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Action at the March 13, 1997 Commission Meeting in Carmel. 

SYNOPSIS 

The City of San Buenaventura (Ventura) Local Coastal Program (LCP) was certified by the Coastal 
Commission in two segments, a complete Harbor LCP on May 21, 1981 and the City LCP on 
February 23, 1984. The current proposal is the City's first major LCP amendment request for 1996 . 
The proposed amendment affects both the land use plan (LUP) and the implementation plan (IP) of 
the City's certified LCP. Specifically, the City proposes to amend the Harbor Commercial (HC) land 
use designation to allow for the addition of a new designation Harbor Related Mixed Use (HRMU) 
(Exhibit 7). The creation of this land use designation would enable the last large undeveloped 
Harbor-front parcel in Ventura and Santa Barbara Counties to be developed with residential and 
commercial uses (Exhibit 5). The subject parcels combined total 24.62 acres -- 20.85 acres are 
located on land and 3.7 acres are located in water. The HRMU designation would specifically allow 
90% of the approximate 20.85 acre land section of the parcel to be developed with residential at a 
density of 20 dwellings per acre and the remaining 1 Oo/o of the parcel to be developed with either 
general commercial, intended to support the residential development or visitor-serving commercial 
(Exhibit 1). The City contemplates the maximum total potential residential site development, as 
proposed, would allow for 300 residential units. (Issue Area continued on page 2) 

SUMMARY OF STAFF RECOMMENDATION 

Staff is recommending that the Commission, after public hearing, deny the amendment to the 
certified LUP as submitted; then approve, only if modified, the amendment to the LUP. The 
modifications are necessary because, as submitted, the LUP amendment is not consistent with the 
Chapter 3 policies of the Coastal Act. Staff is also recommending that the Commission, after public 
hearing, deny the amendment to the certified IP as submitted; then approve, only if modified, the 
amendment to the IP. The modifications are necessary because, as submitted, the IP amendment is 
inadequate to carry out the LUP. The motions to accomplish this recommendation are found on 
page 4 and 5. The suggested modifications are found on pages 6 through 10 . 

Additional Information: Please contact Rebecca Richardson, California Coastal Commission, South 
Central Coast Area, 89 So. California St., Second Floor, Ventura, CA. (805) 641-0142. 
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ISSUE AREA 

The proposed LCP amendment involves the creation of a new land use designation, HRMU 
that would apply to the land area of an approximate 24.62 acre parcel, of which 20.85 acres 
is land, which is located in the Ventura Harbor area. This proposed designation would allow 
the vacant waterfront land to develop as residential (20 dwellings per acre) on 90% of the 
site and general commercial on 1 0% of the site. The 3. 7 acres located in the water adjacent 
to the subject parcel, as proposed under the LCPA, could be developed as boat docks. 

Based on the analysis of the proposed amendment relative to Coastal Act policies staff 
concludes that the proposed LCP amendment does not meet the requirements of the Coastal 
Act. The areas that are of particular concern and disagreement between the City Planning 
staff and the Coastal Commission staff are listed in the chart on page 3 according to issue 
area, LCPA proposal and Coastal Act analysis. Also contained in the chart are the proposed 
modifications that that will bring the LCPA into conformance with Chapter 3 of the Coastal 
Act. Staff notes that the modifications involving provisions to reduce contaminated runoff 
into the Harbor waters and to modify the standards of the Harbor Commercial Zone {IP) to be 
in conformance with the LUP suggested modifications are not contained within the chart. 

Contained in the staff note (page 5) is a detailed discussion of the modifications that resulted 

r. .. 

• 

from postponement of this amendment from two Coastal Commission meetings (November • 
1996 and December 1996). 

• 



• ISSUE PROPOSAL 
AREA 

1) Non-griorit~ Allow for 
develogment develop-
grogosed on a ment of 
harbor water- 20.85 acre 
front site: site with 20 
residential and dwellings 
general per acre 
commercial land and with 
uses; general 
2) No commercial 
consideration of 
commercial 
fishing industrv 
needs 

• 3) Progosed Provide a 
HRMU land public 
use pedestrian 
designation access 
provides a and 
minimal bicycle 
amount of path along 
waterfront the entire 
public access length of 
on a gublicl~ water-
owned parcel front. 
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COASTAL ACT SUGGESTED CITY 
ANALYSIS MODIFICATION ACCEPTS 

• Reduce the total area available 
Coastal Act §30255 for residential and general • YES 
requires that coastal- commercial development to 
dependent accomodate 300 maximum units 
developments have to approximately 75o/o (16 acres) 
priority over other of the undeveloped site. • YES 
developments on or • Add language to the Harbor 
near the shoreline, Commercial land use 
such as harbors; designation which would require 
and, that, when the City to maintain all existing 
appropriate, coastal- commercial boat slips and 
related further, require the City to give 
developments be priority to development of 
sited within additional commercial boat slips 
reasonable proximity and projects oriented toward 
to the coastal- commercial fishing, consistent 
dependent uses that with the future projected 
they support. demands of the Ventura County 

fishing industrv . 
• Add language to require that a 2.44 

Coastal Act acre waterfront public park be • NO 
§30210, §30211 developed in conjunction with any 

residential development on the site. 
and §30212 • In conjunction with any site 
mandate that development, require that public • ? 
maximum public amenities be developed consisting 

access to the coast of public access and recreation 

must also be 
improvements, such as a harbor-
fronting and vertical pedestrian and 

provided for and bicycle accessways, picnic tables, 
protected. public parking and linear park area. 

• Add provisions for site development • YES 
that insure public parking, 
circulation and access to the 
Harbor's existing and future 
recreational boating and visitor 
serving facilities uses. 

• Add provisions to ensure that all • NO 
public amenities are constructed 
concurrent with any development of 
the site and that all public access 
and recreation improvements are 
completed prior to the occupancy of 
any residential or commercial 
development. 
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ISSUE 
AREA 

PROPOSAL COASTAL ACT 
ANALYSIS 

SUGGESTED 

4) Pro12osed Visitor- Coastal Act §30213, • Add language to insure that 
HRMU land serving §30220, §30221 and a two acre area of the site 
!!§!! and §30224 of the which includes 500 feet of 
designation recrea- Coastal Act requires water frontage be 
grovides limited tiona I that oceanfront land developed with any of the 
assurances boating be protected to meet following: a) public 
that an~ visitor- are the public's future amenities; b) commercial 

allowable demand for coastal- visitor-serving uses; and c) 
uses on dependent and water-oriented recreational 
the site. recreational uses. facilities. 

CITY 
ACCEPTS 

• NO 

• 

• 



• 

• 
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STANDARD OF REVIEW 

The standard of review for the proposed amendment to the certified LUP, pursuant to 
§30512(c) of the Coastal Act, is that the proposed amendment is in conformance with the 
Chapter 3 policies of the Coastal Act. 

The standard of review for the proposed amendment to the LCP IP, pursuant to §30513 and 
§30514 of the Coastal Act, is that the proposed amendment is in conformance with, and 
adequate to carry out the provisions of the LUP portion of the Certified City of Ventura LCP. 

PUBLIC PARTICIPATION 

§30503 of the Coastal Act requires public input in preparation, approval, certification and 
amendment of any Local Coastal Program. The City of Ventura Planning Commission and 
the City of Ventura City Council each held a public hearing and adopted the proposed 
changes to the City's certified LCP. Each local hearing was duly noticed to the public 
consistent with §13552 and §13551 of the California Code of Regulations which require that 
notice of availability of the draft LCP amendment (LCPA) be made available six (6) weeks 
prior to final local action. Notice of the subject amendment has been distributed to all known 
interested parties. 

PROCEDURAL REQUIREMENTS 

Pursuant to §13551{b) of the California Code of Regulations, the City resolution for submittal 
must indicate whether the LCPA will require formal local government adoption after the 
Commission approval, or is an amendment that will take effect automatically upon the 
Commission's approval pursuant to Public Resources Code §30512, §30513 and §30519. 
Because this approval is subject to suggested modifications by the Commission, the City of 
Ventura must to act to except the adopted suggested modifications before the LCPA shall be 
effective and the requirements of §13544, which provides for the Executive Director's 
determination that the City's action is legally adequate, must be fulfilled. 

STAFF NOTE 

The subject LCPA has been agendized for two previous Coastal Commission meetings: 
November 1996 and December 1996. At the request of the City of Ventura, in consultation 
with the Ventura Port District, the item was postponed twice. The Commission staff has met 
with the City of Ventura Planning Staff and the Ventura Port District, formally five times and 
have had numerous informal communications via the phone, letters and conversations . 
Some of the suggested modifications contained within the staff report have been written at 
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the request of the City Planning Staff in response to the suggested modifications that were 
contained in the two previous reports. Additionally, the planning staff proposed stylistic 
modifications that would conform to lay out of the City of Ventura's Comprehensive Plan and 
Zoning Code, which also serve, in part, as the certified LUP and IP. 

I. ACTION ON CITY OF VENTURA AMENDMENT 

Following a public hearing, staff recommends the Commission adopt the following resolutions and 
findings. The appropriate motion to introduce the resolution and a staff recommendation are 
provided just prior to each resolution. 

A. RESOLUTION I (Resolution to deny certification of the City of Ventura LCP 
Land Use Plan Amendment 2-96, as submitted) 

MOTION I 

I move that the Commission certify the City of Ventura Land Use Plan Amendment 2-96, as 
submitted. 

STAFF RECOMMENDATION 

• 

Staff recommends a NO vote and the adoption of the following resolution and findings. An • 
affirmative vote by a majority of the appointed Commissioners is needed to pass the motion. 

RESOLUTION I 

The Commission hereby denies certification of the City of Ventura LCP Land Use Plan 
Amendment 2-96 and adopts the findings stated below on the grounds that the amendment 
will not meet the requirements of and conform with the polices of Chapter 3 of the Coastal 
Act. The Land Use Plan amendment as submitted is not consistent with applicable decisions 
of the Commission that guide local government actions pursuant to §30625(c) of the Coastal 
Act, and approval of the amendment as submitted will have significant environmental effects 
for which feasible mitigation measures have not been employed consistent with California 
Environmental Quality Act .. There are feasible alternatives or feasible mitigation measures 
available which would substantially Jessen any significant adverse impact which the approval 
of the Land Use Plan amendment would have on the environment. 

• 



• 

• 

• 
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B. RESOLUTION II (Resolution to approve certification of the City of Ventura 
LCP Land Use Plan Amendment 2-96, if modified) 

MOTION II 

I move that the Commission certify the City of Ventura Land Use Plan Amendment 2-96, if it is 
modified in conformity with the suggested modifications set forth in this staff report. 

STAFF RECOMMENDATION 

Staff recommends a YES vote and the adoption of the following resolution and findings. An 
affirmative vote by the majority of the appointed Commissioners is needed to pass the motion. 

RESOLUTION II 

The Commission hereby certifies the City of Ventura LCP Land Use Plan Amendment 2-96 for the 
reasons discussed below, on the grounds that the amended Land Use Plan meets the requirements 
of and conforms to the Chapter 3 policies of the Coastal Act if modified according to the suggested 
modifications stated in Section II of this report. The Land Use Plan amendment, if modified, is 
consistent with applicable decisions of the Commission that guide local government actions pursuant 
to §30625 of the Coastal Act, and approval of the amendment as modified will not have significant 
effects for which feasible mitigation measures have not been employed consistent with the California 
Environmental Quality Act. The Commission further finds that if the local government adopts and 
transmits its revisions to the amendment to the Land Use Plan in conformity with the suggested 
modifications, then the Executive Director shall so notify the Commission. 

C. RESOLUTION Ill (Resolution to deny certification of the City of Ventura LCP 
Implementation Plan Amendment 2-96, as submitted) 

MOTION Ill 

I move that the Commission reject the City of Ventura Implementation Plan Amendment 2-96, as 
submitted. 

STAFF RECOMMENDATION 

Staff recommends a YES vote and the adoption of the following resolution and findings. An 
affirmative vote by the majority of the Commissioners present is needed to pass the motion. 

RESOLUTION Ill 

The Commission hereby rejects the City of Ventura LCP Implementation Plan Amendment 2-96 on 
the grounds that the amendment does not conform with, and is inadequate to carry out, the 
provisions of the Certified Land Use Plan. There are feasible alternatives or feasible mitigation 
measures available which would substantially Jessen any significant adverse impacts which the 
approval of this implementation amendment will have on the environment. 
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D. RESOLUTION IV (Resolution to approve certification of the City of Ventura 
LCP Implementation Plan Amendment 2-96, if modified) 

MOTION IV 

I move that the Commission certify the City of Ventura Implementation Plan Amendment 2-
96, if it is modified in conformity with the suggested modifications set forth in this staff report. 

STAFF RECOMMENDATION 

Staff recommends a YES vote and the adoption of the following resolution and findings. An 
affirmative vote by the majority of the Commissioners present is needed to pass the motion. 

RESOLUTION IV 

The Commission hereby certifies the City of Ventura LCP Implementation Plan Amendment 
2-96, if modified, on the grounds that, the amendment conforms with and is adequate to 
carry out, the provisions of the Certified Land Use Plan. There are feasible alternatives or 
feasible mitigation measures available which would substantially lessen any significant 
adverse impacts which the approval would have on the environment. 

II. SUGGESTED MODIFICATIONS 

The staff recommends the Commission certify the following, with modifications as shown. 
Language proposed by the City of Ventura is shown in straight type. Language 
recommended to be deleted is shown in line out. Language proposed to be inserted is 
shown in boldface italics. 

A. Modifications to Land Use Plan 

First Modification: DEFINITION -- Harbor Related Mixed Use (HRMU) 

The intent of the HRMU is to provide flexibility ef for a mixed use development of tourist
commercial uses and/or residential uses at a mB*imum density of 20 dwolling per net acres, 
compatible with the development of coastal-dependent recreation and visitor-serving 
uses. 

Second Modification: Harbor Related Mixed Use (HRMU} 

The purpose of the Harbor Related Mixed Use (HRMU) designation category is to ensure 
that the city and Port District obtain the best suited mixed-use development for the last 

• 

• 

• 
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remaining large parcel in the Ventura Harbor. To encourage continued coastal
dependent recreation and tourist opportunities within the water front areas of the 
harbor, the HRMU designation category shall require that public amenities, such as a 
public accessway, public parking, a public park and restrooms and harbor oriented 
recreational and visitor serving facilities are included on the site. Residential 
development, which is considered a non-priority use within the harbor, shall be 
limited to the HRMU designation and all other references to non-priority uses 
elsewhere in the Harbor shall mean general commercial and office uses only. 

