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REVISED FINDINGS City of San Buenaventura (Ventura) Certified Local 
Coastal Program Major Amendment (2-96). (Ventura Harbor) For Public 
Hearing and Commission Action at the November 5, 1997 Commission 
Meeting in Agoura Hills. 

SUMMARY OF STAFF RECOMMENDATION FOR REVISED FINDINGS 

The staff recommends that the Commission adopt the following revised findings in support of 
the Commission's action on July 9, 1997. The findings reflect the denial as submitted of both 
the Land Use Plan (LUP) and Implementation Plan (IP) components of the LCP and then 
approval, if modified as suggested, the City of Ventura LCP Amendment 2-96. As revised, 
the findings reflect the Commission's elimination of residential housing as a permitted use on 
the first floor of any development within the Harbor Related Mixed Use Land Use 
Designation. 

Commissioners Eligible to Vote: Armanasco, Flemming, Hickox, Kehoe, Nava, Pavley, 
Reilly, Wan and Chariman Areias. 

SYNOPSIS. 

The proposed local coastal program (LCP) amendment affects both the land use plan (LUP) and the 
implementation plan (IP) of the City's certified LCP. Specifically, the City proposes to amend the 
Harbor Commercial (HC) land use designation to allow for the addition of a new designation Harbor 
Related Mixed Use {HRMU} (Exhibit 7). The creation of this land use designation would enable the 
last large undeveloped Harbor-front parcel in Ventura and Santa Barbara Counties to be developed 
with residential and commercial uses (Exhibit 5). The subject parcels combined total 24.62 acres -
20.85 acres are located on land and 3.7 acres are located in water: the 20.85 acres of land are 
affected by this amendment. A portion of the site was created by fill; however, none of the land area 
is subject to the public trust. The HRMU designation, as proposed, would allow 90% of the 
approximate 20.85 acre land section of the parcel to be developed with residential at a density of 20 
dwellings per acre and the remaining 10% of the parcel to be developed with either general 
commercial, intended to support the residential development or visitor-serving commercial (Exhibit 
1). The City contemplates the maximum total potential residential site development, as proposed, 
would allow for 300 residential units. (Issue Area continued on page 2) 

Additional Information: Please contact Rebecca Richardson, California Coastal Commission, South Central 
Coast Area, 89 So. California St., Second Floor, Ventura, CA. (805) 641-0142. 
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(Issue Area continued from page 1) 

The proposed LCP amendment involves the creation of a new land use designation, HRMU that 
would apply to the land area of an approximate 24.62 acre parcel, of which 20.85 acres is land, 
which is located in the Ventura Harbor area. This proposed designation would allow the vacant 
waterfront land to develop as residential (20 dwellings per acre) on 90% of the site and general 
commercial on 10% of the site. The 3. 7 acres located in the water adjacent to the subject parcel, as 
proposed under the LCPA, could be developed as boat docks. The City has stated that future 
development of boat docks.would be available to the general public and the residents of the HRMU 
~~. . 

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

PROJECT ISSUE AREAS* 
*For issues raised at March 1997 Commission meeting, see page 4. 

ISSUE PROPOSAL COASTAL ACT SUGGESTED MODIFICATION 
AREA ANALYSIS 

1) Non-Diioritv Allow for Coastal Act §30255 • Reduce the total area available for 
develoj;!ment develop- requires that coastal- residential to accommodate 300 
12ro12Qsed on a mentof dependent max. units limited to upper floor(s) 
harbor water- 20.85 acre developments have development -, 
front site: 

site with 20 
priority over other • Require general commercial 

residential and developments on or development to be located on the 
general dwellings per near the shoreline, landward 12 acres of the 
commercial acre and such as harbors; undeveloped site. 
land uses; with general and, that, when • Require entire harborfront portion of 
2) No commer-cial. appropriate, coastal- the site be developed with 
consideration of related developments commercial and/or recreational 
commercial be sited within visitor-seNing uses. 
fishing indust!) reasonable proximity • Require the City to maintain all 
needs to the coastal- existing commercial boat slips and 

dependent uses that further, require the City to give 
they support. priority to development of additional 

commercial boat slips and projects 
oriented toward commercial fiShing, 
consistent with Mure projected 

·demands of Ventura County fishing 
Industry. 

' 
" . 

• 

• 

• 

• 
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• ISSUE AREA 

3) Pro12osed 
HRMU land 
use 
designation 
12rovides a 
minimal 
amount of 
waterfront 
J2Ublic access 
on a J2Ublicl~ 
owned 12arcel 

• 
4) Pro12osed 
HRMU land 
use 
designation 
12rovides 
limited 
assurances 
that an~ 
visitor -serving 
or coastal 
deJ2endent 
recreational 
uses will be 
develoJ2ed on 
the site. 

• 
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PROPOSAL COASTAL ACT SUGGESTED MODIFICATION 
ANALYSIS 

• Require 2.44 acre waterfront public 

Provide a Coastal Act park be developed in conjunction 

public §30210,§30211 with any residential development. 
• In conjunction with any site 

pedestrian and §30212 development, require that public 
access and mandate that amenities be developed consisting 
bicycle path maximum public of public access and recreation 

along the access to the improvements, such as a harbor-

entire length coast must also 
fronting and vertical pedestrian & 
bicycle accessways, picnic tables, 

of water- be provided for public parking and linear park area. 
front. and protected. • Add provisions for site development 

that insure public parking, 
circulation and access to the 
Harbor's existing and future 
recreational boating and visitor 
serving facilities uses. 

• Add provisions to ensure that all 
public amenities are constructed 
concurrent with any development of 
the site & that all public access and 
recreation improvements are 
completed prior to the occupancy of · 
any residential or commercial 
development. 

Visitor- Coastal Act • Addlanguagetoinsurethata 
serving and §30213, minimum of 200ft. of water 
recreational §30220,§30221 frontage in addition to 50 ft. 
boating are and §30224 of wide pedestrian/bike path be 
allowable the Coastal Act developed with any of the 
uses. on the requires that following: a) public amenities; 
site. oceanfront land b) commercial visitor-serving 

be protected to uses; and c) water-oriented 
meet the recreational facilities. 
public's future 
demand for 
coastal-
dependent and 
recreational 
uses . 
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STAFF NOTE 

The subject LCPA has been agendized for three previous Coastal Commission meetings: November 
1996, December 1996 and March 1997. At the request of the City of Ventura, in consultation with 
the Ventura Port District, the item was postponed twice. The Commission staff has met with the City 
of Ventura Planning Staff and the Ventura Port District, formally five times and have had numerous 
informal communications via the phone, letters and conversations. Some of the suggested 
modifications contained within the staff report have been written at the request of the City Planning 
Staff in response to the suggested modifica-tions that were contained in the two previous reports. 
Additionally, the planning staff proposed stylistic modifications that would conform to the lay out of 
the City of Ventura's Comprehensive Plan and Zoning Code, which also serves, in part, as the 
certified LUP and IP. At the direction of the Commission, the item was continued from the March 
hearing in order to conduct additional research to address issues that were raised. Below is a chart 
that summarizes the issues raised by the Commission and members of the public in March. 

1) Whether 
site is subject 
to the public 
trust 

2) 
public access 
provisions are 
consistent with 
action taken 
previously by 
the SLC. 

3) Altemative 
location of 
public park 
area (adjacent 
to Channel 

of traffic 
assessment 

ISSUES RAISED AT MARCH 1997 COMMISSION MEETING 

dry land subject to this amendment. The State reserved "public 
access to the waters of Ventura Harbor and the Pacific Ocean 
consistent with. and at least as comprehensive as proyided in. 
the DEVELOPMENT PLAN."1 SLC has concurred that the 
public access improvements, as modified by staff's recommen
dation, is consistent with the public access component of the 
De,lelc•om:ent Plan and the settlement a.,.,._,M_,,..~ 

away from the project site. The Channel Islands National Park 
Plan calls for an expansion of their headquarters to include a 
cultural center and additional office space. The site is 
contiguous with the sandy public beach. 

The parcels in the Harbor area are approx. 
250 ft. wide or less: only two parcels are larger at 400 & 550 ft. 
No new factual information regarding commercial fishing is 
contained in the staff 
The final prepared estimates average daily (ADT) as 
2,601; current LCP HC designation could generate from 2, 320 
to ADT Exhibit 

CHANGES? 

modification 
1C: p. 11 

13'1' modification 
3111: p. 16 

1 In December 1979, the Ventum Port Distiict adopted its Development Plan, whidt designated various recreational and 
commercial uses for the harbor area. The Plan included a Circulation Plan, a copy of which is attached to Exhibit 10, 
showing the locations of pedestrian walkways and bikeways. 

.. 

• 
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STANDARD OF REVIEW 

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

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

PUBLIC PARnCIPA nON 

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

PROCEDURAL REQUIREMENTS 

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



City of Still But!IUIVellbiN 
Locfll C0118tlll holfl't~mA.tneiUbntmt 2-96 

PIJ8e6 

I. ACTION ON CITY OF VENTURA AMENDMENT 

Following a public hearing, staff recommends the Commission adopt the folowing findings. The adopted 
resolution and Commissioners who were on the prevailing side is Indicated below. 

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

On July 9, 1997 the Commission denied, by a vote of 6 to 5 the City of Ventura Land Use 
Plan Amendment 2-96, as submitted. 

COMMISSIONERS ON THE PREVAIUNG SIDE 

Hickox, Kehoe, Nava, Pavley, Wan and Chairman Are/as. 

RESOLUTION I 

The Commission hereby denies certification of the City of Ventura LCP Land Use Plan 
Amendment 2-96 and adopts the findings stated below on the grounds that the amendment will not 
meet the requirements of and conform with the polices of Chapter 3 of the Coastal Act. The Land 
Use Plan amendment as submitted is not consistent with applicable decisions of the Commission 

.. 

• 

that guide local government actions pursuant to §30625(c) of the Coastal Act, and approval of the • 
amendment as submitted will have significant environmental effects for which feasible mitigation 
measures have not been employed consistent with California Environmental Quality Act. There are 
feasible alternatives or feasible mitigation measures availabte·which would substantially lessen any 
significant adverse impact which the approval of the Land Use Plan amendment would have on the 
environment 

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

On July 9, 1997 the Commission certified, by a vote of 8 to 3 the City of Ventura Land Use Plan 
Amendment 2-96, if it is modified in conformity with the suggested modifications set forth in this staff 
report. 

COMMISSIONERS ON THE PREVAIUNG SIDE 

Flemming, Hickox, Kehoe, Nava, Pavley, Reilly, Wan and Chairman Are/as. 

RESOLUTION II 

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



• 
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transmits its revisions to the amendment to the Land Use Plan in conformity with the suggested 
modifications, then the Executive Director shall so notify the Commission. 

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

On July 9, 1997 the Commission rejected, by a vote of 11 to 0, the City of Ventura Implementation 
Plan Amendment 2-96, as submitted. 

COMMISSIONERS ON THE PREVAILING SIDE 

Allen, Armanasco, Flemming, Hickox, Kehoe, Nava, Pavley, Reilly, Staffel, Wan and Chairman 
Are/as. 

RESOLUTION Ill 

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

D. RESOLUTION IV (Resolution to approve certification of the City of Ventura 
LCP Implementation Plan Amendment 2-96, if modified) 

On July 9, 1997 the Commission certified, by a vote of 9 to 2, the City of Ventura 
Implementation Plan Amendment 2-96, if it is modified in conformity with the suggested 
modifications set forth in this staff report. 

COMMISSIONERS ON THE PREVAILING SIDE 

Armanasco, Flemming, Hickox, Kehoe, Nava, Pavley, Reilly, Wan and Chairman Are/as. 

RESOLUTION IV 

The Commission hereby certifies the City of Ventura LCP Implementation Plan Amendment 2-96, if 
modified, on the grounds that, the amendment conforms with and is adequate to carry out, the 
provisions of the Certified Land Use Plan. As modified, there are no feasible alternatives or feasible 
mitigation measures available which would substantially lessen any significant adverse impacts 
which the approval would have on the environment. 



II. 

City of Stm BIIDIIIW!IItllnl 
Local CotiSitd Progr11111A.mmdmtmt 2-96 

PageB 

SUGGESTED MODIFICADONS 

The suggested modification language adopted by the Commission is shown as follows. 
Language proposed by the City of Ventura is shown in straight type. Language to be Eieleteci 
is shown in line ewt. Language to be Inserted is shown in boldface Italics. 

A. Modlflc:;atlons to Land Use Plan 

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

The intent of the HRMU is to provide flexibility ef for a mixed use development of tourist
commercial uses and/or residential uses at a FRaMiFRWFR Elensity ef 20 ~·t-elling per net asr:es, 
compatible with the development of coastal-dependent recreation, access and visitor
serving uses. 

Second Modification: Harbor Related Mixed Use (HRMU) 

The purpose of the Harbor Related Mixed Use (HRMU) designation category is to ensure 
that the city and Port District obtain the best suited mixed-use development for the last 
remaining. large parcel in the Ventura Harbor. To encourage continued coastal
dependent recreation and tourist opportunities within the .water front areas of the 
harbor, the HRMU designation category shall require that public amenities, such as a 
public accessway, public parking, a public park and restrooms and harbor oriented 
recreational and visitor serving facilities are Included on the site. Residential 
development, which is considered a non-priority use within the harbor, shall be 
limited to the HRMU designation on the upper story (or stories) and the existing 
Mobile Home Park (MHP)designation and all other references to non-priority uses 
elsewhere In the Harbor shall mean general commercial and office uses only. 
Development of this property shall be subject to the preparation of a master plan. 
The master plan shall, at a minimum, meet the criteria set forth in the Area Location 
and Intensity policies for the Northeast Harbor, as well as any pertinent standard set 
forth in the Zoning Ordinance. whieh inelwEies aFGhiteetwral sr:iteria, lanEiseaping eriteria, 
eirewlatien r&'4WireFRents, vi&\¥ preteetiens anEI the like. 1vPJ resiGiential GlevelepFRent 
prepeseEI fer the HRMU area shall FRet exeeeGI an a'•ierage Glensity ef 20 wnits per net asr-e, 
ner exeeeGI QO% ef the lanEI area GlesignateGI HRMU. All My. coastal-dependent and, 
visitor-serving commercial development shall be integrated with the overall character of the 
harbor and previGie wses that will t>e swpperteEI 9y the resiEiential lanEI wse anEI that ,_...ill alae 
continue to encourage tourist activity consistent with the goals of the City's Local Coastal 
Program. 

Third Modification: Intent and Rationale for Land Use Designations 

... To ensure that a minimum number of priority land uses and coastal facilities are provided 
in the Harbor complex: (1) ne FRO~ than 10% ef non-priority residential use consistent with 

. the Local Coastal Program and the criteria of the Land Use Plan shall be allowed in 

.. 

• 

• 

• 
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the HRMU designated category; (2) non-priority general retail and office uses for the 
111.39 acres land in the Harbor shall be limited to 5 acres (this is exclusive of streets 
(17.26 acres), and the existing mobile home park (41.66 acres); and, (3) a ffiiniR:U:Iffi 
nwffieer efter tYpe ef coastal dependent and harbor-oriented facilities described later in 
this section shall be required. lana area in the ~ar9er, e>Eslwsi,_.e ef the ffieeile heffie park 
(4&.09 asres), the I=IRMU aesignatea area (24.77 asres), ana streets, is appre>Eiffiately 95 
asres. Therefere, appre>Eiffiately 9.5 asres ffiay 9e aevelepea for nen prierity wses. 

