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ADDENDUM
DATE: May 11, 2010
TO: Commissioners and Interested Parties
FROM: South Central Coast District Staff

SUBJECT: Agenda Item W10.3a, Channel Islands Harbor Notice of Impending
Development 1-10 (Reconstruction of Public Boat Launch Facility) Wednesday,
May 12, 2010 Commission Meeting in Santa Cruz.

The purpose of this addendum is to add three exhibits inadvertently omitted from the April 28,
2010 staff report including: the submittal letter for NOID 1-10; the addendum to NOID 1-09;
and the email from Lyn Krieger dated April 29, 2010 confirming that Special Condition 6 from
the NOID 1-09 addendum is proposed as a condition by the Harbor Department. This
addendum will also attach and respond to correspondence from various parties, including
The Beacon Foundation, and Ormond Beach Observers. Finally, ex-parte communications
received since the staff report was completed are attached.

The Beacon Foundation (“Beacon”) and other parties state that the subject NOID has not
been properly noticed to the public and should be postponed. In response, Coastal Act
Section 30306 govern the Harbor Department’s noticing requirements. This section states, in
relevant part, that: “Prior to commencement of any development pursuant to Section 30605,
the public agency proposing the public works project... shall notify the commission and other
interested persons, organizations, and governmental agencies of the impending development
and provide data to show that it is consistent with the certified public works plan...” The
Harbor department has provided lists of those so notified and has stated that the noticing lists
includes all known interested parties, including all individuals who have requested to be
noticed regarding development within the Harbor. No evidence has been provided that the
Harbor Department has not followed proper notification requirements. Additionally, the
Commission must hear the NOID submittal within 30 working days of submittal under the
Commission’s regulations. Therefore, as stated in the staff report, the NOID submittal must
be heard by the Commission at the May 2010 hearing.

Additionally, the Beacon Foundation and other commenter’s have stated that the subject
NOID is actually a request for reconsideration of the Commission’s action on NOID 2-09 and
that the Coastal Act requirements for a reconsideration request should be followed. In
response, California Code of Regulations Sections 13109.1 through 13109.6 govern the
reconsideration process, but only in regard to the terms and conditions of a coastal
development permit granted, or the denial of a coastal development permit by the
Commission. No provision is made for reconsideration of a NOID. In fact, the Harbor
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Department has submitted NOID 1-10 as a new notice of impending development, even
though it is identical to the boat launch project previously considered by the Commission in
NOID 2-09. There is no language in Section 13359 of the California Code of Regulations that
prohibits such a new submittal of substantially the same development previously considered
by the Commission as a NOID.

Further, several letters raise issue with the Harbor Department’s future plans for the northern
parking lot on the boat launch parcel. The comments mischaracterize the discussion in the
staff report, which explains that no changes to the current public use of the northern lot is
currently proposed and that any future change in use of this portion of the parcel from parking
would require a PWP amendment. To be clear, any change in use from the approved uses
for in the PWP for the site, including use as a parking lot, will need a PWP Amendment to be
approved by the Commission. In the subject NOID, the Harbor Department has not proposed
to split off the northern parking lot portion of the N-2 parcel and has not proposed to adjust
the areas of the leasehold parcels. The Harbor Department is proposing development on the
southern approximately 6 acres of the parcel to reconstruct the launch ramp and parking lot
area, but has not submitted plans to reconstruct the northern portion of the parcel. No plans
for any type of development have been submitted to the Commission for the northern portion
of the parcel and there will be no change in use without a PWP Amendment.

Lastly, the Beacon Foundation questions the information provided by the Harbor Department
about user numbers of the boat launch site as incomplete or inaccurate. In response, there is
no evidence to suggest that this information is inaccurate and no evidence to suggest that the
available parking will not be adequate for future boat launch users.

Attachments:

1) NOID submittal letter from the Channel Islands Harbor Department, received April 22, 2010
2) Addendum to the NOID 2-09 staff report (Without Attachments)

3) Email from Lyn Krieger to Coastal Commission staff dated April 29, 2010

4) Letter to the Commission staff from Oxnard Canoe and Kayak Club dated May 9, 2010

5) Email correspondence to the Commission Staff from Dr. Jonathan Ziv dated May 7, 2010

6) Email correspondence to Commission Staff from Frank Glaser dated May 9, 2010

7) Email correspondence to Commission Staff from Gene Murphy dated May 9, 2010

8) Email correspondence to Commission Staff from Bruce Heyman dated May 9, 2010

9) Email correspondence to Commission Staff from Jan Suckut dated May 9, 2010

10) Email correspondence to Commission Staff from Hadley Hendrick dated May 9, 2010

11) Email correspondence to Commission Staff from John Flynn dated May 10, 2010

12) Email correspondence to Commission Staff from Peter Poulson dated May 10, 2010

13) Email correspondence to Commission Staff from Cleve Hardaker dated May 10, 2010

14) Letter to Commission Staff from John Nahhs, The Boating Coalition dated May 10, 2010

15) Email correspondence to Commission Staff from Alan Sanders dated May 10, 2010

16) Disclosure of Ex Parte Communication from Commissioner Stone, May 5, 2010

17) Letter to Commissioners and Staff from The Beacon Foundation, dated May 6, 2010 (7pages)
18) Second Letter to Commissioners and Staff from The Beacon Foundation, dated May 6, 2010
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April 13, 2010

Ms. Amber Tysor, Coastal Analyst
CALIFORNIA COASTAL COMMISSION
South Central Coast Area Office

89 So. California Street, Suite 200
Ventura, CA 93001

SUBJECT: NOTICE OF IMPENDING DEVELOPMENT —Rehabilitation and Repair
of the Channel Islands Harbor Public Boat Launching Facility

Dear Ms. Tysor:

Pursuant to Public Resources Code §30606 and California Coastal Commission
Regulations §§ 13358 and 13359, this letter is presented to provide Notice of Impending
Development (NOID) for the rehabilitation and repair of the Public Boat Launching
Facility at Channel Islands Harbor located on Victoria Ave., Oxnard, California. Such
notice must be submitted prior to commencement of development by the public agency
proposing a project pursuant to an adopted Public Works Plan. In this case, the certified
Channel Islands Harbor Public Works Plan, 3 Amendment, (PWP) is the PWP
covering this project. This NOID provides a description of the proposed project as well
as a showing of consistency with the PWP.

Background ;{

The existing public launch ramp facility at"—ﬂannel Islands Harbor was developed and
constructed with a grant from the State Department of Boating and Waterways (DBAW)
in 1978. After 30 years it has reached the end of its expected useful life. The pavement
is cracked and failing, the launch ramp itself is old and outdated and the restroom
building is deteriorating. As it is currently constructed, storm water runoff from the large
amount of paved area is directed directly into the Harbor, as is the runoff from the boat
wash facility. Please refer to the photographs in the attached exhibits that show the
existing launch ramp and adjacent areas.

Since the original ramp was constructed, changes have been made along Victoria
Avenue to widen the road and accommodate additional traffic. It is now the main entry
point for all vehicle and truck traffic to the Port Hueneme Military base, which has
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increased the amount of traffic on this section of Victoria Avenue. Further, major
sections of the launch ramp have deteriorated to the point where replacement is
necessary. The concrete boarding floats have exceeded their expected life span such
that repairs to the deteriorated system are no longer effective. Completion of the
rehabilitation is required to allow the general public continued safe and convenient
recreational boating access to the Harbor and the Ventura County/Southern California
region.

Project Description

Using an additional grant from DBAW, the County of Ventura Harbor Department
intends to rehabilitate and repair the public launch ramp and associated boater
amenities. The project will include redesigning the site, adjusting the angle of the launch
way, repaving the vehicle maneuvering area and ramp apron, improving the slope
protection adjacent to the ramp and new “ready lanes” that will reduce vehicle traffic
congestion at the water’s edge.

Also included in the project is removal of the existing public restroom building and
construction of a new public restroom, including accessibility upgrades, to provide
barrier-free access for all members of the boating community. A small grassy area, with
picnic tables, will be incorporated around the restroom area. Another existing restroom
facility, located next to the office building, will remain. This facility serves the public
small boat marina tenants.

Proposed drainage improvements will reduce the discharge of pollutants associated
with storm water runoff from the launch ramp area. The boat wash down will either use
a filter system to remove contaminants before discharge to the Harbor, or will recycle
the runoff from the boat wash to reuse. Storm water runoff from the parking area will be
directed to two larger biofilter areas and catch basins will direct water through a filter
system prior to reaching the Harbor.

Also included in the proposal is realigning and repaving the south parking area, and
improving and augmenting the existing landscaping, lighting and the streetscape along
Victoria Avenue. A public walkway along the water will be provided consistent with the
standards adopted by the Board of Supervisors as a part of the Public Areas Plan and
Design Guidelines (see attached exhibit).

Parking dimensions will be similar to those that exist now. All spaces will be at least 10
feet wide. Some will be 45 feet long and others will be 60 feet long to accommodate the
larger vehicles with trailers. There are a number of spaces that will be pull through in
design, which limits the need for drivers to back up.

Currently there are two entrances into the launch ramp parking lot, one from South
Victoria Avenue, at the north edge of the project site and one on Curlew Way at the
south end of the site. The project proposes to close the South Victoria Ave. entryway
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and expand the Curlew Way to a larger entrance and exit. This redesign will improve
the traffic safety in the area by moving slower traveling vehicles with boat trailers closer
to the intersection. A new right turn lane from Victoria Ave. onto the existing Curlew
Way has been designed and shown on the plan. This right-of-way expansion would
allow vehicles towing boats to slow prior to the turn outside the main path of traffic.
Construction of the additional turn lane will occur only if it is required by the City of
Oxnard. Access to the northern parking area, which will not be improved at this time, will
be retained through the southern parking iot.

The new configuration of the launch ramp will accommodate the same amount of boats.
Parking will allow for 161 vehicles and boat trailers. The new restroom building will be
700 square feet in area, and 15 feet high.

The proposal will not alter the existing public boat marina or access to the marina from
this parcel.

Site Description

The site is just under 6 acres in size, located on the west side of Victoria Avenue, within
the Harbor’s east channel, just south of the parcel containing the existing “Fisherman’s
Wharf” development and public parking lot. The parcel contains a deteriorating parking
lot and minimal landscaping, with an aging public restroom, some open lawn, a public
promenade and boat wash facilities. There are currently parking spaces for 196 vehicles
with trailers and vehicles without trailers. Current access to the site is provided from a
driveway on Victoria Avenue and two driveways (an entry and an exit) on Curlew Way.
The intersection of Victoria Ave. and Curlew Way is controlled with a traffic light.
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The launch ramp itself consists of a concrete ramp that is approximately 110 ft. wide
with six 15-foot wide lanes. There are three 100 feet by six feet boarding floats with four
concrete piles per float attached to a concrete abutment at the top of the ramp. The
launch ramp site has more than adequate depth and does not require dredging. The
launch ramp sits at an angle to the revetment, facing the small boat marina. This
creates some difficulty because boats are launched in this direction and there is a risk of
colliding with other vessels. The relocation at a right angle to the revetment will limit this
risk.

Water, sanitary sewers, electric and gas utilities are available to the site. Sewage
pumpout service is adjacent to the ramp. There are also four self-service boat wash
bays and seven rigging stalls.
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Landscaping

The landscaping on this parcel is sparse and in poor condition. Many of the trees,
shrubs and ground covers have been damaged over the years (see photographs
provided), have been subject to many years of high winds and salt air and have reached
the end of their expected life (they are 40 years old). The County’s architectural
consultants conducted a tree inventory. They determined that there are approximately
245 trees on the site, including Myoporum, Melaleuca quinquenervia, Melaleuca
neseophila, Mexican Fan Palm (Washingtonia robusta) and New Zealand Christmas
Trees (Metrosideros excelsus). The trees range in size from 4” diameter to 36” in
diameter, the largest size tree on the site. There are only four trees that are 36" in
diameter, and only nine trees that are 30” in diameter or above. Most of the trees are
small in size, 76 of them are 10” or less in diameter.

Many of the trees are damaged or dying as can be seen in the photographs included
here. Thirty of the trees are Myoporum shrubs that have been trimmed over the years
into a tree form. They are not native and are considered invasive. Sixty-two are Mexican
Fan Palms and most of these can be replanted on the site. The Melaleuca nesophila is
a small tree, growing to a maximum of about 20 feet. All of the approximately 40 trees of
this species on this site are very small.

Construction and reconfiguration of the site will require removal and relocation or
replacement of most of the trees. Those that can be salvaged will be relocated on the
new site. Additional trees will be added. New trees will be a minimum of 24” box in size.
The new launch ramp project will add trees, shrubs and groundcovers consistent with
the native and regionally appropriate plant palette approved by the Board of Supervisors
in the Channel Islands Harbor Public Areas Plan & Design Guidelines (see attached
exhibits).

Removal of the trees will conform to the Public Works Plan policies for tree trimming
and removal and the NOID issued for the same. Removal will occur outside the
breeding and nesting season and only after a thorough survey by a qualified biologist to
determine if there are nests present. Please see the conditions attached for specific
procedures for tree removal.

During the past seven years of study on the heron population in Channel Islands
Harbor, none of the trees on this site have ever been used for nesting by heron.

A preliminary landscape plan has been submitted with this NOID that provided
information of the replacement plantings for this project.
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Melaleuca quinquenervia and Myoporum along Victoria Avenue. Invasive species will
be replaced with drought tolerant and climate appropriate species.

Myoporum, Melaleuca and iceplant within landscape planter. New landscaping will
provide bioswales with appropriate grasses, shrubs and trees.
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Melaleuca quinquenervia to be removed and replaced along waterside walkway. These
trees have never grown to their full potential due to wind and salt conditions.

Self-seeded (volunteer) Washingtonia robusta within planter. These can be relocated
after construction takes place.
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Melaleuca and Myoporum to be rmoved and replaced
Lighting

Existing lighting on the site will be replaced with the fixtures approved by the Board of
Supervisors in the Channel Islands Harbor Public Areas Plan & Design Guidelines. A
lighting plan will be reviewed by Harbor staff prior to building permit issuance and will
meet the requirements in the conditions attached. No light will be allowed to spill over
onto the water area or adjacent properties.

Public Access

An existing public walkway along the water links Curlew Way at the cul-de-sac to the
Fisherman’s Wharf property. The walkway will be replaced with a minimum ten foot
wide sidewalk to the standard approved by the Board of Supervisors and shown on the
attached exhibit.

Water Quality

The current site does not contain any water treatment facilities for runoff from the site.
Runoff from the parking areas and the existing boat washing facility has limited filtering
capability and, for the most part, drains directly into the Harbor. The project will improve
water quality in the Harbor by providing biofilter areas for stormwater runoff from the
parking lot and filtering of the boat wash runoff water.

Public Works Plan

The Chanel Istands Harbor Public Works Plan designates the land portion of this parcel
as “Visitor Serving Harbor Oriented” and the water portion as “Visitor Serving Boating.”
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The purpose of the Visitor Serving Harbor Oriented designation, according to the PWP,
is “to provide for visitor serving uses and amenities which are either directly related to
the boating activity within the Harbor, or ancillary to it.” Permitted uses within this area
are: “picnicking and other passive recreation, lodging, dining, fast food, and shopping in
chandleries, gift shops and boutiques, motels, restaurants, convenience stores, gas
stations, fire stations, community centers/meeting places, yacht clubs, park areas,
marine museums, marine oriented research facilities....”

The landscaped areas within the launch ramp site are not designated as parks within
the PWP and are not generally used as parks. They are currently sparsely landscaped
and covered with ice plant and a small amount of grass. These areas will be
reconfigured to function as bioswale areas. They are accessible to the public, but are
not suitable as parks.

The purpose of the Visitor Serving Boating designation on the water is “to provide
access to and the storage of boats, and where launching facilities exist, to provide for
the entry or removal of boats from (or to) the waters of the Inner Harbor.” Permitted
uses on the water are boat storage, boat and boating equipment rental, sales, display,
brokerage and minor repair services.

A public launch facility is appropriate in both the Visitor Serving Harbor Oriented and the
Visitor Serving Boating designation.

The Land Use/Access Plan (Figure VI of PWP 3rd amendment) indicates a pedestrian
access along the waterside of this parcel. The proposed project will reconstruct an
improved public walkway that now exists from Curlew Way to the parcel to the north.

The Land Use Map included as Figure VI in the PWP includes a view corridor to the
north of this parcel as well as a view corridor at the end of Curlew Way. The elevation
of this parcel, as well as the parcels to the north, limit any view of the water from the
public street because of the fact that the street is lower that the site itself. However, the
reconstruction of the launch ramp will not alter the elevation of this parcel. The
construction of the restroom to the north of the structure will not impact the views across
this property from Victoria Ave. Additionally, there is no construction proposed near the
Curlew Way cul-de-sac that will impede views from this area.

Table I, Appendix A of the PWP, Third Amendment, lists the inventory of Existing
Uses/Intensities by Parcel. Parcel N2 is designated for the launch ramp facility. The
proposed project will not alter the number of boat slips, or the size of the transient dock
adjacent to this facility. The office use will also remain unchanged.

None of the landscaped areas on this site are designated as Parks in the PWP. New
landscaped areas will replace those removed with native or drought tolerant plants.
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One of the stated purposes of the PWP is to further the recreational uses of the Harbor
by the public. Improvements made to the launch ramp facility as a part of this project
further that goal.

Any future development of the north parking lot, that is not a part of this project, with any
use other than parking, will require an amendment to the Public Works Plan.

The project conditions require completion of a survey for Caulerpa taxifolia consistent
with Policy 11 of the PWP, 3¥ Amendment, and a condition is included to require
eelgrass surveys consistent with Policy 12 of the PWP.

Conditions have been added to conform to the Water Quality Policies of the PWP.

Conditions have been added that were recommended by the staff of the California
Coastal Commission.

City of Oxnard Local Coastal Plan and Coastal Zone

The Channel Islands Harbor land area is owned by the County of Ventura, but is within
the city limits of the City of Oxnard. The California Coastal Commission approved the
City’s Local Coastal Plan in 1986. The City’s LCP designates the area as Harbor
Channel Islands. Uses appropriate within the HCI designation are visitor serving
commercial, recreational and coastal dependent. The public launch ramp is appropriate
in this designation.

Construction Staging

The construction staging for this project will occur within the site itself and in the parking
lot just to the north. The launch ramp will be kept open to the public for part of the
construction.

Project Scheduling

In order to commence this project the NOID must have been reviewed and approved by
the Coastal Commission. From the date of initial submittal to the Commission, it is
hoped that a hearing could be held within 90 days.

Environmental Review

The project site contains no tree that has been used as a nesting site by either the
Great Blue Herons or the Black Crowned Night Herons and is not within 300 feet of any
such site. Maps and reports from the County’s biologist regarding these sites have
been provided to Coastal staff with other projects and are not duplicated here. The
closest tree occupied by a heron as a nesting side is on the peninsula adjacent to the
hotel, approximately 900 feet across the channel and is a Mexican fan palm periodicaily
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used by Great Blue Heron. Nevertheless, a condition has been added to comply with
Policy 9 and 10 of the PWP, 3 Amendment.

The Harbor Department has determined that the proposed project qualifies as
Categorically Exempt from the California Environmental Quality Act (CEQA) as a Class
1 existing facilities, (CEQA Guidelines Section 15301, and Class 32, in-fill development
project (CEQA Guidelines Sec. 15332). A Notice of Exemption has been prepared and
will be filed with the County Clerk upon approval of this NOID.