. Development of this property shall be subject to the preparation of a master plan. 
The master plan shall, at a minimum, meet the criteria set forth in the Area Location 
and Intensity policies for the Northeast Harbor, as well as any pertinent standard set 
forth in the Zoning Ordinance. which includes architectural criteria, landscaping criteria, 
circulation requirements, view protections and the like. Any residential development 
proposed for the HRMU area shall mot exceed an average density of 20 units per net acre, 
nor exceed 90% of the land area designated HRMU. All ARy coastal-dependent and, 
visitor-serving commercial development shall be integrated with the overall character of the 
harbor and provide uses that \Viii be supported by the residential land use and that will also 
continue to encourage tourist activity consistent with the goals of the City's Local Coastal 
Program. 

Third Modification: Intent and Rationale for Land Use Designations 

. .. To ensure that a minimum number of priority land uses and coastal facilities are provided 
in the Harbor complex: (1) no more than 10% of non-priority residential use consistent with 
the Local Coastal Program and the criteria of the Land Use Plan shall be allowed in 
the HRMU designated category; (2) non-priority general retail and office uses for the 
111.39 acres land in the Harbor shall be limited to 5 acres (this is exclusive of streets 
(17.26 acres), and the existing mobile home park (41.66 acres); and, (3) require a 
minimum number of/or type of coastal dependent and harbor-oriented facilities described 
later in this section shall be required. land area in the Harbor, e>rolusive of the mobile home 
park. (46.06 acres), the HRMU designated area (24.77 acres), and streets, is approximately 
95 acres. Therefore, approximately 9.5 acres may be developed for non priority uses. 

In order to encourage recreational boating, non-water dependent land uses shall be limited 
within the Harbor's water area complex so as to not congest access corridors and preclude 
recreational boating support facilities. In addition, a minimum number measure of 
recreational boating facilities available to the public shall be provided and/or protected, 
including at least 1,500 recreational boat slips, public launch facilities, dry boat storage and 
fuel dock facilities. 

Conversion of existing commercial slips to recreational use shall not be permitted 
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unless the Port District, in conjunction with the City of Ventura, determine that all 
current and foreseeable future demand has been satisfied. Should any future 
conversion of commercial slips reduce the minimum berthing space that exists in the 
Harbor which is required by the City's Land Use Plan, an amendment to the Land Use 
Plan will be required. Any future determination of whether conversion of commercial 
slips to recreational slips will adversely impact the demand of the commercial fishing 
Industry shall be based on the following: future evidenUary data regarding 
commercial fishing industry needs at the Ventura Harbor presented by the Ventura 
Port District in consultation with the Ventura County Fisherman's Association and 
reviewed and approved by the City of Ventura, demonstrating that a minimum number 
of boat slips are provided to serve the needs of the commercial fishing industry 
needs. All future determinations described in the preceding sentence shall take into 
consideration the cyclical changing conditions of the industry. 

A minimum number of facilities serving the commercial fishing industry, adequate to meet 
the industry demand demonstrated in the Ventura Harbor, shall be provided within the 
Harbor complex. These include the existing 4,200 slip feet or berthing for at least 90 
permanent and 15 transient commercial fishing boats, whichever is greater, a boat repair 
yard, ice facilities, fuel facilities (24 hours/day), laundry, shower and rest room facilities, two 
or more fish receiving facilities, a net repair area, aR9 hoists, wharfage of.addltional 
docking space and, cold storage facilities. In order to meet the changing technological 
needs of the commercial fishing industry the following developments shall be given 
priority in the southwest harbor area and In other harbor areas compatible with 
·commercial fishing as demand is demonstrated: larger slips may be designated in the 
future. , resulting in an actual dearease in number of slips, The development of 
approximately 40 additional commercial boating slips (60.80 foot range and 45-65 foot 
range) while retaining the existing 4,200 slip feet an equi¥alent length of slip feet (4,200 
slip feet) serving which serves permanent and transient fishermen. Uses oriented toward 
commercial fishing, such as fish processing facilities, additional ice and cold storage 
facilities and additional commercial fishing boat slips shall be given priority over re
development of existing visitor-serving commercial projects, consistent with the 
needs of the commercial fishing Industry. Alternatively, such uses may be provided 
In close proximity to the commercial fishing facilities provided that they are in a 
location that Is be easily and readily accessible without adversely impacting other 
priority activities In the Harbor. 

Fourth Modification: Northeast Harbor- (View Corridor) 

2 .... 

Development of vacant properties south of the boat launch area shall ml:l6t provide public 
pedestrian access and a bicycle path adjacent to and along the entire length of the 

• 

• 

waterfront and from the terminus of Schooner Drive through the area designated • 
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HRMU to the waterfront path. +Ais These access ways to the water frontage and the 
development of a public park in concert with any residential/and use shall offers 
additional enhanced views of the harbor. 

3. All structures shall be limited to three stories, not exceeding 45 feet in height, 
except for theme towers and observation decks which shall not exceed 58 feet, and 
antennas, masts and flagpoles shall not exceed 85 feet in height. 

Fifth Modification: Area and Local Intensity Policies 

Northeast Harbor Area: This area shall be developed primarily with commercial 
visitor-serving uses and, for the portion designated HRMU, with a master-planned 
residential/commercial, visitor-serving and recreational mixed use development. Uses 
allowed in this area include the following: (1) commercial visitor-serving uses; (2) · 
recreational boating; (3) non-priority uses limited to public facilities and general retail and 
offices; (4) non-water oriented commercial; (5) aM-public park and recreation;~ and, (6) 
residential uses limited to a maximum of 300 units. 20 dwelling units per net acre for tAe 
HRMU designated area; and (6) mobile homes for the Mobile Home Park area (MHP). 
Commercial fishing facilities are not intended uses in the Northeast Harbor Area. Coastal
dependent and coastal-related recreation and visitor-serving uses shall have priority 
over other development on or adjacent to the harbor front . 

Sixth Modification: HRMU Master Plan 

Development on the HRMU designated parcel shall be subject to the preparation of a 
master plan. The master plan shall include, at a minimum, the following: 

1) Land Use and Development Standards 

a) Architectural criteria, landscaping criteria, circulation requirements, public 
view protections of the harbor. 

b) Any residential development proposed for the HRMU area shall not detract 
from or interfere with the harbor oriented coastal visitor-serving uses, 
tourist activity and public recreational boating uses. Residential 
development within the Ventura Harbor shall be limited to the HRMU 
designated area and shall be permitted to provide a maximum of 300 
dwelling units. These units shall be located landward of the waterfront, 
reserving water frontage for tourist-serving and recreational uses. 
Residential units may also be permitted on the upper floors of visitor
serving or other commercial development allowed in the HRMU area. Should 
any residential units be developed on the HRMU designated site, the 2.44 
acre waterfront area, identified as parce/16 (see exhibit 6) shall be developed 
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c) In addition to the requirements of 1 b above (development of the public park), 
at least 2 acres with not less than 500 feet of water frontage, within the 
HRMU designated area shall provide any one or combination of the 
following uses: a) public amenities; b) commercial visitor-serving; and c) 
water-oriented recreatlon·al facilities. · 

2) Land Use Buffer/Public Use Zone 

a) In conjunction with any residential development that occurs within the 
HRMU designation, a public park shall developed on the 2.44 acre parcel 
described as parcel16 (see exhibit 6). 

b) Public access and public recreation improvements a minimum of 25 feet 
wide, and, averaging 50 feet in width, shall be sited along the water front. 
Such Improvements Include, but are not limited to the following: pedestrian 
and bicycle accessways, picnic tables, benches, public restrooms, 
landscaping, bicycle storage racks, fountains, public parking and 
improvements that would encourage use of this zone by the general public. 

• 

c) To further Policy 8.2.4 of the Circulation Element, a pedestrian and bike • 
path, that incorporates .public use areas shall be located along the harbor 
water frontage. Connection of the pathway to the adjacent public areas 
shall be provided so that there is a continuous route around the Harbor 
water channel. 

d) Residential areas that abut the ped~JStrian and bike path shall incorporate 
design elements such as fencing, landscaping, signage and elevation 
changes, to prevent the public area from becoming used exclusively by 
such development. 

3) Recreation and Visitor Serving 

a) Public access and recreation Improvements described in Master Plan Polley 
2, Land Use Buffer/Public Use Zone, shall be constructed concurrent with 
any development of the site and available for public use prior to occupancy 
of any_ residential or commercial development. 

b) At a minimum, a 20ft. wide vertical public accessway from the approximate 
terminus of Schooner Drive through parcel18 and connecting to ·the harbor 
front accessway shall be provided. The public accessway shall be signed 
for public use and incorporate design elements such as those specified in • 



• 
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2d above, to buffer the path from site development. The existing walkways 
along the perimeter of this site shall not be used to satisfy this requirement. 

c) Adequate commercial facilities and dry boat storage facilities, necessary to 
support the needs of any proposed residential development shall be either 
within the portion of the site developed with residential use or within close 
and convenient proximity to the HRMU designated area. 

4) Parking and Circulation 

a) Public parking lot(s) shall be provided in locations convenient to key visitor 
attractions, public access and public park area on the site. ff parking fees 
are charged, parking fees shall be kept low so that the general public may 
use the Harbor facilities at nominal rates. 

b) All site residential and commercial development shall provide adequate on
site resident, visitor and customer parking in addition to the required public 
parking lot(s). 

c)· All development proposals shall be designed to ensure that the capacity of 
the City's street system within the PierpontNentura Keys and Ventura 
Harbor Community will not adversely impact the use of area residents and 
members of th~ public accessing the Ventura Harbor and Surfer's Knoll 
Beach. Measures necessary to mitigate traffic impacts from development of 
the site shall be required and completed concurrent with site development. 
Restrictions limiting general public use of the street system shall not be 
permitted. 

d) Site development shall provide an internal circulation system that does not 
rely on the public street system and insures a continuance flow of vehicle 
and pedestrian traffic throughout the HRMU designated area regardless of 
development patterns. 

e) Ingress and egress of the site shall not adversely impact the public's ability 
to access any public facilities, including, but not limited to the existing 
public boat launch facility that abuts the HRMU designated area. 

Seventh Modification: Area and Intensity Policies- Central Harbor Area 

Central Harbor: This area shall contain uses oriented toward or serving recreational 
boating. All other uses are prohibited, except that a 50-unit boatel, and two full service 
restaurants may be permitted, provided that adequate on-site parking is provided. Where 
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compatible, coastal-dependent or coastal-related commercial fishing uses shall be 
permitted. 

Eighth Modification: Area and Intensity Policies - Southwest Harbor Area 

Southwest Harbor Area: This area shall contain uses oriented toward or serving commercial 
fishing, recreational boating, and visitor- serving commercial uses and may include general 
office uses above the fi~st floor. Water dependent uses shall include at least 4,200 lineal 
feet of slip and wharf space for commercial vessels such as fishing boats and oil crew boats, 
and may include fish receiving facilities, ice facilities, fuel facilities, a boat lift, a full service 
boat yard and a self service boat yard. No additional, new, visitor-serving, commercial use 
projects may be developed in this area. Uses oriented toward commercial fishing, such 
as fish processing facilities, additional ice and cold storage facilities and additional 
commercial fishing boat slips shall be given first priority over re-development of 
existing visitor-serving commercial projects, consistent with the needs of the 
commercial fishing industry. Within the existing, visitor-serving, commercial projects, a 
maximum of 33,000 square feet may be devoted to restaurant space. Restaurant space 
includes, but is not limited to, dining, bar and lounge areas, kitchen and related areas, and 
outdoor seating. At least 2,000 square feet of the authorized restaurant area shall be 
devoted to lower-cost eating establishments. 

Ninth Modification: General Location Policies 

Existing facilities serving recreational boaters and commercial fishermen shall be retained, 
unless documentation, consistent with that described under the Intent and Rationale 
Statement demonstrates that there is no longer a demand for facility is provided or 
equivalent facilities are constructed elsewhere in the Harbor in conjunction with the 
redevelopment of existing facilities. 

Non-conforming uses may be permitted to continue in their present locations in conformance 
with present lease arrangements. Expansion of a non-conforming use shall be subject 
to the regulations set forth in the City's Ordinance Code; however, in no case shall 
expansion be permitted where such expansion has the potential to displace harbor
dependent commercial fishing or recreational-boating uses. 

Tenth Modification: General Location Policies; Control of Run-off 

All new development in the Ventura Harbor shall include measures consistent with 
the policies contained herein, to reduce contaminated runoff into the Harbor waters, 
including filtration of low flows, control and filtration of runoff from parking lots and 
roofs, reduction of impervious surfaces, and provision of pump out facilities, and 
other necessary measures to reduce harmful pollutants from storm drain waters • 

• 

• 

• 
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Modifications to Implementation Plan 

Eleventh Modification: Section 15.238 Standards: Density 

(c) Density per Gross Acre. The average number of units per gross acre in the Harbor 
Commercial (H-C) zone shall not exceed twenty (20) units per net acre the total number of 
units allowed only with the area designated In the LUP for Harbor Related Mixed Use 
(HRMU) shall be consistent with all policies and provisions in the Ventura Harbor 
section of the Land Use Plan. At no time shall more than an average of the allowable units 
per net acre be constructed or under construction on the portion of land which has been 
developed or is under development. Concurrent with site development and prior to 
occupancy of any residential and/or commercial development, all public access and 
public recreation improvements identified in the Land Use Element of the 
Comprehensive Plan for the Ventura Harbor Area must be constructed. 
Notwithstanding any of the above, residential development shall be subject to location and 
development criteria set forth in the Land Use Element of the Comprehensive Plan for the 
Ventura Harbor Area, the Special Provisions in Section 15.238.050, and Other 
Standards in Section 15.238.100. 

Twelve Modification: Sectjon 15.238.050 Uses: S,pecjal Proyjsjons 

c) To ensure that a minimum number of priority land uses including coastal 
dependent and visitor-serving commercial facilities are provided in the Harbor 
complex: : (1) non-priority residential use consistent with criteria of the master 
plan shall be allowed in the HRMU designated category only; (2) a maximum of 5 
acres of non-priority general retail and office uses for the total170.31 acre land 
area in the Harbor; and,(3) require coastal dependent harbor and tourist-oriented 
facilities described in the Land Use Element of the Comprehensive Plan shall be 
required. 

d) Land Use Development Sta.ndards: 

1) A master plan shall be developed for the land area which has a Land Use 
designation of Harbor Related Mixed Use (HRMU). This plan shall include 
architectural criteria, landscaping criteria, circulation requirements, public 
access, public park area, public recreation, public view protection and land use 
development criteria. 