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

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

A minimum number of facilities serving the commercial fishing industry, adequate to meet 
the industry demand demonstrated in the Ventura Harbor, shall be provided within the 
Harbor complex. These include the existing 4,200 slip feet or berthing for at least 90 
permanent and 15 transient commercial fishing boats, whichever is greater, a boat repair 
yard, ice facilities, fuel facilities (24 hours/day), laundry, shower and rest room facilities, two 
or more fish receiving facilities, a net repair area, ana hoists, wharfage of additional 
docking space and, cold storage facilities. In order to meet the changing technological 
needs of the commercial fishing industry the following developments shall be given 
priority in the southwest harbor area and in other harbor areas compatible with 
commercial fishing as demand is demonstrated: larger slips ffiay 9e aesignatea in the 
fl.ltwre. , reswlting in an aGtwal aesrease in nwffieer ef slips, the development of 
approximately 40 additional commercial boating slips (60.80 foot range and 45-55 foot 
range) while retaining the existing 4,200 slip feet an eqwivalent length ef slip feet (4,200 
slip feet) serving which serves permanent and transient fishermen. Uses oriented toward 
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commercial fishing, such as fish processing facilities, additional Ice and cold storage 
facilities and additional commercial fishing boat slips shall be given priority over re
development of existing vis/tor-serving commercial projects, consistent with the 
needs of the commercial fishing Industry. Altematlvely, such uses may be provided 
In ·Close proximity to the commercial fishing facilities provided that they are In a 
location that Is easily and readily accessible without adversely Impacting other 
priority activities In the Harbor. · 

Fourth Modification: Northeast Harbor- (View Corridor) 

2 .... 

Development of vacant properties south of the boat launch area shall mW&t provide public 
pedestrian access and a bicycle path adjacent to and along the entire length of the 
waterfront and from the terminus of Schooner Drive through the area designated 
HRMU to the watedront path. +Ri& These accessways to the water frontage and the 
development of a public park in concert with any resident/a/land use shall offers 
additional enhanced views of the harbor. 

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

.. 

• 

except for theme towers and observation decks which shall not exceed 58 feet, and • 
antennas, masts and flagpoles which shall not exceed 85 feet In height. 

Fifth Modification: Area and Local Intensity Policies 

Northeast Harbor Area: This area shall be developed primarily with commercial 
visitor-serving uses and, for the portion designated HRMU, with a master-planned 
residential/commercial, visitor-serving and recreational mixed use development. Uses 
allowed in this area include the following: ( 1 ) commercial visitor-serving uses; (2) 
recreational boating; {3) non-priority uses limited to public facilities and general retail and 
offices; (4) non-water oriented commercial; (5) aAEI-public park and recreation;~ (6) 
residential uses limited to a maximum of 300 units and limited to the upper story 
(stories) of any development. 20 9\t~elling ~mits per net ~sr.e far the I-IRMU aesignateEI 
aFea; and (7) mobile homes for the Mobile Home Park area {MHP). Commercial fishing 
facilities are not intended uses in the Northeast Harbor Area. Coastal-dependent and 
coastal-related recreation and visitor-serving uses shall be developed adjacent to the 
harbor front and shall have priority over residential and general commercial 
development. 

Sixth Modification: HRMU Master Plan 

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



.. 
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1) Land Use and Development Standards 

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

b) Any residential development proposed for the HRMU area shall not detract 
from or interfere with the harbor oriented coastal visitor-serving uses, 
tourist activity and public recreational boating uses. New residential 
development within the Ventura Harbor shall be limited to the HRMU 
designated area and a maximum of 300 dwelling units shall be permitted 
providing such development is located on the upper story (or stories) and is 
consistent with all other applicable policies. The water frontage area shall 
be reserved for tourist-serving and recreational uses. Residential units shall 
only be allowed on the upper story (or stories) of development located in the 
HRMU area. Should any residential units be developed on the HRMU 
designated site, the 2.44 acre waterfront area, identified as parcel16 (see 
exhibit 6 and 16) shall be developed as a public par/c. 

c) In addition to the requirements of 1b above (development of the public 
par/c), the entire water frontage area, (as generally shown on Exhibit 16), to 
include not less than 200 feet in width as measured from the landward 
extent of the 50 ft. wide public access and recreation Improvements, within 
the HRNIU designated area shall provide any one or combination of the 
following uses: a) public amenities; b) commercial visitor-serving; and c) 
water-oriented recreational facilities. 

2) Land Use Buffer/Public Use Zone 

a) In conjunction with any residential development that occurs within the 
HRNIU designation, a public parlc shall be developed on the 2.44 acre parcel 
described as parcel16 (see exhibit 6 and 16). 

b) Public access and public recreation improvements a minimum of 50 feet in 
width, shall be sited along the water front. The improvements shall include 
a pedestrian and bicycle accessway. In addition, such improvements shall 
include,· but are not limited to the following: picnic tables, benches, public 
restrooms, landscaping, bicycle storage racks, fountains, public parking and 
improvements that would encourage use of this zone by the general public. 

c) To further Policy 8.2.4 of the Circulation Element, a pedestrian and bike 
path, that incorporates public use areas shall be located along the harbor 
water frontage. Connection of the pathway to the adjacent public areas 
shall be provided so that there is a continuous route around the Harbor 
water channel. 
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d) Residential areas that abut the pedestrian and bike path shall incorporate 
design elements such as fencing, landscaping, signage and elevation 
changes, to prevent the public area from becoming used exclusively by 
such development. 

3) Recreation and Visitor Serving 

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

b) At a minimum, a 20ft. wide vertical public accessway from the approximate 
terminus of Schooner Dtive through parcel18 and connecting to the harbor 
front accessway shall be provided. The public accessway shall be 
conspicuously signed for public use and Incorporate design elements such 
as those specHied In 2d above, to buffer the path from site development. 
The existing walkways along the perimeter of this site shall not be used to 
satisfy this requirement. 

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

4} Parking and Circulation 

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

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

c) All development proposals shiJ/1 submit for the appropriate planning and 
approving body, supplemental traffic analysis containing appropriate 
mitigation measures relative to project specific trip generation estimates. 
Said supplemental information shall demonstrate that the average daily trips 
(ADT) do not exceed those estimated for currently permitted Harbor 

• 

• 

Commercial shopping center development which are estimated at 9,505 • 
ADT. All development proposals shall be designed to ensure that traffic 
generated by the project will not adversely Impact the City's street system 
within the P/erponWentura Keys and Ventura Harbor Community for area 
residents and members of the public accessing the Ventura Harbor and 
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Surfer's Knoll Beach. Measures necessary to mitigate traffic impacts from 
development of the site shall be required and completed concu«ent with 
site development. Restrictions limiting general public use of the street 
system shall not be permitted. ff a reduction in traffic ADT is necessary, 
non-priority uses shall be removed from the development proposal. 

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

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

Seventh Modification: Area and Intensity Policies- Central Harbor Area 

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

Eighth Modification: Area and Intensity Policies - Southwest Harbor Area 

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

Ninth Modification: General location Policies 

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

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

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

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

B. Modifications to Implementation Plan 

Eleventh Modification: Section 15.238 Standards: Density 

(c) Density per Gross Acre. The average number of units per gross acre in the Harbor 
Commercial (H-C) zone shall not exceed twenty (20) units per net acre nor exceed the total 
number of units allowed only within the area designated In the LUP for Harbor Related 
Mixed Use (HRMU), consistent with all policies and provisions In the Ventura Harbor 
section of the Land Use Plan. At nq time shall more than an average of the allowable units 
per net acre be constructed or under construction on the portion of land which has been 
developed or is under development. Concurrent with site development and prior to 
occupancy of any residential and/or commercial development, all public access and 
public recreation Improvements identified In the Land Use Element of the 
Comprehensive Plan for the Ventura Harbor Area must be constructed. 
Notwithstanding any of the above, residential development shall be subject to location and 
development criteria set forth in the Land Use Element of the Comprehensive Plan for the 
Ventura Harbor Area, the Special Provisions In Section 15~238.050, and Other 
Standards in Section 15.238.100. 

Twelfth Modification:.Section 16.238.050 Uses: Special Provisions 

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

.. 

• 

• 

• 
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d) Land Use Development Standards: 

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

2) Any residential development proposed for the HRMU area shall not detract 
from or intedere with the harbor oriented coastal visitor-serving uses, tourist 
activity and public recreational boating uses. New residential development 
within the Ventura Harbor shall be limited to the HRMU designated area and a 
maximum of 300 dwelling units shall be permitted providing such development 
is located on the upper story (or stories) and is consistent with all other 
applicable policies. The water frontage area shall be reserved for tourist
serving and recreational uses. These units shall be located landward of the 
watedront; reserving water frontage for tourist-serving and recreational uses. 
Residential units shall only be allowed on the upper story (or stories) of 
development located in the HRMU. 

3) Should any residential units be developed on the HRMU designated site, the 
2.44 acre watedront area, identified as parcel16 (see exhibit 6 and 16) shall be 
developed as a public park. The park shall be open for public use prior to 
occupancy of any residential and or commercial units. 

4) In addition to the requirements of 15 .. 238.050(d)(3), all remaining water 
frontage, (as generally shown on Exhibit 16), to include not less than 200 feet In 
width as measured from the landward extent of the 50 ft. wide public access 
and recreation improvements, within the HRMU designated area shall provide 
any one or combination of the following uses: a) public amenities; b) 
commercial visitor-serving; and c) water-oriented recreational facilities. The 
upper floor(s) of any visitor-serving commercial development may be 
developed with residential uses. However, total residential units within the 
HRMU, including those developed above commercial shall not exceed 300. 

Thirteenth Modification: Section 15.238.100 Standards: Other 

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

3) Land Use Buffer/Public Use Zone 

I. A buffer zone which includes a bicycle and pedestrian path and public amenities 
such as picnic tables, viewing benches, landscaping, and similar elements is to be 
provided parallel to the harbor water channel. 
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ii. A Landscaping within the buffer zone shall be a minimum of twelve {12) feet in width, 
but shall average a tetal sf twenty {20) feet in width, shall 9e reql;lir:ed betweerHtRy 
'.'ehiele paFkiRS area aRd any parallel bicycle and pedestrian paths abutting the 
development property line leeated adjaeeRt te the water. A landscape buffer a 
minimum of five {5) feet in width, but averaging a tetal sf ten {10} feet in width, shall be 
required between a pedestrian path located adjacent to the water and any vehicle 
parking area. 

iii. This buffer zone shall be measured from the top of the rip rap inland and be a 
minimum of f"dty (50) feet in width. Areas wider than 50 feet shall be encouraged. 

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

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

". 

• 

Ill. FINDINGS FOR THE APPROVAL OF THE LOCAL COASTAL PROGRAM • 
IF MODIFIED 

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

A. Amendment Description 

The proposed LCPA involves a request to amend the LCP to provide for residential and 
general commercial development in the Northeast Harbor Area. Exhibit 1 contains the 
proposed LUP language changes and Exhibit 7 shows the proposed LUP map change. As 
proposed, the existing land use designation of 20.85 acres {land area only) of Harbor 
Commercial would be changed to Harbor Related Mixed Use {HRMU). Three vacant parcels 
which contain approximately 20.85 acres of land and 3.7 acres of water which abut the 
Harbor waterfront are the focus of this LCPA. The subject amendment only involves the land 
area. The water area that abuts the subject parcel remains under the Commission's original 
permit jurisdiction. As stated previously, the HRMU designation would allow the site to be 
developed completely with non-harbor related uses - residential and general commercial. 
As proposed, 90% of the site could be residential at a density of 20 dwellings per acre and 
the remaining 1 0% could be developed general commercial. Under this scenario taking into 
account setbacks, view corridors and roads, the City envisions the maximum development of 
the site would equal 300 residential units and 20,000 sq. ft. of general commercial. • 
Development of the site, however, is permissive and the applicant who could choose to 
alternatively develop the site with coastal-dependent and/or coastal-related uses such as 
recreational and visitor-serving. 
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The City has proposed this lCPA, in part, to successfully develop the last remaining large 
vacant harbor water-front parcel in Ventura and Santa Barbara Counties. (Staff notes that a 
2.25 acre vacant site adjacent to the beach and the Channel Islands National Park Visitor 
Center also exists in the Ventura Harbor.) In 1991, the subject vacant site was the subject of 
a Financial and Economic Feasibility Analysis prepared for the Ventura Port District. 2 The 
total area managed by the Port District consists of 122 total acres --117 acres of land and 5 
acres of water. The three parcels subject to the land use designation amendment is owned 
by the Ventura Port District. The study was intended to assist the Port District in determining 
the development potential for the vacant property and th$ consultants concluded that the 
uses allowed under the current HC land use designation and corresponding zoning were 
unlikely to be financially successful. Furthermore, the study concluded that residential 
development within the Harbor area would benefit the existing commercial uses which are 
presently existing in the Harbor. Subsequent to the submittal of the subject lCPA, an 
appendix to the 1991 study was prepared which provided an update of the area's residential 
market analysis and financial analysis of potential revenues to the Ventura Port. 3 Pursuant 
to the conclusions regarding financial viability of development, which was made in both 
reports, the City, in concert with the Port District, has submitted a lCPA proposing multi
family development. 

The submittal additionally contains proposals by the City to amend other lUP policies for 
clarification purposes. As proposed, the development criteria in the Northeast Harbor Area 
would be modified to insure that: no more than 25% of the project area (rather than 25% of 
the site) is developed; a 50% view corridor along Anchors Way Drive beginning at Schooner 
Drive and extending 1,500 linear feet east to the public boat launch area is retained (as 
opposed to retaining a 50% view corridor along the entire stretch of Anchors Way Drive, an 
additional 600 ft.); and, recreational boating uses in this area of the harbor are allowed. 
Also, the submittal proposes to amend the Harbor Area land Use Plan Maps, add language 
to the City's Zoning Ordinances in order to implement the proposed land use changes and 
rezone the existing non-conforming Mobile Home Park, which is contiguous to the Ventura 
Harbor inland of Anchors Way from Harbor Commercial {HC), to a Mobile Home Park (M-H
P} zone, consistent with the 41 acre site's present use. 

B. Harbor History and Background 

The City of Ventura local Coastal Program (lCP) was certified by the Coastal Commission 
in two segments, a complete Harbor lCP on May 21, 1981 and the City lCP on February 
23, 1984. The Ventura Harbor Development Plan, written in 1979 served as the lUP 
component of the 1981lCP. The policies of the Development Plan were later incorporated 
into the lCP in 1984 when the Commission certified the entire lCP. The certified lUP 
component of the lCP states that the Harbor is intended to provide for recreational and 

2 "Financial and Economic Feasibility Analysis Ventura Port District" prepared by Williams-Kuebelbeck & Assoc. Inc., 
dated May 7, 1991. 
3 Ibid., Appendix dated October, 1996. 
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commercial boating opportunities. Within the LUP, the harbor is divided into four areas: the 
South Peninsula Harbor Area, the Southwest Harbor Area, the Central Harbor Area and the 
Northeast Harbor Area. The Harbor is currently developed with a variety of facilities that 
include, in part, a time-share hotel facility, a hotel facility, commercial fishing and recreation 
boating-slips, a yacht club, a number of food services, Channel Islands National Park 
Headquarters and a pedestrian/bike path. 

As stated in the amendment description, 122 acres is managed by the Ventura Port District 
and the 20.85 acres of land that is subject of this amendment is owned by the Ventura Port 
District. Although a large portion of the Harbor is owned and/or managed by a public entity, 
a large percent of that area, approximately 40%, is developed as private recreational uses, 
such as yacht and marina clubs. Staff notes that the mobile home park was developed in 
the 1940s. Although the land is owned by the Ventura Port District, the Commission certified 
this site in their LCP with a land use designation of Mobile Home Park (MHP). The MHP site 
is geographically disjunct from the rest of the Ventura Harbor and the LCP recognizes the 
residential site as a component of the Pierpont Keys Community. As proposed under this 
LCPA, the MHP site will be rezoned, as contemplated in the certified LUP, as MHP. Land 
use in the Ventura Harbor is currently as follows: 

Ventura Harbor Land Use* (See Exhibit 15 
DESIGNATION ACRES 

Unknown 
Commercial Fishing 
National Monument 

.45 
15.36 

Recreation - Private Use/Membership 
Commercial-Tourist 

2.03 
52.46 
17.99 
23.10 Vacant 

Total Acres 111.39 acres 

*Acreage is exclusive of Water Area (117.27 acres); Mobile 
Home Park (41.66 acres); and, Streets (17.26 acres). 1 acre 
(approx.) of general commercial exists in Recreation and 
Commercial Tourist areas. 

