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SUMMARY

Stantec has prepared the following fraffic and circulation study for the Teal Club specific Plan.
The following section summarizes existing and future ftraffic conditions, the trip generation
estimates for the Proposed Project, and the identified impacts and mitigations for the study-area
roadways and infersections.

A total of 25 intersections were selected for analysis in consultation with City of Oxnard Traffic
Engineering and Planning staff. Existing intersection turning volumes for the AM and PM peak
commute periods were derived from counts collected in May 2018 and October 2019. In
addition, vehicle classification counts were completed along Victoria Avenue were used to
adjust the peak hour volumes (heavy vehicle adjustment of 2.7% during the AM peak hour and
1.5% during the PM peak hour).

Levels of service were calculated for the study-area intersections based on the Cities of Oxnard
and Ventura calculation methodologies ((ICU methodology for signalized intersections and HCM
methodology for unsignalized intersections) and Caltrans’ calculation methodology (HCM
methodology for U.S. Highway 101 Ramps intersections)

Existing Conditions

The existing conditions analysis (Table 2) indicated that the majority of the 25 intersections
included in the analysis currently operate at LOS C or better during both peak hours, which is
considered acceptable based on City and Calirans level of service standards. The following
intersection operate at LOS D or worse:

5. Victoria Avenue/Doris Avenue
6. Victoria Avenue/Teal Club Road
18. Ventura Road/Beverly Drive

Project-Specific Conditions

The site currently consists 149.6 acres of agricultural uses. The Specific Plan proposes 990 dwelling
unifs at various densities, 12.3 acres of parks and open space, a 132 KSF Business Research Park
and 60 KSF of mixed-use commercial in the Urban Village core along Ventura Road. Trip
generation estimates for the Teal Club Specific Plan were developed based on the rafes
presented in the Institute of Transportation Engineers (ITE) Trip Generation Manual and SANDAG's
Traffic Generators, and internal capture rates and pass-by rates contained in ITE's Trip
Generation Handbook.

Based on these rates, the project is expected to generate 13,570 primary average daily frips
(ADT), with 867 primary trips occurring during the AM peak hour and 956 trips occurring during
the PM peak hour (Table 4).

Consistent with the 2030 General Plan, frontage improvements include the widening of Ventura

Road, Patterson Road, Doris Avenue and Teal Club Road to Local (2-4 lanes) and Primary Arterial
(6 lanes) standards. Where these roads are adjacent to the Teal Club Specific Plan project site,
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the widening would be required to occur on the Teal Club propertfies. The frontage
improvements and implementation phase are summarized below.

Project Frontage Roadway Segment Improvements

Segment Improvements Completion
Ventura Road (north of Doris to south | Full Roadway widening — 6 Lane Prior to occupancy of
of Teal club) Primary Arterial Phase 1
Patterson Road (Project boundary to | Full Roadway widening — 2 Lane Prior to occupancy of
Teal Club) Local Arterial Phase 2
Doris Avenue (Project boundary to Full Roadway widening — 4 lane Prior to occupancy of
Ventura) Local Arterial Phase 1
Teal Club Road (Ventura to Full Roadway widening - 4 Lane Prior to occupancy of
Coronado) Local Arterial Phase 1
Teal Club Road (Coronado to Full Roadway widening - 4 Lane Prior to occupancy of
Patterson) Local Arterial Phase 2

The existing conditions analysis (Tables 6 and 7) indicated that the project would generate
project-specific impacts based on City of Oxnard impact thresholds af the following
intersections:

6. Victoria Avenue/Teal Club Road
18. Ventura Road/Beverly Drive

Review of the traffic signal warrants contained in Chapter 4C. Traffic Control Signal Needs Studies of
the CAMUTCD indicates that the existing plus project volumes would satisfy Warrant 3 — Peak Hour
(70% Factor/Rural) for both the intersections, which are currently controlled with stop signs.

The Victoria Avenue/Doris Avenue intersection would operate at LOS D during the AM peak
hour, however the project addition of V/C 0.01 would not exceed the City's impact threshold of
V/C 0.02.

Cumulative plus Project Conditions

The cumulative analysis (Tables 8 and 9) indicated that the project would generate cumulative
impacts based on City of Oxnard impact thresholds at the following intersections:

5. Victoria Avenue/Doris Avenue
6. Victoria Avenue/Teal Club Road
10. Patterson Road/Doris Avenue
18. Ventura Road/Beverly Drive

Improvement measures to mitigate the cumulative impacts were developed and are discussed

on Page 34 and Table 13 of the report. The project’s proportionate share to the mitigations are
also provided.




Buildout plus Project Conditions

The buildout analysis indicated that the project would generate buildout impacts based on City
of Oxnard impact thresholds at the following intersections:

4. Victoria Avenue/Gonzales Road
11. Patterson Road/Teal Club Road
17. Ventura Road/Doris Avenue
18. Ventura Road/Beverly Drive

Improvement measures to mitigate the buildout impacts were developed and are discussed on
Page 36 and Table 14 of the report. The project’s proportionate share to the mitigations are also

provided.

The table below summarizes the levels of service for the impacted intersections before and after
mitigation.

Mitigated Intersection Levels of Service

Project
AM Peak Hour | PM Peak Hour | Proportionate
Intersection Mitigation ICU/LOS ICU/LOS Share
Existing + Project Conditions
. . . 1. 39 NB through lane
5. Victoria Ave/Doris Ave 2. 39 SB through lane 0.62/LOS B 0.58/LOS A 40%
6. Victoria Ave/Teal Club Rd 1. Traffic signal 0.80/LOS C 0.77/LOS C 100%
1. Traffic signal
2.NB LT lane
18. Ventura Rd/Beverly Dr 3. 39 NB through lane 0.60/LOS A 0.67/LOS B 100%
4. 39 SB through lane
Cumulative + Project Conditions
rd
5. Victoria Ave/Doris Ave 1. 39 NB through lane 0.67/LOSB | 0.59/LOS A 40%

N

. 3rd SB through lane

. Traffic signal
. 34 NB through lane 0.61/LOS B 0.59/LOS A 23%
. 314 SB through lane

1. Traffic signal
10. Patterson Rd/Doris Ave 2. LT lane + shared TH/RT 0.71/LOS C 0.41/LOS A 21%
lane on all approaches

6. Victoria Ave/Teal Club Rd

w N =

1. Traffic signal
2.NB LT lane
18. Ventura Rd/Beverly Dr 3. 39 NB through lane 0.61/LOS B 0.68/LOS B 100%

4. 39 SB through lane
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Project
AM Peak Hour | PM Peak Hour | Proportionate
Intersection Mitigation ICU/LOS ICU/LOS Share
Buildout + Project Conditions
1. 3@ NB through lane
4. Victoria Ave/Gonzales Rd 2. 3@ SB through lane 0.69/LOS B 0.77/LCS C 10%
3. WB shared TH/RT lane
11. Patfterson Rd/Teal Club Rd | 1. Traffic signal 0.40/LCS A 0.26/LOS A 17%
1. EB LT lane + through
17. Ventura Rd/Doris Ave jone +shared TH/RTIane | 70105 ¢ | 0791108 € 33%
2. EB LT lane + through
lane + shared TH/RT lane
1. Traffic signal
2.NB LT lane
18. Ventura Rd/Beverly Dr 3. 39 NB through lane 0.59/LOS A 0.68/LOS B 100%
4. 39 SB through lane
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INTRODUCTION

Stantec has prepared the following traffic and circulation study for the Teal Club specific Plan.
The ftraffic and circulation study provides an assessment of the existing and future traffic
condifions within the study area, determines the trip generatfion and frip distribution for the
proposed development, evaluates the potential traffic impacts to the vicinity roadways and
intersections, and provides feasible mitigations where applicable. A discussion of the site access
and circulation plan is also provided.

PROJECT DESCRIPTION

Exhibit 1 shows the location of the Teal Club Specific Plan in the City of Oxnard. The site currently
consists 149.6 acres of agricultural uses. The Specific Plan proposes 990 dwelling units at various
denisities, 12.3 acres of parks and open space, a 132 KSF Business Research Park and 60 KSF of
mixed-use commercial in the Urban Village core along Ventura Road. Exhibit 2 illustrates the
conceptual site plan. The proposed school site located on approximately 25 acres in the northwest
corner of the Specific Plan area is processed separately by the Oxnard School District and is not
included in the proposed project.

Access is proposed via two new connections to Doris Avenue, four connections to Teal Club Road
and one connection on Ventura Road opposite Beverly Drive. Frontage improvements include
constfruction of Patterson Road, Doris Avenue, Teal Club Road and Ventura Road to General Plan
arterial standards.

STUDY METHODOLOGY

Traffic Analysis Scenarios

Pursuant to CEQA and City traffic impact study requirements, The traffic analysis includes the
following traffic scenarios:

e Existing Conditions

e Existing plus Project Conditions

e Cumulative (Existing plus approved and pending projects) Conditions
e Cumulative + Project Conditions

e Buildout Conditions

Level of Service Criteria

The traffic analysis focuses on key intersections within the study area during the AM and PM
commute periods, when peak traffic volumes typically occur. A level of service (LOS) ranking
scale is used fo identify the operating condition at intersections. This scale compares traffic
volumes to intersection capacity and assigns a letter value to this relationship. The letter scale
ranges from A to F with LOS A representing free flow conditions and LOS F representing
congested conditions. The level of service criteria are summarized in Table 1.
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Tablel
Intersection Level of Service Criteria

Signalized Signalized Unsignalized
Intersections Intersections Intersections
LOS (V/C Ratio) (Sec. of Delay) | (Sec. of Delay) Definition

A <0.40 <10 <10 Conditions .of freg unobs.trucfed flow, no delays qnd all s.|gnc|I

phases sufficient in duration to clear all approaching vehicles.

