, constructed in 1960, peojects from the comer of the building,

Building at Y06 Cactus Avenune
Building History

This building was constructed in 1955 for Martin Smith, by County Contractoes, &
local contracting company (County of Vestera Permit #1340, Fobruary 23, 1955). The
1,740 squace- foot ane-story butddmg was intended 10 house a warchouse and office. A
number of temants, incloding Apache Trailer and Camping Center (late 15605 and carly
19705) have eccupeed the baakling sance i%s construction. [t is currently ocoupied by
Westex Co. Indastral X-Ray & ND.T,

Baildiag Description

This 15 a one-story concrete baalding capped by a steeply pitched shed roof
covered m rolled asphalt (Figure 11). Several design features of the building, incloding
its canted roof and glazed cleresory and plate glass windows, identify it a5 an example of
a reductive interpeetation of Second Generation Modernism. The extended eave of the
building’s sonh elevation shelters the primsary stroet fagade (facing towards Saddle
Avenue). Large plage glass windows, set into wood frames, are flanked on the east by a
glazed metal frame door. The cast clevation faces sowands Saddle Avenue. lts exterior
wall & comprised of large louvered and fixed plale glass windows, capped by a glazed
clerestory. The south end of the clevation is compnised of a stucco wall covered with a
wood grill embellished with a random patiern of wood blocks. The remaining elevations,
with thesr fixed and Jowvered windows and stucco walls, are more reductive in design
than the building”s street elevations.
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Buidding at 31) Cactes Avenue
Building History

The rear wing of this one-story wood frame bushding was constructed in 1956 for
owner, Martan Smith (County of Ventura Permit #4255). The original tenant was A
Lagerstrom who openad & store on the premises i Febraary of 1956, In 1959, County
Constroction Company built an addition 10 the building’s street fagade (County of
Ventura Permit 813911, Febouary 14, 1959). The new wing's plate glass windows,
grooved wood sidiag, and clerestory windows are a reductive interpectation of post-win
Modernism. The building is currently vacant. Its last tenant was Yam Lawn Mower
Repair.

Bullding Description

The building i= L-shaped mn configuration. Built in 1956, 15 stucco clad reas wing
15 capped by a shad roof (Figure 12). The rear wing's cast clevation has theee bays,
flanked by doors and windows (all ace covered by plywood sheets), Built in 1959, the
fromh wing faces towards Cactas Avenue. The wing is capped by a soderately-puiched
from gable roof whose overlanging eaves are supporiad by exposed deams. The walls of
the sddtion ace sheathed in grooved plywoad sheeting (like the west elevatson, this side
of the baalding may have had meulti-light metal frame windows). The street fagade was
ongeally comprised of a wall of fixed windows lanked on either side by a set of double
doors (the clevation's glazad clerestory has been coverod with plywood sheets). The
fixed windows coce wrapped aound e building s southesst comer. Later alterations
have coverad over some of these windows. The west elevation of the building is linear in
coafiguration, its plananty beoken by & series of six-light metal framed casement
windowx

Building at 31 4-320 Cactus Avenue
Building Hintory

Designed by Randell Eagineering for owner, Martin Smith, the 20,000 square-
foot warchouse and office building was coestructed in 1967 10 accommsodate a warchouse
and office, The butlding appeaes 10 have undergone no signdficant alterations since its
constrection. Tis original lessee was G. J. Aigner. Currently, the budlding is leased by
York Business Records and Storage.

Building Description

This & 3 one-stocy tilt-up Modernist style concrete building with & flat roof
(Figure 13). A cantileverad concrete parapet that runs the length of the street fagade
hides the roof"s mechanicad equipment from view. The street fagade (north clevation) is
divided o shallow bays by comerete palasters. Its walls are sheathed in stone aggregate
A set of glass and metal dooes, set 1 the cast end of the stroet fagade, fumctions as the
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bsalding's maan entrance. The other elovations are linear in configuration. Fenestration
s comprised of lowvered and malti-light metal casement windows, Two sets of hay
dooes are located on the south elevation,

Bullding at 329 Cactus Avenue

Bullding History

The original building permit was not on Gle & the City of Oxnard. The fiest
recorded permit for 329 Cactas Avenee is & centificate of ocoupancy issead on Jaouary
25, 1909 for & warehouse snd distiibetion center for Redi-Spud of America. This
suggpests that the buildang was constructed in cleea- 1969, The warchouse 5 contiguous
with a large commercial baslding that fromes cn Buckarco Avesue (see the description of
2700 Backaroo Avenee for the carly hissory of this building). Over the years the buiddang
has been ocoupied by a number of temants.  Currently, the building is vacant.

Building Description

This is a one-story flat-roofed concrete block building (Figare 14). Is west
clevation is contiguous with the cast clevation of 2700 Buckaroo Avenwe. The north end
of the south clevation is contiguous with 333 Cactus Avenwe. The stroet fagade (south
clevation) of the building has two bay doors that face onto Buckaroo Avenue. The cast
clevation has no doors or windows.

Building at 330 Cactus Avenue

BuiMing History

The flest extans permit for this peoperty is foe the installation of 3 sign for the then
senant Coast Wholesale Electric (Permit 815793, Jamsary 29, 1964). The bailding, which

o depicted on a carca- 1956 aenal photograph, was peobably built sometime botween 1950
and 1956

Building Description

This is a one-story, flat-roofod concrete block building with a rectangular
footpeint (Figure 15). A random pattern of slightly projecting concrete blocks embellish
the street Bagade (nooth elevation), a5 well as the north ead of the west elevation. At the
west end of the street fagade (north clevation) a sot of double doors, capped by a transom
wiandow, provide access 1o the imterior. The doors are flanked on the cast by two sets of
triple windows. On the west and south clevations marrow palasters divide the exterior
walls isto shallow bays. Fenestration on these two edevations is comprised of eight-hight
metal framed windoms A centrally-placed bay door is located on the south elevation.



BuiMing at 331 Cactus Avesue
BuiMing History

The building # 331 Cactus Avenee, which is not depected om a circa- 1956 aerial
photograph was probably cosstructed sometime after 1956 (the original permit was not
om file at the City of Oxnard) as paet of a large commercial baalding that fromted on
Buckaroo Avenue (see the deseription of 2700 Buckaroo Avesue foe the carly history of
this building). The first recorded permit for 331 Cactas Avenee is permat issued on
September 16, 1966 for the installation of partitioms for the United States Post Office
Department (Permdt #17191). Siace that time the building has been cocupied by a
number of temants. Currently, the buthding is vacant.

Baildiag Description

The concrete building is rectangular in coafiguration with a flat roof surmounded
by 2 solid parapet (Figure 16). Its cast elevation is contiguows with the adjoining building
at 129 Cactus Avenue and its wost elevation is contiguous with a building at 2700
Buckarco Avenue. The south elevation, which faces Cactus Avenee, fanctions as the
building”s stroct fagade. I is lincar in configuration with a contrally placed door that
provades accexs 10 the mlerior

Building a1 333 and 333 ¥ Cactus Avenwne
Building History

No onginal buskding permit could be located for thes strecture, However, an
official house number was issued for the building on October 11, 1956 for & stoce and
office buildng, suggesting that the building was constructad in 1956, Constructed by
owner, Martin V. Smith, the building howsed two Jeascholders. By 1960 the east half of
the building was occupiod by the offices of Farmers and Comemercial Bank. In 1978
Chanter Bank of London was the occupant (Chartered Bank had purchased Farmers and
Commercial Bask m 1975). The west half of the buildimg (333 ¥ Cactus Avenue) was
leased by 2 number of tenants over the years, including Rameco-Aire in the carly 1970s,

BuiMing Description

The building st 313 Cactus Avenee is & latsoofed, concrete block, stucco-clad
building divided into two units (Figure 17). The soush elevation (street fagade) is divided
into shallow bays by comcrete palasters, At the west end of the elevation a metal and
glass door, flanked by fived, metal frame windows, peovides aceess 10 the unit a1 331 %
Cactus Avenue. The door is fanked on the cast by an absminum framed bay door capped
by & reofad canopy, Amother bay dooe, flanked by an entrance door, and located at the
cast end of the clevation, provides access %0 the unit at 333 Cactus Avenue. The
remaming elevations of the building are lincar in configeration without windows or
doors.
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Bullding at 350 Cactus Avenue (currently Goodwilll Indastries)

Buliding History

Entially, the sste was used as & parking lot (Permat dated Jaswsary 30, 1964) In
19710, a tilt-slad industrial builfng, destgned by Ebbe Videriksen, A LA, was built on the
site. The buslding was constructed 10 howse the offices, warchouse, and production
facilities for G. J. Aigner Company.

Building Description

The buildng is & one-stoey concrete block structere with a flat roof (Figure 18),
Bty priemary elevation, which faces Cactus Avenue, i embellished with an ssymametrical
arrangessent of pelasters. Fenestration is compeised of plate glass windows.

UNDERPASS STREET
Bullding at 2601 Underpass Street
Buliding History

An original permil for this building is not on file at the City of Oxnard. The
oldest permit for the building was issuod in 1974 for an addition to an existing bualding
(Lessoo: Loe"s Two-Way Radso, Designer: W. M. Lyes Construction). The original wing
was probably builkt sometimo i the carly to mid 1960s. The building is depicted on a
circa-1968 acnal photograph as a two-bay structere. An addition made in 1974 added an
additional bay 1o the southeast end of the building.