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

1t , 

I 

• 

• 

Statewide, land use designations and development of parcels located in harbor and marina • 
areas have been the topic of consistency relative to LCPs and amendments thereto (See 
Exhibit 9). Staff researched 24 jurisdictions that all contain harbor, marina and port areas 
and found that of the 24 only eight (8) contained residential development. All eight (8) areas 
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that contained residential land uses were either developed as residential, or approved for 
residential development prior to 1972 and the passage of Proposition 20, the Coastal 
Initiative. Furthermore, in only one certified LCP, Los Angeles County, Marina Del Rey 
segment, did the Commission allow for intensification of the existing, pre-coastal residential 
land use. Alternatively, staff notes that in two certified LCPs, the Commission certified the 
recycling parcels containing residential development with visitor serving and public t:JSes. 4 

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

The impact of non-priority land uses within harbor and marina areas on commercial fishing 
and recreation has also been a topic of statewide consideration for the Commission. For 
example, in 1995, the Port of Los Angeles amended its Port Master Plan to allow for the 
change in land use designation (on a 10 acre site) from commercial fishing land use to 
general cargo land use. The Port of L. A presented the Commission with documentation 
that the reduction in demand on the fishing industry in the Fish Harbor had declined and that 
the Port contained adequate vacant land area and buildings to support an expansion in the 
commercial fishing operations if, at some future date, the industry underwent a revival. In 
1996, the Commission certified the Santa Barbara Harbor Master Plan which allowed, in 
part, for 55 new commercial/recreational slips and 50 new slips for commercial fisherman, 
expansion of dry boat storage, new parking, improved circulation and an increase in· visitor
serving uses. 5 In addition, the Commission approved the Port of Hueneme Port Master Plan 
Amendment in 1996, which allowed for a 33 acre expansion of the Port due to the closure of 
a Navy facility. The newly acquired land was approved by the Commission for land use 
designations that consisted of coastal-dependent, coastal-related and public access land 
uses. 

With regard to the subject submittal, the Ventura Port District has submitted an assessment 
of the market demand and feasibility of using the vacant parcels in the Ventura Harbor for 
commercial fishing purposes. 6 As set forth in this study and as discussed in further detail 
below, the commercial fishing industry in Ventura County has indicated that there is a strong 
demand for additional commercial fishing facilities in Ventura County.7 

C. Coastal Act Requirements for New Development 

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

4 City of San Diego LCP A 1-95, Mission Bay 60 acre mobile hoJQ.e park to be developed with guest housing and public 
amenities upon expiration of lease, 2003; and City of Long Beach LCP, Naples and Peninsula communities school site to 
be developed as a public amenity and no increase in existing residential densities. 
5 City of Santa Barbara LCPA 2-95, approved by the CCC on March 13, 1996. 
6 Memorandum prepared by Williams-Kuebelbeck & Assoc. Inc. to Ventura Port District dated 11/5/96. 
7 Brian Jenison, Director of the Ventura County FISherman's Association, 11/96 
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Section 30234 of the Coastal Act states: 

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

Section 302SO(a) of the Coastal Act states, in part: 

•• 

• 

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

Section 30262 of the Coastal Act states In part that: 

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

Section 30265 of the Coastal Act states: 

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

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

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

As explained in the preceding sections, the proposed LCPA primarily involves the change in 
land use designation of a vacant 20.85 acre parcel from Harbor Commercial to Harbor 
Related Mixed Use. The current land use designation, HC, contained in the certified LUP, 
designates uses in the Harbor area as either a priority or non-priority use. Accordingly, 
priority uses include: (1) commercial visitor-serving, (2) recreation, boating and fishing, (3) 
commercial fishing, and (4) public service facilities. Non-priority uses include general 
commercial retail and offices. The Land Use Plan states that minimum number of priority 
land uses and coastal facilities should be developed in the Ventura Harbor area and 
specifies that no more than 10% of the total land area (11 acres) in the Harbor's total111 
acres, may be developed for non-priority uses. 

In addition, the proposed LCPA states that no more than 10% of the total land area in the 
Harbor, or rather 9.5 acres, may be developed for non-priority uses. Just over one acre of 
the harbor currently contains general commercial land uses. However, the 10% of total land 

• 
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is based on the total land in the harbor less the vacant parcel or 
116 acres- 20.85 acres= 95 acres. Subsequent to submitting the LCPA, the City staff has 
indicated that the total land area in the harbor is 111.39 acres and not 116. Therefore, the 
total land area in addition to the vacant 20.85 acre site that may be developed with non
priority uses, using the correct acreage, is 9 acres. Moreover, the proposed non-priority land 
uses which could occur under the LCPA include approximately 30 acres {20.85 vacant parcel 
+ 9 acres), which equals approximately 27% of all Harbor land area. 

The proposed amended land use designation, HRMU, would potentially allow the entire 
20.85 acres of vacant land to be developed with non-priority Harbor uses - general 
commercial retail and offices; and, with a currently prohibited Harbor use - residential. The 
allowed density of residential development proposed in the LCPA is 20 dwellings per acre on 
90% of the total land area of the subject parcel. The City states that the maximum number 
of units that could be built under this scenario is 300. Again, under this scenario, the 
remaining 1 0% of the total land area of the· site can be developed with either commercial 
visitor-serving uses, public facilities, non-priority uses limited to industrial and general retail 
and offices, and non-water oriented commercial. 

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

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

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

Third, consultants to the Ventura Port District performed a financial and economic feasibility 
analysis which compared visitor-serving uses, such as hotels against other uses such as 
commercial and residential. The project consultant concluded that there was a significant 
demand for multi-family residential uses.8 On October 5, 1996, the City and the Port District 
submitted an appendix to the feasibility analysis which stated that the conclusions contained 
in the 1991 report continue to exist: Fourth, the City and the Port District argue that the 
existing commercial visitor-serving uses that exists in the South Peninsula Harbor Area, 
which were constructed in two phases in 1982 and 1984, experience only seasonal success 
(spring, summer and fall) and that the existing Harbor Village stores and restaurants are 
"struggling".9 They conclude therefore, that additional similar uses would not be viable on 
the vacant site if not combined with residential development which would bring additional 
support for these uses.1° Fifth, they contend that residential development on this site is 
appropriate because the subject vacant parcel abuts a mobile home park and is considered 
a part of the Ventura Keys residential community. 

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

As stated previously, the subject parcel is divided among three parcels -- two larger parcels 
and one small parcel (Exhibit 6). City staff has indicated that until the recent 1989 
development proposal, the site was one single parcel and was split for purposes of 
considering development proposals. Presently, the three parcels are recognized for tax 
assessment and the site is commonly referred to as Parcel 1'8 - one parcel. However, for 
purposes of discussing the site's development, Exhibit 6 shows the vacant land divided into 
three parcels. The site is uniquely shaped and the majority of the site (parcels 15 and 18) is 
approximately 1,000 to 1,200 feet deep. This is not the case of any other water-fronting 
parcels in the Ventura Harbor. The majority of the parcels in the Harbor are approximately 
250 feet wide or les$. Only two other parcels in the Harbor have depths greater than 250 
feet, reaching approximately 400 and 550 feet. Because the entire site (parcels 15 and 18) 
extends landward by a distance of between 1,000 and 1,200 feet, coastal dependent uses 
such as public boat launches, harbor viewing areas or fork lift and crane facilities, for 
example, would not be best suited on the back half of the site (500 to 600ft. in length). 
Rather, such uses could only be developed in the area adjacent to the water. In addition, 
tourist oriented uses such as shops, restaurants and public park areas would be less 

8 "Financial and Economic FeasJ.'bility Analysis Ventura Port District" prepared by Williams-Kuebelbeck & Assoc. Inc .• 
dated May 7, 1991, page 45. 
9 City of Ventura Staff Report to P1anning Commission, dated January 23, 1996, page 4. 
10 Ibid., page 64. 
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desirable on the landward half of the site. Further, the subject site is located adjacent to an 
existing hotel area which occupies over 1 0 acres. Thus, development of a hotel, which is a 
tourist oriented use that would be .feasible on the entire site, has not occurred, in part, 
because it is located adjacent to an existing hotel. For all of these site specific reasons, the 
Commission finds that the proposal to develop non-priority uses on the landward portion of 
the site should be considered. 

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

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

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

11 CCC "Review of Executive Director's Determination" staff report dated June 9, 1981 and letter to City of Redondo 
Beach Planning Director from Michael Fischer dated June 20, 1981. 
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service stations, boat launching facilities, amusement and recreation facilities and numerous 
shops. Relative to commercial, the certified LUP states that the designation relative to the 
harbor/bay area is intended to guide: 

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

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

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

In the case of the City of Ventura, two harbor and marina areas exist within the City - the 
Ventura Keys and the Ventura Harbor. The Ventura Keys is contiguous with the Ventura 
Harbor and consists predominately of private residential development. A bike path is striped 
on the streets that access the Keys but no waterfront path exists. The area is adjacent to an 
oceanfront park and contains one playground facility. Conversely, the Ventura Harbor is 
owned and operated by the Ventura Port District and, therefore, consists of publicly owned 
land. As described in the following section regarding recreation and public access, the 
Harbor contains a waterfront pedestrian/bike path and the Channel Islands National Park 
Visitor Center. Additionally, the Harbor area abuts a public beach. The boating facilities that 
comprise approximately 40% of the Harbor land area consists of privately owned yacht clubs 
that offers memberships to the public. The Ventura Harbor contains both tourist oriented 
and visitor-serving uses which are listed in the preceding section. Commercial fishing land 
uses are also provided in the Ventura Harbor. The Commission finds that there is currently a 
mix of land uses within the City of Ventura harbor and marina areas which include residential 
development. · 

As set forth above, the harbor fronting sections of the subject vacant parcel within the 
proposed HRMU land use designation should only be developed with visitor serving, public 
access and recreation uses. Further, the Commission finds that the proposed LCPA, as 
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modified, to require public access improvements, a public park, and other public amenities 
(such as parking, benches, restrooms, etc) will increase the visitor serving and recreational 
uses within the Ventura Harbor above what the current LCP land use designation suggests. 
As previously indicated, the south peninsula of the Ventura Harbor contains recreational 
uses such as the Channel Islands National Park Visitor Center, Ventura Harbor Village 
Shops and the State Beach. Given the past Commission action regarding harbor and 
marina areas, the depth of the two larger parcels, the width of other Ventura harbor front 
parcels, the HRMU site's proximity to the existing residential community and the unique 
factual and site specific information listed above, the landward sections of the parcels could 
be considered for non-coastal-dependent or non-priority uses such as residential and 
general commercial providing that residential development was limited to the upper story 
(stories) only (emphasis added). Thus, general commerical could be developed on any story 
of the landward section of the parcel and residential could be developed on the upper floor( s) 
only. The Commission finds that such uses would only be consistent with the Coastal Act if: 
public access and recreation amenities were built into any future development proposals on 
the site such as a public park; if the HRMU site was limited to 300 residential units maximum; 
if public accessways to and along the site were developed and maintained; and if visitor
serving and/or coastal dependent uses were developed on the site's water frontage area a 
minimum width of 250ft. as measured from the top of the rip rap. To insure that the HRMU 
designation encourages a "mixed use" as the designation suggests, the Commission has 
imposed suggested modifications 1, 2, 4 and 6. As outlined in these modifications, a 
minimum of 50 feet along the waterfront shall be developed with a public pedestrian and 

. bicycle path, a 2.44 acre public park area shall be developed on the parcel that is 
surrounded on three sides by the water (parcel16) and a mix of uses which include 
recreation, and visitor serving uses on the remaining waterfront section of the site of at least 
200 ft. in width as measured from the landward extent of the 50 ft. wide public bike and 
pedestrian improvements of the harbor shall be developed in accordance with criteria 
defined by the master plan. This combination of residential and general commercial uses 
limited predominately to the landward portion of the site and prohibiting residential 
development on the first floor of any of the site and the development of a public park that can 
be used by the residents and the public is consistent with §30250(a) and §30252 of the 
Coastal Act. Furthermore, the development of the waterfront area of the designated HRMU 
site as visitor -serving land uses is consistent with §30255 of the Coastal Act and the goals of 
the City's Local Coastal Program. 

The proposed IP amendment implements the additional land use designation (HRMU) to 
accommodate the new multi-family residential use proposed in the LUP amendment. 
Therefore, the proposed IP must also be modified. If modified as suggested, the proposed 
IP amendment with adequately carry out the policies of the LUP (as modified). Additionally, 
the proposed IP amendment involves a change of the mobile home park zoning for HC to 
MHP. Staff notes that the mobile home park was developed in the 1940s. Although the land 
is owned by the Ventura Port District, the Commission certified this site in their LCP with a 
land use designation of Mobile Home Park (MHP). The MHP site is geographically disjunct 
from the rest of the Ventura Harbor and the LCP recognizes the residential site as a 
component of the Pierpont Keys Community. As proposed under this LCPA, the MHP site 
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will be rezoned, as contemplated in the certified LUP, to MHP. Therefore, the MHP zoning 
will, now be consistent with the MHP land use designation. 

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

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

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

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

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

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

Since the impact of non-priority land uses within harbor and marina areas on commercial 
fishing and recreation has also been a topic of regional and statewide consideration for the 
Commission, the City and Port District submitted a report regarding the commercial fishing 
needs at the Ventura Harbor.12 The consultants contacted various state and federal 
agencies involved in the fishing industry, with harbormasters at local ports in Southam 
California and with the president of the Ventura County Fisherman's Association. The fishing 
industry in Ventura County13

, which is characterized as an "extremely cyclicaiJI market, has 
recently experienced an increase in Landings and Values.14 In 1994 and 1995, landings of 
approximately 28.4 and 76.9 million tons offish were caught exceeding the catch in 1993 
and Values of approximately 16.4 and 16.5 millions of dollars above the values realized in 
1993 were documented. 

12 Memorandum prepared by Wllliams-K.uebelbeck & Assoc. Inc. to Ventura Port District dated 11/S/96. 
13 Based on Commercial Landings and Values calcoJated by the Califomia Department ofF"lSh and Game for Port 
Hueneme, Cbannel Islands Harbor and Ventura Halbor. 
14 "Landings" are deflned as any time a commercial fishing boat comes to port with a catch 
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The report stated that the existing facilities located in the Ports of San Diego and the Port of 
L.A. are adequate to accommodate the industry's demands. As stated in the prior section, 
the Port of Los Angeles amended its Port Master Plan in 1995 to allow for the change in land 
use designation (on a 1 0 acre site) from commercial fishing land use to general cargo land 
use. Based on the documentation that there was a reduced demand on the fishing industry 
in the Fish Harbor and that the Port contained adequate vacant land area and buildings to 
support an expansion in the commercial fishing operations if, at some future date, the 
industry underwent a revival, the Commission approved the amendment. The reduction in 
demand on the part of the fishing industry is based in part on the decline of the entire tuna 
industry and in part on the fact that these Ports were built over 25 years ago to 
accommodate the industry. · 

The proposed LCPA has been reviewed against recent Commission actions within Ventura 
and Santa Barbara Counties which involved the City of Santa Barbara and the Port of 
Hueneme. The Port of Hueneme Port Plan Amendment involved the incorporation of vacated 
Navy land ir:ltO the Port Plan. The City of Santa Barbara LCPA was to adopt the Santa 
Barbara Harbor Master Plan into the certified LCP. Although the Port of Hueneme is 
intended for more deep water activities , both areas are designed to enhance and promote,· 
in part, coastal-dependent uses such as commercial fishing and coastal-dependent 
recreation, such as recreational boating and marine educational facilities . 

