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AMENDMENT SYNOPSIS 

The City of Port Hueneme submitted Local Coastal Program (LCP) Major Amendment 
No. 1-02 on July 31, 2002 proposing to amend the City's Local Coastal Program for two 
parcels consisting of about 13.67 acres. The City proposes to revise the LCP Land Use 
Plan from Visitor Commercial to Port and Zoning Ordinance from Special Commercial to 
Port-Related Uses within the Oxnard Harbor District located in the southwestern portion 
of the City. The related Land Use Plan and Zoning Ordinance Maps are also proposed 
to be revised. The purpose of this Amendment is to bring the LCP into conformance 
with the recent southeast expansion of the Oxnard Harbor District with its acquisition of 
the former "Sunkist" Property in 2000. The Commission certified the Oxnard Harbor 
District's, Port Master Plan Amendment No. 6 in March 2002 which provided for these 
port related land uses. This LCP Amendment proposal has not been controversial 
during the City's public hearing process. On August 1, 2002, the Executive Director 
determined that the City's Amendment was in proper order and regally adequate to 
comply with the submittal requirements of Coastal Act Section 30510 (b). 

SUMMARY OF STAFF RECOMMENDATION 

Staff recommends that the Commission, after a public hearing, approve the Amendment 
to the LCP Land Use Plan, Zoning Ordinance and Maps, as submitted. The proposed 
Amendments reflect the Port of Hueneme, Oxnard Harbor District's acquisition of the 
former "Sunkisr property in 2000 and the Commission's March 2002 action to appro"e 
the District's Port Master Plan Amendment No. 6 incorporating this property into the 
District boundaries. The City of Port Hueneme proposes to amend their LCP to reflect 
this expansion of the Oxnard Harbor District as the South Terminal- East Expansion 
Project for informational purposes, as the City no longer has coastal development 
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pem1it authority on District property. The LCP Land Use Plan Amendment and Map, as 
submitted, is consistent with the Coastal Act and the proposed Zoning Ordinance and 
Map is adequate to carry out the City's Land Use Plan as amended. The 
recommended Motions and Resolutions are provided on pages two and three of 
this report. 

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 805-585-1800. 

EXHIBITS 

1. Coastal Zone Location Map 
2. Coastal Zone Subareas, City of Port Hueneme 
3. Port Hueneme Street Map, Subject Site 
4. Existing Land Use Map 
5. Existing Zoning Map 
6. Proposed Land Use Designation 
7. Proposed Port Zoning Designation 
8. City of Port Hueneme Resolution No. 3316 
9. Proposed Local Coastal Program Amendments 
10.Port Master Plan Land Uses as certified 

I. STAFF RECOMMENDATION 

A. Land Use Plan Amendment 

MOTION 1: I move that the Commission certify Land Use Plan 
Major Amendment No. 1-02 as submitted by the City of 
Port Hueneme. 

STAFF RECOMMENDATION TO CERTIFY PLAN AS SUBMITTED: 

Staff recommends a YES vote. Passage of the motion will result in certification of the 
land use plan amendment as submitted and adoption ·of the following resolution and 
findings. The motion passes only by an affirmative vote of a majority of the appointed 
Commissioners. 

RESOLUTION TO CERTIFY THE LAND USE PLAN AMENDMENT AS SUBMITTED: 

The Commission hereby certifies the Land Use Plan Major Amendment No. 1-02 as 

• 

• 

submitted by the City of Port Hueneme and adopts the findings set forth below on the • 
grounds that the amendment conforms with the policies of Chapter 3 of the Coastal A.a. 



• 

• 

• 
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Certification of the Land Use Plan Amendment complies with the California 
Environmental Quality Act because either: 1) feasible mitigation measures and/or 
alternatives have been incorporated to substantially lessen any significant adverse 
effects of the plan on the environment, or 2) there are no further feasible alternatives or 
mitigation measures which could substantially lessen any significant adverse impact 
which the Land Use Plan Amendment may have on the environment. 

B. Implementation Program Amendment 

MOTION II: I move that the Commission reject the Implementation 
Program Amendment No. 1-02 as submitted by the City of Port 
Hueneme. 

STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED 

Staff recommends a NO vote. Failure of this motion will result in certification of the 
Implementation Program Amendment as submitted and the adoption of the following 
resolution and findings. The motion passes only by an affirmative vote of a majority d 
the Commissioners present. 

RESOLUTION TO CERTIFY IMPLEMENTATION PROGRAM AMENDMENT AS 
SUBMITTED 

The Commission hereby certifies the Implementation Program Amendment for the City 
of Port Hueneme as submitted and adopts the findings set forth below on the grounds 
that the Implementation Program Amendment will meet the requirements of and be in 
conformity with the policies of Chapter 3 of the Coastal Act, and the certification of the 
Implementation Program Amendment will meet the requirements of the California 
Environmental Quality Act, because either (1) feasible mitigation measures and/or 
alternatives have been incorporated to substantially lessen any significant adverse 
effects of the Implementation Program Amendment on the environment, or (2) there are 
no further feasible alternatives or mitigation measures that would substantially lessen 
any significant adverse impacts on the environment that will result from certification of 
the Implementation Program Amendment. 

II. PROCEEDURAL ISSUES 

1. STANDARD OF REVIEW 

The standard of review for land use plan amendments, is found in Section 30512 of the 
Coastal Act. This section requires the Commission to certify an LUP amendment if it 
finds that it meets the requirements of Chapter 3 of the Coastal Act. Specifacally, 
Section 30512 states: 
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c) The Commission shall certify a land use plan, or any amendments thereto, if it 
finds that a land use plan meets the requirements of, and is in conformity with, the 
policies of Chapter 3 (commencing with Section 30200). Except as provided in 
paragraph {1) of subdivision (a), a decision to certify shall require a majority vote of 
the appointed membership of the Commission. 

2. PROCEDURAL REQUIREMI;NTS 

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 as an amendment· 
that will take effect automatically upon the Commission's approval pursuant to Public 
Resources Code Sections 30512, 30513, and 30519. The City's resolution of adoption 
as clarified by city staff in a memo dated July 30, 2002 confirms that this Amendment 
will take effect after it formally accepts the Commission's action. Therefore, this 
Amendment will not become effective until the City of Port Hueneme formally accepts 
the Commission's action and complies with all the requirements of Section 13544.5 
including the requirement that the Executive Director determine the City's adoption of 
the Amendment is legally adequate. 

3. PUBLIC PARTICIPATION 

• 

Coastal Act Section 30503 requires public input in preparing, approving, certifying and • 
amending any Local Coastal Program. The City Council of Port Hueneme conducted a 
public hearing on July 17, 2002 acting to approve this LCP Amendment This public 
hearing was noticed ten days in advance. In addition, a Notice of Public Hearing was 
published in the Ventura County Star. There were no public comments presented at the 
City Council meeting on the proposed LCP Amendment. In addition. the City mailed 
notices of availability of review draft documents on April 30. 2002, consistent with 
Sections 13551 and 13552 of the California Code of Regulations. Notice of the subject 
amendment has been distributed to all known interested parties by the City. 

The City adopted this Amendment to the City's certified LCP and forwarded it to the 
Commission for certification on July 18, 2002. Staff determined in a letter dated August 
5, 2002. that the Amendment was complete and filed on August 1. 2002. Therefore, 
public participation and agency coordination through the notice of LCP Amendment No. 
1-2002 was duly given consistent with Section 13515 of the Commission's Regulations. 
Notice of the subject amendment has been distributed to all known interested parties. 

Ill. FINDINGS AND DECLARATIONS 

A. LAND USE PLAN AMENDMENT 

The Commission finds and declares as follows: • 



• 

• 

• 
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The City of Port Hueneme ("City") is located at the southwest portion of Ventura County 
between the Pacific Ocean and the Oxnard Plain. The City is surrounded by the City of 
Oxnard, US Naval Construction Battalion Center and the Port of Hueneme, Oxnard 
Harbor District. (Exhibits 1, 2 and 3) 

The City proposes to amend the Local Coastal Land Use Plan Designation and land 
Use Plan Map from "Visitor Commercial" to "Port" for two parcels consi!)ting ofJ3.67 
acres located within the Port of Hueneme, Oxnard Harbor District west of Surfside Drive 
in the City of Port Hueneme (Exhibits 4 and 6). The City also proposes to amend the 
Zoning Ordinance Designation and Map for these two parcels from Special Commercial 
to Port - Related Uses (Exhibits 5 and 7). The southern 2.17 acre parcel is located 
adjacent to the coast consisting of an existing rock revetment and future public 
accessway along this section of coast connecting Surfside Drive west to the Lighthouse 
at the entrance to the Port of Hueneme, as proposed in the City's LCP Hueneme Beach 
Master Plan. The inland 11.5 acre parcel is vacant where a fanner citrus warehouse,. 
"Sunkist Site" was located until it was destroyed by fire in 1977. Another 1.3 acre 
parcel, a portion of the "Sunkist Site" will remain in the Visitor Commercial land use 
designation and is not a part of this Amendment. The City's Resolution of Approval is 
provided in Exhibit 8. The City's proposed changes to the LCP is provided in Exhibit 9. 

The purpose of the proposed LCP Amendment is to change the land use designation 
and land use map on these two parcels to a "Port" designation to reflect the Port of 
Hueneme, Oxnard Harbor District's purchase of this property in 2000. In addition, the 
District included these parcels in the certified Port Master Plan as certified by the 
Commission in the Port Master Plan Amendment No. 6 on March 6, 2002. 

The Port of Huneme, Oxnard Harbor District is located within the municipal boundaries 
of the City of Port Hueneme. The District has a certified Port Master Plan providing for 
land uses consistent with the Coastal Act and allowing the District to approve coastal 
development permits within the District boundaries, as delegated to it by the 
Commission. For clarification purposes, the City of Port Hueneme Local Coastal 
Program is not the standard of review for development located within the Port District 
boundaries. The standard of review for development within the boundaries of the 
District is the Port Master Plan as amended which is administered by the Oxnard Harbor 
District. 