Building Description

Rectangular in coafiguration, this one-story baalding has cinderblock walls
coverad i stocco, and a Nl roof (Fagure 19). Iis fenestration s comprised of metal
feaeme windows, The storefrom, which faces Underpass Street, has fixod plate glass
windows and a glarad door set in metal frames. An aagled canopy shelters the cotrance.
The entramce s flanked on the mocth by teo bays fitted with roll-ap style metal doors.

Building at 2603-2609 Underpass Road, 2615.2645 Saddie Avenue and 342.350
Winchester Avenue

Building History

The east end of the warchouse building was constructed in two phases between
1963 and 1964 In 1963 a permit was issued to Martin V. Smith for the construction of a
26,630 square-foot warchouse. Randall Engincering, the firm for several of Smith's
projects at Wagon Wheel Junction was the contractor (Permat was isssed on August 6,
1963). Loss than a year later, in April of 1964, an addition was made to the bubidsng for
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its tenant Vesoo Equipeent Company. In October of 1964, a 90-foot by 409-foot, 27,630
square-foot additon was made to the building (the architect for the addition was Jack
Harmer and the contractor was Greyhold Constrection Compamy. Owver the last 41 years
numerons modifications have been made 10 the imterior and extenor of the buildings.
These chamges inclode allerations %o the fenestration, cladding. bay doors and intenioe

Building Description

The warchouse is 2 one-story, tilt-up concrete butlding capped by a flat roof
(Figures 20 - 21). The buidding extends northwoest from Underpass Road to Winchester
Avenue (the street addresses for the west end of the building are on Winchester Avenuc).
Its north elovation functons as the building's primary elevation. | is divided o
shallow bays by concrete Block pilssters. Each of the elevatson’s units 1 comprised of
cnc or more bay doces Mankod by mults-bght metal frame windows on the fiest sad
second Ooors. The windows see comprised of & centrally placed jalousic surronmded by
fixed panes. Each unit has at least one flush panel door capped by & metal canopy Sl
provides access 1o the istersor, Most of the units have wadergone alterztions snce the
constroction of the batkling i 1963-64. These inchade the recladding of wewts in tile,
replacement of the oniginal fenestration mad doors. Several of the units have had thes
hay doors remsoved and replaced by glazed storeftons,

WAGON WHEEL ROAD

2555 Wagon Wheel Road (formerly 100 Underpass Road) (This property fronts on
Cross Street)

Bullding History

A permat was issued 80 L. R. Howard, on Jaswary 22, 1958, 10 move a 24-foot by
30-foot wood frame building onto Lot §4 of the Underpass Industrial Subdivision. Afler
being moved 10 its mew Jocation the building was set om a concrete block foundation. The
building matially housed office; since then it has housed a variety of businesses. Today it
s occupied by Alternative Action Program.

Bulling Deseription

This one-story wood frame building is set on raised concrete block foundation
and is capped by a moderately-pitched side gable roof (Figure 22). The exterior is
sheathed in a combination of horizontal clapboards and board-and- batten style siding,
Fenestration is comprised metal framed shider windows.
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Building at 2575 Wagon Wheel Road (formerly 130 Underpass Road)
Building History

No permit could be Jocated for this building (It should be noted that a permil was
issved in 1952 for a 6,000 square-foot office building s 2575 Wagon Wheel Road,
boweves, it clearly cannot be for the existing building wiich is commiderably smaller in
size) A heating penmit was sssoed foe 130 Cross Swreet on July 17, 1964, which suggests
that the Beslding was constructad in 1964 (i & likely that the building at 130 Cross Street
is foe the exasting buildiag). The bullding is currently occupéed by Akernative Action
Program. Several alterations have been made 10 the building since its construction.
These include the replacement of the original froat door and the insertion of a decorative
door surround arcund the front door.

Building Description

A one-story masonry brick buslding, located at the intersection of Cross Strect and
Wagon Wheol Road (Figare 23). B is capped by a moderately-pitched rock-covered
cross gable roof. Horizomtal wood cladding covers the cast and wost clevation's gable
ends. The north elevation, facing Cross Avenoe, fenctions as the building's street fagade.
Its fenestration is primarily comprsed of niple-laght metal frame casement windows
(these windows consist of a fived light, flankad on cither side by one-light casements).
The north elevaton, which fronts on Cross Street, functions as the bullding's street
fagade. A centrally-placed door, surroundad by 3 decorative susrouad, is flanked on
either side by metal frame windows set in moderately deep reveals. Namow beick
plantees fank the entry, A secondary eatrance is placed the bulldiag’s south clevation,
Several features of the bailding, inclodeng its modermely-pitched gable roof, its emphasis
o horizontality, snd windows set flush w the wall plane, are characteristic of the
Calsforsaa Ranch Style.

BuiMing at 2603 Wagoa Wheel Reoad
Building Hixtory

A plumbing permit, issued in 1978 is the oldest penmit on file at the City of
Oxnard for this deilding. However, the building was already in place by carca-1970, & st
15 depicted on an acrial photograph taken at that time. The imerior and extersor of the
building have undergone the following series of modifications and alerations since 1980

o  Removal of four feet of the street fagade’s parapet in 1980
o Addition of a mansasd roof in 1983
o Additson of 2 pole sign in 1983,
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Building Description

This ix a one-story cinderblock building with a rectangular footpriss (Figure 24).
A mansard roof and parapet hide the flat roof from view. The fenestratson is compnsed
of fixed and shiding metal frame windows. The main entrsace to e building is located
at the northeast comer of the building.

Building 3 2605 Wagon Wheel Road
Building History

This one-stoey building was constructed in cirea-1972. Duniag the years betwoen
1972 and 1977 the buildiag was leased by Casa de Motor Homes (1972-1975), Genes's
Mobile Homes (1975-1976), sad Royal Teasler Sales (1977-1978) In 1978 the balding
was leased by Tr-County Furniture; in 1978 by Pioacer Books and in 1983 by Beena
Roofing Services. Today it is occupesd by a cellular phone sales company,

Bullding Description

This ome-story, stacco-clad, wood framse bualding with its istersecting roof planes,
phazed street front and extended caves is an example of reductive Modernism (Figure 25),
Its roof is compnised of two itersecting shod-roofed clements. The cast elevation, which
faces Wagon Wheel Road, functions as the budlding's street fagade. The elevation is
comprised of a series of fixed windows set in wood frames. At the noath end of the
bailing an elevated sign comprised of a senes of wood posts attacked 10 the roof”s
extendod cave, supports a rectangular sign. The primary entrance to the store is located
at the northeast comer of the building.  The fenestration of the remaining elevations is
comprised of metal frame windows.

Building at 2611 Wagon Wheel Road
Building History

The carliest permit for the building at 2611 Wagon Wheel Road was a certificate
of occupancy permil for Drake Craft Boats, Inc., a marine engineering and drafting
company, issaed in Seplomber of 1968, 1t is hkely that the building was constructed in
the sxme year that the certificale of ocoupancy was issued. The extencer of the building
was drastically remodeled in the carly 19805 when it, along with the adyoining restaurant
# 2615 Wagon Wheel Road, were combined and converted into a large sighaclub and
restawrant. The revamped extenior featared metal shed roofs and stuccoed walls, Most of
the buildimg's original fenestration was removed as part of the remodeling project
Today, the building continues %o operate as 2 nightclob and restaurant,
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BuiMing Description

As remodelod in the 19808 the building is essentially rectangular in configuration.
The complex 100f 15 comprisad of gable and shed-soofed clements (Figure 26). A parapet
that runs aloog hides the main roof from view. The street fagade (east elevation) is
embellishod with a series of metal shed roofs. At the south end of the street fagade a set
of double doors provides access %0 the intenor.

2615 Wagon Wheel Road
Buildieg History

Comstructed in 1963 by Martin V. Saith, the onginal wing of this building
initially was leased 10 County Appliances. A year later, in 1964, a wing was added 10 the
building for the Carousal Restaurant. In 1969, the building was endarged and remodeled.
A more extonsive exterior remadeling ocomred in the early 1980s when 2611 Wagon
Wheel Road and 2615 Wagon Wheel Road were combimed and remodeled into a
restaursnt and nighiclub, Today, the building continues %o operate as a nightclub and
restaurant.

Building Description

A one-story concrele block bualding with a flat roof surrounded by a parapet (see
Figure 26), Im an caly 1980% in a remodieling schome, the strect fagade and noctheast
comer of the building were cappad be metal shad roofs and most of the building's
original fenestration was removed. The west (rear) and soath clevations have preserved
soene of e ongesal fenestration, which featerad nvelti-light metal windows,

Building at 2635-2619 Wagoa Wheel Road (originally 694 Wagoea Wheel Road) and
2640 Saddle Avenue

Building History

Constructed in 1955, at & cost of $15,000 dollars, the wood frame sl masony
building at 2635-2639 Wagon Whee! Road was bui®t foe L. R. Howsd, The cast end of
the building, luter remodelad 1nto & restaurant space, i peosently the headquarters for
Amenican Legion Post 48, Action Teen Counscling occupics the west end of the
building.

Buildisg Description

The cast end of thas bunlding is 2 one-story wood frame and masonry wing,
capped by a fla soof (Figures 27 - 29). The buildang's brick vemeered stroet fagade (cast
clevation) ts capped by an over-scaled comice. The main entrance at the east end of the
clevation 15 lanked on cither side by arched windows. A rectampualar window, placed in
#n arched reveal, fManks the north side of the main entrance. Another wing of the building
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extonds toward Saddleo Avenue. Like the wost end of the building, it is capped by a
moderalcly-pitched, sade gable roof The fenestration of this wing comsssts of fixed metal
frame windows, Al the west end of the wing the onginal street fagade (whose lower half
is coverad by a shed-roofed wing) is & stacco-clad stepped false front. The shed-roafed
wing, facing toward Saddle Avesue, 15 sheathed in sguare-cinder blocks laid s a gnd
patters. Ms fenestration consists of two metad frame windows flanking a centrally-placed
glass and metal door.

