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Planning�Division�
214�South�C�Street��
Oxnard,�CA.�93030�

� ��
�
�

(805)�385�7858��
(805)�385�7417�Fax

NOTICE OF PREPARATION 
OF AN ENVIRONMENTAL IMPACT REPORT  

FOR THE TEAL CLUB SPECIFIC PLAN PROJECT 

The Oxnard Planning Division will be the Lead Agency and will prepare an environmental impact report 
(EIR) for the proposed Teal Club Specific Plan Project. 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 the EIR prepared by 
our agency when considering your permit requirements or other approval for the project. You are receiving 
this notice in accordance with CEQA Guidelines and Section 3.6(c) of City Council Resolution No. 9133. 

The project description, location, and the potential environmental effects are discussed below. An Initial 
Study has not been prepared, as all of the items on the City’s environmental checklist will be studied in the 
EIR.

The Notice of Preparation/Initial Study comment period begins on May 18, 2012 and ends on July 2, 2012.
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 receipt of this notice. Please send your comments as soon as possible. Send your 
response to Brian Foote, AICP, Associate Planner, at the address above or by email 
(Brian.Foote@ci.oxnard.ca.us), or call (805) 385-7858 for further information. We will need the name for a 
contact person in your agency. 

Project Title: Teal Club Specific Plan

Project Location:  The project area is located within an unincorporated area of Ventura County 
adjacent to the City of Oxnard, and within the City of Oxnard's Sphere of Influence and City Urban 
Restriction Boundary (CURB) lines. The proposed Teal Club Specific Plan Area comprises approximately 
174.3 acres in seven contiguous assessor’s parcels generally bounded by Doris Avenue on the north, 
Patterson Road on the west, Teal Club Road on the south and Ventura Road on the east. The project area as 
a whole also includes nine parcels totaling 11.42 acres on the south side of Teal Club Road, north and west 
of Little Farms Road and bisected by Mallard Way, thus totaling approximately 186 acres (the 174.3-acre 
Specific Plan parcels plus the 11.42-acre additional annexation parcels). 

Project Applicant:  Development Planning Services Inc., 211 Village Commons Blvd., Suite 15, 
Camarillo, CA 93012. The contact is Dennis Hardgrave, Project Manager, (805) 484-8303, designated 
agent for property owner Borchard Teal Club Ranch. 

Project Description:  The proposed project would involve annexation of the approximately 186-
acre project area to the City of Oxnard, and adoption of a specific plan including a range of land uses for 
the 174.3-acre Teal Club Specific Plan Area. The current Ventura County General Plan land use and zoning 
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designations for the project area are Agricultural and Agricultural Exclusive. The proposed Teal Club 
Specific Plan designates residential, retail commercial, business/research park, parks and public facilities 
uses, and is therefore potentially consistent with the Oxnard 2030 General Plan Map. A central focus of this 
development will be in the provision of balanced community with jobs, school, recreation, shopping, and 
affordable and market-rate housing. The 2030 General Plan land use map designates the project site for an 
Urban Village, thereby encouraging neo-traditional town planning with a focus on sustainability and 
transit-oriented development. 

The proposed Specific Plan would allow for the following primary land uses, which would be constructed 
in two phases: 

� Up to 990 residential units in a variety of densities and product types on approximately 91 acres 
� Up to 132,000 square feet of business park development on approximately 10 acres 
� Up to 60,000 square feet of retail commercial uses on approximately 6 acres 
� Approximately 8 acres for a school site 
� Potential development of an approximately 14,000 square-foot Y.M.C.A. facility 
� Approximately 21 acres of community park space and 4 acres of pocket parks and greenbelts 
� A City fire station on approximately one acre  

The conceptual Specific Plan land use and phasing maps are attached to this Notice of Preparation. The 
proposed project will require review by other agencies including the Ventura County Airport Land Use 
Commission, California Division of Aeronautics, California Department of Education, and the Ventura 
County Local Agency Formation Commission.  

The eight parcels south of Teal Club Road are designated for Airport Compatible land uses by the Oxnard 
2030 General Plan land use map. Upon annexation, these nine parcels are proposed to be in the Light 
Manufacturing (M-1) zoning district. The potential development analyzed in the EIR will also consider 
potential buildout of these parcels under the proposed M-1 zoning. 

Topics Identified for Study in this EIR. The City has determined that an environmental impact 
report will be prepared evaluating the following potentially significant impacts: 

� Aesthetics � Hydrology/Water Quality 
� Agriculture and Forest Resources � Land Use/Planning 
� Air Quality � Noise
� Biological Resources � Population/Housing 
� Geology/Soils � Public Services 
� Greenhouse Gas Emissions � Transportation/Traffic 
� Hazards & Hazardous Materials � Utilities/Service Systems 

Based on the City’s preliminary evaluation of the project, impacts related to Cultural Resources, Mineral 
Resources and Recreation are anticipated to be less than significant; these topics will therefore be addressed 
in an Effects Found Not to be Significant section contained in the EIR. 