The Santa Barbara Harbor, which is located approximately 27 miles north of the Ventura 
Harbor, amended their LCP to build an additional 50-60 boating slips to serve both 
recreation and commercial fishing boaters. According to the City of Santa Barbara (S. B.), 
some boaters have been waiting for 20 years for a slip in Santa Barbara's Harbor. The S. B. 
Harbor contains a total of 1,023 slips that are leased on a month to month basis and an 
additional1 05 to 110 slips are set aside for visitors - 14% of the permanent slips and 50% of 
the visitor slips are occupied by commercial fisherman. The 1996 LCPA involving the Santa 
Barbara Harbor Master Plan allowed, in part, for 60 new commercial fishing and recreational 
slips, for the expansion of dry boat storage. and for new parking in the Harbor. 

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

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

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

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

• additional wharfage of 200 linear feet minimum of docking space; 
• cold storage facility; and, 
• two fork lifts, one- and five-tone crane hoists at the new pier; 
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For all the reasons described above, particularly the proximity of the Mobile Home Park, 
Ventura Keys residential community and the adjacent hotel site, commercial fishing uses are 
not best suited for the vacant parcel subject of the LCPA. Further, there are provisions for 
commercial fishing within the description of the Southwest Harbor Area. The City has 
indicated that the proposed LCPA envisions the possible development of approximately 55 
recreational boating slips. Thus, as proposed, the LCP will allow for the increase of 
recreational boating opportunities consistent with the provision of §30234 of the Coastal Act. 
Given that §30255 mandates that coastal-dependent uses be given priority over other uses 
and in consideration of the conclusions regarding· the demand for increased commercial 
fishing facilities, suggested modifications 3, 7, 8 and 9 have been recommended. As set 
forth in the modifications, the LCPA, as modified, will ensure that: all existing commercial 
fishing facilities be retained; uses oriented toward commercial fishing in the Southwest 
Harbor Area be given priority over other uses; and, that non-conforming uses not be allowed 
to expand the area of use in the Harbor where such non-conforming uses have the potential 
to displace harbor-dependent commercial fishing or recreational-boating uses. 

D. Recreation and Public Access 

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

Section 30210 of the Coastal Act states: 

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

Section 30211 of the Coastal Act states: 

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

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

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

Section 30213 of the Coastal Act states (in part): 

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

Section 30220 of the Coastal Act states: 
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Coastal areas suited for water-oriented recreational activities that cannot readily be provided at inland 
water areas shall be protected for such uses. 

Section 30221 of the Coastal Act states: 

Oceanfront land suitable for recreational use shall be protected for recreational use and development 
unless present and foreseeable Mure demand for public or commercial recreation actJvities that 
could be accommodated on the property is already adequately provided for in the area. 

Section 30224 of the Coastal Act states: 

Increased recreational boating use of coastal waters shall be encouraged, in accordance with this 
division, by developing dry storage areas, increasing public launching facilities, providing additional 
berthing space In existing harbors, limiting non-water-dependent land uses that congest access 
corridors and preclude boating support facilities in natural harbors, new protected water areas, and in 
areas dredged from dry land . 
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Section 30252 of the Coastal Act states in part that: 

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

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

Existing public access and lower-cost recreation uses in the Ventura Harbor Area include 
Surfer's Knoll Public Beach, several public parking areas, picnic tables, public rest rooms, 
pedestrian and bicycle accessways along the harbor-front, pedestrian furniture, bicycle 
storage racks, Channel Islands National Park Service Headquarters, small boat sailing, 
renting and berthing areas, public boat launch facility and lower cost eating establishments. 
With the exception of the public boat launch facility and one public parking lot, which are 
located in the Northeast Harbor Area and the pedestrian and bicycle accessway which is 
developed along the majority of the developed harbor-front, the bulk of the above listed 
public access and recreation opportunities are located within the South Peninsula Harbor 
Area. Thus, the Northeast Harbor Area, where the HRMU land use designation is located 
contains very few low cost public amenities. As stated in the preceding section, the Ventura 
Harbor abuts the Ventura K~ys (private residential) Community and a 41 acre mobile home 
park. Given that the Ventura Harbor is owned and operated by the Ventura Port District, a 
public entity, the Commission finds that public access and low cost recreational uses should 
be available to the public throughout the Ventura Harbor including and, in particular, the 
Northeast Harbor Area and the subject LCPAsite. 

In recent LCPAs involving new development in harbor and marina areas, the Commission 
has required that the timing of all public amenity improvements be such that public access 

• 

• 

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

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

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

As described previously, the Northeast Harbor Area currently contains relatively few public 
access and recreational opportunities. In addition, the Northeast Harbor Area abuts a 
residential area and mobile home park. As such, the demand for public amenities within the 
area can only be increased by the proposed HRMU designation which could increase the 
number of residential units in the area by as much as 300. Staff calculated park needs for 
new residential use based on the Parks and Recreation Policy of the City's Comprehensive 
Plan which requires 3.5 acres of park area per 1,000 population. According to the City staff, 
the population of 300 units would be 750 (2.5 persons per household). As calculated 2.6 
acres of park area would be required in association with constructing 300 units. The City 
staff stated that the development of 300 units is already figured into the population limits for 
the year 2010 and, as such, measures are in place to satisfy the park recreational needs of. 
the 300 units or 750 people. However, the mandates of the Coastal Act require that 
oceanfront land suitable for water-oriented recreational activities be protected and that lower 
cost visitor-serving and recreational facilities be, "protected, encouraged and provided." The 
majority of City of Ventura is located outside the coastal zone and park facilities provided to 
accommodate the increased residents will not likely be along the waterfront given the limited 
availability of and high value of vacant land along the coast. 
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Therefore, Modifications #2 and 6 have been drafted in order to ensure that a public view 
park area be developed on the 2.44 acre parcel16. In addition, modifications #2, 5 and 6 
require that within the first fifty feet of frontage to the Harbor, only public access and public 
recreation improvements may be sited which include the following: pedestrian and bicycle 
accessways, picnic tables, benches, public restrooms, bicycle storage racks, fountains, 
public parking and park area. As modified, the proposed LCPA is consistent with the public 
access policies of the Coastal Act. In addition, the modification requires any future master 
plan for site development to include at a minimum, a 20ft. wide vertical public accessway 
sited at the approximate terminus of Schooner Drive and connecting to the harbor front 
accessway. As stated previously the site is 1,000 to 1,200 feet wide and the vertical 
accessway should generally traverse the center area of the site in order to provide the public 
with the ability to reach the waterfront from the street. Finally, the LCPA has been modified 
to ensure that prior to or concurrent with the completion of development, a public access and 
recreation plan must be approved, and all public improvements must be constructed. 

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

Traffic. Circulation and Parking 

In addition, the current LUP encourages recreational boating and limits •non-water 
dependent" land uses in order to ensure that the circulation of access corridors to the Harbor 
are not further congested, so as not to preclude recreational boating. The LUP states, 
consistent with the cited recreation Coastal Act Sections that: 

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

Given that development of the proposed HRMU site is contemplated as one project, it is 
likely that any development of the site will increase the boating and recreational opportunities 
within the Harbor by facilitating the development of boat slips within the 3. 7 acres of water 
that are part of the undeveloped site. Of concem to the recreational boater and Ventura 
Harbor visitor, however, in the Northeast Harbor Area is circulation and parking. One means 
of access to the Harbor is presently via Beachmont Street/Anchors Way, which traverses 

: . 

• 

• 

through the Ventura Keys Community along Schooner Drive and terminates at the site • 
subject of the LCPA and Olivas Park Drive {See Exhibit 8). A Traffic and Circulation Study 
was prepared by the Associated Transportation Engineers in August 1993 and incorporated 
into the EIR. As indicated in the EIR, the study calculated the average daily trips (ADT) of 
six different project altematives, including the proposed project (Exhibit 13). Under the 
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current HC land use designation, the total number of average daily trips ranged from 9,505 
ADT {shopping center) to 2,302 ADT {hotel). The proposed project of 300 residential units 
and 20,000 sq. ft. of commercial was estimated to generate 2,601 ADT. The Commission 
notes that the Traffic Study did not assess the various levels of traffic that would result from 
developing the site with visitor-serving commercial and recreational and residential 
development. Modification #10 requires that all development proposals submit supplemental 
information that outline mitigation measures relative to project specific trip generation 
estimates. Said supplemental information shall demonstrate that the average daily trips 

· (ADT} do not exceed those estimated for shopping center development which are estimated 
(at the highest projection) 9,505 ADT. Should development for the site exceed the level of 
traffic that would have resulted from development of the site under the HC land use 
designation, the proposal should be modified to eliminate non-priority uses in order to 
achieve a reduction of traffic. 

Furthermore, traffic impacts to the residential community on Beachmont Street have been a 
topic of community concern. The City contends that development of the vacant parcel as 
predominately residential will result in less of a traffic impact than other visitor-serving uses 
that are allowed under the current LCP HC land use designation. The contention that 
residential development will have less traffic impacts than other uses is based on a Traffic 
and Circulation Study for the Ventura Port, prepared by the Associated Transportation 
Engineers on August 11, 1993. Figures of the development scenario proposed by the LCPA 
indicate that there would be potentially less traffic generated on Beachmont Street than that 
which would be generated under the current LCP land use designation of HC. For example, 
the EIR estimated average daily traffic (ADT) along Beachmont Street as 1,200 vehicles per 
day and calculates 962 ADT additional trips if the site was developed with a shopping center. 
Alternatively, the EIR estimates 167 additional ADT if the site was developed with 300 
residential units and 20,000 sq. ft. of general commercial. Again, in order to ensure 
adequacy of the site's development as modified by the suggested modification contained 
herein, all future development would be required to submit supplemental traffic analysis to 
ensure no increase in traffic results under the proposed HRMU land use designation over the 
amount which could be generated from what is currently allowed in the LCP .. 

Finally, in order to ensure that adequate parking lots are located at key visitor attractions and 
public accessways are provided and that all new development is designed so as to not 
adversely impact the public facilities, including the public boat launch, the Commission finds 
it necessary to modify the LCPA as set forth in modification #6 relative to parking and 
circulation consistent with Coastal Act §30210, §30211, §30212 and §30252. 

E. Public Access Consistency with Past State Lands Commission Action and Land 
Subject to the Public Trust 

1. Past State Lands Commission Action 

Distinct from the analysis of the amendment's consistency with the Coastal Act's public 
access policies is the separate question of whether the portion of the staff recommendation 
relating to public access is consistent with action taken previously by the State Lands 
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Commission. Portions of the parcels involved in the amendment (parcels 15, 16 and 18) 
were the subject of a settlement agreement entered into in 1980 between the State Lands 
Commission and the Ventura Port District. 

The Commission's Legal Division consulted with the State Lands Commission's staff and 
analyzed this issue exhaustively in Exhibit 10, a June 13, 19971etterfrom Staff Counsel 
Catherine Cutler to the State Lands Commission. The State Lands Commission's legal staff 
also analyzed this issue and advised the Commission of its concurrence with each of the 
Commission staff's conclusions as set forth in the June 131etter. (See Exhibit 10 Letter of 
Curtis Fossum, Esq., State Lands Commission, to Staff Counsel Catherine Cutler.) The 
detailed factual discussions and conclusions of those two letters are incorporated in their 
entirety herein as though set forth in full. The pertinent conclusions pertaining to this 
question are summarized below. In brief, the Commission and the State Lands Commission 
have concluded that the public access portion of the staff recommendation is consistent in all 
respects with the settlement agreement. 

Factual Background: 

The Development Plan. In December 1979, the Ventura Port District adopted its 
Development Plan, which designated various recreational and commercial uses for the 

.. 

• 

harbor area. The Plan included a Circulation Plan, a copy of which is attached to Exhibit 10, • 
showing the locations of pedestrian walkways and bikeways. The Plan stated the following 
with respect to the walkways and 
bikeways: 

Bicycle lanes will enter the Harbor at the Beachmont entrance, continue along Anchors 
Way to Parcel 15, travel along the waters edge to Spinnaker Drive, follow Spinnaker 
Drive to the end of the peninsula and back, and then exit the Harbor at Spinnaker Drive 
to Harbor Boulevard. The pedestrian walkways will line both sides of Anchors Way and 
Schooner Drive, and will lead around much of the Harbor along the waters edge. 

the Settlement Agreement. In August 1980, the State Lands Commission and the 
Ventura Port District entered into a settlement agreement titled "Exchange Agreement." 
That agreement involved portions of parcels 15, 16 and 18. Attached to Exhibit 10 is a copy 
of Exhibit F of the agreement, now marked with cross-hatching to indicate the area involved 
in the proposed amendment. Pursuant to the settlement agreement, the State Lands 
Commission and the Port District agreed to do the following: 

1. The Port District granted to the State all of the District's right, title and interest in the 
lands marked as "Parcel to State." The State would hold the lands in its sovereign capacity 
as tide and submerged lands held under the public trust for commerce, navigation, fisheries, 
and recreation. (Exhibit 10, Cutler Letter, Exh. F.) 

2. The State quitclaimed to the Port District all of the State's right, title and interest in the 
lands marked as "Dry Land to District," "excepting and reserving in favor of the STATE 
public access to the waters of Ventura Harbor and the Pacific Ocean consistent with. and at 

• 



• 

• 
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least as comprehensive as provided in. the DEVELOPMENT PLAN." (Exhibit 10, Cutler 
Letter, Exh. F.) 

3. The State quitclaimed to the Port District all of the State's right, title and interest in the 
land areas marked as "Remaining Harbor Water Area," "excepting and reserving in favor of 
the STATE the rights of the public to use the waters within the REMAINING HARBOR 
WATER AREA for access and recreation consistent with. and at least as comprehensive as 
provided in. the DEVELOPMENT PLAN." (Exhibit 10, Cutler Letter, Exh. F.) 

4. The State leased to the Port District all of the State's right, title and interest in the lands 
marked as "Harbor Water Area Leased to District" and "Parcel to State." (Exhibit 10, Cutler 
Letter, Exh. F.) 

Pursuant to the settlement agreement, the State Lands Commission entered into the two 
leases referenced in #4 above. The purpose of the lease of "Harbor Water Area Leased to 
District" was "berthing for commercial fishing and recreational vessels and navigational 
channels.." The purpose of the lease of "Parcel to State" was "purposes of accommodating 
commerce, navigation, fisheries and recreation, including public beach and related uses." 
(Exhibit 10, p. 3.) None of the land involved in this amendment constitutes any portion of the 
leased premises covered by the two leases. The State Lands Commission has concurred 
With the Commission's conclusion that nothing proposed in this amendment is inconsistent 
with the terms of the two leases. (See Exhibit 10, p. 6 and Exhibit 11.) 

Conclusions As To Consistency of Amendment With Settlement Agreement: 

When the State Lands Commission quitclaimed to the Port District the "Dry Land to District" 
and "Remaining Harbor Water Area," it did so subject to the reservations of rights cited in #2 
and #3 above. Those reservations were, therefore, reviewed against the amendment to 
determine that the use of the two areas proposed in the staff recommendation was 
consistent with the reservations. Because the amendment makes no specific development 
proposal or change in land use designation for the "Remaining Harbor Water Area," the 
Commission has concluded that there is nothing proposed in the amendment that is 
inconsistent with the reservation of rights for that area. The State Lands Commission has 
concurred. (See Exhibit 10, p. 4 and Exhibit 11.) At such time as specific uses are proposed 
for that area, a review of the proposed uses to determine consistency with the reservation of 
rights would then be appropriate. 

