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AMENDMENT SYNOPSIS 

The City of Port Hueneme {"City") proposes to comprehensively update the certified 
Local Coastal Program which is divided into eleven (11) Subareas by amending: 1) the 
land use plan to revise the land uses on 21 key development sites located in the coastal 
zone, revise coastal dependent and related industrial land uses or policies in six 
Subareas, and revise or update numerous other sections including miscellaneous text 
clarifications, additions and deletions; 2) the zoning ordinance to carry out these revised 
land use designations, and 3) the land use plan and zoning maps accordingly. This 
proposed amendment, as submitted, does not include any changes to Hueneme Beach 
Park, Area A, nor propose any new environmentally sensitive habitat area (ESHA) or 
Resource Protective Policies. The certified LCP references the ESHA policy of the 
Coastal Act, as its only ESHA policy; the amendment proposes to add the specific 
language and Section number of Section 30240 of the Coastal Act into the Land Use 
Program. 

STAFF NOTE 

The City's Coastal Zone includes the eleven (11) Sub-areas, Areas A - K as depicted in 
Exhibit 4. A major reason for the proposed land use plan revision is because the City is 
approaching build-out with very few sites available for new development. This is the first 
major revision to the City's LCP since it was certified in 1984, and is intended to guide a 
modest level of development and growth through the year 2015. The issue of 
controversy at the City hearings was whether the beach, dune, and upland areas, 
supporting various wildlife located at the east end of Hueneme Beach Park, are 
considered environmentally sensitive habitats. The City's LCP Amendment 1-97, now 
withdrawn and not before the Commission, proposed to add a Resource Protection Zone 
and new ESHA policies addressing Hueneme Beach Park. The current LCP 
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Amendment 1-98, which is the subject of this report and now before the Commission,. 
does not include a Resource Protection Zone nor any new ESHA policies. 

This Amendment was originally scheduled for action at the Commission's June, 1998 
meeting. In order to adequately address the issue of environmentally sensitive habitat 
areas with the City and interested parties, Staff requested an extension of time for 
Commission·review. At the June 9, 1998 meeting, the Commission extended the time to 
act on this Amendment until March 20, 1999. This Amendment was then scheduled for 
the August 11, 1998 Commission meeting. On July 17, 1998, the City requested that the 
Amendment be postponed from the Commission's August meeting to allow time to · 
consider the Staffs draft suggested modifications. As a result, the Amendment was 
continued to the Commission's October, 1998 meeting. Representatives of the City of 
Port Hueneme, United States Fish and Wildlife Service and Commission Staff have 
discussed the proposed Amendment and reached an informal agreement on the 
Suggested Modifications included in this report. This Amendment must be acted on by 
the Commission before March 6, 1999. 

SUMMARY OF STAFF RECOMMENDATION 

Staff recommends that the Commission, after a public hearing, deny the amendment to 
the Land Use Plan, Zoning Ordinance, and Land Use and Zoning Maps as submitted, 
and then approve the Amendment with suggested modifications. The modifications are. 
necessary as the Land Use Plan Amendment, as submitted, is not consistent with 
Chapter 3 policies of the Coastal Act and the Zoning Ordinance and Maps, as submitted, 
are not adequate to carry out the Land Use Plan. The recommended Motions and 
Resolutions are provided on pages three (3) through five (5) of this report. 

Staff recommends suggested modifications to the Land Use Plan to provide for 
Resource Protection Zone Overlay and Policies and suggested modifications to the 
Zoning Ordinance to delete portions of recreational project proposed in the Hueneme 
Beach Master Plan. Regarding the Land Use Plan and Map, the suggested 
modifications define and locate environmentally sensitive habitats, discuss planning 
issues, establish a Resource Conservation Zone Overlay and Resource Protection Zone 
Policies, identify specific habitat types, and revise the Coastal Zone Land Use 
Development Policy Matrix. Regarding the Zoning Ordinance, the suggested 
modifications modify the Hueneme Beach Master Plan to delete the proposed 
conceptual recreational uses and projects located within the recommended Resource 
Conservation Zone Overlay, require coastal developments located within the 
Commission's appeals jurisdiction to be appealable to the Commission, and add a 
definition of emergency to the list of definitions. These recommended suggested 
modifications are found on pages six (6) through eleven (11 ), 

• 
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• ADDITIONAL INFORMATION 

For further information about this report or the amendment process, contact James 
Johnson at the Coastal Commission, 89 South California Street, Second Floor, Ventura, 
CA 93001, or 805-641-0142. 

PROCEDURAL REQUIREMENTS 

Pursuant to Section 13551 (b) of the California Code of Regulations, the City resolution 
for submittal must indicate whether the Local Coastal Program Amendment 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 Sections 30512, 30513, and 30519. If the Commission approves this 
amendment proposal, as submitted, the City of Port Hueneme must act to accept the 
Commission's action before the Amendment will be effective. Further, consistent with 
the requirements of Section 13544, the Executive Director's determination that the City's 
action is legally adequate, must also be fulfilled. 

I. STAFF RECOMMENDATION 

A RESOLUTION I (Deny Certification of the Land Use Plan Amendment No. 1-98, as 
• submitted) 

• 

Motion I. 

"I move that the Commission certify the Land Use Plan Amendment No. 1-98 to the 
City of Port Hueneme LCP as submitted." 

Staff recommends a NQ vote on Motion I and the adoption of the following resolution of 
certification and related findings. An affirmative vote by a majority of the appointed 
Commissioners is needed to pass the motion. 

Resolution I 

The Commission hereby Denies Certification of the Land Use Plan Amendment No. 1-98 
to the City of Port Hueneme Local Coastal Program as submitted and finds for the 
reasons discussed below that the Land Use Plan Amendment does not meet the 
requirements of and is not in conformity with the policies of Chapter 3 (commencing with 
Section 30200) of the California Coastal Act to the extent necessary to achieve the basic 
state goals specified in Section 30001.5 of the Coastal Act, and that the certification of 
the amendment does not meet the requirements of Sections 21 080.5(d)(2)(A) of the 
California Environmental Quality Act, as there are further feasible mitigation measures or 
feasible alternatives which could substantially lessen significant adverse effects to the 
environment. 
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B. RESOLUTION II (Approve certification of the LCP Land Use Plan Amendment No. 1- • 
98, if modified as suggested) 

Motion II 

"I move that the Commission certify Land Use Plan Amendment No. 1-98 to the 
City of Port Hueneme ·LCP, if modified, as suggested." 

Staff Recommendation 

Staff recommends a .Y.E.S vote on Motion II and adoption of the following resolution of 
certification and related findings. An Affirmative vote by a majority of the appointed 
Commissioners is needed to pass the motion. 

Resolution II 

The Commission hereby Certifies the Land Use Plan Amendment No. 1-98 to the City of 
Port Hueneme LCP and finds for the reasons discussed below that the amendment, if 
modified as suggested, meets the requirements of and is in conformity with the policies 
of Chapter 3 {commencing with Section 30200) of the California Coastal Act to the extent 
necessary to achieve the basic goals specified in Section 30001.5 of the Coastal Act. 
The Land Use Plan amendment, if modified, is consistent with applicable decisions of • 
the Commission that guide local government actions pursuant to Section 30625 of the 
Coastal Act, and approval of the amendment as modified will meet the requirements of 
Section 210080.5(d}(2){A) of the California Environmental Quality Act, as there are no 
further feasible mitigation measures or feasible alternatives which would substantially 
lessen significant adverse effects on the environment. The Commission further finds that 
if the local government adopts and transmits its revisions to the amendment to the Land 
Use Plan in confonnity with the suggested modifications, then the Executive Director 
shall so notify the Commission. 

C. RESOLUTION Ill (Deny certification of the LCP Implementation Plan Amendment No. 
1-98, as submitted) 

Motion Ill 

"I move that the Commission Reject the Implementation Plan Amendment No. 1-98 
to the City of Port Hueneme LCP as submitted ... 

Staff Recommendation 

Staff recommends a .Y.E.S vote, on Motion Ill and the adoption of the following resolution 
to reject certification and related findings. An affirmative vote by a majority of the • 
Commissioners present is needed to pass the motion. 
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The Commission hereby Rejects Amendment No. 1-98 to the Implementation Plan of the 
City of Port Hueneme LCP as submitted on the grounds that the amendment to the Local 
Coastal Program Zoning Ordinance does not conform to and is net adequate to carry out 
the provisions of the LCP Land Use Plan as certified. There are feasible alternatives or 
mitigation measures available which would substantially lessen any significant effects 
which the approval of the Implementation Plan amendment as submitted will have on the 
environment. 

D. RESOLUTION IV (Approve certification of LCP Implementation Plan Amendment No. 
1-98, if modified as suggested.) 

Motion IV 

"I move that the Commission Certify the Implementation Plan Amendment No. 1-98 
to the City of Port Hueneme LCP, if modified in conformity with the suggested 
modifications set forth in this staff report." 

Staff Recommendation 

Staff recommends a YES vote, on Motion IV which would result in the adoption of the 
following resolution of certification and related findings. An affirmative vote of a majority 
of the Commissioners present is needed to pass the motion. 

Resolution IV 

The Commission hereby Certifies Amendment No. 1-98 to the lmptementation Plan of 
the City of Port Hueneme LCP, if modified, on the grounds that the amendment to the 
Local Coastal Program Zoning Ordinance conforms to and is adequate to carry out the 
provisions of the LCP Land Use Plan as certified. As modified, there are no feasible 
alternatives or mitigation measures available which would substantially lessen any 
significant effects which the approval of the Implementation Plan amendment will have 
on the environment. 
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(Staff Note: Modifications adding new language are underlined; no strike outs of existing 
language are proposed.} 

1. MODIFICATION 1 

Add to Local Coastal Land Use Plan, Area A, Hueneme Beach Park, Exhibit 8, page 
40. 

ENVIRONMENTALLY SENSITIVE HABITAT AREA 

1. Definition and Location 

Many undeveloped areas of the coastal zone provide habitat for many species of 
animals and plants: the intent of the Coastal Act is to preserve and protect 
significant habitat resources. Pursuant to section 30107.5 of the Public 
Resources Code, an Environmentally Sensitive Habitat (ESHA) is defined as: 

• 

... any area in which plant or animal life or their habitats are either rare or 
especially valuable because of their special nature or role in an 
ecosystem and which could be easily disturbed or degraded by human • 
activities and developments. 

Habitats found in the City of Port Hueneme at the east end of Hueneme Beach 
Park include dune plant communities and rare and endangered species such as 
the least tern and snowy plover (as identified by the California Department of 
Fish and Game and United States Department of the Interior. Fish and Wildlife 
Service). 

Environmentally Sensitive Habitats are vulnerable to disturbances or destruction 
from human activities. Unrestricted access. recreational uses, and development 
pose the greatest threat to such habitats. 

2. Planning Issues 

Since the City of Port Hueneme's Local Coastal Program was certified by the 
Coastal Commission in 1984. certain protected species (including least terns and 
snowy plovers) have been observed or reported to be found at the east end of 
Hueneme Beach Park. Hueneme Beach Park. including the east end of the Park 
where these habitats and species have been observed. has been improved for 
public recreational purposes consistent with Coastal Development Permit No. 
179-33 and the 1972 Boundary Agreement between the City, State Lands • 
Commission, and various parties. In addition to· the fishing pier. shoreline 
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projects include completion of the main plaza of Hueneme Beach Park from 
Ventura Road to the easterly end of Oceanview Drive and construction of various 
thematic improvements at the southerly terminus of Ventura Road and a mini
park plaza at the southeast corner of Surfside Drive and Oceanview Drive. 
Potential impacts from these recreational uses include trampling or alteration of 
vegetative cover and disturbance of wildlife. These problems are primarily due 
to limited public awareness of habitat value and potential damage from these 
activities. Some potential impacts could be mitigated by proper management 
and maintenance of park areas and some control over types and locations of 
recreational activities. This area may also have potential for habitat restoration. 

3. Resource Conservation Zone Overlay 

The Land Use Plan includes a Resource Conservation Zone Overlay over the 
east portion of Hueneme Beach Park depicted geographically on Exhibit 17. The 
following provides a programmatic policy to help protect this area prior to any 
future development The Resource .Conservation Zone Overlay depicted on the 
Land Use Map may need modification in the fiJture as a dresult of the habitat 
study discussed below. 

4. Resource Protection Zone Policies 

a. Future Development Projects 

Prior to issuance of a coastal development permit by the City within the 
Resource Conservation Zone Overlay area. the proposed coastal development 
shall be found in conformity with applicable habitat protection policies of the 
Land Use Plan. In order to determine project conformity. the City shall cause 
completion of a habitat study of the Resource Conservation Zone Overlay Q:y_a 
qualified biologist or resource ecologist The study shall encompass. at a 
minimum. the area located between Parking Lot B and the "J" Street Canal and 
the Resource Conservation Zone Overlay. prior to the filing of any application for 
a coastal development permit. except for Special Use Permits. The qualified 
biologist or resource ecologist shall be selected by the Port Hueneme City 
Manager in consultation with United States Department of Interior Fish and 
Wildlife Service. the Coastal Commission Executive Director. and California 
Department of Fish and Game. The scope of work. methodology. period of time 
to be studied. and results of the study shall be submitted for review and 
comment by the participating parties listed above. Thereafter. the final 
recommendations of the habitat study shall be submitted by the City as an LCP 
amendment to the Coastal Commission for certification and incorporation into the 
City's Local Coastal Program prior to the issuance of the coastal development 
permit. 
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The study shall determine East Hueneme Beach Park's significance 
relative to Coastal Act definitions and resource protection policie-s 
concerning Environmentally Sensitive Habitat Areas (ESHA) and buffer 
areas. and potential for habitat restoration. The habitat study shall make 
recommendations necessary to protect any ESHA from significant 
adverse impacts. Such recommendations shall include but not be limited 
to: (1) the specific location of any ESHA, as defined by Public Resources 
Code Section 30107.5. that shall be protected; {2) buffer areas to protect 
identified ESHA; and (3) the following limitations appropriate for activities 
within identified ESHA and ESHA buffer areas: (a) restrictions and 
possible seasonal closures related to public access and recreation: (b) 
appropriate signage and fencing: (c) appropriate public viewing areas and 
interpretive displays: (d) specification of the intensity and location of such 
uses: and. (e) delineation of areas and identification of conceptual 
proposals for potential habitat restoration, enhancement, and their funding 
sources. 

Once the habitat study is completed, subsequent applicants for coastal 
development permits in the Resource Conservation Zone Overlay area 
may be required to update the habitat study consistent with the 
parameters listed above. 

b. Temporary Development or Special Use Permit Projects 

All temporary development projects or Special Use Permits issued for coastal 
development within Hueneme Beach Park (Coastal Zone Subarea A) shall be 
conditioned to identity potential sensitive resources within the Resource 
Conservation Zone Overlay and downcoast Ormond Beach areas and to prohibit 
participants and the public from traversing or otherwise disturbing dune areas 
within the Resource Conservation Zone Overlay. Applicable habitat protection 
policies resulting from the habitat study recommendations described in Section 
4(a), above. shall be incorporated as conditions of approval for temporary 
development projects or Special. Use Permits within Hueneme Beach Park. 
Special Uses or temporary developments within Hueneme Beach Park shall be 
focused west of Parking Lot C. Parking Lot C may be used for uses subordinate 
and ancillary to the special uses or temporary development activity. limited 
overnight recreational vehicle use, and other parking events. 

c. Resource Conservation Zone Signage 

The City, after consultation with the United States Department of Interior Fish 
and Wildlife Service and/or California Department of Fish and Game. shall post 

i 

• 

• 

• 
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appropriate signs along the existing pedestrian walkways located between 
Parking Lot B and Surfside Ill adjacent to the Resource Conservation Zone to 
inform the public as to the sensitivity of the area. Said signage shall not prohibit 
public access to or along the beach strand. 

5. Specific Habitat Types 

Habitats found at the beach and policies protecting these habitats are listed 
below. These policies are in addition to existing State and Federal regulations 
which protect species of plants and animals and their habitats. 

a. Sand Dunes 

Dunes are distinct and sensitive ecosystems that contain certain rare. 
endangered. protected. or unusual plant and animal species. Dune land forms 
serve an important function in protecting inland areas from storm damage and 
erosion. This highly specialized habitat is extremely unstable due to the 
interaction among surf. wind. and sand conditions. Sparse. highly adapted 
vegetation provides the only stabilization for sand movement. The small number 
of undisturbed dune areas in Southern California make many of the dune 
species uncommon. rare. or endangered. The principal threats to dune habitats 
are land uses or recreational activities which result in removal of the vegetation 
which stabilizes the sand. Public access. recreation. and off-road vehicle use 
may contribute to degradation of the dune resources unless adequately 
controlled. 

i. Sand Dune Protection Policy 

Due to State-wide significance. Southern foredune and backdune habitats within 
the Resource Conservation Zone Overlay shall be preserved and protected. 
Disturbance or destruction of any Southern foredune or backdune vegetation 
shall be prohibited. The cleaning of debris within Southern foredune and 
backdunes may be done by hand. but not with the use of mechanized 
equipment. Cleaning of debris in said dune areas should not occur between April 
1 through August 30 unless accomplished in consultation with either the U.S. 
Department of Interior Fish and Wildlife Service or California Department of Fish 
and Game. All non-authorized motor and non-motorized vehicles shall be 
banned within the Resource Conservation Zone Overlay's coastal strand and 
dune areas. 

ii. Sand Dune Land Use Policy 

Proposed scientific and educational uses, and limited, well defined public access 
routes shall be allowed within the Resource Conservation Zone Overlay sand 
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dunes with appropriate mitigation. The City shall allow access to the dune areas • 
consistent with the regulations of the United States Department of Interior Fish 
and Wildlife Service and/or California Department of Fish and Game between 
April 1 through August 30 to protect critical plant life habitat or rare and 
endangered wildlife that occupies the habitat during nesting and breeding 
seasons. 

b. "J" Street Canal 

The west bank of the "J" Street Canal may have eroded and encroached into 
Hueneme Beach Park. All diking, dredging, and filling activities that may occur 
along the western bank of the "J" Street Canal in the City of Port Hueneme shall 
conform to the provisions of Sections 30233 and 30607.1 of the Coastal Act to 
address the mar-ine environment, riparian habitat and adjacent wetlands, In 
addition. a buffer strip, a minimum of one-hundred feet (1 00') in width shall be 
maintained from the "J" Street Canal wherein no permanent structures shall be 
permitted except structures of minor nature, such as, fences, interpretive signs or 
viewing platforms. and existing unpaved access roads. 

B. SUGGESTED MODIFICATION FOR LAND USE PLAN MAP 

MODIFICATION 2 

Revise Land Use Plan Map 

The City shall establish a Resource Conservation Zone Overlay on the Land Use 
Plan Map as identified on Exhibit 17 

C. SUGGESTED MODIFICATION FOR POLICY MATRIX 

MODIFICATION 3 

Add to Local Coastal Land Use Plan, Area A, Hueneme Beach Park, Exhibit 
8, page 39.2. 

The City shall revise Table 1, Coastal Zone Land Use Development Policy Matrix 
by adding an indicating circle for Area A Hueneme Beach in the Coastal Zone 
Policy category for Environmentally Sensitive Habitat Areas. 

D. SUGGESTED MODIFICATIONS TO ZONING ORDINANCE 

MODIFICATION 4 

Revise Hueneme Beach Master Plan, Zoning Ordinance 

• 

• 
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The City shall revise Hueneme Beach Master Plan to delete proposed 
conceptual recreational projects and uses within the Resource Conservation 
Zone Overlay. 

MODIFICATION 5 

Revise Certified Zoning Ordinance page 298. 

The City shall revise Section 10356(B)(1) of the City's Zoning Ordinance, 
Coastal Development to read: 

1. Appealable Developments. Coastal developments constituting any of the 
following: 

a. Projects, consisting of those defined in Sections 1 0355(A)(1 ). (2), 
Q1 10356(B)(5)(a) and 10356(B)(5)(e), involving property located in an area 
within which the Coastal Commission retains appeal jurisdiction as set forth on 
the Post Certification Permit and Appeal Jurisdiction Map referenced in Section 
1 0356(A); or 

• MODIFICATION 6 

• 

Add to Certified Zoning Ordinance page 238. 

The City shall add a definition of "Emergency" to Part B definitions, Section 
10020 et al of the City's Zoning Ordinance. 

Emergency 

An "Emergency" means a sudden unexpected occurrence demanding immediate 
action to prevent or mitigate loss or damage to life. health. property, or essential 
pubic services. 

Ill. RECOMMENDED FINDINGS 

A. STANDARD OF REVIEW AND PUBLIC PARTICIPATION 

The follovving findings support the Commission's denial of the LCP Amendment as 
submitted and approval with suggested modifications. The standard of review for the 
proposed amendment to the certified Land Use Plan {LUP), pursuant to Section 
30512(c) of the Coastal Act, is that the proposed amendment is in conformance with the 
Chapter 3 policies of the Coastal Act and will have no significant. effect on the 
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environment. The standard of review for the proposed amendment to the • 
Implementation Plan, pursuant to Section 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 Port Hueneme Local Coastal 
Program. 

Coastal Act Section 30503 requires public input in preparing, approving, certifying and 
amending any Local Coastal Program. On August 6, 1997, the City held a public 
hearing and adopted similar changes to the City's certified LCP submitted as 
Amendment No. 1-97 that were substantially similar in substance to this LCP 
Amendment No. 1-98. The section of LCP Amendment No. 1-97 that proposed to 
include a Resource Protection Area was eliminated in LCP Amendment No. 1-98 (Exhibit 
18). Notice of LCP Amendment No. 1-97 was duly given consistent with Section 13515 
of the Commission's Regulations. LCP Amendment No. 1-97 was withdrawn by the City 
on February 18, 1998. The City Council of Port Hueneme held a hearing on March 4, 
1998 and adopted the proposed changes to the City's certified LCP submitted as 
Amendment No. 1-98 on March 6, 1998. The City also established a General Plan 
Advisory Committee to assist the City· in preparing this amendment. As a result of the 
combined 1997 and 1998 hearings on the Amendments, the local hearings were duly 
noticed to the public consistent with Sections 13551 and 13552 of the California Code of 
Regulations which require that notice of availability of the draft LCP amendment be 
made available six (6) weeks prior to final local action. Notice of the subject amendment • 
has been distributed to all known interested parties. 

The Commission hereby finds and declares as follows: 

B. Amendment Background and Description 

1. Background and Location 

The City of Port Hueneme ("City") is located at the southwest corner of Ventura County 
between the Pacific Ocean and is surrounded by the City of Oxnard. The Port of 
Hueneme, the United States Naval Construqtion Battalion Center (NCBC), and the 
Oxnard Harbor District are within the municipal boundaries of the City. The Oxnard 
Harbor District has a certified Port Master Plan and is located along the eastern side of 
Hueneme harbor. The Port of Hueneme, located in the vicinity of the Hueneme Harbor, 
and the NCBC located to the north of the harbor are federal Navy lands. The majority of 
the City of Port Hueneme is located to the east of the harbor area and a smaller area is 
located to the north of the NCBC. The City's ocean front includes Hueneme Beach Park 
and Pier. Hueneme Beach Park is located between the Oxnard Harbor District and the 
entrance to the Port of Hueneme, on the west, to the 'J' Street Canal and the City of 
Oxnard, on the east. The City of Oxnard surrounds the City of Port Hueneme; the 'J' 
Street Canal has historically been entirely located within the City of Oxnard. (Exhibits 1 - • 
4 and 17) The coastal zone boundary bisects the City diagonally nearly in half along a 
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general line leading northwest to southeast. For purposes of the Commission's review, 
only the portion of the City located within the coastal zone will be considered in this 
report. (Exhibit 3) 

The City of Port Hueneme Local Coastal Program (LCP) has been fully certified since 
July 24, 1984 and the City assumed coastal permit authority on November 29, 1984. 
The certified LCP addressed applicable Coastal Policies and a mix of land uses located 
within eleven (11) Subareas. The permitted land uses include: Recreation, Residential, 
Parks/Open Space, Commercial and Visitor Serving, Coastal Related and Coastal 
Dependent Industrial, and Public Facilities. The City LCP does not address the federal 
land at the NCBC. Although the LCP addresses the port area of the Port of Hueneme, 
Oxnard Harbor District, the City does not have coastal permit authority over Oxnard 
Harbor District lands. A separate Commission certified Port Master Plan is administered 
by the Oxnard Harbor District. 

The City of Port Hueneme is nearly a fully built-out city of about four and one-half square 
miles; it is a predominantly residential community ..of about 22,254 residents. Only about 
five percent of developable land, vacant or partially vacant, remains in the City, except 
for the land within the military base and the Oxnard Harbor District. · The Naval 
Construction Battalion Center base comprises more than half of the land within the City's 
municipal boundaries . 

2. Amendment Description Summary 

The City of Port Hueneme submitted Local Coastal Program ("LCP") Amendment No. 1-
98 in part on March 6, 1998 and March 12, 1998. The submittal was deemed complete 
and filed on March 20, 1998. 

Prior to the submittal of this amendment, the City of Port Hueneme had submitted LCP 
Amendment No. 1-97 on August 12, 1997. The submittal was deemed complete and 
filed on August 25, 1997. Amendment No. 1-98, as the City's proposed. Local CoastGII 
Program Update, is similar to the former Amendment No. 1-97. The City, however, 
withdrew Amendment No. 1-97 on February 23, 1998 from further Commission 
consideration after Staff discussions regarding recommended suggested modifications. 

The above Amendment No. 1-98, now before the Commission, incorporates most of the 
Staffs suggested modifications recommended for LCP Amendment No. 1-97. However, 
certain controversial aspects of LCP Amendment No. 1-97 are not directly included in 
proposed LCP Amendment No. 1-98 now before the Commission. These controversial 
provisions of LCP Amendment No. 1-97 related to the then proposed environmentally 
sensitive habitat area (ESHA) policies and the Resource Protection designated area at 
the east end of Hueneme Beach Park 
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The City has updated their Local Coastal Program, which is the subject of this • 
amendment, as part of the City's General Plan Update (in process since 1992). The 
intent of the General Plan and Local Coastal Program Updates are to establish 
development policies for the City ·over the next twenty years or to the year 2015. The 
LCP Update includes incremental changes to land use designations from the 
Commission certified LCP, establishes limits for commercial development, a 
comprehensive update of Plan goals and policies, and revises or updates numerous 
other sections including miscellaneous text clarifications. The Commission's review 
focuses on only that portion of the City's General Plan Update within the coastal zone, 
known as the Local Coastal Program. (Exhibits 3- 4) 

The City's objective for this LCP Amendment, as noted in the Final Environmental Impact 
Report, is to update the 1984 Coastal Commission certified LCP with regard to 
information and language in a manner comprehensive enough to achieve identified goals 
and objectives "to protect, maintain, and where feasible, enhance and restore" the 
coastal zone. 

To meet these goals, this LCP amendment includes policies targeting future growth for 
vacant or underdeveloped parcels, by focusing on visitor serving and retail development, 
promoting tourism and a creative use of the beach and harbor, providing housing for 
family ownership and for seniors, and improving accessibility from the regional freeway 
and highway system. 

The City's LCP divides the Coastal Zone into eleven {11) Subareas known as: Area A-
Area K. (Exhibit 4) The Amendment focuses on 21 of 23 key development sites, located 
within the coastal zone; only a few sites are vacant while many sites could be 
redeveloped. The two sites located outside the coastal zone (sites 7 and 18) are not 
subject to this Amendment (Exhibits 4 and 5). The development potential anticipated to 
occur under the Local Coastal Program will result in a modest level of development and 
growth in the City over the next 20 years. The City expects that future growth will be of a 
manageable level that can be supported by the existing and anticipated infrastructure. 
Citywide approximately 317 housing units, 326,000 sq. ft. of commercial facilities, 
419,000 sq. ft. of light industrial and 566,000 sq. ft. of port-related facilities may be 
added to existing development on 23 key development sites. {It's important to note that 
21 of these total 23 development sites are located in the coastal zone.) By comparison, 
the existing General Plan allows approximately 126 housing units, 419,000 sq. ft. of 
commercial facilities, and 419,000 sq. ft. of industrial facilities. These changes represent 
annual growth rates as follows: 0.2% for residential, 1.8% for commercial, and more than 
double for light industrial/port related land uses. As a result of this Amendment, the 
number of potential residential units is increased, the square footage of potential 
commercial facilities is decreased, while the potential port related/industrial square 
footage is substantially increased. 

• 

• 
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The specific changes to the LCP include the following items. For ease of reference, the 
updated LCP has been divided into three Sections. Section I contains a new table of 
contents, new figures, new tables, and revised language to reflect current conditions, 
history, relationships, and processes. Section II contains the updated Land Use· 
Program which adds numerous Chapter 3 policies of the Coastal Act to those now in the 
existing LCP; it also adds specific language of certain Coastal Act policies currently listed 
by policy group in the certified Local Coastal Program. The second part of Section II 
includes a discussion of each Subarea relative to existing land use and General Plan 
Land Use as noted in Exhibit 8, pages 22 to 36. The third part of Section II includes the 
important Local Coastal Land Use Plan as noted in Exhibit 8, pages 37 to 54. The 
updated Section II also includes a discussion of relevant Coastal Act policies, updates 
the discussion on existing conditions within ten of the City's existing eleven (11) coastal 
Subareas (the City proposes no update to Area A Hueneme Beach Park), includes the 
potential for future development, provides specific land use development policies for 
some of the coastal Subareas; and amends the land use map to reflect the updated 
Land Use Plan. 

Revisions to the City's Land Use Map (Exhibit 6) are designed to conform the land use 
designations of both the LCP and General Plan. Changes to the LCP text and Land lJse 
Map include creating Low, Medium, and High Density Residential, Mixed Use, and 
Industry land use designations. Further changes include eliminating Coastal Related 
Industry and Coastal Dependent Industry land uses designations or policy categories . 
Port Related and Industrial Uses are proposed to replace the Coastal Related Industry 
and Coastal Dependent Industry designations as discussed below. 

The City submitted on May 14, 1998, an addendum to the Land Use Plan. The 
addendum was the result of Staff discussions to clarify and delete certain minor portions 
of the LCP amendment submitted as Amendment No. 1-98. The LCP land Use Plan, 
Exhibit 8, should be reviewed with this addendum letter to accurately reflect the City's 
LCP Amendment submittal for Commission action. This LCP amendment addendum 
letter is included as Exhibit 14. 

3. Consistency with Coastal Act - Land Use Plan Amendment 

The proposed amendment to the certified City of Port Hueneme Land Use Plan raises a 
number of issues regarding environmentally sensitive habitat areas, public service 
capacity, priority land uses including visitor serving commercial, coastal access and 
recreation, and coastal dependent and coastal related land uses. The proposed 
amendment proposes no substantive · changes to Area A, Hueneme Beach Park. 
However, the LUP policy groups addressing environmentally sensitive habitat areas 
{ESHA) and diking, dredging, and filling and shoreline structures are proposed to be 
changed. The relevant coastal issues are discussed below as findings for Resolutions I 
and II. 
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The standard of review for an amendment to a certified Land Use Plan is that the • 
amendment meets the requirements of, and is in conformity with the policies of Chapter 
3 of the Coastal Act, to the extent necessary to achieve the basic goals specified in 
Section 30625(c) of the Coastal Act. 

a. Environmentally Sensitive Habitat Areas 

PRC Section 30107.5 states: 

"Environmentally sensitive area" means any area in which plant or animal life or their 
habitats are either rare or especially valuable because of their special nature or role 
in an ecosystem and which could be easily disturbed or degraded by human 
activities and developments. 

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. 

The Coastal Act also includes policies providing protection for environmentally sensitive 
habitat areas. Two standards are included which address development both in and 
adjacent to these areas. Section 30240 of the Coastal Act states: 

(a) Environmentally sensitive habitat areas shall be protected against any significant 
disruption of habitat values, and only uses dependent on such resources shall be 
allowed within such areas. (emphasis added) 

(b) Development in areas adjacent to environmentally sensitive habitat areas and 
parks and recreation areas shall be sited and designed to prevent impacts which 
would significantly degrade such areas, and shall be compatible with the 
continuance of such habitat areas. (emphasis added) 

The Commission generally considers wetlands, estuaries, streams, riparian habitats, 
lakes and portions of open coastal waters to be environmentally sensitive habitat areas 
because of the especially valuable role these areas play in maintaining natural ecological 
functions. These areas are easily degraded by human disturbance and much of the 
wetland and estuary habitat, as example, (over 90 percent) has been lost throughout • 
coastal California. The Commission has developed general criteria for reviewing 
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development adjacent to environmentally sensitive habitat areas. The key standard, as 
required by PRC Section 30240(a), being the extent to which the proposed development 
maintains the functional capacity of such areas. 

Maintaining the functional capacity of an environmentally sensitive habitat area is 
important. Functional capacity means the ability of a system to be self-sustaining and to 
maintain natural species diversity (i.e., species composition, richness, and relative 
abundance). The type of any future development, the particulars of its design, location 
in relation to the habitat area, and other relevant factors all affect the determination of 
the functional capacity. 

In order to establish that the functional capacity is being maintained, the Commission 
has applied certain criteria, particularly to wetland habitats, which serve as indicators of 
healthy self-sustaining systems. Specifically, any future projects must be found to: (1) 
not alter presently occurring plant and animal populations in the ecosystem in a manner 
that would impair the long-term stability of the ecosystem (i.e., the natural species 
diversity, abundance and composition are essentially unchanged as a result of the 
project); (2) that the project does not harm a species or habitat that is rare or 
endangered; (3) that the project does not harm a species or habitat that· is essential to 
the natural biological functioning of a particular sensitive habitat; and {4) that the project 
does not significantly reduce consumptive (e.g., fishing, aquaculture, and hunting) or 
non-consumptive (e.g., water quality and research opportunity) values of the ecosystem. 

1. Background 

The Commission has previously determined that a portion of the Hueneme Beach Park 
at the eastern end is ESHA during the review of LCP Amendment No. 1-94 in 1994; 
however, this amendment was not accepted· by the City nor certified into their LCP. The 
Commission acted twice on this amendment, first in September 1994 and on a 
resubmitted amendment in November 1994. The Commission's first action in September 
1994 to deny and then approve with suggested modifications was never adopted by the 
City. The Commission's second action in November 1994 to deny and approve with 
suggested modifications was adopted by the City and certified into the LCP. However, in 
January 1995 a newly elected Council majority asked the Commission to rescind the 
certification pursuant to a settlement of litigation. As a result, the Commission did not 
certify the City's LCP to include the formerly proposed RV Resort land use, a mitigation 
program, nor designate ESHA at the east end of Hueneme Beach Park. Therefore, the 
existing certified Local Coastal Program does not designate ESHA or provide for any 
special protection for habitats located at the east end of Hueneme Beach Park. In fact, a 
conceptual plan for various recreational developments are included in the zoning 
ordinance, which carries out the Park I Open Space land use designation. This 
Hueneme Beach Park Master Plan was certified by the Commission in 1984 as part of 
the original certification of the LCP (Exhibit 27) . 



City of Port Hueneme LCP Amendment No.1-98 
LCP Update 

2. City Proposed LCP Amendment Change 

Page 18 

The certified LCP includes the Coastal Act policy for Environmentally Sensitive Habitat 
Areas by reference in Section II: Land Use Program. The LCP (page 11, Exhibit 8) 
identifies a number of Coastal Policies by title including ESHA. The discussion in this 
section states that the LCP for the City of Port Hueneme must conform to the policies of 
the California Coastal Act, which are organized into 14 groups as shown. The LCP goes 
on to state that of these 14 policy groups, ESHA, among others "are not relevant to the 
City of Port Hueneme (page 12, Exhibit 8). In effect, the City's LCP confirmed that there 
was no ESHA within the City in 1984, when the Commission certified the LCP. 

The City now proposes to amend the LCP to add the specific policy language of the 
Coastal Act Section 30240 in a section titled: Environmentally Sensitive Habitat Areas. 
In addition, the City proposes to delete the discussion language stating that ESHA as a 
policy group is not relevant to the City of Port Hueneme. In effect, the City's amendment 
is now confirming that the ESHA policy is relevant to the City, rather than stating that this 
policy is notrelevant to the City. 

• 

In addition, the policy group in this Land Use Section addressing diking, dredging, and 
filling and shoreline structures is proposed to be changed. The City proposes to 
separate this policy into two policy groups. Diking, dredging, and filling is proposed to be 
separated from shoreline structures (page 11, Exhibit 8). Shoreline structures is then • 
proposed to be joined with flood control as a policy group. However, the sections which 
summarize applicable Coastal Act policies concerning these groups are listed slightly 
differently (pages 13 - 20). Flood control is listed within the policy group titled as Water 
and Marine Resources. Coastal Act Section 30236 addresses flood control and is joined 
in this section with Coastal Act Sections 30230 and 30231 which address marine 
resources and the biological productivity and quality of coastal waters. As a policy 
group, diking, dredging, filling and shoreline structures are joined together with the 
language of Coastal Act Section 30233. Shoreline structure, as a policy group, is also 
described within the language of Coastal Act Section 30235. This policy group does not 
include flood control with shoreline structures proposed as a policy group. 

Although there appears to be some confusion regarding the policy group titles, it is 
important to recognize that the City is proposing to add specific policy language to 
further describe how these policy groups will be carried out in the Land Use Plan. 
Specifjc policy language is added that addresses: Water and Marine Resources (Coastal 
Act Sections 30230, 30231, and 30236); Diking Dredging, Filling and Shoreline 
Structures (Coastal Act Sections 30233); Commercial Fishing and Recreation Boating 
(Coastal Act Sections 30224, 30234, and 30255); Shoreline Structure (Coastal Act 
Section 30235); Environmentally Sensitive Habitat Areas (Coastal Act Section 30240); 
Agriculture {Coastal Act Section 30241 ); Soil Resources (Coastal Act Section 30243); 
Archaeological or Paleontological Resources (Coastal Act Section 30244); Locating and. 
Planning New Development (Coastal Act Sections 30250, 30252, and 30253); Coastal 
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Visual Resources and Special Communities (Coastal Act Sections 30251 and 30253); 
Hazard Areas (Coastal Act Section 30253); Public Works (Coastal Act Section 30254); 
Industrial Development and Energy Facilities {Coastal Act Sections 30255 and 30260; 
and Housing (California Government Code Article 10.7, Section 65590). 

The City proposes no substantive changes to land uses or discussion within the section 
addressing Area A: Hueneme Beach Park, the area within the City where ESHA may be 
located. The only changes proposed regarding this area include relocating the title of 
Area A, clarifying the size of the Park, and deleting a portion of footnote number 2. 
(Exhibit 8, page 23). 

For informational purposes only, it is important to point out that the City's LCP 
Amendment number 1-97, now withdrawn and not before the Commission, proposed to 
add a Resource Protection Zone and new ESHA policies addressing Hueneme Beach 
Park, in Area A. Exhibit 18 identifies this previous amendment proposal for information 
purposes only. 

3. Hueneme Beach Park and Ormond Beach Site Characteristics 

The eastern and undeveloped portion of Hueneme Beach Park consists of coastal strand 
(beach), foredunes, backdunes, ruderal land (fill land), and the "J" Street Canal (Exhibit 
17). In the broader geographic context, this area is located within the western extension 
of the Ormond Beach wetland system, while the terminus of the "J" Street Canal forms a 
small estuary. The Ormond Beach system extends from the eastern portion of Hueneme 
Beach Park to the Ormond Beach electricity generating power plant. The Ormond 
system includes both wet habitats, such as fresh and saltwater marshes and mudflats, 
and support habitats, such as dunes, swales, upland transitional habitats, and sandy 
beaches. An illustration of the historic extent of the Ormond system is included in Exhibit 
19. The system has been altered significantly over time by direct filling of open water 
habitats, alteration of fresh water inputs, and by agricultural, residential and industrial 
development, and increased human uses and recreation resulting in a significant loss of 
primary wetland and upland transitional habitats. Exhibit 20 was based on a study for 
the South Central Regional Coastal Commission (Vogl, 1 980) which, based on earlier 
work by Jim Schuler of the Department of Fish and Game, delineated habitat types and 
classifications of salt marsh vegetation. Portions of the subject site were considered 
environmentally sensitive habitat together with the adjacent estuary sand dunes and 
beach. 

Today, the estuary system is formed by freshwater inputs from the Bubbling Springs 
Creek, "J" Street Canal, and Oxnard Drain, as well as from subsurface and marine 
sources. The estuary extends laterally along the beach from the eastern end of 
Hueneme Beach east to the Ormond Beach electric generating station. The estuary 
formation is ambulatory, depending on a number of factors including, freshwater input 
volumes, beach profile .and sand bar formation, and flood control maintenance practices. 
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During certain times of the year the western extension of the estuary is located • 
immediately south of the Parking Lot C and used by a variety of bird species for foraging, 
feeding, and roosting as discussed below. This western estuary formation is 
documented in aerial photographs taken on July 19, 1994, and a Staff site visit on 
February 27, 1998. 

4. Habitat Types 

The Ormond Beach system, including areas immediately adjacent to and within the 
subject site as described above, supports significant populations of plants and wildlife 
including resident and migratory birds, obligate (restricted) wetland and estuarine 
species, and coastal dune and strand species. For example, arctic, sub-arctic, and 
Great Plains birds, such as the Willets, Godwits, Whimbrels, Curlews, Phalaropes, Ring
necked Gulls, Common Terns and Forster's Terns make an annual migratory stop-over 
to the area. Southern species such as the Brown Pelican, Hermann's Gull, Caspian 
Tern, and Elegant Tern, American Avocet, and the Black Necked Stilt are also known to 
frequent the system in significant numbers, as well as numerous species of resident 
shorebirds such as sandpipers, plovers, and terns, gulls and coots. 

The eastern and undeveloped portion of Hueneme Beach Park includes the west bank .of 
the "J" Street Canal and possibly a portion of a wetland. The City of Port Hueneme 
boundary with the City of Oxnard is generally located along the west bank of the Canal. • 
However, due to bank erosion, it appears that a portion of the Canal is now located 
within the City of Port Hueneme. This issue will be further addressed in Suggested 
Modification 1 when the habitat study within the Resource Conservation Zone is 
completed pursuant to Policies 4.a., Resource Protection Policies, Future Development 
Projects, and S.b., Specific Habitat Types. 

Upland transitional habitats adjacent to wetland include natural types such as dunes, 
human-made types such as berms, a roadway, fill land, dredge spoils, and landscaped 
areas. The eastern portion of the Park also includes upland transitional habitat known 
as "ruderal" (i.e., disturbed, non-native habitat), and is located immediately west of the 
"J" Street Canal as well as north of the foredune and backdune areas. 

The majority of natural transitional habitats adjacent to wetlands in southern California 
have been highly disturbed due to the encroachment of various forms of development. 
Nevertheless, these habitats, even when disturbed and dominated by ruderal plant 
species, provide an important function in the maintenance of species diversity and 
richness in wetland and dune systems such as the eastern area of Hueneme Beach 
Park. 

During the Commission's review of a previous City LCP Amendment No. 1-94, for a 
proposed Recreational Vehicle Resort, the U.S. Fish and Wildlife Service, provided a • 
detailed review stating in a letter dated August 23, 1994 that: 
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The service believes that Ormond Beach, inclusive of the RV Resort and considered 
alone or together with Mugu lagoon, comprises a valuable and sensitive habitat 
complex... Although the ecological function of Ormond Beach has been affected by 
a number of past and current influences, this area remains one of the few coastal 
ecosystems that still supports a variety of interrelated habitat types, including 
surrounding uplands. 

Like many other Southern California wetland systems, agricultural, residential, 
commercial and industrial development have encroached into and eliminated much of 
the upland transitional habitat associated with the Ormond system. The diversity and 
richness of the species found in the Ormond Beach system is promoted by the 
availability of this habitat type. Species rely on a variety of different habitats, including 
upland transitional habitats adjacent to wetlands, in order to maintain their natural 
ecologic functions. Thus, the presence in the undeveloped area of eastern Hueneme 
Beach Park of an upland transitional habitat and. a number of different sensitive species, 
as noted below, denotes a significant use of that habitat. 

5. Sensitive Wildlife Species 

A number of Federally and/or State listed endangered or threatened species are known 
to occur throughout the Ormond Beach wetlands system including; the Tidewater Goby 
(Federally endangered), the California Brown Pelican (Federally and State endangered), 
American Peregrine Falcon (Federally and State endangered), Light Footed Clapper Rail 
(Federally and State endangered), California Least Tern (Federally and State 
endangered), the Belding's Savannah Sparrow (State endangered), the Western Snowy 
Plover (Federally threatened), and Saltmarsh Birds Beak (Federally and State 
endangered plant). 

Several studies on southern California wetland systems include descriptions and 
analysis on value of upland transitional habitats. For example, Ferren in Carpinteria Salt 
Marsh: Environment. History. and Botanical Resources of a Southern California Estuary 
notes that these habitats, after disturbance, go through a series of vegetation 
successions in which each phase provides different habitat functions. The function of 
these disturbed habitats to wetland systems vary to include different relationships 
including buffering sensitive habitats from adjacent development and providing forage, 
nesting, resting, and refuge habitat. Upland transitional habitats also play an important 
role in the maintenance of hydrologic and erosional processes on adjacent wetland 
habitats. The Baird report (December 1993) notes Belding's Savanna Sparrows foraging 
within the Baccharris (coyote bush) dominated backdune area. 

The Least Tern (Sterna albifrons brownii), the smallest North American member of the 
Tern family, arrives each spring to the west coast of California and Baja California to 
establish breeding colonies and raise young. (California Least Tern Census and Nestling 
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Survey, Atwood, Erickson, Kelley, and Unit, 1978) The Least Tern was once widespread. 
and common in coastal habitats, but has declined due to loss of nesting habitat, loss of 
feeding areas, and introduction of non-native predators such as the house cat, norway 
rat, and native species such as the common crow and ground squirrel. (Proposed 
Determination of Critical Habitat for the California Least Tern, U.S. Department of the 
Interior, 1979) 

The Ormond Beach area, inclusive of the estuary located adjacent to the eastern portion 
of Hueneme Beach Park, has been designated as critical habitat for the Least Tern by 
the U.S. Fish and Wildlife Service. Several nesting sites are found in the area. 
According to the California Department of Fish and Game and Kathy Keane, Least Tern 
Biologist during the review of former LCP Amendment Number 1-94, Ormond Beach was 
once the prime nesting site for the Least Tern in the Oxnard-Point Mugu area. Human 
disturbance and nest degradation has caused the Least Terns to move their major 
nesting area to Point Mugu, where the site is subject to washover during high tides. 
Washover during 1990 caused the Least Terns to return to Ormond beach. With a fence 
around the nest site, forty-two pairs were a,ble to produce approximately sixty fledglings 
during the nest season. 

More recent information on Least Tern breeding and fledgling success in the Ormond 
Beach/Port Hueneme area is being generated by the Department of Fish and Game and 
was to be available in late 1994. Preliminary estimates at that time suggested that there. 
had been a significant increase in the use of the area by Terns over successive years. 
This increase, it is assumed, may be in response to several factors as indicated above 
as well as the suspension of maintenance (i.e., dredging and estuary draining) activities 
previously undertaken by the Ventura County Flood Control District. Staff was unable to 
obtain any updated information from the California Department of Fish and Game 
(CDFG) during the review of this amendment (and the previous amendment LCP 
Amendment No. 1-97, now withdrawn). 

The proximity of the nesting area to the developed portions of Hueneme Beach Park 
make it susceptible to damage from humans, especially off-road vehicles and foot traffic. 
Least Terns, as well as Snowy Plover chicks, migrate to and huddle on darkened dune 
crests at twilight where their small size and cryptic coloration make them particularly 
prone to trampling by foot and vehicle tires. 

Least Terns have been commonly seen using both the "J" Street Canal and Bubbling 
Springs Canal for foraging and for roosting in the Bubbling Springs area, as identified in 
the City Supplemental Environmental Impact Report (SEIR) for the former RV Resort 
(Exhibit 21). The birds are commonly observed and photographed foraging and 
performing mating rituals in and above the "J" Street Canal as confirmed by CDFG 
biologists and prior Commission staff site visits. Reports indicate that foraging takes 
place during the spring and fall mi_grations, with groups of Terns catching small fish in the. 
Bubbling Springs Channel and "J" Street canal and other locations near the boundary of 
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Port Hueneme and Ormond Beach. According to Mark A. Holmgren, Currator, UCSB 
Vertebrate Museum, in a letter dated 13 July 1992 to Commission staff, daily foraging in 
the "J" Street Canal " .. .is tightly linked to both early season pair bonding between adults 
and parental care of offspring following nesting." (Exhibit 22). 

The presence of roosting as well as nesting sites is considered by the Department of 
Fish and Game and the U.S. Fish and Wildlife Service to be crucial for the species. 
Least Terns have been observed night roosting in the Bubbling Springs area, and the 
undeveloped eastern portion of Hueneme Beach Park. (Observation of Morgan Boucke, 
DFG, reported to staff in 1994.} Night roosting has also been observed during a site visit 
with Mark Holmgren by the United States Fish and Wildlife Service. AI Sanders, a local 
naturalist, has provided video and photographic images confirming reports that, 
commencing in late June 1994, Least Terns start appearing outside of the cordoned off 
nesting area in the City of Oxnard, often extending into the City of Port Hueneme along 
the beach strand and sand dune area. The same post-nesting season pattern appeared 
in 1991. Pre-nesting roosting has been observed and documented between 1·992 and 
1994 in the City of Port Hueneme. Sanders notes that: 

During migratory periods (early spring and late summer) groups of Least Terns 
gather on or immediately adjacent to the site (i.e., coastal strand) in what is known 
as a 'staging'. Staging occurs prior to dispersal to breeding sites or southward 
migration. ... The largest number of roosting terns appeared on May 20 and 21 
when a large group in excess of 150 least terns roosted approximately 50 to 1 00 
yards within the City of Port Hueneme. 