The proposed amendment to the certified City of Port Hueneme LCP raises two coastal 
issues regarding the conversion of the Visitor Serving Uses to Port Uses and provision 
of Public Access along the Coast. 

1. Coastal Land Use, Public Access, and Port Master Plans 

Coastal Act Section 30255 provides that: 

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

Coastal Act Section 3021 0 provides that: 

In carrying out the requirement of Section 4 of Article X of the ..... ~~~~ 
Constitution, maximum ac::CfS$, which shall be consplcuousf¥ p~·. al1#' 
recreational opportunities pall be prQvlded tor all the people consistent.wlthf.lubllc 
safety needs and the neecfto protect public rights, rights of private property CIWnetS, 
and natural resource areas from overuse. 

Coastal Act Section 30212 provides 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: 

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

(2) adequate access exists nearby, or, .... 

Coastal Act Section 30711 provides that: 

(a) A port master plan that carries out the provisions of this chapter shall be 

• 

prepared and adopted by each port governing body, and for infonnational • 
purposes, each city, county, or city. and county which has a port within its 
jurisdiction shall Incorporate the certified port master plan in its local coastal 
program. A port master plan shall include all of the following: 

(1) The proposed uses of land and water areas, where known. 
(2) The projected design and location of port land area~~r water areas,. 

berthing, and navigation ways and systems Intended to serve commercial 
traffic within the area of jurisdiction of the port governing body. • •• 

The Port of Hueneme, Oxnard Harbor District is located within the municipal boundaries 
of the City of Port Hueneme. The Harbor District has a certified Port Master Plan since 
1979. The Commission certified Amendment Number 6 to the Port Master Plan on 
March 6, 2002 which incorporated the two subject parcels into boundaries of the Port 
Master Plan. The City of Port Hueneme proposes to amend their certified Land Use 
Plan to change the designated land use on these two parcels from ''Visitor Commercial" 
to "Port" to reflect the fact that the Harbor District has acquired the subject two parcels 
and included them into the certified Port Master Plan. It is important to note that as a 
result of the Commission's action to certify the Port Master Plan Amendment No. 6 and 
include these two parcels into the boundaries of the Harbor District that the City of Port 
Hueneme Local Coastal Program is not the standard of review for future development 
The coastal development permit review will now be conducted by the Harbor District 
applying the certified Port Master Plan as the standard of review. 

Coastal Act Section 30255 requires that coastal dependent developments have priority • 
over other categories of development in the Coastal Zone and that coastal related 
development should be accommodated within reasonable proximity to the coastal 
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dependent uses they support. Coastal Act Section 30101 defines coastal dependent 
land uses as uses which require a site on or adjacent to the coast to be able to function. 
Coastal Act Section 30101.3 defines coastal related land uses as uses that are 
dependent on coastal dependent development or uses. 

The City's Land Use Plan Amendment proposes to change the land usedesignc;rtion 
from Visitor Commercial to Port land uses (Exhibits 6 and 9). The Coastal Act provides 
a priority ranking for locating· coastal dependent and coastal retated land uses within the 
Coastal Zone. The Port of Hueneme, Oxnard Harbor District lands surrounding the 
water of the harbor are coastal dependent land uses. The lands surrounding these 
coastal dependent land uses are coastal related. The District proposes to use these 
lands on the larger inland parcel (Exhibit 6) for coastal related land uses. The certified 
Port Master Plan No. 6 designates this parcel for "General Cargo/Containers/Offshore 
OiiNehicles/Neo-Bulk/Dry Bulk/Liquid Bulk/Fishing/Maritime Support Services .. (Exhibit 
10). In addition, the City's proposed land use designation also applies the Port 
designation to the smaller south em parcel along the oceanfront of this site. The District 
proposes to use this parcel for public access purposes and the maintenance of the 
existing rock revetment on this parcel which also continues on District property to the 
west at the Lighthouse terminating at the entrance to the harbor. The certified Port 
Master Plan No. 6 designates this parcel for "Buffer Zone/Seawall 
Maintenance/Navigation/Waterfront Access". The City's lCP includes a Hueneme 
Beach Master Plan providing for a public accessway along and landward of this rock 
revetment as a future improvement to facilitate public access west of Surfside Drive. 
The City's Amendment also includes minor editing in the land Use Plan (Exhibit 9). 
Because the designated land uses identified in the Port Master Plan are "Port" land 
uses that the City proposes to designate in their LCP for informational purposes, the 
proposed Amendment is consistent with the Coastal Act Sections 30210, 30212. 30255 
and 30711. 

2. Zoning Ordinance 

Regarding the Zoning Designation, the City proposes to change the zoning designation 
on these parcels to Port - Related Uses (Exhibits 7 and 9). The City has this one 
zoning designation to carry out the Port land use designation. The City will also retain 
the Visitor Commercial land use and Special Commercial zoning on the 1.3 acre parcel 
located between the two proposed Port designated parcels and adjacent to Surfside 
Drive (Exhibits 6 and 7). This parcel is now owned by the City as a result of land trade 
between the City and District identified in the Sunkist Site Memorandum of 
Understanding. The City proposes to facilitate the future development of this parcel far 
visitor serving uses. 

Therefore, the City has incorporated for informational purposes the land uses identified 
in the Port Master Plan into their lCP consistent with Section 30711 of the Coastal Act. 
Therefore, the City's proposal to amend the land Use Plan and Zoning Ordinance and 
related Maps is consistent with Sections 30255, 30210, 30212. and 30711 of the 
Coastal Act. 
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IV. Local Coastal Program/California Environmental Quality Act 

The proposed amendment is to the City of Port Hueneme's certified local Coastal 
Program Land Use Plan and Implementation Plan. The Commission originally certified 
the City's local Program land Use Plan and Implementation Program in 1982 and 
1984, respectively. The Port of Hueneme,.Oxnard Harbor District prepaf'ed,a$.!tl~.l~"' 
agency, a Mitigated Negative Declaration ;adopting it on. March 26i 20Q1 as cort$i~ent' 
with the California Environmental Quality Act. The City of Port ·Hueneme, as a 
responsible agency, adopted the District's Mitigated Negative Declaration in Resolution 
No. 3316 on July 17,2002 also as consistent with CEQA. 

The Secretary of Resources Agency has determined that the Coastal Commission's 
program of reviewing and certifying Local Coastal Programs 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. Section 
21 080.5{d)(2)(A) of CEQA and Section 13540{f) of the Coastal Commission's 
Administrative Regulations require that the Commission cannot approve or adopt a 
local Coastal Program amendment "if there are feasible alternatives or feasible 
mitigation measures available" which would substantially lessen any significant adverse 
effects which the activity may have on the environment. 

As discussed in the findings above, the proposed amendment as submitted wourd have 
no significant adverse environmental effects, and thus, is consistent with the California 
Environmental Quality Act. Therefore, the amendment, as submitted, is consistent with 
the provisions of the California Environmental Quality Act and the California Coastal 
Act. 

V. ·SUBSTANTIVE FILE DOCUMENTS 

City of Port Hueneme Local Coastal Program, certified 1984, and as amended by the 
Commission; Coastal Permit No. 137-02, Ventura County Flood Control; Coastal Permit 
No. 179-33, Howard Lane Company and Port Hueneme Redevelopment Agency; Port 
Master Plan as amended No. 1 - 6, Port of Hueneme, Oxnard Harbor District. 
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RESOLUTION NO. 3316 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF PORT Ht.-.. -·­
ADOPTING A FINAL MITIGATED NEGATIVE DECLARATION AS A RESPONSIBLE 

AGENCY, AMENDING THE LOCAL COASTAL PRQQRAM AND ZONING 
ORDINANCE TEXT, CONDmONALL Y APPROVING BOUNDARY CHANGE. : 

APPLICAnON NO. PHBC-778 TO THE ZONING MAP AND GENERAL PI.MfLJut. ,.;,,,, 
USE MAP, AND CONDITIQ~LLYAPPROVINGP~NED DEV:ao~· 

PERMIT APPLICATION Nci·PHPD-777 AND AuTHORIZING TRA8SMnTALoF . 
SAME TO THE CALIFORNIA COASTAL COMMISSION FOR THE SOUTH 
TERMINAL-EAST EXPANSION PROJECT AT THE PORT OF HUENEME -

ARnCLE 1 -RECITALS 

Recitals 

A. WHEREAS, pursuant to California Harbors and Navigation Cacfa 
Section 6075, the City of Port Hueneme ("City") and the Oxnard Harbor District 
("District; have entered into that certain Memorandum of Understanding 
("SSMOUj effective September 6, 2000, whereby the City consented to the 
Districfs acquisition of the vacant 14.1-acre property commonly known as the 
"Sunkist Site" together with a 1.43-acre dead-end City right-of-way and 0.08-acnt • 
land-locked Agency all situated within the California Coastal Zone abutting the 
commercial Port of Hueneme subject to terms regarding further parcel 
transactions, development, and the District's construction of certain on and ofl-
site urban design improvements; and 

B. WHEREAS, on September 29, 2000, ownership of the Sunkist Site 
was acquired by the District, a harbor district of the State of California formed in 
1937 pursuant to the California Harbors and Navigation Code. Section 6000 et 
al., whose primary governmental function is to own, operate, and manage the 
commercial deepwater Port of Hueneme including development of harbor works 
and facilities; and 

C. WHEREAS, the District's Port Master Plan, as amended, was first 
approved and certified by the California Coastal Commission at its regular 
meeting of May 15, 1979, and on March 6, 2002, the California Coastal 
Commission certified the District's Port Master Plan Amendment No. 6 that adds 
approximately 11.5-acres of the former Sunkist Site and abutting West Hueneme 
Road right-of-way into the Distrid's Port landholdings; and 