Building at 2705 Wagoa Whe! Road
Buildisg Histery

A gas station was erected on the site in 1953 for Shell Oul Compeayy (Permuit #
8197, Jume 4, 1957). Seven years later, in 1964 this station was replaced by a one-story,
pre-fabeicated gas station (City of Oxnard permit, #15151, May 12, 1964). Three months
later, in Awgust, a neon sign was installed (City of Oxnard permit, #15455, August 13,
1964). The building is no boager serving as gas station.

Bullding Description

This ome-story prefabricated metal building in capped by a front gable roof
(Figure 30). Its walls consist of metal panels with fixed, smagle pane, windows. The
{acade is combellashed with ficldstone vencer.

BuidMings at 2751-2755 Wagon Whed Road
BuiMing History

The existing motel complex comprises clements of Two motels, the Junction
Maotel (Ister called the Westormn Motel) and the Wagon Wheel Motel, Builk sometime
before 1945, the 16-unit Jsaction Motel was ongisally located in a triangelar-shaped
picce of land between Highway 1 and US 101, In 1948 the construction of the froeway
junction regeired the relocation of the molel slightly 1o the southwest of its original
location (at the time the motel was owned by A. E. Hanson). The relocated Junction
Motel featured duplex s separated by covered carports, When Martin V. Smith
scquired the property in 1946 be initisted construction on the Wagon Wheel Motel and
restaurant, as well a5 making sebetantial changes %0 the Junction Motel (Figure 30)
Senith used three surpes nulitary barracks from Port Hueneme Navel Baso 10 constroct
the w-shaped 45-unit Wagon Wheel Motol, Several features of the buildings' original
architectural scheme, inchading their ono-over-one wood sash windows and honzontal
wood siding were preserved by Smith. | is not clear as whether the buildings” shed roofs
were an original feature of the barracks, or represent an alteration made by Smith afier he
moved the buildings to Wagon Wheel Junction. The motel's reforences %o the westem
style theme chosen for the motelrestaurant complex were confined to the cave’s
scalloped bargeboard and the wagon wheels used 1o embellish facade. A tnangular.
shaped lawn, surroundod by a paved driveway, filled the area between the motel’s three
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wings. The lawn was surrounded by a paved drive that Enked the motel with the adjacent
rostauran! aad frootage road. In front of the motel and restaurant a sonies of plantor beds,
landscaped with succulents and cacta, delinestad the boundary between Smith's property

and the outer highway,

Between 1949 and the carly 1960s the motel complex underwent a series of
alterations and modifications that expanded both the Junction Motel and the Wagon
Wheel Motel. The first significant allerations were made in 1951 when a freestanding
twelve-unit two-stcry wing was added to the hotel. 1952 a 1 300 square-foot additson was
made o the Wagon Wheel Motel, In 1953-1954 theee wings of the Junction Motel were
moved (The relocation was necesstaed by the reconfiguration of the outer road (now
Wagon Wheel Road). The units were relocaiad 1o the adjacent Wagon Wheel Motel
aocordiag to pernaits issued in 1953 and 1954 permits for the relocation of & six-unit
moted and a five-unit spartmens baslding. A year later in 1955, permits were issued foe
the comstruction of a swimming pool, flanked oo theee sides detachad ane-story wings
were constructed at the strectside of the mangelar iwa facing Wagon Wheel Road,
Further alterations were made in 1955 when 2 freestanding building housing an esnployee
apartroent was comstructed behind the Wagon Wheel Motel. In 1962, a new lobby and
two-story manager's apartment were built off of the east elevation o £ the adjacent Wagon
Wheel Motel. Other alterations were made 1o the motel complex afier 1952; these
included the replacement of the most of the motel’s original wood sash windows with
metal frame shiders and the replacement of the some of the ceiginal wood panel doors
with new dooes, Somsctizne in the mid-to-late 19505 a large over-scaled neon wagon
wheel sign was placed just southeast of the Junction Motel. The programematic sign
depactod a gigantic wagon wheel placed on top of a tower. The sign was emblazoned
with the words “Wagon Whoel ™ In 1981 fire damage 10 the roof of one building was
repaired Twesty years laler, in 2001, part of the complex was re-roofed.

Builing Description
Junction Motel (Iater the Western Motel)

The foemer Junction Motel is compnsed of a freestanding wing and a row of five
Guplex unts and » single triplex arranped around & tnangularly shaped lawn (Figare 31).
The daplex units are wood frame buildings capped by moderatoly-pitched side gable
roofs covered in composition shingles (Figere 32). The exterior walls are sheathed in
stucco with honzoatal wood siding o the lower third of the primary clevation (wost
clevation) (Figure 33). Fenestration is comperised of metal frame sliders. Panel doors
placed at cither end of the prisnary elevation provide acoess 1o the wmits. A shed roof
suppociad by sagular drackets shelter the doors. Raised brack planter beds flank the
doceways. The triplex, which is localed al the north end of the row of units, is
cembellishad with a brick firoplace. Another cae-story motel wing is located northwest of
the freestanding duplexes (see Figure 31). [t is a one-story wood frame building capped
by moderalely-pitchad sde gable roofs covered in composation shingles (Figures 34 -
35). The west clevation functions as the builMing’s primary fagade. Its fenestration is
compeisad of metal frame sliders that flank panel doors that provide access 10 the

P Mo Rise Asse iand 15
Hasorw Fasossces Rapeant

The Wikage ot Orunand

Sepannber M. 2



indvvidual units. Small gableroofed roofs, supported by sagled braces shelter cach of the
doors. Originally these units were comprised of small units flanked by coverad carpoets.
Sometizoe in the mid-1950s 1o carly 1960y the carpoets were enclosed 1o form additional
living space. [t is likely that thas was the same time that the motel’s ongmal horizontal
siding was coverad with stecco, the original wood sash windows were replaced with
metal sliders, and the small porches were altered. A large pole sign, placed om a brick
plinth, is located oa the triangular lawn near the entrance on Wagoa Wheel Road (Figure
36).

Wagon Wheel Motel

The Wagon Wheel Motel is comprised of eight freestanding budldings, a pool, and
a Jobby (anmached 10 the adjacent Wagon Wheel Restaurant) (soe Figure 31). The main
motel complex is compeised of a two concentric riags of u-shaped detached or semi-
detached wings that face toward Wagon Wheel Junction. The motel, with the exception
of a two-story wing al the northeast corner of the complex, and a second floor manager's
apartment located behind the restaurant, is one-story in height,

An inner ring of three detached wood frame buildings surrounds the motel's pool
(Figure 37 and soe Figure 31). Their exterior walls ace sheathed in board-and-batien style
siding set on a brick vencorod plinth (Figures 38 - 39). Chimmeys embellish several of
the clevations. Moderately-pitched side or fromt gable roofs cap each of the banldings
(Figere 40). Exposed rafters support the roofs’ extended caves (Figure 41 - 42),
Fenestration is comprised of metal frame shiders set flush with the wall plane. A concrete
deck surrounds the pool (Figwre 43). Several existing clements of these S buildings,
inchading most of the doors and the metal frame windows, maost likely, repeesent post-
1955 alterstions 1o the baaldings.

The cuter ring is comprised of five detachod or seni-detached wings housing
guestrocans and a lobby wing. A two-story rectangulas canderblock and wood frame
building built s 1952 forms the exst end of the outer ring of butldings (Figere 44 and see
Figure 31), It s coverad by a kow-pitched gable roof clad in composition shingles. The
roof is cappad by two square veats cappad by diminutive pyramidal roofs and 2 neoa sign
spelling “Motel” (Figere 45), At the comer of the wing a porte-cochere extends theough
e bealding 10 2 rear parking area (Figure 46). The farst flooe of the bailding is exposad
concrete block sad the second floor is sheathod in 3 combunation of horizontal wood
siding and stucco. A cantilevered second floor poech runs the dength of the north and
south clevations” second floor (sec Figures 44 and 45). An x-style raibag runs the lengs
of bath porches. The stroct fagade’s poech is flanked on the cast by & slight projection
cappod by a front gable roof. It most notable feature is & brick chimney that extends
above the cave line (see Figure 45), The fenestration i primsarily compresed of myalti-
light metal casements. On the north and south clevations the windows are flasked by
panel doors that provide access to e individeal unite. An open staircase placed at the
west end of elevation provides access 10 the socond flocr, The building's western style
embellishments are redegated 10 & scaliopad barge board placed & the base of the secoe!
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floor. The cast and west elevations are lincar = configuration with multi-light metal
frame windows (Figare 47),

A one-story, wood franse wing, cappad by » shed roof, projects from the rear
(south) clevation of the two-story wing (bl in 1947-194%) (sce Figure 31). The
building is clad = horizoatal wood siding (Figure 45). The extendad eave of the primary
fagade (west elevation) 1 supported by wood posts and forms the wing's porch, s
scalloped bargeboard is one of the building's fow decorative embellishments. The wing's
fenestration is compeised of metal sladors that flank panel dooes providing sccess to the
individual units. A smaller detached one-story wing forms the south end of the u-shaped
wing (built in 1947.194%). Irs design mimics that of the adjacent wing (Figure 49). The
smaller wing is fanked on its northrwest by a long oee-stoey wing that also mimics the
design of the other two wings (Figure 50). At its soeth end the wing is linked by to the
restaurantlobby building by a two-story porte-cochere (Figure 51). Built in 1962, the
porte-cochere™s second floor houses the manager's spartment. Capped by a pyramidal
roof covered in wood shingles, the apartment’s extenior is sheathed in board-and-batten
style siding (Figure 52). Fonestration s comprised of metad sliders set Mush with the wall
plans. A sall freestanding building 1s placed behind the e-shaped wing. This wood
frame buildisg with metal frame windows was built sometiens betweoen mid-1950s or
carly 1960% (it is possable that thas baalding was redocated in 1953-1954 10 its current
Jocation from the adjacont Junction Motel).