Notification

Pursuant to Coastal Act §30606, the Harbor Department is notifying, through provision
of this letter or a notice of availability of this letter, the Coastal Commission and Ventura
County Board of Supervisors as well as other interested persons, organizations, and
governmental agencies of the impending development. A list has been provided of all
persons and organizations receiving a notice of approval of this NOID. There are no
residences within 300 feet of this site. A photograph is included showing the notice has
been posted onsite. The NOID has also been posted on the Harbor’s website.

Conditions of Approval

The County of Ventura has applied conditions of approval to the reconstruction project
in order to further insure compliance with the Coastal Act, the Public Works Plan, City of
Oxnard standards including the Uniform Building Code, and other Channel Islands
Harbor policies that may apply. Also added to this NOID are special conditions
recommended by the Coastal Commission staff. These conditions are included at the
end of this letter.

Conclusion/Findings

1. Rehabilitation and repair of the launch ramp will improve safety for boaters by
improving the condition of the surface of the ramp, modernizing the float
system and improving circulation within the parking lot.

2. The project proposed does not include rehabilitating the northern parking lot
at this time. Access to that lot from the southern lot will be maintained. The
driveway entrance and exit located between the two sections will be closed to
improve safety on Victoria Avenue. Currently, vehicles with boats making left
turns from that driveway create a traffic hazard for the cars traveling both
north and southbound on Victoria. Users of the boat ramp will now access the
site through the signalized intersection at Curlew Way, reducing the likelihood
of accidents at the non-signalized access point.

3. Closing of the driveway access at the midpoint on Victoria Avenue will
improve the safety of the launch ramp area and is not anticipated to create
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congestion through the site. Vehicles will circulate through the lot from a north
to south direction, and there is ample room for boaters to maneuver their
boats around the launch ramp and for drivers to access the egress on the
west side. (See attached letter from Gregory P. Mailho, Senior Project
Manager, TranSystems, dated April 7, 2010, to Jack Peveler, Harbor Master,
Ventura County Channel Islands Harbor.)

4. Construction of the project will improve water quality by filtering all runoff
through bioswales or filters before it enters the Harbor. Boat wash water will
be filtered as well.

5. No park areas will be removed as a part of this project. The landscaping on
site will be reconfigured, with native and climate appropriate plants located in
the new planters and a larger planted area adjacent to the ramp. Two
bioswales areas will collect runoff during rain events, and act as small
recreational spaces for users during dry weather. These areas are not
designated as parks within the PWP and are not suitable for such purposes.

6. The project will improve low cost recreational opportunities by improving the
launch ramp facilities, upgrading restroom facilities and improving the
services available when boaters remove their boats from the water.

7. No trees on this site have been utilized as nest areas by the Harbor’s heron
population. Trees removed will be replaced or relocated as discussed above.
The project will remove invasive species and replace these with native or
climate appropriate species.

8. The launch ramp will be reconfigured from an angled to a design to one that

' is at a right angle to the revetment. Because of this relocation, the area of the
new design is slightly smaller. However, the reconfiguration will not impact
boat launch operations or limit the number of boats that can be launched in
comparison to the old design.

In conclusion, we believe the approved project is in compliance with the certified PWP
as well as consistent with the purposes of the Coastal Act by furthering recreational
boating opportunities and amenities within the Harbor. Please let us know if any
additional information or materials are needed to assist with your review.

Sincerely,

Lyn K eber
Di r
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C: Steve Hudson, Deputy District Director
Barbara Carey, Manager
Andi Culbertson
Board of Supervisors
Harbor Commission
Marty Robinson, County Executive Officer
Noel Kelbaum, County Counsel

Attachments: Demolition Plans
Site Improvement Plans
Grading and Drainage Plans
Cross Sections
Trash Enclosure Plan
Miscellaneous Details Plan
Launch Ramp Detail Plan
Victoria Avenue/Curlew Way Improvement Plan
Restroom Plan
Preliminary Landscape Plans and Tree Inventory
Aerial Photographs of Site
Photos of Site
Sidewalk Standards from Public Areas Plan & Design Guidelines
Lighting Standards from Public Areas Plan and Design Guidelines
Plant Palette from Public Areas Plan and Design Guidelines
Posted Notice of NOID
Photographs of Posted Notice
Mailing List of Recipients of Notice
Letter from TranSystems
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ADDENDUM
DATE: December 7, 2009
TO: Commissioners and Interested Parties
FROM: South Central Coast District Staff

SUBJECT: Agenda Item W12c, Channel Islands Harbor Notice of Impending Development
2-09 (Reconstruction of Public Boat Launch Facility) Wednesday, December 9,
2009 Commission Meeting in San Francisco.

The purpose of this addendum is to modify NOID language, attach and respond to
correspondence from The Beacon Foundation, the Harbor Department, and other interested
parties. This addendum also adds a special condition regarding construction timing. Finally,
ex-parte communications received since the staff report was completed are attached.

Note: Strikethrough indicates text to be deleted from the November 19, 2009 staff report and
underline indicates text to be added to the November 19, 2009 staff report.
1.) The following special condition shall be added to page 4 the November 19, 2009 staff

report, as follows:

6. Launch Ramp Construction Timing

By acceptance of this authorization for development, the Harbor Department agrees that
construction of the boat launch shall be prohibited during the peak summer season, from
Memorial Day to Labor Day.

Prior to commencement of development on the subject parcel, the Ventura County Harbor
Department shall submit, for review and approval of the Executive Director, a plan for
alternative boat launching accommodation(s) either on the Public Boat Launch Parcel (N-2)
or on another appropriate site within Channel Islands Harbor. Signage shall be posted at all
times during construction to notify boaters where boat launch accommodations are available
for use.

2.) The Beacon Foundation (“Beacon”) submitted two letters to the Commission regarding
NOID 2-09, received November 30, 2009 and December 5, 2009, attached hereto. Beacon
makes several arguments opposing the staff recommendation for Commission approval of
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the NOID. Beacon’s main arguments are stated below and a staff response follows each
argument:

a. Beacon asserts that “Forty Percent of the Existing Public Boat Launch Parcel is
Taken for Private Commercial and Residential Development” (p.1 of the
November 30, 2009 letter)

The Harbor Department has not proposed to split the N-2 parcel and has not proposed
any lot line adjustments. The Harbor Department is proposing development on the
southern approximately 6 acres of the parcel to reconstruct the launch ramp and
parking lot area, but has not submitted plans to reconstruct the northern portion of the
parcel. No plans for any type of development have been submitted to the Commission
for the northern portion of the parcel.

b. Beacon asserts that the NOID will result in the elimination of 25% of parking for
vehicles with boat trailers. Beacon asserts that the parcel now has 169 oversize
spaces suitable for vehicles with boat trailers and the NOID proposal will reduce that
number to 124 spaces.

The Harbor Department asserts that the total number of existing spaces on the portion
of the N-2 parcel to be redeveloped is 196 spaces. The Harbor Department states that
161 spaces will exist under their new plan, as counted by the project engineer.
Commission staff counted approximately 155 parking spaces. This discrepancy in the
number of spaces is the result of differences in counting methodology. Nevertheless,
the loss in approximately 35 to 41 parking spaces is due to the more recent
Department of Boating and Waterways requirements for width and length of spaces,
and to provide for pull-through spaces 60 feet long and 10 feet wide that do not
presently exist. Additionally, the new project will provide 5 ADA accessible stalls.
There are currently no ADA accessible stalls. The 129 spaces on the northern parking
lot, not proposed for redevelopment, will remain.

c. Beacon argues that public access is unprotected during construction.

This addendum has added Special Condition Six to the staff recommendation to
provide for protection of public access to the boat launch during construction. This
special condition prohibits construction during the peak visitor season and requires
phased construction so that at least one launch bay will remain open at all times for
public access.

d. Beacon argues that the existing public parkland is being taken. (December 5, 2009
letter)

In response, there is no significant public park area on the site. A small grassy area
exists along the waterfront. This area will be slightly reconfigured and re-landscaped to
allow for the new location of the public launch ramp.

e. Beacon states that 245 mature trees and their planting areas will be wiped out.
Beacon argues that no consideration is given of impacts on public viewscapes or on
wildlife of the tree removal except for only that no nesting heron has been observed.
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Beacon states that nearly all of the trees and their planting areas will be wiped out and
that this results in taking habitat (December 5, 2009 letter.)

In response, the Harbor Department is proposing to remove approximately 140 trees
and relocate another 105 trees on the site. These trees have not contained heron
nesting trees and there is no evidence to indicate that these mostly non-native trees
are sensitive resources. Additionally, an analysis of visual resources has been
provided in the staff report. The proposed tree removal will not adversely impact visual
resources because the trees will be replaced pursuant to a new detailed landscape
plan submitted by the Harbor Department. Therefore, the re-paved parking lot area will
be enhanced with vegetation and will not simply wipe out the existing trees, nor
remove sensitive habitat.

f. Beacon asserts that congestion will be increased because the entrance and exit to
the boat launch ramp parcel will be reduced from two entrance/exits to one.

The NOID includes a proposal to close the S. Victoria Avenue entry and expand the
entrance point on Curlew Way, a cul-de-sac along the southern portion of the parcel,
to allow for a larger entrance and exit. No traffic study of this area has been provided.
However, the Harbor Department has explained that traffic safety will be increased by
relocating the stacking area for slower vehicles with boat trailers closer to the
intersection with Curlew Way. Additionally, the intersection of Curlew Drive and
Victoria Avenue is signalized and will allow for safer turning movements.

g. Beacon asserts that the Harbor Department’s determination that the project is
categorically exempt is unsupported and cannot satisfy CCC obligations.

As stated in the November 30, 2009 staff report, Section F. California Environmental
Quality Act, for CEQA purposes, the Commission’s has separately considered the
potential environmental impacts of the project and has determined that, as
conditioned, the development is consistent with CEQA and the applicable provisions of
the Public Works Plan.

3.) Dr. Jonathan Ziv provided an email to Commission Staff on November 30, 2009 opposing
the staff recommendation. Dr. Ziv asserts that this proposed NOID will reduce recreational
boating access and that the N-2 parcel is being divided to allow for redevelopment of the
Fisherman’s Wharf parcel to the north. Dr. Ziv states that the northern parking lot, which is
mainly used by larger boats, is being eliminated for boater parking.

In response, as explained above, the Harbor Department has not proposed to adjust the lot
lines of the N-2 parcel or split the parcel. Additionally, the northern parking lot use on the
north side of the N-2 parcel is not proposed to change. That parking lot, identified as E-5 by
the Harbor Department, will remain open for parking.

4.) Two letters from members of the public have been submitted opposing the staff
recommendation. Stu Meistner submitted an email to Commission staff on December 5, 2009
opposes reducing access to the launch ramp. As stated above, Special Condition 6 was
added to the staff recommendation to assure that the construction is phased to allow ramp
access to remain open during construction. A letter was submitted by Leslie Wawrzeniak to
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the Commission on December 1, 2009 opposing the staff recommendation. Ms.
Wawrzeniak’s main concern is the proposed removal of trees and asserts that only three
trees need to be removed for the project. As stated above, the Harbor Department has
proposed a detailed landscape plan and proposed a significant amount of new plantings on
the site. Further, the proposed trees to be removed are not sensitive resources.

Attachments:

1) November 30, 2009 letter to Commissioners and Staff from The Beacon Foundation (3 pages)
2) December 5, 2009 letter to Commissioners and Staff from The Beacon Foundation (2 pages)

3) November 30, 2009 email correspondence to the Commission Staff from Jonathan Ziv from the
Ventura County Harbor Department (5 pages)

4) November 30, 2009 letter to John Ainsworth, Deputy Director, from The Channel Islands Harbor
Department (4 pages)

5) Email correspondence from Stu Meisner to Commission Staff opposing launch ramp NOID (1 page)
6) December 1, 2009 letter to Commissioners and Staff from Leslie Wawrzeniak (1 page)

7) December 7, 2009 letter to John Ainsworth, Deputy Director, from The Channel Islands Harbor
Department (2 pages)

8) December 3, 2009 letter to John Ainsworth from Bob Nahm, Wesco Sales Corporation

9) December 7, 2009 letter to John Ainsworth from Brian Dunn, Vintage Marina Partners

10) December 4, 2009 letter to John Ainsworth from Randy Short, Channel Islands Harbor Lessees
11) December 4, 2009 letter to John Ainsworth from Steven Bunger, Marine Emporium Landing

12) December 2, 2009 Disclosure of Ex Parte Communication from Commissioner Neely

13) December 2, 2009 Disclosure of Ex Parte Communication from Commissioner Stone

14) December 4, 2009 Disclosrue of Ex Parte Communication from Commissioner Kruer
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Barbara Rodriguez

From: Amber Tysor

Sent:  Tuesday, May 11, 2010 5:36 AM
To: Barbara Carey; Barbara Rodriguez
Subject: Attachment 3 to Addendum

Hi Amber -

I spoke with Alex Halperin today regarding the Public Launch Ramp NOID and staff report. He called to my attention two
additional conditions in the addendum to the staff report that was evidently prepared for the December 2009 meeting of the
Coastal Commission. These conditions were inadvertently omitted, as the County’s intention was to include all conditions in
the staff reports presented. Please consider this our formal acceptance of these two conditions into the NOID, as additions to
what we previously submitted for the upcoming hearing.

As explanation, in spite of requesting a copy of the addendum at the hearing, we never did receive one, and it was not
available to the public on the front table.

I hope this answers your request.

Lyn Krieger

5/11/2010



May 6, 2010

California Coastal Commission
South Central Coast Area

89 South California Street, Suite 200
Ventura, CA 93001

Dear Commissioners:

Oxnard Canoe and Kayak is an outrigger racing club located in the Channel
Islands Harbor. We use the County Launch Ramp facilities on a regular
basis to launch our 400 pound, 45-foot long canoes. Our club was very
disappointed last December when the Coastal Commission voted to deny the
County the ability to revitalize this very old launch ramp. Everything that
was being proposed would only have enhanced our Harbor. The renovation
would have made for a much safer boat ramp. Access to the ramp from
Victoria Avenue would have been safer. Our environment would be cleaner
- because rainwater run-off would be treated or diverted from going directly
into the harbor, and all new landscaping at the harbor would be native plants
that are drought resistant. Best of all, it was being paid for by money
collected from us, the boating public.

Our canoe club and all clubs like us respect the ocean environment and our
earth. QOutrigger canoeing has a deep cultural connection to the ocean. Our
Mission Statement reflects this deep-rooted connection: to provide a
structured and competitive paddling program for youth and adults while
instilling respect for the ocean, paddling history, fellow competitors and club
members.

In August, our club will be hosting an outrigger canoe event where up to 20
outrigger clubs from Southern California will come to our harbor to compete
in the “Anacapa Classic.” The race will take them to Arch Rock, along
Anacapa Island and back into the Channel Islands Harbor. This will be a
historic event — the first of its kind in Southern California. We are excited to
host this event and to contribute to the vitality and economy of the Harbor.
We are proud of our Harbor; we only wish it were in better condition.




We would respectfully ask to let the County proceed with these much
needed improvements. Mahalo. And thank you for your consideration.

Sincerely,

Stephanie P. Huhn Mike Davis

Founder and Treasurer Founder and President
Oxnard Canoe and Kayak Oxnard Canoe and Kayak

Cc:  John Zaragoza, Ventura County Supervisor
Lyn Krieger, Harbor Department Director
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Barbara Rodriguez

From: Amber Tysor

Sent: Tuesday, May 11, 2010 5:48 AM
To: Barbara Carey; Barbara Rodriguez
Subject: Attachment 5 '

May 6, 2010

Ms. Amber Tysor, Coastal Analyst
California Coastal Commission
South Central Coast Office

89 S. California Street, Ste 200
Ventura, CA 93001 '

Re: Item W10.3a, Channel Islands Harbor NOID No. 1-10

Dear Ms. Tysor,

The Sierra Club opposes the granting of a NOID for the proposed Channel Islands Harbor Public Boat Launch
Reconstruction and suggests that the Commission again deny the project as it did at its previous hearing on this
matter in December 2009.

e  Project Requires a PWP Amendment-The Commissioners in December correctly noted that the County
identifies in its NOID submission that the reconstructed launch facility that is to replace an existing eleven acre
public launch including both north and south parking lots that has been in existence for over thirty years will be
much smaller. The County identifies in the NOID that the reconstructed launch facility will be only six acres. A
six acre launch facility is not a part of the present harbor or included in its Public Works Plan and therefore
cannot be constructed with a Notice of Impending Development and requires a Public Works Plan
Amendment.

The NOID describes the project as only involving six acres of the present public launch, as the northern five acre
parking lot is not included in the proposed reconstruction project. But instead of just defining the present
rehabilitation project, the NOID contains language that really redefines the entire launch facility as only six
acres, thus memorializing via a NOID process a redefinition and shrinking of the present launch instead of going
through the necessary and appropriate Public Works Plan Amendment process to effect such a fundamental
reduction in a public access facility.

e The Project is being Rehabed to Facilitate the Adjacent Residential Development-As the Commission
surmised in December by reviewing a 2007 lease between Ventura County and the lessee and developer of the
" adjacent Fisherman’s Wharf visitor serving parcel, that lessee was given the future option of expanding his
parcel and leasing the acreage directly south and adjacent to his parcel. That acreage is the present northern
parking lot of the launch facility. '

o New evidence confirms the plan to transfer the five acres of the launch to enable the undisclosed

residential development plan-The County denied at that hearing and continues to deny, most recently by
h
4t

Harbormaster Jack Peveler’s testimony in public comments on Aprii 14", that there are any plans to split off the

5/11/2010
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narthern launch parking lot and transfer it to the Fisherman’s Wharf developer. But at the same April 14th public

comment session , Derek Jones, representing the Fisherman’s Wharf lessee, confirmed the expansion plans
into the launch parking lot south of his parcel. His and Mr. Peveler’s testimonies are archived as part of the
public comments at the CCC April meeting.

Also, the Ventura County grant application to the California Department of Boating and Waterways for the
funding of the launch ramp design and construction contains a description of the future transfer of the
northern launch parking lot to the Fisherman’s Wharf developer.

e  The purported traffic hazard of boater traffic turning left out of the launch ramp parcel through a non
signalized driveway on Victoria has been offered by the County as the reason for the reconfiguration of the
launch ramp angle and the elimination of the northern driveway. Mitigation of that hazard is not a compelling
reason for reducing the public boating access as less impacting alternatives exist:

Mitigation of the left turn traffic onto Victoria with alternative designs that would not necessitate the
reorientation of the ramps has not been discussed or analyzed. Simply placing a traffic signal at the north
driveway would mitigate the left turn hazard. Another less expensive option would be to ban left turns out of
the Victoria driveway and direct boat trailer traffic to leave the present lots by eliminating the short barriers
separating the south launch ramp parking from the small boat marina parking lot that presently exits out via
signalized Curlew Way. Thus the County could implement the traffic pattern already okayed by their traffic
expert in the NOID and eliminate the need to reorient the ramps or relocate the restrooms or picnic areas by
keeping the present ingress via Victoria.

Of course, the traffic hazard on Victoria is not the real reason the driveway is being eliminated or the ramp being
reoriented or the restroom or picnic areas being relocated south. It is the expansion of the future planned
Fisherman’s Wharf development that is driving the entire Channe/ Islands Launch Rehabilitation plan.