B 061 -0.70 >10and <20 >10and <15 Conditions of stable flow, very. little dgloy, a few phases are

= unable to handle all approaching vehicles.
iti f stable flow, del low t te, full
C 0.71-0.80 > 20 and < 35 > 15and < 25 Conditions of stable flow, delays are low to moderate, full use

of peak direction signal phases is experienced.

Conditions approaching unstable flow, delays are moderate
D 0.81-0.90 > 35 and < 55 >25and <35 | to heavy, significant signal time deficiencies are experienced
for short durations during the peak traffic period.

Conditions of unstable flow, delays are significant, signal
E 0.91-1.00 > 55 and < 80 >35and <50 | phase timing is generally insufficient, congestion exists for
extended duration throughout the peak period.

Conditions of forced flow, fravel speeds are low and volumes
are well above capacity. This condition is offen caused when
vehicles released by an upstream signal are unable to
proceed because of back-ups from a downstream signal

F >1.00 >80 > 50

Source: Highway Capacity Manual, éth Edition.

The City of Oxnard considers LOS C or better acceptable for intersection operations, with LOS D
acceptable at the following intersections only:

e Oxnard Boulevard with Gonzales Road;

e Oxnard Boulevard with Vineyard Avenue;

e Rose Avenue with Gonzales Road;

e Wooley Road with Oxnard Blvd/Saviers Rd (Five Points) and;
e Wooley Road with C Street.

The City of Ventura considers LOS D as acceptable. Caltrans has established the cusp of the LOS
C/D range as the target level of service standard for State Highway facilities.

Level of Service Calculation Methodology

City of Oxnard. Pursuant to Oxnard Traffic Study Guidelines, the Intersection Capacity Utilization
(ICU) Methodology was used to determine levels of service for signalized intersections, and the
results are shown as a volume-to-capacity (V/C) ratio. The City’s minimum V/C ratio for left-turns
is V/C 0.05 and the minimum V/C ratio for the through movement is V/C 0.07. Level of service for
the unsignalized infersections in the study area were calculated using the methodologies outlined
in the Highway Capacity Manual (HCM)! and the results are presented as seconds of delay.
Levels of service for unsignalized intersections were calculated using HCS software?.

Caltrans. Levels of service for State intersections were analyzed based on the HCM
methodologies. Intersection levels of service were calculated using Synchrod software, which

I Highway Capacity Manual, 6t Edition: A Guide for Multi-Modal Mobility Analysis, Transportation Research
Board, 2016.

2 Highway Capacity Software 7, McTrans, 2016.

3 Synchro plus SimTraffic 10, Trafficware Ltd., 2018.
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implements the HCM methodology to determine intersection levels of service, control delays
and queue lengths for each approach.

EXISTING CONDITIONS

Roadway Network

The roadway system in the study area is comprised of a network of freeways, arterials and
collectors. The study area roadway network is shown in Exhibit 3 and a brief description of the
major components is provided below.

U.S. Highway 101 (U.S. 101) extends along the Pacific Coast between Los Angeles and San
Francisco. Within the City of Oxnard, the six to eight-lane freeway is the principal route between
Oxnard and the cities of Ventura and Santa Barbara to the north, and the cities of Camairrillo,
Thousand Oaks and Los Angeles to the south. Regional access from U.S. Highway 101 to the
project site is provided via the interchanges with Victoria Avenue, Ventura Road and Oxnard
Boulevard.

Oxnard Boulevard This street is one of the principal entrances to Oxnard. It is also the principal
north-south access to the Cenfral Area, and continues southerly through the “Five Points”
intersection to southeast commercial and residential areas. Its location in the center of the City
has led to its functioning as a primary arterial. North of the Ventura Freeway it terminates as a
collector street in the River Park residential development.

Fifth Street is the principal east-west street serving the Central Business District of the City and the
mid-City region on both the east and west sides of Oxnard. Fifth Street functions as a secondary
arterial except for the segments from Victoria Avenue to H Street and Oxnard Boulevard to Rose
Avenue, which presently function as primary arterials.

Gonzales Road is a main east-west thoroughfare that serves the centfral and north-central
portions of the City of Oxnard. This roadway presently extends from Harbor Boulevard to Rice
Avenue. Gonzales Road serves as a primary arterial over its length except from Victoria Avenue
to Harbor Boulevard, where it functions as a local arterial. Primary arterials have a
recommended right-of-way width of 120 feet. This can be larger based on landscaping
requirements of the specific plan.

Patterson Road: This local arterial, which has a gap at the Oxnard Airport, provides access to
residential neighborhoods in the northwest and southwest areas of Oxnard. In addition,
Patterson Road provides access to the Oxnard Airport, the City of Port Hueneme and the U.S.
Navy Construction Battalion Center.

Teal Club Road is a local two-lane arterial that will provide direct access to the project site. The
roadway will be improved to secondary arterial standards.

Ventura Road: This four- to six-lane north-south primary arterial provides access to the west side
of the City. To the south, the road serves the City of Port Hueneme, the U.S. Navy Construction
Battalion Center, and, to a lesser degree, the current Hueneme Road industrial area. Ventura
Road also extends north of Vineyard Avenue, and terminates in the Riverpark area.

Stantec Page 5



Victoria Avenue is four-lane north-south arterial street in west Oxnard, which provides a crossing
of the Santa Clara River for connection with the County Government Center in east Ventura.
The southern terminus is in the Silver Strand area.

Wooley Road is a major east-west thoroughfare that provides access to the residential
community in the southwest portion of the City, to the central area of Oxnard, and to the
Central Industrial Area. This road functions as a secondary arterial but is affected by the
presence of the rail lines belonging fo the Ventura County Railway as well as operational
limitations of the “Five Points” intersection.

Doris Avenue is a three-lane east-west local arterial with one eastbound lane and two
westbound lanes adjacent to the project site. The infersections with Victoria Avenue and
Ventura Road are signalized, all other intersections are controlled with stop signs on the side
streets.

Alternative Transportation

Public Transit. Bus service in the project vicinity is provided by Gold Coast Transit Routes 19, 20,
and 21. Route 19 and 20 travel along Gonzales Road, Victoria Avenue, and 5th Street. Route 21
travels along Victoria Avenue.

Vista routes provide regional transit connection with service from Oxnard to Ventura, Santa
Barbara and UCSB to the north, and service along SR 34, SR 126 and U.S. Highway 101 to all cities
in Ventura County, and the San Fernando Valley.

Bicycle Network. Class Il bicycle lanes are provided on Patfterson Road north of Doris Avenue
and on westbound Doris Avenue. Pursuant to the City's Bicycle & Pedestrian Master Plan4,
construction of the Teal Club Specific Plan will result in provision of Class Il bike lanes on
Patterson Road, Doris Avenue, Teal Club Road and Ventura Road adjacent to the Specific Plan
areq.

Existing Intersection Operations

A total of 25 intersections were selected for analysis in consultation with City of Oxnard Traffic
Engineering and Planning staff. Existing intersection turning volumes for the AM and PM peak
commute periods (7am to 2am and 4pm to épm) were derived from counts collected in May
2018 and October 2019. In addition, vehicle classification counts were completed along Victoria
Avenue to determine the percentage of heavy trucks and busses in the fraffic stream. The
classification counts were used to adjust the peak hour volumes (heavy vehicle adjustment of
2.7% during the AM peak hour and 1.5% during the PM peak hour).

Intersection turning counts are included in the Technical Appendix for reference. The existing
lane geometry and control for the intersections within the study area are shown in Exhibit 3 and
the AM and PM peak hour volumes are illustrated in Exhibit 4.

Levels of service were calculated for the study-area intersections based on the level of service
methodology outlined previously. The existing intersection levels of service are summarized in
Table 2.

4 Final City of Oxnard Bicycle & Pedestrian Facilities Master Plan, City of Oxnard, February 2011.
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Table 2
Existing Intersection Peak Hour Levels of Service

AM Peak Hour PM Peak Hour
ICU HCM ICU HCM
Intersection Control V/C Ratio Delay V/C Ratio Delay