For the area shown as "Dry Land to District," the Commission analyzed the public access 
provided in the amendment, as modffied by the staff recommendation, and compared it to 
the reservation of rights for this area, described in #2 above. That analysis involved review 
of the public accessways designated in the Development Plan against those proposed here, 
as modffied by the staff recommendation, because the State reserved "public access to the 
waters of Ventura Harbor and the Pacific Ocean consistent with. and at least as 
comprehensive as provided in. the DEVELOPMENT PLAN." 



City ofStm Buemwenilml 
Locfll CD118111l Progrt~mAmtmdment 1-96 

Page36 

The Commission has concluded {and the State Lands Commission has concurred) that 
the waterfront bicycle/pedestrian path proposed by the amendment, as modified by staff's 
recommendation for another accessway connecting from Schooner Drive to the harborfront 
accessway as well as designation of a public use zone for public access and recreation, is 
consistent with the public access components of the Development Plan. (See Exhibit 10, pp. 
4-6 and Exhibit 11.) The total accessway package recommended by staff is consistent 
because it is at least as comprehensive as that contemplated by the Development Plan, 
consistent with the reservation of rights. Therefore, the Commission has concluded, and the 
State Lands Commission concurs, that the recommended accessway package is consistent 
with the settlement agreement. {See Exhibit 10, p. 6 and Exhibit 11.) Finally, because the 
portions of the amendment relating to public access, as modified by the staff · 
recommendation, are consistent with the reservation of rights provisions for both "Dry Land 
to the District" and "Remaining Harbor Water Area," the Commission has concluded, and the 
State Lands Commission has concurred, that those portions of the amendment are 
consistent with the settlement agreement. {See Exhibit 10, p. 6 and Exhibit 11.) 

Therefore, the· Commission concludes that the public access portion of the amendment, as 
modified by the staff recommendation, is consistent with the settlement agreement. 

2. Land Subject to the Public Trust 

Also distinct from the analysis of the amendment's consistency with the Coastal Act's public 
access policies is the separate question of whether the parcels involved in the amendment is 
subject to the public trust Staff consulted with the State Land Commission regarding public 
trust issues: the location of public trust land in the harbor, the consistency of the proposed 
amendment with the use of those lands and the location of the mean high tide line with 
respect to the public trust status of the land that resulted from the filling of state waters. (See 
Exhibit 12, letter dated June 18, 1997 from Staff Counsel Diane Landry to State Lands . 
Commission.) 

Staff and State Lands Commission have identified two areas of land subject to public trust 
and/or reservation of access and recreation rights in favor of the public. The first area is 
identified as "parcel to state. • (See Exhibit 12, Exh. 1.) This area is public trust land located 
seaward of the commercial fishing facilities at the harbor and several hundred feet west of 
parcels 15, 16 and 18. The uses included in the amendment, both as proposed by the City 
and as modified by the staff recommendation do not apply to this area. The current LCP 
designation remains and provides for continuation of the recreational use of this area. 
Therefore, the Commission has concluded and State Lands Commission has concurred 
with, that with respect to this parcel, the amendment as modified does not interfere with 
public trust rights. 

" 

• 

• 

The second area is the water portion of parcels 15, 16 and 18 in the "Remaining Harbor • 
Water Area". (Exhibit 12, Exh. 1.) Although most of the parcels is located on dry land, three 
small areas are underwater, and part of the harbor holdings designated as "remaining harbor 
water area•. In the August 27, 1980 settlement agreement discussed above, the parties 
agreed that the State would quitclaim to the District all of the State's right, title and interest in 
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• the land areas marked as "Remaining Harbor Water Area" "excepting and reserving in favor 
of the STATE the rights of the public to use the waters within the REMAINING HARBOR 
WATER AREA for access and recreation consistent with. and at least as comprehensive as 
provided in. the DEVELOPMENT PLAN." (Exhibit 10, Cutler Letter, Exh. F.) 

• 

• 

The proposed LCPAwould not change the land use designation and would not result in the 
approval of any specific development proposal for the area in the Remaining Harbor Water 
Area. Although residential and visitor serving uses would be permitted on the land portion of 
these parcels, those uses will not interfere with the future use of the Remaining Harbor 
Water Area •. and may actually inerease the use of that area pursuant to the proposed 
modifications to the LCPA which require public access and recreation improvements on the 
harbor waterfront portions of the site. The Commission concludes, and State Lands 
Commission agrees that the LCPA is consistent with the public's rights in the Remaining 
Harbor Water Area. 

Finally, with respect to the location of the mean high tide line, with respect to the public trust 
status of the parcel involved in this amendment, that has resulted from filling of state waters, 
the Commission concludes and State Lands Commission agrees that any States interest 
relative to the public trust of the dry land was resolved by the 1980 settlement agreement 
between the State Lands Commission and the Ventura Port District. 

Therefore, the Commission concludes that public access and land use designation proposed 
under the LCPA, as modified by the staff recommendation, are consistent with the public's 
rights in the Remaining Harbor Water Area. 

F. Scenic Resources 

Section 30251 of the Coastal Act states that: 

The scenic and visual qualities of coastal areas shall be considered and protected as a resource of public 
importance. Permitted development shall be sited and designed to protect views to and along the ocean 
and scenic coastal areas, to minimize the alteration of natural land forms, to be visually compatible with 
the character surrounding areas, and, where feasible, to restore ar:td 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 bythe Department of Parks and Recreation and by 
local government shall be subordinate to the character of its setting. 

As required by the Coastal Act, the visual qualities of coastal areas shall be protected by 
maintaining views to and along the ocean. The proposed LCPA includes a modification to 
the Northeast Harbor Area which require that 50% view corridors to the harbor from Anchors 
Way Drive beginning at Schooner Drive and continuing unobstructed for approximately 1,500 
ft. to the western terminus of the public boat launch be preserved (See Exhibit 4). As 
proposed by the City, the view corridor across this site has been reduced to that portion of 
the site from which the Ventura Harbor area is visible. The LCPA specifies that views from 
the water frontage accessways in the Northeast Harbor Area are intended to provide 
additional harbor views. As discussed in the preceding public access and recreation section, 
a modification has been suggested to construct a vertical public accessway to the water 
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frontage pedestrian accessway. As such, the vertical accessway would also provide a view 
corridor to the waterfront. The Commission, therefore, finds it necessary to incorporate into 
the LCP suggested modification #4, in order to ensure that view corridors to the Harbor are 
preserved consistent with §30251 of the Coastal Act. In addition, the public walkway/bike 
path along the waterfront portions of the site and the development of the 2.44 acre park on 
Parcel16 which is surrounded by water on three sides will provide public views and mitigate 
the loss of views which are currently provided across and through the site from Anchor Way 
and Schooner Drive required by the suggested modifications. Finally, in approving the 
LCPA, the City inadvertently deleted the previous height limitations that were included in the 
LUP for the Northeast Harbor Area. Therefore, modification #4 is proposed to reinstate 
height requirements. 

• 

G. Marine Resources 

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

Section 30230 of the Coastal Act states: A 
Marine resources shall be maintained, enhanced, and where feasible, restored; Special protection shall be g~ 
areas and species of special biological or economic significance. Uses of the marine environment shaD 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. 

As proposed in the LCPA, the. HRMU land use designation could potentially result in an 
increase in the number of residents, vehicles and boat slips within the Harbor Area. 
Development of the vacant site which consists of 21.07 acres of land and 3. 7 acres of water, 
would also result in a greater level of pollutants entering the Harbor through surface and 
storm drain runoff. The increase in the level of pollutants would have a greater impact.on the 
marine environment. Statewide efforts to effectively control discharge of toxic pollutants, 
such as heavy metals, that accumulate in the environment have been determined successful • 
in a number of watersheds. Examples of "best management practices• that improve the 
quality of urban/storm water runoff that enter harbor, marina and bay areas include adopting 
and enforcing land use ordinances which would control erosion and sediment at construction 
sites, and implementation of practices that reduce the flow of potentially polluted storm water 
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into storm drains. Therefore, in order to insure that the proposed LCPA is consistent with 
§30230 and §30231 of the Coastal Act, modification #8 is suggested to require that all new 
development in the Ventura Harbor include measures to reduce contaminated runoff into the 
Harbor waters, including filtration of low flows, control and filtration of runoff from parking lots 
and roofs, reduction of impervious surfaces, and provisions of pump out facilities, and other 
necessary measures to reduCe harmful pollutants from storm drain waters prior to these 
waters entering the harbor. 

H. California Environmental Quality Act (CEQA) 

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

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

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

a:\rkr\venturaV11cp296.doe 
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LAND USE DESIGNATION DEFINI110NS AND POUCY STATEMENT 

Destination Srmbol Densitp 

Harbor Related M.txed-lJ.se 

Harbor. Related M:aed:Uc 

T,he tafl!nt of the IIBM.U designatigo js to provide the flqibiUil, o( a m;,ed use 
flevekpnen.U?f.!JJimmecgial uses. godlgr r,gidential uses a( a maximum .de.llfi.ll. 'If 20 
dwelUng units RG.r net acre. 

VENTURA HARBOR 

The Ventura Harbor. area rd the Co111/)1'ehensive Plan includes the Wqters qf Ymtura 
Harbor and the land immediatflJ aa.ounding thfse 'Waters. The Ventur;a Harbor 
area, as delinf!:l., is limited to thtJ, fHrlsdictionalfmtl.ndaries of the l{mtura Port District 
Within thtJ. V mtura Port Dlstric.t /Mrlsdictional bQyndaries. the har.lJ!Jr: bgs been dtJddgl 
into four su,bar(HlL X.hese subareas are reb"ed to as the South_f~ninsu[g. S.,out}nrest 
lf.arbor, Central Harbor, and Northeast Harbor. 

Egch ol thf subareas is aiJi.eclf.!l one or mro;e gf three lqnd use desilli9Jifl!IS which 
esta!Jltsh basic land use wliw. for the Harbor. This section olthe Comurehensiye P.lan 
(Jt$J. describes the land USf. rJ!siff!.atlonl gad gtJ,neraJ Jl.rovislons which f1RRll. tg all 
devekii!!.IJ£nt within the harbor, followed bY diSCU§§i(l.lJJ gflf.arbor subartJ,as and mtJR.S. · 

Land Use Designations: Har,bor Commercial tHCJ. Har{&r Relatgl Mixed fl.se 
fllRMJ.ll, M..obile Hom e Park fMHP). 

· Hgrbor Commercial (IJ.f:l 

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

To facilitate the recreation, ·tourist and commercial fishing opportunitieS within the 
Harbor complex, the Harbor Commercial (HC) designation shall give priority to 
visitor-serving commercial recreational uses over general commercial development, but 
not over commercial fishing. and shall protect coastal recreational/and suitable for such 
uses. Because of the speciftc fimction of the Harbor, private residential and general, •. -----. 
industrial uses are not approprlatejn tiJ! IIJ:~.R.:. EXHIBIT 1 

CITY OJ' 
. VENTURA 
LCPA2-96 
PROPOSED LUP 
CHANGBS 



Mril!iltlf.Q-'.B~.P..&:.k..(Mll.£1 

The existing mobile home park provides affordable housing and is designated MHPJor 
mobile home park use. It is intended that this use be allowed to continue as a mobile 
home park, and the site be rezoned accordingly. In the event that redevelopment of the 
mobile home park occurs, an CII'M1lllment to this Comprehensive Plan and Local Coastal 
Program will be necessary. Unless adequate, q/fordllble, low and moderate income 
housing exists neorby, redevelopment must tnclut.k one-to-one ratio replacement housing 
and housing assistance for low and moderate incollle te1lant3. Q redevelopment OCCIITS, at 
least 90% of the land tll'eiJ shall be devoted to priority uses. 

HarborRelalcdMtad Uw (IIRMUJ 

The HacbQr BelaledMfBII Cl8l fJIBMUJ destgnqttcm ~ il to e11Sf11! that the city 
and Port District obfllin the best suited clevelQgnent for the last remai1r1nz forre /l(11'CII 
In YfBturq Hwlmr.. Deveio.fment of.thi§.pr!JJ)e11y si.Jgjl k mbJect to the J!IYilKIC.(IJif!ll. Q./.a 
mgster Rim. w.bim. ili!;IYtii8..Jil!iJJ.tec.t!lmL.g:LteriLl~cir.f:u/attflll. 
Cfgllirements. view IJIY)tections fl1lfl the like. Am! regntigl devekprumt IJf1J.I!9Sed for 
the HRMUgrea shall not exceed an aver<JD density ef20 unitsw 1111 acre. nor excwJ 
909i ef the land area deslznated liRMlJ. AnY c.9111111flrciQ/ t!evelqgnmt 8lll..l!!t. 
fnlnrated M1b liN f.ll'f]'Qll chflroctEtJI.LI/J!J_ bPrbrlr. IDI. mzyic/§ -.s: that. .7Nill. . ..k 
§IIJJJJ.911f!llo' the resir/.gJtjgJ kllKlm anti thgt wiN gJsq C9llli,., tQ lfllXllll'CIZ6 tQII.liB 
actmty consistent with the f04ls Q/the City's Locql COilii(IIProgram. 

Intent and Rationale for Land Use Designations: 

Uses within the Harbor Commfrclq/ area 691fiJJla shall be designated OS either priority I 
or non-priority uses. Priority uses include those uses listed in the Harbor Commercial 
(HC) section of the City's Zoning Drdtnance under the headings of: (1) commercial 

· visitor-serving, (2) recreation, boating, fishing, (3) COIIIIIIercial fishing, and (4) public 
service facilities. Non-priority uses include general COIIIIIIercial retail and offices. To · 
ensure that a lllinimum number of priority land uses and coastal facilities are ~din 
the Harbor contplex: (1) no IIIOI'e than 10% of the land area of the Harbor (exclrlsive of 
streets, the existing mobile home park and IJBMll. dRignQtetl, t11N)nray be dneloped I 
with non-priority land uses; and (2) a mini1nulll number and/or type of coastal facilities 
described later in this section shall be required Land area in the Harbor, exclrlsive of . 
the mobile home park (!~.JJ! . .r&lllV.J.b!t.JJJlMIL~QlL!l!!J!J.. (14. 77 ~'-«1 .. and I 
streets, is approximately 95 .J:/:6 acres. Therefore, approxlmcdely 9.5 .J./.:4 acres may be 
developed for non-priority uses. · 

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

•• 

• 

• 

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



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

• 

• 

In order to encourage recreational boating, non-water ckpendent land uses shall be 
limited within the Harbor's water area complex so as to not congest access corridors and 
preclude recreati011lll boating support facilities. In addition, a minimum measure of 
recreational boating facilities shall be provitkd and/or protected, including at least 
1,500 recreational boat slips, public launch facilities, dry boat storage and fuel dock 
fadhnes. · 

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

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

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

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

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

South Peninsula 

For development on the South Peninsula, the following criteria shall be applied to each 
lot, except for the National Park Service site. 
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1. Buildings and other structures shall not occupy more than 25% of • 
the lot area. 

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

3. A view corridor shall provide a single 11110bstructed view, f1XCt1JJ1 
that on Parcel 5 this requirement may be sallsfied by the provision of two 
corridors, if one corridor has a minimum width of 375 feet and the other 
corridor a minilmDn width of 125 feet 

4. AQ sbvcblre8 shall be limited to two stories, not exceeding 30 feet 
in height, except for a possible aquarhtmlreseorh center which shall be 
limited to 45 Je.et in height. 

Southwest Harbor 

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

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

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

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

Central Harbor 

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

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

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

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

Northeost Harbor • 



• 

• 

• 

For development in the Northeast Harbor area, the following criteria shall be applied 16 
those-sr-eas·.-designsted-•··Hs.rboF·-C-6mmeFeial-·lhe··entiFe··mea··taken··OS··a··-si1'1gle-fllfi~:· 
except for tiM mobile home park. 