2) Any residential development proposed for the HRMU area shall not detract 
from or interfere with the harbor oriented coastal visitor-serving uses, tourist 
activity and public recreational boating uses. Residential development within 
the Ventura Harbor shall be limited to the HRMU designated area and shall be 
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permitted to provide a maximum of 300 dwelling units. These units shall be 
located landward of the water front, reserving ·water frontage for tourist-serving 
and recreational uses. Residential units may also be located on the upper story 
(or stories) of visitor serving commercial development in the HRMU. 

3) Should any residential units be developed on the HRMU designated site, the 
2.44 acre waterfront area, identified as parcel16 (see .exhibit 6) shall be 
developed as a public park. The park shall be open for public use prior to 
occupancy of any residential and or commercial units. 

4) In addition to the requirements of 15.238.050(d)(3), at least 2 acres with not 
less than 500 feet of water frontage, within the HRMU designated area shall 
provide any one or combination of the following uses: a) public amenities; b) 
commercial visitor-serving; and c) water-oriented recreational facilities. The 
second floor of any visitor-serving commercial development may be developed 
with residential uses. However, total residential units within the HRMU, 
Including those developed above commercial shall not exceed 300. 

Thirteenth Modification: Section 15.238.100 Standards: Other 

Permit Conditions. Any project requiring a Planned Development Permit or use 
Permit In this zone shall comply with all of the following additional requirements: 

3) Land Use Buffer/Public Use Zone 

1. A buffer zone which includes a bicycle and pedestrian path and public amenities 
such as picnic tables, viewing benches, landscaping, and similar elements Is to be 
provided parallel to the harbor water channel. 

II. A Landscaping within the buffer zone shall be a minimum of twelve (12) feet in width, 
but shall average a total of twenty (20) feet in width, shall be required between-BAy 
•Jehicle parking area and any parallel bicycle and pedestrian paths and abutting 
development property line located adjacent to the ·.vater. A landscape buffer a 
minimum of five (5) feet in width, but averaging a total often (10) feet in width, shall be 
required between a pedestrian path located adjacent to the water and any vehicle 
parking area. 

iii. This buffer zone shall be measured from the top of the rip rap Inland and be a 
minimum of twenty-five (25) feet in width, but averaging a total of fifty (50) feet in 
width. Areas wider than 50 feet shall be encouraged. 

• 

• 

• 
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iv. All the pathways shall connect to provide a continuous route along the Harbor 
water channel. The buffer zone shall be designed to be open and accessible to the 
general public. 

v. Residential areas that abut the pedestrian and bike path shall incorporate design 
elements such as fencing, landscaping, signage and elevation changes, to prevent 
the public area from becoming used exclusively by such development. 

111. FINDINGS FOR THE APPROVAL OF THE LOCAL COASTAL PROGRAM 
IF MODIFIED 

The following findings support the Commission's denial of the LCP amendment as submitted, 
and approval of the LCP amendment if modified as indicated in Section II (Suggested 
Modifications) above. The Commission hereby finds and declares as follows: 

A Amendment Description 

The proposed LCPA involves a request to amend the LCP to provide for residential and 
general commercial development in the Northeast Harbor Area. Exhibit 1 contains the 
proposed LUP language changes and Exhibit 7 shows the proposed LUP map change. As. · 
proposed, the existing land use designation of 20.85 acres (land area only) of Harbor 
Commercial would be changed to Harbor Related Mixed Use (HRMU). Three vacant parcels 
which contain approximately 20.85 acres of land and 3. 7 acres of water which abut the 
Harbor waterfront are the focus of this LCPA. As stated previously, the HRMU designation 
would allow the site to be developed completely with non-harbor related uses -- residential 
and general commercial. As proposed, 90% of the site could be residential at a density of 
20 dwellings per acre and the remaining 1 0% could be developed general commercial. 
Under this scenario taking into account setbacks, view corridors and roads, the City 
envisions the maximum development of the site would equal 300 residential units and 
20,000 sq. ft. of general commercial. Development of the site, however, is permissive on the 
applicant who could choose to alternatively develop the site with coastal-dependent and/or 
coastal-related uses such as recreational and visitor-serving. 

The City has proposed this LCPA, in part, to successfully develop the last remaining large 
vacant harbor water-front parcel in Ventura and Santa Barbara Counties. (Staff notes that a 
2.25 acre vacant site adjacent to the beach and the Channel Islands National Park Visitor 
Center also exists in the Ventura Harbor.) In 1991, the subject vacant parcel site was the 
subject of a Financial and Economic Feasibility Analysis prepared for the Ventura Port 
District. 1 The total area managed by the Port District consists of 122 total acres - 117 acres 
of land and 5 acres of water. The parcel subject to the land use designation amendment is 

1 "Financial and Economic Feasibility Analysis Ventura Port District" prepared by Williams-Kuebelbeck & Assoc. Inc., 
dated May 7' 1991. 
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owned by the Ventura Port District. The study was intended to assist the Port District in 
determining the development potential for the vacant property and the consultants concluded 
that the uses allowed under the current HC land use designation and corresponding zone 
were unlikely to be financially successful. Furthermore, the study concluded that residential 
development within the Harbor area would benefit the existing commercial uses which are 
presently existing in the Harbor. Subsequent to the submittal of the subject LCPA, an 
appendix to the 1991 study was prepared which provided an update of the area's residential 
market analysis and-financial analysis of potential revenues to the Ventura Port. 2 Pursuant 
to the conclusions regarding financial viability of development, which was made in both 
reports, the City, in concert with the Port District, has submitted a LCPA proposing multi
family development. 

The submittal additionally contains proposals by the City to amend other LUP policies for 
clarification purposes. As proposed, the development criteria in the Northeast Harbor Area 
would be modified to insure that: no more than 25% of the project area (rather than 25% of 
the site) is developed; a 50% view corridor along Anchors Way Drive beginning at Schooner 
Drive and extending 1,500 linear feet east to the public boat launch area is retained (as 
opposed to retaining a 50% view corridor along the entire stretch of Anchors Way Drive, an 
additional 600 ft.); and, recreational boating uses in this area of the harbor are allowed. 
Also, the submittal proposes to amend the Harbor Area Land Use Plan Maps, add language 
to the City's Zoning Ordinances in order to implement the proposed land use changes and 
rezone the existing non-conforming Mobile Home Park, which is contiguous to the Ventura 
Harbor, to a Mobile Home Park (M-H-P) zone, consistent with the 46 acre site's present use. 

B. Harbor History and Background 

The Ventura Harbor was originally certified by the Commission on May 21, 1981. The 
certified LUP component of the LCP states that the Harbor is intended to provide for . 
recreational and commercial boating opportunities. Within the LUP, the harbor is divided 
into four areas: the South Peninsula Harbor Area, the Southwest Harbor Area, the Central 
Harbor Area and the Northeast Harbor Area. The Harbor is currently developed with a 
variety of facilities that include, in part, a time-share hotel facility, a hotel facility, commercial 
fishing and recreation boating-slips, a yacht club, a number of food services, Channel 
Islands National Park Headquarters and a pedestrian/bike path. . 

As stated in the amendment description, 122 acres is managed by the Ventura Port District 
and the 20.85 acres of land that is subject of this amendment is owned by the Ventura Port 
District. Although a large portion of the Harbor is owned and/or managed by a public entity, 
a large percent of that area, approximately 40%, is developed as private recreational uses, 
such as yacht and marina clubs. Land use in the Ventura Harbor is currently as follows: 

2 1bid., Appendix dated October, 1996. 

• 

• 

• 
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Ventura Harbor Land Use* 
DESIGNATION ACRES 

Unknown 
Commercial Fishing 
National Monument 
Recreation -- Private Use/Membership 
Commercial-Tourist 
Vacant 

Total Acres 

.45 
15.36 
2.03 

52.46 
17.99 
23.10 

111.39 acres 

*Acreage is exclusive of Water Area (117.27 acres); Mobile 
Home Park (51.66 acres); and, Streets (17.26 acres). 1 acre 
(approx.) of general commercial exists in Recreation and 
Commercial Tourist areas. 

The Ventura Harbor was the subject of a LCPA in 1986. Under this amendment, the 
Commission approved the following: modifications to the view corridor, change in restaurant 
requirements, addition of office use and increased parking in the South Peninsula Harbor 
Area; changes to height requirements in the Northeast Harbor Area; and, addition of office 
use in the Southwest Harbor Area. 

Statewide, land use designations and development of parcels located in harbor and marina 
areas have been the topic of consistency relative to LCPs and amendments thereto (See 
Exhibit 9). Staff researched 24 jurisdictions that all contain harbor, marina and port areas 
and found that of the 24 only eight (8) contained residential development. All eight (8) areas 
that contained residential land uses were either developed as residential, or approved for 
residential development prior to 1972 and the passage of Proposition 20, the Coastal 
Initiative. Furthermore, in only one certified LCP, Los Angeles County, Marina Del Rey 
segment, did the Commission allow for intensification of the existing, pre-coastal residential 
land use. Alternatively, staff notes that in two certified LCPs, the Commission certified the 
recycling parcels containing residential development with visitor serving and public uses. 3 

Moreover, review of certified LCPs containing harbor and marina areas shows that the vast 
majority were developed with commercial fishing, coastal-dependent recreation, public 
access and visitor-serving uses. 

The impact of non-priority land uses within harbor and marina areas on commercial fishing 
and recreation has also been a topic of statewide consideration for the Commission. For 
example, in 1995, the Port of Los Angeles amended its Port Master Plan to allow for the 

3 City of San Diego LCPA 1-95, Mission Bay 60 acre mobile home park to be developed with guest housing and public 
amenities upon expiration of lease, 2003; and City of Long Beach LCP, Naples and Peninsula communities school site to 
be developed as a public amenity and no increase in existing residential densities. 
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change in land use designation (on a 10 acre site) from commercial fishing land use to 
general cargo land use. The Port of L. A. presented the Commission with documentation 
that the reduction in demand on the fishing industry in the Fish Harbor had declined and that 
the Port contained adequate vacant land area and buildings to support an expansion in the 
commercial fishing operations if, at some future date, the industry underwent a revival. In 
1996, the Commission certified the Santa Barbara Harbor Master Plan which allowed, in 
part, for 55 new commercial/recreational slips and 50 new slips for commercial fisherman, 
expansion of dry boat storage, new parking, improved circulation and an increase in visitor
serving uses. 4 In addition, the Commission approved the Port of Hueneme Port Master Plan 
Amendment in 1996, which allowed for a 33 acre expansion of the Port due to the closure of 
a Navy facility. The newly acquired land was approved by the Commission for land use 
designations that consisted of coastal-dependent, coastal-related and public access land 
uses. 

With regard to the subject submittal, the Ventura Port District has submitted an assessment 
of the market demand and feasibility of using the vacant parcels in the Ventura Harbor for 
commercial fishing purposes. 5 As set forth in this study and as discussed in further detail 
below, the commercial fishing industry in Ventura County has indicated that there is a strong 
demand for additional commercial fishing facilities in Ventura County!' 

C. Coastal Act Requirements for New Development 

The Coastal Act contains provisions which mandate the protection of land suitable for 
coastal-dependent development and further require that new development not be allowed to 
adversely impact coastal resources, coastal recreation or public access. The proposed 
LCPA must conform to the following Coastal Act policies: 

Section 30234 of the Coastal Act states: 

Facilities serving the commercial fishing and recreational boating Industries shall be protected and, 
where feasible, upgraded. Existing commercial fishing and recreational boating harbor space shall not 
be reduced unless the demand for those facilities no longer exists or adequate substitute space has 
been provided. Proposed recreational boating facilities shall, where feasible, be designed and located 
in such a fashion as not to Interfere with the needs of the commercial fiShing industry. 

· Section 30250(a) of the Coastal Act states, in part: 

• 

• 

(a) New residential, commercial, or industrial development, except as otherwise provided in this division, shall be 
located within, contiguous with, or In close pro~imity to, existing developed areas able to accommodate it or, whe 
such areas are not able to accommodate it, in other areas with adequate public services and where it will not hav 
significant adverse effects, either individually or cumulatively, on coastal resources. 

4 City of Santa Barbara LCPA 2-95, approved by the CCC on March 13, 1996. 
5 Memorandum prepared by Williams-Kuebelbeck & Assoc. Inc. to Ventura Port District dated 11/S/96. 
6 Brian Jenison, Director of the Ventura County Fisherman's Association, 11/96 • 
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Section 30252 of the Coastal Act states in part that: 

The location and amount of new development should maintain and enhance public access to the coast by 
(1) facilitating the provision or extension of transit service, (2) providing commercial facilities within or 
adjoining residential development or in other areas that will minimize the use of coastal access roads, (3) 
providing nonautomobile circulation within the development, (4) providing adequate parking facilities or 
providing substitute means of serving the development with public transportation ... (6) assuring that the 
recreational needs of new residents will not overload nearby coastal recreational areas by correlating the 
amount of development with local park acquisition and development plans with provision of onsite 
recreational facilities to serve the new development. 

Section 30255 of the Coastal Act states: 

Coastal-dependent developments shall have priority over other developments on or near the shoreline. 
Except as provided elsewhere in this division, coastal-dependent development shall not be sited in a 
wetland. When appropriate, coastal-related developments should be accommodated within reasonable 
proximity to the coastal-dependent uses they support. 

Section 30101 of the Coastal Act defines "coastal-dependent development or use" as: 

any development or use which requires a site on, or adjacent to, the sea to be able to function at all. 

As explained in the preceding sections, the proposed LCPA primarily involves the change in 
land use designation of a vacant 20.85 acre parcel from Harbor Commercial to Harbor 
Related Mixed Use. The current land use designation, HC, contained in the certified LUP, 
designates uses in the Harbor area as either a priority or non-priority use. Accordingly, 
priority uses include: (1) commercial visitor-serving; {2) recreation, boating, fishing, (3) 
commercial fishing, and (4) public service facilities. Non-priority uses include general 
commercial retail and offices. The Land Use Plan states that minimum number of priority 
land uses and coastal facilities should be developed in the Ventura Harbor area and 
specifies that no more than 10% of the total land area (11 acres) in the Harbor, 111 acres, 
may be developed for non-priority uses. 

In addition, the proposed LCPA states that no more than 10% of the total land area in the 
Harbor, or rather 9.5 acres, may be developed for non-priority uses. Just over one acre of 
the harbor currently contains general commercial land uses. However, the 1 0% of .total land 
is based on the total land in the harbor less the vacant parcel or 
116 acres- 20.85 acres= 95 acres. Subsequent to submitting the LCPA, the City staff has 
indicated that the total land area in the harbor is 111.39 acres and not 116. Therefore, the 
total land area in addition to the vacant 20.85 acre site that may be developed with non
priority uses, using the correct acreage, is 9 acres. Moreover, the proposed non-priority land 
uses which could occur under the LCPA include approxima.tely 30 acres (20.85 vacant 
parcel + 9 acres), which equals approximately 27% of all Harbor land area. 