1. Victoria Ave/U.S. 101 NB Ramps (CT) Signal - 21.4/LOS C - 20.4/LOS C
2. Victoria Ave/Valentine Rd (Ven) Signal | 0.55/LOS A - 0.68/LOS B -
3. Victoria Ave/Olivas Park Rd (Ven) Signal | 0.70/LOS B - 0.72/LOS C -
4. Victoria Ave/Gonzales Rd Signal | 0.74/LOS C - 0.75/LOS C -
5. Victoria Ave/Doris Ave Signal | 0.82/LOS D - 0.78/LOS C -
6. Victoria Ave/Teal Club Rd TWSC - >50.0/LOS F - >50.0/LOS F
7. Victoria Ave/Fifth St Signall 0.67/LOS B - 0.53/LOS A -
8. Victoria Ave/Wooley Rd Signal | 0.65/LOS B - 0.60/LOS A -
9. Vineyard Ave/Gonzales Rd Signal | 0.60/LOS A - 0.44/LOS A -
10. Patterson Rd/Doris Ave AWSC - 13.2/LOS B - 10.5/LOS B
11. Patterson Rd/Teal Club Rd TWSC - 10.2/LOS B - 92.9/LOS A
12. Ventura Rd/Town Center Dr Signal | 0.30/LOS A - 0.45/LOS A -
13. Ventura Rd/Wagon Wheel Dr Signal | 0.53/LOS A - 0.50/LOS A -
14. Wagon Wheel Dr /U.S. 101 SB Off (CT) | Signal - 7.6/LOS A - 7.0/LOS A
15. Ventura Rd/Vineyard Dr Signal | 0.47/LOS A - 0.48/LOS A -
16. Ventura Rd/Gonzales Rd Signal | 0.63/LOS B - 0.65/LOS B -
17. Ventura Rd/Doris Ave Signal | 0.76/LOS C - 0.76/LOS C -
18. Ventura Rd/Beverly Dr TWSC - 29.7/LOS D - 44.9/LOS E
19. Ventura Rd/Teal Club Rd Signal | 0.74/LOS C - 0.75/LOS C -
20. Ventura Rd/Fifth St Signal 0.63/LOS B - 0.62/LOS B -
21. Ventura Rd/Wooley Rd Signal | 0.74/LOS C - 0.71/LOS C -
22. Oxnard Blvd/Town Center Dr Signal | 0.53/LOS A - 0.52/LCS A -
23. Oxnard Blvd/U.S. 101 NB Ramps (CT) | Signal - 22.2/LOS C - 26.9/LOS C
24. Oxnard Blvd/U.S. 101 SB Ramps (CT) Signal - 18.8/LOS B - 19.5/LOS B
25. Oxnard Blvd/Gonzales Rd Signal | 0.65/LOS B - 0.68/LOS B -

Bolded values exceed LOS Standard.
TWSC: two-way stop control.

All intersections controlled by City of Oxnard except:
AWSC: all-way stop control.

(CT): Caltrans controlled intersection.

(Ven): City of Ventura controlled intersection.
Caltrans intersections and unsignalized intersections analyzed using the HCM methodology. LOS determined by vehicle

de

lay in seconds.
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As shown, the majority of intersections currently operate at LOS C or better during both peak
hours, which is considered acceptable based on City and Caltrans level of service standards.
The intersections of Victoria Avenue with Doris Avenue and Teal Club Road, and the Ventura
Road/Beverly Drive intersection currently operate below the City's LOS C standard.

PROJECT SPECIFIC CONDITIONS
Traffic Impact Thresholds

City of Oxnard. The City has adopted level of service C as the threshold of significance
for intersections during environmental review.

The City of Oxnard’s criteria for evaluating project impacts at intersections is based upon the
change in volume-to-capacity ratio aftributable to the project. The City of Oxnard has adopted
the following guidelines to prepare a fraffic study and determine a project's effects on
intersections (per City Resolution No. 10,453);

Traffic studies shall include a list of intersections where the project will worsen the Intersection
Capacity Utilization (ICU) numeric value of Level of Service (LOS) by V/C 0.02 or more. This ICU list
shall include intersections projected to be at LOS C with background traffic (existing plus
approved plus pending projects) and LOS D, E, or F with background ftraffic plus project
generated traffic.

At intersections where the project increases the ICU by .02 to .039, a list shall be prepared that
identifies the improvements necessary to mitigate the identified project impact. City staff will
then determine the amount of participation from the project for the necessary improvements.
The developer shall mitigate the project’s impacts to the circulation system by:

(A) Construction of all master-planned facilities within the project area, consisting of half the
master planned roadways abufting the project area, plus one lane. “Roadways”
include related improvements, such as sidewalks, curbs, gutters, and drainage facilities.
“Project Area” means the area shown on the approved plans.

(B) Construction of all improvements necessary to mitigate impacts to intersections that the
ICU list shows will be worsened by .02 or more (subject to mitigation fee limit).

The City of Oxnard Public Works Division collects traffic impact fees based on project generated
fraffic that would impact roadways within the City's jurisdiction. Standard conditions of permit
issuance initiate collection of these fees for all projects within the City of Oxnard, regardless of
whether the project is a private or a public project.

Cdlirans. Caltrans has established the cusp of the LOS C/D range as the target level of service
standard for State Highway intersections. If an existing State Highway facility is operating at less
than the target LOS, the existing Measure of Effectiveness (MOE) should be maintained.
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Project Trip Generation and Distribution

Trip Generation Rates. Trip generation estimates for the Teal Club Specific Plan were developed
based on the rates presented in the Institute of Transportation Engineers Trip Generation Manual’
for Land Use #210 - Single Family Residence, Land Use #220 — Multi-Family Housing (Low-Rise)
and Land Use #710 — General Office. and rates contained in SANDAG's Traffic Generatorss for
Neighborhood Commercial, and Community Park. Table 3 lists the ITE and SANDAG ftrip
generation rates.

Table 3
Project Trip Generation Rates
Trip Rate
Land Use AM PM
Land Use Code ADT In Out In Out
SFD 210 9.44 0.185 0.555 0.630 0.360
Multi-Family (Low-Rise) 220 7.32 0.106 0.354 0.353 0.207
Neighborhood Commercial SANDAG 120.00 2.880 1.920 6.000 6.000
Business Park/R&D 710 9.74 0.998 0.162 0.184 0.966
Community Park SANDAG 20.00 0.400 0.400 0.800 0.800
Neighborhood Park SANDAG 5.00 0.100 0.100 0.200 0.200

Internal Capture (Mixed-Use) Trips. The trip generation rates above assume that each project
component is a stand-alone land use. Due to the mix of land uses proposed on the site, a
portion of the trips generated by the project would remain internal to the site and not enter the
external roadway network. ITE's Trip Generation Handbook’” defines a multi-use development as
a “real estate project that consists of two or more ITE land use classifications between which trips
are made without using the off-site road system.” The project’s internal trips were determined
based on the recommended procedure presented in NCHRP Report 684: Enhancing Internal Trip
Capture Estimation for Mixed-Use Developmentss. The internal capture calculation worksheets
are included in the Technical Appendix for reference.

Pass-By Trips. A portion of external frips fo the commercial land uses proposed along Ventura
Road would be “pass-by trips”, meaning trips that are already on the adjacent road system and
simply stop at the site on their way to or from another (primary) destination. The pass-by trips
would be attracted from traffic already traveling on Ventura Road, which offer direct access to
the site. Pass-by frips are therefore not new to the immediate vicinity of the site.

Based on ITE's Trip Generation Handbook Appendix E — Database on Pass-By, Diverted and
Primary Trips, the pass-by rate for commercial is 34% of the external PM peak hour trips, and a
10% pass-by rate was applied to the average daily trips and AM peak hour trips.

5 Trip Generation Manual, Institute of Transportation Engineers, 10th Edition, 2017.

¢ Traffic Generators, San Diego Association of Governments, 2002.

7 Trip Generation Handbook, Institute of Transportation Engineers, 3rd Edition, 2017.

8 NCHRP Report 684: Enhancing Internal Trip Capture Estimation for Mixed-Use Developments. Washington,
DC: Transportation Research Board, 2011.
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As shown in Table 4, the project is expected to generate 13,570 primary average daily frips
(ADT), with 867 primary trips occurring during the AM peak hour and 956 trips occurring during

the PM peak hour.

Table 4
Project Trip Generation
Trips
Land Use AM PM

Land Use SF/DU Code ADT In Out Total In Out Total

SFD 220 210 2,077 41 122 163 139 79 218

Multi-Family (Low-Rise) 770 220 5,636 82 273 355 272 159 431
Neighborhood Commercial | 60,000 SANDAG 7,200 173 115 288 360 360 720
Business Park/R&D 132,000 710 1,286 132 21 153 24 128 152

Community Park 17.8 SANDAG 356 7 7 14 14 14 28
Sub Total 16,555 434 538 972 809 740 | 1,549

Internal Trips ! 2,483 31 45 76 206 191 397
External Trips 14,072 403 493 896 603 549 | 1,152

Pass-by Trips 2 502 17 12 29 107 89 196

Total Primary Trips 13,570 386 481 867 496 460 956

'Internal capture per NCHRP 8-51/ITE Internal Capture, includes transit use.
2 Pass-by frips limited to existing traffic volumes on Ventura Rd that are attracted to the retail component.

Project Trip Distribution. Project trips were distributed and assigned to the local street network
based on modeled select zone volumes from the Oxnard Traffic Model, as developed for the
project site for the Teal Club Specific Plan — IER Traffic Impact Study (Stantec, 2015). The
distribution percentages and project-added traffic volumes are shown in Exhibits 5 and 6,
respectively.

Project Frontage Roadway Improvements

Frontage Improvements. Consistent with the 2030 General Plan, the local area roadway system
adjacent to the site (Ventura Road, Patterson Road, Doris Avenue and Teal Club Road) will be
widened to Local (2-4 lanes) and Primary Arterial (6 lanes) standards. Where these roads are
adjacent to the Teal Club Specific Plan project site, the widening would be required to occur on
the Teal Club properties.

Ventura Road will be built out to a é-lane Primary Arterial, with the project improvement limits
starting north of Doris Avenue and ending south of Teal Club Road. Included in the widening of
Ventura Road, the project has planned for multiple bus pull-out locations on southbound and
northbound lanes as well as on-street bike lane striping. The addition of bus stops on southbound
and northbound lanes would help provide public fransit opfions to serve the residents of the Teal
Club Specific Plan development. This may require a partial realignment of the entire right of
way (ROW) to create room for bus stops on the east side of Ventura Road, unless a suitable
design alternative is feasible.

Teal Club Road is currently a 2-lane rural road and is programmed to be built up to 2-lane local
arterial standards between Victoria Avenue and Patterson Road, and to secondary arterial
standards between Patterson Road and Oxnard Boulevard. The preferred lane configuration for
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the secondary arterial would be two fravel lanes and a Class Il bike lane in each direction
divided by a raised median, Widening of Teal Club Road to local arterial and secondary arterial
standards would improve roadway operations to accommodate the increase in fraffic volume
as a result of the proposed project.