The Western Snowy Plover (Charandrius alexandrinus nivosus) was listed by the U.S. 
Fish and Wildlife Service as threatened in March 1993. The Snowy Plover was once an 
abundant breeder on beaches south of Point Conception. They are found on the beach 
east of the project site and seaward of the wetland that commences at the mouth of the 
"J" Street Canal. Plovers are know to nest in the foredune habitat at the eastern portion 
of Hueneme Beach Park (Baird, 1993) and throughout the dune areas within the Ormond 
Beach area, as identified in the City's SEIR for the former RV Resort (Exhibit 23). 

The Snowy Plover is smaller and paler than other plovers. It nests on a shell lined 
scrape on the beach. Plovers nest in the open so that avian and mammalian predators 
can be detected. The eggs are speckled and resemble the surrounding terrain. The 
chicks are precocial, walking within a few hours and feeding themselves within a day or 
so of hatch, but are small (about 6 grams) and cryptically colored (Lynne Stenzel and 
Gary Page, Point Reyes Bird Observatory, July 16, 1992 letter). When an adult 
perceives danger, it signals the chicks to crouch or run. The chicks are difficult to avoid 
because of their small size and camouflaged coloring. Often chicks crouch in vehicle 
tracks or footprints, making them vulnerable to being stepped on or driven over. For 
these reasons, the birds, nests, eggs, and chicks are difficult to see and subject to 
destruction. 
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The Horned Lark (Eremophila alpestria actia) is a State Species of Special Concern .• 
Two pair were present on the site between early June and 7 July 1992 (Holmgren, 
~-) and numerous individuals have been documented foraging in the disturbed 
upland transitional habitat within the proposed project footprint (Sanders video 1994). 
Holmgren, (personal communication 1994) and Lehman (1994) report that this spe.cies is 
very uncommon in coastal areas south of Point Conception due to loss of habitat 
resulting from development encroachment. Horned Larks today are found in agricultural 
areas, dirt fields, short grasslands and sand dunes. Reports indicate that the species 
has declined severely and today it is very uncommon to find coastal populations in 
excess of 15 individuals (Lehman 1994). 

While the species is commonly found in distuFbed habitats, it is unknown what particular 
microhabitat requirements are necessary to attract and support po_pulations of the birds 
(Holmgren, personal communication, 1994). The use by the Horned Lark of the upland 
habitat within the ruderal land should be considered significant as suitable habitat for the 
species has become increasingly rare. 

The Burrowing Owl (Speotyto cunicularia) frequents extensive dry or sparse grassland 
and agricultural areas. Ground Squirrel burrows are used for roosting and nesting 
(Lehman 1994). The species was once common throughout coastal California but today, 
due to the loss of grassland habitat, excessive rodent control, and the heavy use of • 
pesticides, Burrowing Owls are nearly extinct (Holmgren, personal communication 1994). 
The species has, however, been photographed on the site (Marilyn R. Chavez) arid the 
photos, one with the Surfside Ill condominium in the background, are included in the 
FEIR prepared for the former RV Resort project. 

Belding's Savannah Sparrow (Passerculus sandwichensis belding) is a State listed 
endangered species. The bird has been observed on and near the subject site. (Baird 
1993) The Ormond Beach vicinity has been found to hold 5 to 7 pair (Holmgren 1992). 
Belding Savanna Sparrows are found in saltmarsh and nest exclusively in salicornia 
(pickleweed) vegetation. The birds frequently forage in upland areas near their nesting 
sites, as identified in the City's SEIR for the former RV Resort (Exhibit 24). 

Lehman (1994) notes that this species has declined significantly this past century due to 
habitat loss. For example, at the Carpinteria marsh, approximately 30 miles north of Port 
Hueneme, 100 pairs were known in 1973. By 1977 only 34 pairs were known in the 
same area. The species, dependent on forage cover available in upland transitional 
habitats such as found on the subject site will be impacted if the amendment, as 
proposed, is allowed to proceed. 

The United States Department of Interior Fish and Wildlife Service (USFWS) has 
reviewed the subject site as part of the former RV Resort (LCP Amendment No. 1-94) in • 
1994. In a letter dated August 23, 1994, USFWS stated that: 



• 

• 

• 

City of Port Hueneme LCP Amendment No. 1-98 
LCP Update 

Page 25 

The proposed RV Resort site (ruderal land and parking lot C), the adjacent beach 
and dunes, and the J Street canal are all part of a larger system that includes the 
beaches, dunes, wetlands, and surrounding uplands of Ormond Beach and Mugu 
Lagoon. The Service believes that Ormond Beach, inclusive of the RV Resort site 
and considered alone or together with Mugu lagoon, comprises a valuable and 
sensitive habitat complex. 

Nearly all of the coastal habitats along the Pacific Coast, and particularly in southern 
California, represented in the Ormond Beach system have either been directly 
eliminated by development and other land uses, or have been degraded by a variety 
of factors such as fragmentation, increased human disturbance, altered hydrology, 
diminished water quality, and invasions of non-native species. Although the 
ecological function of Ormond Beach has been affected by a number of past and 
current influences, this area remains one of the few coastal ecosystems that still 
supports a variety of interrelated habitat types, including surrounding uplands. 
Using imperiled species as an indicator of the value and sensitivity of this system, it 
is instructive to note that at least five species that are federally listed as threatened 
or endangered occur in the Ormond Beach area. Three of these species occur 
immediately adjacent to, or .use the habitats within, the RV Resort project site. 

USFWS further elaborates to conclude that a comprehensive multi-species conservation 
plan for the Ormond Beach area is needed: 

Assessing the ecological significance, function, and sensitivity of any small piece of 
this larger system, in absence of consideration of the whole system, is difficult and 
likely to be of limited biological validity. Similarly, identifying solutions to apparent 
conflicts between development and resource protection can be much more difficult, 
and the solutions are likely to be less satisfactory to all interests, when only small 
pieces of a larger system are considered. 

The Service believes that the identification of appropriate buffers, minimization of 
adverse impacts to biological resources, identification of meaningful mitigation 
measures, and development of appropriate management strategies would be best 
accomplished through development of a comprehensive multi-species conservation 
plan for the Ormond Beach area. This kind of coordinated planning holds the most 
promise for reconciling the needs of listed species and other sensitive biological 
resources with potential conflicts such as development, flood control, mosquito 
abatement, and recreational access. 

As part of the review of the previously withdrawn LCP Amendment No. 1-97, USFWS 
responded in a letter dated February 2, 1998 to a number of questions raised by Staff. 
The USFWS confirmed the general boundaries of the three habitat types, foredunes, 
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backdunes, and ruderal land, identified general areas meeting ESHA criteria, and. 
potential restoration areas. USFWS stated that: 

The foredunes and backdunes and the coastal strand meet the criteria for 
designation as environmentally sensitive areas because these habitat types have 
been reduced to a fraction of their former abundance throughout California and 
throughout Ventura County, in particular. Because of the nature of the existing uses 
in this area and the distance of parking and housing from these two areas, these 
areas seem to have retained the components that such habitat types naturally 
display, such as wrack in the coastal strand and scattered native vegetation in the 
foredunes and backdunes. The landward edge of the coastal strand and the dunes 
could provide valuable nesting sites for the Western Snowy Plover (Charudrius 
alexandrinus novosus); the coastal stand certainly contains suitable foraging habitat. 
The rarity of undisturbed dunes and coastal strand habitats in California speaks to 
the fact that the ecological functions of these habitat types are easily disrupted by 
human activities and developments. 

The ruderallands, as noted by the definition of this habitat type, have already been 
disturbed by human activities. Ruderallands are not rare in California or specifically 
valuable because of their special nature or role in an ecosystem. This particular 
site, however, continues to support a fair abundance of native species and, as 
evidenced by observations made during our site visit, provides suitable habitat for. 
several native species of wildlife. Development within this area would certainly 
compromise the biological value of the dunes and coastal strand; consequently, the 
designation ·as ah ESHA is appropriate. With this statement and the fact that the 
area supports numerous native species, the Service believes that restoration of the 
area as additional backdune habitat, possibly with dune swale wetlands, would be 
the most appropriate use of the area. 

6. Re-Certified Final Environmental Impact Report for LCP Amendment No. 1-98 

The City of Port Hueneme has re-certified a Final Environmental Impact Report for the 
adoption of the City's Revised Local Coastal Program Amendment No. 1-98. The FEIR 
describes the eastern portion of Hueneme Beach Park between the terminus of 
Oceanview Drive and the "J" Street canal as a combination of ruderal land, foredunes, 
and backdunes, and coastal strand. The FEIR identifies sensitive species and habitats 
within this subject area. 

Several species of animals habitat the coastal strand, including the California 
legless lizard, California meadow mice, pocket gophers, and the cottontail and 
black-tailed hare. The coastal strand is also utilized by numerous bird species, 
especially gulls and certain shorebirds which spend long hours resting and/or 
feeding on sandy beaches. Typical bird species found on the strand include. 
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pigeons, doves, blackbirds, starlings, certain sparrows, killdeer, horned larks, and 
gulls. 

Two sensitive species (California least tern and Western snowy plover) and two 
sensitive vegetative habitats (southern foredunes and southern backdune scrub) are 
known or are expected to occur within Port Hueneme at the southeasterly end of 
Hueneme Beach Park (between the easterly terminus of Oceanview Drive and the 
"J" Street drainage canal). Southern foredunes and backdunes are recognized by 
the California Department of Fish and Game (CDFG) for their value as potential 
habitat for a variety of plant and wildlife. Southern foredunes are rated S1.1 by 
CDFG, the highest rating for preservation, while backdunes are rated slightly less at 
S1.2. 

Ruderalland, on the other hand, is not rated by CDFG and is composed chiefly of 
barren soil and non-native weeds characteristic of htstoric ongoing disturbances. 
However, CDFG considers such land downcoast of Oceanview Drive as biologically 
sensitive primarily because of its value as a buffer for the diverse, rare, sensitive, 
and important biological values of the Ormond Beach ecosystem. 

Therefore, the City's Final EIR identifies sensitive species and habitats and other species 
and vegetation within the eastern area of Hueneme Beach Park . 

7. Impacts to Sensitive Species and Habitats 

Although no direct impacts are expected as a result of this proposed amendment, 
indirect impacts are expected to be generated by the proposed amendment. However, 
direct impacts are expected as a result of constructing the development proposed in the 
Master Plan for Hueneme Beach Park which is included within the Implementation Plan 
within the existing LCP. Additional direct impacts are anticipated as a result of the 
existing Master Plan for the development of Hueneme Beach Park. Hueneme Beach 
Park is designated for Park/Open Space land use under the existing LCP. This Master 
Plan includes conceptual development for the undeveloped eastern portion of Hueneme 
Beach Park (Exhibit 27). These developments include a group picnic area, tot lot, open 
play area, restrooms, sand courts, sand stabilization area, and various paved walkways. 
If these conceptual developments are ever granted a coastal permit and constructed, 
they will create direct impacts on the habitats listed above. Therefore, this conceptual 
development, as potential development in the Master Plan will be eliminated as noted in 
Suggested Modification Number 4 which is further discussed below in the zoning 
ordinance. 

The additional development anticipated to occur under the proposed Coastal Plan 
Amendment will infill and further intensify existing urban areas within the City. The 
potential development focuses on 21 key vacant or underutilized parcels located mostly 
in the southeastern portion of the City (Exhibit 5). Compared to the development 
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allowed by the City's Local Coastal Program/General Plan, the City's housing stock will • 
be increased by about 191 units, the commercial facilities decreased by 93,000 square 
feet, and industrial and port related development will be substantially increased by 
566,000 square feet. The FEIR states that development of these parcels are not 
expected to have a significant impact on plant or animal life habitat within Hueneme 
Beach Park or Ormond Beach in Oxnard. The development parcels are located inland 
and are separated from the beach by the existing residential development. The FEIR 
goes on to address indirect impacts to Hueneme Beach by stating: 

However, new developments occurring within and adjacent to Hueneme Beach may 
increase human activity in the area and disturb sensitive biological resources. 
Through its Local Coastal Program, the City will establish resource protection 
policies with the objective of accommodating public access, recreation, and 
environmental protection. 

Through its Local Coastal Program, the City will also postpone development of all 
ruderal land downcoast of Oceanview Drive pending further environmental study 
and Coastal Commission consultation. 

Based on this information, the overall impact of the anticipated additional 
development on plant and animal life is not considered significant. 

Unfortunately, LCP Amendment No. 1-98, submitted by the City does not include any • 
proposed resource protection policies with the objective of accommodating public 
access, recreation, and environmental protection. Nor does the LCP Amendment 
propose to postpone development of all ruderal land downcoast of Oceanview Drive 
pending further environmental study and Coastal Commission consultation. In fact, the 
certified LCP includes development of this area under the Master Plan for Hueneme 
Beach Park, the specific components of this Plan are discussed below. As a result, 
without these policies or revisions to the certified LCP as described in the FEIR, 
significant impacts of additional development on plant and animal life is expected. 

The FEIR also identified three mitigation measures to meet the goals of the proposed 
LCP Amendment which provides for the protection of the remaining native and non
native plant and animal species in the City. The following policies were developed in the 
FEIR to achieve this goal: 

1. Establish resource protection policies in the Local Coastal Program to prevent 
significant impacts on sensitive plant and animal species that occur at the 
southeasterly end of Hueneme Beach Park. 

2. Consider marine resources in coordination with state and federal agencies. 

3. Maintain non-native plants utilized in landscaping throughout the City. • 
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Unfortunately, the subject LCP Amendment, submitted by the City, does not include the 
mitigation measures establishing Resource Protection Policies nor policies requiring the 
consideration of marine resources in coordination with state and federal agencies as 
identified as mitigation in the FEIR. 

Further, as a result of additional development provided in the LCP Amendment, the 
City's housing stock will be increased by about 191 units, the commercial facilities 
decreased by 93,000 square feet, and industrial and port related development will be 
substantially increased by 566,000 square feet. Once the additional development 
allowed by this Amendment is constructed, a number of additional people will occupy the 
City of Port Hueneme as either residents or on an employment basis. As an example, 
using a multiplier factor of 2.5 residents per residence, about 478 new residents will 
reside in the City of Port Hueneme. Indirect impacts will be created by this new 
development because these additional residents will be added to the City· as a result of 
more housing units and additional employees generated by the industrial and port 
related development will increase public use of Hueneme Beach Park. 

The beach and resources of Hueneme Beach Park are an attraction to residents and 
employees alike. Indirect and offsite impacts will take place when vehicles, humans or 
pets go into areas where the birds discussed above nest or roost. Nesting areas can be 
disturbed, causing abandonment, or destruction. Least Tern and Snowy Plover eggs 
resemble the surrounding terrain. Because of their small size and camouflage, Snowy 
Plovers are especially subject to death and harm induced by human disturbance. As an 
example, the Department of Fish Game identified impacts which may result in response 
to the former RV project. From available information they concluded in a letter dated 
August 12, 1994 that: 

... the plover tends to tolerate significantly Jess disturbance than the least tern. As an 
example, monitors and researchers on Ormond Beach have found plovers will flush 
from the nest or abandon chicks when people approach at an average of 1 00 feet. 
The plovers become aware of potential disturbance from perhaps twice the distance. 
Once flushed, the birds may take greater than 10 minutes to return to the nest or 
chicks. The plover is not a colonial nester and has less defense against predators. 
(Exhibit 25) 

Future development permitted by the proposed amendment will increase human 
disturbances to sensitive species, and further concentration of recreational uses, 
because access and recreational uses by the additional residents and employees will be 
increased within this environmentally sensitive habitat area. Therefore, indirect impacts 
will result from the general intensification of public use in an area beyond that which 
already takes place during the summer when Snowy Plovers, Belding's Savannah 
Sparrows and Least T:erns are breeding. Thus, significant impacts on these resources 
may occur as a result of the intensification proposed by this LCP Amendment. 
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In summary, the impacts generated by the proposed amendment will intensify public use • 
over that of the existing public use of the site. This represents an intensification of use 
which will adversely affect sensitive habitats and species known to occupy areas in and 
adjacent to the subject site. In addition, direct loss of forage, roosting, nesting, and 
cover habitat for a number of federal and state listed and sensitive species, as noted 
above, will result. Additionally important are the policies and mitigation measures 
proposed in the FEIR to mitigate potential significant impacts that are not proposed by 
the City in this submitted LCP Amendment. Therefore, the amendment as submitted can 
not be found consistent with Coastal Act Sections 30231 and 30240. 

8. Resource Conservation Zone Overlay 

Since the FEIR was prepared, USFWS has provided further information in an attempt to 
address resource protection issues at Hueneme Beach Park. Commission staff and 
USFWS staff had reviewed the City of Port Hueneme's Resource Protection Zone initially 
proposed in the LCP Amendment No. 1-97, (withdrawn by the City). The subject LCP 
Amendment No. 1-98 however, does not include a Resource Protection Zone nor any 
other ESHA-related policies addressing Hueneme Beach Park. In response to Staffs 
review of LCP Amendment No. 1-98, USFWS commented in a letter dated July 13, 1998 
(Exhibit 16): 

... we discussed the possibility of another type of overlay that would result in • 
protection for the site from the development of public facilities, and would allow use 
of the beach directly below the eastern parking lot. We concluded that a Resource 
Conservation designation could meet the goals of all parties, provided the City 
would agree to incorporating this into its LCP amendment. The Service is willing to 
agree to this approach with the following conditions: 

1. The Resource Conservation overlay would extend over a larger area than 
what was proposed for the ESHA designation, as shown on the enclosed 
figure. This enlarged size would provide some buffering from other uses, such 
as special events, which could be restricted to other areas. 

2. The area formed·by the Bubbling Springs Canal on the north, the J Street 
Canal on the east, the parking lot to the west and the ocean to the south would 
be used as a mitigation bank where· habitat restoration could be implemented 
for impacts from other projects. This area would be suitable for coastal dune, 
foredune, and estuarine habitats that could support several endangered . 
species. 

3. The eastern parking lot should not be used for special events from April 1 
through August 30 each year to minimize the effects of human intrusions into • 
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the nesting habitat of the federally endangered California least tern, the 
federally threatened western snowy plover, and other sensitive species. 

4. Signs should be posted along the perimeter of parking areas adjacent to the 
Resource Conservation area to inform the public as to the sensitivity of the 
area and the penalties for harming or harassing listed species per section 9 of 
the Endangered Species Act of 1973. These signs should prohibit entry into 
the area formed by the J Street Canal, the Bubbling Springs Canal, and the 
eastern parking lot from April 1 through August 30 to prevent disruption of 
nesting by listed birds. 

5. Efforts should be made to prevent small all-terrain vehicles, sport utility 
vehicles, trucks, bicycles, and motorcycles from entering the beach. These 
measures should include barricades and signs, and some periodic 
enforcement. 

Although the Resource Conservation designation does not provide the degree of 
protection that the Service would like to see with an ESHA, we believe that this is 
the best compromise between the City's goals and the need for protecting the 
sensitive coastal resources . 

Consultation with responsible wildlife agencies has provided the Commission with 
information on how to address the environmentally sensitive habitats located within the 
City of Port Hueneme. The United States Department of Interior, Fish and Wildlife 
Service has provided numerous comments regarding the habitat and species that exist 
at the east end of Hueneme Beach Park. The Commission must find consistency with 
Coastal Act Sections 30231 and 30240, to do so it is necessary to evaluate the LCP 
Amendment's impact and the proposed mitigation's effectiveness in protecting all 
sensitive biological resources, including the protection of listed species. 

To adequately address the impacts created by the proposed LCP Amendment, the Land 
Use Plan must be modified as identified in Suggested Modification Number 1 to 
adequately address Sections 30231 and 30240 of the Coastal Act. Suggested 
Modification Number 1 adds a discussion section titled Environmentally Sensitive Habitat 
Area, a Resource Conservation Zone Overlay, and Specific Resource Protection Zone 
Policies to the Land Use Plan. The discussion section defines and generally locates the 
area where environmentally sensitive habitats are found in Hueneme Beach Park, while 
the planning issues are also identified. A general area is designated as the Resource 
Conservation Zone Overlay, located at the eastern portion of Hueneme Beach Park, that 
encompasses the area of concern identified by USFWS during staff level discussions 
over the past year (Exhibit 17) and the Commission during the previous review of LCP 
Amendment No. 1-94. The designation of the Resource Conservation Zone Overlay on 
the land use plan map represents the best available information at this time, and may 
need modification in the future. Additionally, migration of species or discovery of new 
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habitats would result in the need to designate new or additional habitat areas or revise • 
the habitat areas. As a result, the boundaries of the designation may be updated 
periodically to include new information. 

Two policies are suggested as Modifications to address future development within and 
near the designated Resource Conservation Zone. The first addresses future 
development projects, the second addresses temporary development or special use 
permits. No coastal development permit for a future development can be issued by the 
City within or near the Resource Conservation Zone until the Commission has certified a 
LCP Amendment incorporating the final recommendations of the habitat study as 
discussed below. The only exceptions to this requirement are temporary developments 
or special use permits as discussed below. 

To address future development projects located within or near the Resource 
Conservation Zone Overlay Area, a policy provides for a habitat study prior to the filing of 
an application for a coastal development permit. The policy requires that prior to the 
issuance of a coastal development permit, all projects requiring a regular coastal 
development permit proposed within the Resource Conservation Zone Overlay Area 
shall be found in conformity with the applicable habitat protection policies of the Land 
Use Plan. In order to determine project conformity, the City will cause the completion of 
a habitat study of the Resource Conservation Zone and surrounding area by a qualified 
biologist or resource ecologist, prior to the filing of any application for a coastal 
development permit, except for special use permits. The qualified biologist or resource • 
ecologist shall be selected by the Port Hueneme City Manager in consultation with the 
Commission Executive Director, United States Department of Interior Fish and Wildlife 
Service, and California Department of Fish and Game. The scope of work, methodology, 
period of time to be studied, and results of the study shall be reviewed and commented 
upon by the participating parties listed above. Thereafter, the final recommendations of 
the habjtat study shall be submitted by the City as an LCP Amendment to the Coastal 
Commission for certification and incorporation into the City's Local Coastal Program prior 
to the issuance of the coastal development permit. 

The study will determine the Hueneme Beach Park's (vicinity of east end) significance 
relative to Coastal Act definitions and resource protection policies concerning 
Environmentally Sensitive Habitat Areas (ESHA) and buffer areas, and potential for 
habitat restoration. The habitat study will make recommendations necessary to protect 
any ESHA from significant adverse impacts. Such recommendations will include but 
not be limited to: (1) the specific location of any ESHA, as defined by Public Resources 
Code Section 30107.5, that shall be protected; (2) buffer areas to protect identified 
ESHA; and (3) the following limitations appropriate for activities within identified ESHA 
and ESHA buffer areas: (a) restrictions and possible seasonal closures related to public 
access and recreation; (b) appropriate signage and fencing; (c) appropriate public 
viewing areas and interpretive displays; (d) specification of the intensity ano location of 
such uses; and, (e) delineation of areas and identification of conceptual proposals for • 
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potential habitat restoration, enhancement, and their funding sources. Once the habitat 
study is completed, subsequent applicants for coastal development permits in the 
Resource Conservation Zone Overlay area may be required to update the habitat study 
consistent with the parameters listed above. 

To address future temporary development or special use permits, a policy is suggested 
that requires that all temporary development projects or Special Use Permits issued 
within Hueneme Beach Park (Coastal Zone Subarea A) will be conditioned to identify 
potential sensitive resources within the Resource Conservation Zone Overlay and 
downcoast Ormond Beach areas and to prohibit participants and the public from 
traversing or otherwise disturbing dune areas within the Resource Conservation Zone 
Overlay. Applicable habitat protection policies resulting from the habitat study 
recommendations described in Section 4(a), above., shall be incorporated as conditions 
of approval for temporary development projects or Special Use Permits within Hueneme 
Beach Park. Special Uses or temporary developments within Hueneme Beach Park 
shall have the primary activities focused we·st of Parking Lot C in the vicinity of Parking 
Lot B, Oceanview Drive, the pier, or further to the west. Parking Lot C may also be 
used for uses subordinate and ancillary to the special uses or temporary development 

_ activity, limited overnight recreational vehicle use, and other parking events or storage 
uses. This limitation is intended to minimize the effects of human intrusions into the 
nesting habitat of the California Least Tern, the Western Snowy Plover, and other 
sensitive species . 

To protect the Resource Conservation Zone and educate the public regarding its 
sensitivity, the City, after consultation with the United States Department of Interior Fish 
and Wildlife Service and/or California Department of Fish and Game, will post 
appropriate signs along the existing pedestrian walkways located between Parking Lot 
B and Surfside Ill adjacent to the Resource Conservation Zone to inform the public as 
to the sensitivity of the area. However, the signs will not prohibit public access to or 
along the beach strand. 

To address specific habitat types found in or adjacent to the City a discussion and three 
policies are suggested to protect dunes and wetlands. These policies are in addition to 
existing State and Federal regulations which protect species of plants and animals and 
their habitats. To protect sand dunes, a discussion is proposed to be added addressing 
the sensitivity of sand dunes through Suggested Modification number 1. To adequately 
protect sand dunes two policies are suggested; one to protect dunes, the other, to 
identify land uses allowed within sand dunes. 

The first policy, 5. a. i. Sand Dune Protection Policy, provides for the protection and 
preservation of foredunes and backdunes within the Resource Conservation Zone. 
This policy allows the City to clean debris within these sand dunes by hand year round 
with one exception. If the cleaning of the dunes is necessary between April 1 and 
August 30, consultation with the United States Department of Fish and Wildlife Service 
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(USFWS) or the California Department of Fish and Game is necessary to protect • 
nesting species and their habitat. This policy also prohibits the use of mechanized 
equipment to clean sand dunes. 

The second policy, 5. a. ii. Sand Dune Land Use Policy, provides for allowable land 
uses that may be permitted within sand dunes. These land uses include proposed 
scientific and educational uses, and limited well defined public access routes with 
appropriate mitigation. The policy also provides that the City shall allow access to the 
dune areas consistent with regulation by the USFWS and/or CDFG between April1 and 
August 30 to protect habitat and wildlife during nesting and breeding seasons. 
Suggested Modification number 1 provides for this agency consultation and protection 
of these sand dunes. 

To protect potential wetlands that may be located within the City limits, a discussion and 
policy is proposed to be added addressing the marine environment, riparian habitat, 
and wetlands through Suggested Modification number 1. This third policy, 5. b. "J" 
Street Canal, states that the west bank of the "J" Street Canal may have eroded and 
encroached into Hueneme Beach Park. Further, the policy states that all diking, 
dredging, and filling activities that may occur along the western bank of the "J" Street 
Canal in the City shall conform to the provisions of Sections 30233 and 30607.1 of the 
Coastal Act to address the marine environment, riparian habitat, and adjacent wetlands. 
In addition, a buffer strip, a minimum of 100 feet in width, will be maintained from the "J" • 
Street Canal wherein no permanent structures will be permitted except structures of 
minor nature, such as, fences, interpretative signs or viewing platforms, and existing 
unpaved access roads. 

Two additional Suggested Modifications are proposed for the Land Use Plan. 
Suggested Modification Number 2 establishes a Resource Conservation Zone Overlay 
on the eastern portion of Hueneme Beach Park, as identified on Exhibit 17. The Land 
Use Plan Map identifies Hueneme Beach Park as a Park/Open Space Land Use 
designation. The Resource Conservation Zone Overlay would be placed over a portion 
of the Park/Open Space Land Use Designation on the eastern portion of Hueneme 
Beach Park. The reasons for establishing this Overlay are noted above. This Overlay 
area addresses the habitat issues raised by USFWS. 

Suggested Modification Number 3 revises Table 1, Coastal Zone Land Use Development 
Policy Matrix. Table 1 is a Coastal Zone Land Use Development Policy Matrix which 
identifies applicable General Plan goals and Local Coastal Program objectives together 
with applicable Coastal Zone policies for each geographic area within the City of Port 
Hueneme. The suggested modification proposed for this matrix is to add a circle for the 
geographic area, A. Hueneme Beach, under the Coastal Zone Policy category for 
Environmentally Sensitive Habitat Areas (Exhibit 8, page 39.2). Adding this circle would 
indicate that ESHA is a policy issue within this area. • 
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Commission Staff met with the City of Port Hueneme representatives and the Staff of the 
United States Fish and Wildlife Service to discuss the above Suggested Modifications. 
The discussions resulted in the above Staff recommended Suggested Modifications 
which were informally agreed to by the City representatives and the USFWS Staff. Staff 
received a letter dated September 8, 1998 (Exhibit 26) from Diane K. Noda, Field 
Supervisor of the USFWS confirming their review of the draft Suggested Modifications. 
This letter states that: 

The Service believes that this latest proposal adequately addresses our concerns 
for the east end of Hueneme Beach Park. While we would prefer to see the area 
set aside permanently as an Environmentally Sensitive Habitat Area, we understand 
the City's desire to maintain public access to the beach and to retain the ability to 
seek use of the land which is most beneficial to the City. The Service believes that 
the provision for a biological study prior to the issuance of any coastal development 
permit, deletion of proposed conceptual recreational project and uses within the 
Resource Conservation Overlay area, and the opportunity to review any proposals 
for the area will protect sensitive resources in dunes areas and at Ormond Beach to 
the east. 

9. Conclusion 

Therefore, these suggested modifications and policies will ensure that future 
development will not adversely impact sensitive coastal resources while providing for 
appropriate uses within and near the designated Resource Conservation Zone located 
within the eastern portion of Hueneme Beach Park. All of the issues discussed by 
USFWS in their July 13, 1998 letter (Exhibit 16}, with the exception of one, and their 
September 8, 1998 letter (Exhibit 26) are addressed in Suggested Modifications 
Numbers 1, 2, and 4. The one issue not addressed fully at this time is the potential for 
the subject area to be used as a mitigation bank for habitat restoration. This iss~.:Je will 
be discussed in the habitat study required by Suggested Modification Number 1 to be 
addressed at the time a future development is proposed in the vicinity of the eastern 
portion of Hueneme Beach Park. Thus, the Commission finds that the proposed Land 
Use Plan Amendment, if modified as suggested, is consistent with and adequate to carry 
out the provisions of PRC Sections 30231 and 30240 of the Coastal Act. 

b. Coastal Land Uses and Public Services 

Public Resources Code Section 30250 provides that: 

(a) New residential, commercial, or industrial development, except as 
otherwise provided in this division, shall be located within, contiguous with, or in 
close 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 
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cumulatively, on coastal resources. In addition, land divisions, other than leases for. 
agricultural uses, outside existing developed areas shall be permitted only where 50 
percent of the usable parcels in the area have been developed and the created 
parcels would be no smaller than the average size of surrounding parcels. 

(b) Where feasible, new hazardous industrial development shall be located 
away from existing developed areas. 

(c) Visitor-serving facilities that cannot feasibly be located in existing 
developed areas shall be located in existing isolated developments or at selected 
points of attraction for visitors. 

Public Resources Code Section 30254 provides that: 

New or expanded public works facilities shall be designed and limited to 
accommodate needs generated by development or uses permitted consistent with 
the provisions of this division; ... Where ·existing or planned public works facilities 
can accommodate only a limited amount of new development, services to coastal 
dependent land use, essential public services and basic industries vital to the 
economic health of the region, state, or nation, public recreation, commercial 
recreation, and visitor-serving land uses shall not be prec1uded by other 
development. • 

The Coastal Act requires that specific categories of development receive priority over 
other non-priority development, particularly if public services are limited. The higher 
priority developments include coastal dependent development, facilities serving 
commercial fishing and recreational boating, visitor serving commercial recreational 
facilities, lower cost visitor and recreational facilities, and agriculture. The Coastal Act 
also requires that new development may only be allowed if adequate public works and 
services such as water and wastewater treatment facilities are available to serve the 
proposed development. 

The certified LCP relies on Coastal Act Policies 30250 and 30254 to ensure that 
infrastructure (water and wastewater treatment facilities) are adequate to serve new 
development in the Coastal Zone and that limited resources are available to service 
priority types of development identified in the Coastal Act. Lack of services or resources 
are grounds for project denial or reduction in project intensity or density. 

1. Water Availability 

The City of Port Hueneme is served by the Port Hueneme Water Agency (PHWA). On a 
city-wide basis, new development anticipated to occur in the proposed General 
Plan/Local Coastal Program update will result in a modest level of growth over the next 
20 years, within the long term horizon to the year 2015. The existing General Plan an. 
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most of the area within the coastal zone addressed in the certified LCP anticipated about 
126 housing units, 419,000 sq. ft. of commercial facilities, and 419,000 sq. ft. of industrial 
facilities would be developed on identified development parcels. The LCP Update 
citywide revises this to allow additional development of about 317 housing units, 326,000 
sq. ft. of commercial facilities, and 985,000 sq. ft. of light industrial and port~related 

facilities. The difference proposed for most of the area of this LCP Update is that 
residential development will be increased, commercial facilities will be reduced, and 
industrial facilities will be substantially increased. It's important to note that this level of 
growth is anticipated throughout the City within and beyond the coastal zone. Of the 23 
vacant or under-developed parcels in the City, 21 are located within the coastal zone. 
This additional development anticipated under the update will increase demand for 
domestic water by about 416 acre feet per year (AFY), on a Citywide basis. 

The City of Port Hueneme is served by the Port Hueneme Water Agency (PHWA) which 
obtains water supplies from two sources: local groundwater is received from the United 
Water Conservation District (UWCG), and state water "is received from the Calleguas 
Municipal Water District (CMWD). The City adopted a Urban Water Management Plan 
(UWMP) in February, 1997. The UWMP summarizes the progress of implementing 
sixteen best management water conservation practices recommended by the California 
Urban Water Conservation Council, since the late 1980's. As a result of voluntary water 
conservation, the City's water supply consumption has decreased by about 15 %. The 
City continues to pursue a "zero net use" water conservation policy, such that any 
increase in consumption caused by new development is offset by a water conservation 
device retrofit in existing development. 

According to Jim Passanisi, Water Division Superintendent for the PHWA, the City's 
water supply allocation and consumption for fiscal year {FY) 1996-1997 and projected to 
be in the year 2015 is listed below. 

WATER SUPPLY ALLOCATION AND CONSUMPTION (AFY) 

Water Suppliers Supply Consumption 

UWCD Groundwater CMWD State Water Total Supply Total Consumption 
Time Frame 
FY 1996-1997 3,233 1,100 4,333 3,227 

Year2015 2,794 1,100 3,794 3,600 

The City expects to have .3,794 AFY of water available in the year 2015 which is 
adequate to serve the potential consumption of 3,600 AFY if build out occurs according 
to the land uses allowed f>y the proposed update on a citywide basis. Given that the 
increase in the projected growth allowed in the LCP Update can be accommodated with 
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adequate water supplies and conservation, potential conflict or impacts on priority land • 
uses, such as port-related or visitor serving development, are not expected. Therefore, 
the City has adequate water resources to serve all the development including priority 
types of land uses consistent with the Coastal Act, proposed in the LCP update, as 
submitted. 

2. Wastewater Treatment 

The City of Port Hueneme is served by the Oxnard Wastewater Treatment Facility which 
has a design capacity of 31.7 million gallons per day {MGD) average daily dry weather 
flow {ADDWF) with current use about 19.0 MGD. The City owns about 12 percent of this 
capacity at 3.7 MGD. The City's average daily use of this capacity in 1997 was 2.29 
MGD. The estimated increase of wastewater projected in 2015, including the existing 
use is 2.4 MGD, far below the City's allocated capacity. The City's remaining available 
capacity will be 1.3 MGD as ADDWF in 201.5 if the maximum allowable development is . 
constructed. Given the increase in projected growth allowed in the LCP Update, 
wastewater treatment facilities serving the City of Port Hueneme are more than adequate 
to serve this future potential development. 

The Commission finds !hat the proposed LCP amendment addressing public services, as 
submitted, is consistent with and adequate to carry out the requirements of Sections 
30250 and 30254 of the Coastal Act. 

c. Coastal Dependent and Coastal Related Land Uses 

Public Resources Code Section 30250 states that: 

(a) New residential, commercial, or industrial development, except as otherwise 
provided in this division, shall be located within, contiguous with, or in close 
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. .. . 

(b) Where feasible, new hazardous industrial development shall be located away 
from existing developed areas. 

(c) Visitor-serving facilities that cannot feasibly be located in existing developed 
areas shall be located in existing isolated developments or at selected points of 
attraction for visitors. 

Public Resources Code Section 30255 provides that: 

• 
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Coastal-dependent developments shall have priority over other developments on or 
near the shoreline .... When appropriate, coastal-related developments should be 
accommodated within reasonable proximity to the coastal-dependent uses they 
support. 

Public Resources Code Section 30260 provides that: 

Coastal-dependent industrial facilities shall be encouraged to locate or expand 
within existing sites and shall be permitted reasonable long-term growth where 
consistent with this division. However, where new or expanded coastal-dependent 
industrial facilities cannot feasibly be accommodated consistent with other policies 
of this division, they may nonetheless be permitted in accordance with this section 
and Sections 30261 and 30262 if (I) alternative locations are infeasible or more 
environmentally damaging; (2) to do otherwise would adversely affect the public 
welfare; and (3) adverse environmental effects are mitigated to the maximum extent 
feasible. 

Public Resources Code 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 . 

The Coastal Act provides that coastal-dependent developments such as port related 
developments shall have priority over other developments on or near the shoreline. 
Coastal-dependent industrial facilities shall be encouraged to locate or expand within 
existing sites and shall be permitted reasonable long-term growth. Coastal-related 
developments, when appropriate, should be accommodated within reasonable proximity 
to the coastal-dependent uses they support. The municipal boundaries of the City of 
Port Hueneme include the Port of Hueneme, a portion of the Port is owned by the 
Oxnard Harbor District, while the remainder is owned by the United States Naval 
Construction Battalion Center {USNCBC). When the Commission certified the City's 
LCP in 1984, certain areas within the City were designated for coastal related land uses. 
The City now proposes to make various changes to six areas where such land uses may 
be allowed or such land use policies are discussed. The primary issues for the 
Commission to consider within these six areas are, whether or not coastal dependent 
land uses should have priority over, or when is it appropriate for coastal related uses to 
have priority over, other land uses adjacent to or near the Oxnard Harbor District. 

First, in Area C Surfside Industrial (Exhibit 4), the "Coastal Related Industry" land use is 
proposed to be deleted, and "Industrial" and "Public Facilities" are proposed to be added 
as the designated land uses. (Exhibit 8, page 41) 
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Second, in Area E Ventura West, the City proposes to delete "Coastal Related Industry" • 
as a land use and the potential to transition residential to Coastal Related Industry, while 
broadening the existing Residential land uses to include "Low Density Residential", 
11Medium Density Residential", "High Density Residential", and adding "Mixed Use" for 
certain blocks (Exhibit 8, page 43). 

Third, in Area F Market Street, the City proposes to delete the Commercial and Visitor 
Serving land use and retain the Commercial land use category and revise two 
development policies to delete Coastal Dependent Industry as part of the titles (Exhibit 8, 
page 45). 

Fourth, in Area G Sunkist Site, the City proposes to delete the Commercial and Visitor 
Serving land use designation and add the Visitor Commercial land use designation, and 
revise a development policy to delete Coastal Dependent Industry as part of the title, and 
add additional development standards to improve recreational opportunities (Exhibit 8, 
page 46). 

And lastly, fifth and sixth, in Areas H & J Port of Hueneme/Oxnard Harbor District, the 
City proposes to delete two land uses, "Coastal Dependent Industry" and "Coastal 
Related Industry" and replace these land use designations with "Port" (Exhibit 8, page 
48). The City provided some -information to support these land use changes in the 
findings of City Resolution No. 3067 (Exhibit 1 0). 

Each of these six proposed changes will be discussed below in the following five • 
sections. 

1. Area C, Surfside Industrial 

The "Coastal Related Industry" land use is proposed to be deleted while "Industrial" and 
"Public Facilities" are proposed to be added as the designated land uses {Exhibit 4). In 
addition, the City proposes to revise the discussion to reference the Surfside Industrial 
area as an narea that continues to be appropriate for future industrial development 
including accommodating harbor-related growth." The City proposed language is 
intended to broaden the land uses to allow industrial development in addition to coastal 
related industrial development. However, the City proposes to retain the preference for 
development of coastal related uses in the remaining vacant lands. As noted in the City 
Resolution No. 3067, a new "Industry" land use and "Light Industry" zone classification is 
proposed to apply to this same area now designated "Coastal Related Industry". 
According to the City, the "Light IRdustry" classification allows the same uses with the 
same development and design standards as the existing "Coastal Related Industry" 
classification for Area C, Surfside Industrial Area, except that it broadens the list of 
permitted uses to include other selected light industrial uses. 

• 
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City staff has stated that the basis for this change in the Surfside Industrial Area and all 
of the other areas identified above and discussed below, is that no coastal related 
developments have been proposed since the early 1980's in any of these areas. The 
City believes there are many reasons for this fact. One reason is the significant decline 
in local off~shore oil activity has eliminated the need for coastal dependent and related 
land expansion opportunities at or near the Harbor. A second reason is that a relatively 
small amount of land within the City is required to support current and projected cargo 
shipments through the Oxnard Harbor District. The City further believes that any 
changes in the level of cargo shipped through the District would not likely result in a 
major change in land needs beyond the District. A third reason is that if large acreage is 
ever needed for such development the City lacks sizable vacant land {only about 1 0 
acres of vacant land exists in the Surfside Industrial area) for such future expansion. A 
fourth reason is the City's distant location from freeway access, and competition from 
neighboring cities has helped to preclude capture of coastal dependent and related 
activity in this area. Most importantly, the Oxnard Harbor District has acquired about 34 
acres of prime industrial land in 1997 located between the Harbor District and the ocean 
at the entrance to the Harbor. The redevelopment of this land, formerly known as the 
Naval Civil Engineering Laboratory (NCEL), for coastal related and coastal dependent 
uses is a high priority for the District. This land now owned by the Harbor District is 
discussed below as Area J. The Commission certified Amendment No.5 to the District's 
Port Master Plan in 1996 which provided for coastal related and coastal dependent land 
uses through a Port Related land use designation for Area J . 

Existing land uses within the Surfside Industrial Area, consisting of a total 40 acres, 
includes industrial uses (auto salvage, general industry, mini~storage) and three public 
facilities (Veterans of Foreign Wars building, and City and School District storage yards). 
The Surfside Area continues to be appropriate for industrial development and coastal 
related uses, as this Area has rail (Ventura County Railroad) and road access to other 
areas of the County and to the Oxnard Harbor District. The rail line provides direct 
access to the Harbor District from this Area, clearly a unique attribute for this Area. As a 
result. this site has the potential for coastal related industrial uses that do not require a 
location adjacent to a harbor or ocean front site. Because this Area is not on or adjacent 
to the sea, a coastal dependent land use designation is not appropriate for the Surfside 
Area. Therefore the area is more appropriate for coastal related land uses. 

Staff requested information on the future needs of the Oxnard Harbor District as they 
relate to the City's proposed land use change for Surfside Industrial Area C. William 
Buenger, Executive Director, of the Oxnard Harbor District responded in a letter dated 
December 15, 1997 (Exhibit 11) that the new land use designation will allow for port 
related uses in the future. 

"Area C - The alteration in land use designation for this area is not objectionable 
since it is our understanding that the allowable land uses listed under the new 
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designation encompass all of the port-related uses which the Harbor District • 
foresees for this area." 

The Coastal Act requires that land must be provided for potential coastal related uses or 
developments when they are needed in the future. Since this site is the only industrial 
area within the City and has direct rail and road access to the Harbor District, the 
potential for developing coastal related land uses within reasonable proximity to the 
coastal-dependent uses they support, is appropriate. Therefore, the proposed Industrial 
land use designation to include Coastal Related Industry, as a preferred land use, will 
provide for adequate opportunity for coastal related land uses to be developed within this 
Area. The Commission finds that City's Land Use Plan for Area C Surfside Industrial, as 
submitted, is consistent with and adequate to carry out Coastal Act Sections 30250 and 
30255. 

2. Area E, Ventura West 

The City proposes to delete the "Coastal Related Industry" land use designation, while 
broadening the existing Residential land uses to include "Low Density Residential''. 
"Medium Density Residential", and "High Density Residential", while adding "Mixed Use". 
These proposed residential and mixed use land uses also allow for and encourage a 
transition to coastal related land uses to serve harbor related uses. The City proposes to 
retain policy language that allowed a transition of the "ABC" area (a four block area) from • 
residential (and now mixed use with this amendment) to harbor related land use through 
private development action (rather than City redevelopment) gradually over time. 
{Exhibit 8, pages 43 - 45) The "ABC" area is bounded by San Pedro Street on the west, 
Pleasant Valley Road on the north, Panama Street on the east, and Clara Street on the 
south. The Land Use Plan proposes to revise this transitional zoning classification with 
specific performance criteria to provide for- the simultaneous development and 
coexistence of residential and harbor-related uses. To resolve the issue of compatibility 
between residential and any future coastal related industrial land uses, adequate land 
use transition and buffer areas will be provided. Language noting that the "transition of 
this area shall be coordinated between the City and Oxnard Harbor District" is proposed 
to be retained. Although Area E is located between one thousand to three thousand feet 
from the Port loading docks, it is located immediately north-east of the Oxnard Harbor 
District Boundary. Area E is also an existing area developed primarily with residential 
and some commercial land uses. Therefore, because this Area is not on or adjacent to 
the sea, a coastal dependent land use designation is not appropriate for this area, 
however, a potential transition to coastal related land use is appropriate when needed to 
serve harbor related uses. 

City staff has stated that the basis for this change is that no coastal related 
developments have been proposed since the early 1980's. In addition, they believe it is 
unlikely that a large number of residentially developed tots will be purchased for. 
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conversion to coastal related industrial land uses, as a result of the economic infeasibility 
of doing so. 

The City completed a draft Coastal Energy Impact Program (CEIP) Study jointly with the 
Oxnard Harbor District in 1979: This draft was incorporated into the certified LCP as 
Appendix F. The City proposes to delete this Study as an appendix but continue to 
reference it as a related document as noted in Exhibit 8, page 43. The purpose of this 
study was to formulate an implementation program for conversion of the "ABC" area to 
harbor related industrial uses. The CEIP Study was designed to find a means to 
accommodate the expanding needs of the offshore oil industry and resolve land use 
conflicts and inconsistencies between the City's LCP and the Oxnard Harbor District Port 
Master Plan. At that time with the projected increases in offshore oil activity (which has 
declined over the past decade with the price of oil), the City and District agreed on the 
desirability of a transition for this area to harbor related uses. 

However, the City notes that financial feasibility of purchasing whole blocks of existing 
residential development to convert the land to coastal related industrial land use was 
highly questionable at that time as is now. Within the Port of Hueneme, the Navy leases 
land available for Oxnard Harbor uses at below market rates, with the proviso the leasee 
must vacate with 30 days notice. Further, the additional 34 acres of land transferred 
from the Navy to the Harbor District in 1997 (formerly the NCEL property) is 'being 
reviewed and planned for port related redevelopment by the Oxnard Harbor District at 
this time. 

The City believes that this transition from residential to coastal related industry was not 
feasible in the past and is not expected to be feasible or realistic in the future due to 
other opportunities for expanding such uses within the Harbor District, Navy lands, and 
industrial areas to the east located within the City of Oxnard. 

Staff requested information on the future needs of the Oxnard Harbor District as thE?Y 
relate to the City's proposed land use change for Ventura West, Area E. William 
Buenger, Executive Director, of the Oxnard Harbor District responded in a letter dated 
December 15, 1997 (Exhibit 11) that the Harbor District prefers that the 11ABC" area carry 
the dual designation of port related and residential development. 

"Area E - The Harbor District would prefer that the area west of Ponoma Street 
continue to carry the dual designation of port-related or residential development." 

Staff requested further information supporting the future coastal/port related land use 
needs of the District that could be accommodated in this area. William Buenger, 
Executive Director of the Oxnard Harbor District responded in a letter dated January 8, 
1997 (Exhibit 12) that: 
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" ... the Oxnard Harbor District is aggressively seeking expansion of its maritime and • 
overall trade related business in many areas. The most rapidly growing import and 
export commodities are automobiles and other rolling stock {heavy vehicles such as 
agricultural and construction equipment). This is one of the primary reasons we 
have been trying to negotiate an agreement with the Naval Construction Battalion 
Center (NCBC) for use of their Wharf 3. We already have a signed Agreement and 
Grant of Option for Sublease or Use of Wharf 3 and backland with Wallenius Lines 
North America, Inc. when this area becomes available. 

Although the "boundaries" of the Oxnard Harbor District include all of the City of Port 
Hueneme, the City of Oxnard and some unincorporated areas of Ventura County as 
established by LAFCO in 1991, the primary property owned by the District is on the 
waterfront of Port Hueneme Harbor in the City of Port Hueneme. Other than 
expansion into property owned by the Federal Government (U.S. Navy), logically 
and geographically there are only two areas of privately owned property adjacent to 
or in the immediate vicinity of the District's property for practical Port expansion; (1) 
the Sunkist property -Area G, and (2) the ABC properties - Area E. 

Area E (ABC property) is very well suited for expansion of the District's automobile 
terminal activities (the receiving, storage, and distribution of automobiles and rolling 
stock in transit). However, there is no specific development plan established at this 
time, but it is very important for the District to maintain this option." • 

Staff requested additional information supporting the City's proposed transitional land 
use and zoning with the proposed performance standards. The Oxnard Harbor District 
agreed that maintaining the dual harbor-related and residential zoning was satisfactory. 
William Buenger, Executive Director of the Oxnard Harbor District ·responded in a letter 
dated May 15, 1998 (Exhibit 13) that: 

"In regard to the City of Port Hueneme's revised Local Coastal Program 
Amendment, the changes involving the "ABC" portion of the Ventura West 
neighborhood Land Use Revisions (Figure 4) and Zoning Revisions (Figure 5) 
maintaining the dual harbor-related and residential zoning (R-5) are satisfactory." 