D. WHEREAS, a public hearing has been held as required by raw .a 
in accordance with Section 8 of the SSMOU and Municipal Code Section 10003. 
10004, and 10352 to consider the District's applications for a Boundary Change· • 
to amend the City's Land Use Map and Zoning Map and carnponant arnenc:1na1t 



• 

• 

• 

of the City's Zoning Ordinance Text and local Coastal Program ("LCP1 Text to 
provide for port use on the 11.5-acres of the former Sunkist Site property and 
vacated City right-of-way and to seek issuance of a P.lannecl Development 
Permit for the construction and use encompassing improvement of the property 
by paving, fencing, utilities, drainage, and lighting suitable for the placement. 
handling, and storage of cargo, including automobiles together with: (i) a 10-foot. 
high perimeter wall with landscaping along the easterly boundary and a. 1~:,:S-o:~!,'. 
high chain link fence along the southerly boundary; . (ii) ·a public plaza af thifY,t~ ,: 
intersection of Surfside Drive and the beach revetment; and (iii)· the WeSt·· 
Hueneme Road/Surfside Drive pedestrian parkway connecting the new plaza to 
the Museum on Market Street with said improvements all situated adjacent to the 
South Terminal area of the commercial Port of Hueneme, a portion of 
Subdivision 87, Rancho El Rio De Santa Clara O'La Colonia in the City of Port 
Hueneme, County of Ventura, State of California, (hereinafter referred to as,. 
"Project"}; said Project site further identified to include Ventwa County 
Assessor's Parcel Nos. 206-0-100-33, -32,-15, and -16; and 

E. WHEREAS, said Boundary Change would reclassify and remap 
approximately 11.5-acres of the Sunkist Site property from "C-S Special 
Commercial" to "M-PR Port Related Uses" zone and redesignate and remap it 
from "Visitor Commercial" to '*Port" land use as depicted in Attachment •A• 
attached hereto; together with miscellaneous revisions to the LCP's lntrodudiorr 
text to reflect present conditions, and revisions to the LCP's Existing Conditions 
and land Use Plan text to reflect the proposed zoning and land use changes to 
the Sunkist Site and new implementing regulatory provisions (zoning text) for the 
remaining "Visitor Commercial" Zone portion of the Sunkist Site as set forth in 
Attachment "B" attached hereto; and 

F. WHEREAS, the local Coastal Program of 1he Citr of Port 
Hueneme, as amended, was first approved and certified by the Califamia 
Coastal Commission at its regular meeting of July 25, 1984; and 

G. WHEREAS, pursuant to Municipal Code Section 10006. any 
amendment to adopted development and use standards or boundary change to 
land situated within the California Coastal Zone constitutes an amendment of the 
City's LCP and shall not become final until approval is granted by the Coastal 
Commission; and 

H. WHEREAS, In order to comply with the Caflfomia Enviianmental 
Quality Act, an Initial Study and Mitigated Negative Declaration was prepared for 
the Project by the District through its consultant, Padre Associates. Inc., to 
analyze the potential significant environmental effects of the Project that was 
circulated for public review between February 12, 2001 and March 26, 2001 .. 
Whereby a Final Mitigated Negative Declaration was adopted by the District as 
lead agency on March 26, 2001 in accordance with CEQA; and • 



I. WHEREAS, consideration of the Project by the C"rty Council 
represents a discretionary action subject to the environmental review 
requirements of the California Environmental Quality Act ("CEQA 1 (Public: 
Resources Code Section 21000 et. seq.) and by operation of Section 15050 of 
the California Administrative Code, the City Council of the City of Port Hueneme 
is deemed "responsible agency" for the purposes of CEQA &rJd .~at a 
Mitigated. Negative Declaration and Initial Study Evaluation <•r:MND, · · · 
prepared by the District as required by law in connection with said I.;IP¥"1li~ 

which it pertains, which FMND is on file in the office of the Director of Community 
Development, City of Port Hueneme; and 

J. WHEREAS, the City Council has reviewed and considered al 
public testimony and supporting materials and exhibits relevant to the proposed 
Boundary Change Application No. PHBC-776 and Planned Development Permit 
Application No. PHPD-777 prior to rendering a decision on any aspect of 1ba 
Project; and 

K. WHEREAS, City staff has recommended that the Project be 
conditionally approved. 

ARTICLE II - DECLARA nONS 

Record 

A. 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 renderin•a decillion oaany ~ •ae Project 
and FMND prepared pursuant thereto, 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 July 17. 2002.. 

b. All oral, written, and visual materials presented by City 
and District staff in conjunction with that certain public hearing cond.ucted on July 
17, 2002. 

c. The following informational documents whic::h,. by tis 
reference, are incorporated herein: 

• 

• 

i. That certain written report submitted by the 
Department of Community Development of the City of Port Hueneme dated Julr • 
17, 2002 (hereinafter referred to as "Staff Report"). 



• 

• 

• 

ii. The FMND, dated March 26, 2001 commissioned 
by the District for the Project. 

111. District Resolution No. 868 containing and 
adopting a Mitigation Monitoring and Reporting Program for the Projed: att:acbed 
hereto as Attachment ·c·. . .. 

·1~. -. :"·i~ -:;: . 

iv. The SSMOU, effeciwe Se~mber 6, 2000. 

v. All written and oral comments received as a result 
of the distribution of public review draft documents for the Project on April 30,. 
2002 and received in conjunction with that certain public hearing to consider the 
Project conducted on July 17, 2002. 

vi. District's Boundary Change Application No. 
PHBC-776, Development Permit Application No. PHPD-777, and the Project's 
Preliminary Development Plans prepared by Penfield & Smith Engineers and 
Surveyors and supporting materials accompanying the Staff Report. 

vii. Amendment No. 2 to the SSMOU together with 
the District's Letter of Understanding accompanying the Staff Report as Exhibit 
"A". 

Public Review 

B. On the basis of evidence hereinafter listed, all administrative 
procedures and public participation requirements pertaining to the LCP and 
Zoning Ordinance Amendment and issuance of a Bound-, Ch-.e pr-=nbed 
in Title 7, Division 1, of the Government Code of the State of California, Division 
20 of the Public Resources Code, and Article X of the Port Hueneme MWlicipal 
Code, have been lawfully satisfied. 

1. Written notice of the availability of pubic review draft documents 
pertaining to the proposed Project together with public hearing date to be set for 
a certain future date before the City Council was mailed to all governmental 
agencies and persons know to be interested in Local Coastal program matters. 
In addition, copies of the review draft documents were made available far public 
perusal at the Port Hueneme Civic Center, Ray D. Prueter Ubrary, and South 
Central Coast Area Office of the Coastal Commission. Both notice and 
documents were mailed and/or delivered on April 30, 2002. a minimum of forty­
five (45) days prior to the City Council's final action on the proposed Project. 

2. Written Notice of public hearing before the City Council of the 
City of Port Hueneme conducted on July 17. 2002 was .mailed ta al 
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governmental agencies and persons who were kr.ow to be interested in Local 
Coastal program matters and to all persons owning property within 300 feet of 
the boundaries of the Project site and to all residents within 100 feet of said 
boundaries. which notice was mailed not later than ten (10) calendar days prior' 
to the date of said hearing. 

3. Writtef1 .. notice of . public hellrillg before the CllY CofJRCI 
conducted on July 17. 20()2, w;~s published in a ~al section of a~ of 
general circulation on July 7, · 2002. · · · 

C. BE IT FURTHER RESOLVED that the City Council of the Cfty of 
Port Hueneme considered the potential effects of the proposed Project on the 
regional need for public services and available physical, fiscal. and 
environmental resources before deciding on this matter. 

Environmental Impact Findings 

D. BE IT FURTHER RESOLVED that the City Council has consicferac:t 
the information in the proposed Project's FMND and Mitigation Monitoring 
Program and all comments received during the public review period prior ta 
taking any action related to the proposed Project. 

• 

E. BE IT FURTHER RESOLVED that on the whole record befare the • 
City Council, including the proposed Project's FMND containing comments 
received during the public review process, and with incorporation of all mitigation 
prescribed in Attachment "C" of this Resolution, the proposed Project will 
mitigate or avoid the significant environmental effects thereof as identified in the 
Initial Study so that the proposed Project will not have a significant effect an the 
environment and that this reflects the City Council's independent judgment and. 
analysis that the FMND meets the requirements of CEQA. 

F. BE IT FURTHER RESOLVED, that considering the record as a 
whole, the proposed Project involves no potential for adverse effect. either 
individually or cumulatively, on wildlife. 

G. BE IT FURTHER RESOLVED, that the City Council, ading as 
responsible agency, hereby approves the FMND {or the proposed Project subject 
to and contingent upon implementation of all mitigation and monitoring measure 
prescribed in Attachment "C" of this Resolution. 