And as a last comment on traffic circulation, examination of the traffic expert’s report in the NOID and staff
report will reveal that his approval of the County’s proposed traffic circulation plan is contingent on retention
of the northern parking lot as part of the present and future hoat launch parcel. The County’s confirmed plans
to eliminate that lot when the Fisherman’s Wharf lessee decides to exercise their lease option negates the
traffic circulation expert approval. The NOID at the very least needs to have language that retains the northern
lot strictly for launch use and not just as a parking lot. The present Condition 31 language is inadequate to
prevent the County from transferring the lot as they can simply say the lot is still being used for parking. But
the fact that the circulation plan adequacy depends on retention of the northern lot compels the Commission to
either deny the plan or shore up the language of Condition 31 to prevent a transfer.

e  Effects of the Reoriented Launch Ramps on the Paz Mar Apartment Tenants has not been addressed-Not
discussed nor analyzed in the NOID nor in the staff report is the possible and probable deleterious
environmental effects of reorienting the present launch ramps that are currently pointing south and in the
direction of the channel. The new plans will reorient those ramps perpendicular to the channel and point the
boats directly into the Paz Mar Apartments a few yards due west of the launch ramps. The effects of the
increased noise, exhaust, and vibration on the residents of the apartments as the boat exhaust pipes spew
directly into their window, decks, and yards could produce unknown health and quality of life negative impacts.

| visited those apartments today and spoke to several residents and management about how they felt about the
project. Not one of the Paz Mar Apartment tenants | spoke to were aware of the launch ramp plans, nor was
the management. They expressed extreme concern about this and | have forwarded them the CCC staff report,
County Revised NOID, and background information and encouraged them to comment.

5/11/2010
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Sierra Club implores the Commission to stand behind its earlier denial of the NOID and again direct the County
to bring back the plans to improve the badly launch facility as a public works plan amendment. When they do,
they need to engage all stakeholders. The neighboring Paz Mar tenants, the commercial and recreational
boaters have all been left out of the process to redesign the public launch facility and this needs to be corrected.

Respectfully submitted,

Jon Ziv

Chair, Ventura Leadership Team
Los Padres Sierra Club
izivdds@pacbell.net
818-421-3988

3365 Ocean Drive, Channel Islands Beach, CA 93035

5/11/2010
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Barbara Rodriguez

From: Amber Tysor

Sent:  Tuesday, May 11, 2010 5:51 AM
To: Barbara Rodriguez

Subject: Attachment 6

Dear Ms. Tysor: Please, please, please do not allow the reduction in size of the current small craft
Jaunch facility and parking area on Victoria Blvd in the Channel Islands Harbor. Having two small
crafts [ depend on the existing launch ramp and parking facilities. There are many days, even with the
current parking areas, that it is difficult to park a vehicle with an attached boat trailer.

Thank you for your consideration by supporting the needs of the boating public. Your efforts on our
behalf are very much appreciated.

Sincerely,

Frank Glaser

3445 Sunset Ln.
Oxnard, CA 93035
(818)640-9185

5/11/2010
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Barbara Rodriguez

From: Amber Tysor

Sent:  Tuesday, May 11, 2010 5:52 AM

To: Barbara Rodriguez; Barbara Carey

Subject: Attachment 7 FW: W10.3a CHANNEL ISLAND PUBLIC LAUNCH FACILITY.

----- Original Message-----

From: Gene Murphy [mailto:zephyr98@earthlink.net]

Sent: Sun 5/9/2010 2:56 PM

To: Amber Tysor

Cc: ,

Subject: W10.3a CHANNEL ISLAND PUBLIC LAUNCH FACILITY.

Commissioners: As residents of Hollywood Beach adjacent to the harbor, we
are opposed to the relocation of the boat launch facility. Respectfully, Gene
Murphy, 3340 Ocean Drive, Oxnard, CA 93035

5/11/2010
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Barbara Rodriguez

From: Amber Tysor

Sent: Tuesday, May 11, 2010 5:53 AM

To: Barbara Carey; Barbara Rodriguez
Subject: Attachment 8 FW: ITEM W10.3a - Reject

| am writing this letter to request that item W10.3a be REJECTED.

| participated in the hearing in December and believe that the Commission came to the correct conclusion.
Recreational boating resources are being systematically eliminated or down sized in preference for residences
and commercial development throughout California’s coastal zone. Both of the later can be accommodated
inland while the former cannot.

The Coastal Act requires us to expand recreational boating resources wherever possible within existing harbors.
It is quite possible to expand the launch ramp and associated resources in this harbor, but this plan reduces the
size of the launch ramp and lays the ground work for additional future losses. Why?

We understand that the County intends to sue the Commission and that the Commission’s budget is under
severe strain. However, we ask that the Commissioners stand strong, enforce the Coastal Act, and not allow the
threat of litigation to “modify” the Act.

Please reject item W10.3a.

Best Regards,

Bruce Heyman

Boaters for Dana Point Harbor
www.boaters4dph.com
bruceheyman@cox.net

949 289-8400

5/11/2010
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Barbara Rodriguez

From: Amber Tysor

Sent: Tuesday, May 11, 2010 5:54 AM

To: Barbara Rodriguez; Barbara Carey
Subject: Attachment 9 FW: CI harbor Launch ramp

Attachments: Boat Ramp May-Ines (2).doc; alyse letter 4-6-10.doc

Please do not allow the launch ramp to be cut in half. Most of the time as it is we need to wait quite a while to
launch or load up the boat. Also this was pushed through underhandedly as the letters attached explain.

Jan Suckut

Frequent user of the ramp
791 Eisenhower Way
Simi Valley, CA 93065

E-mail message checked by Spyware Doctor (7.0.0.514)
Database version: 6.14950

http:/ /www.pctools.com/spyware-doctor-antivirus/

5/11/2010
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Barbara Rodriguez

From: Amber Tysor

Sent: Tuesday, May 11, 2010 5:55 AM

To: Barbara Rodriguez; Barbara Carey

Subject: Attachment 10 FW: Channel islands Harbor Public Launch Facility, Item W10.3A

Dear Ms. Tysor:
| am dead set against Ventura County’s request to redo the Channel Islands Public Launch facility.

This project is a scam to move the launch facility south out of the way of the future Fisherman’s Wharf
expansion into a retail and 800 apartment, six story mixed use development. As you recall, the Coastal-
Commission rejected by 10-0 this proposal last December when they saw a lease by Ventura County
with the Fisherman’s Wharf developer granting him a lease option on the five acre northern parking lot
of the public boat launch. The Commission saw it as scheme to eventually shrink the present 11 acre
launch facility into a six acre facility minus the parking lot. They concluded that a six acre facility is not
a part of the harbor and would need a Public Works Plan amendment to make such a change.

The new NOID and also some new date uncovered by them that shows that County denials that the two
projects are really one strategy to expand Fisherman’s Wharf onto the publicly funded launch parcel at
no expense to the developer are false.

Language has been uncovered in the 2006 County Board of Supervisors-approved application to
the State for grant funds to build the new launch that predict and describe the future boat launch
parking lot transfer to the developer thus proving the County denials of this false.

Channel Islands Harbor Manager Lyn Krieger is apparently keeping two sets of books on the
number of boaters predicted to utilize the new launch facility. In the application to Cal Boating for
the grant funds she figures that 24,000 boats will annually use the launch. This figure qualifies the
project for the $4.3 million requested grant monies. But in the NOID application to Coastal
Commission, apparently to persuade Coastal staff that a reduced launch facility footprint is okay, she
includes a chart of usage data that shows that from 2003 to 2009 boat usage at the ramps decreased from
16,000 to 9300. So she is using two widely different sets of numbers to two different state agencies,
including one to obtain state funds to underwrite a private development expansion.

I am very concerned about the use of public monies to aid the developer of the future Fisherman's
Wharf expansion and the negative effect the project would have on public access & use of an
important facility.

Actions by Lyn Krieger give the impression that she is in the developer's pocket.

I would greatly appreciate your opposition to this project & requesting your fellow commissioners
to do likewise.

Respectfully yours,
Hadley Hendrick

3405 Ocean Drive
Hollywood Beach 93035
beachboy@west.net
805-377-5886

5/11/2010
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Barbara Rodriguez

From: Amber Tysor

Sent:  Tuesday, May 11, 2010 5:56 AM

To: Barbara Carey; Barbara Rodriguez
Subject: Attachment 11 FW: Launch Ramp Ci Harbor

A question for the Commission: Does reducing the boat ramp size to allow for more development at Fisherman's

Wharf provide more opportunities for the boating public? | think not. | support BEACON on this issue. As usual
BEACON has done its homework.

John K Flynn, Former VC Supervisor.

5/11/2010
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Barbara hodriguez

From: Amber Tysor

Sent: Tuesday, May 11, 2010 5:57 AM

To: Barbara Rodriguez; Barbara Carey

Subject: Attachment 12 FW: Channel Islands Public Launch Facility

----- Original Message-----

From: Poulson, Peter B. @ Ventura [mailto:Peter.Poulson@cbre.com]
Sent: Mon 5/10/2010 11:11 AM

To: Amber Tysor

Ce:

Subject: Channel Islands Public Launch Facility

| strenuously object to the secret give away of public land to a private developer.Lyn Krieger is making
promises that she has no authorization to make.

Peter Poulson

3312 Ocean Dr.

Oxnard 93035

5/11/2010
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Barbara Rodriguez

From: Amber Tysor

Sent: Tuesday, May 11, 2010 5:57 AM

To: Barbara Carey; Barbara Rodriguez

Subject: Attachment 13 FW: CHANNEL ISLANDS BOAT RAMP

Dear Ms. Tysor,

[ have recently learned that the Coastal Commission will re-open discussion on the Channel Islands Public Launch
facility NOID.
[ understand that it is item W10.3a on the agenda.

[ am dismayed that this issue is being raised again.
The meeting in Ventura on December 9th should have ended this blatant attempt to manipulate public lands for private
development.

Please add my name to the list of Californians strongly opposed to the measure.

I urge the Commission to reaffirm their original unanimous vote against this measure.
Cleve Hardaker

4602 Valencia Drive

San Diego CA 92115
(619) 287-9995

5/11/2010
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May 10, 2010

Bonnie Neely, Chair

California Coastal Commission

89 South California Street, Suite 200
Ventura, CA 93001-2801

RE: 10.3a - Ventura County Channel Islands Harbor PWP NOID 1-10

Dear Chairwoman Neely and Commissioners,

The Boating Coalition asks for your consideration of the facts for the Ventura County
Channel Islands Harbor Notice of Impending Development (NOID):

1. Does the California Coastal Commission, under its enabling statutes, have
the authority to reconsider its findings for this NOID?
This sets a bad precedent to allow applicants to return after an action by the
Commission is simply disagreed with and dismantles the public process.

2. X#X
The Ventura County Harbor Department (VCHD) solicited public funds from the
Department of Boating and Waterways (DBW), a sister-agency to the CCC under
the California Natural Resources Agency, and used significantly different
numbers for the use of the public launch ramp.

A. From the 2006 C.I. Launch Ramp Revised Feasibility Study by Concept Marine Associates
submitted to DBW by VCHD

It is estimated that the development of the proposed Channe! Islands project will permit
an estimated 24,000 boats to be launched each year. Assuming an average party size
of three per boat, an expected 72,000 boaters will eventually use the facility each year,

B. Ventura County was awarded a $4.9 Million grant by DBW for the ramp.

C. Subsequent to procuring public financing, the Ventura County Harbor
Department has submitted completely different numbers to the Coastal
Commission - a rationale for the reduction in the size and accessibility of the
launch ramp.




The continued decline of small slips in the C.1. Harbor shouid warrant an enhancement
to the public boat-launching facility. The vast majority of the small boat owners that are
being “pushed” (Commissioner Kram’s sentiment — Oct.’09) out of the slips need other
means to access the water. Simultaneously removing affordable wet slips and
diminishing the use of the public launch ramp severely undermines the spirit of the
Coastal Zone Management Act, the California Coastal Act, and equal rights as
prescribed under the U.S. Constitution. The underlying principle in funding these public
harbors was to ensure that all citizens have an equal opportunity and choice of
participation in the recreational activities they provide.

While the Commission has continually allowed more commercial and residential
developments in the harbors of California, the boating interests have been
compromised. Harbor Departments and local jurisdictions are less interested in
adhering to the Coastal Act than finding ways to “end around” the public process.
Sections § 30213, § 30224, and § 30234 clearly indicate the intended use and the
promotion of recreational boating in the harbors.

The consistent loss of valuable public resources in the Channel [slands Harbor in
Ventura County must be halted and reversed as stated in the Coastal Act: recreational
boating facilities shall be encouraged.

The Boating Coalition urges you to not reconsider the NOID based on significant
implications for the public process. If the Commission decides to proceed with the
hearing of the NOID, DENY the NOID and further provide honorable stewardship that
enhances public access to the coastal regions of California.

Sincerely,

oy
A ////

/

Jon Nahhas, President
The Boating Coalition



Alan Sanders, President 232 N. Third St. Port Hueneme, Ca 93041 805-469-8359
alancatdaddyal@aol.com
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In loving tribute to Roma Joy Armbrust, our mentor, our friend, our inspiration.

March 10, 2010 Item W 10.3a: NOID 1-10

A. Amber Tysor

Coastal Program Analyst
California Coastal Commission
89 S. California Street
Ventura, CA 93001

805-585-1800, atysor@coastal.ca.gov

RE: Re: May 12, 2010 Agenda Item W10.3a: Ventura County Channel Islands Harbor Public
Works Plan Notice of Impending Development No. 1-10 (Channe| Islands Harbor Public Boat
Launch Reconstruction)

Dear Ms Tysor,

Ormond Beach Observers is interested in this issue because of public trust issues regarding
public access and protection of parklands and biological resources.

Unfortunately, much of the relevant information on these issues is contained in settlement
agreements between the Coastal Commission and Ventura County that have not been provided
to the public. It is impossible to make meaningful comments without being able to view the
complete public record. Furthermore, the failure to make this information available appears to
violate California Public Resources Codes and the very heart of the Coastal Act.

Moreover, no substantial evidence has been disclosed to the public to show why the
Commissions previous decision on this action should be reversed. Therefore, to do so must be
viewed as an arbitrary and abusive use of discretionary powers.
We recommend that the commission should deny the NOID entirely as it has done previously.
Thank you for your consideration.
Simly,

G _

Alan Sanders

Alan Sanders

President

Ormond Beach Observers




FORM FOR DISCLOSURE
OF EX PARTE
COMMUNICATIONS

Name or description of project, LCP, etc.: W10.3a Ventura County Channel
" Islands Harbor Public Works NOID
No. 1-10 (Channe] Islands Harbor
Public Boat Launch Reconstruction)

Date and time of receipt of communication: 5/5/10, 1:00 pm

Location of communication: Board of Supervisor’s Offices, Santa
Cruz, Califorpia

Type of communication: In person meeting
Person(s) initiating communication: Grant Weseman
. Sarah Damron
Margie Kay
Person(s) receiving communication: Mark Stone

Detailed substantive description of content of communication:
(Attach a copy of the complete text of any written material received.)

I met with a group from ORCA who said that they are asking the Commission to deny the
permmit. They feel that this action is piecemealing what should be an amendment to the
public works plan. They do not trust the harbor in that there seems to be a larger project
in the works and the language of limitation on the north parking lot does not protect long
term access to the public.

Date: 2’/1 { [e Signature of Commissioner: /W g ¥S!LZ»—-

If the communijcation was provided at the same time to staff as it was provided to a
Commissioner, the communication is not ex parte and this form does not need to be filled out.

If communjcation oceurred within seven or more days in advange of the Commission hearing on
the item that was the subject of the communication, complete this form and transmit it to the
Executive Director within seven days of the communication. Ifit is reasonable to believe that the
completed form will not arrive by U.S, mail at the Commission’s main office prior to the
commencement of the meting, other means of delivery should be used; such as facsimile,
overnight mail, or personal delivery by the Commissioner to the Executive Director at the
rueeting prior to the time that the hearing on the matter cormmences.

I communication occurred within seven days of the hearing, complete this form, provide the
information orally on the record of the proceeding and provide the Executive Director with a
copy of any written material that was part of the communication.




The Beacon Foundation

PMB 352
3844 W Channel Isiands Bivd
Oxnard, CA 93035

May 6, 2010 | Item W 10.3a
NOID 1-10

To Members of the California Coastal Commission and Staff:

I. Requested Action

We call upon the Commission to postpone this item to comply with Notice requirements
and to follow Coastal Act requirements for reconsideration of actions of the Commission.
The legal basis for our request is set forth in the attached letter to the Commission from
our counsel. An action other than postponement will violate the Coastal Act .

The staff report for NOID 1-10 states (page 6):

“NOID 1-10 describes the same project proposal as heard by the Commission
at the December 9, 2009 Commission hearing for NOID 2-09.”

The staff report goes on:

“At the December 9, 2009 hearing, the Commission found NOID 2-09 was not
a part of the Public Works Plan.” [emphasis added]

On December 9, 2009 the Commission found that the proposed downsized version of the
Public Boat Ramp was not contained in the certified PWP and, specifically, that
submission of an Amendment to the PWP by the County is required to further consider this
proposal.

Now, the “same project proposal” is agendized as a NOID in contravention of the action
taken by a ten to zero formal vote of the Commission on December 9"

On May 3, we obtained by a Public Records Act request, an April 15" agreement entered
in private between Commission staff and the County Board of Supervisors. This
agreement has not been made available to the public at large and is not even disclosed in
either the Notice or staff report for Item W 10.3a or in the proposed NOID 1-10.

The agreement provides that “... the Commission’s Executive Director will recommend
that the Commission approve the revised NOID as submitted.” This undermines the
objectivity of the staff report since it must support the NOID “as submitted.” The
commitment to a predetermined outcome is not disclosed to the public at large.

Il. The Undisclosed Taking

The NOID rejected December 9" and its clone agendized for May 12" share a common
deception. Although they each purport to be just a much needed renovation of a public
boat launch they both also have another purpose. That is to cram all of the facilities of the
boat ramp onto six acres of its eleven acre site. This downsizing has many impacts on
public coastal access to lower cost recreational boating facilities and also on habitat
values, parking and traffic. It has the undisclosed purpose of facilitating the addition of the
five northern acres of the boat launch site to an adjoining parcel where the County seek a
private development of some 800 dwelling units and a 125,000 square foot




shopping mall. As detailed in our letters to the Commission of November 30 and
December 5, 2009, and by this reference made a part of the record for Item 10.3a, the
County leased the northern portion of the boat launch parcel to the developer on June 26.
2007 subject to conditions.

The County added a Condition 31 to its revised NOID proposal. It states:

“Access to the North parking lot from the south parking area and launch ramp
shall be retained and no change in_use of this lot will take place unless
approved by the County Board of Supervisors and Coastal Commission
through an amendment to the Public Works Plan.” [emphasis added]

The Commission staff report defines the meaning of Condition 31 at page 10 as follows:

‘Any change to the northern parking lot from parking to another use would
require a PWP Amendment.”

To define the northern five acres as just “parking” rather than as part of the launch facility
plays right into the County purpose to eventually transfer them for private development
without need of a PWP Amendment.

In its still unapproved application for funding to “renovate” the boat launch facility, the
County feasibility study informed the Department of Boating and Waterways that:

“The site to the north is also being revitalized as a commercial/retail
complete [sic] and will most likely require additional parking that
will extend into the existing launch ramp site.” [emphasis added] ?

In presentations, the private developer has stated that new above ground and
subterranean parking are essential for its project.

Condition 31, as interpreted in the Commission staff report, sets up a County argument
that no amendment is needed to transfer the northern part of the pubiic boat ramp site to
the private developer. It can argue that opening this to the developer is not a change in
use because it will continue to be a parking use — albeit for a private development.