Patterson Road between Doris Avenue and Teal Club Road is also programmed to be built out
to a local arterial with a cross section similar to Teal Club Road. is noted that Patterson Road
north of Doris Avenue has a 16-foot wide planted median, and this freatment could also be an
option for Patterson Road between Doris Avenue and Teal Club Road.

Doris Avenue between Patterson Road and Ventura Road was resurfaced in July 2014. As a
result of that resurfacing, westbound Doris Avenue was striped with 2 lanes plus a bicycle lane
and a planted median with street lights between Coronado Place and Waverly Court. The City
would prefer to see this median freatment continuous between Ventura Road and Patterson
Road and the lanes matfch for the eastbound direction. The cross section would be two travel
lanes and a Class Il bike lane in each direction divided by a raised median.

The future roadway widening of Doris Avenue and Teal Club Road between Patterson Road and
Victoria Avenue (to local arterial standards) should be planned based on future development in
the area (including the adjacent Oxnard School District school site), for which the Teal Club
Specific Plan project would pay its proportionate share to the cost of roadway widening. Based
on the required mitigation improvements needed at each project completion phase, Table 5
summarizes the full build out of the local roadway network.

Table 5
Project Frontage Roadway Segment Improvements
Segment Improvements Completion
Ventura Road (north of Doris to south | Full Roadway widening — 6 Lane Prior to occupancy of
of Teal club) Primary Arterial Phase 1
Patterson Road (Project boundary to | Full Roadway widening — 2 Lane Prior to occupancy of
Teal Club) Local Arterial Phase 2
Doris Avenue (Project boundary to Full Roadway widening — 4 lane Prior to occupancy of
Ventura) Local Arterial Phase 1
Teal Club Road (Ventura to Full Roadway widening - 4 Lane Prior to occupancy of
Coronado) Local Arterial Phase 1
Teal Club Road (Coronado to Full Roadway widening - 4 Lane Prior to occupancy of
Patterson) Local Arterial Phase 2

Teal Club Road between Patterson Road and Victoria Avenue. Teal Club Road is currently a 20-
foot wide rural road consisting of two travel lanes without shoulders and a ditch running along
the north side of the roadway. The roadway segment currently carries approximately 1,800
vehicles per day. Under existing plus project conditions, the segment would carry approximately
3.100 vehicles per day. The existing two-lane roadway would accommodate the existing plus
project daily traffic volume (ADT), however the rural characteristics of the roadway (narrow cross
section and lack of shoulders) presents operational concerns for any additional non-agricultural
traffic. The roadway segment is programmed to be built up to 2-lane local arterial standards
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between Victoria Avenue and Patterson Road?. Prior to full buildout to local arterial standards,
the roadway segment could be widened to 12-foot travel lanes and 8-foot shoulders/Class |l
bike lanes.

Existing plus Project Intersection Operations

Project generated traffic was added fo the existing peak hour traffic volumes and levels of
service were recalculated for existing plus project conditions assuming the proposed frontage
improvements (construction of Patterson Road, Doris Avenue, Teal Club Road and Ventura Road
to General Plan arterial standards). These would result in increased capacity at the Patterson
Road/Teal Club Road intersection and the intersections of Ventura Road with Doris Avenue, Beverly
Drive and Teal Club Road, by adding furning lanes and through lanes at intersection approaches.
The intersection geometries under project-specific conditions are shown in Exhibit 7.

Project frontfage improvements also include the signalization of the Ventura Road/Beverly Drive
infersection, which serves as the main access point fo the commercial portion of the specific plan.
The existing plus project peak hour volumes would satisfy Warrant 3 — Peak Hour contained in the
CAMUTCD, indicating the need for a fraffic signal at the intersection. However, the project-
specific analysis assumes that the intersection remains confrolled by stop signs on Beverly Drive.

The existing plus project traffic volumes are illustrated in Exhibit 8 and Tables 6 and 7 summarize
the level of service calculations. As shown in Table 6, the project would generate project-
specific impacts based on City of Oxnard impact thresholds at the following intersections:

6. Victoria Avenue/Teal Club Road
18. Ventura Road/Beverly Drive

Mitigation measures for these two intersections are discussed in the Mitigations section of this
report. The Victoria Avenue/Doris Avenue intersection would operate at LOS D during the AM
peak hour. While the project addition of V/C 0.01 would not exceed the City's impact threshold
of V/C 0.02, mitigations for this intersection are also included in the Mitigations section.

? City of Oxnard 2030 General Plan Circulation Diagram, City of Oxnard, revised 06/14/2011.
10 California Manual on Uniform Traffic Control Devices, 2014 Edition, Revision 2 (April 7, 2017).
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Table 6
AM Peak hour
Existing plus Project Intersection Levels of Service

AM Peak Hour
Existing Existing + Project |V/C or Delay
Intersection ICU - HCM/LOS ICU - HCM/LOS Increase Impact?
1. Victoria Ave/U.S. 101 NB Ramps 21.4/L0S C 21.5/LOS C 0.1 sec. No
2. Victoria Ave/Valentine Rd 0.55/LOS A 0.57/LOS A 0.02 No
3. Victoria Ave/Olivas Park Rd 0.70/LOS B 0.72/LOS C 0.02 No
4. Victoria Ave/Gonzales Rd 0.74/LOS C 0.77/LCS C 0.03 No
5. Victoria Ave/Doris Ave 0.82/LOS D 0.83/LOS D 0.01 No
6. Victoria Ave/Teal Club Rd >50.0/LOS F >50.0/LOS F n/a Yes
7. Victoria Ave/Fifth St 0.67/LOS B 0.68/LOS B 0.01 No
8. Victoria Ave/Wooley Rd 0.65/LOS B 0.66/LOS B 0.01 No
9. Vineyard Ave/Gonzales Rd 0.60/LOS A 0.61/LOS B 0.01 No
10. Patterson Rd/Doris Ave 13.2/LOS B 15.5/LOS C 2.3 sec. No
11. Patterson Rd/Teal Club Rd ' 10.2/LOS B 10.5/LOS B 0.3 sec. No
12. Ventura Rd/Town Center Dr 0.30/LOS A 0.31/LOS A 0.01 No
13. Ventura Rd/Wagon Wheel Dr 0.53/LCS A 0.56/LOS A 0.03 No
14. Wagon Wheel Dr /U.S. 101 SB Off 7.6/LOS A 7.6/LOS A 0.0 sec. No
15. Ventura Rd/Vineyard Dr 0.47/LOS A 0.48/LOS A 0.01 No
16. Ventura Rd/Gonzales Rd 0.63/LOS B 0.65/LOS B 0.02 No
17. Ventura Rd/Doris Ave ! 0.76/LOS C 0.66/LOS B n/a No
18. Ventura Rd/Beverly Dr! 29.7/LOS D >50.0/LOS F >21.3 sec. Yes
19. Ventura Rd/Teal Club Rd ! 0.74/LOS C 0.65/LOS B n/a No
20. Ventura Rd/Fifth St 0.63/LOS B 0.66/LOS B 0.03 No
21. Ventura Rd/Wooley Rd 0.74/LOS C 0.76/LOS C 0.02 No
22. Oxnard Blvd/Town Center Dr 0.53/LOS A 0.54/LOS A 0.01 No
23. Oxnard Blvd/U.S. 101 NB Ramps 22.2/LOS C 22.5/L0S C 0.3 sec. No
24. Oxnard Blvd/U.S. 101 SB Ramps 18.8/LOS B 18.9/LOS B 0.1 sec No
25. Oxnard Blvd/Gonzales Rd 0.65/LOS B 0.65/LOS B 0.00 No

1 Project frontage improvement: intersection widening and geometry improvements under project-specific conditions.
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Table 7
PM Peak hour
Existing plus Project Intersection Levels of Service

PM Peak Hour
Existing Existing + Project |V/C or Delay
Intersection ICU - HCM/LOS ICU - HCM/LOS Increase Impact?
1. Victoria Ave/U.S. 101 NB Ramps 20.4/LOS C 20.5/LOS C 0.1 sec. No
2. Victoria Ave/Valentine Rd 0.68/LOS B 0.69/LOS B 0.01 No
3. Victoria Ave/Olivas Park Rd 0.72/LOS C 0.74/LOS C 0.02 No
4. Victoria Ave/Gonzales Rd 0.75/LOS C 0.78/LOS C 0.03 No
5. Victoria Ave/Doris Ave 0.78/LOS C 0.79/LOS C 0.01 No
6. Victoria Ave/Teal Club Rd >50.0/LOS F >50.0/LOS F n/a Yes
7. Victoria Ave/Fifth St 0.53/LOS A 0.54/LOS A 0.01 No
8. Victoria Ave/Wooley Rd 0.60/LOS A 0.60/LOS A 0.00 No
9. Vineyard Ave/Gonzales Rd 0.44/LCS A 0.44/LOS A 0.00 No
10. Patterson Rd/Doris Ave 10.5/LOS B 12.5/LOS B 2.0sec. No
11. Patterson Rd/Teal Club Rd ' 9.9/LOS A 10.4/LOS B 0.5 sec. No
12. Ventura Rd/Town Center Dr 0.45/LOS A 0.46/LOS A 0.01 No
13. Ventura Rd/Wagon Wheel Dr 0.50/LCS A 0.54/LOS A 0.04 No
14. Wagon Wheel Dr /U.S. 101 SB Off 7.0/LOS A 7.0/LOS A 0.0 sec. No
15. Ventura Rd/Vineyard Dr 0.48/LOS A 0.51/LOS A 0.03 No
16. Ventura Rd/Gonzales Rd 0.65/LOS B 0.69/LOS B 0.04 No
17. Ventura Rd/Doris Ave ! 0.76/LOS C 0.65/LOS B n/a No
18. Ventura Rd/Beverly Dr ! 44.9/LOS E >50.0/LOS F n/a Yes
19. Ventura Rd/Teal Club Rd ! 0.75/LOS C 0.59/LOS A n/a No
20. Ventura Rd/Fifth St 0.62/LOS B 0.67/LOS B 0.05 No
21. Ventura Rd/Wooley Rd 0.71/LOS C 0.73/LOS C 0.02 No
22. Oxnard Blvd/Town Center Dr 0.52/LOS A 0.53/LOS A 0.01 No
23. Oxnard Blvd/U.S. 101 NB Ramps 26.9/LOS C 27.3/LOS C 0.4 sec. No
24. Oxnard Blvd/U.S. 101 SB Ramps 19.5/LOS B 23.2/LOS C 2.7 sec No
25. Oxnard Blvd/Gonzales Rd 0.68/LOS B 0.70/LOS B 0.02 No