H. BE IT FURTHER RESOLVED that the City Council has conductecf 
a public hearing as required by law to consider the proposed Proied: and. bas 
considered the FMND prior to taking any action related thereto. • 



• 

• 

• 

Coastal Act Findings 

I. BE IT FURTHER RESOLVED that 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,. marine 
fisheries, other ocean resources, and the natural environment. CalifomiaC()E!Stal~;~:";;:, 
Commission Regulations establish the standards. by ·which propo~4l.>J~. 
developments or other activities are evaluated to ensure- a.sistency Witft'1.fWI\ :-,~ 
Act. Following are evaluations of the proposed Project with respect to relevant 
policies of Chapter 3 of the Coastal Act On the basis tJf etidence presented 
below, the proposed Project is deemed fully consistent with and furthers the 
objectives of the California Coastal Act of 1976: 

1. Shoreline Access 

a.1. 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 facHities 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 
Coastal Commission in 1978-79. 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 beach. At its western terminus. 
the Master Plan calls for a park and vista point at the entrance to the harbor, 
connected to the main portion of Hutii1eme Beam PaM. lll,p aa Ellllflllnsion of 
Surfside Drive and a meandering promenade. 

b.1. Consistency Statement: The proposed Project wourd result in 
the construction and use of a sixty-foot (60') diameter decorative beach viewing 
plaza near the terminus of the Sunkist Site revetment at Surfsjde Drive that will 
serve as the public entry point to the planned continuation of public access that 
is planed up-coast alongside the beach revetment terminating near the entrance 
of the harbor (future Lighthouse Promenade) consistent with the intent of the 
Hueneme Beach Master Plan. The proposed plaza includes an eight-foot (8') 
wide shared bicycle and pedestrian sidewalk that connects eastward to the 
existing eight-foot (8') wide shared bicycle and pedestrian parkway located along 
the West Beach Park shoreline that links to the Beach P.ark's Pier Plaza and the 
Bubbling Springs Recreational Corridor. a shared eight-foot (8') wide bicycle and 
pedestrian parkway alongside a riparian water-way extending 2-miles inland from 
the ocean providing unrestricted access to the beach from neighborhoods in the 
central and northern portion of the City and outlaying coastal plain. The 



Proposed project will also result in the coastructie'l anct-.se of 8IIPieW beau aty-two 
to twenty-four foot (22'-24') wide parkway with eight-foot (8') wide bicycle anct 
pedestrian walk extending %-mile inland from the proposed beach plaza 
northward along the eastern edge of the Surfside Drive right-of-way terminating 
at the Port Hueneme Museum on Market Street consistent with the LCP's 
development policies for the Sunkist Site calling for an urban design ~ 
to the Market Street area. . .. ;~- ·: ., ;1,; •. ·• \ · 

'.{·,,., ,.!'J.,~~ ···;::· c"•Y•.··.·.•·. 

·. · 2. < Recreation 

a.1. 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 shaD 
be protected for that use, and proposals for aquacultural facilities located on 
those sites shall be given priority, except over other coastal dependant 
development or uses (Sedion 30222.5). 

b.1. Consistency Statement: The proposed Project woufd reave 
intad the "Visitor-Commercial" land use designation and "C-S Special 
Commercial" zoning classification for the approximate 1.5-acre portion of the 
Sunkist Site situated between the revetment and existing railroad tracks and 
reclassify the remaining landward and revetment portion of Sunkist Site with a 
"Port" land use designation and "M-PR Port Related Uses" zoning classificatiort 
that would apply implementing regulatory provisions where seawaU revetment 
and waterfront access facilities, together with recreational and visitor serving 
facilities. are permitted uses so long as they are consistent with and further the 
intent of the Hueneme Beach Master Plaa as sal forth •the ~ UsePlan of 
the LCP; provided further, that said facilities shall be the only uses pennitted 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 of land fifty feet 
(50') in width abutting north along the length of the ocean revetment (public 
access and recreation is currently designated on the ocean-side of the revetment 
with a "P-R" Park Reserve Zone classification and a "Pali<s and Open Space"' 
land use designation). New implementing regulatory provisions proposed as a 
result of the Project would also allow certain professional, service oriented, or 

· specialized retail uses by Conditional Use Permit for the "C-S Special 
Commercial" Zone. 

3. Marine Environment 

• 

a.1. 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 pratedad. tD 
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ensure that healthy populations of · afP sped~ a'f mat ii 1e Ol'g'aniSms are 
maintained for long-term commercial. recreational, scientific. and educational 
purposes (Sections 30230 & 30231 ). 

b.1. Consistency Statement: The proposed Project does nat 
include marine environment property and according to the Final MitigatEK.l 
Negative Declaration prepared for the Project ang approved by the.· Coas~';'.: ; ~ 
Commission, the proposed Project is not expected'\to have ally si~ifiC#fl£•~(t.'-­
impacts on biological resources (Section 2.4). With regard to coastalwateiis~ the:· ' 
proposed Project is subject to compliance wHh state and federal regulations 
implementing the Clean Water Act, including National Pollutant Discharge 
Elimination System permit requirements administered by the Regional Water 
Quality Control Board and the three (3) additional Water Quality Polices found. in 
Amendment No. 6 to the District's Port Master Plan. 

4. land Resources 

a.1. Statement of Fact: Environmentally sensitive habitat areas 
must be protected. The regulations provide that development in areas adjacent 
to sensitive habitat areas and parks and recreation areas shall be protected 
against any significant disruption and that uses of adjacent areas be limited ta 
prevent degradation of sensitive habitat (Section 30240) • 

b.1. Consistencv Statement: According to the Finaf Mitigated 
Negative Declaration prepared for the Project and approved by the Coastal 
Commission, the proposed Project does not contain environmentally sensitive 
habitat nor does the Project disrupt adjacent sensitive habitat areas listed by the 
U.S. Fish and Wildlife Service, California Department of Fish and Game, or those 
that are of local concem. OevelopmeMt:ef porkelated-- tm!!!l'" tm"'tl're- ballt' of the 
Sunkist Site is buffered from the adjacent Beach Park by the remaining 1.5-acre 
Visitor Serving portion of the Sunkist Site situated between the revetment and 
existing railroad tracks and by the proposed 1 0-foot high perimeter wall with. 
landscaping located along Surfside Drive. 

5. Development 

a.1. 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- ethel" 
developments on or near the shoreline (Section 30255). 

b.1. Consistencv Statement: As noted herein, the proposec:t 
Project will maintain and enhance the right of public access along the shoreline 
and ensure coastal-related and coastal-dependent development at the Sunkist 
Site property by improving unimproved beach access and classifying the 



property with an "M-PR" Port Related Industry Z~e anll •pOif' ~lllnd use 
designation that ensure shoreline access consistent with the Hueneme Beach 
Master Plan and the Port Master Plan Amendment No. 6, certified by the Coastal 
Commission on March 6, 2002, that adds the Sunkist Site to the Oxnard Harbor 
District's land holdings. 

6. Industrial Development 

a.1. Statement of Fact: The Coastal Commission Regulations 
provide that coastal-dependent industrial facilities are to be encouraged to klcate 
or expand within existing sites (Section 30260). 

b.1. Consistency Statement: The proposed Project would alkNr 
development and use of the expanded portion of the Harbor District's boundaries 
on the former Sunkist Site Warehouse property for port related and access 
related land uses to enhance operation of the deepwater Port of Hueneme 
complex consistent with the Hueneme Beach Master Plan and the Part Uaster 
Plan Amendment No. 6. 

7. Coastal Resources Summary 

a.1. Statement of Fact: the proposed Project is consistent with 
Port Master Plan Amendment No. 6 that added the greater part of the former 
Sunkist Property into the Harbor District landholdings. In approving Port Master 
Plan Amendment No. 6, the California Coastal Commission staff report stated: 
"In summary, the Commission finds that the proposed Port Master Plan 
Amendment No. 6 will allow the Oxnard Harbor District to construct port related 
support land uses and facilities and all significant effects of future development 
will be adequately mitigated. As..prop~. the i»ort ~er Plllll A Ttttdment is 
consistent with all applicable procedural provisions and policies of the Coastal 
Act." 

Amendment Findings 

J. BE IT FURTHER RESOLVED that the proposed Project's 
relationship to and effect on other sections of the previously certified LCP are as 
follows: 

1. To obtain certification of its first Local Coastal Prog1aan 
in 1984, the City was required to rezone and redesignate land use at the Sunkist 
Site property for a limited range of visitor-serving commercial and recreational 
uses with a "C-S Special Commercial" zone classification and a VISitor 

• 

Commercial" land use designation. On September 6, 2000, the City consented to • 
the District's acquisition and port-related use of most of this vacant land and 
northerly abutting West Hueneme Road right-of-way subject to terms regarding 
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• 

• 

its development, transfer, and the District's construction of certain on and off-site 
urban design improvements. Under the MOU, the City agreed after the District's 
purchase and submittal of compete development plans to diligently pursue 
appropriate amendments to its Zoning Ordinance, General Plan, and Local 
Coastal Program to allow the Sunkist Site to be used for port purposes under the 
same zoning that exists for the remainder of the property owned by the District ;;¢ 
the Port of_ Hueneme. On_ September 29, __ ~000, ownE! ... hip of the Sunk~" _..,_ •:·:: •. :-~~-~ 
was transferred to the Harbor District f~t~~e~ansiott ;of oom~¢ial poit· .. . .. " ··••· .}i;\ 
uses at the deepwater Port of Huenem{f. On March 6, 2002, .the CaliDrrli&':' · 
Coastal Commission certified the District's Port Master Plan Amendment No. 6 
that adds approximately 11.5-acres of the Sunkist Site and northerly abutting 
West Hueneme Road right-of-way into the District's Port landholdings. On April 
10, 2002, the District submitted application to the City for development and reuse 
of the Sun kist Site. 

Accordingly, a boundary change is proposed that would redassify the greater 
part of the property and northerly abutting West Hueneme Road right-of-way 
{approximately 11.5-acres) from its existing "C-S Special Commercial• zone 
classification and "Visitor Commercial" land use designation to a "M-PR' Coastar 
Related Industry Zone and "Port" land use designation to facilitate reuse for port­
related and public access purposes. The approximate 1.5-acre portion of the 
Sunkist Site under ownership of the City located between the revetment and 
existing railroad tracks would maintain its existing ·c-S Special Commerdar' 
zone classification and "Visitor Commercial• land use designation. The 2.53-
acres of the Site located seaward of the revetment wiU retain its existing •p-R 
Park Reserve" Zoning and "Parks and Open Space" land use designation for 
recreational beach use. The land use and zoning map revisions, together with 
proposed changes to the LCP's Introduction, Existing Conditions, and land Use 
Plan text and implementing regulatory provisions {zoning text) merely reflects the 
proposed change in land use for the bulk of the Sunkist Site from visitor-serving 
commercial to port-related purposes. 