The proposed amended land use designation, HRMU, would potentially allow the entire 
20.85 acres of vacant land to be developed with non-priority Harbor uses -- general 
commercial retail and offices; and, ~ith a currently prohibited Harbor use -- residential. The 
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allowed density of residential development proposed in the LCPA is 20 dwellings per acre on 
90% of the total land area of the subject parcel. The City states that the maximum number of 
units that could be built under this scenario is 300. Again, under this scenario, the remaining 
10% of the total land area of the site can be developed with either commercial visitor-serving 

. uses, public facilities, non-priority uses limited to industrial and general retail and offices, 
and non-water oriented commercial. 

The proposed HRMU designation states that, "Any commereial development shall ... provide 
uses that will be supported by the residential land use ... " The proposed HRMU designation 
further states that commercial uses should, " ... also continue to encourage tourist activity 
consistent with the goals of the City's Local Coastal Program." 

The Coastal Act mandates under §30250(a) that new residential and commercial 
development be located in existing developed areas and where it will not have significant 
adverse effects. either individually or cumulatively. on coastal resources (emphasis added). 
Additionally, §30252 of the Coastal Act, which is also cited above, requires the location and 
amount of new development to maintain and enhance public access to the coast. Provisions 
to achieve this requirement under this section of the Act include, in part, providing 
commercial facilities within or adjoining residential development ~nd, assuring that the 
recreational needs of new residents do not overload nearby recreational areas by providing 
on-site recreational facilities to serve the new development. Coastal Act §30234 states that 
facilities serving the commercial fishing and recreational boating industries shall be 
protected. Finally, Coastal Act §30255 mandates that coastal-dependent developments 
have priority over other developments on or near the shoreline. 

The City and the Ventura Port District have submitted additional material to support their 
assertion, that the subject vacant 20.85 acre site is not suited for a coastal-dependent use 
and to support the conclusion that residential development is an appropriate land use. First, 
the City and Port District contend that the subject parcel has been designated for the past 
15+ years as HC and the fact that it continues to remain undeveloped is evidence that the 
existing land use designation is inconsistent with area demand. Second, they argue that the 
existing HC land use designation is responsible, in part, for the lack of new development 
which the Ventura Harbor has experienced in recent years. They argue that the current HC 
designation precludes the vacant "prime waterfront" land from realizing site development 
potential. In support of this assertion, the site has been subject to several development 
proposals which include a commercial village, time-share units and a hotel. Further, the 
most recent 1989 proposal for the vacant site involved the submittal of a proposal to the City 
for a 400-room hotel project. This proposal was withdrawn in 1991 because of the lack of 
market support. 

• 

• 

Third, consultants to the Ventura Port District performed a financial and economic feasibility 
analysis which compared visitor-serving uses, such as hotels against other uses such as 
commercial and residential. The project consultant concluded that there was a significant · • 
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demand for multi-family residential uses.7 On October 5, 1996, the City and the Port District 
submitted an appendix to the feasibility analysis which stated that the conclusions contained 
in the 1991 report continue to exist. Fourth, the City and the Port District argue that the 
existing commercial visitor-serving uses that exists in the South Peninsula Harbor Area, 
which were constructed in two phases in 1982 and 1984, experience only seasonal success 
(spring, summer and fall) and that the existing Harbor Village stores and restaurants are 
"struggling".8 They conclude therefore, that additional similar uses would not be viable on 
the vacant site if not combined with residential development which would bring additional 
support for these uses.9 Fifth, they contend that residential development on this site is 
appropriate because the subject vacant parcel abuts a mobile home park and is considered 
a part of the Ventura Keys residential community. 

Sixth, upon· certifying the Port District Master Plan component of the LUP in 1981 {later 
incorporated into the text of the certified LUP), the Commission found that precluding the site 
from coastal-dependent commercial fishing uses was consistent with the Coastal Act. This 
finding was based on the harbor's inclusion of commercial fishing and recreational boating 
provisions within other sub-areas of the Harbor. 

As stated previously, the subject parcel is divided among three parcels -- two larger parcels 
and one small parcel (Exhibit 6). City staff has indicated that until the recent 1989 
development proposal, the site was one single parcel and was split for purposes of 
considering development proposals. Presently, the three parcels are recognized for tax 
assessment and the site is commonly referred to as Parcel 18 -- one parcel. However, for 
purposes of discussing the site's development, Exhibit 6 shows the vacant land divided into 
three parcels. The site is uniquely shaped and the majority of the site (parcels 15 and 18) 
approximately 1,000 to 1,200 feet deep. This is not the case of any other water-fronting 
parcels in the Ventura Harbor. The majority of the parcels in the Harbor are approximately 
250 feet wide or less. Only two other parcels in the Harbor have depths greater than 250 
feet, reaching approximately 400 and 550 feet. Because the entire site (parcels 15 and 18) 
is extends landward by a distance of between 1,000 and 1,200 feet, coastal dependent uses 
such as public boat launches, harbor viewing areas or fork lift and crane facilities, for 
example, would not be best suited on the back half of the site (500 to 600 ft. in length). 
Rather, such uses could only be developed in the area adjacent to the water. In addition, 
tourist oriented uses such as shops, restaurants and public park areas would be less 
desirable on the landward half of the site. Further, the subject site is located adjacent to an 
existing hotel area which occupies over 10 acres. Thus, development of a hotel, which is a 
tourist oriented use that would be feasible on the entire site, has not occurred, in part, 
because it is located adjacent to an existing hotel. For all of these site specifics reasons, the 

1 "Financial and Economic Feasibility Analysis Ventura Port District" prepared by Williams-Kuebelbeck & Assoc. Inc., 
dated May 7, 1991, page 45. 
s City of Ventura Staff Report to Planning Commission, dated January 23, 1996, page 4 . 
9 Ibid., page 64. 
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Commission finds that the proposal to develop non-priority uses on a portion of the site 
should be considered. 

Additionally, the Commission must consider what is developed within other Harbor and 
Marina areas along the coast and what past Coastal Commission Action has occurred. 
Exhibit 9 lists 24 harbors and marina areas located along the coast. As demonstrated in 
Exhibit 9, the Commission has certified eight (8) LCPs that contain residential and mixed-use 
development on harbor-front land. In all eight LCPs, residential use existed prior to the 
legislature's adoption of the Coastal Act. In the case of Redondo Beach King Harbor, for 
example, the City of Redondo Beach approved a number of dense multi-family residential 
units in approximately 1971, just before the passage of Proposition 20, the Coastal Initiative. 
However, in certifying the City's LUP in 1981, the Commission required modifications to find 
the Plan consistent with the Coastal Act, which included, in part, the following provisions: 1) 
that the City designate a large undeveloped site for "Public Use/Boating Support Facilities; 
2) that development in and around the City's Harbor/Pier area, designated as Commercial 
Recreation, be required to give priority to coastal-dependent uses and uses designed to 
enhance public opportunities for coastal recreation; 3) that all new development or 
renegotiated leases in the Harbor/Pier area be required to incorporate vertical and lateral 
access along the shoreline; and, 4) that adequate parkin~ facilities adjacent to coastal
dependent recreation uses be provided and maintained.1 

• 

Staff's review of land uses in harbor, marina and port areas shows only one (of the 24 areas • 
reviewed) example of the Commission certifying a LCPA that allowed for an increase in an 
existing residential use -- the Marina Del Rey segment of the Los Angeles County LCP 
(amendment 1-94 ). The publicly owned Marina covers 807 acres of land and water and is 
primarily used for recreational boating - providing approximately 5,923 boating berths. The 
development plan approved involved specific development proposals relative to increases in 
number of residential units, number of restaurant seating, allowe.q building heights and 
square footage of visitor serving commercial uses. 

In a recent example of mixed land uses in harbor and marina areas, the Commission 
certified the City of Newport Beach LUP, allowing for a mix of uses within the harbor and bay 
area which include, residential, commercial, public, semi-public, institutional and industrial. 
The City of Newport Bay provides several public visitor-serving recreational services and 
facilities which include view parks adjacent to Upper Newport Bay and the lower bay, boat 
slips available for public use and restrooms. These facilities and services were in place 
prior to the certification of the LUP and the provisions of the LUP require they be maintained. 
In addition, the harbor/bay area contains a number of tourist oriented uses which include, 
restaurants, snack bars, boat rentals, sports equipment rentals, gas/dock service stations, 
boat launching facilities, amusement and recreation facilities and numerous shops. Relative 

1° CCC "Review of Executive Director's Determination'* staff report dated June 9, 1981 and letter to City of Redondo • 
Beach Planning Director from Michael Fischer dated June 20, 1981. 
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to commercial, the certified LUP states that the designation relative to the harbor/bay area is 
intended to guide: 

development approvals on building sites on or near the bay in a manner that will 
encourage a continuation of marine-oriented uses ... encourage visitor services, and 
physical and visual access to the bay on waterfront commercial sites ... 

In addition, the Commission recently approved at the November 1996 meeting, a LCPA to 
the City of San Diego LCP which involved an update to the Mission Bay Park Master Plan. 
Here, the Commission found the existing residential housing which existed on a large site 
was inconsistent with the certified Plan and the Coastal Act. As such, the approved LCPA 
included modifications to recycle the existing non-conforming residential use with guest 
housing. The Commission required the City to incorporate the final development plan for the 
site into the certified Master Plan. 

As cited above, the Commission certified LCPs and LCPAs that involved residential 
development on a case by case basis. The vast majority of the harbor and marina areas 
analyzed (Exhibit 9), demonstrate that residential development has been approved in LCPs 
only where that development existed before the passage of Proposition 20, the Coastal 
Initiative. Moreover, when certifying LCPs that had harbor/marina areas that contained 
residential development, policy language protecting and requiring new development to be 
limited to priority uses as defined by the Coastal Act, was included in the certified LCP. In 
creating policies within th$ certified LCPs that required coastal dependent, visitor-serving 
and public access land uses to balance residential development that existed in eight of the 
twenty-four areas, the LCPs were found to be consistent with the Coastal Act. 

In the case of the City of Ventura, two harbor and marina areas exist within the City -- the 
Ventura Keys and the Ventura Harbor. The Ventura Keys is contiguous with the Ventura 
Harbor and consists predominately of private residential development. A bike path is striped 
on the streets that access the Keys but no waterfront path exists. The area is adjacent to an 
oceanfront park and contains one playground facility. Conversely, the Ventura Harbor is 
owned and operated by the Ventura Port District and, therefore, consists of publicly owned 
land. As described in the following section regarding recreation and public access, the 
Harbor contains a waterfront pedestrian/bike path and the Channel Islands National Park 
Visitor Center. Additionally, the Harbor area abuts a public beach. The boating facilities 
that comprise approximately 40% of the Harbor land area consists of privately owned yacht 
clubs that offers memberships to the public. The Ventura Harbor contains both tourist 
oriented and visitor-serving uses which are listed in the preceding section. Commercial 
fishing land uses are also provided in the Ventura Harbor. The Commission finds that there 
is currently a mix of land uses within the City of Ventura harbor and marina areas which 
include residential development. 
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As set forth above, the harbor fronting sections of the subject vacant parcel within the 
proposed HRMU land use designation should only be developed with visitor serving, public 
access and recreation uses. Given the past Commission action regarding harbor and marina 
areas, the depth of the two larger parcels, the parcels proximity to the existing residential 
community and the unique factual and site specific information listed above, the landward 
sections of the parcels could be considered for non-coastal-dependent or priority uses sucll 
as residential and general commercial. The Commission finds that such uses would only be 
consistent with the Coastal Act if: public access and recreation amenities were built into any 
future development proposals on the site such as a public park; if the HRMU site was limited 
to 300 residential units; if public accessways to and along the site were developed and 
maintained; and if visitor-serving and or coastal dependent uses were developed on the site 
to include at the minimum 1/4 of the site's water frontage area (500 feet). To insure that the 
HRMU designation encourages a "mixed use" as the designation name suggests, the 
Commission has imposed suggested modifications 1, 2, 4 and 6. As outlined in these 
modifications, an average of 50 feet along the waterfront shall be developed with a public 
pedestrian and bicycle path, a 2.44 acre public park area shall be developed on the parcel 
that is surrounded on three sides by the water and a mix of uses which include recreation, 
and visitor serving uses on at least two acres of the site fronting 500 ft. of the harbor shall be 
developed in accordance with criteria defined by the master plan. This combination of 
residential and general commercial uses limited predominately to the landward portion of the 
site and the development of a public park that can be used by the residents and the public is 
consistent with §30250(a) and §30252 of the Coastal Act. Furthermore, the development of 
a two (2) acre area, with 500 linear feet is along the water front of the designated HRMU 
land, as visitor-serving land uses is consistent with §30255 of the Coastal Act and the goals 
of the City's Local Coastal Program. 

The proposed IP amendment implements the additional land use designation (HRMU) to 
accommodate the new multi-family residential use proposed in the LUP amendment. 
Therefore, the proposed IP must also be modified. If modified as suggested, the proposed 
IP amendment with adequately carry out the policies of the LUP (as modified). 

Additionally, as cited above, Coastal Act §30234 requires protection, and where feasible, the 
upgrading of existing commercial fishing and recreational boating facilities. The section 
further directs that proposed recreational facilities be located so as to not interfere with the 
needs of the commercial fishing industry. §30255 of the Coastal Act, which is also cited 
above, states that coastal-dependent development shall have priority over other 
developments on or near the shoreline. 

As described in the previous section, the certified LUP divides the Ventura Harbor into four· 
areas: the South Peninsula Harbor Area, the Southwest Harbor Area, the Central Harbor 
Area and the Northeast Harbor Area. Development suited for each area is described as 
follows: 

• 

• 

• 
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Northeast Harbor Area (Area subject of the proposed LCPA) --As 
proposed in this LCPA, shall be developed primarily with commercial 
visitor-serving uses and, for the portion designated HRMU, with a master
planned residential/commercial mixed use development. Commercial fishing 
facilities are not intended uses in the Northeast Harbor Area. 

Central Harbor: shall contain uses oriented toward or serving 
recreational boating. 

Southwest Harbor Area: This area shall contain uses oriented toward or 
serving commercial fishing, recreational boating, and visitor- serving 
commercial uses and may include general office uses above the first floor. 

South Peninsula Area: This area shall be oriented toward water
oriented recreational activities, including recreational and public beach use. 