Because of the location proximate to the Harbor District and the growing need for coastal 
related land uses to support the Harbor, as noted by the Oxnard Harbor District, a land 
use designation allowing for coastal related land uses is needed. Considering the fact 
that this "ABC" area includes existing residential development, allowing for a transition to 
coastal related land use over the long term while allowing for residential land use for 
now, is appropriate. The transitional land use will accommodate and support, when 
needed and appropriate, the coastal related developments within proximity to the coastal 
dependent use, the harbor, wharf, warehouses, and lands of the Oxnard Harbor District. 

• 



• 

• 

• 

City of Port Hueneme LCP Amendment No. 1·98 
LCP Update 

Page 45 

The Commission finds that the transitional land use designations should continue to 
include the potential for coastal related land uses with performance standards providing 
for an appropriate buffer between existing residential and future coastal related land 
uses. The potential for a transition from residential to coastal related industry is needed 
to provide for the future harbor related expansion for the Oxnard Harbor District. To 
ensure compatibility between residential and any future coastal related land uses will be 
provided in the interim, an adequate land use transition or buffer area, such as sound 
walls, landscaped open space, park lands, or existing streets, will be required. The City 
proposes to retain language providing for coordination between the City and the Oxnard 
Harbor District to ensure a smooth transition toward compatible land uses. In addition, 
the City proposes to protect the existing residential land uses while providing for 
adequate buffer area within the streets; land proposed for conversion may be converted 
to coastal related uses on a full block by block basis for the four block area known as the 
"ABC" area. 

Therefore, the Commission finds that City of Port Hueneme LCP Amendment, as 
submitted, is consistent with and adequate to carry out Coastal Act Sections 30250, 
30255 and 30260. 

3. Area F Market Street 

The City proposes to revise two development policy titles to delete what appears to be 
the potential for Coastal Dependent Industry. In addition, the City proposes to 
specifically delete the Commercial Visitor Serving Land Use designation while 
maintaining the Commercial Land Use designation and adding Public Facilities, and 
Parks and Open Space as two new land use designations. (Exhibit 8, pages 45 and 46) 
The City's intent is to broaden types of commercial uses while continuing to allow the 
land uses allowed by Commercial Visitor Serving. 

Within the development policies listing categories of uses, Coastal Dependent Industry 
as a policy title is proposed to be deleted./ However, it is not clear why Coastal 
Dependent Industry was not listed as a land use within the list of allowable land uses on 
the left side of page 45, Exhibit 8, within the certified LCP. Discussions with City staff 
indicate that the Coastal Dependent Industry is not an allowable use in this area 
because the area is designated for commercial land uses. City staff believes that the 
Coastal Dependent Industry category was intended to identify a linkage from the 
commercial Market Street area to the coastal dependent industry uses at the Harbor. 
When the Land Use Plan was certified in 1983, this area was designated for commercial 
uses including harbor related/special uses through a concept known as the 11Market 
Street Landing~~. This development concept was similar to "Ports of Call" in San Pedro 
with commercial uses located along a harbor waterway. It was proposed to develop a 
specialty retail boardwalk area around a shallow draft extension of the harbor waterway. 
In response to concerns expressed in the past by the Oxnard Harbor District, this 
proposal was designated for further study by a joint District/City Coastal Energy Impact 
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Program. Unfortunately, this study was not completed and the issue was never resolved • 
or incorporated in the certified LCP. As a result, the City proposes to accommodate 
harbor related offices in this area, which was certified in the LCP and delete the proposal 
for the Market Street Landing and the policy title of Coastal Dependent Industry. 
Therefore, because of the above and the fact that this site is not on or adjacent to the 
sea, a coastal dependent land use designation is not appropriate for this area. 

The City proposes to redefine this area to allow the Market Street corridor to emphasize 
"Shoreline Access/Coastal Visual; Commercial Fishing and Recreational Boating" as a 
policy category. Policy language proposed to be added addresses the development 
opportunity to increase access to the Port's industrial, commercial, fishing and sports 
fishing activities and the ocean's recreational and visitor serving amenities, in addition to 
increasing visual access to the Port. Revised language emphasizes the general 
commercial policy land use while retaining the specialty retail and harbor-related land 
uses of the area. 

Staff requested information on the future needs of the Oxnard Harbor District as they 
relate to the City's proposed changes for the Market Street Area F. William Buenger, 
Executive Director, of the Oxnard Harbor District responded in a letter dated December 
15, 1997 (Exhibit 1'1) that the allowable land uses listed under the new designati.on 
encompasses all of the port related uses in the future. 

"Area F - The alteration in land use designation for this area is not objectionable. 
since it is our understanding that the allowable land uses listed under the new 
designation encompass all of the port-related uses which the Harbor District 
foresees for this area." 

Therefore, the City's proposal to increase access to the Port's industrial, commercial, 
fishing and sports fishing activities and the ocean's recreational and visitor serving 
amenities while providing for the general commercial policy land use with specialty retail 
and harbor-related nature of the area is adequate to meet the port related needs of the 
adjacent Harbor District. 

Thus, the Commission finds that the LCP amendment Land Use Plan changes for the 
Market Street Area F, as submitted, are consistent with and adequate to carry out 
Sections 30250, 30255, and 30260 of the Coastal Act. 

4. Area G Sunkist Site 

The City proposes to revise the Commercial and Visitor Serving land use designation to 
Visitor Commercial, add a new land use designation for Parks and Open Space, revise a 
development policy title to delete Coastal Dependent Industry as part of the title, and add 
additional development policies addressing access and recreation (Exhibit 8, pages 46.-
48). Coastal Dependent Industry is not an allowed land use in this area according to th 
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certified LCP. Discussions with City staff indicate that this existing policy title was 
intended to emphasize a transition and compatibility policy for development on the 
Sunkist property with the adjoining Harbor District property to the north-west. This policy 
title is proposed to be removed for the purpose of providing internal consistency and 
clarity. The result of this revision provides for policy categories that address 
development issues to be considered during the development review process. As noted 
in the development policies on Exhibit 8, pages 47 and 48, development of the Sunkist 
Site will be approved as a comprehensive master plan for the entire property. The 
developable area south of the railroad tracks is limited to visitor serving and commercial 
recreational facilities, while development north of the tracks may include harbor related 
offices in addition to visitor serving and commercial recreation facilities. 

The proposal to delete the Commercial and· Visitor Serving land use designation and 
replace it with the Visitor Commercial land use designation is the City's intent to broaden 
the types of commercial uses while continuing to allow the land uses allowed by 
Commercial Visitor Serving. As noted above in the discussion in Area F, Market Street, 
this proposed land use designation change from Commercial and Visitor Serving to 
Visitor Commercial is the same. 

Staff asked the Oxnard Harbor District if they had any concerns regarding this 
amendment. William Buenger, Executive Director, of the Oxnard Harbor District 
responded in a letter dated December 15, 1997 (Exhibit 11) that the word 'existing' as it 
relates to the existing railroad track through the Sunkist Site should be deleted since the 
railroad track through this site may be relocated southerly as part of the development of 
the adjoining District property to the west (Area J or the former NCEL property). Since 
the railroad tracks exist today on the Sunkist Site in a manner that divides the property 
into two area, the LCP must reflect this fact. In the future, if the railroad tracks are 
relocated at the request of the District or for other reasons, the City may submit a future 
LCP amendment to reflect such a change for consideration by the Commission. 

The Commission has previously determined during the certification review of this Land 
Use Plan that a coastal dependent land use designation is not appropriate for this site. 
The appropriate land use for the Sunkist Site is Commercial Visitor Serving as the site is 
located along the coast near. an existing developed area. The Commission finds that the 
City of Port Hueneme's proposed Land Use Plan amendments for the Sunkist Site, Area 
G, as submitted, are consistent with and adequate to carry out Sections 30250, 30255, 
and 30260 of the Coastal Act. 

5. Areas H & J Port of Hueneme/Oxnard Harbor District 

The City proposes to delete two land uses, ~~coastal Dependent Industry" and "Coastal 
Related Industry" and replace these land use designations with a "Port" Jand use 
designation. This change in the LCP land use designation is to conform wr~;;'"'(~~e land 
use designation in the certified Port Master Plan for the Oxnard Harbor District as 
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certified by the Commission in 1996 (Port Master Plan Amendment No. 5). The Port • 
land use designation reflects the existing and proposed use of the Port for both coastal 
related and coastal dependent purposes of the Oxnard Harbor District. 

It is important to note that the Port of Hueneme, Oxnard Harbor District has coastal 
permit authority for development projects within the boundaries of the certified Port 
Master Plan. The City has authority to enforce its building and zoning ordinances within 
the Harbor District boundaries under their General Plan, if three conditions are met: 1) 
the ordinances do not conflict with the Coastal Act itself or with the provisions of the Port 
Master Plan; 2) the ordinances impose 'further' conditions, restrictions, or limitations on 
land or water use or any activity beyond those imposed by the Coastal Act or the Master 
Plan; and 3) the uses or activities affected might adversely affect coastal zone 
resources. As noted above, the Commission certified Amendment No. 5 to the District's 
Port Master Plan in 1996 provided for coastal related and coastal dependent land uses 
through a Port Related land use designation. The Commission finds that this site 
located on the ocean, near the wharf, and now part of the Oxnard Harbor District is an 
appropriate location for coastal dependent and coastal related land uses through the 
proposed Port designation. The City proposes to revise the land use designation to 
reflect the same designation in the Port Master Plan. 

Therefore, the Commission finds that the Land Use Plan Amendment changes to Areas 
H & J, Port of Hueneme/Oxnard Harbor District, as submitted, are consistent with and. 
adequate to carry out Sections 30250, 30255, and 30260 of the Coastal Act. 

6. Conclusion 

The. Commission finds that the City of Port Hueneme LCP Amendment No. 1-98, as 
submitted, is consistent with and adequate to carry out Sections 30250, 30255, and 
30260 of the Coastal Act. 

d. Coastal Access. Recreation and Visitor Serving Development 

Public Resource Code Section 30210 provides that: 

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

Public Resource Code Section 30212 provides in part that: 

(a) Public access from the nearest public roadway to the shoreline and along the 
coast shall be provided in new development projects except where: • 
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(1) it is inconsistent with public safety, military security needs, or the protection 
of fragile coastal resources, 

(2) adequate access exists nearby, or, 

(c) Nothing in this division shall restrict public access nor shall it excuse the 
performance of duties and responsibilities of public agencies which are required by 
Sections 66478.1 to 66478.14, inclusive, of the Government Code and by Section 4 
of Article X of the California Constitution. 

Public Resources Code Section 30212.5 provides that: 

Wherever appropriate and feasible, public facilities, including parking areas or 
facilities, shall be distributed throughout so as to mitigate against the impacts, social 
and otherwise, of overcrowding or overuse by the public of any single area. 

Public Resources Code Section 30213 provides in part that: 

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

Public Resources Code Section 30221 provides that: 

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

Public Resources Code Section 30222 provides that: 

The use of private lands suitable for visitor-serving commercial recreational facilities 
designed to enhance public opportunities for coastal recreation shall have priority 
over private residential, general industrial, or general commercial development, but 
not over agriculture or coastal-dependent industry. 

The Coastal Act requires that public access to the shoreline and along the coast be 
provided for all people consistent with the rights of private property owners, public safety, 
and military security needs. Further, the Coastal Act requires that lower cost visitor and 
recreational facilities be protected, encouraged, and where feasible provided and that 
public facilities be distributed throughout an area to mitigate against impacts . 
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Within Area A, Hueneme Beach Park, the City proposes no changes to the existing land • 
use designation as Parks and Open Space. The suggested modifications addressing 
Hueneme Beach Park discussed above in Section Ill. B. 3. a., titled Environmentally 
Sensitive Habitats, provide for appropriate public access and recreation opportunities. 
Suggested Modification 1 limits the development of projects and uses that have the 
potential to adversely impacts sensitive coastal resources. Public access and recreation 
is allowed outside of these sensitive coastal resources and on the coastal strand 
(beach), along limited and well defined public access routes. Therefore, public access 
from the Oceanview Drive and Parking Lots B and C to the shoreline and along the coast 
will be provided consistent with the need to protect fragile coastal resources. 

Within Area G, Sunkist Site, the City proposes to add a new land use designation, Parks 
and Open Space and rename the Commercial and Visitor Serving land use designation 
to Visitor Commercial. (Exhibit 8, pages 46 - 48) The Parks and Open Space land use 
designation will provide a land use designation to reflect existing development policies 
addressing shoreline access/coastal visual resources and recreation and visitor serving 
facilities. The City proposes within the Section discussing Area G, Sunkist Site, to add 
new policies addressing the last remaining vacant beachfront site with a master plan. 
These policies provide for a revised master plan with a new recreational component as 
noted on page 47 and two additional development policies. The first additional policy 
provides for the construction of a new public beach parking area on a one half acre 

. easement located landward of Surfside Drive and southeasterly of the Sunkist site. The 
second policy provides for landscaping improvements, including sand stabilization, • 
restrooms, parkway and urban design improvements for the west end of Hueneme 
Beach Park, and an urban connection to Market Street area. In addition, the City 
proposes to revise the title of the Commercial and Visitor Serving land use designation to 
Visitor Commercial consistent with the land use title in their General Plan. 

Within Areas H and J, Port of Hueneme/Oxnard Harbor District, the City proposes 
reclassifying the harbor area owned by the Oxnard Harbor District with a Port land use 
designation and corresponding Port Related Industry zone classification and a Parks and 
Open Space land use designation consistent with the certified Port Master. Plan and the 
provisions of the Hueneme Beach Master Plan. Although this area is outside the City's 
coastal permit jurisdiction, this land use designation is provided for consistency with the 
certified Port Master Plan for a coastal access and recreational strip of land along the 
coast from the west end of Hueneme Beach Park westerly to the Port's entrance 
channel. This strip of land is designated in the Port Master Plan as Buffer Zone/Seawall 
Maintenance/Navigation/Waterfront Access. This access and recreation strip is located 
on Area J, the former NCEL property, now part of the Oxnard Harbor District. The 
Oxnard Harbor District has coastal permit authority for development in this area pursuant 
to the certified Port Master Plan. The existing Hueneme Beach Master Plan provides for 
development of shoreline ~':'~-ess upcoast from Hueneme Beach Park Pier Plaza to the 
harbor entry and lighthouse. • 
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The City proposes in Area F, Market Street, to broaden the commercial land uses by 
deleting the Commercial and Visitor Serving land use designation and replacing it with a 
Commercial land use designation. The Commercial designation allows for general 
commercial uses such as restaurants and other retail businesses and specific visitor 
serving uses such as hotel and motels as a conditional use. Although the Market Street 
area has included the potential for Visitor Commercial uses over the past 15 years, none 
have been built as a result of the limited market demand. The oceanfront Sunkist site to 
the south has remained vacant since 1977 when a fire destroyed the former Sunkist 
warehouse. The City has completed market studies indicating that there is an 
inadequate market demand for visitor serving development, as a result the Sunkist Site 
has remained vacant for over twenty years. Retaining the Visitor Commercial 
designation for the Sunkist area will ·reserve private lands suitable for future visitor 
commercial and recreational development needs in the future. Because the vacant 
Sunkist site provides for adequate potential development of Visitor Commercial uses, 
such uses are not anticipated for the Market Street area, an existing developed area. 
However, the proposed Commercial land use designation will still allow for some visitor 
commercial uses, if needed in the future for the Market Street area. 

Therefore, the Commission finds that the proposed Land Use Plan Amendment, as 
submitted, is consistent with and adequate to carry out Sections 30210, 30212, 30212.5, 
30213, 30221 and 30222 of the Coastal Act. 

B. Findings for Resolutions Ill and IV (Implementation Measures) 

The standard of review of an amendment to the certified LCP Zoning Ordinance is 
whether the ordinance conforms with and is adequate to carry out the provisions of the 
certified LCP Land Use Plan (PRC Section 30513 (a}). The Coastal Act provides that 
the Commission may only reject the proposed zoning ordinance if a majority of the 
Commissioners present find that it does not conform with or is inadequate to carry out 
the provisions of the certified Land Use Plan. 

1. Proposal 

The Proposed Zoning Ordinance amendment includes updated implementation 
measures to carry out the revised Land Use Plan amendments. The most significant 
changes proposed include deleting the Coastal Related Industry and Coastal Dependent 
Industry zone classifications, while creating a Port Related Industry zone to replace it. 
Further, Light Industry and Mixed Use are two new zone classifications. Other less 
significant changes include the prohibition of billboards, addition of new design 
standards regulating second story residential additions for reasons of aesthetics and 
privacy of adjacent property, permitting government and utility facilities in residential 
zones, providing additional property maintendH1ce standards, correcting misprints in the 
existing ordinance, providing for development standards in general commercial, 
commercial height limits and floor area ratios, enacting affordable housing provisions for 
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second dwelling units, density bonuses, and inclusionary housing, implementing appeal • 
provisions for issuance of special use permits, and revising the zoning map to illustrate 
the changes in the zones (Exhibit 7). 

The proposed deletion of the Coastal Related Industry and Coastal Dependent Industry 
zone classifications is intended to replaced with a Port Related Industry zone consistent 
with the Port designation in the certified ·Amendment No. 5 to the Port Master Plan of the 
Oxnard Harbor District. The new Mixed Use zone applies to properties along Pleasant 
Valley Road along the north side of the area known as 'ABC' area within Ventura West, 
Area E. The Light Industry zone applies to Area C, Surfside Industrial, which was 
formerly zoned Coastal Related Industry. 

2. Consistency with City LCP Land Use Plan 

The majority of these zoning ordinance amendments are the result of amendments to 
the Land Use Plan, updates and various revisions to carry out the Land-Use Plan and 
ensure consistency with the Updated General Plan and Local Coastal Plan. 

However, the City's current LCP includes a conceptual Master Plan for Hueneme Beach 
Park which allows for a tot lot/children's park, group picnic area, restrooms and other 
development to be developed through the implementation of the Hueneme Beach Park 
Master Plan (Exhibit 27). Any future development proposals, whether currently • 
envisioned by the LCP or otherwise, need to be able to meet the resource protection and 
regulatory standards as applied to current environmental conditions. At the time the 
Hueneme Beach Park Master Plan was certified into the City's LCP, no environmentally 
sensitive habitats or resources were known to occur at the site. Therefore, the existing 
Master Plan development needs to .be deleted to avoid any development that may have 
the potential to create impacts on the habitats identified above. Suggested Modification 
Number 4 requires such a revision to the Master Plan. 

The current LCP and Zoning Ordinance allows the City to grant special use permits 
including temporary uses, such as special events, without requiring coastal development 
permits that are subject to appeal to the Coastal Commission. All other Coastal Permits 
approved by the City located within the area seaward of the first public road paralleling 
the coast are appealable to the Commission. Special Use Permits approved for 
development located near Hueneme Beach Park have the potential to adversely impact 
the sensitive coastal resources and habitats wJthin the Park. In addition, Special Use 
Permits also allow for approval of emergency uses and improvements. However, the 
City Zoning Ordinance does not include a definition of Emergency. To bring the 
Implementation Plan or Zoning Ordinance into conformity with the Land Use Plan and 
ensure it is adequate to carry out the Land Use Plan, Suggested Modifications Numbers 
5 and 6 are needed. Suggested Modification Number 5 provides that Special Use 
Permits, except for Emergency Coastal Permits, be appealable as Coastal Development • 
Permits if located within the Commission's retained appeals jurisdiction. Suggested 
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Modification Number 6 provides for a definition of 'Emergency' in the Zoning Ordinance 
consistent with the Commission's definition found in the California Code of Regulations 
Section 13009. 

As a result, the Commission finds that the proposed Implementation Measures/Zoning 
Ordinance amendment, if modified as suggested, is consistent with and adequate to 
carry out the provisions of the City of Port Hueneme certified Local Coastal Program 
Land Use Plan. 

IV. LCP/CEQA 

The proposed amendment is to the City of .Port Hueneme's certified Local Coastal 
Program. The Commission originally certified the City's Local Program Land Use Plan 
and Zoning Ordinance in 1983 and 1984 respectively. 

The City certified a Final Environmental Impact Report (FEIR) in August 1997 addressing 
the proposed General Plan/LCP Update as in compliance with the California 
Environmental Quality Act (CEQA). The City re-certified the FEIR on March 4, 1998 as 
part of this LCP Amendment No. 1-98. The FEIR reviewed alternative development 
scenarios. The FEIS found that the proposed General Plan/LCP update would have 
significant adverse impacts on air quality while the remaining impacts on water supply, 
plant and animal life, noise, traffic/circulation, public services, and schools were 
mitigatable to less than significant levels. Significant impacts on all these resources 
could be mitigated to levels below significance except for additional ozone precursor 
emissions that exceed the Ventura County Air Pollution Control District significance 
levels that may create regional ozone. The impact results from the change in land use 
and vehicle travel patterns as the property within the City builds out. This potential 
impact will be addressed by the City of Port Hueneme and the Ventura County Air 
Pollution Control District during the environmental and permit review for future projects. 
On March 4, 1998, the City adopted resolution number 3066, making findings of 
overriding considerations for this potential significant impact and approved the FEIR as 
consistent with CEQA. 

The Coastal Commission's Local Coastal Program process has been designated as the 
functional equivalent of CEQA. CEQA requires the consideration of less environmentally 
damaging alternatives and the consideration of mitigation measures to lessen significant 
environmental effects to a level of insignificance. As discussed in the findings above, the 
proposed amendment as suggested to be modified would adequately address the 
coastal issues raised by the amendment, and would therefore have no significant 
adverse effects, with the exception noted above, and thus, is consistent with the 
California Environmental Quality Act. 

The amendment, as suggested to be modified, is therefore consistent with the provisions 
of the California Environmental Quality Act and the California Coastal Act. 
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City of Port Hueneme Local Coastal Program; Re-certified Final Environmental Impact 
Report General Plan Update, City of Port Hueneme, dated March 4, 1998; City of Port 
Hueneme LCP Amendment No. 1-97 (Administrative Record, Amendment was 
withdrawn by City); Certified Port Master Plan as amended, Oxnard Harbor District, Port 
of Hueneme; City of Port Hueneme LCP Amendment No. 1-94, (Administrative Record 
for Recreational Vehicle Park land use, amendment was not fully certified); City of Port 
Hueneme LCP Amendment No. 1-96, as certified. 

EXHIBITS 

1. Coastal Zone Location Map 
2. City of Port Hueneme Map 
3. City of Port Hueneme Coastal Zone 
4. Coastal Zone Subareas A - K 
5. Key Development Sites 
6. Proposed New Land Use Map 
7. Proposed New Zoning Map 
8. Proposed Changes to Local Coastal Program Land Use Plan 
9. Proposed Changes to Zoning Ordinance 

• 

10. Resolution 3067 for Approving Amendments to Local Coastal Program Land Use,. 
Zoning Ordinance and Land Use and Zoning Maps 
11. Response letter from Oxnard Harbor District to CCC, dated December 15, 1997 
12. Response letter from Oxnard Harbor District to CCC, dated January 8, 1998 
13. Response letter from Oxnard Harbor District to CCC, dated May 15, 1998. 
14. City Letter Addendum to Submitted LCP Amendment No. 1-98, dated May 14, 1998. 
15. Response letter from United States Department of Interior Fish and Wildlife Service 
to CCC, dated February 2, 1998. 
16. Response letter from United States Department of Interior Fish and Wildlife Service 
to CCC, dated July 13, 1998. 
17. Resource Conservation Zone Overlay for Land Use Plan Map at Area A, Hueneme 
Beach Park. 
18. City Proposed LCP Amendment number 1-97 changes to Hueneme Beach Park (for 
informational purposes only, this amendment was withdrawn by the City February 23, 
1998.) 
19. Historic Extent of Ormond Beach Wetland 
20. Ormond Beach Wetland Vegetation Map 
21. Least Tern Overlay, RV.Resort SEIR, 1994 
22. UCSB Museum Scientist Review, 1992 
23. Snowy Plover Overlay, RV Resort SEIR, 1994 
24. Savannah Sparrow Overlay, RV Resort, SEIR, 1994 
25. Response letter from California Department of Fish and Game, LCP Amendment • 
No. 1-94, RV Resort, dated August 12, 1994. 
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26. Response letter from United States Department cf Interior Fish and Wildlife Service 
to CCC, dated September 8, 1998. 
27. Master Plan Hueneme Beach Park, certified into City's LCP 1984. 
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SECTION 1; INTRODUCTION 
INTRODUCTION 

What is the Local Coastal 
Program? 

The Local Coastal Program (also called 
the LCP), mandated by the California Coastal 
Act of 1976, is a planning document prepared 
by cities and counties wbo have with shoreline 
areas. withirt their bo1:1rtdaries ia respoase to 
the California Coastal Aot of 1976 
The California Coastal Act is legislation 
intended to ensure that coastal areas of 
California are developed in a manner 
responsive to public objectives. The Act 
establishes these objectives as Coastal policies, and 
provides guidelines for municipal and county 
governments to reevaluate their existing coastal area 
planning and zoning concepts to determine 
consistency with the. Act. 

The California Coastal Act of 1976 declares that: 

"to achieve maximum responsiveness to local 
conditions, accountability and public ac
cessibility, it is necessary to rely 
heavily on local government and local land 
use planning procedures and enforcement'' 

in carrying out the state's coastal objectives 
and policies. To this end, the Act directs 
each local government lying wholly or partly 
within the coastal zone to prepare a Local 
Coastal Program (LCP) for its portion of the 
coastal zone. 

An LCP consists of: 

"a local government's (a) land use plans, 
(b) zoning ordinances, (c) zoning district 
maps, and (d) within sensitive coastal re
sources, other implementing actions which, 
when taken together, meet the requirements 
of, and implement the provisions and poli
cies of the Coastal Act at the local level." 

The land use plan, the heart of the LCP, is 
defined as: 

"the relevant portions of a local govern
ment's general plan, or local coastal el
ement, which are sufficiently detailed to 
indicate the kinds, location, and intensity 
of land uses, the applicable resource pro
tection and development policies, and where 
necessary, a listing of implementing ac
tions." 



What Does This Have to do 
Port Hueneme? 

How is~ the LCP Developed? 

Much of the City of Port Hueneme is within the 
Coastal Zone, as shown in Figure 1. This 
document, the Local Coastal Program, pre
scribes the policies and procedures governing 
use and development of land within the Coastal 
Zone of Port Hueneme. For this Coastal area, 
the LCP becomes the primary planning document, 
and takes precedence over prior planning and zoning. 

The City of Port Hueneme received certifica
tion of their first Local Coastal Program on 
July 25, 1984. The City's LCP is being revised 
to reflect the new goals and policies con
tained in the updated Geneml Plan (1997). 

Prior to certification ofthe City's 1984 LCP, 
Port Hueneme could not llllilaterally approve 
development projects within the Coastal Zone. 
The Coastal Commission retains primary respon
sibility and jurisdiction oyer the issuance of 
development permits for projects until the end 
of the LCP certification process. Once the LCP 
has been certified, the ability to approve de
velopment projects within the coastal zone 
reverts to the local agency, subject to the 
finding that the project is consistent with 
the LCP. The City of Port Hueneme has been 
able to approve development projects within 
its Jurisdiction since certification of the 
City's LCP in 1984. 
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(Figure I Coastal Zone) City of Port Hueneme 
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What is ~ the Process in 
Port Hueneme? 

The California Coastal Commissioa has pub
lished a Loeal Coastal Program Maeual, de 
seribieg iR detail the steps to be eompleted for 
eompletioe ofthe LCP. Each step ofthe process 
is re•1iewed by Coastal Commission staff to 
ensure that the local go·1ernmeet is proceeding 
properly. 

DuriRg the time that the LCP is being pre 
pared the local go't'ernmeRt eaaRot unila:t:er 
ally approve developmeRt projects withiR the 
Coastal ZoRe. Until the end of the LCP certifi 
catioR process, the Coastal CommissioR re 
taias primary responsibility and jurisdiction 
O'+'er the issuaaee of de\'elopment permits fur 
J3rojects which are coasisteRt with Coastal Act 
J30Hties. Onee the LCP has beeR eertified, 
the ability to appro·1e developmeRt projects 
within the coastal z:oRe renrts to the local 
ageacy subject to the fiRdiRg that the 
project is coasisteat 'llith the LCP. 

De·;elopmeflt of the LCP is undertakeR vlith 
fuadiAg from the State Office of PlaRRing and 
Research, not with local property tax money. 
Each city preparing a Local Coastal Program 
receives a bl:ldget allocatioa from the State 
fur completiofl of its LCP. This is in keeping 
'i'>'ith State legislatioR which direets the Sta:t:e 
to reimbl:lrse each local ageaey fur the full 
eost of aAy program mandated by State laws 
passed after January l, 1973. 

The City of Port Hueneme completed a General 
Plan review and update in April 1977. The 
Plan served as the foundation for the develop
ment of the City's first Local Coastal Pro-
gram. One of the Plan's major policies was the 
"creative utilization and preservation of the 
City's natural assets. which include the 
beach and harbor orientation" Initially it 
was tho1:1ght that preparation the City's Local 
Coastal Program wo1:1ld be greatly simplified 
by the fact that Port H1:1eaeme completed a GeR 
eral Plaa reviev<' and update in April 1977. 
That plaa seF\'es as the keystone of a eompre 
heesive Community developmeat Action Program, 
one of whose major policies is the "ereati•1e 
utilizatioa and preservatioa oftl1e City's 
natural assets, ..,, hielt include its beach aRd 
harbor orientation." 
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As a result, the General Plan recommendations 
were deemed to be fundamentally consistent 
with the letter--and more importantly with 
the spirit--of the Coastal Act of 1976. A&r 
a series of public meetings and hearings, 
Port Hueneme's first LCP was certified by the 
California Coastal Commission on July 25, 
12.8.4. Early en in the LCP's de>telopment, ·it 
was confirmed that Port Hueneme's Geneml 
Plan had no direct eonfliet with Coastal 
policies, only a need to ada greater detail 
concerning laad uses, de¥elopmeat policies 
and implemeBtation aetion. 

The Local Coastal Program is being revised in 
conjunction with the City's General Up-
date, initiated in 1992. The revised General 
Plan considers coastal issues and contains a 
number of goals and policies to conserve the 
City's unique coastal resources. Similar to 
the 1977 General Plan, the updated version 
contains a goal promoting "Creative utiliza
tion and responsible conservation of the 
City's major natural asset -the beach and 
harbor environment." The revised Local Coastal 
Program reflects the City's continued commit
ment to conserve coastal resources. 

The segree of compatibility of the eKisting 
General Plaa with that of mansates Coastal Aet 
palieies is eKemplified by the brevi~· of the 
lss1:1e identification and Work Progmm phases 
of the LCP process which requires less thaB 18 
months to complete. In marked contrast, 
nearly fear years f:uwe been consumed ia the 
eo1:1rse of obtainiag LCP certification from the 
Coastal Commission. As such, public par 
ticipation in the LCP process is unpreceaeBteEI 
by any prior planniag effert uadertal(en iB 
Pert Hueaeme 

Prier to preparation ofthe City's initial 
LCP, a town hall meeting was eondaeted OR 

March 1, 1979, to recei•te public testimoa,• ea 
two Workiag Papers vlltieh "+¥ere publishes ana 
circulates weeks ia advance ofthe meeting. 
Two public heariags ">¥ere subsequeatly heiEI 
dariag Juae, 1979, at which time the dmft LCP 
was censisereel fer local eertifieatioa. 
Shortly thereafter, the LCP was files with the 
Seath Ceatml Coast Regional Commission 
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What is the Relationship 
Between the LCP. 8REi the 
General Plan ... and Other 
Planning Programs for the 
Coastal Area? 

What is the Relationship 
Between the LCP and the 
Oxnard Harbor District 
Master Plan for the 
Port of Hueneme? 

Put simply, the Local Coastal Program consti
tutes a refinement of the land use policies 
and implementing instruments of Port Hueneme's 
General Plan (GP) Cemmt:~eity Develepmeet Aetiea 
Program (CO.'\P) as they pertain to development 
of areas within the Coastal Zone. As the primary 
components of the General Plan, Port Hueneme's 
General Plan Update CDAP Pert Hueeeme's 
Ge11eral PI8B and Central Community Project 
Redevelopment Plan collectively serve as the 
foundation upon which the LCP Land Use Plan is based. 

Secondary CIMP components which serve to 
implement the LCP include: 

Ventura West Specific Area Plan 
(A {)' A) ltppeB IK n 

Neighborhood Preservation Program 
(Appendix B) 

Hueneme Beach Master Plan (Appesdix. C) 

Neighborhood Strategy Area Urban Design 
Study (Appendix. D) 

The Coastal Act contains special provisions 
governing the ports of Port Hueneme, Long 
Beach and Los Angeles, and the San Diego Uni-
fied Port District. These ports must prepare, adopt, 
and have certified by the Coastal Commission a Port 
Master Plan. The Coastal Act provides that: 

"for information purposes, each city, county, 
or city and county which has a port within its 
jurisdiction shall incorporate the certified port 
master plan into its local coastal program. 11 

The Port Master Plan certified in May, 1979, 
and as amended, by the Coastal Commission covers 
only the area within the boundaries of the Port of 
Hueneme itself. This certified Master Plan .was is 
heFeby incorporated by reference for informa-
tion purposes into the City of Port Hueneme 
Local Coastal Program in July 1984. The Fiaal 
Master Pl8B doeument appra...·ed by the Dis 
trict Beare efCommissioaers; ho•Never, in 
eludes land use Feeommeadatieas fur aFeas 
outside ofthe existing aouedaries ofthe 
Port. Altka1::1gh the City has ae objeetioa te 
the Plan as eertified for the area within 
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the Port, laad l:lse desigaatioas for a aumber 
of areas ol:ltside the eurrent Port bouadaries 
are Rot eoesisteet with adopted City plans 
and polieies. By deeisioa ofthe Att-emey 
GeReral, areas outside the cUFFeflt bouad 
aries ofthe Port of:Hueaeme are co•;ered by 
the City of Port :Hueneme Local Coastal PEe
gram plaRs for these areas are to be certi 
fled as a part ofthis LCP. 

Two meaRs of resolving issues between the 
City aRd the :Harber District concerning land 
\:lse. planaisg for areas of mutual coneern are 
beiRg undertakeR. The City and the Harbor 
District have executed a Cooperati•;e Plann-iftg
Agreement 'N-hieh provides for eoRsultation aad 
cooperation on plaeaieg for areas ia aad 
around the Port of :Hueneme. The text ofthis 
agreemeRt is iscluded in Appeadix E. The City 
aad Distriet have also jointly applied and re 
ceived apprO"tal for a Coastal Energy Impact 
Program (CEIP) grant to examine means efre 
solving some of the more difficult land plan 
sisg issues of immediate eoseern. The study 
\'l'hich was subsequeetly produced is eontaised 
in Appendix F, pertinent fiadiags ofvrhieh 
are diseussed iR appropriate seetioas ofthe 
LCP Land Use Plan. 

The City of Port Hueneme and the Oxnard Harbor 
District have entered into three additional 
aareements which affect future development in 
the Port. The Port Development Review Commit
tee Agreement created in April 1979 and 
amended in 1982 requires the consultation and 
cooperation on planning for areas in and 
around the Port of Hueneme. In addition, the 
City rtnd District entered into an agreement in 
1987 which requires the City to consider 
amending the City's Geneml Plan. Local 
Coastal Pro&ram, and Zoning Ordinance to im
pose a single zoning classification on prop-
erty owned by the Oxnard Harbor District 
within the City. The agreement furtber 
specifies that the City will institute devel-
opment policies and standards which streamline 
permit processing. In response to this agree
ment, the City has revised its General Plan to 
have only a "Port" land use designation for 
property owned by the Oxnard Harbor District. 
In addition, the Plan contains policies to 
streamiine permit processinJi for District 
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properties. Lastly, tbe Cj . . 
a Memorandum ofU d ty and DJstnct entered int 
1295 . 

0 Wlandin · 

0 

' concernma acqujsiti & m December of 
U.S. Naval Civil E . on and use oftbe fonu ngmeerin L b er 
w~s closed and realin ed i&~ oratory wbich 
third round of the U SiB n Aprt11996, under tb 
CJ<> · • aseR r • sure Act of 1990.ea Ignment and 
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SECTION II: LAND USE PROGRAM 

Coastal Policies 

. Shoreline Access 

. Recreation and Visitor
Serving Facilities 

.Heusiag 

. Water-Oriented Recreation 

. Water and Marine Resources 

. Diking, Dredging, and Filling 
aad Shereliae Struetures 

. Commercial Fishing and 
Recreational Boating 

Shoreline Structures/Flood Control 

. Environmentally Sensitive 
Habitat Areas 

. Agriculture 

. Hazard Areas 

. Ferestry/Soils Resources 

.. Archaeological/Paleontological· Resources 

. Locating and Planning 
New Development 

. Coastal Visual Resources 
and Special Communities 

. Public Works 

. Industrial and Energy 
Development 

11 

The Local Coastal Program for the City of Port 
Hueneme must conform to the policies of the 
California Coastal Act ef 1976. These 
policies have been organized into -+4 ~ 
groups, as shown ia the left haad eeh:IFRR 
below . 
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SHORELINE ACCESS 

RBCREI..TION AND VISITOR 
SERVING FACILITIES 

30212.5 
;om 
~ 

The following sections briefly summarize ap
plicable Coastal Act policies concerning 
these fiw policy groups.+ These descriptions 
are excerpted from tbe Local Coastal Program 
Manual published by tbe California Coastal 
Commission and tbe California Coastal Act 
(Public Resources Code. Division 20). 

Shoreline Access 

Coastal Act Sections 30210 and 30211: Maximum 
access 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 over use. Development shall not inter-
fere with the public's right of access to the sea. 

Visitor-Serving arid Recreation Facilities 

Coastal Act Sections 30212.5, 30213, and 
.l.Q22Q: Wherever appropriate and feasible, 
public facilities, including parking, shall 
be distributed throughout an area to 
mitigate against the impacts of overuse of 
any single area. Lower-cost visitor and rec
reational facilities shall be protected, en
couraged and where feasible, provided. De
velopments providing public recreational 
opportunities are preferred. Coastal areas 
suited for water-oriented recreational ac
tivities that cannot readily be provided at 
inland water areas shall be protected for 
such uses. 

Water-Oriented Recreation 

Coastal Act Section 30221: Oceanfront land 
suitable for recreational use shall be protected 
for recreational use and development, unless 
present and foreseeable future demand for public 
or commercial recreational activities that could be 
accommodated on the property is already adequately 
provided for in the area. 
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Coastal Act Section 30222: The use of private 
lands suitable for visitor-serving commer-
cial recreational facilities designed to en
hance public opportunities for coastal rec
reation shall have priority over private 
residential, general industrial, or general 
commercial development, but not over agricul
ture or coastal-dependent industry. 

Water and Marine Resources 

Coastal Act Section 30230: Marine resources 
shall be maintained, enhanced, and where fea
sible, restored. Special protection shall be 
given to areas and species of special biologi
cal or economic significance. Uses of the 
marine environment shall be carried out in a 
manner that will sustain the biological pro
ductivity of coastal waters and that will 
maintain healthy populations of all species of 
marine organisms adequate for long-term com
mercial, recreational, scientific, and educa
tional purposes. 

Coastal Act Section 3023 I: The biological 
productivity and the quality of coastal wa-
ters, streams. wetlands, estuaries, and lakes 
appropriate to maintain optimum populations of 
marine organisms and for the protection of hu
man health shall be maintained and, where fea
sible, restored through, among other means, 
minimizing adverse effects of waste water dis
charges and entrainment., controlling runoff: 
preventing depletion of ground water supplies 
and substantial interference with surface 
waterflow, encouraging waste water reclama
tion. maintaining natural vegetation buffer 
areas that protect riparian habitats, and 
m injm izing alteration of natural streams. 

Coastal Act Section 30236: Channelizations, 
dams, or other substantial alterations of riv
ers and streams shall incorporate the best 
mitigation measures feasible, and be limited 
to: ( 1) necessary water supply projects, (2) 
flood control projects wbere no other method 
for protecting existing structures in the 
flood plain is feasible and where such protec
tion is necessary for public safety or to pr.Q:. 
teet existing development, or (3) developments 
where the primary function is the improvement 
offish and wildlife habitat. 
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Commercial Fishin g and Recreat· ____ Jon Bo t• 

C~o~as~tdal~ A:ct~Se~t·~ ~~~~ng:eru;ed a mg ' -- __ C_!OD 30224 
atJOnal boating use of : Increased recre-

:"couraae<L in accord~· waters shall be 
y developing d nee wttb this di . . 

publio 1 . t:Y S!Orai< area • V!SJ<lll, 
d. _auncli m& fac:ilif ': mcreasina 
}

11
??al berthing s !L ~es, P~~tding ad

hrnttma non w t p ce m extstma barb • ---_a_er-de d • -- ors 
congest access corrid:enent land uses th~ 
iu~port fac:ilitiei, P!liY~·arul preclude bOilliog 

• 
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a?-: by proyidin t; mg harbors ofr fu 
Clhties in natu gl hor new boating fa- e ge, 
te _ra __ arbors r areas, and j' new protect d _n areas dredged fi e_ wa-
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Coastal Act Section 30234: Facilities serv
ing 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 demands for 
those facilities no longer exists or adequate 
substitute space has been provided. Proposed 
recreational boating facilities shall. where 
feasible, be designed and located in such a 
fashion as not to interfere with the needs of 
the commercial fishing industry. 

Coastal Act Section 30255: Coastal-dependent 
developments shall have priority over other 
developments on or near the shoreline. Except 
as provided elsewhere in this division, 
coastal-dependent developments shall not be 
sited in a wetland. 

Shoreline Structure 

Coastal Act Section 30235: Revetments, 
breakwaters, groins, harbor channels, sea
walls, cliff-retaining walls, and other such 
construction that alters natural shoreline 
processes shall be permitted wben required to 
serve coastal-dependent uses or to protect ex
isting structures or public beaches in danger 
from erosion and when designed to eliminate or 
mitigate adverse impacts on local shoreline 
sand supply. ExistiOf~ marine structures caus
ing water stagnation contributing to pollution 
problems and fishkills should be phased out 
or upgraded where feasible. 

Environmentally Sensitive Habitat Areas 

Coastal Act Section 30240: (a) Environmen
tally sensitive habitat areas shall be pro
tected against any significant disruption of 
habitat values, and only uses dependent on 
such resources shall be allowed within such 
~ 

(h)_j)evelopment in areas adjacent to environ
mentally sensitive habitat areas and parks and 
recreation areas shall be sited and desi~ned 
to prevent impacts which would significantly 
degrade such areas, and shall be compatible 
with the continuance of such habitat areas. 
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Agriculture 

. 30241· The maximum 
Coastal Act ~ectJon icUitu:3J land shall be 
amount of pnme ~lir f and conflicts be-. . d 'n pro uc Ion, II 
mamtame: 

1 
d urban land uses sha 

tween agncultural an d . s shall be 
. . . d Stable bouo ane 

be mmlmlze . . b n and rural areas. 
established sepam~m~ ur ~lands shall be lim-

. f agncu tura . 
ConverSIOn 0 be viability ofexistmg 
ited to areas wh:re t seyerely limited 
agricultural us~ IS already and where the 
by conflicts With urban ~s~s, logical and viable 

· uld comp e e a · h 

neighbor oo an. . J>an development. ment of a stable limit tour 

conversion wo_b te to the estabhs -
h d d contn u 

Soil Resources 

. 30243: The long-term 
Coastal Act Secti~n d f ber)ands shall be 

· 'ty f sotls an tm 

protecte 'a . 'ts ofcommercta • 1 · b rlands m um 

producttvl 
0 

. s of coastal com-
d nd conversiOn . 

1 
mereta tim e their division into 
size to other uses or . I . e shall be limited 

. mmercta stz . 
umts of nonco timber processmg 
to providing fo~ _n~cessary 
and..related facilities. 

Archaeological or Paleontological Resources 

. 30244· Where development 
Coastal Act Sectt?n . haeological or pale-

d I!' Impact arc 
would CLyerse 'd ffied by the 

. 1 ources as t en ' 
ontologtca res . Officer, reason-

. · PreservatiOn . 
State Histone h 11 be reqmred. able mitigation measures s a 

Locatmg an D elopmept . d Planning Newev 

. 30250: (a) New devel~p-Coastal Act Section . yjded in this di-
t as otherwtse pro . 

ment, excet:l d ithin contiguous . . h 11 be locate w • . 
VISIOn. S a · · to existmg 
with, or in close p~tm!~ ac~ommodate it, in 
development areas a e blic services and 

'th dequate PP 
other a~as. wt a i nificant adverse ef
where t~ wtll. ha:~;u!Jiy or cumulatiye.ly on 
fects, etther mdlv In addition. land dJVJ-
coastal resources. for agricultural 
. h than leases ll 

s10ns, ot ~r~ . developed areas sha 
.uses, ou~slde exlst::ere 50 percent ofthe us-
be perm ttted only h been developed . tl e area ave 
able parcels !OJ ld be no smaller 

d arcels wou 
and the create p ~ f urrounding parcels. than the average size o ~ 
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Coastal Act Section 30252: The location and 
amount of new development should maintain and 
enhance public access to the coast by: (1) fa
cilitating the provision of extension oftran-
sit service, (2) providing commercial fa-
cilities 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 transpor
tation, (5) assuring the potential for~ 
transit for high intensity uses such as 
high-rise office buildings, and by (6) assur-
ing that the recreational needs of new 
residents will not overload nearby coastal 
recreation areas by correlating the amount of 
development with local park acquisition and 
development plans with the provision ofonsite 
recreational facilities to serve the new development. 

Coastal Act Section 30253: New development 
shall: (1) Be consistent with requirements im
posed by an air pollution control district or 
the State Air Resources Control Board as to 
each particular development, and (2) Minimize en
ergy consumption and vehicle miles traveled. 

Coastal Visual Resources and Special 
Communities 

Coastal Act Section 30251: 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 areas, such as 
those designated in the California Coastline 
Preservation and Recreation Plan prepared by 
the Department of Parks and Recreation and by 
local government, and shall be subordinate to the 
character of its setting. 

Coastal Act Section 30253: New development 
shall, where appropriate, protect special 
communities and neighborhoods which, because 
of their unique characteristics, are popular 
visitor destination points for recreational uses . 
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Hazard Areas 

'on 30253: New development 
Coastal Act S7c~J . k to life and property 

l) 'mm1zenss 
shall: ( mJ 1 . flood and fire 

h · h eo og1c · 1 in areas of 1g i ' bTty and structura 
d (2) Assure sta I I 

hazard; an • . t nor contribute . . and nettber creae . 
mtegnty, · 

0 
geologtc · . 'fi ntl~ to erosto , 

stgm ca f n ofthe site or b Tty or destruc to h 
jnsta u • . wa~ require t e 

d' rea or man~ ld surroun mg a . devices that wou · f protectiVe 
construction ° 1 landforms alone 
substantiall~ alter natura 
bluffs and cliffs. 

Public Works 

254· New or expanded 
Coastal Act 30 . :. shall be designed and 
public works fac!lt~~~e needs generated b~. 
limited to accomm 'tted consistent wtth 
development or u . . . . of the Coasta ses penm 1 

the pCOVISIODS ~ : Janned publjc works 
Act. Where ex!stmg or p 1 a limited 

. ommodate on ~ 

· · f tbtS diVJS!On 

facilittes can ace 
1 

ent services to 
amount of new deve odm e ~ssential public 

d dent lao us • 
coastal-epen . . d Aries vital to the · and baste m us 
servtces. I h ofthe readon, stat~ ru: 
economtc bea t fon commercial 

. bl'c recrea t • h II 
natwn, pu ':~ · g land uses s a . d vtsttor-serym 
recreatiOn an tber development. not be precluded by 0 

'l'ti d Energy Facu es • D lopment an Industnaleve 

. 30255 and 30260: 
Coastal Act Sectt~n:evelopments shall have 
Coastal-dependen d I pments on or near 

. other eve 0 · 1 
prionty o:er oastal-dependent industna 
the shorelme. C ra ed to locate or 
facilities sha.n be .en.cousj!s and shall be 
expand withm extstm& n -term &rowth where 
permitted reasona~le .to. ~ of the Coastal Act . 

. tent with this dtVISJon conS IS 

I A t defines "coastal-dependent The Coasta c 
"as· development or use · 

b. h requires a site on, t or use w Jc II " "an~ developmen be able to function at a . or adiacent to. the sea to 
. " 

. . f "coastal-dependent, 
Given this defimtto? ~ try" is therefore 

d ndent m us 
"coastal-epe h · b requires water 

1 pment w JC industrial deve 0 

adjacenc~. 
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AGRICULTURE 

+ 

Housing 

Housing policies for coastal areas are now 
included in the California Government Code 
Article I 0.7. Section 65590. As a result, 
this Local Coastal Program does not discuss 
coastal housing issues. 

The foJJowing section analyzes existing 
conditions and potential development in the 
City's Coastal Zone. To facilitate this 
analysis, the City's Coastal Zone was divided 
into II sub-areas, which are shown in Figure 2. 

The City ofPort Hueneme is approaching 
build-out with very few sites available for 
new development. The updated General Plan 
concentrates on 23 key development sites 
that are vacant, underutilized or may convert 
to other uses. With regard to the Local Coastal 
Program, 21 of these key development sites are 
located within the coastal zone. The following sections 
identify the future development sites and 
define specific development policies for each 
coastal subarea . 