1 Project frontage improvement: intersection widening and geometry improvements under project-specific conditions.
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CUMULATIVE CONDITIONS

The City of Oxnard requires that the study-area intersections are analyzed assuming
"background" traffic conditions, which include traffic that could be generated by other
developments in the study area. The following section discusses the cumulative (existing
condifions plus approved and pending projects) conditions.

Street Network Improvements

Review of roadway or intersection improvements associated with approved projects included in
the cumulative analysis and the City’s Five-Year Capital Improvement Plan indicates that the
following improvements are planned within the study-area.

U.S. 101 Southbound Off-Ramp at Wagon Wheel Road. The Oxnard Village Specific Plan'',
proposed south of U.S. 101 and west of Oxnard Boulevard, will realign Wagon Wheel Road
further south away from U.S. 101 and realign the U.S. 101 Southbound Off-Ramp to intersect with
Ventura Road instead of Wagon Wheel Road. The Wagon Wheel Road/U.S. 101 SB Off-Ramp
intersection is therefore removed from the cumulative analysis.

Patterson Road and Doris Avenue. The Oxnard School District school complex'2, proposed on
the northwest corner of the Teal Club Specific Plan, will widen Patterson Road and Doris Avenue
along its frontage to Local Arterial standards. The traffic study completed for the school site also
indicated that school traffic would satisfy fraffic signal warrants at the Patterson Road/Doris
Avenue intersection. However, the following analysis does not assume that a fraffic signal is
installed under cumulative conditions.

Cumulative Traffic Volumes

Cumulative traffic volumes were developed using a list of pending development projects
provided by City staff1s. In addition, traffic generated by the Oxnard School District school site
was added to the cumulative volumes. A map showing the pending projects within the study
area is included in the Technical Appendix.

Trip generation estimates were developed for the pending projects based on rates contained in
the Institute of Transportation Engineers (ITE) Trip Generation for the respective land uses. A trip
generation worksheet is also included in the Technical Appendix. The cumulative projects traffic
volumes were distributed onto the study-area street network based on each individual project’s
location, existing fraffic patterns, and a general knowledge of the residential and commercial
lay-out of the Oxnard area. The cumulative projects AM and PM peak furning volumes were
assigned to the study area intersections and added to the existing peak hour volumes. The
resulting cumulative peak hour volumes are shown in Exhibit 9 and the cumulative plus project
peak hour volumes are illustrated in Exhibit 10.

11 Oxnard Village Specific Plan Traffic Impact Analysis, RBF Consulting, November 2014.
12 Doris Patterson Educational Facilities Traffic Impact Analysis, Kunzmman Associates, November 2017.
13 Planning Division Quarterly Project List, City of Oxnard, April 2018.
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Cumulative plus Project Intersection Operations

Intersection levels of service were recalculated assuming cumulative and cumulative fraffic
conditions. The calculations are summarized in Tables 8 and 9. As shown, the project would
generate cumulative impacts based on City of Oxnard impact thresholds at the following
intersections:

5. Victoria Avenue/Doris Avenue
6. Victoria Avenue/Teal Club Road
10. Patterson Road/Doris Avenue
18. Ventura Road/Beverly Drive

Mitigation measures are discussed in the Mitigations section of this report. Similarly to project-
specific conditions, the project frontage improvement to widen Ventura Road to Primary Arterial
standards would increase capacity intersections with Doris Avenue, Beverly Drive and Teal Club
Road. The project would also reduce delays af the Patterson Road/Teal Club Road intersection
under cumulative plus project conditions by adding capacity on the southbound and
westbound approaches.
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Table 8
AM Peak hour

Cumulative plus Project Intersection Levels of Service

AM Peak Hour

Cumulative
Cumulative + Project ICU - | VIC or Delay
Intersection ICU - HCM/LOS HCM/LOS Increase Impact?
1. Victoria Ave/U.S. 101 NB Ramps 21.4/LOS C 21.5/LOS C 0.1 sec. No
2. Victoria Ave/Valentine Rd 0.56/LOS A 0.58/LOS A 0.02 No
3. Victoria Ave/Olivas Park Rd 0.73/LOS C 0.75/LOS C 0.02 No
4. Victoria Ave/Gonzales Rd 0.77/LOS C 0.79/LOS C 0.02 No
5. Victoria Ave/Doris Ave 0.86/LOS D 0.90/LOS D 0.04 Yes
6. Victoria Ave/Teal Club Rd >50.0/LOS F >50.0/LOS F n/a Yes
7. Victoria Ave/Fifth St 0.73/LOS C 0.73/LOS C 0.00 No
8. Victoria Ave/Wooley Rd 0.71/LOS C 0.73/LOS C 0.02 No
9. Vineyard Ave/Gonzales Rd 0.66/LOS B 0.66/LOS B 0.00 No
10. Patterson Rd/Doris Ave >50.0/LOS F >50.0/LOS F n/a Yes
11. Patterson Rd/Teal Club Rd ' 12.8/LOS B 14.9/LOS B 2.1 sec. No
12. Ventura Rd/Town Center Dr 0.42/LOS A 0.43/LOS A 0.01 No
13. Ventura Rd/Wagon Wheel Dr 0.60/LOS A 0.63/LOS B 0.03 No
14. Wagon Wheel Dr /U.S. 101 SB Off Intersection Removed
15. Ventura Rd/Vineyard Dr 0.49/LOS A 0.51/LCS A 0.02 No
16. Ventura Rd/Gonzales Rd 0.66/LOS B 0.68/LOS B 0.02 No
17. Ventura Rd/Doris Ave ! 0.82/LOS D 0.73/LOS C n/a No
18. Ventura Rd/Beverly Dr 32.9/LOS D >50.0/LOS F n/a. Yes
19. Ventura Rd/Teal Club Rd ! 0.76/LOS C 0.67/LOS B n/a No
20. Ventura Rd/Fifth St 0.64/LOS B 0.68/LOS B 0.04 No
21. Ventura Rd/Wooley Rd 0.75/LOS C 0.78/LOS C 0.03 No
22. Oxnard Blvd/Town Center Dr 0.66/LOS B 0.68/LOS B 0.02 No
23. Oxnard Blvd/U.S. 101 NB Ramps 22.2/LOS C 22.6/LOS C 0.4 sec. No
24. Oxnard Blvd/U.S. 101 SB Ramps 18.8/LOS B 18.8/LOS B 0.0sec No
25. Oxnard Blvd/Gonzales Rd 0.65/LOS B 0.66/LOS B 0.01 No
! Project frontage improvement: infersection widening and geometry improvements under cumulative + project
conditions.
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Table 9
PM Peak Hour

Cumulative plus Project Intersection Levels of Service

PM Peak Hour

Cumulative
Cumulative + Project ICU - | VIC or Delay
Intersection ICU - HCM/LOS HCM/LOS Increase Impact?
1. Victoria Ave/U.S. 101 NB Ramps 20.4/LOS C 20.5/LOS C 0.1 sec. No
2. Victoria Ave/Valentine Rd 0.70/LOS B 0.72/LOS C 0.02 No
3. Victoria Ave/Olivas Park Rd 0.74/LOS C 0.76/LOS C 0.02 No
4. Victoria Ave/Gonzales Rd 0.77/LOS C 0.80/LOS C 0.03 No
5. Victoria Ave/Doris Ave 0.80/LOS C 0.81/LOS D 0.01 Yes
6. Victoria Ave/Teal Club Rd >50.0/LOS F >50.0/LOS F n/a Yes
7. Victoria Ave/Fifth St 0.56/LOS A 0.57/LOS A 0.01 No
8. Victoria Ave/Wooley Rd 0.62/LOS B 0.63/LOS B 0.01 No
9. Vineyard Ave/Gonzales Rd 0.44/LOS A 0.45/LOS A 0.01 No
10. Patterson Rd/Doris Ave 11.7/LOS B 14.3/LOS B 2.6 sec. No
11. Patterson Rd/Teal Club Rd ! 10.3/LOS B 10.6/LOS B 0.3 sec. No
12. Ventura Rd/Town Center Dr 0.55/LOS A 0.58/LOS A 0.03 No
13. Ventura Rd/Wagon Wheel Dr 0.60/LOS A 0.63/LOS B 0.03 No
14. Wagon Wheel Dr /U.S. 101 SB Off Intersection Removed
15. Ventura Rd/Vineyard Dr 0.50/LOS A 0.53/LOS A 0.03 No
16. Ventura Rd/Gonzales Rd 0.66/LOS B 0.70/LOS B 0.04 No
17. Ventura Rd/Doris Ave ! 0.79/LOS C 0.68/LOS B n/a No
18. Ventura Rd/Beverly Dr ! >50.0/LOS F >50.0/LOS F n/a Yes
19. Ventura Rd/Teal Club Rd ! 0.75/LOS C 0.63/LOS B n/a No
20. Ventura Rd/Fifth St 0.64/LOS B 0.67/LOS B 0.03 No
21. Ventura Rd/Wooley Rd 0.73/LOS C 0.76/LOS C 0.03 No
22. Oxnard Blvd/Town Center Dr 0.58/LOS A 0.59/LOS A 0.01 No
23. Oxnard Blvd/U.S. 101 NB Ramps 27.9/LOS C 30.8/LOS C 2.9 sec. No
24. Oxnard Blvd/U.S. 101 SB Ramps 23.0/LOS C 23.1/LOS C 0.1 sec No
25. Oxnard Blvd/Gonzales Rd 0.68/LOS B 0.71/LCS C 0.03 No
! Project frontage improvement: infersection widening and geometry improvements under cumulative + project
conditions.
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BUILDOUT CONDITIONS