Since the impact of non-priority land uses within harbor and marina areas on commercial 
fishing and recreation has also been a topic of regional and statewide consideration for the 
Commission, the City and Port District submitted a report regarding the commercial fishing 
needs at the Ventura Harbor.11 The consultants contacted various state and federal 
agencies involved in the fishing industry, with harbormasters at local ports in Southern 
California and with the president of the Ventura County Fisherman's Association. The 
fishing industry in Ventura County12

, which is characterized as an "extremely cyclical" 
market, has recently experienced an increase in Landings and Values.13 In 1994 and 1995, 
landings of approximately 28.4 and 76.9 million tons offish were caught exceeding the catch 
in 1993 and Values of approximately 16.4 and 16.5 millions of dollars above the values 
realized in 1993 were documented. 

The report stated that the existing facilities located in the Ports of San Diego and the Port of 
L.A. are adequate to accommodate the industry's demands. As stated in the prior section, 
the Port of Los Angeles amended its Port Master Plan in 1995 to allow for the change in land 
use designation (on a 1 0 acre site) from commercial fishing land use to general cargo land 
use. Based on the documentation that there was a reduced demand on the fishing industry 
in the Fish Harbor and that the Port contained adequate vacant land area and buildings to 
support an expansion in the commercial fishing operations if, at some future date, the 
industry underwent a revival, the Commission approved the amendment. The reduction in 
demand on the part of the fishing industry is based in part on the decline of the entire tuna 
industry and in part on the fact that these Ports were built over 25 years ago to 
accommodate the industry. 

11 Memorandum prepared by Williams-Kuebelbeck & Assoc. Inc. to Ventura Port District dated 11/5/96. 
12 Based on Commercial Landings and Values calculated by the California Department of Fish and Game for Port 
Hueneme, Channel Islands Harbor and Ventura Harbor. 
13 "Landings" are defined as any time a commercial fishing boat comes to port with a catch 
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The proposed LCPA has been reviewed against recent Commission actions within Ventura 
and Santa Barbara Counties which involved the City of Santa Barbara and the Port of 
Hueneme. The Port of Hueneme Port Plan Amendment involved the incorporation of vacated 
Navy land into the Port Plan. The City of Santa Barbara LCPA was to adopt the Santa 
Barbara Harbor Master Plan into the certified LCP. Although the Port of Hueneme is 
intended for more deep water activities , both areas are designed to enhance and promote, 
in part, coastal-dependent uses such as commercial fishing and coastal-dependent 
recreation, such as recreational boating and marine educational facilities. 

The Santa Barbara Harbor, which is located approximately 27 miles north of the Ventura 
Harbor, amended their LCP to build an additional 50-SO boating slips to serve both 
recreation and commercial fishing boaters. According to the City of Santa Barbara (S. B.), 
some boaters have been waiting for 20 years for a slip in Santa Barbara's Harbor. The S. B. 
Harbor contains a total of 1 ,023 slips that are leased on a month to month basis and an 
additional 105 to 110 slips are set aside for visitors -- 14% of the permanent slips and 50% 
of the visitor slips are occupied by commercial fisherman. The 1996 LCPA involving the 
Santa Barbara Harbor Master Plan allowed, in part, for 60 new commercial fishing and 
recreational slips, for the expansion of dry boat storage and for new parking in the Harbor. 

• 

The Ventura County Fisherman's Association believes that similar improvements as those • 
warranted in S. B. Harbor are necessary in Ventura County. The Association stated that 
there is a strong demand for the below listed facilities: 

• additional commercial slips - 20 slips in the 60-80 ft. range and 20 slips in the 45-
55 ft. range; 

• fish processing facilities to accommodate an additional 4 to 5 processors; 

• additional ice (since there is no ice available at Channel Islands and the existing 
ice machine at Ventura Harbor is at capacity}; 

• additional wharfage of 200 linear feet minimum of docking space; 
• cold storage facility; and, 
• . two fork lifts, one- and five-tone crane hoists at the new pier; 

For all the reasons described above, particularly the proximity of the Mobile Home Park, 
Ventura Keys residential community and the adjacent hotel site, commercial fishing uses are 
not best suited for the vacant parcel subject of the LCPA. Further, there are provisions for 
commercial fishing within the description of the Southwest Harbor Area. The City has 
indicated that the proposed LCPA envisions the possible development of approximately 55 
recreational boating slips. Thus, as proposed, the LCP will allow for the increase of 
recreational boating opportunities consistent with the provision of §30234 of the Coastal Act. 
Given that §30255 mandates that coastal-dependent uses be given priority over other uses 
and in consideration of the conclusiqns regarding the demand for increased commercial • 
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fishing facilities, suggested modifications 3, 7, 8 and 9 have been recommended. As set 
forth in the modifications, the LCPA, as modified, will ensure that: all existing commercial 
fishing facilities be retained; uses oriented toward commercial fishing in the Southwest 
Harbor Area be given priority over other uses; and, that non-conforming uses not be allowed 
to expand the area of use in the Harbor where such non-conforming uses have the potential 
to displace harbor-dependent commercial fishing or recreational-boating uses. 

D. Recreation and Public Access 

One of the basic goals of the Coastal Act is to maximize public access and recreational 
opportunities along the coast. The Coastal Act has several policies which address the 
issues of public access and recreation along the coast. The proposed LCPA must conform 
to the following Coastal Act policies: 

Section 3021 o of the Coastal Act states: 

In carrying out the requirement of Section 4 of Article X of the California Constitution, maximum 
access, which shall be conspicuously posted, and recreational opportunities shall be provided for all 
the people consistent with public safety needs and the need to protect public rights, rights of private 
property owners, and natural resource areas from overuse. 

Section 30211 of the Coastal Act states: 

Development shall not interfere with the public's right of access to the sea where acquired through 
use or legislative authorization, including, but not limited to, the use of dry sand and rocky coastal 
beaches to the first line of terrestrial vegetation. 

Section 30212 of the Coastal Act states (in part): 

(a) Public access from the nearest public roadway to the shoreline and along the coast shall be 
provided in new development projects ... 

Section 30213 of th~ Coastal Act states (in part): 

Lower cost visitor serving and recreational facilities shall be protected, encouraged, and, where 
feasiQie, provided. Developments providing public recreational opportunities are preferred ... 

Section 30220 of the Coastal Act states: 

Coastal areas suited for water-oriented recreational activities that cannot readily be provided at inland 
water areas shall be protected for such uses. 

Section 30221 of the Coastal Act states: 

Oceanfront land suitable for recreational use shall be protected for recreational use and development 
unless present and foreseeable future demand for public or commercial recreation activities that 
could be accommodated on the property is already adequately provided for in the area . 
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Section 30224 of the Coastal Act states: 

Increased recreational boating use of coastal waters shall be encouraged, in accordance with this 
division, by developing dry storage areas, increasing public launching facilities, providing additional 
berthing space in existing harbors, limiting non-water-dependent land uses that congest access 
corridors and preclude boating support facilities in natural harbors, new protected water areas, and in 
areas dredged from dry land. 

Section 30252 of the Coastal Act states in part that: 

The location and amount of new development should maintain and enhance public access to the coast by 
(1) facilitating the provision or extension of transit service, (2) providing commercial facilities within or 
adjoining residential development or in other areas that will minimize the use of coastal access roads, (3) 
providing nonautomobile circulation within the development, (4) providing adequate parking facilities or 
providing substitute means of serving the development with public transportation ... (6) assuring that the 
recreational needs of new residents will not overload nearby coastal recreational areas by correlating the 
amount of development with local park acquisition and development plans with provision of onsite 
recreational facilities to serve the new development. 

The proposed LCPA includes some provisions for the expansion of the harbor-front public 
pedestrian and bicycle path. However, the proposed amendment must protect the harbor
front area which is suitable for water-oriented recreational activities that cannot be provided 
at inland areas. In addition, the proposed LCPA must properly balance the protection and 
provision for public access opportunities and lower cost recreational facilities with the 
proposed HRMU land use designation which would allow for residential development. 
Furthermore, development is required so as not to interfere with the public's access to the 
shoreline from the nearest public roadway. Finally, the Coastal Act requires that the 
recreational needs of new residents will not overload nearby coastal recreational areas by, 
for example, requiring development plans that contain onsite recreational facilities to serve 
the new development. 

Existing public access and lower-cost recreation uses in the Ventura Harbor Area include 
Surfer's Knoll Public Beach, several public parking areas, picnic tables, public rest rooms, 
pedestrian and bicycle accessways along the harbor-front, pedestrian furniture, bicycle 
storage racks, Channel Islands National Park Service Headquarters, small boat sailing, 
renting and berthing areas, public boat launch facility and lower cost eating establishments. 
With the exception of the public boat launch facility and one public parking lot, which are 
located in the Northeast Harbor Area and the pedestrian and bicycle accessway which is 
developed along the majority of the developed harbor-front, the bulk of the above listed 
public access and recreation opportunities are located within the South Peninsula Harbor 
Area. Thus, the Northeast Harbor Area, where the HRMU land use designation is located 
contains very few low cost public amenities. As stated in the preceding section, the Ventura 
Harbor abuts the Ventura Keys (private residential) Community and a 42 acre mobile home 
park. Given that the Ventura Harbor is owned and operated by the Ventura Port District, a 
public entity, the Commission finds that public access and low cost recreational uses should -
be available to the public throughout the Ventura Harbor. 

• 

• 

• 
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In recent LCPAs involving new development in harbor and marina areas, the Commission 
has required that the timing of all public amenity improvements be such that public access 
and recreation improvements occur prior to or concurrent with other development. For 
example, the City of Long Beach amendment 1-95 involved the incorporation of the 
Queensway Bay Development Plan which affected the Downtown Shoreline Marina. Some 
of the following changes approved by the Commission included the expansion of the 
Shoreline Village shopping center and the replacement of the Shoreline lagoon with a new 
harbor, public esplanade and aquarium. The Commission modified the City's proposal to 
include timing conditions of securing funding and developing public access and recreation 
improvements, such as public park areas, public boat launch facilities and public parking, 
prior to or concurrent with the private development on public land which displaced public 
access improvements. 

In addition, the Commission has consistently certified LCPs that required either the 
maintenance of existing public access and recreation improvements or the inclusion of 
additional similar type uses, or both. For example, as stated in the certified LUP for the City 
of Newport Beach, the plan specifies that in combination with residentjal development that 
exists in the bays, the City maintains two public view park areas adjacent to Upper Newport 
Bay and the lower bay. In addition, the City of Redondo Beach's certified LCP requires that 
public opportunities for coastal recreation be enhanced on undeveloped parcels in an area 
where residential development existed prior to the Coastal Act. 

§30252. of the Coastal Act states, in part, that new housing development must assure that 
the recreational needs of new residents will not overload nearby coastal recreational areas. 
This is done by correlating the amount of development with local park acquisition and 
ensuring development plans provide adequate onsite recreational facilities. The proposed 
LCPA includes a provision for constructing a public pedestrian and bicycle path but do not 
require any site recreational facilities for new residents. Additionally, the City has indicated 
that boat slips will be constructed on the 3. 7 acres of water that is part of the vacant parcels 
in conjunction with any development that occurs on the site. As proposed by the City in the 
LCPA, the construction of boat slips adjacent to the vacant parcel is not required by any 
development, however. Two of the larger parcels (parcel 15 and 18) that make up the 
vacant 20.85 site are approximately 1,000 to 1,200 ft. deep and the third parcel (parcel16) is 
approximately 250 feet wide and surrounded by water on three sides (See Exhibit 6). 

As described previously, the Northeast Harbor Area currently contains relatively few public 
access and recreational opportunities. In addition, the Northeast Harbor Area abuts a 
residential area and mobile home park. As such, the demand for public amenities within the 
area can only be increased by the proposed HRMU designation which could increase the 
number of residential units in the area by as much as 300. Staff calculated park need for 
new residential use based on the Parks and Recreation Policy of the City's Comprehensive 

• Plan which requires 3.5 acres of park area pe( 1,000 population. According to the City staff, 
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the population of 300 units would be 750 (2.5 persons per household). As calculated 2.6 
acres of park area would be required in association with constructing 300 units. The City 
staff stated that the development of 300 units is already figured into the population limits for 
the year 201 0 and, as such, measures are in place to satisfy the park recreational needs of 
the 300 units or 750 people. However, the mandates of the Coastal Act require that 
oceanfront land suitable for water-oriented recreational activities be protected and that lower 
cost visitor-serving and recreational facilities be, "protected, ~ncouraged and provided." The 
majority of City of Ventura is located outside the coastal zone and, park facilities provided to 
accommodate the increased residents will not likely be along the waterfront. 

Therefore, Modification #2 and 6 have been drafted in order to ensure that a public view 
park area be developed on the 2.44 acre parcel 16. In addition, modification #2, 5 and 6 
require that within an average of the first fifty feet of frontage to the Harbor, only public 
access and public recreation improvements may be sited which include the following: 
pedestrian and bicycle accessways, picnic tables, benches, public restrooms, bicycle 
storage racks, fountains, public parking and park area. As modified, the proposed LCPA is 
consistent with the public access policies of the Coastal Act. In addition, the modification 
requires any future master plan for site development to include at a minimum, a 20 ft. wide 
vertical public accessway sited at the approximate terminus of Schooner Drive and 
connecting to the harbor front accessway. As stated previously the site is 1,000 to 1,200 
feet wide and the vertical accessway should generally traverse the center area of the site in 
order to provide the public with the ability to reach the waterfront from the street. Finally, the 
LCPA has been modified to ensure that prior to or concurrent with the completion of 
development, a public access and recreation plan must be approved, and all public 
improvements must be constructed. 

The proposed IP amendment implements the additional land use designation (HRMU) to 
accommodate the new multi-family residential use proposed in the.LUP amendment. 
Therefore, the proposed IP must also be modified. The IP modifications will permit the 
construction of up to 300 residential units and/or visitor serving commercial development 
with a minimum amount of public use requirements such as the 50 ft. (average) public 
accessway along all water frontage and the construction of a public park on parcel 16. If 
modified as suggested, the proposed IP amendment with adequately carry out the policies of 
the LUP. 

In addition, the current LUP encourages recreational boating and limits "non-water 
dependent" land uses in order to ensure that the circulation of access corridors to the Harbor 
are not further congested, so as not to preclude recreational boating. 

• 

• 

• 
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The LUP states, consistent with the cited recreation Coastal Act Sections that: 

... a minimum measure of recreational boating facilities shall be provided and/or 
protected, including at least 1,500 recreational boat slips, public launch facilities, dry 
boat storage and fuel dock facilities. 