Scoping Meeting.  The City of Oxnard, in its role as Lead Agency, will hold a public scoping 
meeting to provide an opportunity for the public and representatives of public agencies to address the scope 
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of the EIR. The Scoping Meeting for the Environmental Impact Report for the project is scheduled for June 
4, 2012, beginning at 6:00 p.m., in the City of Oxnard Community Room, located at 300 West Third Street, 
First Floor (exterior doors at the southwest corner of Third Street & South B Street). 

Susan L. Martin, AICP 
Planning Manager  

cc: Applicant 
EIR Distribution List
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VENTURA COUNTY
AIR POLLUTION CONTROL DISTRICT

Memorandum

TO: Laura Hocking, Planning DATE: June 11, 2012

FROM: Alicia Stratton

SUBJECT: Request for Review of Notice of Preparation for a Draft Environmental 
Impact Report for the Teal Club Specific Plan Project, City of Oxnard 
(Reference No. 12-016, formerly 07-047)

Air Pollution Control District staff has reviewed the subject project, which is a proposal 
for a specific plan for 175 acres of land that will include a range of single-family and 
multi-family residential uses (1,150 residential dwelling units total).  The specific plan 
will also include a fire station, an elementary school with an adjoining park, a 
park/retention basin and provision for retail space.  The project location is bounded by 
Doris Avenue on the north, Patterson Road on the west, Teal Club Road on the south and 
Ventura Road on the east.  

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 PM10, that will be generated by construction and site 
preparation activities.  Further, project consistency with the Air Quality Management 
Plan should be analyzed.

If project-related air quality impacts are deemed significant, appropriate mitigation 
measures should be identified and included in the environmental impact report.

If you have any questions, please call me at (805) 645-1426.





MEMORANDUM 
Planning Division 
_________________________________________________________________________________________ 
County of Ventura  •  Resource Management Agency  •  Planning Division 
800 South Victoria Avenue  •  Ventura, CA 93009 
Ph 805-654-2488  •   Fax 805-654-2509  •   www.ventura.org/rma/planning 
 

DATE: June 18, 2012 
 
TO:  Laura Hocking, RMA Planning Technician 
 
FROM:  Kari Finley, Senior Planner 
 
SUBJECT: RMA Ref. # 12-016 NOP for Teal Club Specific Plan, City of Oxnard 

 
Laura – Our comments are included in this memo. Please forward to the appropriate City staff. 
Thank you.  
 
Project Description 
 
The proposed project would involve annexation of the approximately 186-acre project area to 
the City of Oxnard, and adoption of a specific plan including a range of land uses for the 174.3-
acre Teal Club Specific Plan Area. The current Ventura County General Plan land use and 
zoning designations for the project area are Agricultural and Agricultural Exclusive.  
 
The proposed Teal Club Specific Plan designates residential, retail commercial, 
business/research park, parks and public facilities uses, and is therefore potentially consistent 
with the Oxnard 2030 General Plan Map. A central focus of this development will be in the 
provision of balanced community with jobs, school, recreation, shopping, and affordable and 
market-rate housing. The 2030 General Plan land use map designates the project site for an 
Urban Village, thereby encouraging neo-traditional town planning with a focus on sustainability 
and transit-oriented development. 

The proposed Specific Plan would allow for the following primary land uses, which would be 
constructed in two phases: 

� Up to 990 residential units in a variety of densities and product types on 
approximately 91 acres 
� Up to 132,000 square feet of business park development on approximately 10 acres 
� Up to 60,000 square feet of retail commercial uses on approximately 6 acres 
� Approximately 8 acres for a school site 
� Potential development of an approximately 14,000 square-foot Y.M.C.A. facility 
� Approximately 21 acres of community park space and 4 acres of pocket parks and 
greenbelts 
� A City fire station on approximately one acre 

Topics Identified for Study in this EIR  

The City has determined that an environmental impact report will be prepared evaluating the 
following potentially significant impacts: 

 



� Aesthetics 
� Agriculture and Forest Resources 
� Air Quality 
� Biological Resources 
� Geology/Soils 
� Greenhouse Gas Emissions 
� Hazards & Hazardous Materials 

� Hydrology/Water Quality 
� Land Use/Planning 
� Noise 
� Population/Housing
� Public Services 
� Transportation/Traffic 
� Utilities/Service Systems  

Based on the City's preliminary evaluation of the project, impacts related to Cultural Resources, 
Mineral Resources and Recreation are anticipated to be less than significant; these topics will 
therefore be addressed in an Effects Found Not to be Significant section contained in the EIR. 
 
County Planning Division Comments to City of Oxnard 
 
Thank you for providing the opportunity to comment on the City’s Notice of Preparation of a 
Draft EIR for the subject project. The County’s Planning Division concurs that a comprehensive 
environmental impact report should be prepared. More specifically, the County Planning 
Division requests that analysis of the potential impacts of the proposed Specific Plan as they 
relate to following issues be included in the Draft EIR: 

� Conversion of land that is currently in agricultural production to urban uses; 
� Safety and noise impacts due to locating residential development and a school adjacent 

to the airport;  
� Inefficient land use (more than 50% of residential development is planned as low-

density). Eventually, Oxnard will be forced to absorb more agricultural land as it 
expands and this Specific Plan provides an opportunity to encourage more high density 
residential development.  