The maximum amouat of prime agrieulteralland 
shall be maintained ia produetion, aad eoa 
flicts between agrieultural aad urbaa laad 
uses shall be minimized. Stable bouadaries shall be 
established separatiag urbaa aad 

These deseriptioas are exeerpted from the Loeal Coastal Program Maneal published by the California Coastal 
Commission. (Numerical refereaees in the left hand column aboye indieate rele,·ant paragraphs of the Coastal 
Aef:j 

PUBLIC WORKS 

rural areas. Conversion of agrieulturallands 
shall be limited to areas where the 'liability 
of existing agrieulteraluse is already se 
verely limited by eonflicts 'Nith urban uses, 
and where the eonYersion weald eomplete a 
logical and Yiable aeighborhood and eoatribute 
to the establishment of a stable limit to l:ir 
ban deyeJopment. 

Ne·N or expanded peblie works faeilities shall 
be designed and limited to aeeommodate Heeds 
generated by deYelopmeat or uses permitted 
consistent with the proYisioas of this diYi 
sion ofthe Coastal Aet. Where existiag or 
planned public 'Norks faeilities ean aeeom 
modate oaly a limited amouat ofaew develop 
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BXISTING CONDITIONS 

AREA A: HUBNBMB BBACH PARK 

68 Acres Approximately 

Existing Land Use 
. Recreation 

General Plan Land Use: 

. Parks and Open Space 

Ia orEier to analyze poteatial uses fur laaEis 
within the Coastal Zone, existiag eonditioas 
in the City ·.vere examiaeEI, with a particular 
emphasis on ehanges occurring since prepara 
tion of the Ge11eral Plaa. To facilitate this 
analysis, the City's Coastal Zoae was diYided 
iAto II sub areas, which are shown iA Figure 
2. These areas are briefly Elescribed in the 
sections which fullo>t¥. 

Area A: Hueneme Beach Park - 68 acres 

Area A is entirely in public (City of Port 
Hueneme) ownership. There is no development 
except for beach-related structures (pier, 
concession stands, restrooms) and public park
ing lots. The beach is a recreational re-
source of regional important, attracting 
visitors from all parts of Ventura County as well as 
from neighboring Los Angeles. 

A comprehensive Hueneme Beach Master Plan 
has been prepared, covering projected im-
provements to the facility over a five-to ten-year period. 
Recently completed improvements include the 
lowering of the main beach parking area (to 
increase water visibility from Surfside 
Drive), enhancement of the existing pier by 
development of a plaza area at its base (in-
cluding concession area, thematic play area 
and additional pieces of children's play 
equipment), and the addition of facilities at 
the eastern edge of Hueneme Beach Park (in-
cluding picnic areas, open turf play area, 
playground equipment and additional parking). 
In conjunction with these improvements, a mini 
park on the north side of Surfside Drive (in 
the area where the pedestrian overcrossing of 
the Ventura County Railway tracks is located) 
has been developed. 1 

Key to these improvements to beach facilities 
is implementation of a sand replenishment pro
gram to prevent beach erosion caused by the 
jetty at the mouth of the Port. 2. 

These improvements to Hueneme Beach Park have been approved by the South Jv'i"" i.f'\ g) 
Central Coast Regional Commission under Development Permit-179-33. .A J~ \1.\1\ JJ , Q/\ 0-V" IJI'fA '1 

2 This program is conducted by the Army Corp ofEngineer~ana is eM<effiflt ft:affi (f\eJc. ~V\ J,o.k-J 
eeft!ltal Cemmissiea ;eview. · \ rz; 
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AREA Bt SURFSIDE 

9QAeres 

Existing Land Use: 
Residential 
Vacant 
Low Density 

Residential 

Medium Density 
Residential 

Hip Density 
Residential 

Park 
Commercial 

General Plan Land Use: 
Residential 
Low Density 

Residential 
Medium Density 

Residential 
High Density 

Residential 
Commercial 
Parks and Open Space 
Public Facilities 

The Beach Master Plan also includes improve
ments to be undertaken at a later date. These 
include development of a park and vista point 
at the entrance to the harbor, connected to 
the main portion of Hueneme Beach Park by 
an extension of Surfside Drive and by a meander
ing promenade. 

These improvements require the consent of 
the Navy, (whose Civil Engineering Laboratory 
(NCEL) is located in the area) or the excess-
ing of the NCEL.l Also included in future 
plans for Hueneme Beach is enhancement of the 
park's westerly end along Surfside Drive to 
compliment and interconnect the pier/plaza 
area. 

Area B; Surfside - 90 acres 

Surfside is the beachfront residential area. 
Major existing residential development in the 
area consists of recently built high- and 
medium-density condominiums (approximately 
12-25 dwelling units per acre) and a City
owned 90-unit below market-rent garden 
apartment complex (Seaview Apartments). 

The majority of commercial development in Area 
B is located along Hueneme Road. Commercial 
development consists primarily of neighborhood 
shopping areas and a hotel. 

The area also contains the headquarters of the 
local VFW Chapter, Maranda Park, a community 
recreation facility, and Bubbling Springs 
Linear Park. 

Reeent Improvements to Maranda Park have 
greatly enhanced access to and from adjacent 
public and private developments. In addition, 
integration of the park with the surrounding 
area has been vastly improved by the realign
ment of the entrance from Port Hueneme Road 
and landscape/open space treatment of the 
southwest corner of Surfside Drive and Port 
Hueneme Road. 

Bubbling Springs Linear Park was formerly a 
drainage channel. Improvements have been 

1 These improvements are not proposed for certification as a part of this LCP, 
and are only proposed if a change in status occurs at the NCEL. 
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AREA C: SURFSIDE INDUSTRIAL 

40 1\.eres 

Existing Land Use: 
. Industrial 

Public Facilities 
Vacant 

undertaken to convert it into a recreational 
corridor, linking Richard Bard Bubbling 
Springs Park (outside the Coastal Zone) with 
Moranda Park and Hueneme Beach Park.+ Improve
ments to Bubbling Sprim:s Linear Park were ap
proved by the South Coast Regional Commimmt 
under Development Peonit 137-02. 
Key development site number 12 is located in the 
Surfside Area. Site 12 is planned 
for High Density Residential use. accom
modating an estimated 38 dwemng units. 
Currently, this site is vacant. 

So as to iategrate the VFW property with that 
of impro'temeflts both to Bubbliag Spriags Lia 
ear Park aad MoraFlda Park, a geReralupgradiag 
of Post #3935 is proposed as part of the 
City's Neighborhood Strategy Area Urbaa Desiga 
Study (see AppeRdix "D"). 

IR September, 1978, the City's Redevelopmeat 
Agency was graRted a coastal de\·elopmeat per 
mit (179 33) fer coastructioa of a large de 
velopmeat project, Surfside Village, withia 
the Surfside area. This developmeat will eoasist 
of277 eondomiAium 1:1nits, 84 single 
family residences, 45 tovmhoase ~:~aits, a 5,000 
square foot comml:IAity eeater, aad a aeighbor 
hood commercial ceater of80,000 sqaare feet.2 
The permit fer elenlopmeHt of S1:1rfsiele Village 
was graated ia tandem v,rith a program for revi 
taliz;atioH of the Veatura West (Area E) 
resideatial area. Coastmctioa of Surfside 
Village commeflced in February of 1979. 

Area C: Surfside Industrial - 40 acres 

Area C contains industrial uses (auto salvage, 
general industrial, mini-storage) and~ 
facilities. a vaeaat pareel ofapproximately 12 
aeres. 

General Plan land use and zoning designate the 
area for light industrial and public facilities use 
; fer example, light man1:1facturiRg 
aAd assembly, whelesaliag aad ·.vareheusiag, 
utilities, aRd limited proeessiag 

Impro•lements to Bubbling Springs Linear Park Viere approved by the South Coast 
Regional Commission under De'lelopment Permit 137 02 . 

2 Indieated number of uaits and SE)Uare footage of eommereial area and commuHity 
eenter are approJ<imate. All Eievelopment within SurfsiEie Village must eoaferm with the eoastal de\'elopmeHt applieation 
ana eoaditioHs efapf)ro'lal granteE! parsuant to Permit 179 33. 
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General Plan Land Use: 
Industrial 

Public Facilities 
Coastal R:elatea Iadastry 

AREl .. Dt VENTURI .. El .. ST 

30 Aeres 

Existing Land Use: 
Residential 
Low Density Residential 
Medium Density Residential 
Commercial 
Public Facilities 
Park 
Vacant 

General Plan Land Use: 
Residential 
Commercial 
Public Facilities 
Parks, and Open Space 
Low Density Residential 
Medium Density Residential 
Hi~h Density Residential 

(blueprinting, earpeYrug eleaniHg, 
ehemieal or seientifie lahoratel)0. 
During the Geneml Plan update process, a new 
General Plan categm:y (Lh~ht Industrial) has 
been applied to this area. The Industrial des
ignation permits businesses involved in 
laboratory, research, light manufacturing, 
distribution and services together with City 
and public utility facilities. 

Key development sites 19-21 are located in the 
Surfside Industrial Area. Sites 19-21 are all planned 
furlight industrial use. Site 19 is vacant and Site 20 
is substantially vacant Site 21 has existing li~t 
industry development. 

Area D: Ventura East - 30 acres 

Area D consists primarily is predominately de 
't'eloped eoosistiog prineipally of residential 
uses of various housing types and densities. 
Ventura East also contains the Port Hueneme 
Civic Center, an elementary sehool and a small 
number of commercial uses along Port Hueneme 
and Ventura Roads. The Bubbling Springs 
Linear Park passes through Area D. 

Based upon data obtained from a site &Rd 
strliet\iral survey uHaertakea in Oetober, 1978, 
Rearly 2Q pereeRt of the total housing ·within 
Veatura east was fauna to he strueturally 
EiefieieRt. These eoHEiitioas are eKaeerbateEi 
hy a high iaeideaee of Eleferred property 
maiateaa:Ree, over half of all resideatial par 
eels eMhihitiag oae or more eharaeteristies of 
visual blight. Witaia this eoate:Kt, Veatura 
east 8as beea elassifiea as a "Eieeliaiag" 
aeighberhooa wherein a eemprelieasin program 
of housing rehahilitatioa assist&Ree, fair 
kousiag setViee, and eoEie eaforeemeat lias been 
iaitiatea uaaer the City's feaeral fuadeEi Com 
muaity De•;elo13meat Bloelt Graat Program (see 
Appe11di* B Neigheorhood Preservatioa Program). 

IR Stipport ofrevitali2atioa efforts ia eoth 
VeHtl:lra Bast aaa VeRtura West (Areas D &REI e, 
respeetively), the City has reeeatly uaaer 
takea aa Urbaa Desiga SteEly of seleeted 
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residential neighborhoods collecti\'ely known 
as the City's ~.leighborhood Strategy Area. 
Follo\'t'ing a series of public meetings, a 
capital improYements program v1as adopted by 
the City Council goYeming the eonstmetion of 
miscellaneous recreational and street seene 
improYements oYer time as federal Community 
DeYelopment Bloek Grant funds are made a·1ail 
able. (see AppendiK D Neighborhood Strategy 
Area Urban Design Study). Speeifie projeets 
targeted within Ventura East and VenturR '.Vest 
include: 

Perimeter landseape improYements at 
Hueneme and Bard Elementary Schools 
(Completed August, 1982) 

Street scene improYements along 
Ventura Road at the intersection of 
Clara, Scott and Pearl Streets 
(Completed August, 1982) 

Curb, gutter and sidev;alk improvements 
througho1:1t Ventura West (Completed 
JuRe, 1983) 
EKterior 1:1pgradiHg of the Willo•;rA>rook 
publie housing projeet 

Street tree planting along selected 
interior residential right of ways 

That portion of Ventura East which faces Port 
Hueneme Road also contains a number of com
mercial establishments which may be considered 
"recreation and visitor-serving facilities." 
These establishments include two motels and 
several retail businesses, whose clientele at 
present consists more of local residents and 
business-related (Navy) visitors rather than 
visitors oriented toward the beach and Port. 
However, the proximity of this area to Hueneme 
Beach Park suggests that these establishments 
do cater to beach visitors, especially in sum
mer. As a counterpart to the City's housing 
conservation effort, all commercial proper-
ties within Ventura East have been targeted 
for revitalization through the Community De
velopment Block Grant Program. 

Key development sites 13-17 are located in the 
Ventura East Area, Sites 14-17 are all planned 
for Medium Density Residential use, accom
modating an estimated 133 dwelling units, Site 
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AREJ.. Er VENTURA WEST 

77 Aeres 

Existing Land Use: 
. Resieeatial 
. Commercial 
. Public Facilities 
. Vacant Land 
. Low Density Residential 
. Medium Density Residential 
. High Density Residential 

General Plan Land Use: 
. Resieeotial 
. Commercial 
. Public Facilities 
. Low Density Residential 
. Medium Density Residential 
. High Density Residential 
. Mixed Use 

J 3 is planned for future commercial develop
ment. Currently, these sites contain a variety 
of uses. Sites 13 and 17 have existing 
residential and commercial development. 
Residential units are located on Site 14, residential 
and vacant land on sjte 15, and Site 16 contains a 
commercial use. 

Area E: Ventura West - 77 acres 

Ventura West is primarily a residential area, 
with a mix of single-family {5,000 square foot 77 
lot average) and multi-family units. Commer
cial development (motel, body shop, cocktail 
lounges, restaurants, junior market) is 
concentrated along Pleasant Valley Road at 
the north end of the area. Also located 
within Area E are an elementary school, fire 
station, residential care facility, hospital, 
pharmacy and medical offices. Area E also 
contains Mar Vista, a 60-unit assisted housing 
senior citizens residence. Another 90-unit 
senior citizens residence, Casa Pacifica, has 
recently been developed within Ventura West. 
VeAtum West is by far the most imf!actee of 
all AeigbeerhoeEls iA the City. The area is 
ehamcterizee b~' a miX:tHre of ineemf!atiele 
aad iAeffieient land uses, O"<'er ()(:) f!ereent efthe 
total resideatial dMllings being multifile 
family deveiOf!ed OR SMDStandard. sized lets . 
&istiRg siRgle family homes are sh&VIing 
flFOHO\iReed sigAS ofdiSFefl&ir SUe largely te 
theiF age, oFigiaal qYality ofeoastruetien, 
fiaaeeiallimitations of eun:eftt evmers, and 
e~dstiRg multi family 'l:ORing. Q•;erall, nearly 
69 f!erceat efthe total housing ·.vithia Veatara 
West is deemed te ee suestaadard, 70 uaits ef 
whiek are eoAsidered unsuitaele fer rehaeilitatien. 

Witl1ia this eeateKt, Ventura West has been 
classified as a "deteriorated" neighborhood 
for which a Specific Area Plan has been pre
pared and adopted governing the scope of 
revitalization proposed therein. With the 
overall objective being the maintenance of 
this neighborhood as a source of low and mod
erate income housing, specific actions pro
posed as part of the Ventura West Specific 
Area Plan include: 
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Downzoning commensurate with the pre
dominance of single-family residences, 
proximity to major thorough fares and 
dwelling units suitable for rehabilita
tion. 

Realignment of interior streets to rein
force "a sense of place" and neighborhood 
character. 

Widening asd impro¥ement of Pleasaat 
Valley RoaEI asEI Ponoma Street to improve 
peripheral cireulatioa aad access to the 
Port of H1:1eneme asd USNCBC. 

By virtue of the dilapidated conditions 
prevalent within the "ABC" Street portion of 
Ventura West (four block area located westerly 
ofPonoma Street between Pleasant Valley Road 
and Clara Street) together with its proximity 
to the USNCBC and Port of Hueneme, the City 
has-ffiag maintained a "Harbor Related" laad 
l:lse designation transitional zoning classification for this 
area which provides for the simultaneous development of 
residential and harbor-related uses for this area. As one of 
several tasks included within the scope ofthe joint 
Oxnard Harbor District/City Coastal Energy Impact 
Program Study, the "ABC" area was examined in detail 
relative to the potential of redeveloping the same for 
immediate industrial reuse. For a variety of reasons, it 
was concluded that such an endeavor, at least for the near 
term, would not be economically feasible; hence, its 
preclusion from the LCP and General Land Use Plan. 

The Ventura West Area contains the largest 
number of key development sites within any 
~I zone sub-area. Key development sites 
2-4 are very similar with each accommodating 
existing residential and commercial develop
ment. Site 5, located adjacent to sites 2-4, con
tains only residential uses. The General Plan 
land use policy map designates sites 2-5 for 
mixed use development 

The four remaining development sites (6. 8, 9 
and 1 0) contain various land uses. Currently. a 
motel and various commercial uses are located 
on site 6. The land use plan continues to sup
port future commercial development on site 6 . 
Site 8 is currently vacant and is planned for 
medium density residential development 
thereby accommodatim~ an additional 21 dwell-
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AREA Fr MAR .. XET STREET 

8 Aeres 

Existing Land Use: 
. Commercial 
.....Park 
. Public Facility 
. Vacant 

General Plan Land Use: 
. Harbor Relatee!Speeial 
. Parks and Open Space 
. Commercial 
. Medium Deasity Resieeatial 
. Public Facilities 

.~. Cs SUNKIST SITE 

11 Acres, approximately 

Existing Land Use: 
. Temporary Storage 
. Vacant 
General Plan Land Use: 

ina units. Site 9 and 10 will continue to 
accommodate residential uses with an additional 16 
dwelling units slated for these sites. 

Area F: Market Street - 8.1W:a 

Market Street is the remaining commercial 
nucleus of Port Hueneme's former downtown. 
Almost the entire Market Street area is within 
key development site 11. The area is zoned for 
general commercial use and contains a variety 
of small retail shops, the Hueneme Bank build~ 
ing (an historical landmark and home of the 
Chamber of Commerce and Port Hueneme 
Museum), and a~ awmaer of vacant parcels . 
Under the current General Plan, the area is 
designated for primarily commercial use. 
"haraor-relatee/speeial" wse wader 
desigR eoaeept knowfl as "Market Street Laae 
iag. fwaeameatal to the Market Street Laadiag 
eoRcept is the Yiswal flfld ph,·siealliakage 
of this area to that ofthe Port ofHweaeme. 
Toward this ead, it had origiaally 9eea pro 
posed that a speeialty retail 9oard·.valk area 
ae de¥eleped arownd a shallo•.v draft extoasioa 
of the eemmereial haraor. However, ia re 
sponse to ooaeems eKpressed by the Qrnard: 
Harbor District relative to this eoaeept, the 
interface of Market Street ·.vith that ofthe 
eommereial hareor was ElesigaateEI for further 
study ia eonj1.u1etion ·.vitk the joint OHDIGity 
Coastal Baergy Impact Program. Uafortuaately, 
this portion of the CBIP stl:ldy 'l¥as aet eom 
pleted; heaee, resohttioa ofthe isswe was 
ne¥er aehie:ved. \lfhat fiadings .;.vere made al 
htded to tke aeed aaEI desire to aeeommodate 
RaFBOF related offices in areas pFOKimate to 
the Pert of Hue1teme, Market Street iaeludea. 
The General Plan update supports'the develop
ment of visitor serving commercial and 
harbor-related offices in areas proximate to 
the Port of Hueneme, Market Street included. 

Area G: Sunkist Site - 11 acres 

The Sunkist Site is so named because of an old 
citrus packing plant, which occupied the site 
until it was destroyed by fire in 1977. The 
site is a designated County historical land
mark since it was the location of the original 
Port Hueneme Wharf. (The warehouse itself 
was not related to the historical designa-
tion.) The site is divided by a strip of 
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. Harbor Related 

. Parks/-.an.dOpen Space 

. Visitor Commercial 

AREAS H & J: PORT OF HUENEME/ 
OXNARD HARBOR DISTRICT 

119 Aeres 

Existing Land Use: 
. Harbor Related 

General Plan Land Use: 
.......F.ort 
. Harner Relates 

land paralleling Port Hueneme Road occupied by 
railroad tracts serving the Ventura County 
Railroad (VCRR). The railroad was formerly 
used to bring citrus from farms in the sur
rounding area to the packing plant for even-
tual export. Use of the VCRR for this purpose 
has declined greatly. (citrus is BOW broagl:lt 
to tl:le Port primarily by track). A sig 
nifieant portiofl of tl:le freight BOW eoBsists 
ofproaacts related to offsl:lore drilliBg ac 
ti'lities (e.g., pipe, tabiag, balk mea aBd 
cement). Lamber is also carried. 

The Sunkist Site represents key development site 
2.1. Of the approximately 11.4 acres contained in 
the site, 6.6 acres lie north of the railway; 
and approximately 4.18 acres are to the south. 
A total of 10.5 ofthe 11.4 acres lies north 
of an existing .seawall; the size of that porw 
tion below the wall fluctuates with the sand 
pumping cyde fronrChannel Islands Harbor. 
The City's General Plan designates the..aortR
emmost portion of the site as suitable for Visitor 
Commercial harbor related 
(but unspecified) use, with the southern are~ 
vicinity of the seawall. designated for Parks and 
Open Space use. It has been the City's intention 
to tie future development of the Sunkist site 
to the Market Street Lansing CORcept m Al
though the beach area below the seawall is 
privately held as part of the Sunkist parcel, 
public access is easily and frequently obw 
tained by climbing the riprap and/or by walkw 
ing across the beach from Hueneme Beach Park 
to the east. The Beach Master Plan meandering 
promenade passes through the lower portion of 
the Sunkist site. 

Areas H & J: Port of Hueneme/Oxnard Harbor 
District - 110 acres 

Areas H & J comprise the commercial/industrial 
port area of Port Hueneme, under the jurisdiction of 
the Oxnard Harbor District. The Port is a facil-
ity of statewide significance, being the only 
deep water harbor between Los Angeles and 
San Francisco. 

Area J represents key development site 22 and is the 
former site of the U.S. Naval Civil 
Engineering Laboratory (NCEL). The NCEL was 
selected for closure under the third round of the 
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Defense Base Realignment and Closure Act of 
1993. In accordance with base closure statutes and 
Department of Defense policy, a community reuse 
plan was prepared for the former NCEL site to guide • 
Department of Defense decisions as to whom and 
for what purpose the NCEL would be used 
following closure of the installation. 

The NCEL Community Reuse Plan was prepared in 
a collaborative fashion with a broad-based 26 
member Advisory Task Force comprised of various 
public/private regulatory and resource agencies; 
community and neighborhood representatives; 
civilian tenants of the NCEL; adjoining property 
owners; homeless service providers; and the input 
and direction of the U.S. Navy, Oxnard Harbor 
District and City of Port Hueneme through an 
Executive Committee. This year-long planning 
effort evaluated disposal and reuse of the NCEL 
relative to regional considerations and property 
characteristics; environmental opportunities and 
constraints; utility and infrastructure needs; market 
support and financial considerations; 
implementation strategies; homeless strategies; and 
site planning considerations. The planning process 
included over eight public meetings and several 
public hearings on the Plan and related 
environmental documents. • 

In short, the Plan recommends a broad range of 
coastal oriented uses for the ~ 3..4-acre site; that is, 
traditional terminal operations and cargo storage; 
public access and visitor serving commercial; 
education tied to a maritime/marine biology 
curriculum; and aquaculture/marine fisheries. The 
underlying teBaHt ~ of the Reuse Plan is that the 
NCEL be conveyed at no cost and be held in single 
public ownership. The basic land use pattern as 
recommended under the NCEL Community Reuse 
Plan is as follows: 

The northern strip ofNCEL land 
encompassing some five to six acres should be 
devoted exclusively to port-related uses. 

The central portion of the site should be 
available for a broad spectrum of port and coastal
oriented uses. 

The southerly strip of land, encompassing.the 
shoreline revetment and approximately 50 feet at • 
back of the revetment should be reserved for public 
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access consitent with the Hueneme Beach Master 
Plan . 

On August 2, 1995, the City Counciland Surplus 
Property Authority of the City of Port Hueneme 
approved the final NCEL Community Reuse Plan 
dated July (995. On December 21, 1995, the City, 
the Surplus Property Authority and Oxnard Harbor 
District reached agreement on operations, 
management and ownership. This Memorandum of 
Understanding (MOU) agreemeflt cleared-the way 
for a public benefit conveyance from the federal 
government to the Oxnard Harbor District for 
port-related purposes. 

As part of the NCEL conveyance, the Navy has 
agreed to adjust its boundaries such that the 
"sandspit" area fronting the Coast Guard Lighthouse 
at the foot of the east harbor jetty will be conveyed 
by either fee or license for incorporation into the 
public access and recreation strip of land along the 
shoreline revetment. The Oxnard Harbor District has a 
certified Port Master Plan for the area within its 
jurisdiction. In addition to the MOU. +the City and 
the District have 
entered into two additional agreements to 
guide future development within the Port of 
Hueneme. The Port Development Review 
Committee Agreement will provide an O(ianized 
means of exchanging information about proposed 
developments in and near the harbor. The City and 
District entered another agreement in 1987 
which requires the City to consider amending 
the City's General Plan. Local Coastal Pro-
gram, and Zoning Ordinance to impose a single 
zoning classification on the property owned by 
the Oxnard Harbor District. In addition. the 
agreement specifies the City will institute 
development policies and standards to stream-
line permit processing for District projects. 
In conformance with this a.ireement, the LCP 
and General Plan have one land use designation 
for District properties. In addition, the Zon-
ing Ordinance will be amended to be consis~ 
tent. (See the Implementation Section ofthjs 
LC.f2. oonelt~ded a Cooperati•;e Planaiag Agree 
ment, 'Nhieh will provide an organi:z:ed me&Rs of 
exchaRging information abotJt proposed develop 
ments in aRd near the harbor . 

The District does contain one important 
recreation and visitor-serving facility whose 
future is of concern to the City. Hueneme 
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AREA l1 NA'h',.L CONSTRUCTION 
BATTALION CENTER (CBC) 

81S Aeres 

ARE.~ Kt CHANNEL ISL!..NDS 

IGQ Aeres 

Existing Land Use: 
. Commercial 
. Iadastrial 
. Agriealtaral 
. Low Density Residential 
I Medium Density Residential 
. High Density Residential 
. Vacant 
General-Plan Land Use: 
. Commercial 
I &esideRtial 
. Parks!Opea Space 
. Low Density Residential 
. Medium Density Residential 
. High Density Residential 

.. 

Sportfishing is a commercial enterprise with five 
boats available either for individuals on sched
uled departures or for charter by fishing parties. 

Area 1: Naval Construction Battalion Center 
(CBC) - 815 acres 

The CBC controls the remainder of the harbor 
area. Federal facilities such as the CBC are 
exempt from the LCP except that the City may 
provide for interim zoning for Federal lands 
which is applicable immediately upon divesti
ture. 

Area K; Channel Islands - 160 acres 

This area has beeR rapidly de¥elopiBg as 
a medil:lm deBsity, middle iaeeme, FRHlti family 
resideatial area. UBits in Area K are 
generally tea years old or less. Nevi Area K 
has deyeloJX!d primarily with residential 
units. Both single-family and multi-family 
units are located in Area K. Commercial devel
opment (office, neighborhood commercial, spe
cialty retail) is located along Channel Is-
lands Boulevard. 

That portion of Chanael IslaRds aot yet 
deYeloped resideetiaUy or eommereially is 
still in agricultural use. The agricultural 
area eoBsists ofapprmdmately SQ aeres iRa 
single OV.'Aership. The land is de'l'Oted to 
gro·wing ef eaabage and other truek erops. 

This remaining agrieHltHral area is surrounded 
on all sides by urbani=ed uses, the urhaR 
limit line hM·ing moYed past this area 
approximately five years ago. The area andeP 
eulti'l•ation v;as foFFRerly mHeh larger, eneom 
passing most of what is RO"+'l the residential 
and eomFRereial areas. (Portions of farmland 
have been progressiYely sold off for eommer 
eial and residential sites.) The ensuing en 
croachment of commercial aRd residential de 
velopmeRt OR the remaining agricHimral 
portion of 1<\:rea K has resulted in eoRtiauing 
problems fer the property ovmer. Pilferage of 
crops, damage aad \'andalism of eEJHipment have 
increased ia frequeaey ia the last few years. 
Because the agricultural area is eRtirely sHr 
roul'lded, opportunities for bufferiag the farm 
land to reEiuee these problems are not reaaily 
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AREAWIDE 

:Hazardous Wastes 

Coastal Land 
Use Program 

B?lailable without remo•t'ing a signifieant peF
tion of the lana from produetioo. 
The General Plan calls for the buiMing out of 
medium density residential de•1elopmeot (8 15 
units per acre) and creation of a eommuait;< 
park to serve the area. The General Plaa 
medi1:1m aensity residential designatieo v~as be 
lieYed to be consistest with the density of 
existing development io the area. He•A•twer, 
further analysis has sho•No that eurreotly de 
.,,eloped multi fumily uoits are slightly abo•t'e 
IS ~:~nits per aere in density. 

Key development site 1 is located in the Chan
nel Islands area. The site encompasses ap· 
proximately 4.5 acres and is currently vacant. 
The site is planned for future commercial de
velopment. The General Plan calls for the con
~d development of commercial uses along 
Channel Islands Boulevard and the preservation 
of low, medium and high density dwelling units. 

Areawide Hazardous Wastes 

The City of Port Hueneme has problems and 
opportunities involving the generation, Local 
storage, transfer and disposal of hazardous 
wastes and materials as does any urban area. 
There are also special sources of hazardous 
wastes and materials associated with the CB 
Center, Port of Hueneme, railroad, and oil 
storage and transportation. A County and 
City Hazardous Waste Plan, under guidance of 
the State Department of Health Services, has 
been prepared as authorized by passage of 
Assembly Bill 2948 (Tanner 1986). The Plan 
serves as the primary planning document to: 
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analyze hazardous waste generation 

determine facility capacities and needs 

reduce waste generation and hazard 

manage small hazardous waste volumes 

determine the need for additional facilities 

identify locations for expansion and 
new facilities 

set goals, objectives and policies through the 
year 2000 



schedule City and County implementation. 

As provided under the State Health and Safety 
Code (Section 25135.7), the City ofPort 
Hueneme has chosen to incorporate by refer
ence the County Plan into the City's Zoning 
Ordinance. The County Plan intends to 
develop further provisions to specifically 
allow hazardous waste and materi-
als handling facilities in certain zones 
within the coastal zone as necessary in the 
future. Any subsequent changes in the County 
Plan will require an amendment to the Land 
Use Plan of this Local Coastal Program. The 
City will participate in hazardous waste 
control through participation in intergovern
mental efforts such as joint powers 
agreements. 
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LOCAL COASTAL LAND USE PLAN The planning process for the updated General 

fl.a.n deYelepment of the 1977 General Plan for tile 
City of Poo Hueneme Goals and Otjeeti¥es 
devoted a great deal of attention to develop-
ment of consensus among citizens, staff and 
the consultant team on a set of goals and 
objectives to guide the future development of 
the City. Because the General Plan was and 
is seen as the "blueprint" planning document 
for development of Port Hueneme, the estab
lishment of obtainable goals specifically 
related to conditions in Port Hueneme, rather 
than generalized goals which might be consid
ered objectives for any city, was considered 
essential. These goals as stated in the Gen-
eral Plan remain valid, and are the basis 
upon which the City's Local Coastal Program 
has been developed . 

.G:£:.1 Continued development of a healthy diversity efland 
uses which will create and sustain 8:SSI:Ife a strong. 
~ and self sustaining economic base for the City. 

Gf:2 Creative utilization and responsible conservation 
preservation of the City's IJYijQr natural assets, which include 
its -tru: beach and harbor environment. orientation. 

• .G£:3 Development and maintenance of a housing stock witb a 

• 

broader range of choice for residents of the City. Enhaocement 
ohhe self image of the City of:Port Hueneme among its citizens 
and through out the region . 

.G:£:.4 Improvement ofaccessibility.JQJh.e City from the regional 
freeway and highway system. Dtwelopment of a larger ho~:~sing 
stock with a broader range of choice for residents oftRe City . 

.G:£:.5 "Fair Share" Payment for use of City services and facilities. 
lmpro·;:ements of accessibility to the City from adjaceat areas 
'lia implementation of planned arterial connections. 

Qf-6 Protect the City's interest by continued participation with 
adjacent and regional jurisdictions to address common issues. 
including air quality, transportation, water quality and supply 
and solid waste disposal. 
Increased efforts to cooperate with adjaeentjurisdictioo to 
ensure highest and best use of land within thej~:~risdiction 
and sphere of influence of the City of Port HueReme. 

GP-7. Create an aesthetically pleasing and efficiently organized City . 
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To these fundamental General Plan goals, the 
Local Coastal Program adds the following ob
jectives as shown ~ in the left haad 
oolt:Jfftfl eelow: 

LC£::1 To maximize public opportunities for coastal 
access and recreation in a manner which protects 
natural resource areas from overuse, maintains 
public safety needs and respects the rights of 
private property owners. 

Lef-2 To protect, encourage and, where feasible, provide 
for increased recreational opportunities, including 
low and moderate cost facilities, within and adjacent 
to beach and harbor areas through both public and 
private development. 

Lef-3 To accommodate expansion of the Port ofHueneme in 
a manner which is compatible with the policies and htnd 
use designations oftfti.s ~ LCP. · 

4. To protect, eaeourage aad, where feasible, pl'ovide OKpaaded 
housiag opportunities fol' persoas of lo•Jt' aad fftoderate iBeoffte. 

•• 

This is the most important section of the Lo
cal Coastal Program, because it establishes 
policies consistent with the Coastal Act to 
serve as guidelines for future development • 
and redevelopment of the City's Coastal Zone. 
Table l.shm¥.s is a master cFOss refereaee, 
showiag the relationship of City General Plan 
goals and City-wide LCP objectives (presented above) 
to each geographic sub-area in the 
Coastal Zone. Table I also indicates the fOI
evaaee efeaeh of the 10 Coastal Act policy 
groups of concern to the City to iadi"t•idual 
geographic sub-areas within Port Hueneme. 

The following seetioas define specifie de\·el 
opment policies for each Ceaslal s~:~barea, as 
well as lase uses eonsisteRt with sl:Jch policies. 
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AREA A1 HUENEME BK4 .. CH PARK 

LCP Land Use: 
. Parks/Open Space* 

Related Documents: 
. Beach Master Plan 
. Development Permit 179-33 

The following sections define specific devel
opment policies for each Coastal subarea, as 
well as land uses consistent with such policies . 

Area A: Hueneme Beach Park 

Development Policies 

The Hueneme Beach Master Plan is the product 
of a two-year planning effort which began in 
conjunction with redevelopment of the south
central portion of the City's Central Com-
munity Project. As adopted by the City Coun
cil in April, 1978, the Beach Master Plan es
tablishes long-term priorities and design 
guidelines with respect to the programming 
capital improvements over an unspecified time 
frame. Accordingly, the Hueneme Beach Master 
Plan is hereby incorporated by reference into 
this LCP and shall heretofore serve as the 
City's formal policy framework within which 
all future actions in Area A must be consis-
tent. 

Within this context, the following spe
cific development policies shall apply: 

Shoreline Access/Recreation and Visitor
Serving Facilities/Public Works 

Improvements to Hueneme Beach Park 
shall provide for the continued 
maintenance and public use of the 
beach and access to the ocean, which 
development shall be consistent with 
the Hueneme Beach Master Plan. 

Shoreline Access 

Public nonvehicular access to Hueneme 
Beach Park shall be protected, main
tained and, where feasible, expanded. 

Coastal Visual Resources 

Because the viewshed at Hueneme 
Beach Park is an important public 
resource, improvements to the park 
shall not interfere with public 
enjoyment of views ofthe beach and 
ocean. 

*Asterisk indicates no change from existing General Plan. 
40 



AREA 8: SURFSIDe 

LCP Land Use: 
. ResideHtial 
. Commercial 
. Parks; and Open Spaces 
. Public Facilities 
. Low Density Residential 
. Medium Density Residential 
. High Density Residential 

Related Documents 
. DtwelopmeHt Permit 179 33 
. DevelopmeHt Permit 137 02 
. Central Community Redevelopment Project 
. Hueneme Redevelopment Plan 

A.REA C: SURFSIDe Jl>lDUSTRIAL 

LCPLand Use 
. Coastal Related Industry 
. Industrial 
. Public Facilities 

Related Documents: 
. Centml Community 
Redevelopment Project 

Area B: Surfside 

Deyelopmeut Polieies 

Implieit iu the design of Surfside Vii 
lage, together with the eonditioas of Coastal 
Commission approval, is eomplianee with ap 
plieable Coastal Aet polieies. laasmueh as 
Coastal Permit 179 33 governs the uHEieveloped 
portions ofArea B, land use polieies appli 
eable to the Surfside area shall be those set 
forth in the permit applieatioa aHd eonEiitioas 
of approYal. With the exception of key development 
site 12 proposed for High Density Residential use, 
the Surfside area is almost entirely built out with 
existing development determined to be consistent with 
Cal ifornja Coastal Act policies. 

Area C: Sur{side Industrial 

Development Poliejes 

Due to its existing industrial character, low 
utilization, and direct road and rail access 
to the Port of Hueneme, the Surfside Indus
trial area has been identified as an area that 
continues to be appropriate for future indus-
trial development including poteatialloeatioH fer 
accommodating harbor-related growth-:-+his 
fiadiHg is reiterated ia the 
Coastal Energy lmpaet Projeet Program Study 
wkiel=t '1tasjoiatly eommissioHed by the City 
ana OXBard Harbor Distriet. Inasmuch as Area 
Clacks immediate water adjacency, coastal-de-
pendent uses would be precluded from locating 
therein. Furthermore, pre-existing develop-
ment within the Surfside Industrial area may 
not, in all cases, be conducive for subsequent 
conversion to harbor-related use. Hence, such 
development should not be precluded from con-
tinuing or being replaced by other than harbor-
related uses. Therefore, coastal related land uses are 
encouraged to locate in this area due to road and rail. 
access to Port Hueneme along with other industrial uses . 
Within this context, therefore, the following specific 
development policies shall apply: 
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AREA Dr VENTURA EAST 

LCP Land Use: 
.Commercial 
.Medium Density Residential 
. Low Density Residential 
. Parks and Open Space 
. Public Facilities 

Related Documents: 
. Development Permit 137-02 
. Central Community 

Redevelopment Project 
. NSA Urban Design Study 
. Neighborhood Preservation Program 

Coastal Deptmdent Industry/Coastal Related Industry 

Due to the lack of immediate water 
adjacency, coastal-dependent uses 
shall be precluded from development 
within the Surfside Industrial area. 

Preference shall be given to develop
ment of coastal-related uses in re
maining vacant land areas .. , which 
de•.,elopmeflt shall Aot preclude 
pre existing uses from coatiAuiag or 
being replaced by uses other than 
coastal related. 

Area D: Ventura East 

Development Policies 

Conditions prevalent within Ventura East 
pre-suppose a threefold development strategy: 
(I) neighborhood stabilization via code en
forcement and property maintenance incentives; 
(2) housing conservation via rehabilitation 
assistance and affirmative action with respect 
to fair housing practices; and (3) urban de-
sign improvements via commercial property re· 
habilitation and cosmetic street scene treat
ment. Within this framework, the following 
specific development policie shall apply: 

Shoreline Access 

New development in Ventura East shall 
not adversely affect the public nonvehicular beach 
access provided by Bubbling Springs Linear Park, 
and if possible, shall enhance it. 

Recreation and Visitor-Serving Facilities 

42 

Due to the lack of immediate water 
adjacency and/or proximity to water 
oriented activities, development of 
new recreational and visitor-serving 
facilities within Ventura East shall 
not be encouraged. New development, 
however, shall be prohibited from 
adversely affecting pre-existing 
recreational and visitor-serving 
uses, provided that such uses are 
not allowed to deteriorate into sub
standard or dangerous condition. 



AREA Es VENTUJlt' .. WEST 

LCP Land Use: 
. Low Density Residential 
. Medium Density Residential 
. Commercial 
. Public Facilities 
. Coastal Relates hulustry 
. High Density Residential 
. Mixed Use 
Related Documents: 
. Ventura West Specific 
Area Plan 

. Development Permit 179-33 

. Central Community 
Redevelopment Project 

. Cooperative Plaaaing 
Agroemeat 

. 1979 Coastal Energy Impact Program 
. Neighborhood Preservation 

Program 
. NSA Urbaa Desiga Stuey 
. Port Development Reyjew 

Committee A&reement 

LEW/ and moderate iaeome housiag 
opportunities witJ:tin Veatura East 
sJ:ta:ll, where feasible, be proteeted, 
maintained, and provided fur in fur 
theranee of aeighborJ:tood revitalization. 

Water and Marine Resources 

The biological productivity of the 
Bubbling Springs Waterway and any ad
joining habitat shall be protected, 
maintained and, where feasible, enhanced. 

Area E: Ventura West 

Developmeat Policies 

The Ventura West Specific Area Plan~ 
adopted in February. 1978. product of an 
iatensi•;e six month planaiag stsdy eoae~:~:eted 
subsequent to adoptioa of ameneed Gefteral and 
Redevelopment Plaas ift April, 1977. As adoptee 
by tke City Couaeil iR Feemary, 1978, The 
Specific Area Plan delineates a three-fold 
revitalization strategy: ( 1) redevelopment via 
selective site acquisition and clearance to 
facilitate elimination of dilapidated condi-
tions, provision of sites for development of 
low and moderate income housing, and promotion 
of long-term economic development objectives; 
(2) neighborhood stabilization via code en
forcement and urban design improvements to 
facilitate elimination of blight and blighting 

influences, and stimulation of private rein
vestment; and (3) housing conservation via 
rehabilitation assistance and property main
tenance incentives to facilitate eradication 
of substandard housing conditions, provision 
of expanded housing opportunities for persons 
of low and moderate income, and institution 
of community pride and neighborhood cohesion. 

Collectively, these action plans and programs 
~shaH-served as the overriding develop
ment strategy for Area E. Within this context, 
the Ventura West Specific Area Plan is 
hereby incorporated by reference into this 
LCP and sha11 heretofore serve as the City's 
formal policy frame work within which all fu
ture actions in Area E must be consistent. 
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As to the "ABC" area of Ventura West, a mixed use and 
medium density residential land use designation is 
proposed with a transition encouraged to coastal related 
industry as needed to serve harbor related uses. 
the immediate cmwersioa of resideatial to 
harbor related use through rede¥elopmeat has 
beeR ruled out as a viable aear term optioa 
Ho·Never, ia keeping with the City's loag term 
desire to accomplish the same, it is proposed 
that such traHsitioa be eaeoHraged throHgh 
private de\·elopmeat aetioa gradually oYer 
ttme,... In this respect, a two fold deYelopment 
strategy is suggested: (I) desigaation of the 
"ABC" area as "Coastal Related Industry" for 
purposes of long term LCP land t:Jse; and (2) 
establishment of a "transitional" zoning 
classification which provides for the simulta-
neous development and coexistence ofresjden· 
tial and harboNelated uses under specific 
performance criteria is suggested.Compatibility between 
residential and an~future coastal related industrial land 
uses will be provided with adaquate land use transition or 
buff~;t areas such as sound walls. landscaped open space, 
park lands. and existing streets. 

Within this context, the following specific 
development policies shall apply: 

Housing 

Development within Ventura West s.flall 
should be consistent with that of the 
Ventura West Specific Area Plan and 
shall, where feasible, protect, mainM 
tain and provide expanded housing op-

&') portunities for persons of low and 
\ )..""~~~'\~\~ moderate income in furtherance of 

o-d' ;' \ neighborhood revitalization. 

u-•"~~ if.~";..,),. 'I"• Coa;jal-§:-~~ lndu~ 
\(}./~ The transition of uses within the 

"ABC" portion ofVentura West from 
that of residential and commercial to 
coastal·related shall be accommodated 
through permissive zoning to the exM 
tent that such are mutually compat· 
ible. The transition of this area 
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shall be coordinated between the City 
and Oxnard Harbor District. To protect existing 
residential land uses while providing for adaquate 
buffer area within the streets, land proposed for 



LCP Land Use: 
.Commercial aBEl 
Visiter Sen'ing 

. Public Facilities 

. Parks and Open Space 
Related Documents: 
. Coastal Energy Impaet 

Pregram 
. Ceeperati•;e PlaRRiRg 

Agreement 
. Port Development Committee 

Review Aireement 
. Central Community 

Redevelopment PI'Qject 

conversion may be converted to coastal related 
industrial uses on a full block-by-block basis for the 
"ABC" area. 

Due to the lack of immediate water 
adjacency, coastal-dependent uses 
shall be precluded from development 
within the "ABC" area of Ventura West. 

The impro•1ement &Hd widening of 
Pleasant Valley R:ea4 and Pon9Hla 
Streets shall be 1:111 iRtegral part of 
the traHsition of the "AQC" area of 
Vent1:1ra West te eeastal related use. 
Upon eompletion, these thereughfares 
sl:tall s1:1pplemeRt Pert Hueneme Read as 
the prineipal aeeess fer truelE traf 
fie to and from the Pert of Hueneme. 

Area F: Market Street 

De¥elopmeet Polieies 

Resolution of the Market Street LRAtliRg eea 
eept ~ in relation to Coastal Act policies and 
concerns regarding Port access and utility 
presupposes a three-fold development strategy 
for Area F: (I) redefining the Market Street 
commercial corridor so as to include Area G 
within the "LandiBg" urban design concept; (2) 
restricting uses within the Market Street cor
ridor in relation to their proximity to the 
Pacific Ocean and Port of Hueneme; and (3) em
phasizing visual linkage to the Port of 
Hueneme as a primary design consideration with 
direct access being secondary thereto. Within 

·this context, the following specific develop
ment policies shall apply: 

Shoreline Access/Coastal Visual Resourcest
Coastal Dependent IRdHstey/Commercial 
Fishing and Recreational Boatini 

Due to the Market Street area loca-
tion near the Port of Hueneme, the 
City where feasible, will increase 
access to the Port's industrial, com
mercial, fishini and sports fishini 
activities and the ocean's recreational 
and visitor-servini amenities. In 

• 

• 

additign, if possible new development • 
will increase visual access to the Pmt. 
Dae to tHeir juxtaposition relati·;e to the 
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AREA Gt SUNKIST SITE 

LCP Land Use: 
. Commereial aad 
Visitor Serving 

. Parks and Open Space 

.Visitor Commercial 

Related Documents: 
.Coastal Energy Impact 
-Progmm 
Cooperati¥e Plansing 
Agreement 

Pacific Ocean and Port of Hueneme, 
Areas f and G shall collectively 
comprise the Marliet Street Landing 
corridor withia v,rhich developmeat 
shall preserve, eahance and, where 
feasible, iecrease 'lis~:~alaee physieal 
access to the Port's ind~:~strial, 
commercial fishing and sportfishing 
activities aad the oeeaR's reoreatioeal 
and visitor sePling amenities. 

By virtue of its proximity to the 
Port of Hueneme and distance from the 
Pacific Ocean, the Market Street area 
shall serve as an interface between 
uses of a general commercial, speci
ality retail and harbor-related na-
ture. In this respect, futare devel 
opment withie Area f may include the 
full range of uses as listed in the 
underlying zoee classificatioe for the 
Market Street Laading corridor, 
'+'lhich dtwelopmeet shall eat preclade 
pre existiag 1:1ses from coatiauiag or 
being replaced by other than special 
commercial. 

Coastal Dependent Industry/Recreation and 
Visitor-Serving Facilities 

Development within the Market Street 
area shall be coordinated between the 
City and Oxnard Harbor District which 
development shall not be designed so 
as to interfere with the Port's coastal 
dependent and coastal related 
functions. 

Area G: Sunkist Site 

Development Policies 

The Sunkist Site, as a large parcel with ocean 
and frontage under single ownership, represents a 
coastal resource requiring careful planning . 

So as to ensare fulfillmeat ofthe visual aad 
physical access objectiYes inherent in the 

Market Street Landing concept (see Area f: 
Prog"ftm Market Street), d-1.2evelopment of 
the Sunkist Site should be undertaken 
comprehensively 
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.Port Development Review Committee Agreement 

. Hueneme Beach Master Plan 

.Central Community 
Redevelopment Project 

in accordance with an ap~ 
proved master plan. As to the nature of al
lowable uses, the prominence of Area G 
relative to its proximity to both the Pacific Ocean 
and Port of Hueneme presupposes a more limited 
range of SJJeeial commercial uses than that which 
applies to the Market Street area. Spe~ 
cifically, Section 30222 of the Coastal Act 
provides that "visitor-serving commercial and 
recreational facilities designed to enhance 
public opportunities for coastal recreation" 
have priority over all other uses except agri
culture and coastal-dependent uses. So as to 
accommodate recommendations of the Oxnard 
Harbor District and CeiP Study eoneeming the 
de>t'elopmeat of eoastal related uses en the 
Sunkist Site (i.e., '+''t"arekeuses, OJleR stoP&ge, 
ete+,-it is proposed that a limited range of 
such uses (i.e., harbor-related offices) be 
allowed consistent with the general intensity 
and character of recreational and visitor~ 
serving development as the predominate land 
use. 

Within this context, the following specific 
development-policies shall apply: 

. Shoreline Access/Coastal Visual Resources 

Development ofthe Sunkist Site shall 
be eonsistent with the ur9an eesign 
JJFineiJJals eftke Market Street Land 
ing eoneeJ)t, 'lJAiea de>;eJOJJHieRt, By 
virtue eftke JJS:Feel's eeean front 
age, shall preserve, enhance and, 
where feasible, increase visual and 
physical access, both vertical and 
lateral, to and along the beach con
sistent with the Hueneme Beach Master 
Plan. 