The proposed LCPA will increase boating and recreational opportunities within the Harbor 
by allowing for the development of boat slips within the 3. 7 acres of water that are part of the 
undeveloped site. Of concern to the recreational boater and Ventura Harbor visitor, 
however, in the Northeast Harbor Area is circulation and parking. One means of access to 
the Harbor is presently via Beachmont Street/Anchors Way, which traverses through the 
Ventura Keys Community along Schooner Drive and terminates at the site subject of the 
LCPA and Olivas Park Drive (See Exhibit 8). Traffic impacts to the residential community on 
Beachmont Street have been a topic of community concern. The City contends that 
development of the vacant parcel as predominately residential will result in less.of a traffic 
impact than other visitor-serving uses that are allowed under the current LCP HC land use 
designation. The contention that residential development will have less traffic impacts than 
other uses is based on a Traffic and Circulation Study for the Ventura Port, prepared by the 
Associated Transportation Engineers on August 11, 1993. In order to ensure that adequate 
parking lots are located at key visitor attractions and public accessways are provided and 
that all new development is designed so as to not adversely impact the public facilities, 
including the public boat launch, the Commission finds it necessary to modify the LCPA as 
set forth in modification #6 relative to parking and circulation consistent with Coastal Act 
§3021 0, §30211, §30212 and §30252. 

E. Scenic Resources 

Section 30251 of the Coastal Act states that: 

The scenic and visual qualities of coastal areas shall be considered and protected as a resource of public 
importance. Permitted development shall be sited and designed to protect views to and along the ocean 
and scenic coastal areas, to minimize the alteration of natural land forms, to be visually compatible with 
the character surrounding areas, and, where feasible, to restore and enhance visual quality in visually 
degraded areas. New development in highly scenic areas such as those designated in the California 
Coastline Preservation and Recreation Plan prepared by the Department of Parks and Recreation and by 
local government shall be subordinate to the character of its setting. 

As required by the Coastal Act, the visual qualities of coastal areas shall be protected by 
maintaining views to and along the ocean. The proposed LCPA includes a modification to 
the Northeast Harbor Area which require that 50% view corridors to the harbor from Anchors 
Way Drive beginning at Schooner Drive and continuing unobstructed for approximately 
1,500 ft. to the western terminus of the public boat launch be preserved (See Exhibit 4). In 
approving the LCPA, the City inadvertently deleted the previous height limitations that were 
included in the LUP for the Northeast Harbor Area. Therefore, modification #4 is proposed 
to reinstate height requirements. The LCPA specifies that views from the water frontage 
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accessways in the Northeast Harbor Area are intended to provide additional harbor views. 
As discussed in the preceding public access and recreation section, a modification has been 
suggested to construct a vertical public accessway to the water frontage pedestrian 
accessway. As such, the vertical accessway would also provide a view corridor to the 
waterfront. The Commission, therefore, finds it necessary to incorporate into the LCP 
suggested modification #4, in order to ensure that view corridors to the Harbor are preserved 
consistent with §30251 of the Coastal Act. In addition, the public walkway/bike path along 
the waterfront portions of the site and the development of the 2.44 acre park on Parcel 16 
which is surrounded by water on three sides will provide public views and mitigate the loss of 
views which are currently provided across and through the site from Anchor Way and 
Schooner Drive required by the suggested modifications. 

F. Marine Resources 

• 

The proposed LCPA affects areas in the Harbor and adjacent to coastal waters. Additionally the 
Ventura Harbor is located adjacent and upcoast from the mouth of the Santa Clara River. The 
Coastal Act contains policies which address development in or near coastal waters. The proposed 
LCPA must be considered consistent with the following Chapter 3 policies of the Coastal Act which 
require the protection of biological productivity, public recreation and marine resources. 

Section 30230 of the Coastal Act states: 

Marine resources shall be maintained, enhanced, and where feasible, restored. Special protection shall be give. 
areas and species of special biological or economic significance. Uses of the marine environment shall be carrie 
out in a manner that will sustain the biological productivity of coastal waters and that will maintain healthy -
populations of all species of marine organisms adequate for long-term commercial, recreational, scientific, and 
educational purposes. 

Section 30231 of the Coastal Act states: 

The biological productivity and the quality of coastal waters, streams, wetlands, estuaries, and lakes 
appropriate to maintain optimum populations of marine organisms and for the protection of human health 
shall be maintained and, where feasible, restored through, among other means, minimizing adverse 
effects of waste water discharges and entrainment, controlling runoff, preventing depletion of ground 
water supplies and substantial interference with surface water flow, encouraging waste water reclamation, 
maintaining natural vegetation buffer areas that protect riparian habitats, and minimizing alteration of 
natural streams. 

As proposed in the LCPA, the HRMU land use designation could potentially result in an 
increase in the number of residents, vehicles and boat slips within the Harbor Area. This 
increase residential use is also an increase in the overall use of the site from the current 
land use designation of Harbor Commercial. Thus, development of the vacant site which 
consists of21.07 acres of land and 3.7 acres of water, would also result in a greater level of 
pollutants entering the Harbor through surface and storm drain runoff. The increase in the 
level of pollutants would have a greater impact on the marine environment. Statewide efforts 
to effectively control discharge of toxic pollutants, such as heavy metals, that accumulate in • 
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the environment have been determined successful in a number of watersheds. Examples of 
"best management practices" that improve the quality of urban/storm water runoff that enter 
harbor, marina and bay areas include adopting and enforcing land use ordinances which 
would control erosion and sediment at construction sites, and implementation of practices 
that reduce the flow of potentially polluted storm water into storm drains. Therefore, in order 
to insure that the proposed LCPA is consistent with §30230 and §30231 of the Coastal Act, 
modification #8 is suggested to require that all new development in the Ventura Harbor 
include measures to reduce contaminated runoff into the Harbor waters, including filtration of 
low flows, control and filtration of runoff from parking lots and roofs, reduction of impervious 
surfaces, and provisions of pump out facilities, and other necessary measures to reduce 
harmful pollutants from storm drain waters prior to these waters entering the harbor. 

G. California Environmental Quality Act (CEQA) 

Pursuant to §21 080.9 of the California Environmental Quality Act ("CEQA"), the Coastal 
Commission is the lead agency responsible for reviewing Local Coastal Programs for 
compliance with CEQA. The Secretary of Resources Agency has determined that the 
Commission's program of reviewing and certifying Local Coastal Programs qualifies for 
certification under §21 080.5 of CEQA. In addition to making the finding that the LCP 
amendment is in full compliance with CEQA, the Commission must make a finding that the 
least environmentally damaging feasible alternative has been chosen. §21080.5(d)(l) of 
CEQA and §13540(f) of the Coastal Code of Regulations require that the Commission not 
approve or adopt a LCP, " ... if there are feasible alternative or feasible mitigation measures available 
which would substantially lessen any significant adverse impact which the activity may have 
on the environment.~~ 

On March 24, 1995, the 30 day public review period on a Draft Environmental Impact Review 
(EIR) pertaining to the Harbor Related Mixed Use Local Coastal Program amendment 
began. Four alternatives were considered in the EIR which included: 1) no project; 2) 
existing Land Use Plan designation, HC; 3) residential only; and, 4} hotel use. The City 
found the mixed residential/commercial use to be the preferred alternative. On February 12, 
1996, the City Council reviewed and adopted the Final Environmental Impact Report 

For the reasons discussed in this report, the LUP component of the LCP amendment, as 
submitted, is inconsistent with the Chapter 3 polices of the Coastal Act and the IP 
component oUhe LCP, as submitted, is inadequate to carry out the policies of the certified 
LUP. Additionally, there are feasible alternatives or mitigation measures available which 
would lessen any significant adverse impact which the approval would have on the 
environment. The Commission has modified the proposed LCPA to include such feasible 
measures and to reduce environmental impacts of new development. As discussed in the 
preceding sections, the Commission's suggested modifications bring the proposed LCP 
amendment into conformity with the Coastal Act and the proposed IP amendmenlis 
adequate to carryout the policies of the certified LUP. Therefore, the Commission finds that 
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the LCP amendment, as modified, is consistent with CEQA and the policies of the certified 
LUP. 

a:\rkr196\ventura\21cpa296.doc 
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LAND USE DESIGNATION DEFINITIONS AND POLICY STATEMENT 

Destination Svmbol Densitv 

Harbor Related Mixed-Use HRMU 20 dulnet acre 

Harbor Related Mixed-Use 

The intent o( the HRMU designation is to wovide the flexibility of a mixed use 
4.~J!.!?kJJJ.!11..t#.!1LlJi._f.f!.f!1l!1.~r..q_f.ql_Y.§.fJ.§J!.!l.«f.Qt.r..?.JidfJ.!l!.i.ql.JJ§lM .. J!Lg .. m.{J*..i!lJJJ!!1 .•. d.~!l.$.iiY...Q/..)Q 
dwelling units per net acre. 

VENTURA HARBOR 

The Ventura Harbor area of the Comprehensive Plan includes the waters o[ Ventura 
Harbor and the land immediatelY. surrounding these waters. The Ventura Harbor 
area, as defined. is limited to the iurisdictional boundaries o(the Ventura Port District. 
Within the Ventura Port District jurisdictional boundaries, the harbor has been divided 
i'1.lQ./s!JJJ.§J!.ll.f!!..~g~: ..... T!t~~~ .. ~kqtJLl!§..f:!!!! .. !rl..err:.ttfL!..Q. .. tJ§..!..IIt#._S..QY.!.!LP..G.!1l!1.~.lq~ .. S oyll!lf..(}.§.l 
Harbor, Central Harbor, and Northeast Harbor . . 

Each of the subareas is subject to one or more of three land use designations which 
establish basic land use policy for the Harbor. This section o[.the Comprehensive Plan 
first describes the land use designations and general u.rovisions which aPJJ.lY. to all 
develoJ2ment within the harbor. fp/lowed bY. discussions o(Harbor subareas and mau.s. 

Land Use Desig!lations: Harbor Commercial l.HCl Harbor Related Mixed Use 
(lfRMU)_, Mobile Hom e Park {MHPJ. 

The Harbor Commercial (HC) designation in the Ventura Harbor area is intended to 
cause any new development in that area to be compatible with existing and proposed uses 
in the Harbor complex (as described below). Development in this area, which is also 
designated as a Scenic Approach to the City, should be designed to complement the 
existing visual and structural character of the Harbor complex, and the development 
should be oriented toward recreation, visitor- serving, marina, and commercial fishing 
uses. 

To facilitate the recreation, tourist and commercial fishing opportunities within the 
Harbor complex, the Harbor Commercial (HC) designation shall give priority to 
visitor-serving commercial recreational uses over general commercial development, but 
not over commercial fishing, and shall protect coastal recreational land suitable for such 
uses. Because of the specific function of the Harbor, private residential and general _____ .. 
industrial uses are not appropriate .. f.!l..lll.t#. .. !iC..f!#..~i.g!lgt.~d..fl.t:f!..g,, 

EXHIBIT 1 
CITY OF 

VENTURA 
LCPA2-96 
PROPOSED LUP 
CHANGES 



Mgki.l.t!. .. lf.Q!!!Jf..P..ar.ls..fM.fl.P.J. 

The existing mobile home park provides affordable housing and is designated MHP for 
mobile home park use. It is intended that this use be allowed to continue as a mobile 
home park, and the site be rezoned accordingly. In the event that redevelopment of the 
mobile home park occurs, an amendment to this Comprehensive Plan and Local Coastal 
Program will be necessary. Unless adequate, affordable, low and moderate income 
housing exists nearby, redevelopment must include one-to-one ratio replacement housing 
and housing assistance for low and moderate income tenants. If redevelopment occurs, at 
least 90% of the land area shall be devoted to priority uses . 

. Ib~ .. llar.P.gr..J1.~J.latt:.4..Mi~t!.rl..ll~lJ. ... (JilJM.UJ. .. 4.lf.$.l.K!JlJli.Q'!l .. Q11.lf:gq:O!. .. i.s .. t.fl .. ~l1SY.r:t:. .. lb.«f. .. the ci~ 
and Port District obtain the best suited development for the last remaining large parcel 
i.'fl.Yenll!.r..tJ..ll.fll.bor:, .. 12cJZ.~J.lQR.m.t:.o.t..fJi.lb.i.s.P..r.fJllf#.T.1Y. .. sb.f1.lLl!e SY.ki.~J..qtJq_t.h~.P..r.CP.JlT..tJ.tifl11 . .fJLq 
m«~l.lf.r.. .. D.klr.t. ... w.b.i.e.b_ .. .i~lY.dc.$. ... _qr..qh.tt.t:.e.&.r..«L~r..it.lf.r.ia .... .lfl!141.e.gu.i.og ___ .f.;r.i.t.t!.r..i.tJ ... ___ e.ir.~lqf.igf.l 
T..t!.{J!lir.!l!!!.lJ.!JJ.~ ... v.i.~JJI.Q~cti_on.t_tJ!ld t!JJ: lilfJ!.:....A.1JY. reli,dentiaLt!§ve.lQJJ..111~rli..PJ:f!P..QSe.d fpr 
the HRMU area shall not exceed an average density of20 units per net acre. nor exceed 
~Q.% __ (Jj_{!J.ff. .. lll!11! __ gJ:ftq_dsf§igrlgt.t:.4..1JEMll. ... -4.!DL£Q1!1!Per.e.igJ.._fk.velgu.m'-.11l...§hall b'-. 
i.'!lllJ.K!.fllffd .. J£i.t.b. ... lht:.. __ Q.l!f~.r.gJl...~!Jg.r..ge.t.l!.r.. .. Pf...tb.@. ... !JsP.:.lJ.Q!. ... flllfi.. .. J2T..QY.irJ.t!. .... Y.~lf.S. ... lh«l ... F.ili....P.c. 
1.YJ?J2Q!.t.ed f:!y__t.he !.t!.l.lfk.o.ligl_..l(Jlld .Y.§.lJ. ... I1.!14. .. t.b.fJ1 .. w.lll.!l!J.JJ. . ..QQrlf.i!1Y.f:_.f.Q ... @.119..QY.T..fJ.Kff. .. l.m!r..i.~l 
activity consistent with the goals of the City's Local Coastal Program. 