2. Modification of implementing regulatory provisions for 
the "C-S Special Commercial" Zone are proposed which recognize the 
irrelevance of the earlier geographic requirements embodied in the C-S zone and 
broaden the specific list of permitted conditional uses for the remaining 1.5-acre. 
City owned, C-S zoned lot located between the railroad tracks and beach 
revetment; specifically commercial uses including: bakeries. barbershops,. 
financial institutions, florist shops, delicatessens, newsstands, confectionary 
stores, art and photo studios, office. professional, or business, travel agencies .. 
antique shops, specialty retail shops, business office of port users and 
professional and offices doing business with port or United States Navy users.. 
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ARTICLE Ill - BOUNDARY CHANGE APPROVAL 

LCP & Zoning Amendments & Boundary Changes 

A. .·· BE IT FURTHER RESOLVED that the City Councif CJf tht qil;f 
Port Hueneme does hereby approv~ and recommends Coastal COI:Yur(' ,, 
approval of Boundary Change Application No. PHBC-n6 erlcompassing 
revisions of the General Plan Land Use Map and Zoning Map as illustrated in 
Attachment "'A • attached hereto; and further approves the Local Coastal Program 
and Zoning Ordinance text amendments consisting of those exact revisions • 
set forth in Attachment .. B. attached hereto. 

B. BE IT FURTHER RESOLVED that initiation of the Boundary 
Change to the Zoning Map and Zoning Text amendments set forth in Attachment 
•A• and Attachment ·e· are hereby initiated by the City Council pursuant to 
Municipal Code Section 1 0003(8). 

ARTICLE IV - DEVELOPMENT PERMIT APPROVAL 

Development Permit 

A. BE IT FURTHER RESOLVED that the City Council af the City af 
Port Hueneme does hereby approve Planned Development Permit Appticatian 
No. PHPD-777 for the Project ("Permit") subject to the following conditions: 

1. That the Permit is granted to the District (also referred to 
herein as "Permittee") for the area and use as descrii::MI&.in ME 1 •ztr 5 n and 
attachments thereto, and as shown in the Preliminary Development Plans 
accompanying the Staff Report and, by this reference, incorporated herein. The 
terms and conditions of this Permit shall be perpetual and all future owners and 
predecessors in interest to fee title of the subject property shall be bound 
hereunder. 

2. That the location and development of an structures. fencing,. 
driveways, parking areas, landscaping, lighting, utilities and other such facilities 
and features shall be substantially as shown in an the Preliminary Development 
plans prepared by Penfield & Smith, DMJM Harris, and Pacific Coast Land 
Design accompanying the Staff Report, except or unless indicated otherwise 
herein. The color, texture and physical composition of the perimeter panel wal 
shall substantially conform to that which exists around the District's property. or 
as amended herein. Any mechanical and/or electrical equipment, inducling solar 
collector panels, satellite dish antennas, receiving and/or transmitting antenn• 
on the roof of any structure or "pad" mounted on the site shall be appropriately 

• 

• 
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screened from public view in a manner acceptable to the Director of Community 
Development or as otherwise governed by the provisions of Section 10203{H) of 
the Port Hueneme Municipal Code. 

3. That conditional approval of this Permit shan expire in 
twenty-four (24) months from the date of adoption of this Resolution unless 
substantial use is inaugurated or substantial construction commenced witf:lin ~~icf :}~;~i -- -: 

time frame. In this regard, the term substantial shaU mean over forty p~~P.f ----~~~[~­
(40%) of the proposed minimum square footage of the Project site. A twelVe (12) -
month extension of time may be granted by the Director of Community 
Development for a total development period not exceeding thirty-six (36) months .. 

4. That the Project, including all on-site and off-site 
improvements, shall be constructed and completed in a single-phase pursuant ta 
the SSMOU. 

5. That the following modifications to the Prefiminary 
Development Plans accompanying the Staff Report shall be subject to further 
review and approval by the Director of Community Development and resolved in 
conjunction with the Permittee's preparation of detailed grading, construction. 
landscape and irrigation plans, and specifications as required herein: 

(a) Type, sizing and density of an landscape pfant 
materials including the following ehanges= 

(i.) All trees identified as 15-gallon in size shall be 
replaced with minimum 24-inch box containers. 

(ii.) All ground cover shall be minimum 8-inches on 
center planted continuously beneath all shrub areas. 

(iii.) Consideration should be given to including Gazania 
'Mitswa Yellow' for ground cover in accent areas 
along the street front. 

(iv.) Add 20' Phoenix Dactyufera palm tree in Fandscape 
planter located directly across the street from the 
Anacapa View Homes vehicle entfy off Surfside 
Drive to serve as a focal point 

(v.) Washingtonia Robusta palms to ~ pranted at 
approximately 20-feet on center south of Seaview 
Street to replicate similar palm spacing in the beach 
area (12 palms). 

(vi.) Provide one to two (1-2) additionar Metrosideros 
Excelsa trees in the proposed turf planter located 
between Seaview Street and the Anacapa Homes 
vehicle entry on Surfside Drive. 
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(vii.) Pipe sizing for all lateral lines needs to be ctepicb!d 
on plans and mainline needs to be defined. 

(viii.) Replace Carissa, Escallonia, Coprosma, ancf 
Cyitisus located around flag plaza with Pittasporum 
Tobria 'Wheelers Dwarf, Europer Viridis Munchkin. 
Pittosporum Tobria Variegata and Day Ules. 
respectively, plus ensure that the gazania with 1004Jf. .;.·2 
'yellow'. . . ... · · .:,:, '. >. : ~ .. /,:~$;';;t~ft-

(ix.) Along the pedestrian parkw&y, fel)lace Crissa Tuttaf · 
with Pittosporum Tobria 'Wheelers Dwarf. 

(b) Change the proposed irrigation system to indude: stainfess 
steel replacement of the existing irrigation controller enclosure and the electrical 
service enclosure (Myers Type 3R stainless steel); replacement of the Hit-Logic 
with a Weathermatic time clock; and installation of a new irrigation pump wittl 
enclosure for the "City Maintained Valve". 

(c) Replace all •root barrier" labeled on plans with '11~­

(d) Install three inch (3") diameter conduit material and ~ 
boxes at appropriate distances within the City's right-of-way along Surfside Drive 

' 

• 

and West Hueneme Road beginning near the proposed flag pole plaza and • 
ending at the intersection with Market Street where the new sidewalk joins the 
curb and gutter (possibly in common trench with new irrigation mainrrne). The 
design shall be appropriate to enable installation of a future video security 
system to help monitor the harbor perimeter, flag plaz$. anci future shoreline 
public access by the City Hall Police dispatch center. 

Should an impasse be reached as to resolution of any or aR of the 
matters listed herein, such matter or matters shall be submitted to the City 
Council for its deliberation as a Major Modification pursuant to the provisions of 
Section 1 0352(H) of the Municipal Code of the City of Port Hueneme. 

6. That as part of the construction plans submitted herein. 
detailed landscaping and irrigation plans prepared by a State licensed landscape 
architect shall be submitted to and approved by the Director of Community 
Development prior to the issuance of building permits. Said plans shaD specify 
all planting materials and include a horticultural soils report and laboratory 
recommendations for all soil preparation and maintenance fertilization for aD 
landscaped areas from a state certified laboratory. Prior to issuance of a 
"Certificate of Occupancy" for the Project, all landscaping, irrigation. and 
thematic improvements shall be completed and fully installed. The Permittee · 
shall continuously maintain all landscaping that is installed pursuant to this • 
condition for a period of not less than ninety (90) days or until such earlier time 
that all plant material and ground cover has been estabUshed to the satisfactiaR 
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of the Director of Community Development. The Permittee shall notify the 
Director of Community Development prior to installation of all trees, palms. 
irrigation mainline, wire control, quick couplers, swing joints, irrigation heads. 
valves, and controller, to allow City verification and approval of the materials. 
The irrigation mainline shall be pressurized and inspected by City prior to backfill. 
A formal written request for final installation inspection by the District shall be 
accompanied by a certification from the .. Project lanc:tsc:ap~ ~rc:t,litect -~-- tg jp~- : 
Project's conformity with approved .· plans and specifications -. togeth~;Vritil·-a:t . 
twelve ( 12) month warranty on all-tree and palm matericds. Pursuant to Municit)a!d- · 
Code Section 6042, the District shall be responsible for the ongoing 
maintenance and care of all landscaping and irrigation in the Parkway located on 
the west side of Surfside Drive, including maintenance and care of all trees and 
palms at a level of care equal to or greater than that provided by the City for its 
landscaped street median islands. In this regard, the Project irrigation system 
shall be separated for independent operation by the City and District on eacll 
side of the street with the irrigation system and materials located on the west 
side of Surfside Drive subject to specification and approval by the City's 
landscape Supervisor. 

7. That the District shall abide by Condition No. 7 of City 
Council Resolution No. 3089 regarding the Terminal and Multi Modal Expansion 
Project. (NOTE: CONDITION NO. 7 OF RESOLUTION NO. 3089 PERTAINS TO THE Cl"TY'S 
APPROVAL OF DEVELOPMENT PERMIT NO. PHPD-752 FOR THE DlSTRicrS TERMINAL 
AND MULTI MODAL EXPANSION PROJECT AT THE FORMER NAVAL CML ENGINEERING 
LABORATORY PROPERTY WHEREBY THE DISTRICT IS REQUIRED TO PROVIDE THE CITY 
PEAK HOUR AND AVERAGE DAILY TRAFFIC COUNTS OF TRUCK AND LIGHT VEHICLE 
TRAFFIC GENERA TED BY THE HARBOR FOR INCLUSION IN THE DISTRICTS ANNUAL. 
AUDITED FINANCIAL STATEMENTS.) 

8. The Permittee shall install street signs as deemed necessary 
by the Public Works Director mounted on timber poles to complement the City's 
established street scene. 

9. That exterior lighting shall be provided for alf access 
driveways, parking areas, and pedestrian walkways so as to facilitate protection 
of private property and the safe pedestrian movement throughout the Project 
site. Such lighting shall be accomplished in such a manner as to not illuminate 
adjacent properties or streets, which might be considered objectionable by 
adjacent property owners or hazardous to passing motorists. Detailed 
architectural plans depicting the location and type of all on-site and off-site 
lighting features shall be submitted to and approved by the Directar of 
Community Development as part of the construction plans submitted herein. 