Buildout Traffic Volumes

Traffic volumes for City of Oxnard General Plan buildout conditions are derived from the City of
Oxnard Traffic Model Year 2030 volumes and from the Future (2030) Traffic Volumes With Specific
Plan Amendment contained in the Riverpark Project FEIR Addendum No. 10'4. The 2030 Oxnard
Traffic Model future (General Plan) intersection lane geometrics for the study-area intersections
are shown in Exhibit 11. The analysis assumes that buildout of the General Plan street network
includes signalization of the Victoria Avenue/Teal Club Road and Patterson Road/Doris Avenue
intersections. The 2030 Oxnard Traffic Model peak hour traffic volumes without and with the Teal
Club Specific Plan are shown in Exhibits 12 and 13, respectively.

Buildout plus Project Intersection Operations

Intersection levels of service were recalculated assuming buildout and buildout plus project
conditions. Tables 10 and 11 summarize the buildout and buildout plus project level of service
calculations. As shown, the project would generate impacts at the following intersections:

7. Victoria Avenue/Gonzales Road
11. Patterson Road/Teal Club Road
17. Ventura Road/Doris Avenue
18. Ventura Road/Beverly Drive

Mitigation measures are discussed in the Mitigations section of this report. The Oxnard
Boulevard/U.S. 101 Northbound Ramps intersection would operate at the cusp of LOS C/D
during the PM peak hour, which is considered acceptable based on Calfrans standards. The
Oxnard Boulevard/Gonzales Road intersection would operate in the LOS D range under buildout
conditions. The City Council allows as an exception level of service D either in the AM or PM
periods, or both, at this location in order to avoid adversely impacting private homes and/or
businesses resulting from additional mitigations, or preserve or enhance aesthetic integrity.

14 Addendum No. 10 to the Riverpark Project, Final Environmental Impact Report, Impact Sciences, June
2011.
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Table 10
AM Peak hour
Buildout plus Project Intersection Levels of Service

AM Peak Hour
Buildout
Buildout + Project ICU - | V/C or Delay
Intersection ICU - HCM/LOS HCM/LOS Increase Impact?

1. Victoria Ave/U.S. 101 NB Ramps 35.5/LOS D 37.2/LOS D 1.7 sec. No
2. Victoria Ave/Valentine Rd 0.76/LOS C 0.77/LOS C 0.01 No
3. Victoria Ave/Olivas Park Rd 0.67/LOS B 0.68/LOS B 0.01 No
4. Victoria Ave/Gonzales Rd ! 0.81/LOS D 0.83/LOS D 0.02 Yes
5. Victoria Ave/Doris Ave 0.72/LOS C 0.76/LOS C 0.04 No
6. Victoria Ave/Teal Club Rd 0.64/LOS B 0.67/LOS B 0.03 No
7. Victoria Ave/Fifth St 0.57/LOS A 0.58/LOS A 0.01 No
8. Victoria Ave/Wooley Rd 0.64/LOS B 0.66/LOS B 0.02 No
9. Vineyard Ave/Gonzales Rd 0.68/LOS B 0.68/LOS B 0.00 No
10. Patterson Rd/Doris Ave 0.72/LOS C 0.75/LOS C 0.03 No
11. Patterson Rd/Teal Club Rd 20.3/LOS C 28.4/LOS D 8.1 sec. Yes
12. Ventura Rd/Town Center Dr 0.48/LOS A 0.49/LOS A 0.01 No
13. Ventura Rd/Wagon Wheel Dr 0.67/LOS B 0.71/LOS C 0.04 No
14. Wagon Wheel Dr /U.S. 101 SB Off Intersection Removed

15. Ventura Rd/Vineyard Dr 0.55/LCS A 0.57/LOS A 0.02 No
16. Ventura Rd/Gonzales Rd 0.55/LOS A 0.57/LOS A 0.02 No
17. Ventura Rd/Doris Ave 0.74/LOS C 0.78/LOS C 0.04 No
18. Ventura Rd/Beverly Dr >50.0/LOS F >50.0/LOS F n/a Yes
19. Ventura Rd/Teal Club Rd 0.64/LOS B 0.69/LOS B 0.05 No
20. Ventura Rd/Fifth St 0.59/LOS A 0.62/LOS B 0.03 No
21. Ventura Rd/Wooley Rd 0.66/LOS B 0.68/LOS B 0.02 No
22. Oxnard Blvd/Town Center Dr 0.74/LOS C 0.75/LOS C 0.01 No
23. Oxnard Blvd/U.S. 101 NB Ramps 24.4/LOS C 24.5/LOS C 0.1 sec. No
24. Oxnard Blvd/U.S. 101 SB Ramps 19.0/LOS B 19.0/LOS B 0.0sec No
25. Oxnard Blvd/Gonzales Rd 0.83/LOS D 0.83/LOS D 0.00 No

! Intersection analyzed assuming existing intersection lane geometry under General Plan Buildout conditions.
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Table 11
PM Peak hour
Buildout plus Project Intersection Levels of Service

PM Peak Hour
Buildout
Buildout + Project ICU - | V/C or Delay
Intersection ICU - HCM/LOS HCM/LOS Increase Impact?

1. Victoria Ave/U.S. 101 NB Ramps 24.7/LOS C 25.5/LOS C 0.0 sec. No
2. Victoria Ave/Valentine Rd 0.76/LOS C 0.77/LOS C 0.01 No
3. Victoria Ave/Olivas Park Rd 0.78/LOS C 0.80/LOS C 0.02 No
4. Victoria Ave/Gonzales Rd ! 0.95/LOS E 0.98/LOS E 0.03 Yes
5. Victoria Ave/Doris Ave 0.70/LOS C 0.74/LOS C 0.04 No
6. Victoria Ave/Teal Club Rd 0.71/LOS C 0.71/LCS C 0.00 No
7. Victoria Ave/Fifth St 0.58/LOS A 0.59/LOS A 0.01 No
8. Victoria Ave/Wooley Rd 0.67/LOS B 0.69/LOS B 0.02 No
9. Vineyard Ave/Gonzales Rd 0.52/LOS A 0.52/LOS A 0.00 No
10. Patterson Rd/Doris Ave 0.45/LOS A 0.51/LOS A 0.06 No
11. Patterson Rd/Teal Club Rd 12.9/LOS B 14.9/LOS B 2.0 sec. No
12. Ventura Rd/Town Center Dr 0.71/LOS C 0.72/LOS C 0.01 No
13. Ventura Rd/Wagon Wheel Dr 0.72/LOS C 0.74/LOS C 0.02 No
14. Wagon Wheel Dr /U.S. 101 SB Off Intersection Removed

15. Ventura Rd/Vineyard Dr 0.62/LOS B 0.64/LOS B 0.02 No
16. Ventura Rd/Gonzales Rd 0.71/LOS C 0.75/LOS C 0.04 No
17. Ventura Rd/Doris Ave 0.82/LOS D 0.88/LOS D 0.06 Yes
18. Ventura Rd/Beverly Dr >50.0/LOS F >50.0/LOS F n/a Yes
19. Ventura Rd/Teal Club Rd 0.57/LOS A 0.62/LOS B 0.05 No
20. Ventura Rd/Fifth St 0.75/LOS C 0.78/LOS C 0.03 No
21. Ventura Rd/Wooley Rd 0.79/LOS C 0.80/LOS C 0.01 No
22. Oxnard Blvd/Town Center Dr 0.77/LOS C 0.78/LOS C 0.01 No
23. Oxnard Blvd/U.S. 101 NB Ramps 33.9/LOS C 35.5/LOS D 1.4sec. No
24. Oxnard Blvd/U.S. 101 SB Ramps 20.1/LOS C 20.4/LOS C 0.3 sec No
25. Oxnard Blvd/Gonzales Rd 0.85/LOS D 0.87/LOS D 0.02 No

! Intersection analyzed assuming existing intersection lane geometry under General Plan Buildout conditions.
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PROJECT SITE ACCESS

The conceptual site plan illustrated in Exhibit 2 shows that access to the Teal Club Specific Plan is
proposed via two connections to Doris Avenue, four connections to Teal Club Road and one
connection to Ventura Road opposite Beverly Drive. It is expected that the new intersections on
Doris Avenue and Teal Club Road will operate acceptably with stop control on the minor (project)
approaches, however the ultimate control and geometry of these intersections will be evaluated
during future project design stages.