Intent and Rationale for Land Use Designations: 

Uses within the Harbor Commercial area eomple~ shall be designated as either priority 
or non-priority uses. Priority uses include those uses listed in the Harbor Commercial 
(HC) section of the City's Zoning Ordinance under the headings of· (J) commercial 
visitor-serving, (2) recreation, boating, fishing, (3) commercial fishing, and (4) public 
service facilities. Non-prilirity uses include general commercial retail and offices. To 
ensure that a minimum number of priority land uses and coastal facilities are provided in 
the Harbor complex: (J) no more than I 0% of the land area of the Harbor (exclusive of 
streets, the existing mobile home park and lJ.RM(.Lr/esi.K!1!11e4. .. tJTeql may be developed I 
with non-priority land uses; and (2) a minimum number and/or type of coastal facilities 
described later in this section shall be required Land area in the Harbor, exclusive of 
the mobile home park .(1.~~.Q.6. .. !J.er.~J.§J.J ... !.hf!. .. Jil3MJl...r!!l§igngt.iQrl. .. fl!.ff.fJ. .. G.1.:l.Z...fJ.er..'-.$l.. and I 
streets, is approximately 95 .J.·l6 acres. Therefore, approximately 9.5 ·l·l·:-6 acres may be 
developed for non-priority uses. 

As Planned Development Permits are approved, the City shall make findings as to the 
adequate provision of minimum numbers or types of coastal facilities described later in 
this section, in terms of their consistency with this Plan. 

• 

• 

To ensure that lower cost recreational and visitor-serving facilities are available to all • 
income groups, picnic tables, public rest rooms, pedestrian and bicycle access ways, 
pedestrian furniture, bicycle storage racks, small boat sailing. renting and berthing 
areas, and at least two lower cost eating establishments of at least 2, 000 square feet each 



• 

• 

• 

shall be provided In addition, the Harbor beach area, which provides a lower cost 
recreational activity, shall be preserved for general public recreational use. 

In order to encourage recreational boating, non-water dependent land uses shall be 
limited within the Harbor's water area complex so as to not congest access corridors and 
preclude recreational boating support facilities. In addition, a minimum measure of 
recreational boating facilities shall be provided and/or protected, including at least 
1,500 recreational boat slips, public launch facilities, dry boat storage and fuel dock 
facilities. 

Recreational boating and commercial fishing shall be located and designed so as to not 
interfere with one another. Potential impacts from commercial fishing or general boat 
repair and construction operations shall be mitigated Mitigation measures shall include 
locating such facilities away from existing residential areas. 

A minimum number of facilities serving the commercial fishing industry shall be 
provided within the Harbor complex. These include berthing for at least 90 permanent 
and 15 transient commercial fishing boats, a boat repair yard, ice facilities, fuel facilities 
{24 hours/day), laundry, shower and rest room facilities, two or more fish receiving 
facilities, a net repair area and hoists. In order to meet the changing technological needs 
of the commercial fishing industry, larger slips may be designated in the future, resulting 
in an actual decrease in number of slips, while retaining an equivalent length of slip feet 
(4, 200 slip feet) serving permanent and transient fishermen . 

The location and intensity of all land and water uses must be specifically defined to 
ensure no significant adverse cumulative impacts on coastal resources or access by 
existing or permitted development. 

To ensure that the visual character of the Harbor is maintained, structures located on the 
South Peninsula shall be limited to two stories, not exceeding 30 feet in height except for 
such structures as theme towers, observation decks and radio antennas. The South 
Peninsula is defined as that area located on either side of Spinnaker Drive and north of 
an imaginary line drawn 2, 400 feet south of the terminus of Spinnaker Drive. 

To enhance visual quality and ensure that new development does not impede views to the 
water area from the roadway or to and from the beach and inland harbor area, the 
policies listed below apply. A view corridor is defined, for purposes of enforcing these 
policies, as that area between the roadway and water which is not occupied by buildings 
or solid walls and fences that would impede the view of the water from the roadway. 
View corridors shall be measured from the linear distance paralleling the nearest public 
road (See Maps following this section for delineation of Harbor areas.) 

South Peninsula 

For development on the South Peninsula, the following criteria shall be applied to each 
lot, except for the National Park Service site. 



1. Buildings and other structures shall not occupy more than 25% of 
the lot area. • 

2. At least 50% of each lot shall provide a view corridor as measured 
from Spinnaker Drive. 

3. A view co"idor shall provide a single unobstructed view, except 
that on Parcel 5 this requirement may be satisfied by the provision of two 
corridors, if one corridor has a minimum width of 375 feet and the other 
co"idor a minimum width of 125 feet. 

4. All structures shall be limited to two stories, not exceeding 30 feet 
in height, except for a possible aquarium/research center which shall be 
limited to 45 feet in height. 

Southwestllarbor 

For new development in the Southwest llarbor area, the following criteria shall be 
applied to the entire area taken as a single unit. 

' 
1. Buildings and other structures shall not occupy more than 25% of 
the total area. 

2. At least 30% of the area shall provide view co"idors to be • 
measured from Spinnaker Drive. 

3. All structures shall be limited to three stories, not exceeding 45 
feet in height, except for theme towers and observation decks which shall 
not exceed 55 feet in height, and antennas and masts which shall not 
exceed 70 feet in height. 

Central Jlarbor 

For development in the Central llarbor area, the following criteria shall be applied to 
the entire area taken as a single unit. 

1. Buildings and other structures shall not occupy more than 25% of 
the total area. 

2. At least 50% of the area shall provide view co"idors to be 
measured from Spinnaker Drive or Navigator Drive as appropriate. 

3. All structures shall be limited to three stories, not exceeding 45 
feet in height. 

JVortheastllarbor • 



• 

• 
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For development in the Northeast Harbor area, the following criteria shall be applied 16 

those··liFeaS··designated--as··HaFIJoF··.GemmeFeial··the··en#re··ar-ea··teken-·as··6···single···unit:· 
except for the mobile home park. 

1. Buildings and other structures shall not occupy more than 25% of 
g_gjY..~!l ... P.lJJ}~Ql·the··total·.area. 

2. At···letil51····5{}%-·-ef··the···.area····shall···pr-evide····View···-eo~TidfJI"S····W···he 

measured }rem Anchors Way. 1!J.fm!.$. .... f.9..r.r..t4<l.r.$. ... .9i...f.b.~ ... .b.fJr:llQr.. .. Jr.qm. 
Allr;!J.qr.~_.W~JY. .. O.ri.v..~.§lJ.qlf..!lggL1J..J~t. . .S..r;.b.qqvJ:.r. .. O.r..i.v..~.J1!14.£9..11HlJ.Y.~.g~ll~r..ql!J! 
unobstructed for approximately 1.500 feet to the western terminus of the 
!J.!2r:!.l .. lqy.rJ.r;l:J...tJ!..~~-4.tl~!J§.f. . .S!!.D.~!..'df!l1f.Pi.!.b.i.$..PQr.t.i.9.!1.PJ.Ans;.l!QI.$. .. W.:Q.Y..~!JJlll 
P..r.~$.~rY.fL.Y.l'i&..~.Pfb.g{fl.Q.r..J.fJ!:!.~f.~:. . 

Development of vacant properties south of the boat launch area must 
P.!..QY.i.4~P.Yl!.lKP~~§.fl.ign .. qQr;~ss..lJ!14..fl. .. l!.i.9Y.£l~.P.f!:!.b..J!fli.q£~llUQ .. W..fl.l9..rJg 
f.b.~ ... ~!lt.ir.~ ... l~!1gj/J. ... Qi.Jb.~ .. :w..qf.~r./r..Q.!1l, ....... T.h.i.$. ... fi.Q£~~$. . ..f.9.....lb.~ ... W.ff.l~r. .. /r..9..!1f.qg~ 
(Jjfg.r..$. .. fl.tidi.liQ!lfJ.l£!1hgl1£~4 .. Y.ifM.$..PLt.ll.~ . .b.qr.!J.g.r..._ 

Harbor activities shall be clustered into locations appropriate to their use to further 
Coastal Act policies. More intensive and higher density activities shall be concentrated 
on the inland side of the Harbor. The South Peninsula shall contain less intensive and 
dense uses, recognizing its unique character between two water bodies, its predominant 
water-oriented public recreational character, its effect on views to and from the beach, 
channels and towards the ocean and Channel Islands, and the need to ensure that 
development and parking do not impact the sandy beach area. The National Park 
Headquarters has increased the significance of the South Peninsula as a use of greater 
than local importance and a visitor destination. 

To further define location and intensities, the following policies shall be followed in all 
permit decisions in the Harbor. (See Maps following this section for delineation of 
Harbor areas.) 

Area Locational and Intensity Policies 

1. Northeast Harbor Area: This area shall be developed primarily 
with commercial visitor-serving uses qrJ:rJ._.fqr.. .. ..th..~ ... P..fJ.!..(i.Q!1 .... 4.~~jg!lgJ~d. 
ll.IJM.fl. ...... wit.b. ...... fi. .... .!P.l!§t.~r.::P.lff!1lltJ.4 ..... r..tJ.~i4~lltiq!/.r;;Q1J1:t!J.tJ.r..r;igl. .. .lJ1i.~'4 ..... M.$.~ 
ri,.Y.~l9P..l!1.~!1.l:. Uses allowed in this area include the following: (1) 
commercial visitor-serving uses; m recreational boating.· whese·-primmy 
erientation····is····net-towtud···the····e-emmer-eial··fisherman···fJI"····FeeFeational 
hooter; {3) non-priority uses limited to public facilities and general retail 
and offices; and (4) non-water oriented commercial and public 
recreation; {5) residential uses limited to 20 dwelling units per net acre 
fqr.. ... t.h, ... HBM.U.. .. r!!ls.tgn.qt§.rJ. .. gr..gg; __ lJ!!.4. . .C.~l . ..rp.Ql!.il.i!. ... b.Qm.~~.Jgr_J.b.!f_MQP..il~ 
lf.qm~ .. P.qr..k .. lJl.~f!. .. t!J.8.PJ.~ ..... C.Q.mm~r.£i.qlJi.~hi.~g.fg~i.lit.i.lJ.§. .. gr.., ___ !1Q!. .. inf.tJ..&ilJ.4. 
Y.$.f!§..i!1.1.hf!..!f.Qr.!.b.~~t.}J.qr..f!.Q.r:.A.r.~g. 



2. Central Harbor: This area shall contain uses oriented toward or 
serving recreational boating. All other uses are prohibited, except that a 
50-unit boatel, and two full service restaurants may be permitted, 
provided that adequate on-site parking is provided 

3. Southwest Harbor Area: This area shall contain uses oriented 
toward or serving commercial fishing, recreational boating, and visitor
serving commercial uses and may include general office uses above the 

·first floor. Water dependent uses shall include at least 4,200 linea/feet of 
slip and wharf space for commercial vessels such as fishing boats and oil 
crew boats, and may include fish receiving facilities, ice facilities, fuel 
facilities, a boat lift, a full service boat yard and a self service boat yard 
No additional, new, visitor-serving, commercial use projects may be 
developed in this area. Within the existing, visitor-serving, commercial 
projects, a maximum of 33,000 square feet may be devoted to restaurant 
space. Restaurant space includes, but is not limited to, dining, bar and 
lounge areas, kitchen and related areas, and outdoor seating. At least 
2, 000 square feet of the authorized restaurant area shall be devoted to 
lower-cost eating establishments. 

4. South Peninsula Area: This area shall be oriented toward water
oriented recreational activities, including recreational and public beach 
use. General office uses may be permitted above the first floor. An 
aquarium/research center, the Channel Islands National Park Service 
Headquarters, tour boat services, recreational marinas and a yacht club 
are permitted uses. The water area shall also include berthing space for 
transient as well as permanent commercial fishing vessels. Two full 
service restaurants may be permitted and at least one lower-cost eating 
establishment shall be provided (minimum 2,000 square feet). A 
lower-cost restaurant is defined as a high or medium turnover sit-down or 
take-out restaurant with a turnover rate of less than an hour. Examples· 
include delicatessens, fast-service food restaurants, coffee shops or 
cafeterias. Total restaurant space includes, but is not limited to, dining, 
bar and lounge areas, kitchens, and related areas and outdoor dining 
areas. Visitor parking and public restrooms are the only permitted uses on 
the ocean side of Spinnaker Drive. 

General Location Policies 

1. Ancillary buildings such as maintenance buildings and restrooms, 
serving the general public and Harbor users, may be permitted throughout 
the Harbor. More intensive public service buildings, such as police and 
fire stations and utility stations, shall be confined to the Northeast Harbor 
Area. 

2. Existing facilities serving recreational boaters and commercial 
fishermen shall be retained, unless equivalent facilities are constructed 

• 

• 

• 



• elsewhere in the Harbor in conjunction with the redevelopment of existing 
facilities. 

3. Non-conforming uses may be permitted to continue in their present 
locations in conformance with present lease arrangements. 

4. Dry boat storage areas shall be located inland of the first public 
road from the water's edge, because an oceanfront site is not essential for 
such uses. 

Any development proposals for Ventura Harbor shall be designed to ensure that future 
water development near the north end of the South Peninsula (i.e., Parcels 7 and 9) not 
interfere with boats that require tacking maneuvers when entering and leaving the 
Harbor's interior channels. However, such limitations shall not interfere with berthing 
for visitor-serving uses, such as the Channel Islands National Park Headquarters and 
commercial tour boats, unless equivalent berthing is provided nearby. 

The Ventura Harbor Maps which follow are intended to supplement the Land Use Plan 
Map and Circulation Plan Map which cover the City's entire Planning Area. Because the 
Ventura Harbor Maps provide greater detail to better interpret and enforce the policies 
of this Plan, they supersede the Land Use Plan Map and Circulation Plan Map in cases 
where any uncertainty or apparent discrepancies may exist. 

• MT:66-210.wpd 
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CITY COUNCU.. RESOLUTION NO. 96-59 

A RESOLUTION OF THE COUNCU.. OF SAN BUENA
VENTURA AMENDING THE LAND USE ELEMENT OF THE 
COMPREHENSIVE PLAN 

EXHmiT2 
CITYOF. 

VENTURA 

LCPA2-96 
RESOLUTION 

PART I 
The Council of the City of San Buenaventura does resolve as follows: 

SECTION 1: An appl.k:ation has been initiated for an Amendment to the Comprehensive 
Plan and Zoning Ordinance to provide for residential land use within the Ventura Harbor and to 
clarify existing policies of the Land Use Element, pursuant to the San Buenaventura Ordinance 

:;: Code, fQr property currently :zoned Halbor Commercial (H-C), and described as generally located 
west of Harbor Boulevard, adjacent to Anchors Way Drive, at the terminus of Schooner Drive. 

SFCIION 2: All proceedings having been duly taken as required by law, and upon review 
of the information provided in the staff report, consideration of the testimony given at the pubUc 
hearing, as well as other pertinent infonnation, the City Council finds the following: 

1. The proposed ameadments are not det:rlmental- to the pubUc interest, safety, health, 
and general welfare because the proposed amendment would provide for a mix of 
development including harbor commercial uses and residential uses. 