10. That prior to issuance of Building Permits by the City, the 
District shall pay all fees in the amount then prescribed by ordinance. resolution. 
statute, or other such instrument of Jaw that apply to the scope of development 



approved by this Permit, except or unless otherwise waived by the agenc:y 
having jurisdiction. 

11. That the District shall consult with the Ventura County 
Cultural Heritage Board in order to determine the exact location of the old 
Hueneme Wharf site and take appropriate measures to reduce impacts to the 
site and identify and designate the historical site a~.·. 
Heritage Bo~rd··· prior to a •c:ertificate ·of OecupaoCV' ·ru· :.lnl't· ·ass~ti'-ft:lttltle'·a-. 
the City's Building Official. · 

12. That prior to construction, grading and site utility plans shal 
be submitted to the Director of Public Works for approval as to grading and the 
location, type and adequacy of water and sewer lines. Prior to obtaining building 
permits, the Permittee shall obtain a Ventura County Fire Protection District 
Form #126 "Requirements for Construction" for approval as to the size, location 
and water flow of hydrants, which plans shall also denote the location of existing 
hydrants within 300 feet of the Project site. All construction and circulation shal 
comply with relevant Articles of the Uniform Fire Code in effect. In addition, to the 
extent required by the Ventura County Fire Protection District, the District shal 
comply with the Ventura County Fire Protection District's conditions of approval 
accompanying this Resolution as Attachment "E". Required fire hydrants shal 
be installed and made serviceable prior to any combustible construction and 
shall conform to the minimum standards of the Water Works Manual of the City 
of Port Hueneme, which standards include, but are not limited to, the foltawing: 

(a) Each hydrant shall be in accordance with current a 
six-inch wet barrel design and shall have two (2) four-inch and one (1) 2-112.-inch 
outlet(s). 

(b) The required fire flow shaD be achieved at no less 
than 20 psi residual pressure for a 2-hour duration. 

(c) Fire hydrants shall be recessed in from the curb face. 
24 inches on-center. 

The minimum fire flow for such hydrants shall be determined by the type 
of building construction, proximity to other structures, fire walls, and fire 
protection devices provided, as specified by the 1.5.0. Guide for Determining 
Required Fire Flow. Given the present plans and information, the required fire 
flow is approximately 1 ,250 gallons per minute. Each individual hydrant shall 
have a minimum flow of 1 ,250 gallons per minute. The Permittee shall verify tbat 
the water purveyor can provide the required quantity at the Project site. 

' 

• 

• 

13. That upon request of the City, the Permittee shalf provide a • 
copy of its erosion control and storm water pollution prevention program to the 
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Director of Public Works for review and approval that incorporates the mitigation 
measures prescribed in the Final Mitigated Negative Declaration and Mitigation 
Monitoring Program prepared for the Project and the three {3) Water Quality 
Polices found in Amendment No. 6 to the District's Port Master Plan. Should it be 
determined by the Director of Public Works to be necessary to relocate any 
existing on-site utilities, it shall be done at Permittee's expense. All unn•:unlrnrllrvt 
irrigation, water, and other pipes and/or op.anings, . . may 
during construction, shaU be· refT1oved ,or SE!aled in'a mann·~ ec· ~·,•S:rtisfcictc 
Public Works Director. All new utility facilities C!'AI!, .... _ 

installed underground in easements as required by the utility anct 
approved by the Director of Public Works. All utility lines and sub-connections to 
this Project shall be installed before any paving is placed and all utility boxes 
shall be placed underground or in inconspicuous locations, screened fram public 
view, so as not to impair the quality of the Project 

14. That the District shall provide or ensure provision of an art-
site and off-site improvements that shall conform to the Port Hueneme Municipal 
Code, generally accepted engineering standards, and to such standards that are 
found by the Public Works Director to be reasonably necessary to service tbe 
Project that include, but are not limited to, the following items: 

a. An adequate domestic water, waster water. and file 
flow distribution and delivery system. 

b. An adequate storm water drainage system and ublily 
systems designed and constructed to provide all necessary utilities 
to the Project site. 

c. An adequate parking and traffic regulatory system 
including necessary signals, signs, and pavement surfaced with 
asphalt concrete or concrete, and striping. 

15. That to the extent practicable. all construction and 
demolition debris from the Project shall be recycled. This should indude, but is 
not limited to, asphalt, concrete, metal, brick, vegetation/brush. wood, dirt/earth,. 
and rocks. Separate container(s) should be provided for similar materials sa they 
can be taken to the appropriate recycling facility. 

16. That all building construction shall comply with applicable 
City Building Code requirements and City Standard Construction Details and the 
Permittee shall adhere to all governmental laws, ordinances and regulations 
governing the site's use and development. Prior to the issuance of buHding 
permits the Project, detailed construction plans shall be submitted to and 
approved by the City Building Official, PubfiC Works Director. and Ventura 
County Bureau of Fire Prevention 
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The Permittee, as deemed necessary by the City Building Officiar, shal 
employ a Deputy Inspector or a qualified Laboratory Technician, who may be a 
District employee, for continuous inspection of the perimeter concrete panel wali 
during installation. At the time of completion of the Project, the Permittee shall 
make formal written request for final City inspection, which request shaU be ac­
companied by certification from the Project archit,ect/engineer as to. til~ P~~.:, 
conformity with approved plans and specificatibn$~<induding -inclicatian·aS to.r~ .. -:;! 
deviation there from; provided, further, that the Permittee shaH provide·· the 
Department of Community Development with "as-built'' plans on reproducible 
Mylar or transparencies prior to a "Certificate of Occupancy" being issued far the 
Project 

17. That the hours of construction of this project shaH be fitnled 
to weekdays from 7:00 a.m. to 5:00 p.m., and from 9:00 a.m. to 5:00 p.m. on 
Saturdays, unless specifically authorized in writing by the City's Bwlding Official. 
A temporary chain link fence, six (6) feet in height, shall be installed around the 
perimeter of each area under construction during the period of construction and 
shall be removed upon completion of all site and building improvements. The 
Permittee shall be responsible for actions of his/her contractors and 
subcontractors until such time as all public improvements have been accepted 
by the City. The Permittee shall designate in writing before starting work as to 
an authorized representative who will have complete authority to represent and 
to act on behalf of the Permittee. Said authorized representative or his/her 
designee shall be present at the work site at all times while work is actually in 
progress on the Project and shall make arrangements acceptable to the City's 
Building Official or Director of Public Works for emergency work which may be 
required at such time as the Permittee's representative is not actually on the 
project site. Whenewer the Permittee or his/her .-.prese•tive-·iltnot 1 1 ent on 
any particular part of the work where it may be desired to give directions, the 
City's Building Official or Public Works Director may give orders. These orders 
shall be received and obeyed by the superintendent or foreman who may have 
charge of the particular work in reference to which the orders are given. Should 
the Permittee's representative or workman not be available, the City may do or 
have work done by others at the Permittee's expense, if, in the opinion of the 
City's Building Official or Public Works Director, the work is required far tbe 
protection, health or safety of the general public. 

18. That prior to issuance of Building Permits and within ~rty 
(30) days of the date of approval of this Resolution, the Permittee shall file with 
the Director of Community Development written acceptance of the conditions 
stated herein. Compliance with and execution of all conditions, procedures and 
requirements listed herein shall be necessary prior to obtaining final building 
inspection clearance. Deviation from any condition, procedure or requirement 
listed herein shall only be allowed by written approval of the Direc:tar of 
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Community Development or as otherwise govemed' by ttre modification . 
provisions of Section 1 0203(H) of the Municipal Code of the City of Port 
Hueneme. 

19. That prior to commencement of work in the CitYs public 
right-of-way or on other City owned property, the District or District's contractor .•. 
shall obtain a City Encroachment Permit from the Director of Public \fl{odcs· 

20. That no "Certificate of Occupancy" shaD be issued far the 
Project until such time that all on-site and off-site landscaping, parking, lighting 
and other improvements depicted on the construction documents has been fully 
installed and completed to the City's satisfaction. 

21. That all mitigation measures contained in the Mitigation 
Monitoring and Reporting Program as set forth in Attachment "C". attached 
hereto shall be accomplished in the manner and time frame identified. In this 
regard, the City shall be provided a copy of the monthly report to the Board of 
Harbor Commissioners regarding its compliance with identified mitigation 
measures in the FMND as set forth in Board Resolution No. 868. 

22. That all improvements constructed on the site and afong the 
western side of Surfside Drive including, without limitation. all landscaping. 
irrigation, monument signs, lighting, and exterior fencing surfaces, shall be 
maintained by the Permittee, at the Permittee's expense, in a continuous state of 
good condition and repair, clean and free of rubbish, to the satisfaction of the 
City. 

23. That the Permittee shall take all actions necessary to control 
dust and dirt throughout the duration of constructiorP im:lueii'IQ, without limitation, 
excavation, grading and material transport operations. Prior to commencement 
of grading and/or construction on any portion of the site, the Permittee shall 
develop a dust control program and submit it for review and approval by the 
Director of Public Works. Said program shall and shall include provision for 
removal of all construction debris from public streets and gutter flow fines on a 
regular basis. Said program shall also make provision for dust and dirt control 
on all portions of the project site, all phases inclusive, prior to their actual 
physical development. 

24. That the Permittee shall be responsible for all traffic COilbol 
during construction and shall review all traffic control measures with the Director 
of Public Works for his approval prior to commencement of construction. All 
street closures, detours, and barricades shall be in strict conformance with the 
"Manual of Traffic Controls for Construction and Maintenance Work Zones•, most 
current edition, issued by the State of California Business and Transportation 
Agency, Department of Transportation. The Permittee shall also .be responsible 
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for replacement with like kind and quality of any existing features, fiXtures or • 
facilities (roads, pavement, curbing, utility, etc.) damaged by the Permittee during 
construction to the satisfaction of the City. 