If . in a legally proper process, the Commission finds that its December 9, 2009 decision
should be reconsidered then it will be essential to plug the loop hole in Condition 31. That
can be done by taking out the reference to “parking” and specifying instead that removal
of any part of the eleven acres boat launch facility for any purpose will require a PWP
amendment

. Conflicting'County Boat Launch Utilization Claims

As part of the “revised” NOID, the County provides a table tabulating usage of the boat
launch facility and of its parking. Both usages are said to be very low and declining. The
table counts only 9305 launches in 2009 — down every year since 2003 for which

it counts 16940 launches. Similarly parking utilization is tabulated as a fraction of the
parking that would be available on its six acre downsized boat launch site.

" We are providing a copy of the County staff report for this approval to Commission staff for

inclusion in

this record.

% The Board of Supervisors approved the feasibility study on June 6, 2006. We are providing a
copy of the staff report and study to Commission staff for inclusion in this record.
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The County does not disclose the source of its numbers. There are no attendants at the
boat launch or its parking areas and no gates or other mechanical devices to count users.
The only apparent source of County counts is the number of parking payment envelopes
deposited in a metal pipe on site. This honor system count must be expected to
undercount actual usage.

Unfortunately, the staff report (page 11) uncritically embraces the County numbers as
proof that the new downsized layout “is sufficient to accommodate public access to the
site at present and in the future.” No information is provided in the proposed NOID on
future needs so this conclusion is unsupported.

Totally ignored by the County and Commission staff is a section added by the recent Third
Amendment to the PWP regarding a growing need for boat launch facilities. Section 1.3
cites a Department of Boating and Waterways (DBWA) statewide survey that found the
decline in slips available for small boats and other factors create “ a need for additional
launching capacity along with associated parking and other amenities...." The PWP says
“The trend in Channel Islands Harbor is consistent with the findings of the DBWA study.”

The County feasibility study for its proposed boat ramp “renovation” gives a radically
different outlook for growth in boat ranch utilization than it is now giving to the
Commission. The County feasibility study states:

“It is estimated that the development of the proposed Channel Islands project
will permit an estimated 24,000 boats to be launched each year. Assuming
an average party size of three per boat, an expected 72,000 boaters will
eventually use the facility each year.”

The County talks out of both sides of its mouth. The proposed “revised” NOID contradicts
existing provisions of the PWP and data regarding this same facility provided by the
County to the Department of Boating and Waterways.

If, in alegally proper process, the Commission ultimately determines to Reconsider its
December 9, 2009 decision, it will need to hold the County accountable for true facts on
boat launch utilization so that the impacts of the downsized project can be considered.

IV. Conclusion

We could describe additional inconvenient truths about the County proposal but May 12 is
not the proper time for hearing those issues. Those issues need to be considered if the
Commission determines, pursuant to a proper reconsideration procedure, to reevaluate its
December 9, 2010 finding that the County proposal is not contained in the certified PWP.

The County has threatened suit and Commission staff has yielded to the threat in an
agreement crafted in private. The agreement prejudices staff review of the proposal by
committing the Executive Director to “... recommend that the Commission approve the
Revised NOID as submitted” [emphasis added]. This predetermined outcome nuliifies the
staff review process and, when combined with the withholding of the Agreement from the
general public, violates due process and undermines public trust in the Commission.

For The Beacon Foundation

Lee Quaintance, Secretary



Letter re agenda item number 10.3a
on behalf of The Beacon Foundation

LAW OFFICE OF
ALYSE M. LAZAR
Attorney at law
3075 East Thousand Oaks Blvd.
Thousand Oaks, California 91362
Admitted to practice

STATE BAR OF CALIFORNIA Telephone: (805) 496-5390
NEW YORK STATE BAR e-mail:alyselazar.esq@verizon.net
May 6, 2010

California Coastal Commission
45 Fremont Street

Suite 2000

San Francisco, CA 94105-2219
{hand delivered to Ventura Office]

Re: May 12, 2010 Agenda Item 10.3a: Ventura County Channel Islands Harbor Public
Works Plan Notice of Impending Development No. 1-10 (Channel Islands Harbor Public
Boat Launch Reconstruction)

Dear Commissioners:

| am writing this letter on behalf of The Beacon Foundation, a non-profit environmental
organization. We are requesting that this Commission (1) denies NOID 1-10 on the
basis that it is duplicative to NOID 2-09 upon which this Commission has already held a
duly noticed hearing and made a final, binding determination that the proposed public
work project is not contained in Ventura County’s certified Public Works Plan (PWP)
and (2) takes no further action on this matter unless and until applicant takes the
requisite steps for a PWP amendment. Alternatively, if this Commission determines that
it will proceed with a hearing on this NOID', we request a postponement of this hearing
due to the fact that significant, relevant documents, including but not limited to the
settlement agreement entered into between the Commission and applicant on April 15,
2010 have not been disclosed to the general public.

Section 30320 (a) of the Public Resources Code (PRC) imposes a duty on the
Commission to “conduct its affairs in an open, objective, and impartial manner free of
undue influence and the abuse of power and authority.” Contrary to this mandate, a

' While the NOID has a new number and was resubmitted, it involves the very same project as
proposed in NOID 2-09.
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secret deal was apparently worked out with the applicant® to enable it to bring the same
project back to the Commission for the purpose of obtaining a different outcome after a
final decision was made by the Commission. There are no provisions in the Coastal Act
or the duly adopted regulations allowing for such an anomaly in the Commission’s
proceedings. The facts that applicant is disappointed with the outcome of the 12/9/09
meeting and has threatened litigation do not justify this Commission stepping outside
the rules that govern its proceedings to invent a fast track method enabling the county
to avoid the ramifications of the Commission’s December 9" action. In fact,
reconsideration of the Commission’s prior decision would not be permitted as there has
been no good cause disclosed for the Commission to reopen the matter nor do any
specific provisions of the Coastal Act permit reconsideration of a finding that a public
works project is not contained in a PWP.

Granting this opportunity to Ventura County to have a new hearing on the exact same
project by simply packaging it under a new case number sets a dangerous new
precedent. Not only the Commission, but also the public should be able to rely with
certainly on final determination made by the Commission. Under the rules, the
applicant could appeal the Commission’s decision to a court of law for limited review as
to an abuse of discretion (PRC 30801; CCP 1094.5) or apply for a PWP amendment 14
CCR section 13365 et seq.)

Instead, the Commission has provided applicant with a remedy unavailable to other
person and entities who disagree with the outcome of a Commission ruling and
unavailable to the County were it to pursue litigation. If the threatened litigation actually
proceeded and arguendo the court determined that the Commission failed to act in
accordance with the law or failed to support its decision with substantial evidence, the
remedy would be for this Commission to hold a new hearing on the pivotal question as
to whether or not the project is contained in the PWP (i.e. the decision made in
December 2009, and a decision which only this Commission is empowered to make.)

Shockingly, even though this legal threshold was discussed at length by the
Commission’s counsel at the December 9, 2009 hearing, the new staff report and
proposed findings appear to compel this Commission to disregard this issue and review
the project as if it was contained in the PWP, despite clear, uncontroverted findings on
the record of the December hearing that it does not.

The provisions of the Coastal Act and its regulations set forth a two-prong process to
be followed by the Commission when considering a proposed public works project when
a certified public works plan is in existence.

The preliminary issue for determination is whether or not the proposed project, including
all of its components, has already been subject to Commission scrutiny, detailed

? On May 3, 2010, my client obtained a copy of a settlement agreement between applicant and
the Commission by means of a Public Records Act request, however, this material has not been
shared with the public in general and is not available on the Commission’s website.
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environmental review and public input as part of a duly certified public works plan. The
project must specifically be “contained” within the PWP (PRC 30605). If the answer to
this threshold issue is “No”, as the Commission unanimously voted on December 9™,
then the project must be processed as a proposed amendment to the PWP in
accordance with the provisions of 14 CCR§ 13365 et seq. which mandates a public
hearing at the agency level before filing of the application to amend with the
Commission ( 14 CCR§ 13366.)

The Coastal Act only permits an applicant to circumvent the provisions of Section 13365
et seq., if the Commission affirmatively determines that the proposed project is
“contained in the certified plan”. It is only under such circumstances that the
Commission’s review is “limited to imposing conditions consistent with Sections 30607
and 30607.1" (PRC 30605) and it is only under such circumstances that deadlines are
imposed regarding the imposition of conditions (14 CCR § 13359.)

As confirmed in the current staff report for this project (p.6.), on December 9,
2009 this Commission “found that NOID 2-09 was not part of the Public Works
Plan.” There are no facts nor legal authorities cited in the report to lend any
credence to the belief that NOID 1-10, involving the same public works project, is
contained in the PWP. The staff report fails to even mention, much less address, this
primary issue. It focuses only on consistency with the Coastal Act. This omission in the
Commission’s consideration of the NOID is not permitted by the Coastal Act.

At the December public hearing, the Commissioners noted many changes to the use of
the project site in support of the Commission’s finding that the project was not contained
in the PWP. These facts are set forth in the record of the 12/9/09 proceeding which we
ask this Commission to incorporate into the record for the present matter. These facts
include, but are not limited to, the reduction in the ramp size, reduction in parking
spaces available to members of the public desiring to use the boat launch, reduced site
access, a reduction of natural resources (trees and a % acre of grassy area), and new
unstudied traffic impacts. The project is not simply calling for the repair of the existing
boat ramp, but for significant modifications to the public’'s access and use of this coastal
land. This project will in fact result in the loss of public facilities and natural resources,
which were never envisioned, much less approved in the certified PWP.

In addition, this proposed project has carved out 5 acres which will no longer be used
for its intended purpose as part of the boat launch parking amenities nor for any other
purpose related to boating activity. Instead, this part of the project will have a different
use. As evidenced by documents submitted by my client and others at the December
hearing and at this time, the [and has been leased to a private developer and it is
foreseeable that it will be used for this lessee’s adjacent residential/commercial
development. Thus, this new project set forth in NOID 2-09/1-10, with a different size
and non-boating activity use was not considered, much less encompassed in the PWP.

Moreover, were this Commission to proceed as recommended in the current staff report

and only consider whether or not the recommended conditions imposed on the project
are consistent with the Coastal Act, this Commission would be violating the terms and
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intent of PRC section 30605. The settlement agreement did not and could not legally
void the actions taken by the Commission on 12/9/09. Consequently, the finding that the
project, which is the subject of both NOIDs, is not contained in the PWP cannot be
disregarded. Section 30605 was written to mandate full review of new public work
projects that were not contained in the PWP, just as all other new projects presented to
the Commission. The Commission cannot simply ignore its responsibilities to conduct a
full PWP amendment review for this project based on the 12/9/09 findings.

it is obvious from the term of the settlement agreement which specifies that your
Executive Director is to recommend approval of this NOID exactly as proposed, in order
to avoid litigation, that this Commission will not be receiving a good faith balanced
analysis of the issues from staff. We therefore request that you carefully consider the
relevant law as discussed in this letter and by your counsel at the 12/9/09 hearing and
all of the facts, including those raised by the public and Commissioners at the prior
hearing.

If any action is taken on this NOID, we ask that it be consistent with the motion made
and unanimously approved at the 12/9/09 meeting not to approve the project, thereby
mandating the applicant to proceed through the “whole public process for amendment of
the PWP.” (Com. Sanchez)

No good cause has been established for vacating the project denial and reopening the
proceeding under the intimidating provisions of the settlement agreement which enable
the County to proceed immediately with litigation on both the current action and the
December 9" action if it doesn’t receive project approval. The fact remains that this
project as proposed, even with its minor, if any, 2010 revisions, was not contained in the
PWP.

This Commission should not waiver in affirming the decision it previously made in this
case, requiring Ventura County to follow the rules and seek a PWP amendment for this
project. This project will have significant impacts on the public’s access to coastal
resources as well as biological resources. It should be properly studied with public input
in public hearings, rather than pushed through regardliess of its ramifications due to the
litigation club being swung by Ventura County.

Finally, by the very terms of the April 15, 2010 NOID, postponing consideration of this
matter would be in conformance with the “project scheduling” as set forth in page 10 of
the NOID, which states, “From the date of initial submittal to the Commission, it is hoped
that a hearing could be held within 90 days.” Thus, there is no urgency or any legal
mandate for rushing to hearing on this item at the Commission’s May hearing.

Very tru|y yours

y,ge M. Lazar
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b PMB 352
” 3844 W Channel Islands Bivd
Oxnard, CA 93035

May 6, 2010 Item W 10.3a
NOID 1-10

Amber Tysor, Coastal Analyst
California Coastal Commission
89 So. California Street, suite 200
Ventura, CA 93001

Dear Ms. Tysor,

As indicated in footnotes 1 and 2 on page two of our today letter to the Commission
on the above referred item, we are providing a copy of the following documents for
inclusion in the record:

1. A County of Ventura staff report and record of approval on June 26, 2007
regarding a Channel Islands Harbor lease.

2. A feasibility study approved, as indicated in the attached materials, by the
Ventura County Board of Supervisors on June 6, 2006

Sincerely, o
For. The Beacon Foundation
i . - o Y Ly

Lee Quaintance -
Secretary




AGENDA 11- June 26, 2007

REGULAR AGENDA, CONTINUED

HARBOR DEPARTMENT, CONTINUED

47.

and V4 - Fisherman's Wharf, Authorization for the Harbor Director to Execute the Amended and
Restated Lease and Make Non-Monetary Corrections, Clarifications, and Technical Modifications
to the Original and Amended and Restated Lease. REQUIRES 4/5THS VOTE

CEO RECOMMENDS APPROVAL AS PROPOSED

HEALTH CARE AGENCY - Behavioral Heaith

48.

49.

50.

51.

52.

Alcohot and Drug Program and Proposition 36 Amendments with Alternative Action Programs
and Intervention Institute. AMENDMENTS ON FILE WITH CLERK OF THE BOARD
CEO RECOMMENDS APPROVAL AS PROPOSED

(DMH) Performance Agreement, and State Hospital Bed Purchase and Usage Agreement.
CONTRACTS ON FILE WITH CLERK OF THE BOARD
CEO RECOMMENDS APPROVAL AS PROPOSED

Provisional Rates; Approval of Amendments to increase FY 2006-07 Contracts with Drs. Howard
Glick, M.D. and Sofia Pamplona, M.D.; Ratification and Approval of an Amendment to increase
the FY 2006-07 Contract Amount with Sylmar Heaith & Rehabilitation Center and Add a New
Rate; Approval of a FY 2007-08 Agreement with Data Insight Solution, Inc., FY 2007-08
Amendments with the Elms Residential Care, Crestwood Behavioral Health, Inc., and Sylmar
Health & Rehabilitation Center.

CONTRACTS AND AMENDMENTS ON FILE WITH CLERK OF THE BOARD

CEO RECOMMENDS APPROVAL AS PROPOSED

the Period July 1, 2007 Through June 30, 2008 for Mental Health Services; and Approval of
Contracts with Interface Children and Family Services and with City Impact for Social Work
Professionals, for the Period July 1, 2007 Through June 30, 2008.

AGREEMENT ON FILE WITH CLERK OF THE BOARD

CEO RECOMMENDS APPROVAL AS PROPOSED

the Mental Health Services Act (MHSA) Proposition 63 Community Services and Supports
Expanded Funds Plan to the State Department of Mental Health.

PLAN ON FILE WITH CLERK OF THE BOARD

CEO RECOMMENDS APPROVAL AS PROPOSED

AGENDA -11- June 26, 2007



CHANNEL ISt ANDS HARBOR

Ventura County Harbor Department
3900 Pelican Way « Oxnard, CA 93035-4367

Lyn Krieger
Director Telephone (805) 382-3001
FAX (805) 382-3015

www.channelislandsharbororg

June 26, 2007

Board of Supervisors
County of Ventura

800 South Victoria Avenue
Ventura, CA 93009

SUBJECT: ORIGINAL LEASE AND AMENDED AND RESTATED LEASE-
PARCELS V, V-1, V-2, V.3 AND V-4 - FISHERMAN'S WHARF
(4/5 vote required)

Recommendation:

Harbor Department Staff recommends that your Board:

1. Approve and authorize the Chair to execute the Original Lease and Memorandum
of Original Lease for Parcels V, V-1, V-2, V-3, and V-4, which will enable a new Lessee
to operate the current Fisherman’s Wharf parcel, begin work to secure entittements and
authorizations to facilitate the expansion and redevelopment of the parcel, and
encourage Lessee's extensive capital investment by providing for future approval of a
long-term Amended and Restated Lease upon Lessee's meeting certain pre-conditions
for the execution of the Amended and Restated Lease.

2. Approve the form of the Amended and Restated Lease and authorize the Direclor,
with the concurrence of the County Executive Officer and County Counsel, o execute
the Amended and Restated Lease upon Lessee meeting certain pre-conditions for its
execution.

3. Authorize the Harbor Director to make non-monetary corrections, clarifications,
and technical modifications to the Original Lease and the proposed Amended and
Restated Lease for Parcels V, V-1, V-2, V-3, and V-4, provided the County Executive
Officer and County Counsel concur that such changes should be made, and provided
further that such changes are consistent with the stated intent of the leases, do not
result in the loss of any income to the County, and do not subject the County to
additional costs.

4. Find that your approval of the Original Lease and the Amended and Restated
Lease for Parcels V, V-1, V-2, V-3, and V-4 is exempt from the provisions of the



Board of Supervisors
June 28, 2007
Page 2

California Environmental Quality Act (CEQA) pursuant to various categorical and
statutqry exemptions found in the CEQA Guidelines, discussed further below, and that
there is no substantial evidence of unusual circumstances or cumulative impacts related
to these approvals that would make any exemption inapplicable to this action.

5. Di{ect the Harbor Department Director to prepare the appropriate CEQA Notice of
Exemption, and to file it with the County Clerk.

Fiscal/Mandates Impact:

Harbor Enterprise Fund 2490

Mandatory: No
Source of Funding: Leases
Funding Match Required N/A

Impact on Other Departments:  County Counsel will Review Documents

Current Fiscal Year Budaget Projections:

CURRENT FY 2006-07 Budget Projection for Harbor Enterprise

Adopted Adjusted Projected Estimated
Budget Budget Budget Savings/Deficit)
Appropriations $9,485,614 $9,726,019 $9,748,152 ($22,133)!
Revenue $9,537,400 $9,537,400, $10,148,055 $610,655
Operating GainfLoss $51,786 ($188,619) $399,903 $588,522

Background:

On June 18, 2002, your Board approved a Restructuring and Reorganization
Agreement between Channel Isiands Harbor Investment Company (CIHIC) and the
County whereby CIHIC agreed to pay the County $150,000 and terminate their existing
lease for Fisherman's Wharf in exchange for lease extensions on other feases held by
CiHIC and options for extensions on the Casa Sirena Hotel and Hotel Extension. The
County, through the Harbor Department, assumed full control of Fisherman’'s Wharf on
January 15, 2004. On August 18, 2004, the County published a Request for
Qualifications (RFQ) soliciting qualifications for a new lessee to assume controf of
Fisherman's Wharf. After reviewing the responses to the RFQ, a committee made up of
consultants and County staff recommended that the County enter into negotiations with
The Waterfront-Channel Islands Harbor, LLC.

GABOARD\2007 Board Letters\Fisherman's Wharf Original and A&R Leases\Draft final BL 6-19-07 after rro pre LK. doc
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The Waterfront-Chanpel Islands Harbor, LLC is a new single purpose entity, the sole
member and managing mermber of which is Edward M. Czuker. Mr. Czuker has

de\{eloped over $750 million worth of California real estate, including several mixed use
projects.

Negotiation§ between Mr. Czuker and Harbor staff have resulted in two leases
accompanying this Board Letter: an QOriginal Lease covering the interim or holding
period and an Amended and Restated Lease which would take effect upon the Lessee
meeting preconditions such as permits, financing, elc., detailed further below. Mr.
Czuker has also agreed to retain an outreach consultant and to perform extensive
community outreach before finalizing a plan for presentation to your Board.