2. The proposed amendments to the Land Use Element are internally consistent with 
the Land Use Element as well as the other ~lem.ents of the Comprehensive Plan. 

3. The amendments are in conformance with the pubUc access and recreational 
policies of the Coastal Land Use Plan because the current policies relative to the 
provisions for a pedestrian/bicycle path at the water's edp, general use facilities 
such as picnic tables, benches, and restrooms, and ncreatiooal Cacllities, such as 
boat docks would act chanp, and fultillment of those policies would be enhanced 
by the- amendment due to the greater potendal for developmeot. 

4. Tho amendments are in conformance with an other applicable policies of tho 
Coastal Land Uso PlaD. 

S. All notices and hearing' provisions appUcablo to Coastal Propam Amendments 
have been satisfied. 

6. An Batvironmental Impact Report (Case No. BIR-1891) bas been prepared and 
certiited for this project. 1be City Council bas reviewed aad considered the 
infonnadoa contaiDed ill tbat document as a part of the review of this Comprebea- -
sive Plan aad Zoning Ordiaance Amendmeat. 

l 
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SECTION 3: Based on the above fmdings, the City Council approves the proposed 

Amendment of the Comprehensive Plan, Land Use Element, as set forth in Exhibit "A" attached 
hereto. 

SECTION 4: In order to provide for clear and accurate implementation, based on the 
action taken by the City Council on Jtine 3, 1996, the Land Use/Zone Compatibility Matrix of the 
Land Use Element of the Comprehensive Plan is hereby revised as set forth in the attached Bxhibit 
"B." 

SEC]ION S: Notice of adoption of the amended Comprehensive Plan language approved 
herein sball be forwarded to the California Coastal Commission and shall become fully effective 
upon receipt of Coastal Commission certification. The City Council hereby states its intent that 
the City's Local Coastal Program, as amended, will be carried out in a manner fully consistent 
with the California Coastal Act. The existing approved Local Coastal Program shall remain in 

-~· full force and effect until such Coastal Commission certification is received. 

PASSED AND ADOPTED this lOth day of_J_un_e __ , 1996. 

• MT/16-381.wpd 

• 
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STATE OF CALIFORNIA 
COUNTY OF VENTURA ) 
CITY OF SAN BUENAVENTURA) 

.. 

::: I,· MABI COVARRUBIAS PLISKY, Deputy City Clerk of the 
city of San Buenaventura, California, do hereby certify that 
the foregoing Resolution was passed and adopted by the san 
Buenaventura City Council at a regular meetinq held on the lOth 
day of June 1996, by the following vote: 

Ayes: Councilmembers Friedman, TUttle, DiGuilio, 
Bennett, Monahan, Measures and Tingstrom. 

NOES: None. 

ABSENT: None. 

IN WITNESS WHEREOF, I have hereunto set my hand and 
affixed the official seal of the.city of San Buenaventura this 
11th day of June 1996. 

• 

• 

• 
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• CITY COL"NCU. ORDINANCE NO. 96-13 

AN ORDINANCE OF TilE CITY OF SAN BUENA VENnJRA 
A.~\1ENDING SECTIONS OF TITLE 15 OF THE SAN 
BUE."''A VENTURA ORDINANCE CODE REGARDING THE 
PERMITrED USES A."'ln STANDARDS IN THE HARBOR, 
COMJ.\1ERCIAL (H-C) ZONE 

The Council of the City of San Buenaventura does ordain as follows: 

·;· SECTION 1: Section 15.238.091 is hereby added to the City of San Buenaventura 

• 

• 

Ordinance Code to read as follows: 

"15.238.091 Standards: Accessory Structures. 
15.238.101 Density Review." 

SEOJON 2: Section 15.238.020 of the City of San Buenaventura Ordinance Code 
is hereby amended to read as follows: 

"Section 15.238.020 Uses: Permitted, The following use types are 
permitted subject to the provisions of this Chapter: 

(a) Residential. Large Multi-Family 
Small Multi-Family 
Residential Condominium 

(b) General Administrative. Business, and Professional Services 
Automotive and Accessories: Parking 
Boating and Harbor Activities: Boat Building or Repair 
Boating and Harbor Activities: Boat Sales and Services 
Boating and Harbor Activities: Boat Slips . · 
Boating and HUbor Activities: Commercial Boating and Fishing 
Boating and Harbor Activities: Harbor Sales and Services 
Business and Professional Support 
Community Meeting 
Cultural and Library Services 
Day Care Center 
Dining Establish111ents: Ancillary Service 
Dining Establishments: Pull Service 
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Dining Establishments: Take Out 
Drinking Establishments 
Food and Beverage Retail Sales 
Food and Fish Processing: Fish Receiving 
Government Services 
Medical Services: Consultina 
Personal Services 
Recreation Services: Amusement Centers 
Recreation Services: Indoor Entertainment 
Recreation Services: Public Parks and Playarounds 
Recyclina Services: Consumer Recyelina Collection Points 
Retail Sales 
Safety Services 
Shopping Center: Large 
Shoppina Center: Small 
Utility or Equipment S.u.bstations 

Uses, and related development, included within the General use types in tbis subsection 
(b) include the following: 

(1) Commercial visitor·servina: 

A. Marine and tourist-related retail shops. 

B. Restaurants, including sale of alcoholic beverqes. 

c. Fast-food faciliQ.es (without drive-up facilities). 
. 

D. Licensed public premises for the sale of alcoholic beverapa. 

B. Marine-related museum. 

(2) ~~on,boadna.~na 

.: A. Anchorqes, meorinp, slips, and 1andinp for pleaure uaft. 

B. Live-aboard· boal slips and related support fldlities. 

c. Boat repair fidlides, includifta removal from 'tVIIflt far p1euule craft. 

D. Boat storaae, dry. 

• 

• 

• 
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E . 

F. 

G. 

H. 

·I. 

]. 

Boat sales, rental, charter. 

Construction of pleasure craft up to a maximum of thirty (30) feet. 

Boating and yacht clubs and clubhouse. 

Bait sales. 

Commercial support facilities incidental to harbor-related uses, such 
as laundromats, coin-operated fabric cleaners, drugstores. liquor 
stores, restaurants, barbershops. 

Jetties, breakwater and other harbor components. 

K. Marine engine sales and repairs. 

L. Marine electronic sale~ and repairs. 

M. Marine hardware and chandlery. 

N. Sport fishing docks and charter offices . 

0. Marina or anchorage facility, including administrative offices and 
support services (including restrooms, showers, laundry, caretaker's 
quarters). 

P. Salling or scuba school. 

(3) Commercial tishina: 

A. Anchorages, moorings, slips, and landinp for commercial fishing 
craft. 

B. Boat repair facilities, including removal from water, for commercial 
craft. 

C. Boat construction for commercial craft, up to a maximum of thirty 
(30) feet. . 

D. Commercial and recreational fish-recoivina facility, includina hoist, 
ice plant, storage, packaging, sales .a and related offices (excluding 
fish-processma· plants). 

3 
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E. Retail fish sales, including preparation for on-site sales. 

F. Fuel dock for commercial fishing. 

G. Office related to commercial fishing. 

H. Support facilities for commercial 6shing, such as meeting rooms, 
showers, laundry, restrooms. 

· I. Marine trade school and applied research facilities. 

J. Public service facilities, including tire and police stations, libraries, 
public parking lots, sewer treatment facilities, utility substations . 

(4) General commercial retail and offices,. including convenience stores provided .. 
that the combination of the sales of gasoline and alcoholic beverages from 
or at convenience stores is prohibited. 

(c) Aarlc;ultural. None 

• 

SEcrtON 3: Section 15.238.060 of the City of San Buenaventura Ordinance Code • 
is hereby amended to read as follows: 

"Scc;tioo 1$.238.060 Standllllh: DensjtJ. 

(a) Lot Area and 14 Width. There shall be no general minimum lot area or lot 
width standards in this zone, provided that the decision-making authority 
may specify such standards for a particular site as a cond~tion of approval of 
a Planned Development Permit, or amendment thereto, pursuant to Chapter 
15.825. 

(b) lpt Coycap, BuUdinp and other structures shall not occupy more than 
fifty percent (.50") of the area for which a Planned Development Permit is 
issued. Not·withstandina the above, all development shall be subject to lot 
coveraao criteria set ~nh in the Land Use Element of the Comprehensive 
Plan, Land Use Element for the Harbor Area. 

(c) Densj&J por Onm Ac;m. The averap number of units per aross acre in the 
Harbor Commercial (H-e) zone shall not oxceecl twefttJ (20) units per net 
acre. At no time shall more than an averap of the allowable units per net • 
acre. be constructed or under construction on the pord.on of 1ml which has 

4 
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been developed or is under development. Notwithstanding any of the above, 
residential development shall be subject to location and development criteria 
set forth in the Land Use Element of the Comprehensive Plan for the 
Ventura Harbor Area. 

SECTION 4: Section 15.238.091 is hereby added to the City of San Buenaventura 
Ordinance Code as follows: 

Section 15.238,{)91 StNK:ianis: Ac@ocy Struc~ The decision making authority may 
specify standards for accessory structures in conditions of the Planned Development 
Permit, or amendments thereof, authorizing a particular project. · 

SECTIQN S: Section IS .238.1 01 is hereby added to the City of San Buenaventura 
Ordinance Code as follows: 

Section 15.238.101 Density Rcyiew. Prior to issuance of building permits, floor plans 
may be reviewed by the Director to determine that density standards will not be exceeded. 
In order to preclude or lessen the possibility that density standards will be exceeded, or 
that unlawful density increases will occur in the future, no more than one kitchen shall be 
allowed per dwelling unit. In the density review process, additional changes may be 
required in the placement of exterior doors, windows, stairways, hallways, utility 
connections, or other fixtures or architectural features when determined by the Director 
to be necessary or desirable to preclude or lessen the likelihood of unlawful density 
increases. 

SECTION 6: Notice and adoption of the amended zoning ordinance language 
approved herein shall be forwarded to the Coastal Commission of the State of ~alifomia. 
This ordinance shall become fully effective upon receipt of final certification by the 
California Coastal Commission, but in no case shall it become effective until31. days after 
final passage and adoption by the City Council. 

PASSED AND ADOPI'ED this .!Q!!l day of _J;..;.u_ne __ ~':?""'-· 

.. 

A TrEST: 

' 

on.Jl,-~~ 
tan' City Clerk 
W MT/16-lll.wpt 

s 



STATE OF CALIFORNIA ) 
COUNTY OF VENTURA ) 
CITY OF SAN BUENAVENTURA) 

I, MABI COVARRUBIAS PLISKY, Deputy City Clerk of the 
City of San Buenaventura, california, do hereby certify that 
the foreqoinq Ordinance was passed and adopted by the san 
Buenaventura City council at a regular meetinq held on the lOth 
day of June 1996, by the following vote: 

Ayes: councilmembers Friedman, Tuttle, DiGUilio, 
Bennett, Monahan, Measures and Tinqstrom. 

NOES: None. 

ABSENT: None • 

IN WITNESS WHEREOF 1 I have hereunto set my hand and 
affixed the official seal o( the City of San Buenaventura this 
11th day of June 1996. 

" 

(fhJ,:~~ Deputy City Clerk ~ 

•• 

• 

• 

• 
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CITY COUNCIL ORDINANCE NO. 96-14 

APPROVING A CHANGE OF ZONE 

CASE NO. Z-839 

BE IT ORDAINED by the City Council of the City of San Buenaventura as follows: 

SECTION 1 ( An application has been initiated for a Change of Zone pursuant to the San 
Buenaventura Ordinance Code for property located in the Harbor Commercial (H-C) Zone and more 
particularly described as being located north of Anchors Way Drive, west of Harbor Boulevard, 
backing to the Arundell Barranca flood control channel. 

SECTION 2; All proceedings having been duly taken as required by law, and upon review 
of the infonnation provided in the staff report, consideration of testimony given at the public hearing. 
as well as other pertinent infonnation, the City Council finds the following: 

I. The proposed zone of Mobile Home Park (:MHP) conforms with the Comprehensive Plan 
Land Use designation of Mobile Home Park (MHP) . 

2. The proposed zone is consistent with and compatible with the zoning of surrounding 
properties, including the residential development to the north. 

3. The proposed zone is intended to comply with policies set forth in the Comprehensive Plan 
to allow continued use of the existing mobile home park and to have the site rezoned 
accordingly. 

4. An Environmental Impact Report (Case No. EIR.-1891) has been prepared and certified for 
this project. The City Council has reviewed and'considered the infonnation contained in that 
report during the deliberations on this project. 

SECTION 3: Based on the above findings. the City Council hereby approves a 
reclassification for the above described property, as shown on the attached exhibit, from Harbor 
Commercial (H-C) to Mobile Home Park jMHP). 

1 
EXHIBIT2 

CITY OF 
VENTURA 

i..CPA 2-96 
RESOLUTION 

PARTID 

CC ORD. NO. 96-14 
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SECTION 4· This Ordinance shall take effect on the 31st day after its final passage and 
adoption . 

ATTEST: 

' 
~~~ 

Deputy City Clerk - cJ 

. · .. 

2 

• 

• 

• 
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City of San Buenaventura • Department of Community Services • Planning Division 

COMPLETE LEBAL DESCRIPTION 
COHI'AINED IN FILE NUMBER(S): 

MP-109/A0-202 
ORDINANCE 
NUMBERS: 

EFfECTIVE 
DATE: 

Area for 
Conaldaradan APPLI'CATION FOR AN AMENDMENT TO THE · 0 

COMPREHENSIVE PLAN LAND USE ELEMENT t---------
AND AMENDMENT TO THE ZONING OROINANCE NORTH DATE: January 10, 199& 
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Can Planner: 
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. ~ t.iRISDICTION l\IARINA, PORT OR RESIDENTIAL RESIDENTIAL 
bv LCP HARBOR NAl\IE DEVELOPED PRE- liSE CERTIFIED 
~ COASTAL ACT IN LCP 

Port of San NO 

Channel Islands Harbor 
Public Works 

of Port Hueneme Port of Hueneme NO 
VENTURA HARBOR NO 
Santa Barbara Harbor NO 
Port San Luis Harbor District NO 
Santa Cruz Harbor NO 

NO 
Moss Landing Harbor Dist. NO 

San Mateo Pillar Point Harbor NO 
Humboldt County NO 

Sonoma NO 

* indicates where LCP allowed for increased residential densities 

• 
f indicates were certified LCP provides for recycling of residential parcels 
with Coastal Act priority land uses 

NO 
NO 
NO 
NO 
NO 
NO 
NO 
NO 
NO 

NO 
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