25. That the District, in all respects regarding the proposed 
Project, shall comply with the terms and provisions stipulated in Cor~,dition No. 7 
and.:;:-J~~&9· where applicable~.Rfx .Q,w Council .~~soi~C)n .. :~9.~3.,;i!~~,·i~~qJJl~~~,,: 
CoJ:tgiti'QO·~··•·by this reference;.an:t,·':ineorporated· ·herein.·(N(:)IE·"'RI;$QLU·Q~M::;_t.'cL:::.:{::~. 
2323 PERTAINS TO THE CITY'S APPROVAL OF DEVELOPMENT'PERMIT NO; PHPI).614 
FOR THE WHARF 2 PROJECT. CONDITION NO. 7 OF RESOLUTION NO 2323 PERTAINS TO 
THE ENVIRONMENTAL THRESHOLDS AND MITIGATION MEASURES EMBODIED IN ntE 
1987 SETTLEMENT AGREEMENT. CONDITIONS 12-20 OF RESOLUTION NO. 2323 PERTAIN 
TO THE All-OWABLE CONSTRUCTION PROCEOURES/ACTJVmESITRAFFIC. 
DEVELOPMENT STANDARDS, AND CIRCULATION MEASURES EMBODIED lN ntE 1987 
SETTLEMENT AGREEMENT.) 

26. That pursuant to Section 3 of the MOU, regarding the 
District's right to utilize the City's Visitor Serving parcel, the City hereby gives the 
District its 12-month notice terminating the Districfs right to utilize the City's 
Visitor Serving parcel effective the date that this Resolution is adopted. 

27. That the Permittee and all subsequent occupants of the site 
shall comply with all applicable requirements of the State of California, County of • 
Ventura, City of Port Hueneme and all other governmental agencies having 
jurisdiction over the Project and/or property on which it is to be developed · 
including the District's compliance with all the terms and conditions set forth in 
the SSMOU, as amended. 

28. That violation of any or all of the conditions of this Devel-
opment Permit shall be considered a violation of the Zonir19 Ordinaace of the 
City of Port Hueneme and shall constitute grounds for revocation of said Permit_ 

Mitigation Fee Findings 

B. BE IT FURTHER RESOLVED that as a condition of Project 
approval, certain dedications and fees listed in Attachment "D" of this Resolution. 
are required to help avoid or substantially mitigate potentiaUy injwious or 
detrimental effects to the public health, safety or welfare. 

Effective 

C. BE IT FURTHER RESOLVED that as prescribed in Article If, Article (II 
and Article IV, of this Resolution, the proposed Project is deemed consistent with 
and furthers the objectives and policies of the City's General Plan, Zoning • 
Ordinance, and Local Coastal Program and provides for the orderly growth. 
development, and use of property and activities in the City of Port Hueneme.. 
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D. BE IT FURTHER RESOLVED that pursuant to Pubfic 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 

E. BE IT FURTHEJ3 .B~~OLV~D that the. Bqund~r.y/~~.~':'9~!~ :.:t'· . 
granted herein shall not. beeorjle . E)ffectjve .JJQtil ·the co~~P.Qnctijlg ~it.CP ··ailf::l: ':.f,,;.; " 
Zoning Ordinance Text AmendmentS and General Plan L.8nd ·Use and Zoning· · ·· 
Map revisions have been approved and certified by the California Coastal 
Commission and accepted by resolution ity Council consistent with 
California Code of Regulations Section 3544(a) 11 r final certification and until 
thirty (30) days after adoption of the n ainance by the City Council to 
implement the Zoning Map and Zoning Text amendments. 

F. BE IT FURTHER RESOLVED that the approvals granted herein 
shall not become effective until the Permittee files with the Director of 
Community Development written acceptance of the conditions stated herein 
pursuant to Article IV, Condition No. 18 of this Resolution. 

G. BE IT FURTHER RESOLVED that the 90--day appeaf period in 
which the Permittee may protest relative to the imposition of fees, dedications. 
reservations, or other exactions for public facilities required by the City attached 
to this Resolution as Attachment "D" as prescribed in California Government 
Code Section 66020(d)(1) has begun on the adoption date of this Resolution.. 

H. BE IT FURTHER RESOLVED that the Mayor of the City of Port 
Hueneme is hereby authorized to execute Amendment No. 2 to the SSMOU 
accompanying the Staff Report as Exhibit "A" and that the City Council accepts 
the District's Letter of Understanding in Exhibit "A" that clarifies the process by 
which the parking lot described in Amendment No. 2 to the SSMOU shall be 
constructed by the District. 

I. BE IT FINALLY RESOLVED that the Director of Community 
Development of the City of Port Hueneme is hereby authorized to file said 
Project approval with the Coastal Commission of the State of California and to 
execute any and all necessary documents and provide additional information 
with appropriate governmental agencies as may be required to implement the 
Project. 
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• PASSED AND ADOPTED this 17ttt day of July, 200 

• '0-<', 

APPROVED AS TO FORM: APPROVED AS TO CONTBlT: 

~LV?~ . MARK: HENSLEY, Cl"rY ~RNEY 

-
ROBERT L HUNT, ClTY MANAGER 

• 

• 
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CERTIFICATION 

STATE OF CALIFORNIA ) 
COUNTY OF VENTURA ) 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. 3316 passed and adopted by the City Council of the City of Port 
Hueneme at the Ad~ourned Regular Meeting of the City Council of the City of Port 
Hueneme on the 11' day of July, 2002, by the following vote: 

AYES: Council Members Rosenbluth, Young, and 
Mayor Pro Tern Sharkey 

NOES: None 

ABSTAINING: None 

ABSENT: Council Member Turner and Mayor Volante 

DATED: July 18,2002 
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PROPOSED LOCAL COASTAL PROGRAM AMEND-~, 

•Redllned" Version- June 19, 2002 
(South Tennlnal- East Expansion Project} 

NOTE: WORDS AND PHRASES THAT ARE UNDERUNED ARE 
TO BE ADDED; LANGUAGE THAT IS STRUCKOUT (STRUIG!OU+) IS 
TO BE DELETED. 

SEE PAGE NOS. 2, 4, 5, 21, 23, 39, 40, 45, 46. AND 49 FOR 
PROPOSED CHANGES. 
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Local Coastal Program 
Amendment 1-02 

· (2002 South Terminal- East Expansion Project) 
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SECTION 1: INTRODUCfiON 

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 who have shoreline 
areas. 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 an:a 
planning and zoning concepts to determine 
consistency with the Act. 

The California Coastal Act of 1976 declares tllat: 

"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 ~1 
Coastal Program (LCP) for its portion of the 
coastal zone. 

An LCP consists of: 

"a local governments (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 
defmedas: 

"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." 

1 



What Does This Have to do 
Port Hueneme? 

How was the LCP Developed? 

Much of the City ofPort Hueneme is within the 
Coastal Zone, as shown in Figure 1. This 
document,. the Local Coastal Program, pro­
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 procedeace over prior planning and zoning. 

The City of Port Hueneme reeeived certifica­
tion of their first Local Coastal Program on 
July 25, 1984. The City's LCP was comprehensively 
is heiag revised to reflect the new goals and policies con­
tained in the 2015 General Plan Update. 

Prior to certification of the City's 1984 LCP. 
Port Hueneme could not lUlilaterally approve 
development projects within the Coastal Zone. 
The Coastal Commission retains primary respon­
sibility and jurisdiction over 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 moe 
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 withit& 
its Jurisdiction since certification of the 
City's LCP in 1984. 
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Figure 1 
Coastal Zone 



What was the Process in 
Port Hueneme? 

What is the Relationship 
Between tbeLCP, the 
General Plan, and Other 
Planning Programs for the 
Coastal Area? 

'The City of Port Hueneme completed a General 
-=-- Plan review and update in April1977. The Plan 

served as the l»undatiOitfor tbe-6velopM&:t of the .t 
City's fll'St Local Coastal Program. One of the Plan's 
major policies was the "creative utilization and 
preservation of the City's natural~ which include die 
beach and harbor orientation". 

AP. a result, the General Plan recommendatious were 
deemed to be fundamentally consistent wdb the letter-aDd 
more importantly with the spirit-of the Caestal Act of 
1976. After a series of public meetings and hearings, Port 
Hueneme's first LCP was certified by the Califi:mia 
Coastal Commission on July 25, 1984. 

The Local Coastal Program was is beia& revised in 
conjunction with the City's 2015 General Plan 
Update, initiated in 1992 and certified in 1998. 
The revised General Plan considers coastal issues aDd 
contains a number of goals and policies to conserve the 
Ci~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 COIJUDit.. 
ment to conserve coastal resources. 

Put simply, the Local Coastal Program consti­
tutes a refmement of the land use policies 
and implementing instruments ofPort Hueneme's. 
General Plan {GP) as they pertaitt to development 
of areas within the Coastal Zone. AP. the primary 
components of the General Plan, Port Hueneme's 
General Plan Update and Central Community Project 
Redevelopment Plan collectively serve as the 
foundation upon which the LCP Land Use Plan is hased. 

Secondary components which serve to implemcat tile LCP 
include: 
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Ventura West Specific Area Plan 

Neighborhood Preservation Program 

Hueneme Beach Master Plan 

Neighborhood Strategy Area Urban Dcsip 
Study • 
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What is the Relationship 
Between the LCP and the 
Oxnard Harbor District? 
Master Plan for the 
Port of Hueneme? 

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

"for infonnation 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." 

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 
incorporated by reference for information purposes into 
the City of Port Hueneme Local Coastal Program in July 
1984. 