Wagon Wheel Restaurant and Motel Lobby

The restaurant & a v-shaped, one-story wood frame building wood with 2 small
second floor wing at its east end (see Figure 31). 1t is capped by a complex side gable
roof covered in wood shingles. Shad roof wings projecting off of the rear elevation. lis
original wing was constructed in 1947-19%48 The north elevation forms the restaurant's
stroet clevation (Figures 53 - 54). (25 shed-roof is embellished with dovecote style vents
capped by diminutive pyrasodal st gable roofs. Part of the roof is obscured by air

toning vents. At the east end of the clevation a small fower, capped by a pyramidal
roof, projects above the ridgeline (the tower houses the manager's apartment). A shed-
roofed projection with fixed glazing, runs aloag part of the edevation (this was originally
an open porch supported by wood posts; in carca- 1962 it was transformed o interior
space) (Figure 55). The former porch is flanked on its nocthwest side by a used-brick
fireplace built in the carly 1960s. The fireplace, which is embeilished with a neon sign
that reads “Breakfast, Lunch, Dinner,™ is flanked on its nocth side by shed-roofed wing
capped by an extended cave (see Figure 54). Supported by wood posts the extended cave
forms a shallow porch that shelters 2 secondary entrance to the restaurant

The north elevation's eave line is conbellished with a scalloped bargeboard. The
cast ond of the coclosed poech is flanked by another brick chimney. The chimoey
flanked by 2 canvas awning that sheliers the main entrance to the restaarsnt, At the east
end of the clevation 2 wing capped by a fromt gable roof peojects from the main block of
the restaurant. s most notable edement is its angled gable roof and large plate glass
windows and clerestory (see Figures 53 - 54). The large windows are flankod oo their
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cast by a glazed dooe that provides access 10 the motel lobby (Figure 56) The windows
are flanked on their cast side by a comer fireplace made of wsed brick Al its south ond
the office wing is hinked to the adjoining wing by a porte-cochere cappoad by a second
floor. [ts fenestration is comprised of metal shiders. The primary elevasson (north
clevation) is embellished with several decorative embellishments including wagon
wheels, scalloped barge boards, horse shoes, and bramding irons.

Clad in bosrd-and-batten style siding, the south, west, and exst clevations of the
restavrast are more utilitanan in design. The west elevation, with s wood frame
windows, scalioped barge board, beick planter and porch i the ot elaborate of the
building”s secondary elevations (Figure 7). The south and cast elevations e peimasily
clad in board and batten stybe siding. Fenestration is confined to a number of small metal
frame windows. Al the west end of the south elevation (rear of the building), & concrete
ramp leads 1o a panel door that provides access %o the restaurant’s kitchen (Figure £5).

Signage at Wagoa Wheel Motel Restavrant Complex (including former Junction
Motel)

Several moon signs are places on or near the restaurant. They include the following:

e A large pole sign placed adjacent to the north elevation. Supporiad by three metal
poles the sign is embellishod with depictions of a buckbosrd and team of horses
capped by the words “Wagon Wheel Restaurant™ in Westem styde script (this sign
was installed in circa-1955) (Figure $9).

¢ A small vacancy'no vacancy sign placed on 2 wood pole capped by a metal
laxzern 5 located near the nordheast comer of the restaurant.

¢ A moon sign spelling out "Restaurant™ in Westemn style script caps e enclosal
porch (see Figare S4).

e A small moon sign with the woeds “Breakfast, Lunch, Dinner,” is placed on the
exterin of the fireplace at the wost end of the restaurant's north edevation (see
Figure 54),

¢ A wood sign esnbellished with the words “Wagos Wheel" is placad ot the cast
complex (at the location of the fonmer Junction Motel) (see Figure 34),

o A metal and noon sign spelling “Motol™ is located on the roof of the maotel’s two-
story wing (see Figure 46).

Bullding 2t 2765 Wagon Wheel Road (E1 Ranchire Restaurant)
Building History

A site map of Wagon Wheel published im 1949 depicts a garage at the location of
the restaurant (Cook, 1949: 13) (see Figare XX). Like several other baildings
constructed at Wagon Wheel Janction in the immediate post-World War 1l period, the
garage appears %o bave been a serplus World War 11 military bailding that was moved
onto the property by Martin V. Smith. In 1952, a few years after its construction, the
gacage was remodeled 10 sorve as a restaarant samed “E! Ranchito” (City of Oxnard
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Permit Fule for 2765 Wagon Wheel Junction). Like the adsacent Wagon Wheel
Restaurant, the buiddng had a Western themad exterior, with board-and-batten siding and
shinglad roofs, and “wsed” beick vemeer. Other cmnbellishments includad e use of
wagon wheels (somne transformed into window frames) and beanding irons that furthered
the building”s western theme. Smith operated the restaurant until 1953, in that year he
leased both the EV Ranchito and Wagon Wheel restanrasts to Ralph Smith and Wilkam
Long. Over the yoars he restasrant underwent a number of modifications, incleding
additions 1o the exst, west, snd south elevations. Under various names, including most
recently, Haclenda del Ovro, the restaurant operatod entil its closure in 2003,

BulMing Description

This one-story wood frame and cinderblock building bas an keregular foogprine
(moe Figure 3a). A complex roof, made up of a nmenber of shed roof elemsents, caps the
balding. Its exterior is covered im a vaniety of cladding types incloding clapboard, board-
and-batten, and brick veneer. Window types include fixed wood and metal frame
wndows. The north side of the building, which faces towards Wagon Wheel Road
functions as the restaurast's primary clovation. Thas elovation is L-shaped in
configuration with 2 273 length recessed porch, supported by wood posts, runming along
the cast end of the fagade’s peojecting wing (Figure 59). A shed roof, covered in o
shaped temra cotta tiles, runs the length of the fagade. A wot of rocossed double doors, set
o the cast end of the clevation, s the main entrance 10 the rostaurant. The doors were
flanked by two pairs of oversized windows covered with decorative wood grills. The
west end of the elevation is clad in brck veneer, board-and-batten style siding and
honzontal clapboand. Its fenestration is comprased of two windows covered in decorative
wood grills At the west end of elevation a brick firgplace prajects above the caveline.
At the cast end of the elevation a recessed wing, clad in board-and-batien style siding,
projects from the buildisg. The wing is sheltered by a tile-clad shed roof, capped with a
parapet. A brick planter runs the leagth of the wing. The wing's fencatration is
compeised of a siagle window covered by a decorative wood grill. The romaining
clevations are utiltanian in design and lack the western style enbellishanents of the street
facade (Figures 60 - 61).

Bullding »t 2501 Wages Wheel Road (Wages Wheel Bowling Alley)
Balldiag History

A permit to basld 2 32-lane bowling alley was issued on May 22, 1953, Designed
by the Beverly Hills architect, A, Frochlich, the building, with its planer walls surfaces,
over-scaled wing wall and plate glass windows is a0 example of the type of reductive
Modernism that enjoyed great popalarily between circa- 1950 and 1965, Known as
Hoberg's after its propriescs, B4 Hoberg, the bowling alley incladed a restaurant asd
banquet room. The buibdung has continued 1o operate as a bowling alley since its
comstruction in 1953
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Building Description

The bowding alley 15 & one-story concrete block building with a rectanguelar
footprint (soe Figsre 3a). The buskfing is comprised of the folowing four clements: 1) A
one-story wing. cappod by a shed roof, that formss the street elevation; 2) A rectangular
wing capped by an srched truss roof that forms the east elevation (this element of the
building bouses the bowling lanes), 3). A fls-coofed wing that forms the west clevation;
and 4) A small shed-roofed wing that runs along the cast end of the south clevation.
Single and multi-light metal frame windows are the dominant window types, Functicnal
and utitarian in dosign, the building is s example of the type of indetrial commercial
buildings beailt in grest numbers in the period between circa-1950 and the mid- 1960
The street fagade (moeth clevation), &y well & the nonh end of the east elevation, with
their plate glass windows, brick veneer, and planer walls employ minimal references to
the postwae Modernist style (Figures 62 - 63). The secoadary elevations, with ther flat,
planar walls, are broken only by several doors and a senies of single and multi-light metal
frame windows. A neon pole sign in the shape of a bowling pin and ball is located at the
west end of the parking bt figure 64). Over the last 52 years, the bualding has underpone
a mamber of alterations and modifications. The most significant of these were the
following:

e  Removal of @ onginal pole sigs and its replacement with the curvest sign (In
1980 the replacement sign was lowerad 20 feet),

e The interior underwent unspecified alterations after a fire in 1976

¢ The wing wall was modifiad and 3ty neon signage was removed (date unkmown).

e The street fagade was modified when a “false front” was added to the shed roof
(sometione aftor circa- 1960)

2521 Wagon Wheel Road

Building History

This ono-story Type HI prefabricalod building was erected in 1966 for Martin V.
Smith (City of Oxnard permit #1719, Augest 16, 1966) The building served as the
office for an auto agency. A year later in 1967 a Type [V wing was added %o the building
(City of Oxnard permit, August 23, 1967). Since that type the building has undergone a
oumber of manor alierations 10 its interior.