1. Buildings and other structures shall not OCCflJ1Y more than 2.5% of 
a given Jlfrliect lite tetel fiHII. 

2. At lesot 59H ef the IINNI sltsll p1't!Wide view S81'1'iflws 16 1Je 
~ ji¥.Rrl ARBitsrs Way. ~LJJ1 the IJat:llrJlllOJll. 
Anchors WQ)! Dl:i.Yfl shall f!uin at Schgong: ~ and cpntinue_gert#C4l.IJ! 
flTIObstryctedfor grox;,nately 1 . .500/eet to thg western terminus o.ftht!. 
boat launch area., .d,t least .50 percent of this J!.Qrtion oj_Anchors WQJ! shall 
P.!§§§rve. vi.ew.J..Pi..bm:..iiJlLwater~:. 

[)eye/Qpment of yacant prOJ!e11fes south of the boat launch area must 
provide public pedeslfian access and a bi,:yc/eJHZih adjacent to and along 
the_.fl!lti:t:L/!mdJ..fli.f!fe. .. waJ!rfront. ..1'11Y ... Ila!.ti.~JJ!..ffie wat~ 
offers additional enhanced views of the harbor. 

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

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

. Area Locational andlntensity l!.olicies 

1. Northeast Harbor Area: This area shall be developed primarily 
with commercial visitor-serving uses gpJ/. for. the portion designate4 
IJBMJJ ..... ..Jf.iJ!!_g mqstet:1J./q[lned r.e#..riHJJi.g//W!!Jlll!J.CCiq.l mimi. g 
deve/pJ!lP.Jmb. Uses allowed in this area include the following: (J) 
commercial visitor-serving uses; Ql recreationai/Joqting: wltese-pt'imsl'y 

~~~- :ftskemltll'l er ~ 
IJealtw; (3) non-priority flSes limited to public facilities and general retail 
and offices; Wid (4) non-water oriented commercial and public 
recreation.· (.V r.esidential uses limited to 20 dwelling units per net age 
for the H/JMll designated area: and (Q I!Jtlbile homes for the Mobile 
H01!1!LEarkflr...m..IMIIl!1_C.{}J!J!!JJ!1'Cial /iiiJjngjqg/~ are not f!JJ.~ 
gs in lbe Northeast Harbor Area. 
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2. Central /larbor: This area shall contain uses oriented toward or 
serving recreational boating. All other uses are prohibited, except that a • 
50-unit boatel, and two full service restaurants may be permitted, 
provided that adequate on-site parking is provided 

3. Southwut Harbor Areq: This area shall contain uses orlentlld 
ttwlard or serving C0111111t11'Cial fishing, recreational boating. and visitor
serving commercial uses and may Include general office uses above the 
first floor. Water dependent uses. shall include at leost 4,200 liMal feet of 
slip and wharf space for commercial vessels auch as fishing boats and oil 
crew boats, and may include fish receiving facilities, tee facilities, fuel 
fac!lities, a boat lift, a full service boat yard and a self service boat yard. 
No additio1llil. new, visitor-serving, commercial use projects may be 
developed in this area. Within the existing, visitor-serving, commercial 
projects, a 1111Ddnnmr of33, 000 square feet may be devoted to restaurant 
space.· Restaurant space includes, but is not limited to, dining, bar and 
lounge areas, kitchen and related areas, and outdoor seating. At leost 
2, 000 square feet of the authorized restaurant area shall be devoted to 
lower-cost eating establishments. 

4. South Peninsula Area: This area shall be orltmted toward water
oriented recreational activities, including recreational and public beach 
use. General office uses may be permitted above the first floor. An • 
aquarium/research center, the Channel Islands National Park Service 
Headquarters, tour boat services, recreatlonal111llrl11llS and a yacht club 
are permitted uses.· The water area shall also include berthing space for 
transient as well as pe111KJ11e111 commercial fishing vessels. 1Wo full 
service restaurants may be permitted and at least one lower-cost eating 
establishment shall be provided (minimum 2,000 square feet). A 
lower-cost restaurant is deji;ned as a high or medium turnover sit-down or 
toke-out restaurant with a turnover rate of less than an hour. Emmples 
include delicatessens, fast-service food restaurants, coffee shops or 
cafeterias. Total restaurant space includes, but Is not limited to, dining, 
bar and lmmge areas, kitchens, and related areas and outdoor dining 
areas. Y'lSitor parking and public restrooms are the only permitted uses on 
the ocean side of Spinnoker Drive. 

Generall.ocqtion Policies 

J. Ancillary buildings such as maintenance buildings and restrooms, 
serving the general public and Harbor users, may be permitted throughout 
the Harbor. More intensive public service buildings, ·such as police and 
fire stations and utility stations, shall be C01iftned to the Northeast Harbor 
Area. 

2. Erlsttng facilities serving recreational boaters and commercial 
.fishermen shall be retained, unless equivalmt facilities are consi1Vcted 

• 

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

3. Non-coliforming uses may be permitted to continue in their present 
locatians in CO'Iiformance with present lease arrangements. 

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

A191 dnelopment proposals for Ventura Harbor shall be designed to ensure that future 
water development .1tlltlr the north end of the South Peninsula (i.e., Parcels 7 and 9) not 
interfere with boats that require tacking maneuvers when entering and leaving the 
Harbor's interior channels. However, such limitations shall nf,Jt interfere with berthing 
for visitor-serving aws, such as the Channel Islands National Park Headquarters and 
commercial tour boaJJs,. unless equivalent berthing is provided nearby. 

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

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

A RESOLtmON OJ' TBK COUNCD.. OJ' SAN BUBNA.
VEN"ftlRA AMBNDING 'J.'BE LAND UD BLI'Mii"ln' OF TBB 
COMPR.1r.Bli:NSIV PLAN 

1be Council of the City of Saa Buenaventura does resolve as follows: 

.. 
. ' 

• 
I 

JXRIBU2 I 

CITYOI'. ; 
v:amJllA I 

LCPAl-96\ 
RESOL1J'llON 

PARTI. 

SfCIIQN 1: An applkation baa been initiated for 8D Ameridment to tbe Comprebeasive 
Plan and 2'.oDinl Ordtnaace to provide for maideDtial Jaad use withiD the Ventum BaJbor aad to 
clarify exiadaJ policies of tho lad Use Blemeat, punuaat to tbe Saa BueaaveDtura OftliDaDce 

::: Code, for pmpetty curreDtly :maed Halbor Cnmmeldal (B-C), 1114 delcr.ibed u aeaeraJlJ located 
west of Rubor Boulevard, adjacent to Anchors Way Drive, at the terminus of Schooner Drive. 

SBQION 2: AD proceedlnp haviDa been duly talrea as requimd by Jaw, aacl upon review 
of tbe iDformation pmvided in the staff report, CODSidetadoD of the testimony pvea at the pablfc 
bearina, as wen as other pertiDent iaformalioD, the City Council finds tbe foJlowiaa: 

1. Tbo ~ amendmerea are DDt detriii'MIIIMal to die pubUc IDte.lest, safety, health, • 
aad geaelll welfare because tbe proposed ameMaleat would provide for a mix of 
. development illclucti.Da bubor COIIIII1etda1 .... aDd resideadal .... 

2. 1be ~ ameridmeats to die Laad Uaellemeat ate lDtemaJly coDSisteat wkll 
the Laacl Use Blemeat aa well as tbe otber .....-. of tbo CompreheDai.ve PlaD. 

3. · The ameadmeata ate in CODformatlce with tbe public acceu aDd recreatioa1 
policies Of tbe Couta1 Laad Use PJaa beclu• tbo curreat policJes reJatiw to tbe 
plUVisioas fo;r a pedeatriaalblcy path at the water's ed&e, geaelll use faci1itiel 
sucb as picaic tablel, beacbel, aad teSti'OOIIII, aad recaeadoDa1 facilidel, sucb as 
boat docks would aat chiDp, aad f\alfiDmeat of thole po6ciel would be enbaacect 
by ............. due to tbe pater poteDdal for ct.velcpDeat. 

4. Tho a.moadmeDta ate in CODformaDce with all odaer applicable pollclea of the 
COIIIII Laacl Use Plaa. 

s. AU aodcea aac1 Jariaa· provisioas appllcabte to COUII1 Pmpam .A.IneDda.wMI 
bave bela SllisftecL 

6. Aa BaviloameDtll Impact 1epo1t (Cue No. BIR·I891) ._ beeD pnpued IDd 
cenifted for this pmJecc. Tile City Coaacil 1111 Jevlewed llld coasidend tbe 
lafomlldoaCCJIMIIned Ia -~ ... pelt of die .... ofdda ~ • 
sive Plaa aad Zoalaa Onliluce AmeadnMDt. 

1 
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SECTION 3: Based on the above fmdings, the City Council approves the proposed 

Amendment of the Comprebeosive Plan, Land Use Element, as set foith in Bx.hibit "A • attached 
hereto. 

SSC]]ON 4: In older to provide for clear and accurate impJementatioa, based. OD the 
actioD tabn by tile Cily OMc:il 011 JU. 3, 1996, the l.aDd Uae/Zoae CompdibiUty Mltdx of tbe 
Land Ute llemellt of tbe Comptebeosiwl Plaa is baeby 1Wiled as set forth Ia tile~ Bmiblt 
"B.• 

S'fCITON S: Noti:e of adoption of tbe ameacled Comprehensive Plan Jaapaao approved 
heldn sball be fornlded to the Califorma Coastal CommisaioD IDd sball become fillly effective 
upon receipt of Coastal Commission c:eJtification. The City CouaciJ. baeby states its iDteDt tbat 
the City's Local Coastal Propam, as amended, will be carried out in a IDIIIIW fillly colllistent 
with the Califomia Coutal At:t. 11Je existina approved Local Coulal Pqram sbal1 Rlllllill iD 

:,• full force and effect 1llllil such Coastal Commission certiflcatlon is lecelved. 

PASSED AND ADOPIBD tbis lOth day of June 1996. 

• MT/16-3U.wpd 
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STATE OF CALIFORNIA ) 
COUNTY OF VENTURA ) 
CITY OP SAN BUENAVENTURA) 

:~: I,· MABI COVARRUBIAS PLISKY, Deputy City Clerk o~ the 
city of san Buena ventura, california, do hereby certify th•t 
the foregoing Resolution was passed and adopted by the san 
Buenaventura City Council at a regular .. eting held on the 10th 
day of June 1996, by the following vote: 

Ayes: Councilaeabers Friedaan, TUttle, DiGuilio, 
Bennett, Monahan, Measures and Tingatroa. 

NOES: None. 

ABSENT: None. 

IN WITNESS WHIREOF, I have hereunto set ay hand and 
affixed the official seal of the.city of san Buenaventura this 
11th day of June 1996. 

' 
O?'MA"~,O~ 
Deputy City Cl~~k ~ 

• 

• 

• 



• CITY COlJNCIL ORDINANCE NO. 96-13 

AN ORDINANCE OF THE CITY OF SAN BlJENA VE'NTU1lA. 
AML~ING SECTIONS OF 1Tl'LE 15 OF Tlllt SAN 
BUENA VENTVRA ORDINANCE CODE UGABDING TilE 
PERMlTI'ED USES AND STANDARDS IN 'l'Blt BABBOR 
COMMERCIAL (B-C)·ZONE 

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

·;= SEC'OON 1: Section 15.238.091 is hereby added to the City of San Buenaventura 

• 

• 

Ordinance Code to read as follows: 

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

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

· "Section 1,.238.01.0 Uses: Permitted. The following use types are 
permitted subject to the provisions of this Chapter: 

(a) Residential. 

(b) General 

Latp Multi-Family 
Small Multi-Family 
Re$identia1 Condominium 

Administrative, Business, and Professiooal Services 
Automotive and AcCessories: Parkina 
Boadna and Harbor Activities: Boat BuildiDI or Repair 
Boatina and Harbor Activities: BOat Sales and Services 
Boatina and Harbor Activiries: Boat SUps . · 
Boalina and Hiibor Activities: Commercial Boatiq and Pishing 
Boatina and Harbor Activities: Harbor Sales aad Sorvices 
.._ and Professional Support 
Community MeetinJ 
Cultural and Library Services 
Day Care Center 
Dinina Establish~qenta: Ancillary Service 
Dinina Establishments: Fun Service 

1 
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Dir:Ung Establishments: Take Out 
Drinking Establishments 
Food and Beverage Retail Sales 
Food and Fish Processina: fish Receiving 
Government Services 
Medical Servic:ea: Connlti.na 
Personal Serrices 
Recreuion Serricea: Amuaerneat Centers 
Recrealion Services:· Indoor Entertainment 
R.ecrealion Services: Public Parb and Playpoaada· 
Recyclina Services: Consumer Recyclins Collecti.c:m PoiDta 
Retail Sales 
Safety Services 
Shoppina Center: Larp 
Shoppiq Center: Small 
Utility or Equipment S.u.bstations 

Uses, and relatecl development, included within the General .- types ia this subeection 
(b) include the foUowins: 

(1) Commercial visitor-serrina: 

A. Marine and tourist·related. retail shops. 

B. Restauraaas, includina sale of alcoboUc beverapa. 

C. Past·foocl facilities (without drive-up &cilities)~ 

D. Licensed public premises f'or the sale of alcohoUc ....._. • . 

. : A. A.aclaorap, meorinp, sUps, and 1aadlap for ph ... craft. 

B. Live-aboard· boll slips and rellred support tacilitlel. 

c. BOll 1eplir ticilidel, iDcludlna removal hal._. fwphlna craft. 

D. Boalstorq~, dry. 

2 

. ' 

• 

• 

• 



B. Boat sales, rental, charter . 

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

G. Boatina and yacht clubs and clubhouse. 

H. Bait sales. 

·I. . Coii'U1lercial support facilities incidental to harbor-related uses, such 
as laundromats, coin-operated fabric cleaners, druptores. liquor 
stores, restaurants, barbershops. 

J • Jetties, breakwater and other harbor components. ... ... 

K. Marine engine sales and repairs. 

L. Marine electronic s~ .and repairs. 

M. Marine hardware and chandlery. 

N . Sport tishina docks and charter offices. 

• 0. Marina or anchorap facility, includina administrative offices and 
support services (includins ~trooms, showers, lauftdry, caretaker's 
quarters). 

P. Sailina or scuba school. 

(3) Commercial fisbina: 
.. 

A. Ancboraaes, moorinp, slips, and landinp for commercial fishins 
cnft. 

B. Bolt leplir flcilities,. includina removal fronl water, for commercial 
craft. 

c. Boat coasuuctioa for commercial craft, up to a maximwn of thirty 
(30) feel. 

D. Commercial and recreadoaal fish-receiviq fldlity, iaclucliq hoist, 

• ice plant. stonae. p~eb&iRJ, sala areallll ftlaled ofticea (excludina 
fisll.procealin pllldl). 

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

P. Fuel dock for commercial tishina. 

G. Office related to commercial fishiaa. 

H. Support facilities for comlllel'Cial tishina, such • meetina rooms, 
showers, laundry, restrooms. · 

· I. Marine trade school aad applied research facilities. 

1. Public service facilities, includina fire and police statiou, libraries, 
public parldna lots, sewer treatment facilities, utility substations . 

< 4) General commercial retail and offic:es, indudina convenieace stores provided .. 
that the combination of the sales of psoline a:nd alcoholic beveraps from 
or at convenieace stores is prohibited. 

(c) AarisulturaJ.. None 

SJCTION 3: Section 1.5.238.060 of tho City of San Buenaventura Ontinance Code • 
is hereby amended to read as foUows: 

•Scs;tjog 15.238.0$) StNI'arda: DcJiaii;J. 

(a) lQt &a ml In; W'Midl. There shall be no pneral minimum lot area or lot 
width standards in this zone, provided that the decisioa-~ authority 
may specify such standards for a pardcular site a· a ~on of approval of 
a Planned Development Permit, or amendment thereto, pumaat to Chapter 
15.825. 

(b) r ,gt CCME!•· Buildinp and other stniCbllel shall not o=apy more than 
ftftJ peroent (50•) of the area for which a PlanDed Developnaent Permit is 