The Original Lease is a shori-term lease which provides that the Lessee preserve,
maintain, and manage the existing Fisherman's Wharf improvements while seeking
authorizations, primarily from your Board and the California Coastal Commission, to
expand and significantly improve andl/or replace the existing improvements. The lease
is clear that the Board of Supervisors, acting in its regulatory capacity, is under no
obligation to approve additional entitlements on this parcel. If the Lessee is successful
in securing such authorizations, the Lessee and County will enter into the Amended and
Restated Lease (attached to the Original Lease as Attachment 2). The Amended and

~ Restated Lease (A&R Lease) requires significant minimum capital expenditures by the

Lessee, provides for a term of either 50 or 65 years, depending upon level of capital
improvements, and incorporates the standard clauses of recently approved Harbor
Leases such as favorable end-of-lease language, imputed rent and improved seif-help
provisions, and cost recovery provisions for minor lease violations.

The Original Lease is for a term of up to 5 years with two one-year extension options
which can be implemented at the discretion of the County. The Original Lease
incorporates the terms of the A&R Lease except for those provisions that are
specifically identified as being exclusive to the Original Lease. The Original Lease does
not expand the current Fishemman's Wharf site and does not require any capital
improvements by the Lessee. The Original Lease does, however, require the Lessee to
preserve, maintain and operate the current improvements. 1t also requires the Lessee
to prepare and submit plans and specifications to the County and other appropriate
governmental agencies (i.e., the California Coastal Commission) and to diligently
pursue entittements for the proposed redevelopment of the Expanded Site. The
Expanded Site outlined on Exhibit A consists of an additional approximately 4 acres
immediately to the south of the existing parcel. (Any required Public Works Plan
amendments for both uses would be processed together.)

Rent to the County during the term of Original Lease is expected to be minimal due to
the known cosis of deferred maintenance and the resulting anticipated maintenance the
Lessee is required to perform on the existing improvements. Rent under the Original
Lease is a) all Net Cash Flow up to but not exceeding $50,000 until Net Cash Flow

GABOARD\2007 Board Letters\Fisherman's Wharf Original and A&R Leases\Draft finat BL 6-19-07 after rmo pre LK.doc
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equals $100,000, and b) 50% of that portion of the Net Cash Flow that is in excess of
$100,000. Net Cash Flow consists of the Gross Receipts collected by the Lessee from
sublessees minus the maintenance and certain operating expenses. The Original
Lease allows the Lessee to secure new subleases for any space on the parcel. It also
requires that the Lessee retain the Ventura County Maritime Museum and the Ventura
Community College Marine Center at their current rent levels and occupancy terms for
at least 18 months and that they be given at least six months notice regarding any
termination of existing leases. The Lessee will assume all the subleases currently in
effect on the parcel and, except for the Maritime Museum and the Marine Center, will

have discretion as to term renewal, rent, or other sublease terms on a case-by-case
basis.

The A&R Lease will have a term of 65 years if the Lessee receives entitiements,
building permits and financing to develop the Expanded Site or redevelop the existing
site with added height and density. The Lessee will be required to expend at least
$20,000,000 if utilizing the expanded site and at least $10,000,000 if redeveloping the
existing site with at least 75 percent of the aggregate rentable square footage being
new construction. If the Lessee is unable to secure required approvals for the
Expanded Site or approval for significant redevelopment of the existing site, the A&R
Lease will require renovation of the existing improvements at a minimum cost of
$7,000,000 and entitle the Lessee to a lease term of 50 years.

it is anticipated that if the Expanded Site Plan is approved by your Board and other
agencies, the Lessee will construct a mixed-use development consisting of commercial
and residential uses. The recommended Lessee will present a plan for the Expanded
Site to your Board for consideration after completion of traffic and environmental
studies. Residential uses may be possible in connection with a total redevelopment of
the existing site; however, this is less likely.

Rental terms for the A&R Lease include 10.5% percentage rent on Apartments and
Offices and similar percentage rental amounts for other uses as are found in recently
approved leases. The A&R Lease, however, does incorporate a new percentage rental
category which provides that the Lessee pay the County 16% of all gross receipts from
certain sublessees which in the past may have been subject to percentage rent. These
include small retail shops or in some cases national tenants whose rental policies do not
allow the County to satisfy the lease requirement for auditing, for example, County
review of tax retums. This provision is beneficial to the County since it eliminates the
auditing burden for such small sublessees, which has always proved troubling for
lessees, sublessees, and the County, while allowing the Lessee to make deals with
national tenants which are similar to deals offered by major shopping center developers.

The security deposit requirement in the A&R Lease is cumently at the standard six

months of minimum rent level. The Lessee, however, would like a fower security
deposit requirement due to the significant revenue to the County anticipated under the
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Expanded Site concept. Six months of minimum rent would be a substantial amount of
cash or cash equivalents to tie up for the 65 years of the A&R Lease. It is
recommended that the Director consult with the Lessee, the County Executive Officer,
and County Counsel to determine a security deposit that will adequately protect the
County while not overburdening the Lessee when the extent of the development
allowed and projected revenue figures are better known. This item would then be
returned to the Board for consideration as a lease amendment.

The Qriginal Lease and the A&R Lease at this time do nat include the waterside portion
of Fisherman's Wharf. The County will retain control of the waterside during the term of
the Original Lease; however, it is the Harbor Department’s intent to negotiate terms with
the new Lessee to recommend to your Board the addition of all or a portion of the
waterside facilities to the A&R Lease. Such terms will be presented to your Board for
review when such negotiations are completed. If agreement cannot be reached with the

Lessee to add part or all of the waterside portion to the Lease, the County will retain
control of the remaining waterside portion.

Each of the expenditure requirements detailed above are subject to adjustment based
on the 20-City Building Cost Index (BCI) published by the Engineering News-Record.

Your Board's approval of this Original Lease is exempt from the terms of the Califomnia
Environmental Quality Act (CEQA) for the following reasons (any one of which is
sufficient to exempt this lease approval from CEQA).

(1 approval of this Qriginal Lease for existing facilities does not constitute
approval of a project under CEQA (see CEQA Guidelines Sections 15352
and 15378); and

(2) approval of this Original Lease is being undertaken solely to facilitate the
operation, repair, renovation, maintenance, leasing, or other activities related
thereto (CEQA Guidelines Sections 156301 and 153D2); and

(3) execution of this Original Lease does not commit the agency 1o a definite
course of action in regard to a potential future (optional) project which may
(or may not) have environmental impacts, which impacts, if any were to be
proposed, would be addressed under CEQA at such time (see CEQA
Guidelines Section 15352, subd. (a); see also CEQA Guidelines section
15301).

(4) to the extent any environmental analysis of this Amended and Restated
Harbor Lease, and subsequent activities related thereto, could cause any
significant environmental impacts, such impacts are exempt from County of
Ventura review under CEQA pursuant to the statutory exemption found in
Public Resources Code Sections 21080.5 and 2108G.9, and CEQA
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Guidelines Sections 15250 and 15251(c) and (f), as being subject to the
certified regulatory program of the California Coastal Commission regarding

its final review and approval for such activities (see also Guidelines Section
15265(c)).

The County Executive Office, Auditor Contraller and County Counsel have reviewed this
letter.

If you have any questions regarding this item, please contact me at 382-3002.

LY RlE
Diresior
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CHANNEL IsLANDS HARBOR

Ventura County Harbor Department
3900 Pelican Way + Oxnard, CA 93035-4367

Lyn Krieger

Director Telephone (805) 382-3001

FAX {805) 382-3015
www.channelislandsharbororg

June 6, 2006

Board of Supervisors
County of Ventura

800 South Victoria Avenue
Ventura, CA 93009

SUBJECT: AUTHORIZATION TO SUBMIT AN APPLICATION FOR GRANT FUNDS
IN THE AMOUNT OF $4.3 MILLION TO THE DEPARTMENT OF
BOATING AND WATERWAYS FOR REHABILITATION OF THE
LAUNCH RAMP AT CHANNEL ISLANDS HARBOR

Recommendations:

it is recommended that your Board approve and authorize the Director of the Harbor
Department to submit an application along with the attached feasibility study for a grant
in the amount of $4.3 Million to the Department of Boating and Waterways to
rehabilitate the launch ramp at Channel Islands Harbor.

Fiscal/Mandates Impact:

Mandatory: No

Source of Funding: State of California, Department of Boating
and Waterways

Funding Match Required: No

impact on Other Departments:  None

There is no fiscal impact to applying for this grant, and if received, only project
administrative costs will be incurred.
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Current Fiscal Year Budget Projection

Current FY 2005-06 Budget Projection for Harbor Enterprise
Adopted Adjusted Projected Estimated
Budget Budget Budget [Savings/(Deficit)
Appropriations $8,545,803] $9,822,025/ $9,969,573 ($147 548)
Revenue $8,622,887, $10,493,296| $10,531,642 $38,346
Operating Gain/Loss $77,084 $671,271 $562,069 {$109,202)

Discussion:

The existing boat launching facility was developed using a $480,000 grant from the
Department of Boating and Waterways in 1978 and has been in service since that date.
The launch ramp is approaching the end of its useful life. The launching lanes have
deteriorated to the point that vehicles are slipping when launching or retrieving their
vessels, and rebar is becoming exposed, causing damage to vehicles using the facility.
The parking lots are in disrepair and need to be completely resurfaced. The public
restrooms have exceeded their useful life and are not in compliance with the Americans
with Disabilities Act.

Since the original ramp was constructed, changes along Victoria Avenue have included
widening the area adjacent to the entrance to the ramp to four lanes. It is now one of
the main entry points for individuals working at Naval Base Ventura County and is the
only commercial truck entrance to the base. With increased traffic on Victoria Avenue,
entering or exiting the launch ramp has become increasingly difficult and dangerous, as
there is no traffic-signaling device at the entrance to the facility. The proposed project
will redirect the traffic flow to enter and exit the facility at a signaled intersection at
Curlew Way and Victoria Ave.

It will also replace the launch ramp and boarding floats, repave all vehicle maneuvering
areas, and ramp apron. New slope protection and the new ready lanes will reduce
congestion around the launch ramp and entryway into the facility. The direction of
launch will be modified to minimize back-up turns required to enter the ramp area, and
the parking area will be reconfigured. New public restrooms include handicapped
accessible upgrades. Other upgrades include handicapped ramps and parking stalls to
provide a more enjoyable experience for all users of the facilities, whether they are
launching a vessel or just sightseeing.
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This letter has been reviewed by the County Executive Office, the Auditor-Controller's
office, County Counsel and the Harbor Commission. If you have any questions
regarding this item, please contact Jack Peveler at (805) 382-6864.

Director

Attachment
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Channel Istands Harbor
Boat Launching Facility Rehabilitation

FEASIBILITY STUDY

GEOGRAPHICAL OVERVIEW

REGIONAL LOCATION

The proposed project site is located in the Channel Islands Harbor in the County of
Ventura, CA. itis located in Oxnard between Malibu and Santa Barbara. It is one mile
northwest of Port Hueneme and 5.8 miles southwest of Ventura Marina. On land, the
site is accessed off of Victoria Avenue. Boat access is through entrance channe! from
the Pacific Ocean. The entrance channel leads northeast from the breakwater
protecting the entrance and then turns north into the entrance basin (see Site Location
Diagrams, Appendix A).

SITE LOCATION

Boat trailer and vehicle parking are located adjacent to the existing six lane launch
ramp. The Fisherman’'s Wharf retail area is located just north of the site and is bordered
by Channel Islands Boulevard. H&S Yacht Sales is located to the south of the project
site. Other businesses at the marina include boat yards, watercraft rental services,
sport-fishing centers, yacht club and sales, and marine service areas and stores. Retail
services are located at Marine Emporium Landing, Harbor Landing, and Fisherman’s
Wharf. Hollywood Beach, encompassing one linear mile, is located to the west of the
harbor. Silver Strand Beach, aiso one linear mile, is located to the east of the harbor.
Local points of interest also include the Maritime Museum and the Channel Island’s
Farmer's Market (see Site Photographs, Appendix B).

SITE DESCRIPTION

The existing launch ramp site consists of a concrete ramp that is approximately 110 ft
wide with six, 15-ft wide lanes. There are three 110’ x 6" boarding floats with four
concrete piles per fioat, attached to a concrete abutment at the top of the ramp. Access
to the ramp is available from Victoria Avenue. A restroom building and car-trailer
parking is available adjacent to the launch ramp. The entrance channel to Channel
Islands Harbor is dredged every other year. The launch ramp site has more than -
adequate depth and does not require dredging. Water, sanitary sewers, electric and
gas utilities are available adjacent to the site. Sewage pumpout service is adjacent to
the ramp. There are also four self service boat wash bays, seven rigging stalls,
landscaping, and water-side promenade.

HISTORICAL PERSPECTIVE AND EXISTING CONDITIONS
The Channel Islands Harbor was officially opened in 1965. Since that date more than
$18 million in public investments have been made through the Department of Boating
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and Waterways. All loans have either been paid off or are current in payment.
" Channel Islands Harbor contains 200 acres of water area and 110 acres of land area.

( The harbor is currently undergoing an extensive Public Works Plan update to allow

~~ redevelopment to its aging infrastructure. Residential areas, including a mobile home
park and condominiums, are located to the north and west of the harbor, respectively.
An elementary school is located to the west.

The County of Ventura has received a number of loans from the Department of Boating
and Waterways for the development of the Channel Islands Harbor. These loans were
used for the following developments:
» Construction of an administrative office and visitors dock (1966-67)
+ Addition of a boat basin in the northeast harbor (1970-71)
+ Construction of 100 boat slips, parking area and restroom in the southeast corner
of the harbor (1974-75)
Compiletion of the Channel Islands Master Plan (1976-77)
Development of two boat basins in the north harbor for 750 boats and adjacent
parking and restroom facilities (1978-82)
* Replacement of fuel dock systems and landside fuel storage system at the
harbor (1989 — 1993).

The existing boat launching facility was developed from a $480K grant from the
Department of Boating and Waterways. It has been in service since 1978.

Since the original ramp was constructed, changes along Victoria Avenue have been
widened from two lanes to four lanes. It is now the main entry point for all vehicle and
truck traffic to the Port Hueneme Military Base, which has resulted in dangerous
conditions when entering and exiting the facility. Also, approximately ten sections of the
launch ramp have deteriorated to the point where replacement is necessary. The
concrete boarding floats have exceeded their expected life span such that repairs to the
deteriorated system are no longer cost effective. The site to the north is also being
revitalized as a commercial/retail complete and will most likely require additional parking
that will extend into the existing launch ramp site.

The proposed project will provide for the “end of useful service life” replacement of the
launch ramp and the boarding floats, re-paving of the vehicle maneuvering area and
ramp apron, improved slope protection adjacent to the ramp and new “ready lanes” that
will reduce vehicle traffic congestion at the maneuvering area. Renovation of the
deteriorating public restrooms, including accessible upgrades, will provide barrier free
access for all members of the boating community. Proposed drainage improvements will
reduce the discharge of pollutants associated with storm water runoff from the launch
ramp area. Completion of this proposed project is required to allow the general public

Channel Istands Harbor 51912006
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continued safe and convenient recreational boating and fishing access to the southern
California/Ventura County region.

COMPATIBILITY WITH LAND USE OBJECTIVES AND CONTROLS

The efforts of long-range recreational planning in the Ventura County area lend support
to the continued use and maintenance of the Channel Isiands Harbor boat launching
facility. The popularity of the Channel Islands and the Pacific Ocean as recreational
boating and fishing resources creates a significant demand for water access facilities in
the region. This demand is translated into the continued inclusion of the facility in
regional long-range planning.

PROPOSED IMPROVEMENTS

The intent of the proposed project is to remove the existing launch facility and install a
new, improved facility. There are several components to the development of the new
facility: the launch ramp, boarding floats, ready lane/maneuvering area, public
restroom, and general improvements (parking, striping, etc) (see Improvement
Diagrams, Appendix C).

The proposed project, as described below, is estimated to have a construction cost of
$4.3M (see the Engineer’s Estimate of Probable Construction Costs, Appendix D).

The following elements are included in the improvement project:
Launch Ramp (see Improvement Diagrams, Appendix C):
¢ Remove the existing launch ramp.

¢ Remove the concrete rubble slope protection from the north and south side of the
ramp and re-locate if possible.

e Construct a 113" x 120’ concrete ramp to provide six, 15-foot launch lanes, and three
10-foot wide boarding float lanes.

¢ Install rock slope protection at north and south side of launch ramp, approximately
200 cubic yards.

¢ Instali DBAW standard Jaunch ramp signage.

Channe) Islands Harbor 5/19/2006
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Boarding Floats (see Improvement Diagrams - Appendix C)

Remove existing boarding floats (116" x 10’).

Remove the three existing concrete abutments.

+ Remove the existing six pile guides.

+ Construct three, 10’ wide cast-in-place concrete abutment.

+ Install three 10’ x 100’ boarding floats.

« Install six new pre-stressed concrete guide piles.

o install lighting for boat launching during hours of darkness.

Ready Lane/Maneuvering Area {See Improvement Diagrams, Appendix C)
s Remove asphalt pavement section from the existing parking lot.

e Provide a 70" x 127° maneuvering area.

» Provide two 12' wide asphalt pavement ready-lanes that approach the launch ramp
from the north.

o Install trench drain at the head of the launch ramp.

» |nstall a storm water drainage system for paved areas in the vehicie maneuvering
area/launch ramp apron and washdown lane.

» |nstall a fossil filter system for storm water runoff.
Restroom instaliation

+ Remove existing restroom.

o Provide ADA accessible public restroom tacilities.

« Provide ADA accessible site improvements adjacent to the public restroom.

Channel islands Harbor 5/19/2006
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General Improvements

Provide ADA accessible ramp at the corner of Victoria Avenue and Curlew Way and
at 3 locations in parking lot at accessible parking areas.

Create new 12’ wide right-hand turn lane onto Curlew Way from Victoria Avenue.
Create new sidewalk along Victoria Avenue and match to existing.

Create new sidewalk from ready lane area and match to existing.

Re-stripe new parking lot.

Add right turn arrows and other appropriate signage in the proposed right-turn fane

from Victoria Avenue, as per the Manual of Uniform Traffic Control Devices and the
California Department of Transportation.

PROJECT PERMIT REQUIREMENTS
Permit coordination and/or approvals may be required from the following regulatory
agencies.

U.S. Army Corps of Engineers:
Letter of Permission for work having a minor environmental impact and no
appreciable opposition.

Regional Water Quality Control Board (Los Angeles Region):
Section 401 waste discharge requirements.

National Environmental Policy Act (NEPA)
The proposed project may or may not be subject to NEPA provisions.

California Environmental Quality Act (CEQA)
The proposed project has been determined to be exempt from CEQA provisions.
File a “Notice of Exernption” with the office of the Ventura County Clerk.

Coastal Commission Permit
State Lands Commission

The proposed project may or may not require a permit from the State Lands
Commission.

Channel istands Harbor 5/19/2006
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¢ Department of Fish and Game
The proposed project may or may not require a permit from the California
Department of Fish and Game.

ENGINEERING FEASIBILITY

The project site is currently in use as a public boat launch facility. The foliowing are
factors we believe make this site an excellent candidate for Department of Boating and
Waterways grant-funded improvements:

» The site is easily accessible {0 a large population base, with outstanding proximity to
proven recreational fishing and sailing. It is approximately five miles from U.S.
Highway 101 and is easily reached by the three major roadways that border the
harbar.

¢ Installation of a new concrete launch ramp with “V"-grooving will replace the existing
cracked and worn ramp surface to increase safety for launching and retrieval.