The Ventura Road/Beverly Drive intersection currently operates below the City's LOS C standard
and project traffic would further increase (side street) delays. Existing plus project traffic volumes will
satisfy Warrant 3 — Peak Hour contained in the CAMUTCD. Frontage improvements should therefore
include installation of a traffic signal. The intersection is expected to operate at LOS C or better with
a fraffic signal and addition of a third lane in the southbound direction (project-specific and
cumulative plus project conditions), and at LOS B or better with a traffic signal and addition of a
third lane in the northbound and southbound direction (buildout plus project conditions). The
ultimate intersection geometry is shown in Exhibit 11.

Roadways within the specific plan will be designed constructed according to City residential and
collector roadway standards to provide adequate local, emergency vehicle and service vehicle
access.

The specific plan will include an internal circulation system that will provide pedestrian connectivity
between the residential, office, retail uses and parks, as well as to the adjacent future school
complex and the external sidewalk system. Buildout of Patterson Road, Doris Avenue, Real Club
Road and Ventura Road will include provision of sidewalks along the specific plan boundary, and
crosswalks at the signalized intersections of Ventura Road with Doris Avenue, Beverly Drive and Teall
Club Road. The future school complex is expected to install crosswalks at the Patterson Road/Doris
Avenue. Installation of crosswalks at other (unsignalized) intersections along Doris Avenue could be
evaluated in the future as pedestrian volumes warrant.

MITIGATION MEASURES
Project-Specific Mitigations

The project-specific analysis found that the project would generate a project-specific impact
based on City of Oxnard impact thresholds at the following infersections:

6. Victoria Avenue/Teal Club Road
18. Ventura Road/Beverly Drive

The Victoria Avenue/Doris Avenue intersection would operate at LOS D during the AM peak
hour. While the project addition of V/C 0.01 would not exceed the City’'s impact threshold of
V/C 0.02, mitigations for this intersection were also developed.

Victoria Avenue/Doris Avenue: The intersection is expected to operate in the LOS D range
during the AM peak hour and the project would add V/C 0.01, which would not exceed the
City’s V/C 0.02 threshold. Installation of a third northbound and southbound through lane,
consistent with the future planned widening of Victoria Avenue to Primary Arterial (six-lane)
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standards, would result in LOS B operations. The project’s proportionate share for implementation
of the improvements is shown in Table 13.

Victoria Avenue/Teal Club Road: The intersection is currently controlled by a stop sign on Teal
Club Road. Review of the fraffic signal warrants contained in Chapter 4C. Traffic Control Signal
Needs Studies of the CAMUTCD indicates that the existing plus project volumes would satisfy
Warrant 3 — Peak Hour (70% Factor/Rural). With a fraffic signal, the intersection would operate in the
LOS C range, thereby mitigating the project’s project-specific impact.

Ventura Road/Beverly Drive: The intersection is currently controlled by a stop sign on Beverly Drive.
The existing plus project peak hour volumes would satisfy Warrant 3 — Peak Hour contained in the
CAMUTCD. With a fraffic signal, the intersection would operate in the LOS A-B range, thereby
mitigating the project’s project-specific impact.

Table 12
Project-Specific Mitigated Intersection Levels of Service
AM Peak Hour PM Peak Hour
Existing + Project Mitigated Existing + Project Mitigated
Intersection ICU - HCM/LOS HCM/LOS ICU - HCM/LOS HCM/LOS
5. Victoria Ave/Doris Ave 0.83/LOS D 0.62/LOS B 0.79/LOS C 0.58/LOS A
6. Victoria Ave/Teal Club Rd >50.0/LOS F 0.80/LOS C >50.0/LOS F 0.77/LOS C
18. Ventura Rd/Beverly Dr >50.0/LOS F 0.60/LOS A >50.0/LOS F 0.67/LOS B

The analysis contained in this report assumes that the project will widen Patterson Road, Doris
Avenue and Teal Club Road to Local Arterial standards, and Ventura Road to Primary Arterial
standards along its frontage. All frontage improvements will be fully constructed at project buildout,
however the timing of each roadway segment widening is subject to project development phasing
shown in Table 5.

Cumulative Mitigations

The cumulative analysis indicated that the project would generate cumulative impacts based
on City of Oxnard impact thresholds at the following intersections:

8. Victoria Avenue/Doris Avenue
9. Victoria Avenue/Teal Club Road
12. Patterson Road/Doris Avenue
18. Ventura Road/Beverly Drive

Victoria Avenue/Doris Avenue: The intersection is expected to operate in the LOS D range
during the AM pecak hour and the project would add V/C 0.05, which exceeds the City's V/C
0.02 threshold. Installation of a third northbound and southbound through lane, consistent with
the future planned widening of Victoria Avenue to Primary Arterial (six-lane) standards, would
result in LOS B operations, thereby mitigating the project’s cumulative impact. The project’s
proportionate share for implementation of the improvements is shown in Table 13.
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Victoria Avenue/Teal Club Road: The intersection would operate at LOS F with and without the
project traffic. The project-specific mitigation, signalization of the intersection, would provide for
LOS D operations. To provide for acceptable service levels, installation of a third northbound and
southbound through lane, consistent with the future planned widening of Victoria Avenue to
Primary Arterial (six-lane) standards, would be required. The project’s proportionate share for
implementation of the improvements is shown in Table 13.

Patterson Road/Doris Avenue: The intersection would operate at LOS F during the AM peak hour
assuming the current all-way stop control. The proposed Oxnard School District site will improve
Patterson Road and Doris Avenue along its frontage to Local Arterial standards, and (payments
toward) the signalization of the intersection was included as project-specific mitigation in the Doris
Avenue/Patterson Road Educational Facilities Project FEIR.

To provide for acceptable operations, a fraffic signal should be installed and a left-turn lane and
shared through/right-turn lane should be provided on all approaches. This will require widening of
the eastbound approach. Implementation of these mitigations would result in LOS C during the AM
peak hour and LOS A during the PM peak hour. The project’s proportionate share for
implementation of the improvements is shown in Table 13.

The proposed traffic signal at the intersection of Patterson Rd and Doris Ave. is not part of the
traffic model and therefore is not included in the tfraffic impact fee calculation of the standard
traffic impact fee. The project project’s proportionate share as shown on Table 10 is in addition
to the traffic impact fee for the project.

Ventura Road/Beverly Drive: The intersection is currently controlled by a stop sign on Beverly Drive.
The cumulative plus project peak hour volumes would satisfy Warrant 3 — Peak Hour contained in
the CAMUTCD. With a fraffic signal, the intersection would operate in the LOS A-B range, thereby
mitigating the project’s project-specific impact.

Table 13
Cumulative plus Project Mitigated Intersection Levels of Service
AM Peak Hour PM Peak Hour
Cumulative + Cumulative +
Project Project
ICU - Mitigated ICU - Mitigated |Proportionate
Intersection HCM/LOS HCM/LOS HCM/LOS HCM/LOS Share
5. Victoria Ave/Doris Ave 0.90/LOS D 0.67/LOSB | 0.81/LOSD | 0.59/LOS A 40%
6. Victoria Ave/Teal Club Rd >50.0/LOSF | 0.61/LOSB | >50.0/LOSF | 0.59/LOS A 23%
10. Patterson Rd/Doris Ave >50.0/LOSF | 0.71/LOS C 14.3/LOSB | 0.41/LOS A 21%
18. Ventura Rd/Beverly Dr >50.0/LOSF | 0.61/LOSB | >50.0/LOSF | 0.68/LOS B 100%
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Buildout Mitigations

The buildout analysis indicated that the project would generate a buildout impact based on
City of Oxnard impact thresholds at the following intersections:

5. Victoria Avenue/Gonzales Road
13. Patterson Road/Teal Club Road
17. Ventura Road/Doris Avenue
18. Ventura Road/Beverly Drive

Victoria Avenue/Gonzales Road: To provide for acceptable operations under buildout
conditions, the 2030 Oxnard Traffic Model General Plan intersection lane geometrics should be
implemented (as illustrated in Exhibit 11). These include conversion of the southbound right-furn
lane to a shared through/right-turn lane, and conversion of the westbound no.2 through lane to
a shared through/right-turn lane. This would occur in conjunction with widening of Victoria
Avenue south of Gonzales Road to provide three southbound fravel lanes.

Patterson Road/Teal Club Road: The intersection is currently confrolled by stop signs. The
cumulative plus project peak hour volumes would satisfy Warrant 3 — Peak Hour contained in the
CAMUTCD. With a traffic signal, the intersection would operate in the LOS A, thereby mitigating the
buildout impact.

Ventura Road/Doris Avenue: The intersection’s eastbound and westbound approaches contain
a dedicated left-turn lane, a through lane and a dedicated right-turn. Reconfiguration to a
dedicated left-turn lane, a through lane and a shared through/right-turn lane would provide for
LOS C operations. This improvement would necessitate provision of two receiving lanes on both
eastbound and westbound approaches.

Ventura Road/Beverly Drive: The intersection is currently controlled by a stop sign on Beverly Drive.
The buildout plus project peak hour volumes would satisfy Warrant 3 — Peak Hour contained in the
CAMUTCD. With a traffic signal, the intersection would operate in the LOS A-B range, thereby
mitigating the buildout impact.