BulMing Description

This is one-story prefabricatod metal building capped by a front gable roofl ks
strect fagade (north elevation) is comprised of large fixed windows (see figure 63). The
extersor walls are a combination of fixed glazing and metal siding.
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2851 Wagon Wheel
Site History

Opened as the Western Trailer Park, the traider park bailt by J & R Construction
Compamy in 1953, The onigimal park also encompassed a small building, located ca the
street fromtage on Wagon Wheel Road. This building housed an office grocery store. It
was ongially comprised of a rectangelar parced fhat opened onto Wagon Wheel Road,
and a small wood framee building alcag the Wagon Wheel Road Street frontage,
Sometime in the carly 19605 the park was expanded (o encompass a parced Jocated at the
intersection of Buckarco Avenue and Winchester Avenue. After its enlargement the park
comtained 169 stalls.

Site Description

The L-shaped trailer park is doveloped with 169 stallls. Most of the trailers are
single-wide models sot on narrow lots. A small wood frame baalding sheathed in stucco
and capped by a gable roof is located on the Wagon Wheel Road side of the park. Theee
srmal! building housing lssndry faciltics and restroom are aleo located on the property.

WINCHESTER AVENUE
Bullding at 300 Wiachester Avenue
Building History

No building penait could be located for this building. The first recoedad permit
was in 1965 for o noniflaminated sign for e then tenant, Farmers Irsurance. 1t is most
likely that the office building was constructed m circa- 1965 for Farmers lnserance. By
1973 the bailding was being leased by Davis L. Nichols and Alfred R Yarrow for
"Rentals-A-Plenty.” Since that time the building has been occupiad by a nember of
comeercial and reta] businesses. Today i is leased by Debras Allernative Images.

Beilding Description

The building is an example of the type of reductive modemist that characterizod
much of the speculative development in post-Woeld War Il period. It & 2 one-story woed
frame building sheathed in a combination of plywood siding and stucco, with &
moderately pitched front gable roof coverad in composition shisgles (Figure 65). The
roof’s extended caves are supporied by exposed rafter tails. At the nonhwest cormer of
the building a vertical arrangement of metal frame windows peovides light 10 the intenicr,
The remaining is comprised of alumsinesn frame sliders on the south and east clevations
and metal casements and fixed pane windows oa the south and cast elevations.
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Bullding at 301367 Winchester Avenue and 2640 and 2644 Buckaros Avenue
Building History

Ths coe-story comcrete building was constructed as a warchouse in 1956, The
primary tesant of the new building was the 7-Up Company. Other tenants inchuded
Woestern Sheet Metal and Lagerstrom Electrical. Subsequent tenamss inchuded Farmer
Brothers Coffoo-Restaurant Service and Workxite Uniforma.

Building Description

Built 25 2 mult-tenast indestrial building and warchouse this &5 a one-story
concrete bealding with a rectangular footprint (see Figore 3a). The north and south
elevations are divaded into shallow bays by concrete pilasters (Figures 66 - 67). Bay
doors, coverad by rolling metal doors, provide access 10 the ingeniar. The dooes are
flanked by flush panel doors, capped by shed-roofed metal canopies. A solid parapet
cappod by a wood facka board hides the Mt roof from view. On the south elevation a
decorative metal canopy, placed west of the clevation's comer point, sheliers an entrance
%o the one of the building’s units. The dlevation that fromts onto Buckarco Avenue is
more complex than the other sides of the builfeg, M 1y comprisod of a recessed entry
capped by a canted metal canopy supportad by square piers (Figure 63). A number of
alterations were made 10 the buslding after its constraction; these mcluded an addition
completed in 1964 (the addition appears 10 have been made 10 the west end of the
buslding) and alterations 10 the doors and fenestration,

Building at 310 Winchester Avesue
BuiMing History

A ooe-story pro-fabricated building was i place by 1966 (A permuil was issued
for an addition 1o the building in 1966 (Permit #16649). In 1976 de building was
condemned sad subsequently demolished. The building was subsequently replaced by
the exusting mmodular building.

BuiMing Description

The Busling is 3 smgle-wide strecture clad i corrugated metal ssding (Figure
69). Windows are abuminum frame sliders. Doors are primarily panclod metal types.
The ssructere’s low-pitched gable roof has extended caves, supported by exposed rafters.
An additson, sheathad in board-and-batten style sidieag, is bocated on the structure's
northeast clovation
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Building a1 334 Winchester Avenwne

Buildiag History

The original wing of the building was built in circa- 1957 (a house number was
isnad for the lot in 1957, prosumably the year that the building was constracted). A rear
wing, housing a wash house, was addod %o the building in 1958, Subsequent alterations
inclade constructon of a shed-roofed addition off of the rear clevation (south elevation)
and the partial enclosure of the anigisal bay door on the street fagade (north elevation)
(while 2 number of permits are present in the street file, there e no pormits specifically
referring 10 these alterations). In 1997 a 1,000 gallon eadergrotnd ssorape tank was
installed The first tenant of the building was a trailer repair shop. Over the years tenants
have included an ice cremm maker and a metal finishing shop.

Baildiag Description

A one-story cinderblock and wood frame building partially sheathed i stocco and
capped by 2 shed roof. The main wing of the bealding i wood framne with stecco
sheathing. Its fenestration is double-bumg wood sash. The rear wing is concrete block
with multi-light esetal frame windows. On the street fagade (north elevation) the
clevation s capped by = solid parapet. Tts centrally placed entrance is flanked on the cast
by two bays with tilt-up wood dooes and on the west by a freight bay (Figure 70).

Building a1 338 Winchester Aveaue
Bullding History

An original baalding permit for 338 Winchester Aveseae is not on file 3t the City
of Oxnaed. The carliest permit, for rewinng, dates to 1963, The bulding, wiach is not
degactod on a circa- 1956 acrial photograph of Wagon Wheel Junction, was most likely
built o¢ moved onlo the property sometime between 1956 and 1960, 1t is possible, that
e balding, like several others &t Wagon Wheel Junction, was a surplus eslitary
building that was moved onto the property by Martin V. Smith. The buildsag originally
functionod as the maintenance and machine shop for Smith's peoperties. Since that time
# has been cccupied by a vanety of businesses, incladieg & photography shop (Pete
Winkel, photographer) and prinder (Thnifty Printing). Presently, the building is used as
peot kennel

Building Description

Thas baalding is a one-stary, stucco-sheathed, wood frame building (Figure 71, Its
slightly pitchod shed roof is covered in rolled composition roolieg. A parapet runs the
kength of the north, south, and east elevations. Femestration is comprised primaily of
wood sash windows. While the building is primanily wilitarsan in design, several features
of the building, including its parapet and canopy, reference post-World War 11 Modernist
themes. Fencstralion on the street fagade (nonh elevation) i comprised of wo one-over-
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one wood sash, flankod on the west by & smaller sash window. A wood canopy extends
along moat of the moeth and cast clevations. The pramary entrance is provided by & flush
panel door bocated on the east elevation, To the south of the door is & metal canopy,
sepponied by poles. The south and west elevations have no doors or windows. Like
other buildings on the property, the bailding was most likely a war ssaplus structere
moved onto the property afler World War 11

The cast clevation (stroet fagade) faces toward Winchester Avenue. A centrally-
placed metal-roofed canopy, supporiad by wood posts, sheliers a flush panei froat door.
The from doce Is flanked by a wood frame window and a bay covered by a roll-up metal
dooe. One of the elevation's window openings has been scaled. The north elevation is
linear im configuratson. Its fenestration is compeisad of a pair of one-over-one wood sash
windows and a smaller one-over-two wood sash window. The west elevation s lincar in

ion and has neither windows nor doors. The south elevation is lincar in
configuration and has neither windows nor doors, The building has undergone the
following modifications and alterations since it was built or moved onlo property in
circa- 1958:

o A wmdow or dooe on the cast clevanion wias removed and sealed over with
SDECCO,

o  Addition of a bay to the building's east elevation (sebsequently roplaced with

a door).

A bay door o the south elevation was sealed.

A motal canopy support by wood posts was addad 10 the east clevation

Addition of a meetal canopy 1o the cast elevation.

Addition of a wood canopy 10 the cast and noeth elevations,

Building at 342-350 Winchester Avenwe (also see 2605-2609 Underpass Road and
I611-2641 Saddie

A permit was granted in 1962 for the construction of 90-foot by 175 square-foot
concrete-walled warchouse. The twenty-foot tall building cocompassed 26,000 square-
feet of spaced divided into separate units. The contractor for the bailding was Randell
Engmeering Company. For many years a large part of the baalding was leasod by the
Jordanos Company. Other lessees included Westomn Tile Company and the mantenance
headguarters for Martin V. Smath and Associates.

Building Description

The bualding is one section of a concrelo warchouse building that extends from
e intersection of Buckarco and Winchester Avenues cast 1o Underpass Road (see Figure
Ja). The concrete-walled building has a rectangular footpeint. #ts street fagade (north
clevation) is divided into bays by shallow bustresses (Figures 72 - 73). Bay doors,
covered by roll.up doors are flanked by flush panel metal doors and multi-light metal
windows (Figare 74). The second flooe fenestration is also compnised of multi-light
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metal windows, The west clevation is divided into four bays by pelasters. A large bay
covered by a metal tanbour dooe is placed near the south end of the elevation (Figure
75). The rear elevation is divided into shallow bays by pilasters. Since the bailding's
construction in 1963 the facades of the mdividual units have undergone significant
alverations including the followmg

Removal of several of the onginal bay doors.
Alterstions 10 the ceiginal fenestration

Re-cladding the streot facades of several units m tile.