» Installation of a new boarding fioat and adjacent rock slope protection will increase
boater safety by increasing stability.

e New concrete and asphalt paving in the maneuvering areas will replaced cracked
and worn surfaces.

+ Two new ready-lanes will facilitate car/trailer traffic circuiation by removing waiting
vehicles from Victoria Avenue, and eliminate interference of waiting vehicles with
vehicles launching or retrieving boats in the maneuvering/ramp apron areas.

e Water, sanitary sewers, electric and gas utilities are available in the areas adjacent
to the site.

ECONOMIC JUSTIFICATION

GENERAL

On an empirical basis alone, it is a logical decision to improve the components of the
launch ramp facility as described previously. The launch ramp is heavily used on
optimal weather days during seasonal for tishing, and during summer weekends for
fishing, sailing, and general boating.

USE FACTORS
Channet Istands Harbor 5/18i2006
Boat Launching Facility Rehabilitation . 60029

Feasibility Study Page 6



It is estimated that the development of the proposed Channel Islands project will permit
an estimated 24,000 boats to be launched each year. Assuming an average party size
of three per boat, an expected 72,000 boaters will eventually use the facility each year.

BENEFIT RATIO

In order to justify the economic feasibility of this project, and to enable the granting of
construction funds by the Department of Boating and Waterways, an analysis of the
project costs versus the benefits derived in terms of the "user-day value" (value of
recreation to boaters) must be determined. This determination is made by calculating
the number of expected boaters per year (using a factor of three (3) persons per boat,
on average) times the determined user-day value, to derive the annual user benefit over
a 20-year project life.

The total user benefit is then compared to the capital costs and operation and annual
maintenance costs. The costs are totaled for the project life. The total present value of
user benefits is divided by the total present value of project costs to determine the
benefit ratio. The benefit ratio for this project is 1.03.
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COUNTY OF VENTURA
LAUNCH RAMP FACILITY

ENGINEER'S ESTIMATE OF PROBABLE COST OF CONSTRUCTION

1 Mobilization/Demobilization LS 1 42,000.00 42,000.00
2 Demoiition/Clear/Grub LS 1 105,000.00 105,000.00
3 jDemolition (restroom) LS 1 15,000.00 15,000.00
4 jExcavation/ffill at Ramp CY 500 100.00 50,000.00
5 jConcrete Ramp Panels (Pre-cast) SF 14,000 46.00 644,000.00
6 |Concrete Curb and Gutier LF 5,200 22.00 114,400.00
7 jConcrete Abutment EA 3 5,000.00 15,000.00
8 Boaréggj'loats SF 2,400 80.00 192,000.00
9 Concrete Guide Piles EA 4] 8,000.00 48,000.00
10 jConcrete Maneuvering Area SF 18,000 16.00 256,000.00
11 }Concrete Sidewalk SF 6,000 16.00 96,000.00
12 jRemove and Relocate Bollards LS i 5,000.00 5,000.00
13 _|Pavement (Parking Area and Victoria Avenus) SF {147,000 5.20 764,400.00
14 }Pedestrian Ramp LS 4 2500.00 10,000.00
15 |Riprap Ramp Area CY 200 60.00 12,000.00
16 |Water Connection and Lines LS 1 25,000.00 25,000.00
17 §Sewer Connection LS 1 20,000.00 20,000.00
18 |Electrical LS 1 50,000.00 50,000.00
19 _|Ramp Lighting EA 2 5,000.00 10,000.00
20 {Trench Drain LF 120 150.00 18,000.00
21_|Storm Drainage LS 1 50,000.00 50,000.00
22 [Restroom Complete LS 1 280,000.00 280,000.00
23 |Striping and Si LS 1 10,000.00 10,000.00
24 |DBAW Sign LS 1 10,000.00 10,000.00

Channel Islands Harbor
Boat Launching Facifity Rehabilitation
Feasibility Study

Subtotal: $2,841,800.00

10% Construction Contingency:  $284,186.00
20% Escalation: $568,360.00

12% Engineering:  $341,016.00

5% Construction Management:  $142,090.00
3% Permits: $85,254.00

TOTAL: $4,283,000.00

5/18/2006
60029
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APPENDIX D

Engineer’'s Estimate of Probable Construction Costs

Channel Isiands Harbor
Boat Launching Facility Rehabititation
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APPENDIX B

Site Photographs
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Figure 2. Existing parking lot.
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Figure 3. Existing parking lot and pavement.

Figure 4. Exisﬁ prldng lot and pavement. Note deterioration.
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Feasibility Study
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Figure 6. Eiisling 'slope protection near launch ramp.
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Figure 7. View

ramp.

Figure 8. View of existing launch ramp. Note deterioration of surface.
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Fiéure 10. Existing restllb.(»m fécilit_v. The réstroom wili be relocated and
renovated to meet ADA accessibility guidelines. The restroom will be accessible
via a new concrete sidewalk from the parking area.
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Figure 12. View of adjacent yacht sales office, located south of the project site.
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APPENDIX C

Iimprovement Diagrams
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STATE OF CALIFORNIA -- NATURAL RESOURCES AGENCY ARNOLD SCHWARZENEGGER, Governor

CALIFORNIA COASTAL COMMISSION

SOUTH CENTRAL COAST AREA
89 SOUTH CALIFORNIA ST., SUITE 200

W 10.3a

(805) 585-1800

DATE: April 28, 2010
TO: Commissioners and Interested Persons
FROM: Jack Ainsworth, Deputy Director

Steve Hudson, South Central Coast District Manager
Barbara Carey, Supervisor, Planning and Regulation
Amber Tysor, Coastal Program Analyst

SUBJECT: Notice of Impending Development (NOID) 1-10, for Reconstruction of
the Channel Islands Harbor Public Boat Launching Facility, for Public
Hearing and Commission Action at the May 12, 2010 Commission
Meeting in Santa Cruz.

SUMMARY AND STAFF RECOMMENDATION

The Ventura County Harbor Department proposes to reconstruct the public launch ramp
on the east side of the harbor, including adjusting the ramp angle, reinforcing the
existing support rip-rap, re-paving the site, demolishing and reconstructing the public
restroom, constructing a new public walkway along the waterfront and along Victoria
Avenue, relocating the entrance along Victoria Avenue, and improving the lighting and
landscaping at the Channel Islands Harbor Launching Facility, Victoria Avenue, Oxnard,
Ventura County.

The required items necessary to provide a complete Notice of Impending Development
(NOID) were received in the South Central Coast Office on April 22, 2010 and the notice
was deemed filed on April 26, 2010.

Staff is recommending that the Commission determine that the impending development
is consistent with the certified Channel Islands Harbor Public Works Plan (PWP), as
submitted. The project is consistent with all resource protection policies and provisions
of the Public Works Plan. See associated Motion and Resolution beginning on Page 2.
The standard of review for the proposed NOID is conformity with the policies of the
certified PWP.

. PROCEDURAL ISSUES

Sections 30605 and 30606 of the Coastal Act and Title 14, Sections 13357(a)(5),
13359, and 13353-54 of the California Code of Regulations govern the Coastal
Commission’s review of subsequent development where there is a certified PWP.
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Section 13354 requires the Executive Director or his designee to review the Notice of
Impending Development (or development announcement) within five working days of
receipt and determine whether it provides sufficient information to determine if the
proposed development is consistent with the certified PWP. The notice is deemed filed
when all necessary supporting information has been received.

Pursuant to Section 13359 of Title 14 of the California Code of Regulations, within thirty
working days of the project proponent’s filing of the Notice of Impending Development,
the Executive Director shall report to the Commission the pendency of the development
and make a recommendation regarding the consistency of the proposed development
with the certified PWP. After public hearing, by a majority of its members present, the
Commission shall determine whether the development is consistent with the certified
PWP and whether conditions are required to bring the development into conformance
with the PWP. No construction shall commence until after the Commission votes to
render the proposed development consistent with the certified PWP.

. STAFF RECOMMENDATION:

MOTION: | move that the Commission determine that the development
described in Ventura County Harbor Department Notice of
Impending Development 1-10 (Channel Islands Harbor Public Boat
Launching Facility), as submitted, is consistent with the certified
Channel Islands Harbor Public Works Plan.

STAFF RECOMMENDATION:

Staff recommends a YES vote. Passage of this motion will result in a determination that
the development described in the Notice of Impending Development 1-10, as submitted,
is consistent with the certified Channel Islands Harbor Public Works Plan, and adoption
of the following resolution and findings. The motion passes only by affirmative vote of a
majority of the Commissioners present.

RESOLUTION TO DETERMINE DEVELOPMENT IS CONSISTENT WITH PWP:

The Commission hereby determines that the development described in the Notice of
Impending Development 1-10, as submitted, is consistent with the certified Channel
Islands Harbor Public Works Plan for the reasons discussed in the findings herein.

llIl.  FINDINGS FOR APPROVAL OF THE NOTICE OF
IMPENDING DEVELOPMENT, AS SUBMITTED

The following findings support the Commission’s approval of the Notice of Impending
Development, as submitted. The Commission hereby finds and declares as follows:
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A. PROJECT DESCRIPTION AND BACKGROUND

The Ventura County Harbor Department proposes to reconstruct the existing public
launch ramp and associated boater amenities located on a 6 acre parcel located along
Victoria Avenue on the east side of Channel Islands Harbor. The parcel is located just
south of the existing Fisherman’'s Wharf development. The project site is currently
developed with a boat launch constructed in 1978, two parking lots, minimal
landscaping, open lawn areas, two restroom buildings, an office building, boat wash
facilities and a public walkway along the waterfront.

The two parking lot areas are separated only by an existing driveway that is a second,
uncontrolled exit from the site. The proposed project does not include rehabilitating the
northern parking lot, or making any modifications to its existing design or use. Access to
that lot from the southern lot will remain as it currently exists, although the second
driveway will no longer be used to exit the site. Any changes to the northern parking lot,
including redesignating a different use than a parking use would require a PWP
amendment. Additionally, several small boat slips occupy the waterway adjacent to this
parcel, which are not proposed to be redeveloped.

The reconstructed launch ramp will be approximately 110 ft. wide with six 15 ft. wide
lanes. The deteriorating concrete floating boards that are currently located on the
existing launch ramp will be removed and replaced with three 110 ft. x 6 ft. boarding
floats with four concrete piles per float attached to a concrete abutment at the top of the
ramp. The ramp will accommodate the same number of boats as the existing ramp, but
will be slightly smaller in size due to the angled design adjacent to the revetment. The
angle of the ramp will be adjusted to face the channel towards the west instead of facing
south towards the small boat marina. The approximately 240 linear feet of existing rock
revetment supporting the existing launch ramp will be reconstructed and new rip -rap
will be added to support the new launch ramp. However, reconstruction of the launch
ramp will not require dredging. The area adjacent to the launch ramp will be re-paved
and new lanes (“ready lanes”) for launching will be added to reduce vehicle congestion.

The parking area on the boat launch (southern) portion of the site will be repaved and
re-aligned. Parking on the boat launch southern lot will be redesigned to meet new
parking standards. All spaces will be at least 10 feet wide, with some 45 feet and 60 feet
long with a pull-through design to accommodate large vehicles with boat trailers.
Parking will allow for 161 vehicles and boat trailers and will replace the existing spaces
for 196 vehicles with trailers and vehicles without trailers. Currently, there are two
entrances to the boat launch parking lot, one from south Victoria Avenue and one on
Curlew Way at the south end of the site which contains an entrance and an exit. The
intersection of Victoria Avenue and Curlew Way is controlled by a traffic light. The
Harbor Department proposes to close the south Victoria Avenue entryway and expand
the Curlew Way entrance/exit. A new right turn lane will be added from Victoria Avenue
onto the existing signalized intersection Curlew Way. (Exhibits 1-7) Drainage
improvements are proposed to control pollutants associated with stormwater runoff from
the launch ramp area. Four self-service boat wash bays and seven rigging stalls are
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located adjacent to the ramp. The boat wash down area will either use a filter system to
remove contaminants before discharge or will recycle the water for re-use at the boat
wash. Sewage pumpout service is located adjacent to the ramp. Stormwater runoff from
the parking lot will be directed to two large biofilter areas and catch basins that will filter
water before it enters the harbor water.

The site will be re-landscaped and lighting and streetscape will be added along Victoria
Avenue. Landscaping on the parcel is in poor condition and consists of ice plant and
other non-native plant species and only a small amount of grass. Although these areas
are accessible to the public, these areas are not currently used as a park and are not
designated as public park in the PWP. Some of these landscaped areas are proposed
to be revegetated to serve as bioswales for runoff from the parking lot and some areas
are proposed to be landscaped with native or drought tolerant non-invasive plants.
There are approximately 245 trees on the site, including Myoporum, Melaleuca,
Mexican Fan Palm (approx. 62 trees) and New Zealand Christmas trees. Construction
and reconfiguration of the site will require removal of 140 of these trees and 105 trees
will remain but will be relocated. The Harbor Department has summarized information
from a tree inventory of the site, explaining that the 245 trees range in size from 4
inches in diameter to 36 inches in diameter The majority of the trees are small in size
(76 trees are 10 inches or less in diameter), with just four trees that are 36 inches in
diameter, and nine trees that are 30 inches in diameter or more. On-going bird surveys
conducted by the County’s Biologist, Dr. Froke, have never identified any use of the
trees for nesting by heron, egrets, or other sensitive bird species on the site or within
300 feet of the site. The closest tree found to be occupied by a heron nest is on the
peninsula, approximately 900 feet across the channel from this site. All trees removed
or damaged are proposed to be replaced with native and/or non-invasive species
pursuant to the landscape plan submitted by the Harbor Department. (Exhibit 8)

A new approximately 1,100 ft. long, 10 ft.-wide public walkway is proposed along
Victoria Avenue and Curlew Way. Additionally, a new approximately 900-ft long public
pedestrian walkway along the waterfront is also proposed. (Exhibits 3 & 5). The project
also includes removal of one of the existing public restroom buildings and construction
of a new 700 sq. ft., 15 ft.-high, public restroom, including accessibility upgrades. A
small grassy area near the restroom building will be improved with public picnic tables.
Two other existing restroom facilities will remain on the parcel. The construction staging
area for the project is proposed to be contained within the site itself, secured, and
screened. The launch ramp will be kept open to the public for part of the construction
period.

The Harbor Department has included a list of 37 conditions in its NOID submittal of April
22, 2010, "County of Ventura Conditions of Approval: NOID- Repair and Rehabilitation
of the Public Boat Launching Facility” (Exhibit 9), some of which incorporate the recently
approved policies contained in the Channel Islands Harbor Public Works Plan
Amendment 1-07 (revised findings certified by the Commission on October 16, 2008)
and the conditions proposed for the previous NOID (NOID 2-09) for the public launch
ramp in December 2009. The Harbor Department's conditions relate to: biological
resources (Condition 26), caluerpa taxifolia (Condition 27), eelgrass (Condition 28),
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invasive plants (Condition 35) signage for public walkways during construction
(Conditions 22, 36, and 37), surveys for a water quality management plan (Condition
30), best management practices (Condition 19), construction and maintenance
responsibilities and debris removal (Condition 29), lighting (Condition 11), construction
staging (Condition 20 and Condition 33), and resource agencies approvals (Condition
34).

Background

On September 19, 1986, the Channel Islands Public Works Plan (PWP) was effectively
certified by the Commission. The purpose of the PWP, as certified, is to provide “a
detailed and specific planning document to guide future Harbor development.”
Jurisdiction within the Channel Islands Harbor is shared by both the County of Ventura
and the City of Oxnard. Oxnard’s City limits extend to all Harbor land areas. Based on
a previous agreement between the two governmental authorities and the Commission’s
certification of the Public Works Plan, the County assumed planning and regulatory
authority within the Harbor. Under the certified PWP, the County is responsible for
approval of all development within the Harbor permitted by the plan. Under the PWP
the County must submit a Notice of Impending Development (NOID) describing any
proposed development that is listed in the plan, for review and approval by the
Commission. For a project contained in the certified PWP, the Commission’s review of a
Notice of Impending Development is limited to determining whether the development is
and can be made consistent with the PWP, or imposing reasonable terms and
conditions to ensure that the development conforms to the PWP.

Requirements for the level of information contained in a Public Works Plan are
contained in Section 13353 of Title 14 of the California Code of Regulations, which
states that a PWP “shall contain sufficient information regarding the kind, size, intensity
and location of development activity intended to be undertaken pursuant to the plan.”
Such information includes: 1) the specific type of activity or activities proposed to be
undertaken; 2) the maximum and minimum intensity of activity or activities proposed to
be undertaken; 3) maximum size of facilities proposed to be constructed pursuant to the
plan; and 4) the proposed location or alternative locations considered for any
development activity or activities to be undertaken pursuant to the proposed plan. The
Coastal Act envisions that a Public Works Plan functions more as a Specific Plan or a
master development permit in order for specific projects or activities described in the
PWP to be approved quickly through the Notice of Impending Development Process at
later dates with minimal review. Activities, projects, or facilities not specifically proposed
in a Public Works Plan in the level of detail described above may require an amendment
to the certified PWP that must be approved by the Coastal Commission prior to
approval and issuance of a Notice of Impending Development for said activity, project,
or facility.

The standard of review for the Notice of Impending Development is the certified PWP
(originally certified in 1986 and more recently amended). The PWP contains policies
and provisions that identify areas for harbor development while protecting coastal
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resources including the marine environment, scenic and visual resources, and public
access and recreation.

NOID 1-10 describes the same project proposal as heard by the Commission at the
December 9, 2009 Commission hearing for NOID 2-09. At the December 9, 2009
hearing, the Commission found that NOID 2-09 was not a part of the Public Works Plan.
The Harbor Department has submitted this new NOID for the public launch ramp with
additional information to address concerns over adequacy of parking and circulation
issues, as well as issues related to existing landscaped areas on the site.

B. RECREATIONAL BOATING

The certified Channel Islands Harbor PWP incorporates by reference Coastal Act
Sections 30213, 30220, 30224, and 30234, to protect and promote recreational boating
and commercial fishing facilities in the Harbor.

Section 30213 states (in part):

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

Section 30220 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 30224 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, providing harbors of
refuge, and by providing for new boating facilities in natural harbors, new
protected water areas, and in areas dredged from dry land.

Section 30234 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.
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In addition, the Recreational Boating policies in the Public Works Plan protect visitor-
serving opportunities.

Policy 2 states:

2. To provide for, protect and encourage increased recreational boating use
of coastal waters, the following policies shall be implemented:

a. Harbor recreational boating facilities shall be protected, and where
possible upgraded in order to provide further opportunity to the
recreational boater;

b. dry boat storage spaces shall be provided on Parcel P to accommodate a
minimum of 400 vessels;

c. water storage space shall be provided for at least 2,500 recreational boat
slips;

d. no more than 30% of the Harbor land area shall be developed for visitor
serving uses not directly related to boating;

e. a target number of 5% of the recreational boat slips shall be available as
guest slips;

f. to protect the recreational character of the Harbor areas, no more than
5% of the boating supply shall be provided for live-aboard use;

g. the existing open water areas in the inner Harbor, as depicted on the
Land Use Map as “Waterways” (Figure 1V) shall not be developed with
surface structures of any kind, floating or otherwise, except in cases of
emergency here temporary structures are required, or unless authorized
pursuant to an amendment to the Public Works Plan certified by the
California Coastal Commission.