Recreation andVisitor-Servin.: Facilitiest
Coastal Dependent Industry 
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No development on any portion of the 
Sunkist Site shall be approved in the 
absence of a comprehensive master 
plan for the entire parcel. This plan 
will include a recreational compo
nm.t, which plan and corresponding 
development shall be subject to the 
following standards: 

• 

• 
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AREAS H & J; PORT OF HUENEME/ 
OXNARD W .. RBOR DISTRICT 

• 

(i) The developable portion of Area 
G located southerly of the ex-
isting Ventura County Railroad 
tracks shall be limited to visitor-serving 
and commercial-recreational fa-
cilities as listed in the under-
lying zone classification feHh.e 
Market Street Landing corridor. 

(ii) The developable portion of Area G 
located northerly of the existing Ventura 
County Railroad tracks may include harbor
related office uses in addition to visitor
serving and commercial-recreational facilities 
as listed in the underlying zone classification 
for the Marbt Street Landing corridor. 

(iii) Development on the northerly 
portion ofthe Sunkist Site shall be 
coordinated between the City and 
Oxnard Harbor District which 
development shall not be designed so as 
to interfere with the Port's coastal 
dependent and coastal-related functions. 

( J \ (v)·Construction of public parking on the Gioo 
.·Easement (a one-half acre parcel landward of 
Surfside Drive, southeasterly ofthe Sunkist 
Site). 

f! Jvi) Landscaping improvements, including 
sand stabilization, restrooms, parkway and 
urban design improvements, for the west end 
of Hueneme Beach Park. and urban design 
connection to the Market Street area. 

Areas H& J: Port of Hueneme/Oxnard Harbor 
District 

Development Policies 

Closure ofthe NCEL in Aprill996, presenteds both 
opportunities and problems. To address these issues, 
the 'NCEL Community Reuse Plan Port Hueneme 
was adopted by the City Council in August 1995, 
and endorsed by the Board of Harbor 
Commissioners in December 1995. Within this 
context, land use recommendations set forth in the 
Reuse Plan may serve as a guiding development 
strategy for Area J and is hereby incorporated by 
reference into this LCP as appendix H. 
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LCP Land Use: 
. Coastal Dependent Inaust.Fy · 
.Parks and Open Space 
. Coastal Related 

Indust.Fy 
.....&u1 
Related Documents: 
. Port Master Plan 
. Coopemtive Planning 

Agreement 
. Coastal Bnergy Impaet 

A change in land use set forth in the Reuse Plan 
recommendations involves shoreline access. 
Improvements originally proposed, if a change 
occurs at the NCEL, is illustrated in the 1979 
Hueneme Beach Master Plan. This original plan 
depicts a single phase extension of Surfside Drive at 
back of revetment to a large (five to six-acre) park 
near the harbor entry encompassing a large parking 
lot, turnaround, and thematic structures. However, 
the Reuse Plan suggests a different approach 
whereby needed repair of the revetment is to be 
coordinated with improvements to shoreline access. 
In this way, rather than merely extending Surfside 
Drive, the NCEL Reuse Plan combines a narrow 
roadway at back of revetment separated form a new 
bike and pedestrian pathway atop or alongside the 
revetment to increase visibility and access to the 
ocean. Determination of the need for roadway 
access would be made as land uses are finnalized 
and specific devleopments are designed, as well as 
as the nature and timing of devleopment ot the 
adjacent Sunkist Site. 

In addition, while the Beach Master Plan depicts a 
large park at the terminus of the shoreline access, it is 
not recommended in the Reuse Plan because: ( 1) 
it is not considered necessary to meet recreational 
needs; (2) it would conflict with existing structures 
and activities to remain on-site; and, (3) it would be 
difficult to fund (both in terms of improvements and 
ongoing maintenance). It is recommended therefore, 
that a more modest shoreline access turnaround and 
vista occur at the existing lighthouse and "sandspit, 
at the base of the east harbor jetty providing views 
of the harbor entrance with limited parking if 
vehicular access is installed. Public access to the 
approximate to the 1/2 acre 'sandspit" area at the 
base of the east harbor jetty is dependent upon 
successful property line adjustment from Navy 
ownership/use eoneurrent with conveyaH:ee of the Net;b. 

Specific uses as to land, water and wharf 
areas within the confines of Areas H and J are 
governed by a Port Master Plan which, as 
authored and administered through the Oxnard 
Harbor District, has been prepared and certi
fied independent of this LCP. In accordance 
with California Coastal Act Section 30711, 
the certified Port Master Plan, as amended is hereby 
incorporated by reference to serve as site-
specific development policy for purposes of 

·this LCP. While the Oxnard Harbor District is 
the agency principally responsible for over-
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Program 
. Memorandum of Understanding 
. Naval Civil Engineering Laboratory 

. Port Development Review 
Committee Agreement 
. Harbor Redevelopment Plan 

seeing implementation of the Port Master Plan, 
the City of Port Hueneme, under its vested 
"police powers", through its Zoning Ordinance 
retains local discretionary permit 
authority within Areas Hand J. The Port of 
H11eneme, Oxnard Harbor District, amended Port 
Master Plan No. 5 addresses the former NCEL 
property. The Plan was approved by the Coastal 
Commission in September 1996, and given final 
certification on September 13, 1996. This Port 
Master Plan, as amended, is incorporated by 
reference in this LCP as Appendix I and shall serve 
as the overriding development strategy for Areas H 
&J. 

To\\•ard this end aRe oonsisteAt \'<'ita Coastal Act 
policies and defiAitioas, a two tiered zoaiag classificatioa 
is proposed t~nder which coastal depeadent uses are 
clearly distiaguished from iliat ofeoastal related. Ia so 
doing, areas proximate to wfiarfaad dock fa 
cilities 'Nould be exclusi•1ely reserved for 
uses requiring immediate water adjaeeacy; 
harbor related uses of a noaeependeat narure 
being accommodating in outlyiag areas. UaElef 
this arrangemeRt, deYelopmeat ·.vithin Area H 
wot~ld doYetail with CEIP reeommendations rela 
tive to " ... reloeatiAg non harbor depeadent 
actiYities onto other sites, ·uhile reallocat 
ing Port land to strictly harbor depeadent 
activities ... "for the purpose of 
accommodating harbor gro\vth. 

As to implementatioa, Development within Areas 
H and J shall be coordinated between the City and 
Oxnard Harbor District Within this frame-
work, those policy groups identified in Table 
I concerning the Port of Hueneme (Shoreline 
Access, Coastal-Dependent Industry, Recreation 
and Visitor-Serving Facilities, Coastal Visual 
Resources and Commercial Fishing/Recreational 
Boating, Locating and Planning New Develop
ment. Hazard Areas, and Industrial and Energy 
Development) shall serve as guidance for specific 
development proposals to be evaluated by the City 
for Area H. In addition to these Policy groups, land 
use recommendations found in the NCEL 
Community Reuse Plan shall serve as guidance for 
specific development proposals to be evaluated by 
the City for Area J . 

The Port Master Plan, as amended, shall serve as the 
overriding development strategy for Areas Hand J. 
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AREA Ks CHANNEL ISLANDS 
LCP Land Use: 
. Local, Neighaerheed aad 

Geaeml Commercial 
. Medium Density Residential 

(8 15 daf.ae~) 
. Low Density Residential 
. Hiib-Density Residential 

The Port of Hueneme, Oxnard Harbor District, has 
coastal development permit authority for 
development projects within the boundaries of the 
certified Port Master Plan. 

The City has the authority to enforce it building and 
zoning ordinances within the Port District 
boundaries if three conditions are met: ( 1) the 
ordinances do not conflict with the Coastal Act itself 
or with the provisions ofthe Port Master Plan; (2) 
the ordinances impose "further conditions, restrictions, 
or limitations on land and water use or 
any activity beyond those imposed by said Act or 
Master Plan; and, (3) the uses or activities affected 
might adversely affect coastal zone resources. 

Area 1: Naval Construction Battalion Center 
(CHQ 

The CBC c·ontrols the remainder of the harbor 
area. Federal facilities such as the CBC are 
exempt from the LCP. 

Area K: Channel Islands 

Deyelopmeat Polieies 
By virtue of the area'sjuxtapositiea with 
respect to surrouadiag urb&Aized uses, the 
contilmed viabi I ity of agrieultufftl activities 
withiA A~a K is seve~ly Ia this ~spect, 
eoaversioa of sueh laRa to commercial aREi 
resideatialuse wmda previae for the logical 
COI'Rpfetion of eKiStiag S&VelopmeAt •,yjthiR the 
Chaaael Islaads a~a. Uader these eoaditioHs, 
the-t•aasitioa from agriealruMI to arb&A use 
is deemed eensisteRt with Section 39241 of 
the Coastal Aet. WithiR this eeate:Kt, the 
followiRg speeifie de•1elopmeRt policies shall apply: 

Area K (Channel Islands) bas developed into a 
residential area with lowand high density 
uses. In addition, commercial uses have 
located along Channel Islands Boulevard. The 
General Plan calls for the continued preserva
tion of these areas as residential neighbor-
hoods and continued development of commercial 
uses along Channel Islands Boulevard. 
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Agriculture 

. CoaversieA efagriculruMllaAd 
withiAl'he Ckaaael Islaads a~a shall 
be facilitated se as to provide for 

• 
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AREl· .. WIDE 

Related Documents: 

. Ventura County Hazardous 
Waste Management Plan 

* 

the logical completion and intercon 
nection of established residential 
neighborhoods and pre existing com 
mercia! uses. 

Locating New Development 

. Development within Area K shall be 
consistent with that of the use des
ignations and performance standards 
applicable to the underlying zone 
classification of land upon which 
such development is proposed. No 
residential or commercial development 
on any portion of undeveloped land 
within Area K shall be approved in 
the absence of a comprehensive master 
plan for all of the property desig-
nated for such use. 

Recreation and Visitor-Serving Facilities 

. By virtue of its proximity to the 
Channel Island Marina and the extent 
of existing and planned recreational 
and visitor-serving facilities 
the commercial development 
within Area K shalf not be limited 
exclusively to such facilities and uses. 

Housing 

. Opportunities for low and moderate 
income housing within the Channel 
Islands area shall, v,'J:iere feasible, 
be proyided consistent with the pro 
Yisions of State Law. 

Areawide Hazardous Wastes 

Hazardous Wastes 

The City will guide the siting of hazardous 
waste and hazardous materials handling 
facilities through use of the County 
siting criteria. Siting criteria shall 
serve as guideliRes for identifying potential 
sites and provide a basis for alternati•le 
tlflft1::1is in the CEQA process. Designation of 
land use and zoning categories and standards 
for such sites shall req1:1ire amendment of the 
Local Coastal Program Land Use Plan and 
Implementation Plan (Coastal Zoning Ortli 
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nanee). Siting eriteria are net intended te 
serve as pelieies fer the purpese ef either 
issuing Ceastal de,·elepment Permits er 
preparing Leeal Ceastal Pregram Amendments, 
but are a distinet set of additienal guiding 
language. As sueh they shall regulate 
generation, handling and disposal through 
performance standards and permitting procedure 
for facility location, intensity, density, 
type and design. Appropriate mitigations to 
hazards and other adverse impacts identified 
through the environmental review and permit 
process shall be incorporated into conditions 
of approval. 

The City intends to regulate significant 
generation and handling of hazardous waste and 
materials as part of discretionary review 
during the permit process of the underlying 
development or activity, or as part of any 
necessary Local Coastal Program Amendment. 
The City intends to regulate siting and design 
of hazardous waste and handling facilities 
through development review during the permit 
process: (e.g. transfer and storage; treatment; 
recycling; solidification or stabilization; 
incineration; and repositories for .treated 
residues). Facilities involving hazardous 
wastes and/or materials will be inspected, 
monitored, and subject to enforcement. 
Existing ordinance provisions relative to Oil 
and Gas Extraction and Substandard Buildings 
apply to hazardous wastes and will continue to 
be utilized. Additional standards and 
procedures should be developed for 
incineration, oil recovery, contaminated 
soils, oil disposal sites, oil spill cleanup 
and disposal. Additional fees should be 
charged as necessary to cover the costs of 
regulating hazardous wastes. 

Criteria for facility siting include: public 
access; flood plains; beach erosion and runup; 
agricultural lands, seismic safety; proximity 
to emergency services; protection of immobile 
popuiations; sewer capacity; proximity to wa
ter wells; groundwater monitoring; air qual
ity; location of wetlands; sensitive habitats; 
endangered species; cultural and aesthetic re
sources; consistency with the LCP; and other 
criteria developed through the planning and 
environmental review process. The following 
shall be considered relative to wetlands: pol-
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Implementation 

COMMUNITY DEVELOPMENT 
ACTION PLAN AMENDMENTS 

lution source and wetland sharing the same 
aquifer; sea water intrusion into existing or 
abandoned wells; and pollution upstream as 
well as adjacent to wetlands. 

This Section of the Local Coastal Program describes 
how the LCP will be implemented effeetHated. 
Specifically, LCP Implementation of the LCP fer
the City of Port Ht~eeeme will consist of three basic 
components: 

. Amendment of the City's General Plan 
and Central Community Project 
Redevelopment Plan 

!"'" 
. Revision of the City's Zoning Text ,;.J.''\o,.o.. 
and Map J pa." ~,.i'q, 

l!. if' 'S ),t.~ 
. Implementation ofthe folloning pr&- (r-~ ~o;; 
gral'ltS:!:-comprised of the Neighborhood \ ~ 
Preservation Progmm, Neighborhood 
Strategy Area Urban Design St1:1dy and 
Cooperative Efforts Vlith the Oxna.nt 
Harbor Distriet Port Development Re-
view Committee Agreement;. 1987 Settlemettt 
AgreemeAti aRd 1995 NCBL Mememull:lm ef 
l:JnderstttndiHg between the 0KHard Htlrb9f 
Bistriet and Cit~' efFort Hueneme. 

Community Development Action Plan 
Amendments 

So as to ineorporate applicable provisions 
of the LCP Land Use Plan, ameRdment of 
both the text and map of the City's Gen 
era! Plan and Central Comml:lnity Project 
Redevelopment Plan will be necessary. Te 
ward this eed, public heariegs oR the Gen 
eral Plan have been coeduoted and in 
definitely contiBued until sl:loh time that 
the LCP is certified by the Coastal Com 
mission. Immediately following sueh eer 
tifieation, public heariRgs 'Hill be 
re opened and formal amendment shall be 
made. Due to onerous public notice re 
quirements, public hearings OR the Central 
Commuaity Projeet Redevelopment Plan will 
not be conducted until after both the Gea
eral Plafl and Zoning Ordinance have beeR 
amended. The City of Port Hueneme General 
Plan has undergone a comprehensive update. 
The land use policy changes contained in 
the updated General Plan are being incor-
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ZONING REVISIONS 
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C S (Special Commercial) 

R 4 (TraRsitional Residential/ 
Coastal Related lndwstry) 

M CD (Coastal DependeRt Industry) 

M CR (Coastal Related lRdustry) 

DR (De•/elopmeat Reserve) 

R:A Mixed Use Designation I' aligni~~ Pleasant Vaiiey Roa~fl~! ~~J~-~roperties 
TransJttonal Residential/Coastal s bee~ ret~ined and reclassfied to :~~ated Ind~stry zone bas 
desJgoatiOn applies to the same 5)~ The Light Industry 
Coastal Related Indust I area formally zoned 
section of Port Huenemry ;caded at the s~utheast inter-
~ • I e oa and Surfstd D I ~evrsrons to the City's z lenve~ onmg 
Maf! as sho" ·n I th I ,n ' me map mclwd d . h 
eael f hI d e m t e 

' ( o t •rsocument; are desigaed to 
enng :z.oamg \'lithiA th c I I e oasta Zone 
mto eonformity with laad d I I ofth'=' I:.C I wse esrgaat1ons 

. IP. MaJOr changes to the C'ty' 
ex1stmg z I ' s . .oamg Map aecessary to aeeom 
phsh the foregoing iaelude th . I f f e IRStltU 
~on o four fi'<'e ne'll zoaing classifiea 

trons as listed in the left haRd col b I umn e ow: 

The ~ S (S · 1 c . pecmommere•al) Zen . 
to the Market Street l:,a d' I e apphes . I R IRg corndor con 
Slstmg of Areas F and G (Marl(et St 
and Su 1 · 8 ~ reet a ustJte, respectively) and a 
small portioR of A rea B (S Fi I d 1 • I:IF Sl e) Th 
R 1 (T I· · e ransttloRal Residential/Coastal 
Related Industry) Zone a r 
" A BC" PP tes to the 
, • Street portion of A rea E (" \1' n entl:lra 
,;est). TheM CD (Coastal D ~ d 
dustr;·) z I epen ent In 

.one applies only to that I d 
wlu I . Ef aa 
••: C"l IS a~acent to wharf aad d I 
·within Area H (Port ofH OCi: areas 
H b . l:leaemeiOMnard 

ar or District). The M CR (Coasl;l 
Related Indl:lstrv) Zoae a I' mainder f A ~ pp tes to the re 
A o nrea H asd to the entire~· of 

1 .rea C (Surfside Ind~:~strial)~ Th D~ 
(Development Res , ) z e len eose applies to all 
and cwrrently owned by th F d e e eral Go" 

ern meat and becomes i d I • upoa d' . mme lately effeeti"e 
tvesttture • 

I~ order to fully accomplish the ol:)ee 
twes ofLCP, the Ci~·'s Zo . T ~ I its f mag ext, lA 

en Irety, has been revised and 
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IMPLEMENTING PROGRI..MS 

niz:ed. Majer ehanges relating to imple . 
mentation of the LCP ineh:JEie the followmg: 

. Revision ofthe PD (Planned De,·elop 
ment) zone overlay so as to inel1:1de 
all proJJerty within the Coastal Zone 
under a eomJJreheFtsi•le de·;eloJJmeflt re 
view proeedliFe. 

. Revisiofl of the general provisiofls so 
as to reetl:lire that all General Plan 
and Zoning Ordinanee amendments and 
bouedary ehanges whieh affeet any 
land or ase within the Coastal Zoae 
receive JJrior approval of the Coastal 
Commission as ameFtdmeat to the City's LCP. 

Re"ision of the de,·elopmeat reYiew 
~roe:dares so as to ineorpora:e ?est 
certifieation regulatioAs pertam1ng 
to appealahle eoastal de•1elopments 
and eoastal aeeess dedieation re 
q~;~iremeAts for projeets between the 
first publie road and the eeean. 

Implementing Programs 

Three "implementing programs" will con-
tinue to be executed by the City of Port . 
Hueneme. These Programs include the Netgb
borhood Preservation Progra~; Port . 
Development Review Commtttee Agreement, 
and the 1987 Settlement Agreement and 1995 
NCEL Memorandum of Understanding between the 
City and Oxnard Harbor District · 

The Neighborhood Preservation program. is 
an on-goimJ program to preserve and mam
tain the City's housing stock. The Proaram 
includes the following four components: 
housing rehabilitation prog~~· c~de en
forcement, commercial revttahzatton, and 
~ive acquisition. Based on the 
age and condition ofthe hou.sing-stock, 
the City has delineated a N':tgbborh~~d 
Strategy Area (NSA) in whtch rehabthta-
tion and code enforcement efforts are focused. 

The City of Port Hueneme and Oxnard Harbor 
District have entered into. three agre~ments 
which affect future planmng efforts 10 

the coastal zone. The Port Developme~t Re
view Committee A"reement amended m 1982 
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will serve as the mechanism through which 
development of the Port of Hueneme and 
surrounding areas is to be coordinate between 
the City and District. The other cooperative 
planning efforts between the City and District 
are the 1987 Settlement Agreement. as amended, 
and the 1995 NCEL Memorandum ofUnderstanding, 
as amended. In compliance with the 1987 Settlement 
agreement, the City has created one General Plan and 
Zoning categorv for property owned by the Oxnard Harbor 
District (See the above discussion about "Zoning 
Revisions"). The Neighborhood Preservation 
Program and eapital improYements campo 
nents of the Neighborhood Strategy Area 
Urban Design ~tudy (Appendix B and D, re 
speetively) eolleetively serYe to imple 
ment the neighborhood stabili~ation and 
housing eonservation strategies applicable 
to Ventura East and Ventura West. These 
partieular implementation programs are 
eapital intensive in nature and consti 
tute the eornerstone ofthe City's 
federally ft:mded Community DeYelopment 
Block Grant Program. 

The Cooperative Planning Agreement (Ap 
pendix E) serves as the mechanism through 
v•hieh de•;elopment of the Port of Hueneme, 
Sunkist Site, Market Street, and "ABC" 
portion of Ventura West is to be eoordi 
natd between the City and OKAard Harbor 
Distriet. Other eooperatiYe efforts be 
tween the City and OKAard Harbor District 
inelude the joint application for Coastal 
Energy ln'lpaet Program (CEIP) grant funds 
for the purpose of examining issues ofmu 
tual coneern in greater detail. The study 
which was subsequently produced during the 
eourse of LCP preparation is contained in 
~ndix F. Pertinent findings of this 
study served to delineate land use policy 
for specifie portions of the Coastal Zone. 

The Ventura County Hazardous Waste Manage
ment Plan delineates the basic criteria to 
be employed, in addition to LCP policies, 
in the siting and design of facilities 
associated with generation, handling and 
disposal of hazardous wastes and materi-
als. Specifically, Tables 11A, 11-B, 11-C, 
4A and 4B, and Figures 4-.1 and 4-2 of the 
County Plan are incorporated by reference 
herein (AppendiJ< K). 
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Zoning 
Ordinance 

"Redlined" Version -March 1998 
NOTE: WORDS AND PHRASES WHICH ARE UNDERLINED ARE TO BE 
ADDED TO THE MUNICIPAL CODE; LANGUAGE THAT IS STRUCKOUT 
(8TRUKEOUT) IS TO BE DELETED. CAPITALIZED TEXT DESCRIBES 
PURPOSE OF PROPOSED CHANGES. 

.loJfS(G;~ n\Vl~lf1I I J1 ll5 ~/ L:J u u LS!J!J 
MAR 0 6 1998 

l.Aun .. ;;\!'4!;:.,_ 

COASTAL COMMISSIOr' 
:::OUTH CENTRAl COAST D!STR,(I 
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NQTE: The Port Hueneme Zoning Ordinance, in its entirety, constitutes the 
Implementing Component of the Local Coastal Program. Due to length, the entire 
Zoning Ordinance has NOT been reprinted. Rather, the pages which follow are 
limited exclusively to changes resulting from the General Plan Update/LCP 
Amendment. Except as shown herein, the current adopted and certified Zoning 
Ordinance will remain in full force and effect. 
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ORDINANCE NO. __ 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 
PORT HUENEME AMENDING ARTICLE X (ZONING) AND 
ARTICLE III (PUBLIC HEALTH AND SAFETY) OF THE 
MUNICIPAL CODE OF THE CITY OF PORT HUENEME 
REGARDING MISCELLANEOUS REVISIONS TO MAINTAIN 
CONSISTENCY WITH THE 1997 GENERAL PLAN UPDATE 
AND TO IMPLEMENT VARIOUS LAND USE AND HOUSING 
POLICIES RELATED THERETO 

SECTION I:. The purpose of the amendments set forth in this Section I is to 
establish regulations pursuant to General Plan policy and to achieve consistency 
between zoning and land use Policies of the 1997 General Plan Update. 

NOTE: WORDS AND PHRASES WHICH ARE UNDERLINED ARE TO BE 
ADDED TO THE MUNICIPAL CODE; LANGUAGE THAT IS STRUCKOUT 
(STRUKBOUT) IS TO BE DELETED. CAPITALIZED TEXT DESCRIBES 
PURPOSE OF PROPOSED CHANGES. 

The City Council of the City of Port Hueneme does hereby ordain that Article X 
(Zoning Regulations) and Article III (Public Health and Safety) of the Municipal 
Code of the City of Port Hueneme is hereby amended as follows: 

1. Revise Section 10303(B) by adding new subpart No. 21 definition to read as 
follows: 

"21. Advertisin~ Structure (Billboard). A permanent off-site structure of 
anY kind or character for which a building permit has been issued to erect and 
maintain said structure for outdoor advertising purposes, upon which anY poster, 
bill, printimi. painting, or other advertisement of any kind whatsoever. may be 
placed, including statuary. "Advertising Structure" does not include: 

(a) Directional, warning or information structures required or 
authorized by law, federal, state, or local authority. 

£b) A structure erected near a city boundru:y or within a city, which 
contains the names of such city and the names of. or any infonnation regarding, 
civic, fraternal or religious organizations located therein. 

(c) Subdivision directional signs as provided for in this subsection." 
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PURPOSE OF CHANGE: TO PROVIDE DEFINITION OF ADVERTISING 
BILLBOARD FOR REGULATION BY CITY CONSISTENT WITH GENERAL 
PLAN POLICY; THAT IS, TO DEVELOP SPECIFIC ZONING REGULATIONS 
TO ENSURE QUALITY DESIGN, AND TO CREATE ANAESTHETICALLY 
PLEASING URBAN ENVIRONMENT. 

2. Revise Section 1 0303(D)(3) to read as follows; 

"3. Temporary Off-Site Signs. Temporary off-site freestanding sign.s, 
structure or structures are subject to the following conditions and may only be 
authorized by issuance of a Special Use Permit pursuant to Section 10355 for a 
period not to exceed six (6) months unless otherwise provided in this Article:" 

PURPOSE OF CHANGE: TO ACHIEVE INTERNAL CONSISTENCY WITH 
SPECIAL USE PERMIT REGULATIONS FOUND ELSEWHERE IN THE 
CITY' S MUNICIPAL CODE WHICH SPECIFICALLY ALLOW 
TEMPORARY ADVERTISING SIGNS FOR A PERIOD NOT TO EXCEED SIX 
(6) MONTHS. THIS REVISIONS IS EXERCISED PURSUANT TO GENERAL 
PLAN POLICY TO CREATE ANAESTHETICALLY PLEASING URBAN 
ENVIRONMENT . 

3 . Revise Section 1 0303(D) by adding a new subpart No. 5 to read 
as follows: 

"5. No permanent Advertising Structure (Billboard) shall be placed or 
maintained on property located within the City." 

PURPOSE OF CHANGE: TO PROHIBIT BILLBOARD ADVERTISING IN 
CONFORMANCE WITH THE GENERAL PLAN GOAL OF CREATING AN 
AESTHETICALLY PLEASING URBAN ENVIRONMENT. 

4. Revise Section 10402 by adding a new subpart I to read: 

"I. Government and public utility facilities." 

PURPOSE OF CHANGE: TO ALLOW GOVERNMENT AND UTILITY 
FACILITIES IN R-1 RESIDENTIAL ZONES CONSISTENT WITH GENERAL 
PLAN LAND USE POLICY. 

5. Revise Section 1 04 22 by adding a new subpart I to read: 

"I. Government and public utility facilities." 
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PURPOSE OF CHANGE: TO ALLOW GOVERNMENT AND UTILITY 
FACILITIES IN R-2 RESIDENTIAL ZONES CONSISTENT WITH GENERAL 
PLAN LAND USE POLICY. 

6. Revise Section 10442 by adding a new subpart J to read: 

"J. Government and public utility facilities." 

PURPOSE OF CHANGE: TO ALLOW GOVERNMENT AND UTILITY 
FACILITIES IN R-3 RESIDENTIAL ZONES CONSISTENT WITH GENERAL 
PLAN LAND USE POLICY. 

7. Revise Section 10403(1)(4) to read as follows: 

"4. Building additions, garages, and carports as permitted and required, 
shall be constructed so as to match the exterior composition of the principal 
dwelling with regard to architectural theme/design, roof pitch, colors, textures, and 
materials or the entire structure remodeled in a single style. 

PURPOSE OF CHANGE: TO ENSURE THAT RESIDENTIAL ALTERATIONS 
AND ADDITIONS IN AN R-1 ZONE ARE CONSISTENT AND 
HARMONIOUS WITH THE PRIMARY RESIDENTIAL STRUCTURE. TillS 
REGULATION IS EXERCISED PURSUANT TO GENERAL PLAN POLICY 
TO DEVELOP SPECIFIC ZONING REGULATIONS TO ENSURE QUALITY 
DESIGN, AND COMPATIBILITY WITH ADJACENT LAND USES, FOR 
ALTERATIONS AND ADDITIONS TO RESIDENTIAL STRUCTURES. 

8. Revise Section 1 0403(I) by adding a new subpart No. 5 to read as follows: 

"5. A minimum of seventy-five percent (75%) of the length ofthe exterior 
wall of the second story on a new dwelling or an addition to an existing dwelling 
shall be set back a minimum of two times the reqyjred side yard setback and one
half times the required front Yard setback not including uncovered decks or 
balconies. Openings on a second story exterior wall located on a side yard setback 
shall use translucent glazing or celestial windows to allow illumination while 
protecting privacy on acijacent property." 

PURPOSE OF CHANGE: TO HELP ENSURE THAT NEW, 
NONDISCRETIONARY SINGLE FAMILY STRUCTURES AND ADDITIONS 
AND ALTERATIONS IN AN R-1 ZONE ENHANCE THE APPEARANCE OF 
THE NEIGHBORHOOD AND RESULT IN QUALITY DESIGN AND 
COMPATIBILITY WITH ADJACENT LAND USES BY PROVIDING 
PRIVACY AND FRONT AND SIDE YARD OFFSETS ON SECOND STORIES. 
THIS REGULATION IS EXERCISED PURSUANT TO GENERAL PLAN 
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POLICY TO DEVELOP SPECIFIC ZONING REGULATIONS TO ENSURE 
QUALITY DESIGN, AND COMPATIBILITY WITH ADJACENT LAND USES. 

9. Revise Section 10423 by adding a new subpart I to read as follows: 

"I. Additions. Building additions, garages, and carports as permitted and 
required, shall be constructed so as to match the exterior composition of the 
principal dwelling with regard to architectural theme/design, roof pitch, colors. 
textures, and materials or the entire structure remodeled in a single style." 

PURPOSE OF CHANGE: TO ENSURE THAT RESIDENTIAL ALTERATIONS 
AND ADDITIONS IN AN R-2 ZONE ARE CONSISTENT AND 
HARMONIOUS WITH THE PRIMARY RESIDENTIAL STRUCTURE. THIS 
REGULATION IS EXERCISED PURSUANT TO GENERAL PLAN POLICY 
WHICH CITES DEVELOPMENT OF SPECIFIC ZONING REGULATIONS TO 
ENSURE QUALITY DESIGN, AND COMPATIBILITY WITH ADJACENT 
LAND USES. 

10. Revise Section 10423 by adding a new subpart J to read as follows: 

" J. Second Story. A minimum of seventy-five percent (75%) of the lenith 
of the exterior wall of the second story on a new dwelling or an addition to an 
existing dwelling shall be set back a minimum of two times the required side-yard 
setback and one and one-half times the front yard setback not including uncovered 
decks or balconies. Openings on a second story exterior wall located on a side 
yard set back shall use translucent glazing or celestial windows to allow 
illumination while protecting privacy." 

PURPOSE OF CHANGE: TO HELP ENSURE THAT NEW, 
NONDISCRETIONARY DWELLING STRUCTURES AND ADDITIONS AND 
ALTERATIONS IN AN R-2 ZONE ENHANCE THE APPEARANCE OF THE 
NEIGHBORHOOD AND RESULT IN QUALITY DESIGN AND 
COMPATIBILITY WITH ADJACENT LAND USES BY PROVIDING 
PRIVACY AND FRONT AND SIDE YARD OFFSETS ON SECOND STORIES. 
THIS REGULATION IS EXERCISED PURSUANT TO GENERAL PLAN 
POLICY TO DEVELOP SPECIFIC ZONING REGULATIONS TO ENSURE 
QUALITY DESIGN, AND COMPATIBILITY WITH ADJACENT LAND USES. 

11. Revise Section 10443 by adding a new subpart I to read as follows: 

"I. Building additions, garages. and carports as permitted and required, 
shall be constructed so as to match the exterior composition of the principal 
dwelling with regard to architectural theme/desijin, roof pitch, colors, textures, and 
materials or the entire structure remodeled in a sinjile style." 
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PURPOSE OF CHANGE: TO ENSURE THAT RESIDENTIAL ALTERATIONS 
AND ADDITIONS IN AN R-3 ZONE ARE CONSISTENT AND 
HARMONIOUS WITH THE PRIMARY RESIDENTIAL STRUCTURE. THIS 
REGULATION IS EXERCISED PURSUANT TO GENERAL PLAN POLICY 
WHICH CITES THE DEVELOPMENT OF SPECIFIC 
ZONING REGULATIONS TO ENSURE QUALITY DESIGN, AND 
COMPATIBILITY WITH ADJACENT LAND USES. 

12. Revise Section 10443 by adding a new subpart J to read as follows: 

"J. Second Stozy. A minimum ofseyenty-fiye percent (75%) ofthe length 
of the exterior wall of the second story on a new dwelling or an addition to an 
existing dwelling shall be set back a minimum of two times the required side yard 
setback and one and one-half the front yard setback not including uncovered decks 
or balconies. Openings on a second story exterior wall located on a side yard 
setback shall use translucent glazing or celestial windows to allow illumination 
while protecting privacy." 

PURPOSE OF CHANGE: TO HELP ENSURE THAT NEW, 
NONDISCRETIONARY DWELLING STRUCTURES AND ADDITIONS AND 
ALTERATIONS IN AN R-3 ZONE ENHANCE THE APPEARANCE OF THE 
NEIGHBORHOOD AND RESULT IN QUALITY DESIGN AND 
COMPATIBILITY WITH ADJACENT LAND USES BY PROVIDING 
PRIVACY AND FRONT AND SIDE YARD OFFSETS ON SECOND STORIES. 
THIS REGULATION IS EXERCISED PURSUANT TO GENERAL PLAN 
POLICY TO DEVELOP SPECIFIC ZONING REGULATIONS TO ENSURE 
QUALITY DESIGN, AND COMPATIBILITY WITH ADJACENT LAND USES. 

13. Revise Section 10203(0) to read as follows: 

"D. Porch Covers and Awnings. Porch covers and awnings which are 
unenclosed on three or more sides except for necessary supporting columns and 
reasonable architectural features and which do not extend above the eave lines of 
the principle structure from which they are attached, may be erected within 
required side and rear yards up to a distance of not less than three (3) feet from any 
property line. Covered patios which are enclosed on three or more sides and 
attached to the principle structure shall be considered to be a part of that structure 
for the purpose of computing setback requirements. Unenclosed porch covers and 
awnings may occupy not more than twenty-five percent (25%) of the required or 
existing rear yard area. 11 

PURPOSE OF CHANGE: TO BROADEN THE 25% REAR YARD COVERAGE 
LIMITATION TO ENCOMPASS UNENCLOSED PATIO COVERS. AT 
PRESENT, USE REGULATIONS FOUND ELSEWHERE IN THE CITY'S 
MUNICIPAL PROVIDE 25% COVERAGE LIMITATIONS FOR ACCESSORY 
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BUILDINGS ONLY. THIS PROVISION IS EXERCISED PURSUANT TO 
GENERAL PLAN POLICY TO DEVELOP SPECIFIC ZONING 
REGULATIONS TO ENSURE QUALITY DESIGN, AND COMPATIBILITY 
WITH ADJACENT LAND USES, FOR ALTERATIONS AND ADDITIONS TO 
RESIDENTIAL STRUCTURES. 

14. Revise Section 10203(F) and add Section 10203(F)(l) to read as follows: 

"F. Landscaping. Trees, shrubs, flowers or other such landscaping may be 
permitted in any required front, side or rear yard. Fixed concrete. asphalt or 
similar monolithic hardscape shall not coyer more than fifty percent (50%) of the 
required front yard area. In all other respects, every required front, side or rear 
yard shall be open and unobstructed from the ground to the sky unless otherwise 
provided in this article. 

1. Non-confonning Provisions. All required yard areas which are non
confonning with the provisions of 10203(F) sball be subject to the provisions of 
Section 1 0202(E). 11 

PURPOSE OF CHANGE: TO ACHIEVE INTERNAL CONSISTENCY WITH 
PROPERTY MAINTENANCE STANDARDS FOUND ELSEWHERE IN THE 
CITY'S MUNICIPAL CODE AND TO BROADEN THE PROHIBITIONS 
AGAINST HARD SURF ACE COVERAGE OF FRONT YARD AREAS TO 
ENCOMPASS ALL TYPES OF FLATWORK INCLUDING WALKWAYS, 
PORCHES, LANDINGS AND DRIVEWAYS. THIS PROVISION IS 
EXERCISED PURSUANT TO GENERAL PLAN POLICY TO IMPLEMENT 
THE CITY'S LANDSCAPE DESIGN GUIDELINES. 

15. Revise Section 10302(B) to read as follows: 

"B. Landscaping Required. Any Development or Administrative Peonit 
approved by the City may be conditioned to require permanent landscaping. All 
open off-street automobile parking areas that contain more than four (4) parking 
spaces .... " 

PURPOSE OF CHANGE: TO MAKE EXPLICIT THAT DISCRETIONARY 
PROJECTS MAY BE REQUIRED TO INSTALL LANDSCAPING. THIS 
PROVISION IS EXERCISED PURSUANT TO GENERAL PLAN POLICY TO 
IMPLEMENT THE CITY'S LANDSCAPE DESIGN GUIDELINES. 

16. Revise Section 1 0303(E)(2)( c) to read: 

"c. The display surface of all signs shall be kept neatly painted and/or 
posted. Signs pertaining to enterprises or occupants that are no longer using the 
premises to which the signs relate shall be removed from the premises by the 
property owner within sixty (60) days after the associated enterprise or occupant 
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has vacated the premises. Temporary advertising signs, such as political, leasing, 
or construction signs, for which a Special Use Permit is issued pursuant to Section 
110355 :lJlJ.52 shall be removed ... " 

PURPOSE OF CHANGE: TO CORRECT NUMBER MISPRINT IN EXISTING 
ORDINANCE 

17. Revise Section 1 0355(C) to read: 

''C. City Approval. ' .. .If, however, the applicant is accepted, a decision by 
the Director of Community Development or his designated representative shall be 
made as to whether or not the project qualifies as a special use under the provisions 
of Section 1 0355(A) and if allowable, under what conditions the permit shall be 
granted. The Director of Community DeyelQPment or his designee shall make 
public notice indicating the nature and location of the special use and send the 
public notice by reaular mail to property owners which abut the exterior 
boundaries of the application area for any proposed project Qualifying as 

Temporary Use and Improvement pursuant to Municipal Code Section 
l..Qll5(A)(2). If no action is taken within thirty (30) days of the date of filing, the 
project shall be deemed to be approved. Action taken by the Director of 
Community Development or his designated representative with regard to an 
application for a Special Use Permit, shall be deemed final unless an appealed is 
received in writing by the Department of Community Development within five (5) 
calendar days of the date which notice is mailed to abutting property owuers.t&#le 
City Co\:lfleil ia v;hieh ease the Appeals shall be processed under the provisions of 
Section 1 0353(E) shall apply.'" 

PURPOSE OF CHANGE: THIS REVISION SERVES TO IMPLEMENT AN 
APPEAL PROCESS FOR SPECIAL USE PERMIT APPLICATIONS 
INVOLVING TEMPORARY USES AND IMPROVEMENTS OTHER THAN 
SIGNS, SALES FACILITIES AND EMERGENCY USES AND 
IMPROVEMENTS BY PROVIDING PRIOR NOTICE OF THE ACTION TO 
ABUTTING PROPERTY OWNERS. THIS PROVISION IS EXERCISED 
PURSUANT TO GENERAL PLAN POLICY TO CREATE AN EFFICIENTLY 
ORGANIZED CITY. 

18. Revise Section 1 0352(A) to read as follows: 

"A. General. Projects, other than those which are explicitly exempt under 
the provisions of Section 1 0583(A) 10584(A), requiring the issuance of 
Development Permits or which are otherwise subject to the development review 
procedures prescribed in this Section include the following:" 

PURPOSE OF CHANGE: THIS REVISION SERVES TO CORRECT AN 
INCORRECT CODE SECTION REFERENCE TO SECTION 1 0583(A). 
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((SECTION 10583(A) IS A "RESERVED" SECTION NUMBER. SECTION 
1 0584(A) IS THE CORRECT SECTION NUMBER WHICH LISTS THE 
CLASSES OF DEVELOPMENT THAT ARE EXEMPT)). 

19. Revise Section 10353(A) by adding new subparts No.3 and No.4 to read as 
follows: 

"3. Secondary Housing Units; 
4. Beverage Control Act "Type 41" liquor license or similar license which 

allows the sales. service. and consumption of beer or wine on premises in 
conjunction with a primary restaurant use." 

PURPOSE OF CHANGE: THIS REVISION ALLOWS ADMINISTRATIVE 
PROCESSING OF RESTAURANT BEER & WINE LICENSING AND 
"GRANNY" OR SECOND UNIT HOUSING REGULATED ELSEWHERE IN 
THE MUNICIPAL CODE. THIS PROVISION IS EXERCISED PURSUANT TO 
GENERAL PLAN POLICY TO REMOVE GOVERNMENTAL CONSTRAINTS 
ON SECONDARY HOUSING UNITS AND TO ENCOURAGE 
NEIGHBORHOOD-SERVING STORES THAT CURRENTLY SERVE THE 
CITY. 

20. Revise Section 1 0482(B) to read: 

"B. Establishments for the sale of alcoholic beverages for consumption on 
the premises except Beverage Control Act Type 41 licenses which may be 
permitted by issuance of an Administrative Peonit pursuant to Section 10353.,, 

PURPOSE OF CHANGE: THIS REVISION ALLOWS ADMINISTRATIVE 
PROCESSING OF RESTAURANT BEER & WINE LICENSING PURSUANT 
TO GENERAL PLAN POLICY TO ENCOURAGE NEIGHBORHOOD
SERVING STORES THAT CURRENTLY SERVE THE CITY. 

21. Revise Section 10352(A)(l)(a) to read: 

"a. Projects which involve any property, irrespective of size, with an 
underlying zone classification of C-S, P-R, M CR, .M:l, and M.:fR M-GQ; and,, 

PURPOSE OF CHANGE: THIS REVISION ENSURES THAT PROJECTS 
LOCATED WITHIN THE NEW PORT RELATED INDUSTRY AND LIGHT 
INDUSTRIAL ZONES REQUIRE THE ISSUANCE OF A DEVELOPMENT 
PERMIT. IN DOING SO, THIS REVISION DELETES REFERENCE TO THE 
COASTAL RELATED INDUSTRY ZONE (M-CR) AND COASTAL 
DEPENDENT INDUSTRY 20NE (M-CD) WHICH ARE REPLACED WITH 
THE LIGHT INDUSTRIAL ZONE (M-1) AND PORT RELATF.D INDUSTRY 
ZONE (M-PR), RESPECTIVELY. THIS PROVISION IS EXERCISED 
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PURSUANT TO ENSURE ZONING ORDINANCE CONFORMITY WITH THE 
GENERAL PLAN. 

22. Revise Section 10503 to read: 

"10503Development Standards. 

Minimum development standards applicable to the C-S zone shall be the 
same standards as apply to the C-1 (General Commercial) Zone as prescribed in 
Section 1 0483; provided, however, that these standards may be superseded under a 
Planned Development Zone designation pursuant to Section 10582 of this Article, 
provided, further, that underlying development standards for the C-S Zone shall 
have a maximum building height of35 feet and a maximum floor area ratio of 
0.50:1." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES C-S ZONE 
CONSISTENCY WITH THE GENERAL PLAN LAND USE DESIGNATION. 

23. Revise Section 10483(A) to read as follows: 

" A. Height. No building hereinafter erected or structurally altered shall 
exceed a height of six (e) st&ries OF seveaty fiye (75) feet thirty-five (35) feet." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES C-1 ZONE 
CONSISTENCY WITH THE GENERAL PLAN LAND USE DESIGNATION. 

24. Revise Section 10483 by adding a new subpart H to read: 

"H. Floor Area Ratio. There shall be a maximum floor area ratio of 
0.55: 1." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES C-1 ZONE 
CONSISTENCY WITH THE GENERAL PLAN LAND USE DESIGNATION. 

25. Revise Section 10483(A) to read: 

"A. Height No building hereinafter erected or structurally altered shall 
exceed a height of six (e) stories oF se"<'t!llty fiye (75) feet. three (3) stories or 
thirty-five (35) feet." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES C-1 ZONE 
CONSISTENCY WITH THE GENERAL PLAN LAND USE DESIGNATION. 

26. Revise Section 10523 to add a new subpart D to read: 
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"D. Floor Area Ratio. There shall be a maximum floor area ratio of 
0.50:1." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES P-R ZONE 
CONSISTENCY WITH THE GENERAL PLAN LAND USE DESIGNATION. 

27. Revise Section 3428(j) to read as follows: 

"(j) "Industrial property" means a parcel of real property which is zoned 
"M CR" (Coastal Related Indastry) "M-1" (Light Industrial). "M CD" (Coastal 
Dependent Industry) "M-PR" (Port Related Industry), or is otherwise used for 
industrial purposes regardless of the underlying Zoning Regulations." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES DEFINITION 
CONSISTENCY WITH THE NEW GENERAL PLAN LAND USE AND 
ZONING DESIGNATIONS. 

28. Revise section 3428(r) to read as follows: 

"(r)" Residential property" means a parcel of real property which is zoned 
"R-1" (One Family Residential), "R-2" (Limited Multifamily Residential), "R-3" 
(Multiple Family Residential), "R-4" (Traru;itiunal Residential Coastal Related 
Indastry) (Mixed Use Residential) ,"R-5" (Transitional Residential Coastal
Related Industry) or is otherwise used for residential purposes regardless of the 
underlying Zoning Regulations." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES DEFINITION 
CONSISTENCY WITH THE NEW GENERAL PLAN LAND USE AND 
ZONING DESIGNATIONS. 

29. Revise Section 10300 to read: 

"1 0300Purpose. 

The purpose of this Chapter is to provide minimum standards to safeguard 
life, health, property and public welfare by regulating the design, materials, 
construction, location and maintenance of off-street parking, landscaping, exterior 
lighting and signs." 

PURPOSE OF CHANGE: THIS REVISION INCLUDES LIGHTING AS A 
DEVELOPMENTSTANDARDTOBEREGULATEDPURSUANTTO 
GENERAL PLAN POLICY WHICH CITES THE DEVELOPMENT OF 
SPECIFIC ZONING REGULATIONS TO ENSURE QUALITY DESIGN, AND 
COMPATIBILITY WITH ADJACENT LAND USES. 
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30. Add new Section 10304 to read: 

".l.Q.3!MExterior Li~htin~. 

General. Exterior li~hting. where provided. shall be accomplished in such 
a manner as not to illuminate adjacent properties or streets." 

PURPOSE OF CHANGE: THIS REGULATION IS EXERCISED PURSUANT 
TO GENERAL PLAN POLICY WHICH CITES THE DEVELOPMENT OF 
SPECIFIC ZONING REGULATIONS TO ENSURE QUALITY DESIGN, AND 
COMPATIBILITY WITH ADJACENT LAND USES. 

31. Revise Section 10301(CX3)(a) to read: 

"a. Surface. All Parking areas shall be surfaced with a minimum of two 
(2) inches of asphaltic concrete ov.er four ( 4) inches of base, or four ( 4) inches of 
portland cement concrete. Site grading and drainage shall be subject to the 
approval of the Department of Public Works. All desi~nated drivin~ areas and 
each off-street parking space required by this Section shall be striped in accordance 
with specifications of the Department of Public Works, which at all times shall be 
maintained in a readily visible state." 

PURPOSE OF CHANGE: THIS REGULATION IS EXERCISED PURSUANT 
TO GENERAL PLAN POLICY WHICH CITES THE DEVELOPMENT OF 
SPECIFIC ZONING REGULATIONS TO ENSURE QUALITY DESIGN, AND 
COMPATIBILITY WITH ADJACENT LAND USES. 

32. Revise Section 1 0227(8) by adding new subpart 10 to read: 

"1 0. Noise. Unless otherwise provided for, no person shall operate or 
cause to be operated any source of sound at any location in the City, or allow the 
creation of any noise on property QWned, leased, occupied or otherwise controlled 
by such person wbich causes the noise level when measured on any receivin~ 
property to exceed the noise level limits set forth by the Noise Control Ordinance 
as adopted and amended." · · 

PURPOSE OF CHANGE: TO ACHIEVE INTERNAL CONSISTENCY 
BETWEEN THE CITY'S NOISE CONTROL ORDINANCE AND USE AND 
MAINTENANCE STANDARDS. THIS PROVISION IS EXERCISED 
PURSUANT TO GENERAL PLAN NOISE ELEMENT POLICY TO ENFORCE 
THE CITY'S NOISE STANDARDS. 

33. Revise Section 1 0227(BX1) to read: 
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CONSISTENCY WITH THE GENERAL PLANS NEW LAND USE 
CATEGORIES. 

37. Revise Section 10352(F)(l)(b) to read: 

"Mailing a notice to the owner of the subject real property or the owner's duly 
authorized agent. mailing a notice to the project applicant, and Mmailing a notice 
to all persons listed ... " 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES ZONING 
CONSISTENCY WITH CURRENT LAW RELATIVE TO PROCEDURAL 
NOTICE REQUIREMENTS. 

38. Revise Section 10028 to read: 

"10028 Antenna 

"Antenna" means any exterior satellite dish receiving or 
transmitting antenna three (3) teet larger than one meter in diameter or larger m: 
diagonal measurement, dish or spherical antenna three (3) teet Ianier than one 
~in diameter or diagonal measurement or larger, or any system of booms, 
poles, rods, masts, wires or reflecting discs or any configuration with appurtenant 
equipment whose purpose is to receive or broadcast communication or other 
signals." 

PURPOSE OF CHANGE: TO CHANGE DEFINITION OF SATELLITE DISH 
ANTENNAS FROM THREE FEET TO ONE METER OR LARGER IN 
DIAMETER THEREBY LIMITING LOCAL REGULATION CONSISTENT 
WITH FEDERAL PREEMPTION UNDER SECTION 207 OF THE 
TELECOMMUNICATIONS ACT OF 1996. 