� Poorly located park with respect to residential use (next to agricultural, away from 
medium to high-density residential).  

Please include us in the distribution for review of the Draft EIR when it becomes available.  
 

 



COUNTY OF VENTURA
RESOURCE MANAGEMENT AGENCY

PLANNING DIVISION

M E M O R A N D U M

DATE:         June 19, 2012

TO: Laura Hocking, County Planning Division

FROM:         Nicole Doner, Cultural Heritage Board staff

SUBJECT:  Notice of Preparation for a Draft EIR for the Teal Club Specific Plan 
Project (Reference No. 12-016, formerly 07-047)

The Cultural Heritage Board (CHB) staff recommends that a Historic Resources Survey
of the subject property be performed as part of the Draft EIR to determine whether a 
previously unrecognized significant historical resource exists. The survey should 
identify and document all buildings, structures, and objects at least fifty years of age 
within the survey boundaries and determined their significance at the National and
State Register level and at the local level.  If the site is determined historically 
significant, an Architectural Historian should develop a full mitigation plan for the CHB’s 
review prior to any future development or map proposals.

If you have any questions, please give me a call at 805-654-5042 or contact me at 
nicole.doner@ventura.org.

C: Brian Foote, City of Oxnard Planning Department











There is one house estimated to be built in 1938.   The EIR should include an evaluation of the house as 
a potential historic resource. 
Nicole

Nicole Doner, Senior Planner 
800 South Victoria Avenue, L#1740 
Ventura, CA  93009 
805-654-5042 
nicole.doner@ventura.org
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800 South Victoria Avenue, L#1740 
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As a City of Oxnard resident for the past 71 years and 22 Years at the Summerfield/ Cabrillo 
neighborhood. I oppose any type of development at this site. The Planning Division needs to address all 
the vacant housing available in the City. Improve the Infrastructure Streets, Parks, Youth Recreation and 
Senior Services. Doris Avenue between Ventura Road to Patterson Road is a DISASTER as is Patterson 
Road between Doris Avenue and Gonzales Road. It looks like the City is waiting for Developer $$$$$ on 
this project to repair the mentioned streets. What about the interior streets of this project? Will they be 
narrow as other developments (River Park/ Via Carmel) ? Will this be a gated Community with a park 
without public facilities Benches, Tables, BBQ, Restrooms and Playgrounds. Firehouse needs at least 
1.75 acres to be functional. In closing most City Employees and Residents can not Fathom the QUALITY 
OF LIFE We as YOUNG CHILDREN, Men and Women in the City Of Oxnard ENJOYED. What 
Quality? Downtown is a Joke!!!  

Sincerely, 

Anthony M. Gonzales
2640 Norite Place
Oxnard, Ca 93030
805-988-4462
mgonzalesime@aol.com
         



We are residents of Lions Gate tract and have multiple reasons to oppose the specific plan: 

             The number of residential units included - The Riverpark development was slated for 2800 +/- 
residential units  - it has to date never been completed  and is almost a ghost town  - having ONE 
commercial unit filled.   The wagon wheel project that calls for Multiple dense residential units has taken 
years just to raze some of the existing buildings and hasn't even started rebuilding.  

             There is Oxnard high school and a grade school on Gonzales Road  almost across the street from 
each other.  We were told that the schools would have no adverse effect on the traffic on Doris Ave and 
Patterson Rd.  - come visit about 7:30 AM on a weekday.  Sometimes you almost need a traffic signal to 
get out of our tract.  Adding another school will DEFINITELY create traffic concerns - as should the 
airport, as small planes fly over our tract to approach the airport.  Not that many years ago, a plane 
clipped the top of a residence on Ivanhoe Ave.   

             Fremont Shopping Center is across Ventura Rd and  opposite there is a small commercial center 
on Doris.  This has created problems with traffic going in and out affecting the Ventura Rd./ Doris Ave. 
intersection.  Fremont Shopping Center is not 100 percent occupied and it has been so for several years.  
Permitting more commercial shopping means MORE traffic and the traffic flow - which at 2PM is backed 
up all the way from Ventura Rd. to Fifth St.  
              
             Doris Ave. is presently paved THROUGH THE FIELDS!  Not enough foresight to pave Doris 
from Patterson Rd. to Ventura Rd.  It is at best somewhat better than a cowpath.  This was used as a 
detour for a period of time during Riverpark construction and there has been no city concern for the street 
since.

             These are a few of our objections to the plan as presented to us.   Thank you for allowing our 
input. 

   Laurel Kurihara                      Lois Montijo 
   2110  Ivanhoe Ave.                2121 Ivanhoe Ave.       