The project includes reconstruction of the public launch ramp on the east side of the
harbor, which includes adjusting the ramp angle, reinforcing the existing support rip-rap,
re-paving the site, demolishing and reconstructing one of the public restrooms,
constructing a new public walkway along the waterfront and along Victoria Avenue,
relocating the entrance along Victoria Avenue, and improving the lighting and
landscaping at the Channel Islands Harbor Launching Facility. The NOID complies with
the above policies to protect recreational boating uses. The uses of the site are not
proposed to change and will be consistent with the uses designated in the Public Works
Plan.

The Public Works Plan designates the landside portion of the site as Visitor Serving
Harbor Oriented (“V.S.H.O.”) and the waterside portion as Visitor Serving Boating
(“V.S.B.”). The permitted uses for V.S.B. on the water include: boat storage, boat and
boating equipment rental, sales, display, brokerage and minor repair services. The uses
of the waterside will not change, the small boat slips will remain, and the launch ramp
will be reconstructed. According to the PWP, the purpose of the landside designation,
V.S.H.O, is “to provide for visitor serving uses and amenities which are either directly
related to the boating activity within the Harbor, or ancillary to it.” The permitted uses for
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the V.S.H.O. designation on the landside portion of the site include: picnicking and other
passive recreation, lodging, dining, fast food and shopping in chandleries, gift shops
and boutiques, motels, restaurants, convenience stores, gas stations, fire stations,
community centers/meeting places, yacht clubs, park areas, marine museums and
marine oriented research facilities. The uses of the site will be consistent with this
designation, as the site will continue to be used to support boating and recreational
uses. The boat launch will remain to serve visitors to the Harbor and the site will be
improved with picnic facilities, a new restroom, and public pathways for recreational
uses as well as boaters. Further, Table | of the PWP identifies a boat launch as an
allowable use for parcel N-2.

Therefore, as proposed, the Notice of Impending Development is consistent with the
recreational boating policies of the certified Public Works Plan.

C. COASTAL ACCESS

In addition to the recreational provisions mentioned above, the certified Channel Islands
Harbor PWP incorporates by reference Coastal Act Sections 30211 and 30212 to
ensure that maximum public access and recreational opportunities be provided to allow
use of dry sand and rocky coastal beaches and that development not interfere with the
public’s right to access the water, consistent with the need to protect public safety,
private property and natural resources.

Coastal Act Section 30211 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.

Coastal Act Section 30212(a) provides that in new shoreline development projects,
access to the shoreline and along the coast shall be provided except where:

(1) it is inconsistent with public safety, military security needs, or the
protection of fragile coastal resources,

(2) adequate access exists nearby, or,
(3) agriculture would be adversely affected.
Dedicated access shall not be required to be opened to public use

until a public agency or private association agrees to accept
responsibility for maintenance and liability of the accessway.
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Further, the Public Access and Recreation Chapter of the PWP provides protections
for public access.

Policy 2 states:

Public access from the closest public roadway to the shoreline or along the
waterfront shall be provided in new development or redevelopment
projects, unless:

a. to do so would jeopardize the public safety, military security needs, or
the adequate protection of fragile coastal resources;

b. sufficient access exists nearby.

The County will designate a public or private agency which shall be
responsible for the operation, maintenance and liability of dedicated
accessways prior to the approval of any new development or
redevelopment projects. Actual improvements to accessways shall be
completed and operational prior to the completion of new development or
redevelopment.

Policy 5 states:

Maximum pedestrian waterfront access shall be provided by incorporating
waterfront pedestrian walkways into all redevelopment projects. Where
existing structures are found to interfere with lateral shoreline access,
walkways shall be located as close as possible to the water. All walkways
shall be linked with adjacent walkways in order to insure uninterrupted
pedestrian movement. A promenade walkway shall be provided along the
Harbor frontage for all new development.

1. Public Walkways

As the subject site currently exists, there is a public pathway along a majority of the
waterfront and an unimproved pathway along Victoria Avenue. The proposed project
includes construction of a new approximately 1,100 foot-long public pedestrian walkway
along Victoria Avenue and Curlew Way. The entire walkway will be improved with
landscaping, including trees, shrubs, and vines. The proposed walkway along Victoria
Avenue will connect with Curlew Way, a small cul-de-sac just to the south of this parcel.
Pedestrians will be able to walk down Curlew Way to the water’s edge. Additionally, the
proposed project includes a new approximately 900 foot-long public pathway along the
waterfront in compliance with PWP Policy 5, above. The Harbor Department has
proposed to construct the proposed public walkway along Victoria Avenue adjacent to
the Public Boat Launch Ramp Parcel and along the waterfront portion of the parcel
concurrently with the reconstruction of the site and will open the public walkways for
public use prior to or concurrently with the authorization to use (final building completion
and inspection) the new restroom building on the parcel. Additionally, prior to
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commencement of development, the Harbor Department has proposed to develop and
implement a public walkway signage program, for review and approval of the Executive
Director of the Coastal Commission, which declares the public’s right to use the public

access pathway (Harbor Department Condition of Approval No. 37).

2. Public Access to Launch Ramp During Construction

The Harbor Department proposes to locate the construction staging area for the project
within the site itself, secured, and screened. The launch ramp will be kept open to the
public for part of the construction period. In order to that assure maximum public access
will be provided during construction and to assure that construction will minimize
impacts to public access, the Harbor Department proposes to construct the boat launch
outside of the peak summer season, which is Memorial Day to Labor Day. Additionally,
the Harbor Department proposes to submit a plan, prior to commencement of
development, for review and approval by the Executive Director, describing alternative
boat launching accommodation(s) either on the Public Boat Launch Parcel (N-2) or on
another appropriate site within Channel Islands Harbor. The Harbor Department will
also post signs that will notify boaters where such accommodations are available during
the construction phase of the project.

3. Public Parking and Circulation

The parking area on the boat launch (southern) portion of the site will be repaved and
re-aligned. The proposed project does not include rehabilitating the northern parking lot
and that parking lot will remain accessible for public parking, both during construction
and after rehabilitation of the southern parking area. Any changes to the northern
parking lot from parking to another use would require a PWP Amendment. Access to
that lot from the southern lot will remain as it currently exists. Parking on the southern
parking lot will be redesigned to meet new parking standards. All spaces will be at least
10 feet wide, with some 45 feet and 60 feet long with a pull-through design to
accommodate large vehicles with boat trailers. Parking will allow for 161 vehicles and
boat trailers and will replace the existing spaces for 196 vehicles with trailers and
vehicles without trailers. Although parking will be reduced by approximately 34 spaces
on the southern parking lot, the spaces will be bigger to accommodate vehicles with
trailers and have been redesigned to enhance circulation of the parking lot because of
the pull-through parking design. Further, the existing parking lot contains no designated
ADA spaces and the new parking lot configuration proposes 5 ADA accessible spaces
for cars/trailers and 2 ADA spaces for standard sized cars. Finally, the number of
parking spaces is further reduced due to the addition of the bioswales to filter runoff
from the new parking lot, addition of new boat washout and rigging spaces and the
addition of another lane so boaters can “double stack” while waiting to launch their
boats.

Currently, there are two entrances to the boat launch parking lot, one from south
Victoria Avenue and one on Curlew Way at the south end of the site which contains an
entrance and an exit. The intersection of Victoria Avenue and Curlew Way is controlled
by a traffic light. The Harbor Department proposes to close the south Victoria Avenue
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entryway and expand the Curlew Way entrance/exit. A new right turn lane will be added
from Victoria Avenue onto the existing signalized intersection at Curlew Way.

The redesign of the parking lot includes the provision of two lanes leading into the boat
launch itself, where vehicles with boat trailers can “stack” for boaters to await their turn
to use the launch ramp to either launch or remove their boats. Further, two new
“washdown” lanes are provided to allow boaters removing their boats to wash the boats
before exiting the parking lot. Both the stacking lanes and the washdown lanes will
provide for continuing use of the parking lot aisles by vehicles that are not waiting to use
the boat launch. The Harbor Department has submitted a letter from a traffic
engineering consultant, TranSystems, indicating that their review and approval of the
proposed parking configuration and proposed ingress and egress at Curlew Way.
TranSystems states that “[t]he new facility will allow sufficient travel, maneuvering,
parking areas and turns to accommodate the 60-foot length vehicle and trailer
combinations” and that “the use of the Curlew Way location for all vehicles entering and
leaving the facility will provide a safe way to move vehicles into and out of the facility,
and onto Victoria Avenue at the signalized intersection.” Exhibit 10 depicts the traffic
circulation pattern proposed for the redesigned parking lot.

Additionally, the Harbor Department has provided data table summarizing launch ramp
activity at the site from 2003 to 2009. (Exhibit 11) The table shows yearly vessel
launches and day and overnight parking counts at the site. Total yearly counts are given
in addition to counts for individual months with a holiday that represent the busiest
times. The highest use, in July 2007, was an average of 55 launches/day. The highest
number of parked cars were counted in July 2003, with an average of 44 parked
vehicles. Therefore, given that the average number of vehicles parked at the site, during
the highest documented use, was only 44 parked vehicles, the proposal for 161 spaces
for vehicles with trailers is sufficient to accommodate public access to the site at present
and in the future.

Therefore, the new parking and circulation proposal for the site is not expected to
adversely affect public access. The new lot may be congested during high demand
periods for the boat launch, such as on holidays or on weekends. However, as
described above, the design of the parking lot provides area for vehicles with boat
trailers to stack and to washdown boats that allows for use of the parking aisles by other
vehicles. As such, public access will not be impacted, even on high demand periods.

4. Public Recreation

The Harbor Department is not proposing to construct any public parks on the site.
Although a picnic bench will be added adjacent to the restroom building, no other public
amenities are proposed to encourage recreational use of the landscaped areas.
Instead, the Harbor Department proposes to enhance and re-landscape the site with
more climate appropriate native and non-invasive plants and trees. A portion of the new
landscaping areas will consist of bioswales to filter runoff from the parking lot. Currently,
the site is not used as a public park and is not designated as a public park in the PWP.
Although public park use is allowed under the Visitor Serving Harbor Oriented
designation in the PWP, the landscaped areas on the site have never been used by the
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public for park purposes and these areas are not appropriate for use as a public park
because they are too small to provide for adequate amenities. Thus, the project will not
have adverse impacts to public access to public parks.

Therefore, the Commission finds that the proposed project will not result in any adverse
impacts to public access to and along the waterways in the Harbor and that this Notice
of Impending Development is consistent with applicable public access policies of the
Channel Islands PWP and the Coastal Act.

D. VISUAL RESOURCES

The certified Channel Islands Harbor PWP incorporates by reference Coastal Act
Section 30251, which seeks to protect the visual and scenic qualities of coastal areas
as a resource of public importance.

Coastal Act Section 30251 states:

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 of 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.

In addition, Policy 22 under Public Access and Recreation, Visual Access in the certified
PWP states:

To enhance visual quality and ensure that new development and
redevelopment activity does not impede views to the water area from the
roadway to and from the waterfront and inland Harbor area, the following
measures shall be implemented by the County:

a. A view corridor shall be defined as that area between the roadway and
the roadway and the water which is not occupied by buildings, solid walls
or fences, or landscaping which might interfere with the view of the water
or water surface activity from the roadway.

b. A view corridor shall be measured form the linear distance paralleling
the nearest public road.

c. At least 25% of the Harbor shall provide a view corridor that is to be
measured from the first main road inland from the water line, which shall
be at least 25 feet in width. View corridors shall be landscaped in a manner
that screens and softens the view across any parking and pavement areas
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in the corridor. This landscaping, however, shall be designed to frame and
accentuate the view, and shall not significantly block the view corridor. All
redevelopment shall provide maximum views. Other than the proposed
Boating Instruction and Safety Center (BISC) identified in this plan, no new
development within a designated view corridor shall occur without an
amendment to the Public Works Plan.

d. Future building or redevelopment in the Harbor shall not exceed 2
stories or 25 feet in height or 35 feet on parcel V-1 at the corner of Victoria
and Channel Islands Boulevard. Height shall be measured from the
centerline of the frontage road.

The public views of the harbor waterways from Victoria Avenue and other public viewing
areas in the harbor will not be adversely affected by the proposed development. The
proposed restroom building will only be 15 feet high and 700 square feet and will not
block views. Additionally, new landscaping, including replacing all removed trees, will
visually enhance the site. (Exhibit 8) To minimize lighting impacts, the Harbor
Department has included the following condition as part of its approval of the project to
minimize view impacts:

11. Prior to installation of lighting, a lighting plan shall be submitted to the Harbor
Department showing type of fixtures, heights, and intensity of illumination.
Lighting plan [sic] shall comply with the standards approved by the County of
Ventura and included in the Channel Islands Harbor Public Areas Plan & Design
Guidelines. Lighting fixtures shall be cut-off type fixtures that divert lighting
downward onto the property and shall not cast light onto adjacent property,
roadways or waterways. Under canopy lighting shall be concealed or recessed
S0 as not to be directly visible from the street.

Therefore, the Commission finds that, as submitted, the proposed Notice of Impending
Development for the Public Boat Launch Facility Reconstruction is consistent with the
applicable visual resource protection policies of the certified Public Works Plan.

E. BIOLOGICAL RESOURCES

The certified Channel Islands Harbor PWP incorporates by reference Sections 30240,
30230, and 30231 of the Coastal Act. Section 30240 provides for the protection of
Environmentally Sensitive Habitat Areas. Sections 30230 and 30231 of the Coastal Act
mandate that marine resources and coastal water quality shall be maintained and where
feasible restored.

Section 30240 of the Coastal Act States:

(a) Environmentally sensitive habitat areas shall be protected against any
significant disruption of habitat values, and only uses dependent on those
resources shall be allowed within those areas.
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(b) Development in areas adjacent to environmentally sensitive habitat areas
and parks and recreation areas shall be sited and designed to prevent
impacts which would significantly degrade those areas, and shall be
compatible with the continuance of those habitat and recreation areas.

Section 30230 of the Coastal Act states:

Marine resources shall be maintained, enhanced, and where feasible,
restored. Special protection shall be given to areas and species of
special biological or economic significance. Uses of the marine
environment shall be carried 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.

In addition, Policy 2 under Biological Resources in the Public Works Plan states:

Use of the marine environment shall be permitted to the extent that it does
not adversely impact the biological productivity of Harbor and coastal
waters.

The Channel Islands Harbor Public Works Plan contains policies to protect marine and
biological resources and environmentally sensitive habitat areas in and around Harbor
waters. The Harbor Department proposes to reconstruct the public launch ramp on the
east side of the harbor, including adjusting the ramp angle, reinforcing the existing
support rip-rap, re-paving the site, demolishing and reconstructing the public restroom,
constructing a new public walkway along the waterfront and along Victoria Avenue,
relocating the entrance along Victoria Avenue, and improving the lighting and
landscaping. This development has the potential to adversely impact marine and
biological resources during the construction phase of the project. However, the
landscaping and trees on the site, mostly non-native and invasive, do not provide an
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ecologically important habitat and there is no evidence to indicate that these trees are
sensitive resources. All removed trees are proposed to be replaced with native and/or
non-invasive tree species pursuant to a detailed landscape plan. (Exhibit 8) Additionally,
the Harbor Department has proposed to comply with all policies in the certified PWP
related to marine and biological resources, as well as to comply with approvals and
mitigation measures required by other resource agencies

1. Nesting Birds

Section 4.5 (Biological) of the PWP states:

Within Channel Islands Harbor terrestrial biological resources are limited in
distribution and significance. The area is completely developed with
commercial, recreational and residential structures; terrestrial vegetation
consists entirely of introduced landscaping species.

Notwithstanding this man-made environment, several bird species, such as
great blue herons and black-crowned night herons, utilize the trees in the
Harbor for roosting and nesting. Although none of these species is listed
as threatened or endangered, their presence is considered important. In
addition, nearby Hollywood Beach west of the Harbor is designated as
critical habitat for western snowy plover and California least tern.

The presence of these bird species is important because some species of herons and
egrets are considered Sensitive Species and play an integral role in the ecosystem as
top wetland predators.

The proposed project is located on the east side of Channel Islands Harbor. The 6 acre
project site contains approximately 245 trees, including Myoporum, Melaleuca, Mexican
Fan Palm and New Zealand Christmas trees. Construction and reconfiguration of the
site will require removal of 140 trees and 105 trees will remain but will be relocated. The
Harbor Department has provided a summary of a tree inventory conducted on the site
explaining that the trees on site range in size from 4 inches in diameter to 36 inches in
diameter; four trees are 36 inches in diameter (the largest trees on site); nine trees are
30 inches in diameter or more; seventy-six trees are 10 inches or less in diameter. The
Harbor Department has proposed a regionally appropriate plant palette to add trees,
shrubs, and groundcover that are ecologically appropriate for the site.

Further, no trees on the property or on the east side of the harbor or on the subject site
have been documented to contain nests of sensitive bird species according to surveys
conducted by Dr. Jeffrey Froke, the Harbor Department’s biologist. Dr. Froke regularly
conducts surveys of trees within Channel Islands Harbor to identify locations of great
blue heron and black-crowned night heron nests, and nests of other sensitive species.
Dr. Froke has never documented nesting trees on the Harbor’s east side along Victoria
Avenue, where the project site is located. However, great blue herons and black-
crowned night herons use various locations throughout the Channel Islands Harbor as
nesting sites. These sites have been documented monthly from 2003 to the present by



Channel Islands Harbor Notice of Impending Development 1-10
Page 16 of 17

Dr. Froke. The closest known tree used for nesting (Great Blue Heron nest), a Mexican
Fan Palm, is located on the peninsula adjacent to the existing hotel, approximately 900
feet across the channel. Nevertheless, the Harbor Department has proposed to conduct
biological surveys in conformity with those required by Policy 10 of the PWP to
determine the presence of nesting birds (Harbor Department Condition 26) prior to the
removal or relocation of any tree. Further, because no tree on the site has been used
for breeding or nesting within the last five years, as documented by Dr. Froke, the 5-
Year Tree Trimming and Removal Program approved through NOID 1-09 at the June
10, 2009 Commission hearing will not apply.

Although the landscape plan submitted by the Harbor Department includes native
and/or non-invasive species, to ensure that the final landscape plan does not impact
marine resources, the Harbor Department has proposed to incorporate a condition that
assures that all landscaped areas are vegetated with native plants or non-native
drought tolerant plants, and that no plant species listed as problematic and/or invasive
by the California Native Plant Society (the California Invasive Plant Council, or as may
be identified by the State of California) will be used in any landscaping or planter areas,
or allowed to naturalize or persist on the site (Harbor Department Condition of Approval
No. 35).

2. Resource Agencies

In addition, in order to ensure that the proposed project is consistent with all California
Department of Fish and Game and other agency regulations, the Harbor Department
has proposed to comply with all requirements and mitigation measures from the
California Department of Fish and Game, United States Army Corps of Engineers, US
Fish and Wildlife Service, and the Regional Water Quality Control Board prior to
commencement of construction (Harbor Department Condition of Approval No. 34).

Therefore, the Commission finds that the proposed Notice of Impending Development,
as submitted, is consistent with the biological policies of the certified PWP.

F. CALIFORNIA ENVIRONMENTAL QUALITY ACT

The Harbor Department, in its role as lead agency for the PWP and the NOID for
purposes of the California Environmental Quality Act (“CEQA”),! has determined that
the project is categorically exempt from the provisions of CEQA, under CEQA
Guidelines Section 15302. 14 C.C.R. § 15302 (“Replacement or Reconstruction”); see
also CEQA section 21084 (authorizing promulgation of regulations listing categorical
exemptions). For CEQA purposes, the Commission’s role with respect to this project is
that of a responsible agency. Despite the lead agency’s determination of categorical
exemption for the project, the Commission has separately considered the potential
environmental impacts of the project as it would be characterized under both CEQA and
the Coastal Act. As an agency with a certified regulatory program under CEQA section

! Cal. Pub. Res. Code (“PRC™) §§ 21000 et seq. All further references to CEQA sections are to sections of the PRC.
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21080.5, the Commission regularly assesses whether its approval of a project, as
modified by any conditions of approval, is consistent with the provisions in CEQA
Section 21080.5(d)(2)(A) that a proposed project not be approved if there are feasible
alternatives or feasible mitigation measures available that would substantially lessen
any significant adverse effect the activity may have on the environment. As in other
contexts, the Commission has considered that question here.