Table 14
Buildout plus Project Mitigated Intersection Levels of Service
AM Peak Hour PM Peak Hour
Buildout + Buildout +
Project Project
ICU - Mitigated ICU - Mitigated |Proportionate
Intersection HCM/LOS HCM/LOS HCM/LOS HCM/LOS Share
4. Victoria Ave/Gonzales Rd 0.83/LOS D 0.69/LOS B 0.98/LOSE | 0.77/LOS C 10%
11. Patterson Road/Teal Club Road| 28.4/LOS D 0.40/LOS A 14.9/LOS B 0.26/LOS A 17%
17. Ventura Rd/Doris Ave 0.78/LOS C 0.76/LOSC | 0.88/LOSD | 0.79/LOS C 33%
18. Ventura Rd/Beverly Dr >50.0/LOSF | 0.59/LOS A | >50.0/LOSF | 0.68/LOS B 100%
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CONGESTION MANAGEMENT PROGRAM (CMP) ANALYSIS

For the purposes of Congestion Management Program (CMP) traffic impact analysis, LOS E is
considered to be acceptable, and a significant impact occurs if the proposed project increases
fraffic demand on a CMP facility by 2% of capacity (V/C > 0.02), causing or worsening LOS F
(V/C > 1.00).

Roadways. U.S. 101, Victoria Avenue, Ventura Road and Oxnard Boulevard are included in the
CMP network. According to the 2009 CMP13, these facilities operate at LOS D or better during
the AM and PM peak hour periods, except Northbound U.S. 101, which operates in the LOS F
range during the PM peak hour. The project would add 47 PM peak hour trips to Northbound U.S.
101, which would increase the directional peak hour volume by less than 1%. This increase would
not result in a CMP impact based on the impact criteria of an increase in fraffic demand on a
CMP facility by 2% of capacity.

Intersections. Within the study-area, the U.S. 101/Victoria Avenue interchange and the
intersections of Gonzales Road with Victoria Avenue, Ventura Road and Oxnard Boulevard are
included in the CMP network. The traffic analysis indicated that these intersections operate at
LOS C or better. Based on the CMP criteria outlined above, the project would not generate an
impact at any of the CMP intersections.

TEAL CLUB SPECIFIC PLAN EIR PROJECT ALTERNATIVES

As part of the environmental review process, the Teal Club Specific Plan Project contains EIR
Alternatives. One of design alternatives is the "Reduced Intensity Alternative”. The second EIR
alternative, "Phase 1 Development Only Alternative”, assumes the construction of the “Phase 1"
portion of the project only, without the development of the Phase 2 component of the project.
These Project Alternatives are discussed below.

Reduced Intensity Alternative

The Reduced Intensity Alternative is similar to the proposed project, with two differences:

e The business research park (BRP) area is replaced with single-family residential units;
e the Commercial building square footage is decreased by 10,000 square feet in the
Urban Village core.

All other components of the “Project” version are retained, including the 290 dwelling unit total.
The trip generation for the Reduced Intensity Alternative is summarized in Table 15. As shown, this
Project Alternative is expected to generate 11,857 ADT, with 744 AM PHT and 910 PM PHT, or 123
AM PHT (-14%) and 46 PM PHT (-5%) less compared fo the Proposed Project. From an intersection
performance standpoint, the 14% or less change in trips that this alternative would produce is
not sufficient to change the significant impact findings and mitigation measures for the
proposed project.

152009 Ventura County Congestion Management Program, VCTC, Adopted July 10, 2009.
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Table 15

Reduced Intensity Alternative Trip Generation

Trips
Land Use AM PM

Land Use SF/DU Code ADT In Out | Total In Out | Totdl

SFD 387 210 3,653 72 215 287 244 139 383
Multi-Family (Low-Rise) 603 220 4,414 64 213 277 213 125 338
Neighborhood Commercial | 50,000 SANDAG 6,000 144 96 240 300 300 600

Community Park 17.8 SANDAG 356 7 7 14 14 14 28
Sub Total 14,423 287 531 818 771 578 1,349

Internal Trips ! 2,146 17 33 50 147 128 275
External Trips 12,277 270 498 768 624 450 1,074

Pass-by Trips 2 420 14 10 24 90 74 164

Total Primary Trips 11,857 256 488 744 534 376 910

'Internal capture per NCHRP 8-51/ITE Internal Capture, includes transit use.

2 Pass-by trips limited fo existing traffic volumes on Ventura Rd that are attracted fo the retail component.

Phase 1 Development Only Alternative

The Phase 1 Development Only Alternative anticipates the potential that the 92.4 acres of the
Phase 1 planning areas would be developed, agricultural buffers would be provided and the
Phase 2 area would be deleted from the Specific Plan approval. The resulting project would
include 723 dwelling units, a Beverly Drive Greenbelt and community park, and the Urban
Vilage core along Ventura Road. The frip generation for the Phase 1 Development Only
Alternative is summarized in Table 16.

Table 16
Phase 1 Development Only Alternative Trip Generation
Trips
Land Use AM PM

Land Use SF/DU Code ADT In Out Total In Out Total

SFD 220 210 2,077 41 122 163 139 79 218
Multi-Family (Low-Rise) 503 220 3,682 53 178 231 178 104 282
Neighborhood Commercial | 60,000 SANDAG 7,200 173 115 288 360 360 720

Community Park 6.5 SANDAG 130 3 3 6 5 5 10
Sub Total 13,089 270 418 688 682 548 | 1,230

Internal Trips ! 1,932 9 19 28 152 136 288

External Trips 11,157 261 399 660 530 412 942

Pass-by Trips 2 502 17 12 29 107 89 196

Total Primary Trips 10,655 244 387 631 423 323 746

IInternal capture per NCHRP 8-51/ITE Internal Capture, includes transit use.

2 Pass-by frips limited to existing fraffic volumes on Ventura Rd that are attracted to the retail component.
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Table 16 indicates that this Project Alternative is expected to generate 10,655 ADT, with 631 AM
PHT and 746 PM PHT, or 236 AM PHT (-27%) and 210 PM PHT (-22%) less compared to the
Proposed Project. From an intersection performance standpoint, the 27% change in trips that this
alternative would produce during the PM peak hour is not expected to change the impact
findings and mitigations developed for the proposed project. While the project generates
significantly less peak hour frips, signalization of the Victoria Avenue/Teal Club Road and
Ventura Boulevard/Beverly Drive intersections will be required under project-specific conditions.
in addition to the project-specific mitigations, widening of Victoria Avenue to three through
lanes in each direction at Doris Avenue and Teal Club Road will be required under cumulative
conditions. In addition, signalization of Patterson Road/Doris Avenue will be needed to
accommodate fraffic from both the project and the proposed school complex site.

SOUTH OF TEAL CLUB ROAD ANNEXED LAND

Included with the project is the annexation of 11.4 acres of county land south of Teal Club Road
(to avoid creating unincorporated islands). The additional nine parcels to be annexed are a mix
of vacant land and residential development, and as indicated in the Oxnard 2030 General Plan
land use map, are designated for Airport Compatible land uses (low intensity industrial and other
uses that won't interfere with airport operations). If these parcels were annexed to the City of
Oxnard and zoned Light Manufacturing (M-1) as proposed, the property owners would have the
option of submiftting applications to develop their properties with the uses and at the densities
allowed in the City of Oxnard’s zoning regulations for the M-1 Zone District.

Because no plans for development on the additional parcels to be annexed south of Teal Club
Road are included in the proposed project, a reasonable maximum buildout scenario based on
the General Plan and City Code Chapter 16 (Zoning) controls on development in the M-1 Zone
District is assumed in this EIR. Based on these standards and the area of the nine parcels (11.4
acres, or 496,584 square feet), the maximum potential buildout of the nine parcels under the M-1
regulations would be 347,608.8 square feet of manufacturing space. For purposes of this analysis,
assumed buildout would be half manufacturing space (173,804 square feet) and half warehouse
space (173,804 square feet).

Thus, the total assumed light industrial development for the parcels to be annexed south of Teal
Club Road is assumed to be 347,608 square feet. Development of 347,608 square feet of light
industrial use on these parcels is in line with what is currently modeled in the City of Oxnard
Traffic Model. The 11.4 acres of project land is located in traffic analysis zone (TAZ) 15 of the
Oxnard Traffic Model. The modeled land use assumptions within TAZ 15 for General Plan Year
2030 consist of 400,000 square feet of Light/General Industrial and 20.65 acres of Agriculture,
which Table 17 shows the trip generation summary for TAZ 15:
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Table 1

7

Oxnard Traffic Model TAZ 15 Trip Generation Summary

AM Peak Hour

PM Peak Hour

Land Use Units in [ out | Total in [ out | Total ADT
Trip Rates

16. Light/General Industrial TSF .58 .18 76 .25 .61 .86 6.50
35. Agricultural Acre .01 .00 .01 .00 .01 .01 .10
TAZ 15

16. Light/General Industrial 400 TSF 232 72 304 100 244 344 2,600
35. Agricultural 20.65 Acre 0 0 0 0 0 0 2
TOTAL 232 72 304 100 244 344 2,602

The 400,000 square feet of light industrial uses in TAZ 15 would cover the project assumption of
347,608 square feet of light industrial, as well as an additional 52,392 square foot light industrial
development within the TAZ. Based on the modeled frip generation distribution for TAZ 15, the
400,000 square feet of light industrial uses would add less than 14 trips to the intersection of
Oxnard Boulevard/Gonzales Road during the PM peak hour. From a no-build standpoint, if these
14 trips were removed from the intersection of Oxnard Boulevard/Gonzales Road during the PM
peak hour, it would sfill operate at LOS D. Therefore it is determined that the addition of the
annexed parcels to the City of Oxnard would not create any future significant traffic impacts.
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