Addition of dooes and windows 10 the street facades of several units.

4.0 HISTORICAL CONTEXT
4.1 History of Oxnard and Wagon Wheel Junction (1769 - 1945)

The first chronicles to describe the San Gabriel Valley, including the area that would
bocome Wagon Wheel Junction, were accounts written by members of the Gaspar de Portala
expedition as it traveled along the California Coast in 1769, Diaries by expedition members
noted that the area was populated by the Chumash, a Native Amencan group that inhabaled the
coastal aod inland area betwoen prosent-day Malsbu and San Luis Obispo County, Tharteen
years afler the Portola expedition, the Spanish established Mission San Buenaventura, near the
mowth of the Ventura River 10 Chinstisnize the Chumash. Over the succeoding decades the
indigenoos setliements were gradually sbandoned and heir occepants drawn ino the missson
sysiern. Spanish control of Califorssa passod 10 Mexico i 1522 Within twelve years of
independence Mexico bad secularizod the Franciscan-run misssons, ncluding Mission San
Buenaventura,

The Mexican povernment soon began granting ex-mission lands, as well as other tracts 1o
Mexscan citizens in Califormia, One of these grams, the 448, 000-acre Rancho £l Rio de Santo
Clara y La Colonia, was granted, in 1837, %0 Valentine Cota, Leonadro Goszales, Rafac!
Gonealez, Salvador Valenaucls, Jose Mana Valeszuela, Vincente Pico, Rafacl Valdez, and
Vincente Feliz, with the intention that the gramtecs establish & settlensent on the lower reaches of
e Santa Clars River (the ranch later becase known s La Colonia), Oaly cae of the eight
grantees, Rafael Gonzales, settied the land grant that encompassed the funsre Jocation of Wagon
Wheel Junction (Mauthandt 1999: 36). Beyoad the constructson of an adobe house Gonzales
made few improvements 10 his reacho, which was used primanily for stock raising, s 1548,
twelve, years afier the creation of the La Colowia raacho, Califomia passed 10 the Usated States
as & result of the Mexican-American War. The rancho remained intact until 1864 when an
approxiesately 32,000 scre portson of 1t was sold 1o Thomas Scott. Scott, who intesdod o
cstablish an ol sndustry in Ventura County, promptly sold scene of hos landboldings 10 newly-
acnived (srmers and ranchers, mamy of whom had recently immigrated from Ireland and
Germany. Amoag these was Christian Borchard, a German, who soom began (o purchase land in
Ventura County, shortly after his amival, in 1867, Sebsequently, Borchard purchased land that
would include the area later developad as Wagon Wheel Junction. By the carly twenticth
century a shughterthouse, owned by the Hobson Brothers, was locatad = or neawr Borchand's
farmland (1 should be nolad that there 13 mo clear evidence that the slasghterhouse was Jocated
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on the Borchard property, which rensained in the family until the 19404) (Oxnard Press Courler,
November &, 1965, Azz, 2004: 12).

In the succeeding decades the agricultural industry grew in importance, particulasly after
the construction, in 1897, of one of the country's largest sugar beet factonies by a consoctium,
headad by the Oxnard Brothers. A town, located southeast of the peojoct area, and mamed in
honoe of the brothers, wis foundad shortly after. Development of the city of Oxnard increased
rapidly when the Southern Pacific Railroad's coastal line was re-directed, in the early 1900y, 1o
rem through the city. Purther cut of town the sew line crossed the Santa Clars River vis a steel
and concrete rail bridge located just southrwest of the project area (the ralroad nght-of-way
defines the south bosndary of the progect area). However, the project area, which was located i
& flood plain several miles west of Oxmard, contimued %o remain commercially undeveloped until
the 1940y

By the 19204, e road linking western Ventura Counly with Los Angeles had been paved
aod a mew two-lase bridge spanning the Santa Clara River bad beon bailt for the use of
matomnobiles. I Juse of 1929 2 two-lane roadway linking Santa Monica %0 Oxnard was
completod (The acquisition of 2 right-of-way theough Malibu required a 1 7-year logal battle with
the Rundge family who owned much of the Malibu cosstline Sgough their acquisition of a
portion of an odd Mexican land grant). Named the Roosevelt Highway, (VEN-60-B) (later
changed 1o Pacific Coast Highway), the road formeed a junction near the east bank of the Santa
Clara River (later named Wagon Wheel Junetion).  The construction of the bradge,
improvements to the highway, and the proximity of 2 junction linking two of the county’s most
important roads, made the Wagon Whee! Junction an attractive location for roadside services.
By the mid- 159405 a few roadside busimesses, incloding, a service station, café, and small motel,
were located at the crossroads of the tao highways. The hastelry, known as the Junction Motel,
was sited along the triangular-shaped area created by the imersection of the two Righways (Cook
1949: 14). Much of the ressdual acreage, however, remained in the possession of the Borchard
famaly, who continued %o the farm their land. Ia the immediate years following the end of World
War [ expansion in the arca begam to increase, mvach of drives by an incecasingly mobile
popol&mmdeup-hmmwtbehnghmysm These developanents provided

Be impetus for Martin V. Smﬂuabcdhmmwbuymofmcm
farmland, tramsforming it inlo & enclave of commercial sad industnal buildngs.

4.2 Martin V. “Bad™ Smith and the Development of Wagoa Wheel Junction (1945-1966)

Martin V. Smith was born i Sioux Falls, South Dakota on October 15, 1916, Has father,
peosadent of Sioux Falls National Bank, moved his family to California in 1919 when Smith was
Groe. In 1925 the family relocated to Beverly Hills where they continued to peosper until 1929
when the death of Smath's father, along with the stock market crasd, rodecod their circumstances
(Triem, 1999: 5). At tho age of 13 Smith began to embark om a series of jobs, including
delivering papers and several years later, after dropping out of high school, the ropairing of
yekeboxes (Triem 1999 5). Smith acquired his (st property in 1941, at the age of 25, when the
owner of a small Bamburger stand on Oxnard Boulevaed (then pant of State Route 101) tumed
over his business $o Smith when he could not pay ham foe a jukebox Smith bhad repaired ( The
Sar, November 20, 2001, np.). At first, Smith struggled 1o make a go of the eatery, but it soon
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began to flounsh following the opening of the base at Port Huememe, in 1942 In that same year
Smith mamied Martha Beckstrom, an aspiring actress in Hollywood.  Shortly after Smith
enlisted in the Army Asr Corps where he servad in the Pacific as a bombing reconmaissance

until the war ended in 15, During his time in the service the restaurant was run
by his wife, siaster, and mother (Trem 1999 5).

After retuming o civilian life Saxith concentrated on the expansson of his Oxnard
restaurant (now renamed the Colomaal House) and the purchasing of additiomal real estate
holdings m Ventura County. One of his first acquisitions, in 1946, was 50 acres of farmland
asogquared from the Borchard family in the arca that would be Jater known as Wagon Wheel
Junction. In that same year, Smsaith, working with Fred Humpleey, the subsogquent lesseo-
operator of what would Later be the Wagon Wheel Motel, began constroction on & 45-unil
western themead motel and restaurant. Both moted and restasesnt were remodeled from surplas
barrack buildngs purchased by Ssuith from the nearby navel base at Port Hueneme. As
developed by Smith the motel formed an sregular u-shapad complex of three detachad voe-story
buildings, flanked on the left by a restaurant. The anginal building permit foe the restauran does
not list an archisect; however, Roy Beatty, a set designer from Hollywood, may have had a role
i its design and possibly, the motel, as well (Azizi 2004: 11). While the purported discovery of
branding iroms on the property possibly proveded mspiration for the molel/restaurant’s western
themed architecture, it is more likely that Smith chose this motif bocause of the hissoric
relationship of farmang and ranching 10 Ventura County, as well as the “Wild West's iconic
status in American celture, particularly between the late 19405 and the late 19505

Like a samnber of roadside busiznesses, built between 1945 and circa: 1960, Smith's
development was desagned sound a western architectural theme whiach conflated elements of the
popular Califormsa Ranch ressdential style with motifs that evoked the Old West of the saneteenth
contery. “Wild West™ attractions were espocially popular in California dunng this penod, which
saw the western, m both radio and motion pictures, reach its height of popalanity (Within a fow
yeazs westerns would slso dominate the emerging media of tekevision broadcasting). Porhaps the
mast venerable of these western themed attractions was Knolts Berry Farm, which opened a ro-
created “ghost town” in 1940, Subsequently, s expanded Knotts Berry Farm would go on %o
becomse the genesss for Southern California’s frst theme park (Phoonix 2001: $1.63). Other
regional western-themed parks included Comiganville, i Simi Valley and the desert tomn of
Calico. Openad by western film star Ray “Crash™ Coerigan, in 1937, Comiganville included a
westomn stylie back Jot used initially for filmang and than, in 1949, as a theme attraction for the
public (Triem 1990: 124). Buildings fashioned arossd westorn motifs also peoved popular foe
restaurants, inchading Kover's Bull, in Shorman Oskx, Silver Saddle, in Downey, and Jack's Bull
Pa, in Lageea Beach (Phoenix 2001: 53-55)  Like other western themod buildings of the time,
Seith's Wagon Wheel development employed exaggerated archatectural motifs that drew
wmapiraton from, rather than attempling %o re-create the suthentic regional vernacular architocture
of the late nincteenth century (the development also included a driving range and nursery
(neither were designoed with a western theme)