-.... Not·witbstandiaa dwl above, all developlneat shill be subject to tot 
coverap criteria set tcsnb in the Land Use me-at of the Comprehensive 
Plan, Land Use Element for the Harbor Area. 

(c) DniiJ PI' CJrm Am, The averap number oluaill per ar- acre in the 
Harbor Comnsercill (H-e) ZODI sblll not exceed twea&J (20) uaits per net 
acre. At ao time sbaU more than ... ..,... of die ll1owlble uni1s per net • 
acre. be COIIIIniCfed or under COMirUCd.on oa 1111 podioll of lllld wbicb hu · 
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• 
been developed or is under development. Notwithsta.ading any of the above, 
residential development shall be subject to location and development criteria 
set forth in the Land Use Element of the Comprehensive Plan for the 
Ventura Harbor Area. 

-·· ,· 

• 

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

Scs;tjgn 1S.238.091 Staeyt•n1s: Ar£l'±W'O Strgctum.c The decision ma.kina authority may . 
specify standards for accessory structures in conditions of the Planned 'Development 
Permit, or amendm~nts thereof, authorizina a particular project. · 

SEcnQN S: Section 15.238.101 is hereby added to the City of San Buenaventura 
Ordinance Code as follows: · 

Section ts.238.101 Qf;nsjty Rcvjcw. Prior to issuance of buUdins permits, floor plans 
may be reviewed by the Director to determine that density standards will not be exceeded. 
In order to preclude or lessen the possibility that density standards will be exceeded, or 
that unlawful derwity increases will occur in the future, no more than one kitchen shall be 
allowed per dwelling unit. In the density review process, additional chanps may be 
required in . the placement of exterior doors, windows, stairways, hallways, utility 
connections, or other fixtures or architectural features when cletermiDed by the Director 
to be necessary or desirable to preclude or lessen the likelihood of unlaWfUl density 
increases. 

SECTION 6: Nodco and adoption of the amended zonina ordinance lanpage 
approved herein shall be forwarded to the Coastal Commission of the State of ~fomia. 
This ordinance shall become fully effective upon receipt of final certification by the 
California Coastal COIIUIIission, but in no case shall it become effective until 31. days after 
final passaae and adoption by lhe City Council. 

PASSED AND ADOPIED this~ day of_J_u_ne __ ~,.,..._........~ 

.. 

ATI'EST: 

on..&-~~ 
DJIL" City Clerk · 

• MTild-311 .... 
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STATB OF CALIFORNIA . ) 
COUNT!' OF VENTURA ) 
CITY OF SAN BUENAVEN'l'U'RA) 

I, MABI COVARRUBIAS PLISKY, Deputy City Clerk of the 
City or san Buenaventura, California, do hereby certify that. · 
the foregoing Orclinance was passed and adopted by the san 
Buenaventura City council at a regular meeting held on the lOth 
day of.June 1996, by the following vote: 

Ayes: councilaeabers Fri~, Tuttle, DiGUilio, 
Bennett, Monahan, Measures and Tinqstroa. 

NOBS: None. 

ABSENT: .None. 

IN WITNESS WHBRBOP, I have hereunto set. m.y hand and 
affixed the official seal of the City of San Buenavent.ura this 
11th day of June 1996. · 

(/)1J,:~~ 
Deputy City ~lerk ~ 

•• 
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CITY COUNCIL ORDINANCE NO. 96-14 

APPROVING A CHANGE OF ZONE 

CASE NO. Z-839 

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

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

SECTIQN l: All proceedings having been duly taken as required by taw, and upon review 
of the information provided in the staff' report, consideration of testimony given at the public hearing, 
as well as other pertinent information. the City Council finds the following: 

1. The proposed zone of Mobile Home Park (MHP) conforms with the Comprehensive· Plan 
Land Use designation of Mobile Home P~ (MHP). 

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

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

4. An Environmental Impact Report (Case No. EIR.-1891) has been prepared and certified for 
this project The City Council has reviewed and' considered the information con~ed in that 
report durin& the deliberations on this project. 

SICJ]ON 3; Based on the above findings, the City Council hereby approves a 
reclassification Cor the above described property, as shown on the attached exhibit. &om Harbor 
Commercial (H-e) to Mobile Home Park jMHP). · 

1 
EXBiiiiTl I 

CITY OF I VENTURA 
CC ORD. NO. 96-14 

LCPAl-96 
RESOLUTION 

PARTM 
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SECTION 4 · This Ordinance shall take effect on the 31st day after its final passap and 
adoption. 

PASSED AND ADOPTED this lOth day of Ju~e , 1996. 

A nEST: 

' 
onii~~~ 

Deputy City Clerk 
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STATE OF CALIFORNIA-THE RESOURCES AGENCY PETE WILSON, ~ 

CALIFORNIA COASTAL COMMISSION 
45 fREMONT, SUITE 2000 
SAN FRANCISCO, CA 94105-2219 
VOICE AND lDD (<1151 904-5200 

V1• Fac;af•Ue (916) 574-1855: · 

June 13, 1997 

Curti$.. Fossu•.-Esq. 
State Lands eom.tsston 
100 Howe Ave., Ste. 100 
Sacramento. CA 95825 

EXBIBIT10 
CITY OF 

VENTURA 
LCPA2-96 
6113197 Letler 

froiD. CCC 10 81lde 
LaadaCGmm. 
with Exhlbitr 

RE: Proposed Major ~n~nt (2-96) to the City of San. Buenaventura 
Certified Local Coastal Program 

Dear Curtis: 

This letter w111 confirm our discussion this week. The eom.tsston has 
tentatively scheduled for hearing on J~ly 8-11 the above-referenced proposed 
Local Coastal Program (LCP> aaendment. A copy of a staff report prepared on 
February 21, 1997 for a previous hearing on this .atter ts enclosed for your 
information. The report describes tn detail the proposal and the staff • 
reconaendation for eo.tss1on action, including suggested 1110dif1cattons to the 
proposal. The proposed a.endlent is described tn Sectt~n II, below. 

As we dticussed, a portion of the parcels involved in the amendment were 
the -subject of a·settlaaent agree~ent entered into tn·t980 between the State 
Lands Commission and the Ventura Port District. Those parcels. are coanonly 
known as Port District parcels 15, 16. and 18. In considering the proposed 

_amendment. the CO..tssion wishes to review whether the portion of the.staff 
recommendation for this amendlent that relates to public access ts consistent 
wtth the settlement agreement. The purpose of thts letter, ther,fore, ts to 
i nqut re whether you concur wt th our con~ 1 usi ons detailed be 1 ow as· to 
consistency of the public access portion of the staff recommendation with both 
the settlement agre..ant and the tWo leases entered tn~o pursuant to that 
agreement. 

I. Factual Background 

The Deyelooment Plao. In December 1979, the Ventura Port District adopted 
tts Development Plan. in part to provide the City of Ventura wtth input which 
would assist the City tn preparation of its LCP. The Plan designates various 
recreational and c~rctal uses for the 24 parcels and other land and water 
areas whtch OQIPrtse tbe harbor area. The Plan included a Circulation Plan. 
Figure 4, a copy of which 1s enclosed, whtth shows the locations of pedestrian 
walkways and bikeways. Page 23, paragraph 3, of the Plan states: 

··-- ...... _~---·--~-. ·"""'------· ... ·- ·- • 
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Bicycle lanes and pedestrian walkways have been 
incorporated into the Ventura Harbor Development Plan to 
coordinate with the City's circulation system. Bicycle 
lanes will enter the Harbor at the Beachlllont entrance, 
continue along Anchors Hay to Parcel 15, travel along the 
water•s edge to Spinnaker Drive, follow Spinnaker Drive to 
the end of the peninsula and back, and then exit the Harbor 
at Spinnaker Drive to Karbor Boulevard. The pedestrian 
walkways will line both sides of Anchors Hay and Schooner 
Drive, and will lead around much of the Harbor along the 
water's edge. (These streets are shown on Exhibits 4, 5, 
and 7 of the enclosed staff report.) 

The walkways and bikeways are being designed to separate 
bicyclists and pedestrians from motor vehicle traffic 
wherever possible, and to encourage bicycle and pedestrian 
use. They will provide a low-cost form of recreation to 
Harbor vtsitors and will also provide visitors with visual 
access to the boat and water areas of the Harbor. 

Page 28 of the Plan states, with respect to Coastal Act section 30211: 

Public access to water and viewing access (is) provided by 
the observation decks and areas, public beach with parking, 
walkways and bike paths, marinas, transportation to the 
Channel Islands,·sportfishing and tour boats • 

. The Settl~~ent Agree~ent. On August 27, 1980, the State Lands COmmission, 
and the Ventura Port District entered into a settlement agreement titled 
"Exchange Agreement. •• That agretJRent involved portions of the parcels now at 
issue in the pending proposed LCP amendment, as well as other harbor parcels. 
Enclosed for your review is a copy of Exhibit F of the agreement that has been 
marked with ••cross-hatching• by eo.tssion staff to indicate the area involved 
in the proposed LCP amendment. Pursuant to the agreement, the following 

.. items. among others,. were agreed to by the parties: 

1. The Port District granted tp the State all of the District's right, 
title and interest in the lands marked as· •Parcel to State• on · 
Exh1btt F of the agreement. (Agreement, p. 8, paragraph 1. > . The 
State would hold the lands tn its sovereign capacity as tide and 
submerged lands held under the public trust for conunerce, navigation, 
fisheries, and recreation. (Agreement. p. a. paragraph 2.); 

2. The State quitclaimed to the Port District all of the State's right. 
title and interest in the lands marked·as •Dry Land to District" in 
Exhibit F of the agreemeot. •excepting and reserving in fayor of the 
STATE public access to the waters of Ventur' Harbor and the Pacific 
Ocean consistent with. and at least as comptebensive as provided in. 
the DEVELOPMENT PLAN." <Agreement. p. 8, paragraph 3.a.); 

. ... -- -····-·--------------..-...-------
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3. The State quitclaimed to the Port Dtstr1ct all of the State's rtght, 
title and interest in the land areas .arked as •Remaining Harbor 

·ttater Area• tn Exh1b1t f"Of the agre•nt.- •excepting and reserving 
to fayor of the STATE tbe·rtghts of tbt public to use the waters 
wt tht n the RQMINJIG HARBOR tf&TER ABEA for acceas and recreat1 on 
cons1sttot wtth .. and at 1iisf as CQ11rthans1vt as provided 1n, the 
DEVELOPMENT PLAft.• (Agreement, pp. 8-9, paragraph 3.b.); 

.. . -~ 

4. The State ·Would then lease back to the Port District all of the 
StateJs right, tttle and interest 1n the lands .arked as "Harbor 
water Area Leased .to District" and "Parcel to State• in Exhtbtt F of 
the agreement. (Agreement,· p. 9, paragraphs 4.a and 4.b.). 

The· Two Leasei. Pursuant to the Exchange Agrea.ent, the State Lands 
Commission entered toto the two leases referenced above, attached as Exh1b1ts 
H and I to the settlement agreement. In the first leas.e, the State Lands 
Conn1ss1on leased to the Port District the lands marked as "Harbor Water Area 
Leased to District• on Exhibit F of the agree~~nt. (Agreement, Exh. H.) That 
lease stated that the •land use or purpose• was "berthing for commercial 
f1shtng and recreational vessels and navigational channels." (Agreement, Exh. 
H, p. 1.) 

. In .the second lease, the State Lands Colltsston leased to the Port 

I ' 

• 

D1str1ct the lands marked as "Parcel to.State• on Exhtbtt F of the agreement. • 
(Agreement, Exh. I.) That lease stated that the •tand use or purpose• was 
11 Purposes of accomodat1ng ca.erce, navigation, ftshertes and recreation, 
1nc.ludtng_pub11c beach·and related uses." (Agre .. nt, Exb. I, p. 1.) 

Both leases to the Port District contain an identical provision concerning 
public access, as follows: 

S.(a)(3): Lessor expressly reserves to the·pub11c·an 
easement for convenient access across the Lease Pra.tses to 
other State-owned 1 ands 1 oca ted near or adjacent to the Lease 
~rma1ses an4 a right of reasonable passage across and along 
any right-of-way granted by this Lease, however, such 
easement or right-of-way shall be neither inconsistent nor 
incompatible wtth the rtghts or privileges of Lessee under 
thts Lease. (Agreement. Exhs. H and I, Sectton·4, paragraph 
S.(a)(3).) 

II. Analysts of LCP Alendltnt &nd Conclusions 

Ihe LCf &mendmlot. Briefly, the amendment involves a proposal to 
redesignate parcels whtch total 24.62 acres (20.85 acres on land and 3.7 acres 
on water> fr01 the Ctty•s Colmerctal land use designation to a new Harbor 
Related Mtxed Use ·land use designation. The new destgnatton would 
spec1f1cally allow 901 of the land section of the parcels to be~eveloped wtth 
residential use at a density of 20 dwellings per acre and the rematntng lOl of 
the parcel to be developed wtth either general commercial or vtsttor-servtng 

. . 
. ·- -~· ........ ·-- • 
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commercial use. The City contemplates the maximum total potential residential 
development to be 300 residential units. The amendment also provides for the 
development of a pedestrian/bike path along the waterfront sides of the 
parcels, a~ described in more detail below.· 

As is evident fro. the cross-hatching on the enclosed copy of Exhibit F 
to the settlement agree~tnt. the lands involved tn the proposed LCP amendment 
include portions of the lands referred to in the agreement as "Dry Land to 
District" and •Remaining Harbor Hater Area.•• It appears, therefore. that none 
of the land involved in this LCP amendment constitutes any portion of the 
leased premises covered by the tvo leases attached as Exhibits H and I to the 
agreement, as the leased·premises only covered ·~arbor Hater Area Leased to 
Distri ct•• and "Parcel to State.• However; because both the •ory Land to 
District" and "Remaining Harbor Hater Area" were quitclaimed via the 
settlement agreement to the Port District with the reservations of rights 
described above, those reservations must be reviewed against the LCP amendment 
in order to determine whether the use of these two areas that is proposed in 
the staff recommendation for the LCP amendment is consistent with those 
reservations. 

uRema1ning Harbor Hater Area.• He note that the LCP amendment proposes 
changes in land use designations .only for the portion of the cross-hatched 
area on the enclosed Exhibit F that falls within the area marked "Dry Land to 
District.• The amendment makes no specific development proposal or change· in 
land use designation for the portion of the cross-hatched area marked 