39. Revise Section 10226(C)(4) to read: 

"4. Storage of packing boxes, broken or discarded furniture, vehicle parts, 
household equipment imms, appliances, yard or building debris, Of garbage cans m: 
any other similar item on a driveway or in front yards, unscreened side yards or 
any other yard areas not otherwise required by this Article which are visible from 
any public right-of-way; provided, however, that refuse awaiting collection by the 
City in compliance with this Article shall be exempt from this standard;" 

PURPOSE OF CHANGE: EXERCISED PURSUANT TO A GENERAL PLAN 
GOAL TO CREATE ANAESTHETICALLY PLEASING CITY. THIS 
REVISION BROADENS PROPERTY MAINTENANCE STANDARDS TO 
PROHIBIT ADDITIONAL STORAGE ITEMS COMMONLY FOUND TO BE 
STORED ON REAL PROPERTY VISIBLE FROM PUBLIC VIEW. 
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40. Revise Article X, Chapter 4 "Zoning Classifications", Part D to read: 

"Part D. R-4: Traasitioftftl &esiEleati&ltCoas*al R:elated Iaelastry Zoae 
Mixed Use Residential Zone 

1 0460 Purpose. 
1 0461 Permitted Uses. 
10462 Conditional Uses. 
1 0463 Development Standards. 
10464 Design Standards. 
10465 Performance Standards. 
1 0466 Pre-existing Nonconforming Uses." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES ZONING 
CONSISTENCY WITH THE NEW GENERAL PLAN LAND USE AND 
ZONING DESIGNATIONS. 

40a. Renumber Sections 10460, 10461, 10462 and 10463 to Sections 10470, 
104 71, 1 04 72 and 104 73, respectively; and, revise Article X, Chapter 4 "Zoning 
Classifications", to add a "Part D-1" to read: 

"Part D-1. R-5: Transitional ResidentiaVCoastal-Related Industry Zone 

104 70 Purpose. 
1 0471 Permitted Uses. 
10472 Conditional Uses. 
104 73 Development Standards." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES ZONING 
CONSISTENCY WITH COASTAL STAFF'S SUGGESTED MODIFICATION 
TO RETAIN THE EXISTING TRANSITIONAL RESIDENTIAL/COASTAL
RELATED INDUSTRY GENERAL PLAN LAND USE AND ZONING 
DESIGNATION. 

40b. Provide Part heading preceding new Section 10470 to read: 

"Part D-1. R-5; Transitional Residential/ 
Coastal-Related Industr.y Zone" 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES ZONING 
CONSISTENCY WITH COASTAL STAFF'S SUGGESTED MODIFICATION 
TO RETAIN THE EXISTING TRANSITIONAL RESIDENTIAL/COASTAL
RELATED INDUSTRY GENERAL PLAN LAND USE AND ZONING 
DESIGNATION. 
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40c. Revise last sentence in renumbered Section 10470 to read: 

"The regulations specified in this Chapter shall apply to all property 
designated R-4..B.:.S_( Transitional Residential/Coastal-Related Industry Zone) 
unless otherwise provided in this Article." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES ZONING 
CONSISTENCY WITH COASTAL STAFF'S SUGGESTED MODIFICATION 
TO RETAIN THE EXISTING TRANSITIONAL RESIDENTIAL/COASTAL
RELATED INDUSTRY GENERAL PLAN LAND USE AND ZONING 
DESIGNATION. 

40d. Revise first sentence in renumbered Section 10462 to read: 

"The following uses may be permitted in the R-4 &.5. Zone subject to the 
issuance of a Development Permit pursuant to ... " 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES ZONING 
CONSISTENCY WITH COASTAL STAFF'S SUGGESTED MODIFICATION 
TO RETAIN THE EXISTING TRANSITIONAL RESIDENTIAL/COASTAL
RELATED INDUSTRY GENERAL PLAN LAND USE AND ZONING 
DESIGNATION. 

40e. Revise the first sentence in renumbered Section 10473 subpart B to read: 

"In addition to the Land Use Provisions and Development Standards 
specified in Chapter 2 and 3 of this Article, all property designated R-4 &.5. shall 
be subject to the following .... " 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES ZONING 
CONSISTENCY WITH COASTAL STAFF'S SUGGESTED MODIFICATION 
TO RETAIN THE EXISTING TRANSITIONAL RESIDENTIAL/COASTAL
RELATED INDUSTRY GENERAL PLAN LAND USE AND ZONING 
DESIGNATION. 

40f. Revise renumbered Section 10473 subpart B to read: 

"B. Conditional Uses. All conditional uses approved pursuant to this 
Chapter shall comply with the development and perfonnance standards which 
apply to uses within aM CR (Coastal Related Iadustry Zoae) M-PR (Port Related 
Industry Zone) as specified in Sections_ 10543 10563 and 10564 of this Article; 
provided, however, that the building height limitations, yard requirements and lot 
area standards applicable to the R-2 (Limited Multifamily Zone) shall supersede 
those standards specified in Section 10543 .lQi6.4 of this Article; provided, further. 
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that land proposed for conversion to pennitted industrial/storage uses be permitted 
only on a full block by block basis." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES CONSISTENCY WITH 
LCP POLICY TO PROVIDE SPECIFIC PERFORMANCE CRITERIA FOR 
SIMULTANEOUS DEVELOPMENT AND COEXISTENCE OF RESIDENTIAL 
AND HARBOR RELATED USES PURSUANT TO COASTAL STAFF'S 
SUGGESTED MODIFICATION TO RETAIN THE EXISTING 
TRANSITIONAL RESIDENTIAL/COASTAL-RELATED INDUSTRY 
GENERAL PLAN LAND USE AND ZONING DESIGNATION. 

41. Revise Article X, Chapter 4 "Zoning Classifications", Part H to read: 

"Part H. M CR: Coastal Related Industry Zone 
M-1: Light Industrial Zone 

10540 Purpose. 
10541 Permitted Uses. 
10542 Conditional Uses. 
10543 Development Standards. 
10544 Design Standards. 
10545 Pre-existing Nonconforming Uses." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES ZONING 
CONSISTENCY WITH THE NEW GENERAL PLAN LAND USE AND 
ZONING DESIGNATIONS. 

42. Revise Article X, Chapter 4 "Zoning Classifications", Part I to read: 

"Part I. M CD: Coastal Dependent Industry Zone 
M-PR: Port Related Industry Zone 

10560 Purpose. 
10561 Permitted Uses. 
10562 Conditional Uses. 
10563 De•relopment Performance Standards. 
10564 Development and Design Standards. 

10565 Pre-existing Nonconforming Uses. 
10566 Pre-existing Nonconforming Uses." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES ZONING 
CONSISTENCY WITH THE NEW GENERAL PLAN LAND USE AND 
ZONING DESIGNATIONS. 
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43. Article X (Zoning Regulations) of the Municipal Code of the City of Port 
Hueneme is hereby amended by eliminating Chapter 4, Part D. R-4: Transitional 
Residential/Coastal Related Industry Zone and replacing it with a new Chapter 4, 
Part D. R-4: Mixed Use Residential Zone, to read as follows: 

"Part D. R-4: Mixed Use Residential Zone. 

1 0460 Purpose. 

The purpose of the R-4 Mixed Use Residential Zone is to encourage retail 
commercial and office activities in conjunction with residential uses in order to 
create convenience and an active street life environment, enhance persomil safety 
by ensuring the presence of people on the streets at different times, and promote 
the vitality of businesses in the City. Attention must be given to the design of 
mixed-use projects to ensure that the potential noise, traffic and safety impacts of 
commercial activities will not adversely affect the quality of life for residents of a 
project. 

1 0461 Permitted Uses. 

No building or land shall be used and no building shall be hereinafter 
erected or structurally altered in the R-4 Zone except for one or more of the 
following uses: 

A. One family dwellings 
B. Two family dwellings. 
C. Condominiums, apartments or townhouses: 
D. Community Care Facilities as defined in Section 1502 of the State 

Health and Safety Code which include-but are not limited: residential facility, 
adult day care facility, day treatment facility, foster family home. small family 
home social rehabilitation facility. community treatment facility- residential care 
facility for the elderly. child day care center, and small family day care home; 
provided, however, that the aforementioned uses serve six (6) or fewer than 
persons . 

.liHQ2 Conditional Uses. 

The following uses may be permitted in the R-4 Zone sukject to the issuance of a 
Development Permit pursuant to Section 10352: provided. however, that the 
applicant shows that the use or uses proposed will not be injurious or detrimental 
to the public health, safety or welfare or to property in the vicinity or zone in 
which the use or uses will be situated including a finding that any proposed 
residential uses will not be exposed to offensive noise, especially from traffic or 
late-night activity or obnoxious odors generated on-site or in the immediate 
vicinity; provided, further, that the Development Permit may be issued if 
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potentially injurious or detrimental e~ects c~ be miti2ated by the imposition of 
conditions requisite to issuance of satd Perrott: . 

A. Uses permitted by Sections 1 0481 and 1 0482 (~neral C~~erctal 
Zone) and Section 10501 (Special Commercial Zone) ':ithm ~~ bmldmi below 
any story thereof wbolly or part~y occ~pjed. by re~i~~tlal actlVttles, when 
conducted in a buildin2 contaimng restdential acttvttles. . . . 

B. The following residential uses within a buildi~g contammg 7ommerctal 
uses wben located above the first floor and only if the entue first floor IS used for 
nonresidential purposes: 

1. One or more dwelling units. . 
2. A residential care facility wbich serves SIX or. fe:wer pers~ns: 
c. Office or commercial activities conducted Withm any bmldt~g o~ the 

same story or above any story thereof occupied wholly or partly by residential 
activities. · . 2f..a 

D. Parking lots and buildings used by restd.ents and guests 
pennitted use. 

1 0463 Development Standards. 

In addition to the Land Use Provisions and Developn:ent Standards 
specified in Chapters 2 and 3 ofthis Article, aU property des12nated R-4 shall be 
sub· ect to the following. development Standards: . . 

~ A. Permitted Uses; All permitted.residentxal uses ofth~s ~hapter sball 
comply with the development standards which apply to u~s WI~m an R-~ 
(M:ultiple Family Zone) as specified in Section 10443 ofthts Art1cle; provided, 
however, that these residential standards may be superseded un~er a ~lanned 
Development Zone designation pursuant to Section 1Q582 of this Article .. 

B. Conditional Uses. All conditional uses approved pursuant to thts 
Chapter shall comply with the following dev7l~ment s.taruiards: 

1. Maximum floor area ratio. No butldtng heremafier erected or 
structurally altered in the R-4 Mixed Use Residential Zone shall exceed .a floor 
area ratio of 0.5 if the building's square footage is devoted to commerctal 

activities. . · ft d 
2. Maximum buildin2 height. No buildmg herema~~ erecte QI 

structurally altered shall exceed a height o~45 ~eet, o~ ~~feet tfat least 113 of the 
building's square footage is devoted to restdenttal activities 

3. Maximum site coverage. No building hereinafter erected o~ s~ly 
altered within an R -4 Mixed Use Residential Zone shall exceed a mrunmum stte 
coverage of ninety percent (90%); . . h 

4. Density. There shall be not more than one (1) dwelhng umt for eac 
seventeen hundred forty-two (1,742) square feet oflot area. ~fthe ag~regam . 
number of dwellings allowed pursuant to this density results m a fraction ofalf~tt, 
the closest whole number of dwelling units above or below one-half(l/2) sha e 
us.ed. 
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5. Lot Area. No building hereafter erected or structurally altered shall be 
located on a lot of less than six-thousand (6,000) square feet. 

6. Lot Width. Each lot shall have a width of not less than sixty (60) feet. 
7. Lot Depth. Each lot shall have a depth of not less than one-hundred 

(100) feet. 
8. Front Yard. No front yard shall be required except as necessary to 

conform with off-street parking and landscape standards pursuant to Chapter 3, 
Part A of this Article. 

9 Rear and Side Yards. There shall be a side and rear yard of not less than five (5) feet for each 
lot which abuts upon the side of a lot in any R-1, R-2 or R-3 Zone. Where the rear 
of a reversed corner lot abuts upon the rear of a lot in anY R-1, R-2 or R-3 Zone, 
the side yard on the street side of the reversed comer lot shall be not less than fifty 
percent (50%) of the front yard required on the lots in the rear of such corner lot. 
In all other cases, a side yard for an R-4 property shall not be required. 

10464 Design Standards. 

All conditional uses approved pursuant to this Chapter shall incorporate 
and provide the following design standards: 

A. Non residential and residential uses-located on the same floor shall not 
have common entrance hallways or entrance balconies. 

B. The residential units shall have a separate and secured entrance and exit 
that is directly accessible to the parking. 

C. Common walls, floors and ceilings between residential and 
nonresidential uses shall be constructed so that vibration is minimized and 
residential unit interior noise levels do not exceed 50 decibels. 

D. Parking spaces for nonresidential and residential uses shall be 
specifically designated by posting. pavement marking and/or physical separation. 

E. The floors devoted to residential units shall provide an exterior 
appearance and character which denotes it as housing and is visibly different from 
the commercial floors through the use of patios, balconies, changes in fenestration. 
and appropriate levels of detail, while maintaining a cohesive quality. 

F. The residential units shaH provide and maintain a refuse storage 
container separate from that used by the commercial uses. Said container shall be 
clearly marked for residential use only and use by commercial businesses is 
prohibited. 

G. All outdoor lighting associated with commercial uses shall be shielded 
and directed away from surrounding residential uses. Such lighting shall not blink, 
flash. oscillate or be of unusually high intensity of brightness. 

I 0465 Performance Standards. 

No conditionally permitted use listed in Section 10462 shall involve any 
kind of manufacture, processing or treatment of ,products other than that which is 
clearly germane to the use listed and is incidental to the retail business conducted 
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on-the premises and provided that no more than five (5) persons are employed in 
the manufacture, processing, or treatment of products; provided, further, that no 
conditionally pennitted use shall be allowed which involves any Q,peration which 
is objectionable due to noise, odor, dust, smoke, vibration, or other similar causes. 

1 0466 Pre-existing Nonconfonning Uses. 

Uses within the R-4 (Mixed Use Residential) Zone existing as of the 
effective date of this Chapter which are nonconforming to the Peonitted Uses 
listed in Section 10461, may be continued or changed to a comparable 
nonconfonning use provided that there is no increase or enla:r&ement of the area, 
space, or volume occupied or devoted to such nonconforming uses nor ~ 
increase in the intensity of such uses and provided. further, that such uses were, on 
the effective date of this Chapter, in confonuance with the underlying zone 
classification in effect immediately prior thereto provided, further. that 
nonresidential uses existing as of the effective date of this Chapter shall not be 
changed to residential uses without a Conditional Use Peunit having first been 
issued pursuant to Section 1 0462." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES R-4 ZONE 
CONSISTENCY WITH THE GENERAL PLAN LAND USE DESIGNATION. 

44. Article X (Zoning Regulations) of the Municipal Code of the City ofPort 
Hueneme is hereby amended by eliminating Chapter 4, Part I. M-CD: Coastal
Dependent Industry Zone and replacing it with a new Chapter 4, Part I. M-PR: Port 
Related Industry Zone, to read as follows: 

ARTICLE X ZONING REGULATIONS 
CHAPTER 4 ZOl'UNG CLASSIFICATIONS 

PART I M CD: COASTAL DEPENDElllT INDUSTRY ZONE 

10560 PURPOSE. 
The parpese efthis Chapter is te previde aftd regttlate a mae er iadustrial 

uses requiring difeet 'lt'ater adjaeeaey whieh me!$ the defiaitioa of "eoastal 
depeadeat de·,relopmeflt or use" provided ia Seetiea 3 0 1 0 1 ef the Califomia P~lie 
Resourees Code. The regulatioas speeified ia this Chapter sliall apply to all 
property desigaated M CD (Ceastal Depeadeat ladastry) Zoae NBless ether\vise 
provided ia this Artiele. 

10561 PERMITTED USES. 
No buildiag er laad shall be used aad eo baildiag shall be hereafter ereeted 

er struemrally altered e~ceept for oae er more of the following uses: 
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A. Ship On and Off Loading. Structures and equipment related to 
loading and unloading of vessels calling at the Port ofHueneme,including those 
related to ship maintenance and repair. 

B. Short Term Storage/Warehousing. Interim storage ofproducts 
actively in transit through the Port of Hueneme. 

10562 CONDITIONAL USES. 
Uses other than those listed in Section 10561 'Nhich have been approved as 

part of the Port Master Plan certified by the Coastal Commission may be permitted 
in theM CD Zone subject to the issuance of a Development Permit pursuant to 
Section 10352; pro¥ided, however, that the applicant sho·Ns that the use or uses 
proposed \Vill not be iajurious or detrimental to the public health, safety, or welfare 
or to property in the viciaity or zone in which the use or uses will be situated; 
provided, further, that the Development Permit may be issued if potentially 
injurious or detrimental effects can be mitigated by the imposition of conditions 
requisite to issuance of said Permit. 

10563 DEVELOPMENT ST.t\NDA.RDS. 
Development stoodards vlithin the M CD Zone shall be those which apply 

in theM CRZone. 

10564 DESIGN STANDARDS . 
Design standards within the M CD Zone shall be those which apply to the 

M CRZone. , 

"Part I. M-PR: Port Related Industry Zone. 

~Purpose. 

The purpose of this Chapter is to provide and regulate a single zoning 
classification for property contiguous to the Port of Hueneme which is governed 
by a certified Port Master Plan approved by the California-Coastal Commission. 
The regulations specified in this Chapter shall apply to all property designated M
PR (Port Related Industry) Zone unless otherwise provided in this Article. 

10561 Permitted Uses. 

No building or land shall be used and no building shall be hereafter erected 
or structurally altered except for one or more of the following uses: 

A. Coastal-related or coastal-dependent development as defined in the 
California Coastal Act of 1976. as amended, or as otherwise approved as part of 
the Port Master Plan for the Port of Hueneme certified by the California Coastal 
Commission . 

B. Seawall and waterfront access facilities together with recreation and 
visitor serving facilities. so long as said facilities are consistent with and further 

23 



the intent of the Hueneme Beach Master Plan as set forth in the Land Use Plan of 
the Local Coastal Program: provided, further, that said facilities shall be the only 
uses permitted in the M-PR Zone on the ocean revetment itself and, together with 
port-related access, the only uses permitted in the M-PR Zone on a strip ofland 
fifty feet (50') in width abutting north along the length of the ocean revetment. 

1 0562 Conditional Uses. 

A. Categorical Exclusions. The following uses may be permitted in the 
M-PR Zone to the extent that they are fully-consistent with the performance 
standards specified in section 1 0563 and so long as the use or uses proposed do not 
involve any intensification or physical alteration of land or improvements as to 
constitute a major modification as defined in Section 10352(H)(2); provided, 
further, that such uses shall be exempt from 1he Development Review 
requirements of Chapter 3: 

1. Receiving, storage and distribution of petroleum and bulk fuel products; 
2. Receiving, storage, distribution. transportation and movement of general 

cacao including. but not limited to, automobiles; 
3. Ingress and egress to sport fishing and commercial fishing shallow draft 

berths; 
4. Internal traffic circulation, including the central pte at the intersection 

of Ponoma Street and Hueneme Road; 
5. Off-street parking; 
6. Storage of equipment and related activities by persons holding cargo 

handling permits; 
7. Storage of equipment and other personal property such as forklifts. 

stevedoring gear, bins, truck modules, truck chassis, containers and similar items 
used in loading. unloading transportation and movement of carfW for supplying the 
offshore oil industry: and 

8. Fabrication, asseinblage and manufacturing of oil modules and/or 
platforms, provided. however, that such activities sball be limited to Mondays 
through Saturdays, excepting holidays, between the hours of 8:00 a.m. to 6:00 
p.m., exc~ in case of emergency. 

9. Any permitted use specified in section 10561 so long as the use or uses 
proposed do not involve any physical alteration of land or structure other than 
improvements which are clearly incidental or accessory to the proposed use or uses 
including, but not limited to, furnishings, equipment and signs. 

B. Administrative Permits. Permitted uses and categorical exclusions 
which are not otherwise exempt from the Development Review requirements of 
Chapter 3 by operation of Section 10562 (A) may be permitted in the M-PR Zone 
subject to the issuance of an Administrative Permit pursuant to Section 10353; 
provided. however. such Permit may only be issued so long as the use or uses 
proposed do not involve any intensification or physical alteration of land or as to 
exceed the following thresholds: 
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1. An increase of more than 1 0,000 square feet of buildin~ area .Qf 20,000 
square-feet of land area. 

2. An increase of more than ten percent ( 1 0%) in cargo throu~hput or 
surface traffic. 

3. Creation of any significant environmental effect as defined in Title 14. 
Division 6, Chapter 3 of the California Code of Re~ulations. 

C. Development Permits. Uses other than those governed by Se.Q1iQns 
10562(A) and-10562(B) may be permitted in the M-PR Zone subject to the 
issuance of a Development Permit pursuant to Section 1 0352; provided. however, 
that the applicant shows that the use or uses proposed will not be injurious or 
detrimental to the public health, safety or welfare or to property in the vicinity or 
zone in which the use or uses will be situated; provided, further. the Development 
Permit may be issued if potentially injurious or detrimental effects can be 
mitigated by the imposition of conditions requisite to.issuance of said permit. 

~ Performance Standards. 

A. General. In addition to the Use Regulations and Maintenance 
Standards specified in Chapter 2, Parts A and B of this Article, all property 
designated M-PR shall be subject to the performance set forth in this Section. 

B. Petroleum Products. No new facility or expansion of any existing 
facility involving the receiving or distribution of petroleum bulk fuel products, 
whether they be temporary or permanent. shall be allowed except or unless a 
Development Permit is otherwise granted pursuant to Section 1 0562(C). 

C. Hazardous Materials. The storage and transportation of fissionable 
or radioactive materials. and storage and transportation of explosive materials as 
defined by the Secretary of Commerce of the United States of America effective 
April 9, 1941 and identified as Classes "A", "B" and "C" shall be strictly 
prohibited. 

D. Exterior Storage. No equipment or material of any kind. including, but 
not limited to offshore modules and/or platforms as permitted pursuant to Section 
1 0562 shall exceed the height of any perimeter masonry screen wall unless set 
back from the interior boundacy of said wall a distance equal to twice the height of 
any such equipment, vehicle, cargo or material. 

E. Fabrication and Manufacturing. Except as provided in Section 
10562(A)(8), no fabrication or manufacturing activities of any kind shall be 
allowed except or unless such activities are wholly contained within a fully 
enclosed building and a Development Pennit is granted therefore pursuant to 
Section 1 0562(C). 

F. Vehicular and Pedestrian Access. Except as otherwise provided by 
Development Pennit, all ingress and egress to the Port of Hueneme shall be stricti:>:: 
limited to the central ~ate at the intersection of Hueneme Road and Ponoma Street. 

G. Off-street Parking. Off-street parkin~ shall be provided in compliance 
with Section 10301; in the absence of standards for specific uses, one parking 
space shall be required for each employee, both part aod full time, casual and 
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1 . No building shall be reconstructed, altered, used, 
designed or intended to be used for any purpose other than a pre-existing 
nonconforming use or use peonitted in the M-PR zone. 

2. No building shall be reconstructed, altered, used, 
designed or intended to be used for any purpose until the Development Review 
Committee, in consultation with the Port Hueneme Building Official and Fire 
Department, detenuines and makes findings pursuant to Section 10353(D) that the 
building or structure will be safe for its intended use and occupanC<y using the 
codes in effect at the time of original construction. If it cannot be determined what 
codes were in effect at the time oforiginal construction, the Port Hueneme 
Building Official shall determine which codes are the appropriate ones to be used 
to evaluate the building or structure for the purposes hereof. To assist the 
Development Review Committee in making said determination and findings, the 
applicant shall allow the Building Official and Fire Department to inspect or cause 
to be inspected, the building or structure for compliance with code in accordance 
with the provisions of this Section. 

3. Any project approval or modification and approval 
pursuant to 10353(D) of this Section involving remedial work to ensure that the 
building or structure will not be hazardous to life safety, fire safety, health or 
sanitation based upon its intended use and occupancy, shall be completed or 
satisfactorily assured prior to a certificate of occupancy being issued." 

PURPOSE OF CHANGE: THIS REVISION ACHIEVES M-PR ZONE 
CONSISTENCY WITH THE GENERAL PL:\N LAND USE DESIGNATION 
AND MAINTAINS REGULATORY PROVISIONS TO ENSURE THAT 
MINIMUM HEALTH AND SAFETY IMPROVEMENTS EXIST OR WILL BE 
MADE TO PRE-EXISTING NONCONFORMING BUILDINGS AT THE 
FORMER NAVAL CIVIL ENGINEERING LABORATORY SITUATED 
WITHIN THE M-PR ZONE PRIOR TO THEIR CIVILIAN REUSE. 

45. Article X (Zoning Regulations) of the Municipal Code of the City of Port 
Hueneme is hereby amended by eliminating Chapter 4, Part H. M-CR: Coastal
related Industry Zone and replacing it with a new Chapter 4, Part H. M-1: Light 
Industrial Zone, to read as follows: 

ARTICLE X ZONING REGULATIONS 
CHAPTER 4 ZONING CLASSIFICATiffi>lS 

PART H M CR: COASTAL RELATED INDUSTRY ZONE 

10540 PURPOSE. 

27 



The purpose of this Chapter is to provide and regalate a zoBe fer eoastal 
related iBdastrial ases other tllan those reqairiBg direet 'Nater adjaeeBey. The 
regalatioBs speeified iB this Chapter shall apply to all preperty desigtl&ted 
M CR (Coastal Related lfldastry) ZoBe anless otherwise pflwided ia this l\&tiele. 

l 05 41 PeRMITTED USeS. 
~to baildiBg or land shall be ased aBd Bo baildiBg shall be hereafter ereeted 

or struehlrally altered eKeept for oBe or more of the follow:..ng ases: 
A Harbor Related MaoofaeturiBg/ProeessiBg. The 

mam:~faetariBg, assembliBg, or processing of prodaets iB transit te or from the Port 
ofHaeBeme. 

B. Harber Related Storage/WarehoasiBg. The storage and 
ware:hoasiBg of predaets in traftsit to or fl'em the Port of HaeBeme. 

C. IBdastrial/Offiee. AdmiBistrative offiees dkeetly related to the 
operatioB of permitted iBdastrial ases, exeladiHg offiees aot eHgaged iB operatiBg 
iBdastrial ases loeated oB the property. 

D. Mar..ne SeieBCe/Researeh. Laboratory, researeh, aHa ether faeilities 
related to analysis and e·.,alaatioB of the oeean, mat..ne life, aHd maH's relatioH to it. 

10542 CONDITimlAL USES. 
The follo'liiBg ases may be permitted ia the M CR Zone sabjeet to the 

issaaB:ee of a D671eloprnem Permit pl:H'Saaat to Seetioa 10352; provided, Bo\\'eYer, 
thai- the applieant sho•.vs that the ase or ases proposed 'llill Bot be i:Ajmioas or 
detrirneBtal to the pablie health, safety or ·.velfare or to property iB the v:ieiftity or 
zoae in wbieh the ase or ases will be sitaated; provided, fur..her, that the 
De'lelopmeat Permit may be issaed ifpoteatially iajarioas or detrimeBtal effeets 
ean be mitigated by the imposition of eeftditiens reqaisite to issaanee of said 
Permit: 

A J<' h • n.lS proeessmg; 
B .• '\ate transport preparations; 
C. Storage or ·;.rarehoasiBg of aatomobiles, lwnber, offshore oil, 

eKploratioH eqaipment, beats and other marine vessels iB dry deek, and opeB 
storage of any prodaet, 'Nhere saeh storage eonstitates more than fifty (50) pereeBt 
of the total site area; 

D. Eaergy and pablie works facilities iaeladiag marshaling areas, 
maiBteBanee yards and pablie atilities; and 

B Uses other thaH those listed herein whieh have been approved as part of 
the Port Master Plaa eertified by the Coastal Commission. 

10543 DBVBLOPJ..®lT STMlDARDS. 
IB additioH to the Land Use Prer;isioBs and De,,•elopmem Standards 

speeified in Chapters 2 and 3 of this Artiele, all property designated M CR shall be 
sabjeet to the following development standards; provided, howe:'ler, that these 
standards may be saperseded tmder a PlBHBed De\'elopmeBt ZoHe designation 
parsuant to Seetion 10582 of this Artiele: 
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A. Lot Area. ft A: a q § QQO\ SEJUare feet 1 E A: lot shall have a minimum of fi eea t4Jusaa \ ' v) • 

2: :0 maximum buileiag site CO't'erage shall be fifty (§Q) perceat of the 
aet area of tlie site. 

B Setbacks. 11 b · · m oft" ·e:A:ty 1.· Street Setbacks. Setbacks from streets shae a mlfllmmn 
(2Q) feet from the ultimate right of·way. 

2 Side Setbacks. The siee setbacks for all uses . . 
. . . ftea ( IQ) feet ex:cept that tlie siee setback for mtenor lots :! ::~=~a: :'7~d !he(::::u::.:::.:=::~~:= ;:-abuttmg pareel1s set ac f a zero • 

Sllftle ti';". Resi<lestial MjaeeBey. Ne ,_ shal! be leeated. elesef te an. f 
adjaceflt ~esieeatially zoaed parcel thafl at a distance eEJual to tvnee tlie height o 
the structure. . . 

4 '\rchiteetural Feature Setback Ex:cept1oas. . ) {; t 
• 

1 

R of overh:aags may project six: (6) feet tflto a tweflty (2Q ~o 
b a.l ':three (3) feet into a:ay setback less than tv.reflty (2Q) feet. 

or greater set a:: :eps ana opea ana unenelosee staircases may project iflto the 

setback area. 1 al ...1 L U x:ceee 
e. No buileiag hereafter erected or strueturahytereu sna e 

a height of thirty fiye (35) feet or two (2) stories . 

IQs44 DESIGN STANDARDS. S d a 
Ia addition to the Laad Use Provisioas and De•,relop~eattan ar s 

specified ia Chapters 2 ana 3 oftliis :Article, al~ property destgaatee M CR shall be 
b. ct to the follo"'iflg eesiga staneares; }*O'lleee, 

SU!je w d PI d DeT·elopmeat A:ov;eyer, that these staneares may be supersedes ~;e~ a ~ anne • 
Zoae designatioa pursuant to Seetioa IQ582 ofthts z J1:1Cle. 

11. Perimeter Screeniag. . , .., 11 
; L. Whea a lot abuts a residefltial zoae, a six: (6) foot sohe masollf} ~Al 

and/or s~me .other screeaiag approves by the City shall be erectee oa the zoae 

boundary. · .. a b . the City may be 2. A soli a wall andlor some oilier screemng approve:r. ~ 1:1 
. 1:1 . t of all areas which by reason of the coadtttoa oft e reEJuuee aloag t e penme er . 

property or physical hazards are coasideree by the Plannmg 
Commissioa to be daagerous to the public healtli or safety. 

.... 3. A solie wall shall be erected surrouneiag any area deYotee to opea 

s!<>f8ge.4 Wal!s er fettees ef shoot er eeHUgated ifeft, steel, alumHiam, ash":""' 
er .. .....;, .!,.;, link fetteiag ..., speeilieal!y l'fflhibite<l exeept as seeur!ly .• ;"' 
link fenciag may be permittee wfiea combiaee '+vith redwooe batteas or a stml ar 

aesthetie treatmeflt. 'f d a essar;· b)' the 
5. Perimeter sereeaing shall net be re~uiree Ieeme ur...n~e 

Development Re'liew Committee, basee tipoatts appro·lal of submtttee 
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ae•t'e}opmeat ana lanaseapiag platl:S \\rftic~ estaJ:>lish to. its satisfactiOH that 
attm.eth•e Eievelopmeat will oeet:lf ia keeptag ~'ita the tateaaea 
resiaeatiallreereatioaal aatt:lfe of the eommuaity. 

B. Required Laadseapiag. 

1. Geaeml. . . 
a. All impro .. •ea euilaiag sites shall have a mlHimu~ ltmEiseape 

ffi·ze (5) pereeat Lanaseapiag shall eoasist of an effeetl't'e eovemge 0 ; • ee . 
eomeiaatioa ofsculpturiag, street trees, groUBEi cover, ~Ei ~~ ery. e I 

e. Dry laaaseape materials may ee ased mstde m rear set ae' areas 
} ' A llaapa• ·ed HOB '+'fOrk: areas (exeladiag 'faeant lots) shall ee landscaped. 

oa Y· 2... ;, 2~ aatomatie aadergroana sprinkler system for landscaped areas 

shall ee proYided. · · · d } a aped 
d. No usage or storage is permittee wtthta the reqatreaa se 

areas-: 2 Boaadary Areas. Perimeter laadscapiag shall ee required for all 
I fr . . uelie right of .. ,ay The lanascapiag shall ee placed aloag the ots oatmg a p ~~ · . . 

. 1 th ofthe.se property liaes and shall ee ofsafficteat ·mdtll to . 
~~:~~:~ate the lftUBber of !fees required. Oae (1) tree per fifteen (15) lmear feet 
~elie right of nray nrftieh may be clustered or grouped, shall of lot ~.roatage Oft a pa n ' ~1 • a 11~ e 

be planted ia the eooodary area ia additioa to requtred grol:Uld eo•t'er an s .u.il 

material. 

landseapiag ey a wall Of earn at least fear (4) iaches high, J:mt flO more than t\.~ 

ana oae half (2 1/2) feet high. · · · h ffi t fr m 
e. Parkiag areas shall ee sereeaed so as to ~Immtze ~e e ~e ~o 

all adjaeeat access streets and other properties. Plant matertals used for se~emag 
shall eoasist ofbenned, liaear, or grouped masses ofsh..-ubs and/or trees o a 
safficieat size and height to meet this requiremeat. . 

c. Oae (1) tree per eaeh five (5) parkia;. stalls, 'nrft~eh ~:rae 
clustered or grouped, shall ee iastalled Withi~ the par IHg area.OUfl 
plantiag will HOt ee eoootea tovt'ard this reqt:uremeat. T~es shall ee placed so as 

i·r.e relief to the moaotoay of the rows of parked Ttehteles. . . . 
to g ~ 4. Uade•teloped Arreas. UaEitweloped areas will ee mamteuaea m a 
Vt'Ced free COHaitiOH. 

s. Landseapiag Maintenance. . . 1..· • 

a. Prior to the iastallatioa of the lands~~~ag ·m~Hn the puel.Ie 
right of"~', the developer shall provide for the coatlaumg matateaance e; an 

agreemeat ·.vith the City. . ... a ul ~ · 
e. La\VH and groood cover are to ee trimmed Of mo~~ re~ar:r. 

All plaatiag areas are to ee kept free ofvt'Ceas or deeris. . 11't' 
n e A U plaatiag areas are to be kept ia a healthy gro•ma~ eon I lOA. 

• n f l teaanee Fertili~tioa, caltivation, and tree pRHliBg shall ee a ~art o~n:gu ~ mamh ll ee. 
Ei. On a eoatiooiag easis, all dead andror misstag P ants s a 

replaced. 
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e. Irrigatioa systems shall be kept ia good workiag eoaditioa . 
Adjustmeat, replaeemeat, repairs, and cleaning shall be a part of regular 
maiateaanee. 

f. Stakes, guides, aad ties oa trees shall be checked regularly for 
correet functioniag. Ties are to be adjusted to w;oid creatiag abrasions or girdliag 
oa trunks or branches. 

C. Access. ·vehicular access to lots froatiag on a primary or secoadary 
thoroughfare shall be such that there shall be a pa¥ed turniag area oa the lot or a 
device to permit motor 'lehicles to head iato the street. Such turning deYice or area 
shall be ia accordance ·.vith the standards prescribed by the Director of Public 
Works. 

D. Storage aad Refuse Collectioa Areas. 
1. All outdoor storage areas and refuse collection areas shall be 

screened so that the materials stored within these areas shall aot be Yisible to 
access streets, freev.rays, and adjaceat properties. 

2. Outdoor storage shall iaclude all company owaed and operated 
motor vehicles, eKcept for passenger vehicles. 

3. Storage or refuse colleetioa areas shall aot be permitted v;ithia 
setback areas. 

E. Loadiag Areas. Street side loading, oa other than special landscaped 
streets, ·.vill be allov.<ed providiag the loadiag is set back a miaimum of se¥enty 
(70) teet from the street right of \'tray liae. Said loadiag areas shall be screeaed 
from view of adjaceat streets. 

F. Telephoae and Electrical Service Facilities. All "oa site" telephone 
and electrical lines twelve (12) KV or less •.vill be placed uaderground. 
Traasformer or terminal ettuipmeat will be screeaed from Yiew of adjaceat streets 
and properties. 

G. Qth§:. So as to provide local access for the users and pre'leat 

eoagestioa and other hazards related to the ase of the land permitted ia this zoae, 
the follovr'iag improvemeats are deemed aecessary, aad these mast be guaranteed 
by a bead or amouat of moaey satisfactory to the City filed before any buildiag or 
ase permit may be issued. The Couooil may v.rai•;e these reijuiremeat:s ·.vhere their 
applicatioa is impractical. 

1. Streets shall ha\'e beea improved to the standards approved by 
the88 Couacil. 

2. Sidewalks shall ha't'e beea iastalled. 
3. Alleys shall ha';e beea pa¥ed. 

10545 PRE EXISTING NONCONFORMING USES. Uses ·.vithia theM CR 
(Coastal Related Iadustry) Zoae eKisting as of the effective date of this Chapter 
vrhich are aonconforming to the Permitted Uses listed in Section 10541, may be 
continued or changed to a comparable noneoaforming ase provided that there is ao 
increase or ealargement ofthe area, space, or volume occupied or devoted to such 
aoaconformiag ases aor aay iacrease in the inteasity of such uses and provided, 
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fitrtaer, taat saea ases v~ere, ea tae effeetive date eftais Caapter, ia eeafermanoe 
with the ooderlyiag zeae elassifieatiea ia effeet immediately prier tfterete. 

"Part H. M-1 : Li"ht Industrial Zone. 

10540 Pw:pose. 
The pw:pose of this Chapter is to provide and regulate a zone for coastal-related 
industrial uses other than those requiring direct water adjacency together with 
selected commerciaVindustrial uses. The regulations specified in this Chapter 
shall apply to all property designated M-1 (Light Industrial) Zone unless otherwise 
provided in this Article. 

10541 Permitted Uses. 

No building or land shall be used and no building shall be hereafter erected 
or structurally altered except for one or more of the following uses: 

A. Harbor-Related Manufacturing/Processing. The manufacturing, 
assembling. or processing of products in transit to or from the Port of Hueneme. 

B. Harbor-Related Storage/Warehousing. The stomae and warehousing of 
products in transit to or from the Port of Hueneme. 

C. Industrial/Office. Administrative offices directly related to the 
operation of peonitted industrial uses, excluding offices not engaged in operating 
industrial uses located on the property. 

]2. Marine Science/Research. Laboratory and other facilities related to 
analysis and evaluation of the ocean, marine life, and man's relation to it. 

E. Miscellaneous. In addition, the following specified uses are allowed: 
1. Appliance manufacturing; 
2. Audio/visual products manufacturing; 
J.. Beverage or brewery production; 
!1. Bicycle manufacture; 
.5.. Distribution plant; 
2. Electronics manufacturing; 
1. Food processing; 
.8.. Foundry manufacture; 
2. Home improvement center; 

lQ. Laboratories, research; 
11. Lodge or fraternal hall; 
12. Marine sup.ply store: 
U. Motion picture studio; 
H. Newspaper printing & distribution; 
15.. Optical products manufacture; 
16. Orthopedic manufacture; 
11. Parcel delivery tenninal; 
1.8.. Plastics manufacture; 
12. Radio/television broadcasting studio: 
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2.Q. Recording studio; 
21. Refrigeration Plants; 
22. Rubber products manufacture (except tires): 
2.3.. Scientific instruments manufacturing; 
21. Testing laboratories; 
22. Tools manufacturing; 
2,6. Transfer, moving and storajje: 
27. Uses of structures which are incidental or accessory to any of the uses 

pennitted in the zone. 

10542 Conditional Uses. 
The following uses may be permitted in the M-1 Zone subject to the 

issuance of a Development Permit pursuant to Section 1 03 52; provided, however, 
that the applicant shows that the use or uses proposed will not be injurious or 
detrimental to the public health, safety or welfare or to property in the vicinity or 
zone in which the use or uses will be situated: provided. further, that the 
Development Permit may be issued if potentially injurious or detrimental effects 
can be mitigated by the imposition of conditions requisite to issuance of said 
Pennit: 

A. Fish processing; 
B. Auto transport preparations; 
C. Storage or warehousing of automobiles, lumber. offshore oil, 

exploration equipment. boats and other marine vessels in dry dock, and open 
storage of any product, where such storage constitutes more than fifty (50) percent 
of the total site area: 

D. Enerfjy. Government-and public works facilities including marshaling 
~ maintenance yards and public utilities; 

E. Uses other than those listed herein which have been approved as part of 
the Port Hueneme Master Plan certified by the Coastal Commission. as amended; 

F. Laboratory, research and manufacturing uses not otherwise specified 
above: and 

G. Emergency housing shelters. 
10543 Development Standards. 

In addition to the Land Use Provisions and Development Standards 
specified in Chapters 2 and 3 ofthis Article, all property designated M-1 shall be 
sukject to the following development standards: provided, however, that these 
standards may be superseded under a Planned Development Zone designation 
pllr!iuant to Section 10582 of this Article: 

A. LotArea. 
1. Each lot shall have a minimum offifteen-thousand (15,000) square feet. 
2. The maximum building site coverafje shall. be seventy five (75) percent 

of the net area of the site (FAR 0.75:1). 
B. Setbacks . 
1. Street Setbacks. Setbacks from streets shall be a minimum of twenty 

(20) feet from the ultimate-right-of-way. 
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. · urn often shall be a mtmm: k The st e . y be zero . d setbacks for all uses (0) feet provided 
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0 
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b. Dry landscape materials may be used inside in rear setback areas only . 
All unpaved. non-work areas (excludin~ vacant lots) shall be landscaped. 

c. An automatic underground sprinkler system for landscaped areas shall 
be provided. 

d. No usage or storage is permitted within the required landscaped areas. 
2. Boundary Areas. Perimeter landscaping sball be required for all lots 

fronting a public right-of-way. The landscaping shall be placed along the entire 
length of these property lines and shall be of sufficient width to accommodate the 
number oftrees required. One (1) tree per fifteen (15) linear feet of lot frontage on 
a public right-of-way. which may be clustered or grouped, shall be planted in the 
boundary area in addition to required ground cover and shrub material. 

3. Driveway and Parking Areas. 
a. Driveway and parking areas shall be separated from adjacent 

landscaping by a wall or curb at least four ( 4) inches high but no more than two 
and one-half(2-l/2) feet high. 

b. Parking areas shall be screened so as to minimize the effect from all 
adjacent access streets and other properties. Plant materials used for screening 
shall consist ofbermed. linear. or grouped masses of shrubs and/or trees of a 
sufficient size and height to meet this requirement. 

c. One ill tree per each five (5) parking stalls, which may be clustered or 
grouped, shall be installed within the parking area. Boundary planting will not be 
counted toward this requirement. Trees shall be placed so as to give relief to the 
monotony of the rows of parked vehicles. . 

1. Undeveloped Areas.. Undeveloped areas will be maintained in a weed
free condition . 

.5.. Landscaping Maintenance. 
a. Lawn and ground cover are to be trimmed or mowed regularly. All 

planting areas are to be kept free of weeds or debris. 
b. All planting areas are to be k<:,pt in a healthy growing condition. 

Fertilization, cultivation, and tree pruning shall be a part of regular maintenance . 
.Q. On a continuing basis, all dead and/or missing plants sball be replaced. 
d. Irrigation systems shall be kept in good working condition. Adjustment, 

r<:,placement. repairs, and cleaning shall be a part of regular maintenance. 
e. Stakes, guides. and ties on trees shall be checked regularly for corre.Qt 

functioning. Ties are to be adjusted to avoid creating abrasions or girdling on 
trunks or branches. 

C. Access. Vehicular access to lots froming on a primary or secondary 
thoroughfare shall be such that there shall be a paved turning area on the lot or a 
device to permit motor vehicles to head imo the street. Such turning device or area 
shall be in accordance with the standards described by the Development Review 
Committee. 

D. Storaiw and Refuse Collection Areas. 
1 . All outdoor stora2e areas and refuse collection areas shall be screened 

so that the materials stored within these areas shall not be visible to access streets, 
freeways, and adjacent properties. 
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2. Outdoor storage shall include all company owned and operated motor 
vehicles, except for passenger vehicles. 

3. Storage or refuse collection areas sball not be peonitted within setback 

E. Loading Areas. Street side loading, on other than special landscaped 
streets, will be allowed providing the loading is set back a minimum of seventy 
(70) feet from the street right--of-way line. Said loading areas shall be screened 
from view of adjacent streets. 

F. Tele.phone and Electrical Service Facilities. All "on-site" telephone and 
electrical lines twelve (12) KV or less will be placed underground. Transformer or 
teuninal equipment will be screened from view of adjacent streets and properties. 

G. Other. So as to provide local access for the users and prevent 
congestion and other hazards related to the use of land permitted in the M-1 Zone, 
the following improvements are deemed necessary. and these must be guaranteed 
by a bond or amount of money satisfactory to the City filed before any building or 
~ permit may be issued. The Development Review Committee/City Council 
may waive these requirements where their application is impractical. 

1. Streets shall have been improved to the standards approved by the 
Development Review Committee/City Council. 

2. Sidewalks shall have been installed. 
3. Alleys shall have been paved. 
H. Exterior Lighting. All outdoor lighting shall be shielded and directed 

away from surrounding residential properties. Such lighting shall not blink. flash, 
oscillate or be of unusually high intensity ofbri&}rtness. 

10545 Pre-Existing Nonconforming Uses. 

Uses within the M-1 (Light Industrial) Zone existing as of the effective 
date of this Chapter which are nonconforming to the Permitted Uses listed in 
Section 10541. may be continued or changed to a comparable nonconforming use 
provided that there is no increase or enlargement of the area, space, or volume 
occupied or devoted to such nonconforming uses nor any increase in the intensity 
of such uses and provideda furtber, that such uses were, on the effective date ofthis 
Chapter. in conformance with the underlying zone classification in effect 
immediately prior thereto." 

PURPOSE OF CHANGE: THIS REVISION ACIDEVES M-1 ZONE 
CONSISTENCY WITH THE GENERAL PLAN LAND USE DESIGNATION 
AND HOUSING ELEMENT POLICY TO ALLOW EMERGENCY SHELTERS 
IN INDUSTRIAL ZONES BY CUP. 

SECTION II: The purpose of the amendments set forth in this Section II is to 
promote the improvement and expansion· ol affordable housing in compliance with 
State law and to implement Housing Element policies set forth in the updated 
General Plan. 
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Authority for these provisions are contained in Sections 65852.2, 65915 and 65590 
of the California Government Code. In the event of any inconsistency between the 
provisions of this Section II and the California Government Code, the Government 
Code shall prevail. 

Article X (Zoning Regulations) of the Municipal Code of the City of Port 
Hueneme is hereby amended to add a new Chapter 6 - Affordable Housing, to read 
as follows: 

"Chapter 6 

AFFORDABLE HOUSING 
.S..ections: 

lQ1Q.Q Purpose. 
1.Q1Ql Definitions. 
lQ1Q2 Second Dwelling Units. 
l.QM Density Bonus . 
.l.QZ!M Inclusionary Housing. 

1 0700 Purpose . 

The purpose of this Chapter is to promote the maintenance. improvement and 
expansion of housing affordable to persons of low and moderate income in 
furtherance of State law and Housing Element policies of the Port Hueneme 
General Plan. 

10701 Definitions. 

For the purpose of this Chapter, the following terms shall be defined as 
follows: 

A "Density Bonus" means an increase of up to twenty-five percent (25%) 
in the number of residential units permitted oyer the otherwise maximum 
allowable density established for the R-1, R-2, R-3 and R-4 zone districts. 

B. "Developer" means the project applicant for a Development or Coastal 
Development. as such terms are defined elsewhere in this Section. 

C. "Development" and "Coastal Development" shall have the meaning 
assigned to these terms in Section 10356(B) (5), in Article X of this Code. 

D. "Feasible" shall have the meaning assigned to this term in Section 
65590(g)(3) ofthe California Government Code; that is. capable of being 
accomplished in a successful manner within a reasonable period of time taking into 
account economic, environmental and technical factors. 

E. "Primary Housing Unit" means the main residential structure containing 
one (1) dwelling unit located on a single-family lot. 
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F. "Qualifying Household," for the purpose of Section 10703, means 
persons and families whose total income qualifies as being vezy low income or 
lower income, and senior citizens, as defined in Section 51.2 of the California 
Civil Code. "Qualifying Household," for the purpose of Section 10704. means 
persons and families whose total income qualifies as being low or moderate 
income as defined in Section 50093 of the California Health and Safety Code. 

G. "Seconclary Housing Unif' means a second attached dwelling unit 
which provides complete, independent living facilities for llP to two (2) persons on 
a lot zoned R-1 Single Family. and shall include permanent provisions for living 
encompassim: sleswing quarters, a bathroom. and a kitchen constructed within or 
added onto an existing primary residence. A second unit is subordinate to and 
smaller than the primacy residence. 

H. "Very Low Income.'' "lower income," and "low or moderate income" 
shall have the meanings assigned to these terms in Sections 50105, 50079.5 and 
50093. respectively, of the California Health and Safety Code. as these sections 
now exist or m~ hereafter be amended or restated. 