Shortly afler the completion of Smith's motel the state began work on the first phase of 2
komg-range progect 1o transform State Route 101 (SR 101) and the Pacific Coast Highway mto
freeways. The construction in the postwar period of an expanded 101 Freeway in Ventura was
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part of an extensive program of road smprovements undertaken by the State of Califomia.
Freeways were a relatively new transportation concept intesdod to funnel traffic away from
surface strects and roads into a network of restricted access hoeoughfares that could efficiently
move traffic without the shoa-<dmus caused by stoplights snd cross traffic. Freeways made it
casier for the type of suburban expanson that characterized post- World War [ development in
California and were & entical factor in the postwar economic boom (it should be noted that the
sae’s freoway system were part of larger federal initiative 1o expand and modermize the
interstate highway system). As built by the state, in 1949, the Wagoa Wheel segment of SR 101
was comprised of a divided highway, flanked on cither sde by an undivided froatage road, or
outer highway. The outer highway, which had bamited entrance to the freeway, provided access
1o businesses that bordered the frooway. The praject regered the partial acquisition of 13
peoperties and 21 leascholds (California Highways and Public Works, July-August, 1949;14).
Comstruction of the freeway also required the relocation of six wnits of the Junction Motel {then
owned by Martin Hansen who had purchased the peoperty in 1946, it was later sold %o Smith, in
1949) and the Altermate Inn Café, ownad by C. A. Markel. Road improvements began in March
of 1948 and were completod seven months ke, in September. The project was considered such
a success thal it was the subject of an anticle @ California Mighways and Public Works, the
jourmal of the Californis Department of Roads. The article included a lester from Sanith
discessing the posilive impact of the new freeway on the success of his Wagon Wheel Junction
development (Califormizs Highways and Pubdlic Works July-Avgust, 1949:15),

Shortly after the completion of the freeway expansion Senith undertook 3 $60,000
wgeovement 10 the restaurant, including adding more western styled embellishments (the
Wagon Wheel Motel and the nearby Junction Motel used a more raluctive imterpretation of the
wemern motif). A 1949 photograph of the complex depicts the improvements 1o Sesith’s
property, inchadag the 46.unit Wagon Wheel Motel, the | 8-urat Junction Motel, the Wagon
Wheel Restaurant, the Wagoa Wheel Nursery, and Gay's Golf Driving Range (California
Highways and Pablic Works July-August, 1969:15-16). Al that time the restaurant was a v-
shapad building capped by a hipped roof covered in wood shingles. The moted and restaurant
were $oom a success and Smith embarked on a series of additional improvements 1o the complex,
incloding the enlargement of the Wagon Wheel Motel and the Wagon Wheel Restaurant, as well
21 the remodeling of a garage into what subsequently would be ET Ranchiro Restaurant. In 1953,
Seaith leased both the Wagon Wheel and £! Ranchito Restaurants to Ralph Seeath (no relation)
and Cokeel William Lomg (Oxnard Press Courier, December 1, 1953), Two years later, »
1955, Smith Jeased the motel to the Humpbroy Brothers, The acquisitson, development, and
eventual leasing of his developed propertios, would become an established pesctice for Smith
who, unlike other developers, rarely sold his real ostate holdings. By leasing his properties it
gave Smath time 10 devote to his other business interests, whach incloded a sebdivision near Oju,
severnl business/industrial parks in Oxnard, and the developenent of Channel Isfands Harbor,

Throughout the period between mid-1950s and the mid-1 960x Smith increasingly
escalated the acquisition of his real estate holdings. At the same time he continued to expand
Wagoss Wheel Junctice. He purchased additional parcels in the Wagon Wheel area, developing a
comremercial/industrial park and 2 mobile home park (circa: 1954) ca the acreage behind the hotel
and restaurant complex. A grid of streets, with western-themed names, such as Buckaroo,
Cactus and Spur, were laid out i the tract.  During this period a number of office, industrial,
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warchouse, and entortainment venues were cosstructed, Including, among others, a bowling alley
(1953), a skating rink (1956), a warchouse baslding (its flest wing completed in 1955), and a
botthing plant for the Seven-Up Company (1955). With the exception of the street names and the
wse of old wagon wheels for mailbox supponts, the bualdings did not employ the western motif
used wn the motel'restasram complex. Instead, most of the buildings were functional and
wtlitariam im design, and rarely referenced sy particulsr sschitectural style. In a fow cases the
buildings, most particularly the skating rink and foemer stoee at 306 Cactus Avenue, were
mepired, though in a very reductive fashion, by post-Woeld War 11 Second Generation
Modernism. [n another notable exception, the Tradewinds Restauram, located os Wagon Wheel
Read, employed an exotic motif. Built by Smith, in 1963, the restaurant featured & South Seas
Islaeds theme in which the over-scaled “hut-like” building, with its steeply pitched metal roof,
wad surroundad by exotic tropical landscaping complete with full size palms, tiki gods,
waterfalls, and ponds (the restacrant was demolished in the 1980s). The Tradewinds Restavenst
wu.elmapﬂt-uddmoamuolhnmho(motelsmdmmtshultbySmnhu
Wagon Wheel Junction. While the adftion of commercial/industrial buildings continued,

subsaguent buildings, with relatively few exceptions, were umaller in scale than those built
between circa- 1955 and 1965

Embolden by the success of his first real estate venture st Wagon Whee!l Junction, Smith
embarked on a more than 40-year boag career a5 a real estate developer. Aloag with his business
partocrs, Seuith formed Martin V. Smith Associates, a peoperty masagement and development
company in 1959 and within a few years, he had become the aress peeeminent developer (Triem,
1999 5). Over the next four decades years Smith's company would be responsible for many of
the signature developments in Oxmard. Soene of his successfial projects inchude the following:
the developaent of hotels and restaurants st Channel [sdands Harbor, the buildeag of Carriage
Square (early 1960s); the creation of the Conunercial and Farmsers Baok, in 1965; the building
of the Oxnard Financial Plaza (mad-to-late 19605); and the construction of the Esplanade
Shopping Center (mmid-to-late 1960s). His portfolio of real estate hodding evertually grew to
aver 200 geopertics, in an arca streiching between Calabasas and Saats Maria (Los Angeler
Timex, Califoenia Section, November 20, 2001, pg. 1). A successful businessman, Seath was a
phelanthropist who directad e magocity of bes donations on local community, Beginning in the
mid-1960s Smith and tis wife made sigaaficant contributions 1o local non-peofits, including »
$500,000 dollar domation to the Oxnard Boys and Girls Club in 1999, a $156,600 dollar doeation
Sadnt John's hospatal foundatsom, im 1977, and in 2000, a five million dollar gift 1o the acwly
established Califoenia State University, Chanmel [slands).

4.3 Later History of Wagon Whed Junction (1966-2001)

By the kate-1960s Wagon Wheel Junction began 10 slowly decline as a commercial/retail
and 1ourist Bub for Oxnard. A number of factors, including imgeovesnents to US. 101, the
development of upscale hosels and models at the nearby Channel [slands Harbor, sod the
constraction of the Esplasade Mall on an adjacent parcel, played a role in its decline
Impeovements to the froeway, bepinmang with a reconfigeration of the conmectors in 1955 and
continuing with extensive impeovement made m 1968, had redacod the number of oo snd off
g, a8 well &8 partially clevating the freeway. These changes made it meach more &fficult for
both travelers sd resadents to access Wagon Wheel Junctson. The increasing number of
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ndeatnal businesses & Wagon Wheel Junction may also have played a role in reducing the
altractivencss of Wagon Wheel's motels and restaurants. By the late 1960 almost all
development at Wagon Wheel Junction had ceased (the last Jarge building was constraciod on
Cactus Avene in 1967). Sepercedod by new office/imdustnial parks, with more modeen facilities
and casier access 1o the freoway, Wagon Wheel Junction had long since lost its ateraction 10
busimess people, visitors and shoppers. In the carly 1980s the parcel located west of the trailer
park was radeveloped as a mulli-tenant retail center (In the 1950s, the parcel had been the
location of a truck fams and, later, in the md- 1960y, the sste of 3 maniature golf course). The
retail center, with its relatively poor access (o the freeway, proved not 10 be 8 success,
Eventualiy, its anchor stoce, Zody's, was transfoemed 1m0 a skating rink. Despite being one of
Smith's less lucrative operatioas, Smith, in 1992, ssncunced his attesga 10 revitalize the
property through a 175 million dollar redevelopment project.  The upscale mixed-use project
was Yo inchade a condomansum complex, a high-nse office building, an estertairenent center, and
three shopping cemers (Sar Free Press, Augest 25, 1992, A-6). Ultimately, Smith's scheme
never came W fraition; perhaps due 1o a recession in the carly 1990s that reduced demand for
new residentzal and commercaal developments (it is also possible that Smith's decliniag health
played a role in the failure 1o realize the progect). Over the next nine years few improvements
were made 10 Wagos Wheel Junction.  Its &ned commercial propertios lacking many of the
amenities roquired by prospective tenants, it bocame a Jess and loss desirable location for
industrial and commercial businesses. By the mod- 1 990s mamy of its buildings were increasingly
ocoupend by marginal baunesses, private social service onganizations, and discount stores.

Smith coatinued 10 pursue Bas vancss financial and comenercial interests until 1995 when
dishanded Martin Smeth and Associaes sad sold the bulk of his real estate portfolio to Tiges
Real Estate Fend (Smith's retirement was most ikely doe to his ill-health, He had boen
diagnosed with Parkinson's disease in the mid-1990s), (Qeaard Siar, December 30, 1995 np.)
Whale most of his properties, including those at Channel Eslands Harbor, a8 well as the Oxnand
Fimancial Plaza, were a part of the sale, it &d not include Wagon Wheel Junction, which Smith
still planned to redevelop. For the next six years Sanith contimsed 10 pursoe his scheme for
Wagon Wheel, however, by the time of his death, in 2001, the redevelopmsent plan be was
promscting still had never gotion further then the drawing board. At the time of his death, Wagon
Wheel continued to remain, as it had for the last 30 years, an enclave of deteriocating builbngs
that had long ceased 10 be economically viable. In the larger scheme of thangs, bowever, the
scope of Smith"s business vision and s impact an the econamy of Oxnaed snd Venbaa County
was mooumental and would make Smith the most influeniaal simgle developer in 20™ century
Ventura County.