"Remaining Harbor Hater Area.• Porttons of the •Remaining Harbor Hater Area" 
were apparently included by the City as part of the geographic area affected 
by the proposed LCP amendment because parcels 15, 16 and 18 include areas that 
fall within •Remaining Harbor Hater Area.• 

The State• s quitclaim of the "Remaining Harbor Hater Area" reserved ••.:thi 
rights of the public to use the waters within the BEHAINING KARBOB HAlER AREA 
for access and recreation consistent wtth. and at least as comprehensive as 
provided in. the DEVELOPME8T PLAft.• He understand that the Ctty intends to 
develop portions of the cross-hatched area falling within the ''Remaining 
Harbor Hater Areau in the future. At such time as specific uses are proposed 
for that area, a review of the proposed uses to determine consistency with the 
reservation of rights for the •Remaining Harbor Hater Area'' would then .be 
appropriate. At this juncture. therefore. we have concluded that there is 
nothing proposed tn this amendment at thts time that 1s inconsistent with the . 
reservation of rights for the "Rematntn~ Harbor Hater Area.•• 

"Dry Land to D1strtct.•• For· the portion of this area shown in the 
cress-hatching. the LCP amendment proposes the land use designation change 
dfScribed above. which would allow for restdenttal and·other·uses· on the 
site. With respect to public access. the amendment proposes a single pathway 
of·unspectfi~d width for pedestrian and bicycle use. This accessway would 
generally run in a continuous fashion adjacent to and along the entire length 
of the today•s waterfront along parcels 15. 16 and 18. It appears that the 
proposed bike/walkway would be located on the approximate border between "Dry 

· Land to the District" and ••Remaining Harbor Hater Area• as shown in the 
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cross-hatched area. (Htthout a survey of the boundary line of these two 
delineated areas on Exhibit F COMPared to the proposed location of the 
pathway, it is impossible· for us to deten~t_ne whether the pathway would be 

·located exactly along the border between the two delineated areas.> 

IA addttton to the bt~e-walk~ proposed by the Ctty for thts amendment, 
the Commtsston staff has recoamended that another accessway be provided tn 
order to ensure the proposal•s consistency with the Coastal Act. Thts 
accessway would be a •tnt.ua 20-foot wide, vertical publtc accessway beginning 
at the approximate ten.inus of Schooner Drive, continuing tbrough parcel 18 
and connecting to ·the harbor front pathway for bicycles/pedestrians. CSee 
enclosed staff report, p. 12, Suggested Modification 3(b).) 

• 

The staff recommendation also suggests that the LCP aaendment be modified 
to specify that the public use zone for public access and recreation 
improvements, which includes the bike/walkways and other tmprov .. ents such as 
picnic tables, landscaping, fountains, parking, and benches, be a minimum of 
25 feet wide and average 50 feet wide. (Staff report, p. 12, Suggested 
Modification 2(b).) The recommendation also suggests that'the bike/walkways 
located along the harbor water frontage should be connected to adjacent public 
areas·so that there is a continuous route around the harbor water channel. 
<Staff Report~ p. 12, Suggested Modification Z<c>.l Ut ts the City's 
accessway proposal as 1Qd1f1ed bX the above-described staff reca~~endattons • 
for public accest, which we Would like you to address tn revtiwtng this 
amendment's cons1stency wtth the settlement agrelllent and leases.) 

The State's quttclat• to the Port Dtstrtct of th~ •Dry Land to Dtstrtct• 
reserved 8 DUblic access to the waters of Ventura Harbor and tbe pactttc Qcean 
conststent w1tb~ and at least as comprebens1xe as proyidld 1n. the DEYELQPMENT 
fLAK.• The Developaent Plan's public access CQiponents aust therefore be 
analyzed to order to deten.tne whether the pedestrian and bicycle accessways 
proposed by the s.taf:f recoaaendat1on for this uendllent are consistent with, 
and at least as comprehensive as, the public access described to the 
Development Plan. 

It appears that the waterfront bicycle/pedestrian path proposed by the 
amendment, as modified by staff's recoaMendation, is generally consistent ~1th 
the bicycle and pedestrian access contemplated by the Circulation Plan of the 
Development Plan tn that the path will be located along the waterfront in the 
same general location, w111 allow the public to travel continuously along the 
water's edge, and will provide visitors with visual access to the boat and 
water areas of the harbor. The proposed btke/acc•ssway along the waterfront 
also appears generally consistent wtth the state~~nts relating to publtc 
access on page 23 of the Plan, described above. In particular, the path will 
separate bicyclists and pedestrians from motor vehicle traffic wherever 
possible, as set forth in the Plan. 

As noted above, the staff recommendation suggests the proposal be 
modified to set a minimum width for the waterfront access improvements and add • 
an additional accessway leading from Schooner Drive through parcel 18 of 8 Dry 
Land to Distr1ctn to the waterfront path. He have concluded that these 
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recommendations are also consistent with the Development Plan. He have also 
concluded that the total accessway package recommended by staff 1$ at least as 
comprehensive as that conteJDplated by the .. Developaaent Plan. For t~ese 
reasons, we have 'oncl.uded that the .staff rec01118ndatton for the LCP amendment 
1 s consistent -n.th .. the reservation of right$ perta:intng to "Dry land to the 
District. • · · · · · 

Because it appears that the portions of the LCP amen~ent r~lating to 
public access, as 10d1fte4 by the staff.recommendatton. are consistent with 
the reservation of rights provisions for both •Dry Land to the District" and 
0 Remain1ng Harbor.Water Area," we have concluded that these portions of the 
amendment are consistent with the settlement agreement. We have also 
concluded that the use of the lands contemplated by the staff·recommendation 
does not appear to be inconsistent wtth any other provision of the agreement. 

Leases. Htth respect to the two leases which are attached to the 
settlement agreement, we note that none of the lands affected by this LCP 
amendment appear to constitute any portion of the leased premises covered by 
the two leases attached as Exhibits H and I to the agreement. He also note 
that nothing proposed in the amendment, or recommended in the staff 
recommendation. appears to affect the reserYations found at paragraphs 5(a)(3) 
of those leases. Those provisions reserved easa.ents for access across the 
two leased premises to other State-owned lands and a right of passage across 
any right of way granted by the leases. Further, it appears that the proposed 
use of the lands affected by the LCP amendmen~does not pose an inconsistency 
or tncompatibtltty with the allowed uses. described above, of the •Parcel to 
State" or "Harbor Hater Area Leased to District• specified in the two leases 
for the two leased prM1ses. He have concluded, therefore. that there 1s 
nothing tn the LCP uendllent, as modified by t.he staff reco.andatton. that 1s 
inconsistent with the term~ of the two leases. 

We would be appreciative if you would advise us of your concurrence or 
disagreement with the various conclusions set forth tn .this letter. 

Encls: 1. Staff Report 
2. Exhibit F of Exchange Agreement. as modified to show area 

affected by LCP amendment 
3. Circulation Plan, F1gure 4 of Development Plan 

cc (w/encls. 2, 3): 1 

4361L 

Dwight Sanders, State Lands Colmisston 
Marion Thoapson. Cfty of Buenaventura 
Edward G. Nohlenberg, Ventura Port D1str1ct 
Ralph Faust, Esq. 
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. ~TATE OF CAJ...lFOR.NIA PETE WILSON. Oovm~t»' 

CALIFORNIA STATE LANDS COMMISSION 
fOO Howe Avenue. Suite 100 South 

ROBERT C RIGHT. Euc&utv. OjfiCel' 
(916) 5'74-1800 FAX (916) 514-1810 

Ozli/tvnill klfiJI Slnic• From TDD PluN 1-IOD-'73J..2922 
from Yott:t PlttN l-800-'7l5-292f 

ro. CA 95825-8202 

• 

• 

Catherine E. Cutler 
Staff'Coamscl 
California Coastal Commission 
45 Fmnont, Suite 2000 
San Francisco, CA 94105-2219 

June 17, 1997 

Re: Ventura Port District LCP .AmeDdmalt 

Dear cathc:rine: 

/nrutu:t: .... lc.CII.IOV 
Plttmtl: (916)574-lal. 
F~(t16) 5'74-liSS 

SLL66 

Staff' of the State Lands Comrtrission has n:viewN your letter of .hmc 13, 1997. We 
asroe with all of your eoaclusions thorciD. Spccifica11y, tbe proposed LCP amendmcat rclatiug to 
public access, as modified by the Coastal CoQ"t11rinian Sld"s J'CCOIIlaldatio is CODSisten.t. with 
the teaDs of the 1980 title seltlement agreement~ tbe s .. Lauds Commission aDd 
Ventura Port District. . 

If you have additional questiom you may ccmtaetmc at the phoue. intanct or mail 
addresses listed above. 

Sioccrcly. 

ossum 
Senior Staff Counsel 
Soutbem California Region 

EXIIIBIT11 
CITY OF' 

VENTURA 
LCPAl-96 

6117197 Response 
Letter from SLC 

to CCC 
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86-28-97 &2:43PM TO ~t DCC 918856411732 

· • CAUFORNIA COASTAL COMMISSION 
Clil!lnMLetMIP'AMAOh'IOI! 
JWM:IIn'&'h!Hr, ...,. Ill 

~IIIIIMCIIUI.ca ..... ...,.., ...... 
..,...._.ED:I'HII......., 

' June 18, 1997 
EXHIBIT 121 

CITY OF 

• 

Cunfs FOIIIU'I'I. Esq. 
SiiJta Landa Cornmialan 
100 How. Ave., SUllie 100 
Sacranento, CA 15825 

RE: v..t1n ,.,.,_,. .s.n ~ LCI' 

Dear Cu111: 

VENTURA 
LCPA2-96 
6/18197 Letter 

from CCC to State 
LandsComm. 
with Exhibit 

Thia letlwooncema cu recent diecuRlon regardlrlll the etrec1a ot the prapoHCt IIITII8ndmant to 
the Ventura H.mor portion Dfthe City or San 8l.a'lava1tln'al.ocll Cceltal PtasJr-1 on v. 
1anc:111 nt ,.,.....,.... 'Within the harbor.,... that ... trnpre•lld wllh ttw pubiC truet Mdlorn 
lubjec:t tD • f8Mrf'don Of llCC888 and nterealtan righla In favor of the public. Thia ...... 
lncorpondea the~ and~ ~the June 13, 1887 tetter from caahellne Culler to 
you. 

Aa you knawfran converaatlcn with Cetlwine CUtler and ather Commlafan staff. 1M 
propoaed amendment will allow........,....,.. an port~ parcela 15, 18, ind 18. If the 
eomm-.n approvea moc:lifi_.,ne ~nded br .wr. a vartat:y Gf acceu and I8Cnllllion 
lmpravemente Wll be required (lncludJng a • adjacent to the ehqreilne) and tha rernainklg 
lborelirw ... will be c1ee1gnatec1 for .cceeelll'ld visitor serving comiMicllll..-a. aatr Ia 
~mending tt11111t Will tl'llee modil'lclltlana, 11e rwnalnder of h • can bll clesignatad. for 
IWidentJal UM. I ~from oorreapondenl:e betWeen you and Calherine that the put* 
accat:s portion of thla amendment, • modJII$d, Ia canaleta'lt In yoLI' vieW with the 1180 
ll8tllement .......... nt ..... ., State l..arl4l and the v.ntura Port a.trlcl 

Two pu* trust 1a1uea. t1awrever, renniln to be addrtttleed. At the last hearing on thilltem, the 
carnmlsslon laleed ~- t"'IQQIdlna the location of public truat land in the herbOr and 
c:onsllt8ncy of the proposed .,.ndment with the uae of thaN Iandi. · 

We lwle ldenUflad two 8l'efll of lands that are 8llbject to the public truat andlar to a fi8HI"VVIttan 
of acona anc:II1ICI'IHitlon rlghta In faVor of the public. The ftrat area llldtlntttled on the 
~ exhibit •• •parce~ tD ..... Thill Ia public tn.Bt llllnd located 118\ttad of the 
commtirdal tlshing flditiel a1 taw harbor and saverat hundrad feet west of parceJ8 15. 18 and 
18. The ueealndueled in the amendment. both aa prapoaed by thll City and • mocllied by tha 
ataff recarnmendatlon do not apply to thia III'R. The current LCP dilaif111111!0n ...,..,.. and 
provides tar conti1u8llan of the111C1'88lional..., of this area. Therefore, we haVe concluded 
that with r..pect to thfa paucel, the llinendrnent u maCaflecl doetl nat lntenant with public tru1t 
rfghta. . 

The 88cond area Is the water portion of perce1115, 16. and 1aln the •Remaining HariJor Water 
Arfa•. The Mmched exhibit ahatMs the.,.. of the eubject parcels in cn:tu-hatch. Although 
most of the.,.. of the pa!Wie Ia looated on dry land. ttne email .... ate underwater 
~.,. approximate), and part of the harbor holdlnp dMignaled • -rertlilining harbor 
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Trip Generation 

-
As with the preferred development scenario, trip generation estimates for 
Alter~ative Developm~nt Scenarios "A", "B", "C', "D" and "E" were calculated 
using the City's adopted rates and a 20 percent pass-by fa~or for the commercial 
uses. Table 13 displays the trip generation estimates for ttie five alternative 
scenari'!S, as well as the preferred development. 

The data in Table 13 indicate that the alternatives would generate various levels 
of traffic; from no additic-.1 traffic for Alternative A (no project) to 9-SOS AUt 
and 890 P.M. peak hour trips for Alternative B (a shopping center development). 

TABLE 13 
ALTERNATIVE DEVELOPMENT SCENARIOS 

T.R1P GENERAnON ESTIMATES . 

'· 

'· i 
J 
t 

c~.:t:~~~ ~=' f+ :{._ ~< ~~\ t:.;~~ ;71 ~ .:: ~~~ _. >/ <~<._~-~ ~ + h '>"~ > '. ·.~'"'1 ~~'.~/~~ ~(>~ .. ~ , ~A~ ~~~ ~ fj ;, ~~!~:~~~~ $ ~ ~ ~ {~._; :·~~;w+~~~ 
~:.i8+'M~~..:;.~+t.v'\. l~~ ~ :},' ·~ ~ -.'•• ,.._.: '"~ ~ .. :;;1">Y ~';l<? ". '. •;><; ">. ~ f-: "':. ... ; "t { .~ ~} ''\- 0k>"'-,:.::. ~ i +~~.;:.; $".: S ~ :v::,.'~;t< ·.:i:t~')o m .. •-..: ~y· \~'< '\," ' ,~'"':, ';":'J'. " "> ... A ,r .:.:.: 

. DIVEI..OPMBNT AU.OWBD 
UNDEltCUJRINT BG 
LAND USB DISIGNA110N 

:......... 

• 
~ DEVEJ..0PMENT ALLOWED 

VNDEilCl!IRENTE 
LAND USE DESIGNATION 
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EXHIBIT13 
CITY OF 

VENTURA. 
LCPA2-96 

TRAFPIC 
STUDY TRIP 

GBNERA'l10N 
ESTIMATBS 

~;,::;+~·""'• ~.X",--4."''111:"'·,,_c ~·'"' ~ \'>;.,::, _.~~·~ ,"'-;; •:} ;- .~ ~~~ • \ ..,y..,f. .- .' 4+'1;.-. ..-j,...., ).- "'• ~ '- "·,.,. • .,.<;:, 

~~t~~' ~.:: ~;\":.,,; ';,; •.' ,~;.~\, \, '< !," >:S),~ > ~ \; C '·t:f~ :'}1; l,':, '> •< ,;,,·, ~ ~;«";:,"";.;;:~, ~=';';<:-;.j ~;,;.~·;,~':;';:.,.,~.:::""'';'~;";:;;:::~;;; ·~· •'v ''~'~'> ':.'< 

y!i~ftz~r:;;~~.!5.;_ ~ t~~~~~~\1{!~ ~~~%:·~:\J 6,~i.:Li ~;~lli:{:U ~f2:~! :~z~: ;i~\i i~~£~~~:; ~ ~L~jX; 
Alternadft ,. 

NoPJOjed NA. NA NA NA NA. NA NA NA 

Ntanaettsa - Oeater 21I.GUO u. UG 5U 9,505 5.10 1190 445 ... . 
AitsruQnc· 

70/30 Liad u. Mlr 225 UaBir 1.00 $.9 1.328 o.ss 134 ff1 'rl 
65,500 &F. UG 40.7 .a.Jif 3M JD .m 31 

TCIIItJI: ,.. .. - 114 
. 

Altemat.lwt D; 
32011dlr 1.00 6.5 3,CIIIJ G.6.1 202 141 61 

Ntanaettsa .... _.._. 1.00 5.1 2,!20 OS) - m 1C8 

~~ 
ID/10 Llad U• Mlr 300 UJdiiJ 1.00 Jl 1,950 o.a lit lSI S7 

20,GGO B.P. UG 40.7 _. 3M .a -" Jf 
Tol6: .. - 167 11 

_. 
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