10702 Second Dwelling Units. 

A. Applicability. Secondary-Housing Units shall be permitted on all 
property with an underlying zone classification ofR-1 Single Family subject to 
issuance of an Administrative Pennit pursuant to Section 10353(A). 

B. Standards. Only one Secondary Housing Unit shall be allowed on a 
single legal lot of record, provided, further. that an Administrative Permit for such 
shall only be granted ifall-ofthe following conditions are met: 

1. The lot on which the primary housing unit and proposed Secondary 
Housing Unit are located must be located in an R-1 zone on a lot containing six 
thousand (6,000) square feet. Only one Secondary Housing Unit shall be 
peonitted on any one lot. 

2. A legal, conforming primary housing unit shall exist on the lot where 
the Secondary Housing Unit is proposed. Establishment of a Secondary Housing 
Unit shall not add to, increase, or create a nonconfooning use or structure. Any 
building code violations existing in the Primary dwelling unit shall be corrected 
prior to the occupancy of the Secondary Housing Unit. 

3. The Secondazy Housing Unit shall be attached to the primary housing 
unit by sharing a common wall, floor or ceiling or be created within the primary 
dwelling unit. The Secondary Housing Unit cannot be attached to the Primary 
housing unit by a breeze-way porch. No detached Secondary Housing Units shall 
be permitted. 

4. The Secondary Housing Unit shall contain no more than six hundred 
forty (640) SQJ.lare feet of gross floor area. excluding carports or garages and must 
be constructed upon a permanent foundation. 

5. The Secondary Housing Unit shall conform to the height. setback, lot 
coverage, and other development standards applicable to construction of primary 
dwelling units in the R-1 zone. 
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6. The architectural treatment and exterior composition of the Secondary 
Housing Unit must be of the same materials, colors, and architectural styling of the 
primary housing unit to which it is attached. or the entire structure remodeled in a 
single style. In addition, the Secondary Housing Unit shall conform to the R-1 
requirements of Section 10403(1) of this Chapter. 

7. If the Secondary Housing Unit bas a separate entrance from the primary 
housim~ unit. the entrance of the Secondary Housing Unit cannot face the front 
property line or must otherwise be oriented so as to be clearly subordinate to the 
primary entrance of the primary housing unit. 

8. One (1) covered or uncovered off-street parking space, in addition to 
any required for the primary housing unit, shall be provided. The parking space 
shall meet the access, paying, and other applicable requirements contained in 
Section 10301 of Chapter 3. Where off-street parking for the primary housing unit 
does not meet the requirements of Chapter 3, the provisions of Section 10301(0) 
(3) (a) (3) shall not apply and all required off-street parking for the primary 
housing unit shall be provided. 

9. Either the primary housing unit or the Secondazy Housing Unit shall be 
occupied by the property owner. This ownership may be certified annually by the 
City. 

10. No more than two (2) persons shall occupy the Secondary Housing 
Unit. The City may require a deed restriction or affidavit to ensure that this 
requirement is met as a condition of the Administrative Permit. 

11. The Secondary Housing Unit shall not be sold separately from the 
primary housing unit. 

12. The Secondary Housing Unit shall confonn to all other building, 
housing and zoning requirements stipulated in the Municipal Code. 

13. The Secondary Housing Unit must have adequate public utility 
facilities to serve it, including, but not limited to, sewer, water and streets, as 
certified by the Public Works Director. 

14. The property owner shall file with the County Recorder upon approval 
by the City Attorney as to form and content, a deed restriction covenant containing 
a reference to the deed under which the property was acquired by the present 
owner and stating that: 

a. The Secondazy Housing Unit shall not be sold from the primary 
dwelling unit. 

b. The Secondary Housing Unit is restricted to the approved site. 
c. The Administrative Permit for the Secondary Housing Unit shall be in 

effect so long as either the primacy housing unit or the Secondary Housing Unit is 
occupied by the owner of the lot on which the Secondary Housing Unit is located, 
except for bonafide temporary absences. The Use Permit shall remain valid if 
disability or infirmity require the institutionalization of the owuer. 

d. The Administrative Permit, and any conditions imposed by said pennit. 
shall lapse upon removal of the Secondary Housing Unit 

e. There shall be no more than two (2) inhabitants in any Secondary 
Housing Unit. 
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f. The above declarations are binding upon any successors in ownership of 
the property. 

15. It shall be unlawful or any person to occupy any property which fails 
to comply with the Provisions of this Section. In addition to all other remedies 
such noncompliance may result in the revocation of the Administrative Permit. 

10703 Density Bonus. 

A. Applicability. The Density Bonus provisions of this Section 10703 
shall apply to all development involving the construction or conversion of five (5) 
or more residential dwellings. All such Projects shall be subject to Development 
Review requirements of Chapter 3. 

B. Standards. A Density Bonus sball only apply to property with a 
Planned Development overlay and then. only for those projects described in 
Section 10703(A) for which a Density Bonus is requested by the Developer. A 
Density Bonus may only be granted in conjunction with a Development or 
Administrative Permit and shall only be 2@nted if all of the following conditions 
are met: 

1. At least twenty Percent (20%) of the housing units in the development 
shall be provided for lower income households, or ten percent (10%) of the total 
housing units for very low income households, or fifty percent (50%) of the total 
housing units for senior citizens, as defined in Section 51.2 of the California Civil 

~. 
2. The housing costs of units made available to Qualifying Households 

must not exceed the limits of affordability established pursuant to Section 50052.5 
of the California Health and Safety Code. Determinations of affordability for 
housing made available for sale or rent to Qualifying Households sball be 
governed by the re~lations set forth in Title 25, Section 6910 et. seq .. of the 
California Code of Regulations. 

3. Housing units made available to Qualifying Households must remain 
available to such households, at affordable rates. for a minimum of thirty (30) 
years, or such longer period of time specified in loan agreements or subsidy 
programs associated with the development project. Deed restrictions. in fonn and 
content acceptable to the City to ensure unit affordability. must be recorded on the 
property prior to project commencement to assure compliance with the 
affordability requirements of this Section. 

4. The Developer sball verify income data for each qualifying household 
for the purpose of establishing eligibility and affordable housing costs. The 
criteria and methods used in verifying income shall conform to the standards 
prescribed for the Section 8 Existing Housing Payments Pro~Uam and administered 
by the Port Hueneme Housing Authority. In determining eligibility, the income 
scbedule (then in effect) adopted pursuant to Title 25, Section 6932 of the 
California Code of Re&ulations. shall be used at the time each unit is initially 
occupied by a Qualifying Housebold. 
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5. Housing units which are made available to Qualifying Households shall 
be constructed so as to resemble and be compatible with all other units in the same 
development and shall be dispersed throughout the project. 

C. Incentives. All Developers qualifying for a Density Bonus under this 
Section 10703 shall be entitled to at least one of the following incentives, 
provided, further. that the exact type and number ofincentives so granted shall be 
determined at the City's sole discretion in conjunction with issuance of a 
Development or Administrative Permit: 

1. Relaxation or other modification of zoning standards regulating such 
items as setbacks height limitations. distances between buildings, required parking, 
parking development standards, projections into yards, and the like. No separate 
variance application will be required for any modification of standards. However, 
the approved plans and application shall identify the zoning standards 
modifications which have been incorporated into the project. 

2. Modification of architectural regulations ordinarily applied to a 
residential development project. 

3. Shared Participation in public improvements, environmental 
documentation and impact mitigation, and similar costs associated with project 
development. 

4. Regulatory concessions resulting in identifiable cost reductions 
including. but not limited to, fee waivers. expedited permit processing. and 
reduction of off-site improvements . 

5. Additional density bonus which is greater than twenty-five percent 
(25%) over the otherwise maximum allowable residential density. 

6. The assignment of Section 8 housing assistance payments, as available, 
to the applicants for the targeted housing units. 

7. Other regulatory incentives or concessions proposed by the Developer 
or the City which result in identifiable project cost reductions. 

D. Project Review Procedures. All project applications for which a 
Density Bonus is being requested shall be subject to the issuance of a 
Development or Administrative pursuant to Chapter 3 of this Article: provided, 
further, that the following additional project review procedures shall be imposed. 

1. A pre-application shall be made by the project applicant pursuant to 
Section 10352(B) of this Article. The purpose ofthe meeting will be to review any 
preliminary development plans prepared by-the Developer and to discuss the 
additional project incentives sought by the Developer. 

2. In the event the Developer requests a waiver or modification of zoning 
standards pursuant to Section 10703(i) ofthis Chapter, the Developer shall be 
required to show that the waiver or modification is necessary to make the housing 
units economically feasible. 

3. No special application for Density Bonus shall be required. However, 
in the project record. the Planning Agency shall note that a Density Bonus has 
been granted, and the approved plans and application shall identify concessions 
granted and any special conditions imposed on the project to ensure unit 
affordability. 
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1 0704 Inclusionary Housin~:. 

A. Applicability. The Inclusionary Housing provisions of this Section 
1 0704 shall apply to all Coastal Development involving the construction or 
conversion often (10) or more residential dwellings. All such projects shall be 
subject to the Development Review requirements of Chapter 3. 

B. Standards. At a minimum twenty-five (25%) of all newly constructed 
or converted housing to which this Section 1 0704 applies shall be made 
exclusively available to persons and families whose total income, all members 
inclusive, qualifies as being low or moderate income. The provision of such 
housing to qualifying Households shall bs< governed by the requirements of 
Section 10703 (B)(2) through 1 0703 (B) (5) . 

C. In-Lieu Fees. In-lieu of the requirements of Section 10704 (A). :the 
Developer may pay a fee to defray the costs associated with housing assistance 
programs administered by the City, the various provision of which, in aggregate, 
will result in the purchase, maintenance, rehabilitation or construction of 
equivalent number of housing units for Qualifying Households which would 
otherwise be required. The amount of such fee shall be established-by Resolution 
of the City Council. 

D. Project Feasibility. All or part of the requirements of this Section 
10704 may be waived, at the City's sole discretion, in the event that the application 
of such requirements render a project infeasible. The burden of proving feasibility 
shall rest with the Developer and the determination shall be rendered by the City in 
conjunction with issuance of a Development or Administrative Pennit for the 
project. as the case may be." 

SECTION III: In all other respects, Article X (Zoning Regulations) of the 
Municipal Code of the City of Port Hueneme shall remain in full force and effect 
as adopted and amended. 

SECTION IV: This Ordinance shall be effective when both of the following have 
transpired: 

1 . Approval by the California Coastal Commission. 
2. Thirty (30) days after its adoption. 

PASSED and ADOPTED this __ day of -------1998. 

MAYOR 
ATTEST: 

CITY CLERK 
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A. 

RESOLUTION NO. 3067 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF PORT HUENEME 
APPROVING A REVISED LOCAL COASTAL PROGRAM AMENDMENT 

ANDAUTHORIZINGTRANSMITTALOFSAMETOTHEcmf' .. wRn\\nR~ 

Recitals 

COMMISSION OF THE STATE OF CALIFORNIA f:!~I_SU \!_} l5 U n __ _1 ~ 

ARTICLE I-- RECITAL MAR 0 6 1998 

\...1"\LirVKI'i!J.> 

COASTAL COMMISSIOh 
SOUTH CENTRAl COAST DISTRIC1 

1. WHEREAS, pursuant to California Public Resources Code Section 30000 et. 
seq. the Local Coastal Program of the City of Port Hueneme, as amended, was approved 
and originally certified by the California Coastal Commission at its regular meeting of 
July 25, 1984; and 

2. WHEREAS, on August 6, 1997, the City Council of the City of Port Hueneme 
adopted Resolution No. 3036, certifying a Final Environmental Impact Report (FEIR), 
and Resolution No. 3037, approving a comprehensive update of the City's General Plan 
and Amendment to its Local Coastal Program ("LCP'') and Zoning Ordinance text 
together with Boundary Changes which would reclassify and redesignate portions of the 
City's Zoning Map and General Plan Land Use Map to maintain consistency with the 
General Plan Update ("Project''); and 

3. WHEREAS, on August 11, 1997, City staff submitted said LCP Amendment 
and Zoning Ordinance text together with Boundary Changes to the Coastal Commission 
for review and Coastal Act certification; and 

4. WHEREAS, based upon draft suggested modifications offered by Coastal 
staff, the City Council withdrew its LCP Amendment, and directed City staff to prepare a 
revised LCP Amendment, Zoning Ordinance, and Zoning Map for public hearing 
consideration ("Revised Project") consistent with most of said suggested modifications; 
and 

5. WHEREAS, adoption of the Project represents a discretionary action subject 
to the environmental review requirements of the California Environmental Quality Act 
(CEQA) (Pubic Resources Code Section 21000 et seq.); and 

6. WHEREAS, the City of Port Hueneme has caused to be prepared a Final 
Environmental Impact Report in accordance with the California Environmental Quality 
Act (CEQA) to analyze the potential significant environmental effects of the Project and 
Revised Project which Report is hereby incorporated by reference herein. ..-:.------......, 



7. WHEREAS, through its consultant, Cotton!Beland Associates, Inc., the City 
has prepared a Mitigation Monitoring and Reporting Program as required by CEQA to • 
insure implementation of mitigation measures identified in the Final Environmental 
Impact Report; and 

8. WHEREAS, it is the City Council's independent judgment, as Lead Agency, 
that the Final Environmental Impact Report meets the requirements of CEQA and has 
reviewed, considered the content, and recertified the Final Environmental Impact Report 
pursuant to CEQA Guidelines Section 15153; and 

9. WHEREAS, the City Council has conducted a public hearing as required by 
law to consider the Revised Project and has considered the Final Environmental Impact 
Report and Mitigation Monitoring and Reporting Program prior to taking any action 
related thereto. 

ARTICLE II -- DECLARATIONS 

A. Record 

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of 
Port Hueneme does hereby make the following findings of fact: 

1. Prior to rendering a decision on any aspect of the Revised Project, the City 
Council duly considered the following: 

a. All public testimony, both written and oral, received in conjunction 
with that certain public hearing conducted on March 4, 1998. 

b. All oral , written and visual materials presented by City staff 
in conjunction with that certain public hearing conducted on March 4, 1998. 

c. The following informational documents which, by this reference, are 
incorporated herein: 

i. That certain written report submitted by the Department of 
Community Development of the City of Port Hueneme dated February 26, 1998, 
(hereinafter referred to as "Staff Report''). 

ii. The Final Environmental Impact Report, dated July 1997, 
prepared by Cotton!Beland Associates, Inc. 

iii. The Mitigation Monitoring and Reporting Program prepared 
by Cotton!Beland Associates, Inc., attached to City Council Resolution No. 3036 as 
Exhibit "B". 
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iv. The Revised Project consisting of the revised LCP amendment 
with component Zoning Ordinance and Map changes accompanying the Staff Report. 

B. Public Review 

1. On the basis of evidence hereinafter listed, all administrative procedures and 
public participation requirements pertaining to LCP and Zoning Ordinance Amendments 
and issuance of Land Use and Zoning Boundary Changes prescribed in Title 7, Division 
I, of the Government Code of the State of California, Division 20 of the Public Resources 
Code, and Article X of the Port Hueneme Municipal Code, have been lawfully satisfied. 

a. Written notice of the availability of pubic review draft documents 
pertaining to the proposed Project was mailed to all governmental agencies and persons 
know to be interested in General Plan and Local Coastal Program matters. In addition, 
copies of the review draft documents were made available for copying and public perusal 
at the Port Hueneme Civic Center, the Ray D. Prueter Library, and the South Central 
Coast Area Office of the California Coastal Commission. Both notice and documents 
were mailed on April25, 1997, a minimum of six (6) weeks prior to the City Council's 
final action on the proposed Project. 

b. Written notice of public hearing to consider the Project before the City 
Council of the City of Port Hueneme conducted on August 6, 1997, was mailed to all 
governmental agencies and persons who were know to be interested in the General Plan 
and Local Coastal program matters and persons who have filed written request for such 
notice, which notice was mailed on or before July 25, 1997, not later than ten (1 0) 
calendar days prior to the date of said hearing. 

c. Written notice of public hearing before the City Council conducted on 
August 6, 1997, was published as a display advertisement of at least 118 page of a 
newspaper of general circulation on Friday, July 25, 1997, pursuant to Section 65091 of 
the California Government Code wherein the number of owners to whom notice would 
otherwise be mailed was greater than 1 ,000. 

d. Written notice of public hearing before the City Council conducted on 
March 4, 1998, relative to considering the Revised Project was mailed to all interested 
persons and agencies on February 20, 1998, and notice of same was published as a legal 
advertisement in a local newspaper of general circulation on February 21, 1998, over ten 
days in advance of said hearing. · 

2. As prescribed-in Article II and Article III, of this Resolution, the proposed 
Project is consistent with and furthers the objectives and policies of the City's General 
Plan, Zoning Ordinance, and Local Coastal Program . 
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C. Environmental Impact Findinas 

1. On the basis of evidence presented in Article II, Paragraph C of City Council 
Resolution No. 3036, and with the incorporation of all mitigation prescribed in the 
Statement of Facts of said Paragraph C, changes or alterations will be required in, or 
incorporated into, the proposed Revised Project which mitigate or avoid the significant 
environmental effects thereof as identified in the Final Environmental Impact Report. 

2. On the basis of evidence presented in Article II, Paragraph D .of City Council 
Resolution No. 3036, some of the changes or alterations are within the responsibility of 
other public agencies and are not the responsibility of the City of Port Hueneme. Such 
changes either have been adopted by such agencies or can and should be adopted by such 
agencies. 

3. On the basis of evidence presented in Article II, Paragraph E of Ci~-council 
Resolution No. 3036, specific economic, social or other considerations make infeasible 
mitigation measures or project alternatives identified in the Final Environmental Impact 
Report. 

4. On the basis of evidence presented in Article II, Paragraph E of City Council 
Resolution No. 3036, the benefits of approving the land use and implementing 
regulations of the proposed Revised Project outweigh the unavoidable adverse effects . 

D. LCP Amendment Findinas 

The Revised Project represents the first comprehensive update of the City's General Plan 
since 1977, and the first comprehensive update of the City's Local Coastal Program 
(LCP) since it was approved and originally certified by the California Coastal 
Commission on July 25; 1984. Because both of these updates have been created 
simultaneously, they have been designed to be consistent. The Update also includes 
amendments to the City's land use policy map, zoning text, and zoning map to ensure 
consistency with the policies of the new General Plan .and LCP. 

In summary, both the updated General Plan and LCP are more a refinement of existing 
policy than they are a statement of new direction. Although the update deals 
comprehensively with development in the City, it proposes incremental changes from the 
previous General Plan, rather than major changes in direction or patterns of development. 
Land use policy is largely confined to 23 key development sites that were identified as 
"candidates" on the basis of physical blight, obsolescence, dysfunction and availability. 
The time horizon of the new plan is the year 2015. Within this time frame, the City's 
inventory of residential dwellings is expected to increase by 317 units representing build
out of the community. 

The Objective of the updated LCP is to make the previous LCP adopted in 1984 
consistent with the California Coastal Act, current with regard to~nfonnation and 
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language, and comprehensive enough to achieve identified attainable goals and 
objectives, "to protect, maintain, and where feasible, enhance and restore" the coastal 
zone. 

Following are evaluations of significant Revised Project relationships to and effect on 
other sections of the previously certified LCP: 

1. For ease of reference, the updated LCP has been divided into three Sections. 
Section I contains a new table of contents, new figures, new tables, and revised language 
to reflect current conditions, history, relationships, and processes. Section II contains the 
updated Land Use Program encompassing discussion on relevant Coastal Act policies; 
updated discussion on existing conditions within each of the City's existing 11 coastal 
subareas including the potential for future development; specific land use development 
policies for each of the coastal subareas; and, zoninglland use map amendments for the 
updated LCP. Lastly,. Section III contains the proposed zoning ordinance text 
amendments to implement and maintain conformity with land use designations and 
policy of the General Plan and LCP update. 

2. Revisions to the City's Land Use Map and Zoning Map are shown in Figure 4 
and Figure 5 of the LCP, and are designed to bring zoning into conformity with land use 
designations of the General Plan and LCP update. Modification to the General Plan text, 
Land Use Map, Zoning Ordinance and Zoning Map include: (1) Creation of the Port 
Related Uses, Mixed Use, and Light Industry zoning classifications with corresponding 
Port, Mixed Use Residential, and Industria/land use designations; (2) Elimination of the 
Coastal Related Industry and Coastal Dependent Industry land use designations and 
zoning classifications. In general, Port Related Uses and Light Industry are meant to 
replace the Coastal Related Industry and Coastal Dependent Industry zoning 
classifications. In general, all other zoning and land use changes shown in Figures 4 and 
5 of the LCP reflect how the coastal zone has developed over the past 13 years with 
respect to existing land use and densities. 

3. Section III of the LCP contains the updated implementation measures (Zoning 
Ordinance amendments) for the Revised Project. Among the most significant changes is 
prohibition of billboards; addition of new design standards regulating second story 
residential additions for reasons of aesthetics and privacy of adjacent property; permitting 
governmental and utility facilities in residential zones; providing additional property 
maintenance standards; correcting misprints in the existing Ordinance; implementing 
appeal provisions for issuance of Special Use Permits; and enacting affordable housing 
provisions encompassing second dwelling units, density bonuses, and inclusionary 
housing. 

E. Coastal Act Findings 

The California Coastal Act is intended to protect natural and scenic resources; promote 
the public safety, health, and welfare; and protect public and private property, wildlife, 
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marine fisheries, other ocean resources, and the natural environment. California Coastal 
Commission Regulations establish the standards by which proposed land developments • 
or other activities are evaluated to ensure consistency with the Act. Following are 
evaluations of the Revised Project with respect to policies of Chapter 3 of the Coastal Act 
relevant to the City of Port Hueneme. On the basis of evidence presented below, the 
Revised Project is deemed fully consistent with and furthers the objectives of the 
California Coastal Act of 1976: 

1. Shoreline Access 

l.a. Statement of Fact: The public's right of access to the ocean has been 
acquired through use and by legislative authorization. This right is to be protected under 
the California Coastal Act The California Public Resources Code provides that 
development of coastal resources or activities affecting them are not to interfere with the 
public's right of access (Section 30211 ), and that lower cost visitor and recreational 
facilities shall be protected, encouraged, and where feasible provided (Section 30213). In 
this regard, a comprehensive Hueneme Beach Master Plan was prepared and adopted by 
the City and South Central Coast Area Office of the Coastal Commission in 1978-79 
pursuant to Coastal Development Pennit No. 179-33. Among other things, this Master 
Plan depicts a scheme of lower cost visitor and recreational facilities primarily 
encompassing lateral access to and along the City's length of beachfront. In addition, 
non-vehicular vertical access (i.e., pedestrian & bicycle) to the beach park from inland 
residential neighborhoods in the central portion of the community is provided by the • 
Bubbling Springs Recreational Corridor approved by the South Central Coast Area Office 
of the Coastal Commission pursuant to Coastal Development Permit No. 137~02. 

1.b. Consistency Statement: The Revised Project does not materially 
change current access policy for property located between the sea and the first public road 
paralleling the sea. The Bubbling Springs Recreational Corridor and Hueneme Beach 
Master Plan remain unchanged as a result of the Revised Project protecting and · 
promoting the public's right of access and lower cost visitor and recreational facilities to 
the sea. The Revised Project contains goals and policies in the General Plan and LCP 
among which is to preserve and maintain Hueneme Beach Park and implement proposed 
development of upcoast shoreline access from the Hueneme Beach Park Pier Plaza to the 
harbor entry/lighthouse. 

2. Recreation 

2.a. Statement of Fact: Recreational use of coastal resources is to be 
protected. The California Public Resources Code provides that coastal areas suited for 
water-oriented recreational activities are to be protected for such uses (Section 30220). 
These activities may include boating. surfing and swimming. In addition, oceanfront land 
that is suitable for coastal dependent aquaculture shall be protected for that use, and 
proposals for aquacultural facilities located on those sites shall be given priority, except • 
over other coastal dependent development or uses (Section 30222.5). 
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2.b. Consistency Statement: The Revised Project enhances recreation 
policy. Specifically, the Revised Project adds a new LCP implementation policy wherein 
the last remaining vacant beachfront site, the Sunk.ist Site, shall be developed with a 
master plan including a recreational component and adds the two following development 
polices: (1) Construction of new public beach parking on the adjacent 1/2 acre Gion 
Easement; and (2) providing landscape improvements including public restrooms and 
parkway and urban design improvements for the adjacent west end of Hueneme Beach 
Park and Market Street areas. In addition, the Revised Project reclassifies the harbor area 
owned by the Oxnard Harbor District with a Port land use designation and corresponding 
Port Related Industry zone classification which will maintain implementing regulatory 
provisions consistent with Hueneme Beach Master Plan as set forth in the Land Use Plan 
of the LCP. Specifically, the Port Related Industry zone provides that seawall and 
waterfront access facilities together with recreation and visitor serving facilities shall be 
the only uses permitted in the Port Related Industry zone on the ocean revetment itself 
and, together with port-related access, the only uses permitted in the Port Related 
Industry zone on a strip of land fifty feet (50') in width abutting north along the length of 
the ocean revetment (public access and recreation is designated on the oceanside of the 
revetment with a Park Reserve zone classification and corresponding Parks and Open 
Space land use designation). 

With regard to coastal dependent aquaculture, new implementing regulatory provisions 
for the Port Related Industry zone allow coastal-related and coastal dependent 
development as defined in the Coastal Act, as amended, which includes marine fisheries 
and aquacultutal facilities as permitted uses (e.g., Hueneme Aquacultutal Center). 

3. Marine Environment 

3 .a. Statement of Fact: Marine resources are to be maintained, 
enhanced, and where feasible, restored. The Coastal Commission Regulations provide 
that the biological productivity of coastal waters must be protected to ensure that healthy 
populations of all species of marine organisms are maintained for long-term commercial, 
recreational, scientific, and educational purposes (Sections 30230 & 30231 ). 

3.b. Consistency Statement; The Pacific Ocean is the most notable and 
important natural resource for the City of Port Hueneme. Development anticipated to 
occur under the Revised Project will basically in-fill existing urban areas separated from 
coastal waters by existing development with the exception of the vacant Sunkist Site 
wherein no land use or zone change is proposed under the Revised Project. The Revised 
Project does not involve the marine environment nor coastal estuaries and according to 
the Final Environmental Impact Report, the Revised Project is not expected to have any 
significant impacts on plant or animal life (FEIR Section 3.4) . 

With regard to surface water flow, the City is a co-permittee under the Ventura 
Countywide Stormwater Quality Management Program (National Pollutant Discharge 
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Elimination System [NPDES] Permit No. CA S063339). According to the Final 
Environmental Impact Report prepared for the Project (FEIR Section 3.3), all new • 
Revised Project development is required to effectively prohibit the entry of pollutants 
into stormwater runoff (ocean) and shall be subject to compliance with other state and 
federal regulations implementing the Clean Water Act, including NPDES permit 
requirements administered by the Regional Water Quality Control Board. With regard to 
minimizing depletion of groundwater supplies, the proposed Revised Project contains 
policies in the General Plan to preserve existing water resources. 

4. Land Resources 

4.a. Statement of Fact: The regulations provide that development in 
areas adjacent to parks and recreation ar.eas shall be protected against any significant 
disruption and that uses of adjacent areas be limited to prevent degradation to recreational 
areas (Section 30240b ). 

4.b. ConsistenCY Statement: Port Hueneme is almost completely 
urbanized and developed. Aside from land within the navy base and commercial port, 
only 5% of developable vacant or partially vacant lands remains in the City. Given the 
community's built-out nature, the coastal strand remains Port Hueneme's primmy 
recreational resource. With regard to buffering existing parks and recreation areas from 
significant degradation, compatible residential uses have been developed over the past 20 
years adjacent to the City's coastal parks and recreation areas. For the future lighthouse 
promenade portion of the Hueneme Beach Park Master Plan, the proposed Project would 
classify the adjacent Oxnard Harbor District property with a Port Related Industry zone 
classification maintaining implementing regulatory provisions that provide a minimum 
fifty foot (50') wide strip of land along the back length of the revetment for pubic access 
and recreational uses. This strip of land would clearly define and set apart the beach and 
revetment from port-related uses to the north while serving to buffer the effects of 
possible ocean wave overtopping and storm surge run-up at the revet:rrient. 

5. Development 

S.a. Statement of Fact: The location and amount of new development 
should maintain and enhance public access to the coast (Section 30252) and coastal
dependent developments shall have priority over other developments on or near the 
shoreline (Section 30255). 

5 .b. Consistency Statement: Development anticipated to occur under the 
Revised Project will in-fill existing urban areas that enjoy adequate commercial and 
public recreation, circulation, transit, and parking facilities so that recreational needs of 
new residents are not expected to overload coastal access. 

A new Mixed Use zoning classification and corresponding l\!ixed Use Residential land 
use designation is proposed. The Mixed Use Residential classification/designation applies 
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to property aligning Pleasant Valley Road located west ofVentwa Road where public 
transit exists. The Mixed Use Residential classification allows low, medium and high 
density residential by right and mixed used residential by conditional use permit, thereby 
allowing commercial and office uses in conjunction with residential development in order 
to create convenience, potential visitor-serving commercial facilities, and reducing 
vehicle miles traveled. 

With regard to coastal-dependent development, the Revised Project will maintain and 
enhance the Hueneme Beach Master Plan which provides for coastal-dependent 
recreation development along the length of the City's shoreline. In addition, the Revised 
Project will provide a single Port designation and Port Related Uses zone classification 
for the industrial harbor area owned by the Oxnard Harbor District to maintain priority 
for coastal-dependent development near the shoreline and harbor. 

6. Industrial Development 

6.a. Statement of Fact: The Coastal Commission Regulations provide 
that coastal-dependent industrial facilities are to be encouraged to locate or expand within 
existing sites (Section 30260). 

6.b. ConsisB;nc;y Statement: The City of Port Hueneme currently applies 
two separate zo~g classifications and land use designations (Coastal Related Industry 
and Coastal Dependent Industry) to land owned and administered at the Port by the 
Oxnard Harbor District. In accordance with the 1987 Settlement Agreement between the 
City and Oxnaid Harbor District, the City is amending its General Plan text, Land Use 
Map, Zoning Ordinance and Zoning Map to impose a single zoning classification (Port 
Related Uses) and corresponding land use designation (Port) for the harbor to provide 
development polices and standards that streamline permit processing for coastal
dependent projects and to help accommodate expansion and encourage new coastal
dependent industry consistent with the Harbor District's certified Port Master Plan. The 
new Port Related Uses zone classification merely reflects the existing and proposed use 
of the Port for both coastal related and coastal dependent pw:poses by the Oxnard Harbor 
District while retaining public access and recreation along the shoreline consistent with 
the Hueneme Beach Master Plan and certified Port Master Plan. 

A new Light Industry zone classification and corresponding Industry land use designation 
is proposed. The Light Industry classification and corresponding Industry designation 
applies to the same area formally zoned/designated Coastal Related Industry located at 
the southeast intersection of Port Hueneme Road and Surfside Drive. 

The Light Industry zoning classification allows the same uses and has the same 
development and design standards as the previous Coastal Related Industry zoning 
except that it broadens the list of permitted uses to include other selected light industrial 
uses and emergency housing shelters. The basis for this change is that no new permanent 
coastal related use has been made within this 40 acre area in over 15 years. This can be 
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attributable to the fact that a relatively small amount of land is required to support current 
and projected cargo shipments through the Port of Hueneme. This suggests that any • 
changes in the level of cargo shipped through the Port would most likely not result in a 
major change in land requirements outside of the port area. In addition, local off-shore oil 
activity has declined significantly eliminating the projected need for coastal-dependent 
land expansion opportunities. The area's lack of sizable vacant land (+/-10 acres), its 
distant location from the harbor and freeway access, and economic competition from 
neighboring cities has helped to preclude capture of coastal-dependent related activity in 
this area (see discussion in General Plan Economic Element). Moreover, +34 acres of 
prime coastal dependent industrial land was recently made available in the City's coastal 
zone at the former U.S. Naval Civil Engineering Laboratory (NCEL) adjacent to the 
harbor which fUrther frustrates the Surfside area's competitiveness for coastal dependent 
industry. 

Given the above considerations, continuing to land bank the 'Surfside Industrial area 
exclusively for coastal related industry is not considered viable nor obtainable. 

7. Coastal Resources Summary 

7 .a. Statement of Fact: The Final Environmental Impact Report prepared 
for the Revised Project concludes that, the impact of the proposed Revised Project will be 
less than significant The existing vacant a..Ttd underutilized parcels will be developed with 
residential, commercial, industrial, and mixed uses in a manner compatible with the 
surrounding uses. 

ARTICLE III -- PROJECT APPROVAL 

A. LCP & Zonin& Amendments & Boundary Chan&es 

1. BE IT FURTHER RESOLVED that the City Council of the City of Port 
Hueneme does hereby reaffirms its approval of Boundary Change Application No. 
PHBC-750 encompassing revisions of the General Plan Land Use Map and Zoning Map 
and fUrther reaffinns its approval of the 2015 General Plan for the City of Port Hueneme 
consisting of the Land Use, Circulation/Infrastructure, Housing, Conservation/Open 
Space/Environmental Resources, Noise, Public Safety/Facilities, and Economic 
Development Elements; and hereby approves and recommends Coastal Commission 
approval of text and Land Use and Zoning Map changes as illustrated in the Revised 
Project's Local Coastal Program and Zoning Ordinance amendments consisting of those 
exact revisions as set forth in the Staff Report attachments; and 

2. BE IT FURTHER RESOLVED that pursuant to Public Resources Code 
Section 30510, the City Council of the City of Port Hueneme hereby reiterates its intent 
to implement the Local Coastal Program and amendments thereto in a manner fully 
consistent with the California Coastal Act; and 
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3. BE IT FURTHER RESOLVED that the City Council of the City of Port 
Hueneme hereby adopts and declares that approval granted herein is subject to and 
contingent upon: (i) incorporation of all environmental mitigation measures prescribed in 
the Statement of Facts set forth in Article II, Paragraph C of City Council Resolution No. 
3036; and (ii) implementation of the Mitigation Monitoring and Reporting Program as set 
forth in City Council Resolution No. 3036, Exhibit "B", attached thereto. 

4. BE IT FURTHER RESOLVED that the approvals granted herein shall not 
become effective until the corresponding LCP and Zoning Ordinance Amendments and 
Land Use and Zoning Map boundary changes have been certified by the California 
Coastal Commission and accepted by resolution of City Council consistent with 
California Code of Regulations Section 13544(a) and until thirty (30) days after adoption 
of the necessary Ordinance(s) by the City Council. 

5. BE IT FURTHER RESOLVED that the Local Coastal Program and General 
Plan in effect prior to this date are hereby rescinded upon the effective date of approvals 
granted herein. 

6. BE IT FINALLY RESOLVED that the Director of Housing and Community 
Development of the City of Port Hueneme is hereby authorized to file the Revised LCP 
and Zoning Ordinance Amendments and Land Use and Zoning Map boundary changes 
with the Coastal Commission of the State of California and to provide such additional 
information as may be required pursuant thereto. 

PAS SED AND ADOPTED this 4th day of March, 1998. 

MAYOR 

ATTEST: 
./)· 
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CERTIFICATION 

STATE OF CALIFORNIA ) 
COUNTY OF VENWRA ) SS: 
CITY OF PORT HUENEME) 

I, KAREN B. JACKSON, duly .appointed and qualified City Clerk of the City of Port 
Hueneme, do hereby certify that the foregoing Resolution is a true and correct copy of 
Resolution No. 3067 passed and adopted by the City Council of the City of Port 
Hueneme at the Regular Meeting of the City Council of the City of Port Hueneme on 
the 4th day of March, 1998 by the following roll call vote: 

AYES: 

NOES: 

ABSENT: 

ABSTAINING: 

DATED: March S, 1998 

Councilmembers Turner, Young, Volante, Rosenbluth, 

None 

None 

Mayor Sharkey (excused from the dais) 

, City Clerk of 
Port Hueneme and ex-officio Clerk of 
the Council 

/?... 
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Secretory 
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PORT MANAGEMENT 

William 1 Buenger j 
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OXNARD HARBOR DISTRICT 

December 15, 1997 

Mr. James Johnson 
Coastal Program Analyst 
California Coastal Commission 
South Central Coast Area 
89 South California Street, Suite 200 
Ventura, CA 93001 

RE: City of Port Hueneme Local Coastal Program Amendment No. 1~97 
{General Plan Update, LCP "Redline" Version- April, 1997) 

Dear Mr. Johnson: 

In regard to your letter to the Oxnard Harbor District dated December 1, 1997, the following 
comments are offered concerning the City of Port Hueneme's LCP Amendment: 

1. Area C -The alteration in land use designation for this area is not objectionable since it is our 
understanding that the allowable land uses listed under the new designation encompass all of the 
port-related uses which the Harbor District foresees for this area. 

2. Area E - The Harbor District would prefer that the area west of Ponoma Street continue to 
carry the dual designation of port-related or residential development. 

3. Area F- The alteration in land use designation for this area is not objectionable since it is our 
understanding that the allowable land uses listed under the new designation encompass all of the 
port~ related uses which the Harbor District foresees for this area. 

4. Area G - The Oxnard Harbor District recommends that the word "existing" be deleted from 
paragraphs 2 and 3 on page 52 since the existing railroad track through this site may be relocated 
southerly as part of the development of the fonner NCEL property. Accordingly, the acreage 
numbers northerly and southerly of the existing track may change and should be deleted from the 
last paragraph on page 33. Also paragraph 1 on page 34, as amended, conflicts with paragraph 4 
on page 52. The policy expressed on page 52 should take precedence. 

5. Figure 2 should be corrected to show jurisdiction/ownership of Area J by the Oxnard Harbor 
District rather than the NCEL. 

6. Page 7 - The second sentence of the third paragraph contains an incoherent sentence 
beginning with "These ports must. .• " This should be clarified. 

7. Page 35- On line 13, the word "tenant" appears to be incorrect (probably should be "intent") . 

S. Page 36 - Paragraph 2 is inappropriate and should be deleted. 

' PORT OF ENTRY 

II 



Mr. James Johnson 
December 15, 1997 
Pagel 

9. Page 26 -Paragraph 4, first sentence, the reference to NCEL "These improvements require ... " 
does not apply any longer. 