4.4 Wagen Wheel Junction 2001-2005

Shortly afier the death of Smush bis famuly sold Wagos Wheel Junction, its new owners
proposing to redevelop the property with 2 mix of retail and ressdential development. Plarnod
improvements (o the 101 Freeway, which began in the early 20004, would ingrove circulation
and access to Wagon Wheel fumction, the redevelopment of the nearby Esplanade shopping
centor, and the construction of an expansive mived-used development on the nocth side of the
freoway had increased the desirability of Wagon Wheel Junction for redevelopment. Today, the
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peoperty is the focws of a proposed mixed-use project that would include bousing, retail, and
Buxiness space.

SOEVALUATION AND ANALYSIS
S1 Evaleation of Histerical Resources

Mast of the buildings at Wagos Wheel Junction were cosatruciad between 1947 sad
circa- 1965, The property’s period of significance (1947-1955) spans an important time o e
history of Oxnard and Ventura County whes impeovements 10 the regional transportation system
led to the raped suburban and urban growth i Oxnard and Ventura County. The methodology
for detorminimg whether the property meets the eligibility reguirements foe listing as 2 Ventura
County Landmark, or Site of Menit (the criteria used by the City of Oxnard %o determine hastonc
significance), Nomination to the California Register of Historic Resources, or the National
Regster of Historic Places, was basod on archival rescarch 1o determine the historic context of
the complex, as well as on-site evaluation of the physical and viswal integrity of each busiding.
The National Register criteria, as well as Ventura County's criteria for significance are listed
below.

5.2 Integrity Criteria

For a strecture, buildsng, or property o be eligible for the National Register of Histonc
Places it must epcet af least one of the five Nations] Register critersa, be (in most cases) of loast
50 years of age or older and retasn s visual and physical integrity, As defined by the Naticsal
Register critena, integrity isc

The aunthenticity of a property ‘s kiztovic idestity, evidenced by the survivel
of ploysical characterisnics that existed during the property s prehistoric or
kissoric period. A property must resemble itr historic appecrance ar well
as retain matericls, derign fosturex, and construction defails dating from
ity period of significance. It muat comvey an overall senve of time and
place. If a property retaing the plyxical characteristics ¥ possessed in the
st then if kax the copacily to comvey association with historical patterns
or persons, architectural ov engivecring dexign and techaclogy. or
information abour a cultare or people (Nations]l Register Bulletin 15,
1999).

S2.1 The Seven Aspects of Integrity

1) Location {the building, structere or feature has ot been moved)

Z)  Design (the combination of elements that create the form, plan, and style of a peoperty)
3) Setting (the physical environment of a property)

&) Mazerials (e physical clemsents used at 3 particular period of time %o creato the property)
$) Woekmanship (the physical evidence of crafl used %o create the property)

6) Fecling (the property’s expression of a particular ame and place)

N Assocsation (the link betwoen a significant evest or porson and the property)
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The relevant aspects of integnty depend upon the National Register criteria applied 10 the
property. For example, a property nominated under Criterion A (ovents), would be hkely 1o
comvey its significance primarily through integnity of location, setting, and association. A
property nosminated solely wnder Criterion C (architecture) would probably rely upon integrity of
design, materals, and workmanship,

5.2.2 Establishing the Resource's Period of Historic Significance

Maost of the buildiags at Wagoa Wheel Junction were constructed between 1947 and
circa- 1965, The property's period of significance (1947-1955) spans an important time in the
hastory of Oxnard and Ventura County when improvemsents to the regional transportation system
led 10 the rapid suburbam and wban growth in Oxnard and the serrounding county. Located at
the junction of two of the county”s primary roads, US. 101 and the Pacific Coast Highway (State
Highway 1), Wagon Wheel Junction was one of the first post-World War Il roadside
developments in Veotura County whose plan was configered around a froeway, The froeways,
with their controlled access pounts, and divided lanes were designad o meove high traffic
volumes quickly and efficiently. As built in 1948-49, the 101 Freeway st Wagoa Wheel
Junctions wis panalicled on wis south side by a frontage road. The froatage road allowed himited
access 10 and from the freeway to the businesses Jocated alomg parcels that froeted the freeway.
Seith's development scheme for Wagon Wheel Junction was designed with this relatsvely new
transportation concept in mind. The initial phase of development comprised the construction of
remodeling of two motels and a restaurant, a driving range, and a nursecy. Most of the bulidings
in this first phase were characterized by their western motif.

Smith's selection of 2 western design for his two motels and restaurant was a not
uncoeumon practice during the 1950s and carly 19605 when roadside businesses attempied to
deaw the attention of busy travelers through the use of exotic architectural schemes, such as
Polymesian, Tyrolean, Storybook, and Western motifs. Roadside architecture, sach as the
restaurant and moted complex at Wagon Wheel Junction, did not attempt 1o literally reproduce &
particular architectural style or themne; instead, it employed exaggerated or stylized motifs
imtended only to evoke a particular place, time, culture, or theme. The western motif, with its
allusions to the formative settlement period in the westemn United States, was conssdered an
especially appropmate leitmotif in California. The vogue for thes scheme was enhanced by the

widosproad prominence of westomn themed movies, radso, and television, a theme that was very
popalar among Americans from the late 19%40s theough the late 1950s. When first built, the
motel and restasrant complex was fairly restrained and schematic in its design. [t was not untal
the mud- 1950s, when Smith carmied out a series of alterations and modifications to Wagon Wheel
Junctiom, that its western theme was amplified through addstional embellishments, scluding
neon signage, faux board.and batien style siding, and used brick planters and chimneys.

Beginning in the carly 19605, further allerations were made 10 the two motels and
restauriet. The most notable of these was the addition of moee noan signage and the
coastruction of a moted lobby in 1962, The lobby's over-sized front gable roof, with its glazed
clerestocy, referenced the then popular California Ranch style. The neon sigmage included & pole
sign depicting men driving a buckboard drawn by horses, a small wagoa wheel sign locatad near
the restaurant and a large, over-scaled wagon wheel sign located behind the foemer Junction
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Motel (the poles which supposted the small neon wagon wheel are still in place, the wagon wheel
itself, however, was removed in the 19805), [t was daring the early 19605 that a poetion of the
building's original exterior siding was coverod with stecco of replaced with faux board-and-
batren style siding. Many of these changes, incloding the enclosure of the restawrant's open
porch, the construction of a larger Jobby, the cladding of the exterior walls of the motel and
restasnat in stecco and faux board and batten sading, and the removal of most of the ongmal
one-over-one wood sash windows with metal framed windows have istroduced clements that are
out of character with the complex”s original design. In the mid-1960s further alterations were
undertaken ot the Wagon Wheel Motel (by thas time the Junction Motel had been absordbed 1o
the larger Wagon Wheel Motel) and the two restaurants, After the mid-1960s Smith's

subsogquent improvements were relegated to repairs of the existing facility.

Beginning in the mid- 19505 Samth embarked on the construction of an
industrial commercial park located 1o the rear section of his property.  These buildings
employed standard building materials of the time, primarily concrete block and wood frame (by
the late 1950s-carly 1960s tilt-up concrete forms also were being used). A few of the buildings
reforonced a redective version of Second-Generation Modomism, an archatectural style that
doomnaied much of American commercial and industrial design in the persod between cwrca-1945
and circa-1965 (examples of these schematic interpretations of Modemism wnelude the butkdiogs
1 2730 Buckaeoo Avenue and a1 306 Saddle Avenue), For the moat part, however, buildings
constrocted afier the mad-1960s made no reference 1o 3 particular architectural style;, mstead,
they were built 8o be wtilitarian sad functiosal.  Other then the employment of Moderniam w a
few of the buildings, the only other stylistic motif in the indestrial section of the property were
minoc guotations 10 Wagon Wheel Junctaoa’s initsal westens-inspired theme. These schematic
references were confined peimanty to the names of the streets, such as Buckaro and Cactus, and
the wie of asthentic wagon wheels as supports for mailboxes and signs.

While most of the post- 1960 developanent was devoted to the construction of
commercial/industrial space, several more restaurans were added dunog this period. Located on
Jots facing toward Highway |, the line of eateries, described in a contemporary article as a
“restaarant row.” incleded an Halian restaurant {(name unknown), the Carousel Restysrant, and
most notably, The Tradewinds Restaurant (Venwwra County Star Free Press; Friday, October 25,
1963). Bailt 10 resembdle an oversized South Sea Islands "Bt its exotic theme was enbanced by
the addition of wood tilis, waderfalls, ponds, and a full-sized Chinese junk. Mature palm trees,
(some as tall as 150 feet) and other exotic plants, were planted %o form a tropical setting for the
restaurant (Venrura County Star Free Press, Friday, October 25, 1963). By the mid. 19605,
however, Wagon Wheel Junction was becoming a less and less lucrative compoaent of Martin
Smith's investment portfolso. The completion of The Tradewinds Restaarant, in 1963,
represented the last major addition 1o Wagon Wheel Juncticn's group of motels and restaurants
and by the late 15605 even the building of commercial/industrial space had largel