The Commission incorporates its findings on Coastal Act and PWP consistency at this
point as if set forth in full. These findings address and respond to all public comments
regarding potential significant adverse environmental effects of the project that were
received prior to preparation of the staff report. As discussed above, the proposed
development approved by this NOID, as submitted, is consistent with the policies of the
certiied PWP. Feasible mitigation measures that will minimize all adverse
environmental impacts have been incorporated into the project. As submitted, there are
no feasible alternatives or feasible mitigation measures available that would
substantially lessen any significant adverse impact that the activity may have on the
environment.  Therefore, the Commission finds that the Notice of Impending
Development is consistent with CEQA Section 21080.5(d)(2)(A), and the applicable
provisions of the Public Works Plan.
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Ms. Amber Tysor, California Coastal Commission April 13, 2010
Notice of Impending Development Page 14
NOID for Boat Launch Facility Rehabilitation and Repair

1)

2)

3)

4)

5)

6)

7)

8)

9)

County of Ventura Conditions of Approval
NOID — Repair and Rehabilitation of the Public Boat Launching Facility

Prior to obtaining a building permit or grading permit from the City of Oxnard, the
Harbor Department shall approve all plans for construction of this project, including
grading, building, and landscaping plans. The revised plans submitted for approval
by the Harbor Department and for building permit issuance shall demonstrate
compliance with the PWP.

Plans submitted to the City of Oxnard for building permits shall include a copy of
these conditions, as well as any additional special conditions added by the California
Coastal Commission, on the first few sheets of the plans.

Any modifications to the plans after approval of the Harbor Department shall also be
approved by the Harbor Department.

All landscaping, lighting, public access and signage plans shall comply with criteria
approved by the County of Ventura.

No materials classified as flammable, combustible, radioactive, carcinogenic or
otherwise potentially hazardous to human health shall be handled, stored or used on
the project propenrty, except as provided by a permit issued by the City of Oxnard
Fire Department.

Landscaping and irrigation plans shall show proper water meter size, backflow
prevention devices and cross-connection control. All irrigation systems shall be
designed to be low water using and shall include automatic rain shut-off and water
sensor shut off devices as water conservation measures.

All trees planted or placed on the property shall be at least 24-inch-box size. All
shrubs and vines shall be at least five-gallon size, except as otherwise approved on
the landscape plans.

All vehicle access driveways shall be constructed to meet Fire Department
conditions. All curbs adjacent to designated fire lanes shall be painted to prohibit
parking or stopping in accordance with the California Vehicle Code.

All roof covering materials shall be of non-combustible or fire retardant materials as
approved by the City of Oxnard Fire Department and the City of Oxnard Code.

10)All Fire Department approvals to ensure access and the availability of water for fire

combat operations to all areas of the project shall be obtained prior to final
occupancy.

EXHIBIT 9

Cl Harbor NOID 1-10 (Public Boat
Launch Facility)

County Conditions (7 pages)
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NOID for Boat Launch Facility Rehabilitation and Repair

11)Prior to installation of lighting, a lighting plan shall be submitted to the Harbor
Department showing type of fixtures, heights, and intensity of illumination. Lighting
plan shall comply with the standards approved by the County of Ventura and
included in the Channel Islands Harbor Public Areas Plan & Design Guidelines.
Lighting fixtures shall be cut-off type fixtures that divert lighting downward onto the
property and shall not cast light onto adjacent properties, roadways or waterways.
Under canopy lighting shall be concealed or recessed so as to not be directly visible
from the street.

12) All trucks hauling graded or excavated material offsite, if any, shall be required to
cover their loads as required by the California Vehicle Code Sec. 23114, with special
attention to preventing spilling onto public streets.

13)All graded and excavated material, exposed soils areas, and active portions of the
construction site, including unpaved onsite roadways, shall be treated to prevent
fugitive dust. Treatment shall include, but not necessarily be limited to, periodic
watering, application of environmentally safe soil stabilization materials, and/or roll-
compaction as appropriate. Watering shall be done as often as necessary and
reclaimed water shall be used whenever possible.

14)Contractor shall ensure that all construction equipment is maintained and tuned to
meet applicable Environmental Protection Agency (EPA) and California Air
Resources Board (CARB) emission requirements. At such time as new emission
control devices or operational modifications are found to be effective, contractor
shall immediately implement such devices or operational modifications on all
construction equipment.

15)Contractor shall minimize the number of vehicles and equipment operating on site at
the same time.

16)At all times during construction activities, contractor shall minimize the area
disturbed by clearing, grading, earth moving, or excavation operations to prevent
excessive amounts of dust.

17)During periods of high winds (i.e. wind speed sufficient to cause fugitive dust to
impact adjacent properties), contractor shall cease all clearing, grading, earth
moving, and excavation operations to prevent fugitive dust from being a nuisance or
creating a hazard, either onsite or offsite.

18) Throughout construction, contractor shall sweep adjacent streets and roads at least
once per day, preferably at the end of the day, so that any visible soil material and
debris from the construction site is removed from the adjacent roadways.

19)Contractor shall employ current Best Management Practices to protect against storm
water runoff into storm drains and the Harbor.
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20)Construction staging areas shall be screened and protected to avoid material being
blown or washed into the Harbor. Screening material shall be approved by the
Harbor Department. Contractor shall limit outdoor storage of materials to the
locations shown and all construction material shall be stored within the staging area.
Construction staging area shall remain locked and secure when not in use.

21)Hours of construction shall be limited to 7:00 a.m. to 7:00 p.m., Monday through
Saturday, and not allowed on Sunday or holidays without prior approval of the
Harbor Department.

22)Signage shall be provided to notify the public when access to public sidewalk will be
blocked because of construction. Signage will indicate alternate routes.

23)All roof heating and cooling systems, and other exterior mechanical equipment, shall
be screened from view from adjoining properties, waterways or public streets.
Plumbing vents, ducts, and other appurtenances protruding from the roof of structure
shall be placed so that they will not be visible from the front of the property, from
waterways, or other vantage points. Roof vents shall be painted to match the roof
material color.

24)Exterior utility meter panels shall be painted to match the structure upon which it is
located. Such panels shall be located to take advantage of screening (e.g.,
landscaping or other building elements) from public views, to the maximum extent
feasible.

25)Adequate trash facilities and pick ups shall be provided to maintain the site free of
debris, food waste, and to minimize scavenger birds.

26)Policy 10 of the Channel Islands Public Works Plan relating to the presence of black-
crowned night herons, great blue herons, or snowy egrets, shall be implemented.

27)Policy 11 of the Channel Islands Public Works Plan relating to the disturbance to
marine water and the possible presence of Caulerpa taxifolia shall be implemented.

28)Policy 12 of the Channel Islands Public Works Plan relating to the presence of
eelgrass (Zostera marina) shall be implemented.

29)Construction and Maintenance Responsibilities and Debris Removal

a) No Demolition or construction materials, debris, or waste shall be placed or
stored where it may enter sensitive habitat, receiving waters or a storm drain, or
be subject to wave, wind, rain, or tidal erosion and dispersion.

b) No demolition or construction equipment, materials, or activity shall be placed in
or occur in any location that would result in impacts to ESHA, wetlands or their
buffers.
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¢) Any and all debris resulting from demolition or construction activities shall be
removed from the project site within 24 hours of completion of the project.

d) Demolition or construction debris and sediment shall be removed from work
areas each day that demolition or construction occurs to prevent the
accumulation of sediment and other debris that may be discharged into coastal
waters.

e) All trash and debris shall be disposed in the proper trash and recycling
receptacles at the end of every construction day.

fy The contractor shall provide adequate disposal facilities for solid waste, including
excess concrete, produced during demolition or construction.

g) Debris shall be disposed of at a legal disposal site or recycled at a recycling
facility. If the disposal site is located within the coastal zone, a separate Notice of
Impending Development shall be required before disposal can take place.

h) All stock piles and construction materials shall be covered, enclosed on all sides,
shall be located as far away as possible from drain inlets and any waterway, and
shall not be stored in contact with the soil.

i) Machinery and equipment shall be maintained and washed in confined areas
specifically designed to control runoff. Thinners or solvents shall not be
discharged into sanitary or storm sewer systems.

j) The discharge of any hazardous materials into any receiving waters shall be
prohibited.

k) Spill prevention and control measures shall be implemented to ensure the proper
handling and storage of petroleum products and other construction materials.
Measures shall include a designated fueling and vehicle maintenance area with
appropriate berms and protection to prevent any spillage of gasoline or related
petroleum products or contact with runoff. The area shall be located as far away
from the receiving waters and storm drain inlets as possible.

I) The least damaging method shall be used for the construction of pilings and any
other activity that will disturb benthic sediments. The suspension of benthic
sediments into the water column shall be minimized to the greatest extent
practicable.

m) Best Management Practices (BMPs) and Good Housekeeping Practices (GHPs)
designed to prevent spillage and/or runoff of demolition or construction related
materials, and to contain sediment or contaminants associated with demolition or
construction activity shall be implemented prior to the onset of such activity.

n) All BMPs shall be maintained in a functional condition throughout the duration of
the project.

30)Water Quality Management Plan — All new development or redevelopment shall
include a Water Quality Management Plan (WQMP), prepared by a licensed water
quality professional, and shall include plans, descriptions, and supporting
calculations. The WQMP shall incorporate structural and non-structural Best
Management Practices (BMPs) designed to reduce, to the maximum extent
practicable, the volume, velocity and poliutant load of stormwater and dry weather
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flows leaving the developed site. In addition to the specifications above, the plan
shall be in substantial conformance with the following requirements:

a)

b)

f)

9)

h)

)

The proposed development shall reduce or maintain pre-development peak
runoff rates and average volumes to the maximum extent practicable.
Appropriate structural and non-structural BMPs (site design, source control and
treatment control) shall be designed and implemented to minimize water quality
impacts to surrounding coastal waters. Structural Treatment Control BMPs shall
be implemented when a combination of Site Design and Source Control BMPs
are not sufficient to protect water quality.

Impervious surfaces, especially directly connected impervious areas, shall be
minimized and alternative types of pervious pavement shall be used where
feasible.

Irrigation and the use of fertilizers and other landscaping chemicals shall be
minimized.

Trash, recycling and other waste containers shall be provided as necessary. All
waste containers anywhere within the development shall be covered, watertight,
and designed to resist scavenging animals.

Runoff from all roofs, roads and parking areas shall be collected and directed
through a system of structural BMPs including vegetated areas and/or gravel
filter strips and other vegetated or media filter devices. The system of BMPs
shall be designed to: 1) trap sediment, particulates and other solids; and 2)
remove or mitigate contaminants (including trash, debris and vehicular fluids
such as oils, grease, heavy metals and hydrocarbons) through infiitration,
filtration and/or biological uptake. The drainage system shall be designed to
convey and discharge runoff from the developed site in a non-erosive manner.
Parking lots and streets shall be swept on a weekly basis, at a minimum, in order
to prevent dispersal of pollutants that might collect on those services, and shali
not be sprayed or washed down unless the water used is directed through the
sanitary sewer system or a filtered drain.

The detergents and cleaning components used onsite shall comply with the
following criteria: they shall be phosphate-free, biodegradable, and non-toxic to
marine wildlife; amounts used shall be minimized to the maximum extent
practicable; no fluids containing ammonia, sodium hypochlorite, chlorinated
solves, petroleum distillates, or lye shall be used.

Post-construction structural BMPs (or suites of BMPs) shall be designed to treat,
infiltrate or filter the amount of stormwater runoff produced by all storms up to
and including the 85" percentile, 24-hour storm event for volume based BMPs,
and/or the 85" percentile, 1-hour storm event, with an appropriate safety factor
(i.e., 2 or greater) for flow-based BMPs.

All BMPs shall be operated, monitored, and maintained for the life of the project
and at a minimum, all structural BMPs shall be inspected, cleaned-out, and
where necessary, repaired at the following minimum frequencies: 1?1 prior to
October 15" each year; 2) during each month between October 15" and April
15" of each year and, 3) at least twice during the dry season.
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k) Debris and other water pollutants removed from structural BMPs during cleanout

shall be contained and disposed of in a proper manner.

l) The drainage system and the associated structures and BMPs shall be

31.

32.

maintained according to manufacturer’s specifications.

Access to the north parking lot from the south parking area and launch ramp
shall be retained and no change in use of this lot will take place unless
approved by the County Board of Supervisors and Coastal Commission
through an amendment to the Public Works Plan.

Policy 14 in the Channel Islands Harbor Public Works Plan Amendment
relating to trimming or removal of trees shall be fully complied with when
removing trees from the site.

California Coastal Commission Conditions.

33.

34.

35.

36.

Removal of Staging Equipment: The applicant shall remove all staging
equipment and all construction related debris from the staging site within sixty
(60) days of completion of all development and authorized under Ventura
County Harbor Department NOID 2-09.

Resource Agencies: The Ventura County Harbor Department shall comply
with all requirements, including required mitigation measures, from the
California Department of Fish and Game, Regional Water Quality Control
Board, U.S. Army Corps of Engineers, and the U.S. Fish and Wildlife Service
with respect to preservation and protection of water quality and the marine
environment including bird nesting and foraging activity. Any change in the
approved project that may be required by the above-stated agencies shall be
submitted to the Executive Director in order to determine if the proposed
changes shall require a new Notice of Impending Development pursuant to
the requirements of the Coastal Act and the California Code of Regulation.

Invasive Plants: By acceptance of this Notice of Impending Development, the
applicants agree that vegetated landscaped areas shall only consist of native
plants or non-native drought tolerant plants, and no plant species listed as
problematic and/or invasive by the California Native Plant Society
(http://www.CNPS.org/), the California Invasive Plant Council (formerly the
California Exotic Pest Plant Council) (http://www.cal-ipc.org/), or as may be
identified by the State of California shall be employed in any landscaping or
planter areas, or allowed to naturalize or persist on the site. No plant species
listed as a “noxious weed” by the State of California or the U.S. Federal
Government shall be utilized within the property.

Public Walkway: By acceptance of this authorization for development, the
Harbor Department agrees to construct the proposed public walkway along
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37.

Victoria Avenue adjacent to the Public Boat Launch Ramp Parcel and along
the waterfront portion of the parcel with the reconstruction of the site and shall
open the public walkways for public use prior to or concurrently with the
authorization to use (final building completion and inspection) the new
restroom building on the parcel.

Public Walkway Signage Program

a. Prior to Commencement of development on the subject parcel, the
Ventura County Harbor Department shall submit, for review and approval
of the Executive Director, a signage plan which declares the public’s right
to use the pathway along Victoria Avenue. The signage plan shall be
implemented prior to authorization to use the new restroom building on the
parcel.

b. The Ventura County Harbor Department shall undertake development in
accordance with the approved final signage plans. Any proposed changes
to the approved final plans shall be reported to the Executive Director. No
changes to the approved final plans shall occur without a new notice of
impending development unless the Executive Director determines that no
new notice is needed.

HH##
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TranSystems

180 Grand Avenue
Suite 400

Oakland, CA 94612
Tel 510.835.2761

Fax 510.835.9839
www.transystems.com
April 7, 2010
P501070096
Harbor Department
County of Ventura

3900 Pelican Way, L#5200
Oxnard, CA 93035-4367

ATTN: Jack Peveler, Channel Islands Harbor Master
RE: Channel Islands Launch Ramp Project, Vehicle Turning Access
Dear Jack,

Atyour request, in order for you to respond to the California Coastal Commission concerns regarding vehicular
movement within the proposed launch ramp facility, we have reviewed the Channel Islands Launch Ramp plans with
respect to the adequacy of vehicle movements.

Our review included areas within the parking facility that are proposed for the new launch ramp project, as well as
ingress and egress movements at the proposed Curlew Way parking lot access point. We have provided an overalt
plan (copy attached) that shows the proposed launch ramp facility and the existing northerly parking lot that is
planned to remain in operation. The plan shows vehicle movement, directional arrows and parking area striping in the
new launch ramp area and the existing northerly parking lot. We also show the closure of the existing driveway on
Victoria Avenue, and the connection of the new parking facility to the existing northerly parking area.

Upon our review of the proposed launch ramp design, we confirm that our design is adequate to accommodate
vehicle and trailer combinations up to 80 feet in length. The new facility will allow sufficient travel, maneuvering,
parking areas and turns to accommodate the 60-foot length vehicle and trailer combinations. In addition, the use of
the Curlew Way location for all vehicles entering and leaving the facility will provide a safe way to move vehicles into
and out of the facility, and onto Victonia Avenue at the signalized intersection. The proposed project eliminates the
need for the current driveway on Victona Avenue which requires vehicles pulling boat trailers to cross the multiple
lanes of Victona Avenue traffic without the benefit of a traffic signal.

Please let me know if you have any questions or if you require additonai information.
Sincerely,

T 3 A

Gregory P. Maitho
Senior Project Manager

GPMks

Encl  Plan
CC: Gilbert Conn

EXHIBIT 10

Cl Harbor NOID 1-10 (Public Boat
Launch Facility)

TranSystems Letter and Circ. Plan
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Ms. Amber Tysor, California Coastal Commission

Notice of Impending Development




Channel Islands Harbor
Launch Ramp Activity 2003-2009

Vessels # Day # Overnight | Average Average
Launched Parked Parked Launch/Day ParkedlDay

Dec. 2009
Sept. 2009
July 2009

May 2009

Dec. 2008

Sept. 2008
July 2008
Mgw 2008
Dec. 007
Sept. 2007
July 2007

Dec 2006
Sept. 2006
July 2006

Dec. 2005
Sept. 2005
July 2005

Dec 2004
Sept. 2004
July 2004

Dec 2003
Sept. 2003
July 2003
May 2003

The above table represents yearly vessel launches and day and overnight parking
counts at the Channel Islands Harbor public launch ramp for the seven year span from
2003 to 2009. Total yearly counts are given as well as four individual months with a

EXHIBIT 11

Cl Harbor NOID 1-10 (Public Boat
Launch Facility)

Parking Analysis




holiday that represents the busiest boating times. The highest usage of the launch ramp
occurred in July of 2007, with an average number of daily launches of 55. The largest
amount of parking occurred in July of 2003, with an average of 44 parked vehicles.

There are a total of 223 parking spaces currently available to the launch ramp site, 94 in
the south lot and 129 in the north parking lot which is not a part of the NOID. There are
an additional 102 spaces available at the small boat marina that are not currently
accessible by vehicles using the launch ramp. On the business days in the past seven
years, with 55 launches and 44 parked cars, this represents only 25% usage of the site
for launches, if they are parking for a partial day, and only 20% usage for parking, both
day and overnight.

The site layout for the area to be reconstructed will provide 161 spaces for vehicles and
boats, incorporating the 102 spaces (shared use) that are currently separate from the
launch ramp and are used by the small boat marina tenants. Allowing for the 43 spaces
allocated for the small boat marina parking, there will be 118 spaces available on the
new site for launch ramp parking.

Using the 55 and 44 maximum usage numbers above, the occupancy will still be less
than 50% of that available. However, the northern lot, which is not a part of the NOID,
will still have 129 spaces available, leaving a total number of spaces available to the
boat launch ramp of 247, an ample number of spaces to accommodate existing need.
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