These conclude our comments and suggestions concerning the LCP Amendment Please contact 
me if you have any further questions. 

~~~ .. ~ ~_£
/~~-z....r~L:O 

William J. Buenger 
Executive Director 

WJB:as 
Cc: W. Karn Quarles, Manager, Marketing and Trade Zone Services 

Greg Brown, City of Port Hueneme 

• 

• 
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Mr. James Johnson 
Coastal Program Analyst 
California Coastal Comntission 
89 S. California St., Suite 200 
Ventura, CA. 93001 

Dear Mr. Johnson: 

JAN 12 1998 

\..Alf~V;~Nin 

. . COASTAl COMMISSIOf\. 
SOUTH CENTRAl COAST DISTRK 1 

In response to your Jetter dated December 29. 1997, as you are aware, the.Oxnard Harbor District 
is aggressively seeking ex-pansion of its maritime and overall trade related business in many areas. The 
·most rapidly growing inlport and export commodities are automobiles and other roUing stock (heavy 
vehicles such as agricultural and construction equipment). Tllis is one of t11e primary reasons we have been 
trying to negotiate an agreement with tlle Naval Construction Battalion Center (NCBC) for use oftlleir 
Wharf3. We already have a signed Agreement and Grant of Option for Sublease or Use ofWharf3 and 
backland witll Wallenius Lines North America, Inc. when tllis area becomes available. 

Although the "'boundaries" of the Oxnard Harbor District include all of the City of Port Hueneme, 
the City of Oxnard and some unincorporated areas of Ventura County as established by LAFCO in 1991. 
the primary property owned by the District is on the waterfront of Port Hueneme Harbor in tlte City of Port 
Hueneme. Other than expansion into property owned by the Federal Government (U. S. Navy), logically 
and geographically there are only two areas of privately owned property adjacent to or in the inunediate 
\icinity of the District's property for practical Port ex-pansion: (I) the Sunkist property- Area G, and (2) the 
ABC properties- Area E. 

Area E (ABC property) is very well suited for expansion of the District's automobile tenninal 
activities (the receiving, storage, and distribution of automobiles and rolling stock in tnmsit). However, 
t11ere is no specific development plan established at this time, but it is very important for the District to 
maintain this option. 

We are not aware of any comprehensive residential redevelopment project for tllis Area E eitller. 

Sincerely, 

~UDOFHm~ ~;~g~ ~~ 
COMMISSIONERS • • • 

J 1 
• . Executive Dtrector 

ess . •Uf111(81 
President 

Michael A. i'Nsky 
Vice President 

JessHenew 
Secretor; 

• 

goymond E Fosse 
'otbor Commissioner 

William 0. Hil 
Horbol Commissioner 

PORT MANAGEMENT 

William 1. Buenger 
fxiiCIJrive Director 

WJB:as 
Cc: W. Kam Quarles. Manager of Marketing 

Greg Brown, City of Port Hueneme 
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May 15, 1998 

Mr. James Johnson 
Coastal Program Analyst 
California Coastal Commission 
89 S. California St, Suite 200 
Ventura, CA 93001 

Dear Mr. Johnson: 

Port of 
Huene~· 

OXNARD HARBOR DISTR!!'r 

In regard to the City of Port Hueneme's revised Local Coastal Program Amend:nlent. the changes 
involving the "ABC" portion of the Ventura West neighborhood Land Use Revisions (Figure 4) and Zoning 
Revisions (Figure S) maintaining the dual harbor.related and residential zoning (R-S) are satisfactozy . • ) )IY tll!lY yours, · 

y!-:{~~~~' 
l William J. Buenger ·:::. 

BOAKD OF HAKBOR 
COMMISSIONE5 

Midlllel A. Plis1y 
P:esident 

less Herre1a 
Vice P1esident 

~aymond f Fosse 
!Jerretary 

less J. R:;1mie: 
Har;or (om:msSJcner ~ 

William D. HiU i 
Harbor [omm.ssiDilet 1 

PORT MANAGEMENT II 

WJ/iom J. 8uenge1 I 
EKeculive Dnector 

1 Executive Director 

WJB:as 
Cc: Greg Brown. City of Port Hueneme 
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May 14, 1998 

California Coastal Commission 
South Central Coast Area 
Attn: James Johnson 
89 South California Street, Suite 200 
Ventura, CA 93001 

SUBJECT: ADDENDUM TO SUBMITTED LCP AMENDMENT NO. 1-98 

Please accept the three following items as minor errata changes to the subject 
Amendment: 

1. Page 23, footnote #2 should read, "2. This program is conducted by the Army 
Corps of Engineers" . 

2. Page 44, heading titled "Coastal-Dependent Industry" should read, "Coastal
Related Industry". 

3. Page 54, text under heading titled, "Implementation" should tead, "This Section 
of the Local Coastal Program describes how the LCP will be implemented. 
Implementation of the LCP will consist of three basic components: 

Amendment of the City's General Plan 

Revision of the City's Zor!ing Text anJ Map 

Implementation of the Port Development Review Committee Agreement". 

Should you have any questions on the above items, please feel free to call me, at (805) 
986-6553. ·-

reg ~ .. tif:fWfft---

City Planner 
Department of Housing & Community Development 

250 North Ventura Road • Port Hueneme, California 93041 • Phone (805) 488-3625 



, United States Department of the Interior 
' .. 

flSH AND WILDLIFE SERVICE 
Vm\ura F'ilb and WHdlik Omce 

James Johnson 
South Central Coast Area 
Cnlifomja Coastal Commission 
89 South California Street, Suile 200 
V cntura, California 93001 

2491 Portoe11 RoM. Sui&o B 
vcnruta, C::Uifc;rnia \13003 

February 2, 1998 

Subject: Proposed City of Port Hueneme Local Coastal Plan Amendment J-97. Port 
Hueneme. Ventura County, Cahfornia 

Dear Mr. Johnson: 

In a letter date<d October 3, 1997, you reque$ted that the tJ.S. Fish and Wildlife Service (Service) 
provide the Californi~ Coastal Commission with its views {egarding the referenced local coastal 

'1. 

• 

plan (LCP) amendment. Your .tetter requested the Service's opinion 011 five issues and • 
information on the status of the sensitive species described in the proposed LCP amendmet~1. 
The issues and the Service's opinions are as folJov,rs. · 

Issue 1. Confinn that the proposed designated area is geographically accurate relative to the 
three designaled areas and ex.plaio the -basis ior tht'! environmentally sensitive habitat area 
(ESHA) designation relative to a,JUidance contained in the California Coastal Act. 

Based on a visit to the site in JQiluary 1997, the Service confirms that the boundaries of the three 
designations noted in Fi~ure 3 ~orrespond. at least roughly~ to the areas occupied by these thr~e 
habitat types. The habitat types of the three designated areas have been correctly defiJ)I!d. 

The tot·cdunes m1d backdunes and the coastal sm:tnd meet the crit~ri~ for designatiort as 
~nvirontnenmlly sensitive areas because these habitat types have been reduced to a fraction of 
their former abundance throughoUl Califomia and 1hroughout Ventura County, in particular. 
Because of tht nature of the existing uses in this n~a nnd the distance of parking and housing 
from these two nreas. Lhese areas seem to have retained the components that sucb hal:>ib1t types 
nnturally disptny. such as wroc~ in the coastnl s1rand and scatten:d native vegetation in the 
tbreduncs and back dunes. The landward edge of the coastal strand and the dunes could provide 
vahmble ncstjog sjtes for the westn·n snowy plo,·er (Citarudrius ale:ran.drinu.s nivosus); tbe 
coastal strand certainly contnins suitable foraging h::tbitat. The rarity of undisturbed dunes 111\d 

'I 



;~ 
,\1 

' I 
,•, 

.. "!'' ,. 

• 

• 

• 

James Johnson 

coaslnl strand habitats in California ~peaks to the faet that the ecological functions of these 
hahirat types are easily disrupted by human activities and developments, 

The ruderal lands, as ooted by the definition of this habitat type. have already been disturbed by 
hu111an activities. R.uderallanrls are not rare in California or specifically valuable becau!ie of 
lhcir special nature or role in an ecosystem. Tius particular :site, however, continues to support a 
f::lir abundance of native species a11d. as evidenced by observations made during our site visit. 
;wovides ~uitable habitat for several native species of wildlife. Development within this ar,za 
would certainly compromise the biological value of the dunes and coastal strand; consequelltly, 
the designation as an ESHA is appropriate. With this statement and the fact that the area 
supports numerous native specic.-:s. the Service believes that restoration of the area as additional 
hackdune httbitat. possibly with dune swale wetlands, would be the most appropriate use of the 
:~rea. 

Lsuc 2. If the proposed designated area i~ not accurate. how should the designated <~rea be· 
geographically defined and on wllat basis? 

2 

Figut·~ 3 a,~curateiy maps the habitat types and the Servjce concurs with the ESHA designnrion in 
the area. We t~-lso support the dcsig11ation of buffer areas located between the parking lot and the 
walkways. Pleas.e note that this opinion is bused on 11 brief site visit which did not include a 
~echnicol survey ofthe boundaries . 

I :;:me 3. ls all of the ESHA designation for the l'UderaJ land appropriate, or is part of it buffer to 
\he ESHA? W'har is the basis for the Service's positjo11? 

,..\s 1101ed in the discussions for issues l a11d 2, the Se1-vice believes that the ruderal habitnt 
pt oserltly designated as ESHA should retain this designatio11. The reasons for this opinion .:rre 
provided under issue !. As we noted under issue 2. the ruderal habitat on tbe parking lot side of 
the paved walkway should be designated as buffer. The rationale for rhis decision is that. 
~ecausc it !s adj::tccnt to the parking lot. this area\\ ill cenainly endur~ more effects from· human 
l i~itution \hnn the designmed and recommended ESHAs. For this reason, the recommended 
butTers wiJl e1lmost certainly not be able to de\'elop the full biological ntlues of the ESHA. 
Additionally. when faced with restored habitat immediately adjacent to the parking il,t. visitors to 
th\! h~:t~ch may l1c more likely to use designated trails to the bt:ach: if so, this behavior pattern 
.,, oukJ serve \0 pr.;\tect the ESHA. 

Issue 4. Should Ih~ dune area \\esr of the propo:;ed ESHA. seaward of the day use parking art' a 
and Ocean View Drive. also be designated .ESHA and on what basis'? 

·:·he Scr·vice beli~,·cs 1hm lhe ESHA should be exp<mded to include the dune area seawatd of the 
dily u:-:c tJatking urea aJ1d Ocean View Drive. as appmxima~ed on the enclosed map pr<lvidcd hy 
your stuff, dated .l:lnurrry 29. 1998. This area would include a buffer of unspecified dimensions 
imtm·diately :;eaward of Ocean View Drive. This area continues to support vegetation 
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comparable in quality to that on the dunes to'hvds the J Street Canal; conservation aod 
enhancement of this area could increase the habitat value of this region of the shoreline 
substantially. We further suggest that areas between paved walkway and the parking lots be 
designated as buffers; these areas could be usecl for restoration with native species and serve as 
an interpr8tivt site for visitors to the beach. 

rs~uc 5. Confirnt that the ESHA policies (1 through 5 on pages 43 and 45) proposed by the City 
of J>ort Hutmetne (City) accurately re.flect agreements between the City and Service. 

Policy I confirms thar development will not occur within the foredunes. backdunes, and coastal 
strnnd and state-s that development within the rudE!raJ area would not occur until further studies 
have determined the biological significance of that area. Future development within the rudcral 
area would d~pend on the outcome of the studies. The Service is not aware of any agreement it 
has made with. the City that specifies this course of action. ln previous correspondence with the 
City and California Coastal Comrni~sion, the Sen'ice recommended variously si:zed buffers 
around the southern, northern, aod eastern edges of the site and development of a multi-species 
management plan. but did not comment on llris specific course of action. For reasons discussed 
above, we beliere the ruderal area contains features of biological significm1ce and therefore, 
!lho\tld he designated as an ESHA. Furthermore, a buffer area on the northern edge would assist 
in maintaining the biological values of this area. 

• 

Policy 2 states that public recreation and beach access shall be allowed as a coastal depenclcmt u.qe 

throughout Hueneme Beach Park. Tbe word "throughout" need$ further definition before the • 
Service would concur with such n policy. TI1e emire point of our involvement with this issue is 
that unrestricted pub lie recreation and beach access over a large portion of the ESHA portion of 
Hueneme Beach Park would sevet•tdy compromise the biological resources. This statement dacs 
not reflect any agreement that the Service has made with the City. Public access in the ESHAs 
and ussociated buffer areas should be properly managed to benefit the protection of biologicQJ. 
resources. 

Policy 3 states that flood control maintenance, where feasible, shall be perfonned in a manner 
which protects s~nsitive resourte& provided thar protection of lives and property is the priority. 
Although the S~rvice bas coordinated extensively with the County of Ventura on flooding issues 
related to the J Street Canal, we do not have ally agreement with the City regarding this policy. 

f>olicy 4 specifie-s when mechaoizc:d beach grooming and manual sanitation wouJd be allowed 
withjn the tbredunes. backdunes. ruderal ~rea, and cQastal strand. Tbe policy notes that 
tncchanized beach grooming of the ruderal area could occur. Such au activjty could prevent this 
arca..from developing further components of native habitat by subjecting it to regttlar disturbance. 
'lbcrefme. we r~~ommend that mechani:u:d grooming be prohibited within the ruderol area and 
itl; huffer areas. The City notes thttt mechanized b~ach gmoming in the coastal smmd would b~ 
undcnukcn in consultation with Federal and State resource agencies but notes that publjc health 
a11d safety would have priority. 'fl'le Service's pre\'ious position on this activity is that beach 

• 
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groo.ttting should not occur in areas where western snowy plovers may nest FuJ1bennore, we 
recommend that mechanized grooming be generally prohibited v.ithin the ESHAs. 
Conseqmmtly. the Service does not agree with the policy as stated. However, hand grooming 
m<J.y be conducted in a mru1ner which would not compromise biological resources. 

Policy 5 relates to the City's commitments to implement the previous policies. The Service hos 
no agreement \\'ith the City on this issue. 

Your letter also requested that the Selilice review the list of protected animal and plant species 
contained in the LCP for accuracy with regard to biology m1d current stcttus. This infonuation is 
provided below. 

Page 24, section b. ln July 1995, the Service redetined its use of tbe term ··candidate Spc'cics" to 
include only those taxa for whkh the Service has sufficient informa:ion to suppon a proposal to 
list a.s endangered or threatened. With the use of this definition and the publicatioil of a r~vised 
Ff!dero.l Regisrer notice on July 25. 1995. the California homed lark is no longer cottsidere-d a 
Federal candidate species. This change in official recognition does not indicate any alteration of 
the status of the $pecies in terms of threuts, distribution, or abundance. 

The accou11t in the Local Coastal Phm (LCP) notes that u(I)t is unlikely that this species \lSts 

Hueneme Beach Patk except as a transient to other foraging locations." The basis for this 
slatemeot is nor provided. In any event migratory species depend on patches of habitat 
throughout their ranges tbr rest and foraging sit~s. For this reason, the value of this arL'a should 
not be discoumed without better knowledge of the habitat uses ofthis species throughout the 
entire Joc01l covstal area. 

Page 25, section d. The Beldins's savannah span·ow, like the Califon1ia horned lark. is also no 
lol1ger considered a candidate s1~ci~s. 

4 

Page 25, section e. The description of the habitat used by the weStem s:1owy plover docs not 
convey the full range of habitats that it actualJy uses. To ensure the LCP adequately describes the 
hahitat of this species, we recoJn,ncnd that it include the toUowing: 

The primary physical and biological features ofhabitat of the western sno"'Y plover 
i11dude intertidal beaches ( b~tween me<mlow water and meno high tide), nssoc:intl'<i dune 
sy!>tems. nnd river estuaries. lmportam components of the beachidunc:lestuarinc 
ecosystt-m include surf-cast kelp. sparsely Y~genued 1oredunes, imerdunal tl~ns. spits, 
washoY.:r areas, blow·outs. intertidal f1ats. suit t1ats. and fla1 rocky outcrops. 

The LCP shot1ld also menlion the value ofthe ESHA lor migratory birds in gellernl. As mttive 
habitats diminish. purticuh\rly throughout the coastal region. any ar~a that supports native 
vegetation sh1.'Uld be considered important for the conservation of migratory birds . 
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The Service appreciates your efforts to include its views in your review. If you have any 
questions, please contact Kate Symonds or Ray Bransfield of my staff a.t (805) 644-1766. 

Enclosure 

Sincerely. 

Diane K. Noda 
Field Supervisor 
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United States Department of the Interior 

FISH AND WILDLIFE SERVICE 

James Johnson 
South Central Coast Area 
California Coastal Commission 
89 South California Street, Suite 200 
Ventura, California 93001 

Ventura Fish and Wildlife Office 
2493 Portola Road, Suite B 

• Ventura, California 93003 

~~©~UW[ij: JWy 13, 1998 

JUL 15 1993 

_,-~ ... ·· -,, 

COASTAL COMMI:lv·~· '.,. ·r, 
SOUTH CENTRAL CO.A.ST 0\ S: r .. 

Subject: Port Hueneme Local Coastal Plan Amendment Concerning the Eastern End of 
Hueneme Beach Park 

Dear Mr. Johnson: 

The U.S. Fish and Wildlife Service (Service) is providing this letter to reiterate our discussion on 
June 25, 1998 in your office regarding the Port Hueneme Local Coastal Plan (LCP) update. Of 
interest is the City of Port Hueneme's (City) plan to retain the 1983 overlay for the eastern end of 
Hueneme Beach park as Open Space/Park. This original designation would allow development 
of the area into picnic grounds, tot lots, playgrounds, and related amenities. This is in contrast to 
the desire of the Coastal Commission and the Service to see the area designated as 
Environmentally Sensitive Habitat Area (ESHA) due to its connection to habitat for endangered 
species and the potential for restoring the habitat for numerous sensitive species. The City does 
not want the ESHA designation because it is concerned that there would be obligations for 
enforcement and habitat restoration in the area and it does not want to lose the use of beaches and 
the eastern parking lot. 

During our meeting, we discussed the possibility of another type of overlay that would result in 
protection for the site from the development of public facilities, and would allow use of the 
beach directly below the eastern parking lot. We concluded that a Resource Conservation 
designation could meet the goals of all parties, provided the City would agree to incorporating 
this into its LCP amendment. The Service is willing to agree to this approach with the following 
conditions: 

1. The Resource Conservation overlay would extend over a larger area than what was 
proposed for the ESHA designation, as shown on the enclosed figure. Thi~.....,..,.........,..._ __ _ 
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would provide some buffering from other uses, such as special events, which could be • 
restricted to other areas. 

2. The area formed by the Bubbling Springs Canal on the north, the J Street Canal on the 
east, the parking lot to the west and the ocean to the south would be used as a mitigation 
bank where habitat restoration could be implemented for impacts from other projects. 
This area would be suitable for coastal dune, foredune, and estuarine habitats that could 
support several endangered species. 

3. The eastern parking lot should not be used for special events from April 1 through August 
30 each year to minimize the effects of human intrusions into the nesting habitat of the 
federally endangered California least tern, the federally threatened western snowy plover, 
and other sensitive species. 

4. Signs should be posted along the perimeter of parking areas adjacent to the Resource 
Conservation area to inform the public as to the sensitivity of the area and the penalties 
for harming or harassing listed species per section 9 of the Endangered Species Act of 
1973. These signs should prohibit entry into the area formed by the I Street Canal, the 
Bubbling Springs Canal, and the eastern parking lot from Aprill through August 30 to 
prevent disruption of nesting by listed birds. 

5. Efforts should.t>e made to prevent small all-terrain vehicles, sport utility vehicles, trucks, 
bicycles, and motorcycles from entering the beach. These measures should include 
barricades and signs, and some periodic enforcement. 

Although the Resource Conservation designation does not provide the degree of protection that 
the Service would like to see with an ESHA, we believe that this is the best compromise between 
the City's goals and the need for protecting the sensitive coastal resources. 

If you have any questions, please call Rick Farris of my staff at (805) 644-1766. 

Sincerely, 

Enclosure 

• 

• 
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68 AeFes Af'!J!!FBKiFRalely 

Existing Land Use 
Recreation 

General Plan Land Use: 
Parks arui Open Space 

EXHIBIT NO. I 8 

p.,,..,., tePA 1-'11 
k'D #If/ It/, 1'hd~tr. W"\ 

Pa,ts. 2 3·2(, t 
tfZ.-'iS 

IR ereer te Maly;ze peteRtial 11585 ier lMEls 

withia the Ceastal Zeae. eKisti&g eeaditiens 
ia the Ci~ were eH~~tioee, with a !'llftiealar 
efftpha:sis ea ehaages eeearriag siaee prepara 
tieR ef the General PIBB. Te faeilitate this 
aaa.l,.sis, the Cit:y's Ceastal Zeae wa:s divides 
iate II SI:IB l!fea:s, whieh are shew& ift fig1:1re 
2. These 1!1885 are efiefly Elesefieee ia tae 
seetie&s whish fellew. 

Area A; Hueneme Beach Pads - 68 acres 

Area A is entirely in pualie (City efPert 
l·h~eaeme) e•NfleFSitip i<>Yemed by a public 
recreational easement owned by the Cjty of Poa 
Hueneme under a 1972 Boundat:y Aars;ement 
executed by and between the Cjty. State Lands 
Commission. and various panjes. There is ae 
Se'lelef.Jfft8RC 
eMeept fer eeaei:l related stR:tetl:lres (~Jier. 
eeReessieR stands. restreems) aaa !i)l:l~lie ~Jark 
iag lets. The beach is a recreational re
source of regional important, attracting 
visitors from all paas of Ventura County as well as 
from neighboring Los Angeles. With this in mind. the 
1972 Boundacy Aw;ement allows Hueneme 
Beach Parle to be used for .... public recrcationa! 
purposes. and uses jncidental thereto. joc!udina 
strollina. batbina. sunbatbjoa, pjcnjckina. playina 
sports and aamcs. aenera! viewina. fishina. public 

· d r · d · 1" protection an po tcmg. an erostoo contro . 

In acid jtion, the southeasterly poajon of Hueneme 
Beach Parle (between ParleinK Lot C located at the 
easterly teonjnys ofOceanyjew Drjye and the 'T' 
Street Drain) contains sensitive bioloaical resources 
and js adjacent to important plant and wildlife 
habitat jn the Onnond Beach area of Oxnard. 
Resgurce ya!ues relevant to Port Hyeneme are 
summarized below: 

Yeaetatiye Characterization. 

a. Southern foreduoes. Southern foredunes 
occupy the southerly most portion of Hueneme 
Beach Park and are sparsely veaetated by natjye and 
introduced species adapted to life in sbjftjna sands 
and salt spray. Southern for.edunes are rated S 1.1 by 
the California Department of Fish and Game 
(CDFG); the highest rating for preservation. 

23 
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classified as both Federal ana State Enaanaereg. 
This specjes js a seasonal habitant of southern 
Californja. Several nestina !gcatjons are known 
wj1hin Oanond Beach. dowocoast of Hueneme 
Bs;acb Park. Terns baye been observed foraain& in 
watercourses adjacent to Huenems; Beach and nii~Jt 
roo# a ion a the coa.~.ai strand seaward of the 
foredunes. 

d. Beldina's Savannah Sparrow. The Beldina's 
savannah spaaow js classified as State Endanaered 
and js listed as a federal Cateaocy 2 Candidate. This 
specjes ranru:s from Santa Barbara County sou1b to 
Baja Caljfomja and nests js salt marsh habitats 
dominated by picklewee<i. The Beldin&' s savannah 
sparrow js commonly obsenrs;d wjtbjn the: salt 
marsh habitats ofOunond Bea,cb. Then: are no 
confianed siahtinis oftbe 8eldina's savannah 
sparrow wjtbjn Huens;me Bea,cb Park. nor does 
Hueneme Beach Parle contain suitable salt marsh 
habitat, 

e. Western Snowy Plover, The Western snowy 
plover js classjfied as Federal Threatened and a 
State Species of Special Concern, Thjs sps;cjes of 
shan: bird jnbabits barren. sandy beacbs;s and flats 
Snowy plovers nest on tbe sand within Oanond 
beach with one known pair havin& nests:d betwt;en 
SO and 100 feet soutbws;stoftbe "f' Street Drajn, 
Snowy plovers have been reported to use the s;oasral 
strand wjtbjn Hyeneme Beach Park, seaward ofthe 
foredunes. 

A comprehensive Hueneme Beach Master Plan 
has been prepared, covering ~ J3rejee&eei im
provements to the facility over an unspecified time 
fi:am.s:. a f.ive te tea ye&F perieei. Reeently eempleteei 
imprevemeftls ineluee the 
le·.vering efthe maia heaeh pEII'king &Fe& (te 
iHerease water visieilily frem S1:1rfsieie 
Drive), enhafteemeRt eflhe eKistiRg pier ey 
Eie·JelepmeRt ef a p18i!llerea at it5 base (iR 
eh:1EiiRg eeneessien area. thematis play area 
aRe aEIEiitieeal !'lieees ef ehiiEireft · s play 
eEJt.tipment), aeEi the adeitiea ef faeilities a£ 
the eastem eege efHtteReme Beaeh Park (iA 
elueiag pienie ar.as, eJ3eR ~rfplay &Ma. 
playgreYAEi eetuipmetn anEI aEIEiitiaRal parking). 
I a eenj~.tnetieR with these impFenlfteRts, a miRi 
parkeR dte Rena siae efS~:~rfsiee Dri·te (in 
tke area where the JteEiestrian evereFessing ef 
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h85 &eaR i:welepea.l Sjnce 1978. the City bu 
completed the majn p!a13 of Hueneme; J3each Park 
from Yentyra Road to the wterly end of 
Oceaoview Drive Plm. In addition. the CitY has 
COnStruCted yatiOUS tbemaJiC improyemeot at the 
southerly tcnninus ofVeptyra Road and a new mini
patk plm at the southeast comer of Surfside Driye 
and Oceanview Driye. 

These jmpmyements tg Hueneme Beach Park were 
apprgyed by the Sguth Central Coast Rcaional 
Commission under Deyelgpment Pennit 179-33. 
Key to these improvements to beach facilities 
is implementation of a sand replenishment pro
gram to prevent beach erosion caused by the 
jetty at the mouth of the Port. ~ This proemm 
js conducted by the Army Corps of En&ineers 
and js exs;mpt from Coastal Commission Rc;yjew. 

Tilese iFR19F8'll!fl'lllUS 19 llweReme Beaek Paflt have BII!R 819tJN'tiee ey tke &ewth 
CeJMFil Ceast P.egieaai Cefft!Rissiea waeer QeYelep!ReRl PeFMit 1+9 ;;, 

2 This pragFIRI is li9RSHG£ed hy the A FIR)' Ce., ef eRgiReeFS IRS is IMIFRpl MfR 
Ceas~al CeFRmissieR re'lil'i\'• 

:.. 

•• 

The Beach Master Plan also includes improve
ments to be undertaken at a later date. These 
include development of a park and vista point 
at the entrance to the harbor, connected to 
the main ponion of Hueneme Beach Park by • 
an extension of Surfside Drive and by a meander~ 

Existing Land Use: 
Resii:eRtial 
Vacant 
Low DensitY 

Residential 

ing promenade. 

These improvements require·the consent of 
the Navy, (whose Civil Engineering Laboratory 
(NCEL) is located in the area) or the excess~ 
ing of the NCEL.i- Also included in future 
plans for Hueneme Beach is enhancement of the 
park's westerly end along Surfside Drive to 
compliment and interconnect the pier/plaza 
area. 

Area B: Surfside - 90 acres 

Surfside is the beachfront residential area. 
Major existing residential development in the 
area consists of recently built high· and 
medium-density condominiums (approximately 
12-25 dwelling units per acre) and a City· 
owned 90-unit below market-rent garden 
apartment complex (Seaview Apartments). 
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:AR:EA As HUI:NEME BEACH PARK 

LCP Land Use: 
. Parks/Open Space~ 

Related Documents: 
. Beach Master Plan 
. Development Permit 179-33 

The fo!lowmi secuons detme spccaflc devel
opment policies for each Coastal subarea.. as 
well as land uses consistent wjtb such policies. 

Area A: Hueneme Beach Park 

Der;e!epmeot Pelieies 

The Hueneme Beach Master Plan is the product 
of a two-year planning effort which began in 
conjunction with redevelopment of the south· 
central portion of the City's Central Com
munity Project. As aeepled hy the Ci~ CeYA 

eil iR April, 1978, Ihe Beach Master Plan es-
. tablishes long-term priorities and design 
guidelines with respect to the programming 
capital improvements over an unspecified time 
frame. Accordingly, the Hueneme Beach Master 
Plan is hereby incorporated by reference into 
this LCP and shall heretofore serve as the 
City's formal policy framework within which 
all future actions in Area A must be consis-
tent. 

Within this context, the following spe
cific development policies shaU apply: 

Shoreline Access/Recreation and Visitor· 
Scrvina Eacilitjes/Public Works 

Improvements to Hueneme Beach Park 
shall provide for the continued 
maintenance and public use of the 
beach and access to the ocean. which 
development shall be consistent with 
the Hueneme Beach Master Plan. 

Shoreline Access 

Public nonvehicular access to Hueneme 
Beach Park shall be protected, main
tained and. where feasible. expanded. 

Coastal Visual Resources 

Because the viewshed at Hueneme 
Beach Park is an important public 
resource. improvements to the park 
shall not interfere with public 
enjoyment of views of the beach and 
ocean. 

* Asterisl£ iREiieates Re ehange frem eJtisting General Plan. 
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/ h p rk serves as an 
The Hueneme Be~ ~~ a;d shall be 
imponant recreaxton u 
pmerved. 

' 

Environmentally Sensitive Habitat Areas •• 
easter! section of Hueneme Beach 

The south y d a "Resource 

e,rk js _hml>Y d,~i'!': ~ io fiiJ!lC J, this 
Protectton Area · A_ p • Ruderal 

. m rised of three zones. 
area ts ~ P 8 kdunes. and Coastal Lauds. Eoredunes - ac 
Strand. 

Protection area. the I Wjthjn the Resource --:: 
followin& policies shall apply. 

b II be probjbjted wjtbjn 
1. Deye!opmeot s a d the Coastal Strand. 

the EorecJunes a I I areas desisnated as 
Deyelcwment W!thm - de!a ed ugti! such tjme that 1b.c.. 
Ruderal Land shall be f y h land bas heM 

nd Backdunes an 

. . ficance o sue d bjoloai~a! s,J&QI baddjtiona! enyjrogmental stu y 
determmed tbroug sultation Such study 

I C mission con_____ . 
and Coastaom to establish the 
- • shllll serye --- t • 
and consu~t~ne of the Ruderal Land re atm 
bioloaica! s•&mfi~c. JDiD& Euvironmeumlly 
to Coastal Act defimtiQQS COD~!_ • 

- b'tat Areas PegdiQ& 1 ent S~cm:s:jt:iv:e~~H=a~·~~~~d~=d~c~o:n~su~llttailltwiowDIL·..Jd.ucvo.u.e:AJo,..pm __ e ofsuch stuy an_ - -
the gutcgm L d hall confonn to f h Ruderal_ag_ s ____ -
o t e B b Master Plan. the Hueneme -* 

bl• recreatron an_--. d beach access shall 
2. Pu ac ndegt use throuahout be a!lpwesf as a coastal dege 

Huepeme Buch Park. . 

· tenauce. where 3 Flood control m!m r wbjcb protes;ts . be rfonned m a manne 
feasible. shall pe 'd d howeyer. that 
- es· nrovt_e_. ---- . 'tv 
sensjtjve resourc · - rtY shall baye pnpt~,,,.L. 
"rotection of lives and prope s shall be limited to 
... · tenance putgose_ --
Access for roam : ( the flood control 
the existiDf~ paths adJacent J) 

b omina shall be 
:t. Mec~aojzedi~~~'ih:~oredunes and 

prohibited at all ttmes ": . fthe Coastal Strand, 
M I samtataQD 0 h II Backdunes.anua d Ruderal Land S a 
d B kdunes an · 

Foredunes ana~ M~banjzed beach groom•na 
be al!owed.at all limes. astal Strand and Ruderal 
and sanjtauon of the Co 
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LCP Land Use: 
. R:esideRtial 
. Commercial 
. Parkst and. Open Spaces 
. Public Facilities 
. Low Densjty Residential 
. Medjum Densitv Residential 
. Hieh Density Residential 

Related Documents 
. De•:elepmeftt PeRRit 179 33 
. Der:elepmeRt Peflftit ll7 02 
. Central Community Redevelopment Project 
. Hueneme Redeye!opment Plaa 

. ARiA C: Su:Ri'SIDi INDUSTRIAL 

LCPLand Use 
. Ceastal Related IRdl:lstry 

Industrial 
. Public Facilities 

October thmuett February. From March thmueb, 
September. mechanized beach emomina and 
sanitation of the Coastal Strand and Rudera! Land shall be 
undertaken jn consultation wjtb State and 
Fs;dml rcs0urce a&CDcies: provided. boweyer. that 
protection 0f public health and safety shall baye 

prioriQ!, 

5, The City shall haye n0 affinuatjye 
0blieati0n to expend public funds 0r commit human 
resources to enfon:e or ptberwise implement anx pf 
tbc policies set forth herein; provided, however. that 
the City shall opt knpwjn;ly violate such policies by 
its own actions 

Area 8; Surfside 

Develeament Peliejes 

IFRpHeit iR the eesi8ft ef Stufside Vii 
lage, tegether with lhe eeREiitieRs efCeastal 
CemmissieR appre¥al, is eempliaaee with ap 
plieahle CeasE&I Aet pelieies. IMSmweh a:s 
Cea:stal Peflftit 179 33 ge·;eFRs the wnae¥eleped 
l!&rtieRs ef Area 8 4 lan8 wse pelieies appli 
eaele te lhe Swiae area shall t:Je lhese set 
feRh ia the peRRit applieatien aaa eeRaitieas 
efappre•,•al, With tbe exception of key development 
site 12 proposed for Hi&h DensiLY Residential usC. 
the Surfside area js a!m0st entirely built out witb 
existing deyel0pmept determined to be consistent wjtb 
California C0asral Act pp!ides. 

Area C; Surfside Industrial 

QeveleJUBent Peljejes 

Due to its existing industrial character. low 
utilization. and direct road and rail access 
to the Port of Hueneme, the Surfside Indus· 
trial area has been identified as an area that 
coruinues to be appropriate for future indus
trial· deyel0pment, peteRtial leeatieR f'er 
aeeeJRmeEiatiRg haFIJer relates gre'<'Rh. This 
fiREiiag is rei~eFatea iR the 
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HISTORIC EXTENT OF ORMOND BEACH WETLANP 
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Mr. Meryl Betz 
California Coastal Commission 
925 De La Vina Street 
Santa Barbara CA 93101 

Dear Mr • Setz: 

EXHIBIT NO. 2 Z. 
10~~~, 

13 July 1992 

Early last.montb 1 spent two pleasant mornings of my summer 
vacation near the site. of the proposed Hueneme Beach Recreational 
Vehicle (RV) Resort. What was intended to be a short stop.led to a 
series of •discoveries' of· the rich natural resources of the area. 
At the request of the Sierra Club I have drawn together soma of my 
observations. Having reviewed portions of the IIR, written· 
comments, and consultant's responses, l have several concerns for 
tbe animal populations in the vicinity of the proposed project. 

As Curator of the UCSS Vertebrate Museum, l maintain a collection 
o~ 27,000 specimens of.birds, mammals, aBphibians and reptiles 
primarily from the Santa Barbara, Ventura and San Luis Obispo 
counties. One of· the ·functions of a natural history museum. is to 
document the ·changes over time in animal co111111Wli ty compos! tion and 
integrity. Although it has been altered over the last 30 years, · 
the dunes, upland, and wetland on and near the proposed RV Resort 
are historical and relicts of a once mora extensive coastal d~e 
and marsh habitat. 'l'he endangered animal · species (Least 'l'ems and 
Balding's Savannah Sparrows) that use these habitats have a long 
histo:r:Y of occupation and a strong fidelity to it despite 
considerable 4ist~rbancas over the past 10-20 years. 

I will focus ~ comments mainly on the inadequate planning for the 
protection of habitats and animal species that show historic 
patterns of uae and fidelity on and near the proposed RV site. 

1. Endangered Bird Species on the Site 
Of the animal species that are known to use the site, one is the 
Federal and State Endangered Least Tern (Sterno antillarum hrgwni). 
Its activities are not trivial. Daily foraging occurs· in the 
ac1jacen~ J Street Channel. For Least Terns feeding is tightly 
linked to bot~ early season pair bonding between adults and 
parental care of offspring following nesting. During migratory 

~- periods (early spring and late summer) groups of Least Terns gather 
on or immediately adjacent to tha site in what ts known as a 

• 
'staging' event. Staging occurs prior to dispersal to breeding 
sites or sontnward migration. Finally, nighttime roosting on the 

• dunes bas been. documented in 1992. Thus, the site is used by Least . =-· ;:.::=::::::=.:!:i'!;itnl · :renr"\!'l77 f!t@ru}lti= -asgtciE\isa·:r-sttat ¥!-:!:!:~! -e!f elr ·eea!Ust ed ~! 
of Mexico ezcapt migration. 
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Balding's Savannah Sparrow (Eassercp,lus sandwichenais belding1 ) \tie, 
present on 2 June 1992 very close to the J Street Channel. The ' 
habitat in the Ormond Beach vicinity holds S-7 pairs of birds 
(personnel communication Dept. Fish & Game), but the area probably 
could sustain mare breeding pairs under better habitat conditions. 

2. Other Listed Species on the Site 
Harned Lark (Ebemgphila alpeetria actia) is a Federal Category 2 
species and a State Species of Special Concern (SSC)~ Twa pai~s of 
birds (probably of this race) were present between early June and 7 
July 1992. Additianally, the California Legless Liza~d (Anpiplla 
pulcbra pi;ra) is a Category 2 species and a SSC. Its possible 
presence on the site or nearby is not mentioned in the EIR. 

3. Coa.£·11 eta Between Human Use and Animal. Rasou~cea 
The construction of 143 RV sites not only will eliminate habitat 
that is used by aensitiYe animals and that cou.id be enhance<i, but 
it ezacerbatea the existing problems of human, pet, and feral 
animal disturbaneas to ~umeraus birds suPPQrted by these habitats. 
Peak use of the beach by humarss would occur at a time. (aid-summer) 
when Snowy Plovers ((barA4~iua alexB04rfnge niygeUa), Belding's 
Savarsn&h Sparrow and Least Te~ are breeding. 

• 

4. Another Problem: Kore·Predators on Nesting Birds • 
Populations of those apeci•s tJlat pray upon terns and plovers ·are 
attracted to areas where human handouts and wastes are freely 
available. Caapground& and outc:!oor eating areas. are soma of the 
bast sources of food for Red Foxes, Raccoons, Skunks, and Opoasum.s, 
se'V'eral species of gulls and American· Crows. 'l'hus, tb.e aam:L•wild. 
and open araaa of Port su.en.. beach Blld Ormond Beach will becoma 
habitat for these species waiting to forage on human foods and 
garbage. All are ·Willing and able predators on terns anc1 plovers 
when llum.an wastes are lacking. lJnfortunatel y, the J Street Channel 
and .the Bubbling Springs Channel will serve effectively aa 
corri4ora for soma of these predator species coming f~om other 
areas. At th:La time Red Foxes are ra.ot predators in the Ormond 
Beach vi cin:L ty. 

5. Inadequate Resource Assessment 
A one-day wildlife inventory was performed for the &:IR. Visits to 
the . si ta at other times of the year would have ~vealed an 
extraordinary pattern of diverse uses by many species of birds. 

a. My investigations showed that at a time when most 
sbo~eb:Lrda are breeding far to the north of California, the 
lagoons at.Port Hueneme sustain large numbers. of mostly 
arctic, sub~arctic, or Great Plains bird species that fail to 
complete the migration to their breec:Ura.g grounds. 'l'hese 
include Willet, Marbled Godwit, Whimb~el, Long-billed Curlew, 
Red Phalarope, Red-necked Phalarope, R.inq-billed. Gull, Commora. 

El Nino effect, uae the lagoon in large 
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summer of 1992, these 1ncluda mann's Gull, i 11 5 

Caspian Tern, and Elegant Te1.u. .. 
c .. Of the few shorebirds that breed locally, Slack-necked 
Stilts «ad American.Avocets raised young near to the J Street 
Channel. 
d. The broad array·and large numbers of wintering shorebir~s 
and waterfowl in the Pt. Mugu, Ormond, and Port Hueneme areas 
are well known. Unfortunately, these facts are not presented 
in the EIR for review. 
e. The presence of the fresh. wate.r industrial pond immediC!ltely 
east of the J Street Channel complements the more brackish 
wetlands and adds to tbe c!iversi ty of babi tat typas in. the 
area. Common Moorhens (Gall innla chlorgzs) and Great-taile4 
Grackles (Quiscalns ~iacgla) were presant in early June. 

A· more thorough assesamant would. reveal that, unlike moat ·coastal 
wetlands, Ormond .lagoon• are heavily used at moat t111l8S of the 
yeax: • 

. 6. Feasibility ·ot the Mitigations 
My experience suggests that few mitigations are de•igned with 
sufficient appreciation o~ the complex relationship of disturbance, 
habitat degradation, and animal reproduction. i'U.rthermore, many 
attellipts to mitigate the effects of hwl~ activities on sensitive 
species carmat be sustained. Leash laws, for instance, are 
notoriously difficult to emforce. Its inappropriate to prapaae 
additional policies or enforcement as mitigation whan currant 
levels of effort are inadequate to deal with serious u:isting 
problems. !he remains of a California Towhee and a Red-winged 
Blackbird ware found in the wetland near where feral cats hang out. 
I saw 3 unleashed dogs em the beach near the tam colony during my 
three trips ta the site. 
Let me provide two add.i tional examples. . 

a. For this project the consultant (ESA) suggests placing 
fences around Snowy Plover nests. While fencing may possibly 
deter soma human. ~ vehicular trampling, it may also 
advertise the site to Red Fozes,·Opoasuma, and other species 
that have contributed to major lasses at numerous southern 
California beaches and marshes. Once erected, fences can 
exclude the birds f:rom their own neat· sites. To fiDe! an 
active plover nest can be difficult and searching for it is a 
major disturbance to both plovers and ter:na. To my knowledge 
there is no published study that evaluates tha effects of 
fences on Snowy Plover reproduction. Finally, the coats of a 
well-designed, carefully executed and evaluated fencing 
project may be mora than the city is willing to pay. The 
level of detail needed to provide realistic and effective 
analysis of tbe fencing plan is not presented. 
b. Public Education as a mitigation to deter impacts to the 
breeding birds is costly and difficult to sustain, but yet it 
should be attempted. However, what kind. of an experience is 

~n a they are told that they 
.. .. -·· . . =···-· ·::::· =~ 

--cannot disturb fledgling development or mating; 

3 
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B ---cannot collect driftwood 01 ls: 
--must contain their food at ~-- -----· . 
--cannot cook next to their vehicles or build bonfires on tha 

beac:b.: 
--their dogs and cats must ba constrained at all times; 
·-must turn off their lig~ta unless entering or leaving and 

after 10 pm: 
--cannot usa their generators, motors, radios, or TVa after 10 

pm; and 
--their noise shall be maintained at a low level? 
To impose all of these constraints will he difficult and vary 
costly; tbey are minimally enforceable; and certainly they 
conflict with current coastal acceaa opportunities at this 
site. In abort, the RV.Raaort vill prescribe mora constraints 
upon RV users than they endure at other sites. It _just 
doesn't ·sound like a fun place to he. 

When measured ·by long-term ·costs to the city, the pasent value of 
the site is greatest if it ramaina as a buffer zone that diffuses 
the direct effects of human activities on an axtremely important 
coastal wetlaDd. As· a RV Raaort tll:l.a project may be a liability to 
the city with costa incurred either through maintaining promises to 
support a long list of mitigation meaauraa or fraa defense of ita 
failure to aucc•safu.lly protect the wetl.m4 resources.· In the 
rears to came the value of tha site may be greatest as a restored~ 
wetland. with healthy populations of aniaals md plants. 'l'his kin:-. 
of care and concern given to a natural area :La a wise and tangible . 
IND:I.cipal invutmant. It instills ·local pride in the. city and. its 
raeow:cea. It anc:ouragaa low-impact tourism.. Moat importantly, 
the benefits to a city with a at~g, self-initiated, open effort 
to protect existing rasourcaa and to expose all resource iasuea ia 
resource agency cooperation aDd public approval.for future 
projects. 

·.I urge the Coastal Commisaian to deny the project due to: 
l. the historical and currant uaa of the site by sensitive 

species: 
2. the certain impacts to sensitive species in adjacent areas: 

and 
3. the infeasible and. ua.coord1nata4 mi'tigations that have bean 

proposed for the project. 
I urge tna city fir.at to play a strong role in coping vith existing 
problems at the wetland and then to consider the kind of coastal 
clevelopmant that is consistent with maintenance and protection of 

.·::,those resources that usa the site and the Ormond Beach and. marsh 

. :, ~:'areas • 

Although I oppose this project, I am not opposed to finding a more 
appropriate site for the RV Resort. The tdaa of· an o~nd Beach· 
Task Force has been proposed to vork with tne cities to discuss the 

of Port B 

· team effort. 

\ 
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Thank you for the oppo%tunity to commant.on this iss~e. 

Sincerely·, 

1\_ ....k 1) ..L. ,..--
MarJe A. Holmgren 
Museum Scientist 
UCSB Vertebrate MUseum 

cc Thomas E. FigQ', Port Kueneme.Community Development Director 
Alan Sanders, Sierra Club 
Cathy Brown, US Fish·¥ Wildlife Service 

... Morgan Boucke, California Department of Fish & Game 
Wayne Ferren, UCSB Herbarium · 

· Sara Wan, ~eague for Coastal Protection 

. 
·EXHIBIT NO. -APPUCAnON NO. LCP · 
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Stat• of California • 

Memorandum 

To Ms. Tami Grove 
California Coastal 
South Central Area 
89 South California 
Ventura, California 

Dote 
August 12, 1994 • 

From : 

Subjed: 

Department of Fish and Game 

Commission 

Street, 2nd Floor 
93001 

- Region 5 

Proposed Port Hueneme Beach Recreation Vehicle Resort 

The Department of Fish and Game (Department) has received 
your letter dated July 12, 1994 regarding the July 6, 1994 
meeting on the proposed Hueneme Beach Recreation Vehicle Resort. 
The Department has prepared the following responses to your 
que$tions: 

BACKGROUND IRFORMATION 

The California least tern and western snowy plover are 
ground nesting, coastal strand species. While the tern is 
colonial nesting in nature, the plover is not. Precise knowledge • 
defining.site selection by each species for nesting is only.known 
on the broadest level. Substrate material, wind shelter, 
vegetative or debris cover, foraging area proximity and available 
roost site locations are only part of the complex set of criteria 
eYaluated by each species for nest site selection. What is 
clearly known is the effect from increasing human-caused 
disturbances. Both direct and indirect impacts have reduced 
total population numbers for these species to the extremely l~w 
levels warranting listing. Increased disturbance can cause an 
entire population to abandon a nesting area in a very short time 
period (hours). While individual populations of these listed 
spec~es exist in the Hueneme area, they are still part of the ' 
entire state population. Young from one area will disperse to 
other existing areas maintaining genetic variability, or allowing 
historic sites to become recolonized. Individual populations may 
be unproductive for a nesting season due to predation, lack of 
forage or perhaps disease. The importance of maintaining other 
producing populations in the state is then even more important. 
The goal of both the State and Federal Endangered Species Acts is 
to prevent extinction and hopefully allow species to recover to 
population levels large enough to remove them from the lists. 

Through very intensive monitoring and protection, the least 
tern has had some success in raising the number of individuals 
since 1970. The species is far from recovered and the actual 
number of nesting areas has actually declined. Certain colonies • 
have expanded to the limit the available habitat can support, but 
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additional or historic habitats are not available for expansion. 
A prime example of this is the Venice Beach colony. over the 
past decade, the fence surrounding the colony has been moved 
outward to the maximum space available. Attempts have been made 
to entice terns to Dockweiler State Beach, down the coast a few 
miles; however, this has not been succe$sful. Some requirement 
is missing. This nesting season, almost twice the usual number 
of nests were occupied at Venice (300), but a lack of suitable 
forage in santa Monica Bay caused most of the young to be lost 
(over 200 as of July 10, 1994). 

Unlike the tern, less is known about individual statewide 
populations of other sensitive species found in the 
Hueneme/Ormond area. The Hueneme/Ormond area is incredibly 
diverse, but little work has been done on the resources there. 
This may be due to the distance of the Ormond area from any major 
university or college system, its isolation and the large amount 
of remaining agricultural land. 

RESPONSE 

l. The 200-foot minimum setback was formulated based on 
knowledge of nest placement within enclosures from 
least tern nesting populations throughout the state. 
Also included, but not limited to, were personal and 
research study observations of disturbance effects, 
tolerance to amounts and distance of disturbance, post
disturbance behavior, frequency of abandonment, ability 
to renest successfully after abandonment, population 
fluctuations for the state, foraging pattern, 
geographic-specific use of foraging areas, effects and 
incidence of predation on colonies surrounded by more 
intensive development as compared to more naturally 
buffered colonies and importance ~f night roost 
availability to nesting success. The combination of 
these factors with the general geographic structure of 
the Hueneme/Ormond coastal strand and adjacent wetlands 
helped develop the 200-foot minimum buffer area. Both 
a thorough literature review and review of data 
gathered annually by least tern colony managers 
throughout the state clearly indicate that increased 
development adjacent to tern colonies increases the 
chances of individual populations being negatively 
affected. As stated in the background section, the 
massive population reductions of terns and plovers has 
been through human disturbance to nesting, foraging and 
roosting areas. 
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The Department has emphasized to the City over the past four 
years that biologically this portion of the City of Port 
Hueneme is not sound for additional structured development. 
The buffer is intended as a means to prevent take, to 
hopefully reduce the chance the least tern will completely 
abandon the foraging area and adjacent nesting colony. The 
buffer was measured from the average landward edge of the 
J Street drain. The channel has a semi-irregular edge and 
an average edge was envisioned. It is possible the channel 
could further erode, and lessen the amount of solid land 
buffer. If the project is permitted, the tern will be 
affected. Possible effects include greatly decreased use of 
the J Street drain as a major foraging site due to 
disturbance and mosquito abatement, loss of a night roost 
area and increased predation from human-tolerant species 
such as crows and ravens. The buffer is a requirement and 
not a mitigation. The buffer does nothing to protect the 
non-hardscaped area under the development footprint. The 
dune area included in the buffer will lose the majority of 
its value as roosting and foraging area for most sensitive 
species. If the beach access walkway is routed through the 
walkway as proposed by the City, it will lose the majority • 
of its value for all species. 

The western snowy plover has only recently been 
federally listed. While data from over 20 years of 
intensive monitoring for each nesting population area 
is available for least terns, it is not for the plover. 
Both nesting and wintering populations can be found in 
the Hueneme/Ormond area. When critical habitat is 
defended by the u.s. Fish & Wildlife Service area for 
the plover, it is likely the ormond/Hueneme area may be 
included. Until long-term biological trend information 
can be gathered for areas supporting snowy plovers, 
management decisions must be prudent on the side of 
allowable disturbance. From the information available, 
it is important to note the plover tends to tolerate 
significantly less disturbance than the least tern. As 
an example, monitors and researchers on Ormond Beach 
have found plovers will flush from the nest or abandon 
chicks when people approach at an average of 100 feet. 
The plovers become aware of potential disturbance from 
perhaps twice the distance. Once flushed, the birds 
may take qreater than 10 minutes to return to the nest 
or chicks. The plover is not a colonial nester and has 
less defense against predators. The plover is mainly a 
wading/terrestrial bird. It spends most of its time on • 
the ground. Plover chicks are precocial. They follow 
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the parent bird almost immediately from hatching. Compiled, 
these attributes make this species very susceptible to 
disturbance and resulting loss. The plover both nests and 
over winters in this area. 

The non-hardscaped portion of the development footprint 
offers habitat for a variety of species. The numbers 
fluctuate over the year, depending on species 
composition on the coastal strands and diurnal/seasonal 
activity patterns. There is little hard data to 
provide a thorough listing of all the habitat uses 
within the development footprint. The only current 
formal documentation of site usage are the Baird report 
and the city's document. Both reports are limited to a 
small section in time; the Baird report is the more 
extensive of the two. casual observations by the 
Department and its contractors, local ornithologists, 
and recreational birders/naturalists have been made. 
The horned lark, a federal candidate 2 species, can 
usually be seen foraging on the site in numbers from 6-
10 or more individuals. Nesting for this species 
occurs immediately adjacent to the J Street drain. 
While the Department staff have never personally 
sighted Belding's savannah sparrow or burrowing owls on 
site, staff have located them within 300 yards of the 
site. It is very reasonable to assume at some point in 
time that they occupy the site for foraging or roosting 
activities. currently, an intensive inventory of the 
shoreline usag~ is being carried out. These studies 
are the result of the McGrath Lake oil spill. By the 
end of October, there should be a more complete picture 
of species diversity and habitat usage. The Department 
suggests any permitting decision be withheld until a 
clearer picture of the habitat usages for the site and 
adjacent habitats is available. The census will 
provide a list of avian species and relative numbers. 

The entomological and herpetological components of the 
site are more difficult to assess. Insects and 
reptiles, in comparison to birds, plants and mammals, 
are not a genre commonly studied and catalogued by 
individuals on a day-to-day basis. The on-site habitat 
suggest globose dune beetle and tiger beetles could be 
present. The same is true for the coast horned lizard. 
The lizard is readily observable for a short time 
period during the late spring and early gummer. The 
remainder of the year it spends a great deal of its 
timP- beneath surface soils. Habitat suitability and 
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sightings of this species in the Mandalay Beach area and at 
Southern California Edison (SCE) give a high likelihood of 
occurrence on the site. 

3. The buffer as proposed (160 feet) is inadequate. The 
Department's reasoning is explained in the background 
information and th~ response to Question 1. 

4. \ The site, independent of the open water habitats of the 

• 

\ J Street canal and the sand dune, is considered an 
Environmentally Sensitive Habitat Area (ESHA) by the 
Department. This is based secondarily on the site's 
value as habitat for species such as horned lark, coast 
horned lizard, globose dune beetle, tiger beetle, 
burrowing owl and its potential as habitat for these 
and other more common species. This also includes 
plant species. This area is considered ESHA, primarily 
because of the entire site value as a buffer for the 
diverse, rare, sensitive and important biological 
values of the Ormond Beach ecosystem. Hueneme Beach 
and the site are only separated from Ormond Beach by 
virtue of a name and jurisdictional boundary. The • 
entire area could just as well be named the Hueneme 
ecosystem. The existing developments of Surfside 
Drive, Perkins Road, and SCE within the Hueneme 
ecosystem, have had a significant adverse effect on the 
resources available for wildlife habitat. Looking at 
the bigger picture in Ventura County, the Hueneme 
ecosystem is very rare. A small amount exists at 
McGrath State Beach, but the adjacent wetland system is 
not as extensive. Mugu Lagoon is certainly part of the 
Hueneme ecosystem, but it is not available for public 
access and enjoyment. Although people traverse the 
site and rest in the dune area, it is not a 
concentrated use. Human movement patterns are somewhat 
random over a 24-hour period and throughout the year. 
During the winter, it is possible to visit the site and 
see fewer than five people over the space of 3-4 hours. 
The site and adjacent rare habitat are used by wildlife 
species over the entire year. The area is very 
important for migratory shorebird species. Little 
survey work has been done to determine exact numbers 
and species composition. Again, survey work from the 
McGrath Beach oil spill will result in this much needed 
information, especially where overwintering plover 
populations are concerned. 

Given the rarity of the coastal strand with adjacent • 
upland or wetland habitat, most open space left along 
the coastline of southern California should be 
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considered ESHA. In Ventura County, from the southern 
border, the following should be considered ESHA: Mugu Lagoon 
and remaining open space at Pt. Mugu NAWS, Ormond Beach, 
private and oxnard owned properties inland to McWane Road, 
Hueneme Beach and adjacent open space, Voss property, 
Mandalay Beach, McGrath Lake, and McGrath Beach. These are 
only a few of the many possible areas qualified as ESHA. 

It is the opinion of the Department that to actually 
avoid significant impacts to on-site and adjacent 
habitat and the species they support, the entire non
hardscaped portion of the site should remain as buffer 
and be enhanced through the removal of non-native plant 
species. The site currently functions as buffer and 
there already exist significant impacts to sensitive 
species. Additional development to this area will not 
improve habitat availability and quality or reduce the 
amount of disturbance. Based on coastal areas in Los 
Angeles, Orange, and San Diego counties, increased 
development has diminished and not improved available 
rare and sensitive habitat • 

The most important behavioral characteristic of most 
avian species is their susceptibility to disturbance. 
The best mitigation measures possible are to maximize 
the amount of habitat and a buffer, provide for linkage 
to other similar and adjacent habitats and educate the 
public on the resources. Public education is a vital 
key to maintaining any habitat and its values. 

The City's proposed mitigation does not adequately 
address potential natural resource impacts. A main 
component of the plan is to increase beach patrol to 
enforce leash laws, and keep off-road vehicles off the 
beach. These laws already exist and they are not 
enforced. Portions of the mitigation plan such as 
revegetation of the "buffer" area, glare reduction, 
perch proof fencing and public education are 
beneficial. The City is not intending to post a bond 
for mitigation performance and is relying.on good faith 
efforts and the financial success of the proposed 
project to assure the mitigation will be carried out. 
Unfortunately the Department's past experience with 
this type of assurance has not been positive. 
Mitigation measures must be bonded. Additional ideas 
for mitigation could be to increase the size of the 
buffer area beyond the required 200 feet, acquire 
conservation easements over lands adjacent to the 
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wetlands, remove non-native vegetation from and enhance the 
bubbling springs corridor or remove all non-native 
vegetation from the beach and parking lot area. 

This question was partially answered above in sections 
2 and 4. It would be impossible to inventory all 
coastal California studies that are being conducted 
regarding both the listed, sensitive or other species 
present in the ormond/Hueneme ecosystem. An inventory 
of coastal wetlands is being carried out in Santa 
Barbara County and may be extended to Ventura County; 
oil spill mitigation monitoring is being conducted on 
several southern California beaches. 'l'idewater goby 
surveys are occurring and continual monitoring of least 
tern populations are carried out annually. The 
Department does expect oil spill monitoring will yield 
a much more detailed list of avian species utilizing 
the Hueneme/Oxnard area. This is valuable in assessing 
project impacts. The Department suggests that 
permitting decisions be withheld until a more 
comprehensive habitat-use list can be compiled. Much 
of this information will be available at the end of the 
tern breeding season in October. Again, ari important 
piece of data not available will be wintering 
populations and activity levels of western snowy plover 
for the Hueneme/Ormond area. 

If you have any questions, please contact MS. Morgan Boucke, 
Associate Wildlife Biologist, at (805) 568-1224. 

cc: See attached list 

~~~ 
Regional Manager 
Region 5 
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cc: Ms. Morgan Boucke 
Department of Fish and Game 
Santa Barbara, California 

Ms. Mary Meyer 
Department of Fish and Game 
Ojai, California 

Mr. Ken Wilson 
Department of Fish and Game 
Santa Barbara, California 

Mr. Maurice Cardenas 
Department of Fish and Game 
Santa Barbara, California 

u.s. Fish and Wildlife Service 
Ventura, California 



United States Department of the Interior 

FISH AND WILDLIFE SERVICE 

James Johnson 
South Central Coast Area 
California Coastal Commission 
89 South California Street, Suite 200 
Ventura, California 93001 

Ventura Fish and Wildlife Office 
2493 Portola Road, Suite B 
Ventura, California 93003 

~~©~U~1\~\ill 
sF~= 1 (1 19S8 

September 8, 1998 

Subject: Draft of Suggested Modifications to the City of Port Hueneme's Local Coastal 
Program Amendment 

Dear Mr. Johnson: 

t 

• 

The U.S. Fish and Wildlife Service (Service) has reviewed the Draft of Suggested Modifications • 
for the Port Hueneme Local Coastal Program amendment. We understand that this most recent 
version of the modifications is the product of discussions between the California Coastal 
Commission (Commission) and the City of Port Hueneme planning staff on August 26 and August 
27, 1998. This set of modifications also incorporates recommendations submitted by the Service 
in a letter sent to the City dated August 7, 1998. 

The Service believes that this latest proposal adequately addresses our concerns for the east end of 
Hueneme Beach Park. While we would prefer to see the area set aside permanently as an 
Environmentally Sensitive Habitat Area, we understand the City's desire to maintain public access 
to the beach and to retain the ability to seek the use of the land which is most beneficial to the City. 
The Service believes that the provision for a biological study prior to the issuance of any coastal 
development permit, deletion of proposed conceptual recreational project and uses within the 
Resource Conservation Overlay area, and the opportunity to review any proposals for the area will 
protect sensitive resources in dune areas and at Ormond Beach to the east. 

If you have any questions, please contact Rick Farris of my staff at (805) 644~ 1766. 

Sincerely, 

Diane K. Noda 
Field Supervisor 
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