The City of Port Hueneme and the Oxnard Harbor 
District have entered into four thfee additional 
agreements 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 aad 
cooperation on planning for areas in and 
around the Port ofHueneme. In addition, the 
City and District entered into an agreement ia 
1987, which requires the City to consider 
amending the City's General Plan, Local 
Coastal Program, and Zoning Ordinance to im~ 
pose a single zoning classification on prop-
erty owned by the Oxnard Harbor District 
within the City. The agreement further 
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 Dis&rict. 
In addition, the Plan contains policies to 
streamline pennit processing for District 
properties. Lastly, the City and District entered into 
a Memorandum of Understanding in December of 
1995 and September of2000, concerning acquisition and 
use of the fonner U.S.Naval Civil Engineering Laboratory 
which was closed and realinged in Apri11996, um:fer the 
third round of the U.S. Base Realignment and 
Closure Act of 1990, and the purchase of the Suuk.ist Site 
by the District in September of 2000. 
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COASTAL POLICIES 

. Shoreline Access 

. Recreation and Visitor­
Serving Facilities 

• Water-Oriented Recreation 

. Warer and Marine Resources 

. Diking, Dredging, and Filling 

• Commercial Fishing and 
Recreational Boating 

. Shoreline Structures/Flood Control 

• Environmentally Sensitive 
Habitat Areas 

. Agriculture 

• Hazard Areas 

. Soils Resources 

. Archaeological/Paleontological Resources 

. Locating and Planning 
New Development 

. Coastal Visual Resources 
and Special Communities 

. Public Works 

. Industrial and Energy 
Development 
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SECTION n: LAND USE PROGRAM 

The Local Coastal Program for the City of Port 
Hueneme must conform to the policies of the 
California Coastal Act. These policies have beea 
organized into 16 groups, as shown below: 



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

Shoreliae AcceM 

Coastal Act Sections 30210 and 30211: Maiamm 
access and recreational opportunities shall 
be provided for all the people, consistent 
with public safety needs and the need 
to protect public riglds, riglds of private 
property owners and natural resource areas 
ftom over use. Development sbal1 not inter-
fere with the public's right of access to the sea. 

Coastal Act Sections 30212.5, 30213, and 
30220: Wherever appropriate and feasible, 
public facilities, including parking, shall 
be di~buted throughout an area to 
mitigate against the impac1s of overuse of 
·any single irea. Lower-cost visitor and rec­
reational facilities shaU be protected, en­
couraged and where feasible, provided.Jle.. 
velopments providing public recreational 
opportunities are preferred. Coastal areas 
suited for water-oriented recreational ac­
tivities that cannot readily be provided at inlaad 
water areas shall be protected for such uses. 

Water-Oriented R.eereatioa · 

Coastal Act Section 30221: OceanftoDt 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. 

Coastal Act Section 30222: The use of ptita 
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. 
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Water and Marine Resowees 

• 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-tenn com-
mercial, recreational, scientific, and educa-
tional purposes. 

Coastal Act Section 30231: 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 ofhu-
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 runoft 
preventing depletion of ground water su_Pplies 

• and substantial interference with surface 
waterflow, encouraging waste water reclama-
tion, maintaining natural vegetation buffer 
areas that protect riparian habitats, and 

• minimizing alteration of natural streams. 

Coastal Act Section 30236: Channelizations, 
dams, or other substantial alterations ofriv-
ers and streams shall incorporate the best 
mitigation measures feasible, and be limited· 
to: (1) necessary water supply projects, (2) 
flood control projects where 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 pro-
teet existing development, or (3) developments 
where the primary function is the improvement 
of fish and wildlife habitat. 

Dikin~ Dredsrin~:s Filling and Shore&ne 
Structures 

Coast Act Section 30233: (a) the diking. 

• filling, or dredging of open coastal waters, 
wetlands, estuaries, and lakes shall be per-
mitted in accordance with other applicable 
provisions of this division, where there is no 
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feasible less environmentally damaging alter­
native, and where feasible mitigation measures 
have been provided to minimize adverse envi­
ronmenta.Mffects. · ·· 

(b) Dredging and spoils disposal shall be 
planned and canied out to avoid significant 
disruption to marine and wildlife habitats aud 

Commercial Fishbag aJHI Reenatiea Baadac 

Coastal Act Section 30224: Increased~ 
· ational boating use of coastal waters shaU be 
encouraged, in accordance with this division., 
by developing dry storage areas, increasina 
public launching facilities, providing ad­
ditional berthing space in existing harbors, 
limiting non-water-dependent land uses tbat 
congest access corridors and preclude boating 
support facilities, providing harbors of refuge,. 
and by providing for new boating fa-
cilities in natural harbors, new protected wa­
ter areas, and in areas dredged from dry land. 
Coastal Act Section 30234: Facilities serv­
ing the commercial fishing and recreatiODal 
boating industries shall be protected aDd, 
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 bas been provided. Proposed 
·recreational boating facilities shall, where 
feasible, be designed and located in such a 
fashion as 110t to~ wi&la.tbe ..-Is of. 
the commercial fishing industry. 

Coastal Act Section 30255: CoastaJ..dependc 
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. 

ShoreliDe Structure 

Coastal Act Section 30235: Revetments.. 
breakwaters, groins, harbor channels, sea­
walls, cliff·retaining walls,. and other such 
constmction that alters natural shoreline 
processes shall be permitted when requin:d to 
serve coastal-dependent uses or to protect ex­
isting structures or public beaches in danger 
from erosion and when designed to eliminate or 
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mitigate adverse impacts on focal shoreline 
sand supply. Existing marine structures caw;. 
ing water stagnati<>n 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 
areas. 

(b) Development in areas adjacent to enviroa­
mentally sensitive habitat areas and parts 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. 

Agriculture 

Coastal Act Section 30241: . The maximum 
amount of prime agricultural land shall be 
maintained in production, and conflicts be­
tween agricultural and urban land uses shall 
be minimized. Stable boundaries shall he 
established separating urban and rural areas. 
Conversion of agricultural lands shall be lim­
ited to areas where the viability of existing 
agricultural use is already severely limited 
by conflicts with urban uses, and where the 
conversion would complete a logical and viable 
neighborhood and contribute to the establish­
ment of a stable limit to urban development. 

Soil Resources 

Coastal Act Section 30243: The long-term 
productivity of soils and timberlands shall be 
protected, and conversions of coastal com­
mercial timberlands in units of commercial 
size to other uses or their division into 
units of noncommercial size shall be limited 
to providing for necessary timber processing 
and related facilities. 

Archaeological or Paleo•tological Resotlrces 

Coastal Act Section 30244: Where development 
would adversely impact archaeological or pale­

U 



ontological resources as identified by tbe 
State Historic Preservation Officer, reason­
able mitigation measures shall be required. 

Loeating aad Plalmiag New Developmeat 

Coastal Act Section 30250: (a) New develop­
men~ except as otherwise provided in this di­
vision, shall be located within, contiguous 
with, or in close proximity to, existing 
development areas able to accommodate it;, in 
other areas with adequate public services aad 
where it will have significant adverse ef-
fects, either individually or cumulatively <HI 

coastal resources. In addition. land divi-
sions, other than leases for agricultural 

· uses, outside existing developed areas shall 
be permitted only where SO percent of the us­
able parcels in the area have been developed 
and the created parcels would be no smaller 
than the average size of surrounding parcels. 

Coastal Act Section 30252: The locatioo and 
amount of new development should maintain ad 
enhance public access to the coast by: (1) fa.. 
cilitating the provisioo of exteusion of tran-
sit service, (2) providing commerc.ial fa-
cilities within or adjoining residential 
development or in other areas that wiD 
minimize the use of coastal access roads, (3) 
providing nonautomobile circulation within the 
developmen~ (4) providing adequate parking 
facilities or providing substitute means of · 
serving the development with public transpor­
tation, (5) assuring the potential for public 
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 of onsite 
recreational facilities to serve the new developmeut. 

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 developmen~ and (2) Minimize..., 
ergy consumption and vehicle miles traveled. 

12 

• 

• 

• 



• 

• 

• 

Coastal Vuual Resources autl Special 
Communities 

Coastal Act Section-S J: The scenic: and 
visual qualities of coastal areas shall be 
considered and protected as a reso111ee 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 settmg. 

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. 

Hazard Areas 

Coastal Act Section 30253: New development 
shall: ( 1) minimize risks to life and property 
in areas of high geologic. flood, and fire 

·hazard; and, (2) Assure stability and structmal 
integrity, and. neither create nor contribute 
significantly to erosion, geologic 
instability, or destruction of the site 01' 

surrounding area or in any way require the 
construction of protective devices that would 
substantially alter natural landforms alone 
bluffs and cliffs. 

Public Works 

Coastal Act 30254: 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 of the Coastal 
Act. 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 precluded by other development. 



Industrial Dewelopment aad Enem Fadlitles 

Coa.'ital Act Sections 30255 and 30260: 
OR W .. 1 t lis • pa sziSsh••;e 
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 where 
consistent with this division of the Coastal Act. 

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,. 

Given this definition of"coastal-dependent,,. 
"coastal-dependent industry" is therefore 
industrial development which tequires water 
adjacency. 

1 

Housing 

Housing policies for coastal areas are now 
included in the California Government Code 
Article 10.7, Section 65590. As a result, 
this Local Coastal Program does not discuss 
coastal housing issues. 

The following section analyzes existing 
conditions and potential development in the 
City's Coastal Zone. To facilitate this 
analysis, tba City's.Caastal Zmle was. divided 
inttr 11 sulJ-a:reas, wltich are s&own in Frgure 2. 

The City of Port Hueneme is approaching 
build-out with very few sites available for 
new development The 2010 General Plan 
Update 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 sectioas 
identify the future development sites and 
define specific development policies for each 
coastal subarea. 
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A Hueneme Beach 
B Surfside 
C Surfside Industrial 

. D Ventura East 
E Ventura West 
F Market Street 
G Sunkist Site 
H Oxnard Harbor 

District 
I CBC 
J Former NCELJQxnard 

Harbor District 
K Channellslands 

..---.··"':' .. 

...... - :. .... : ~ 
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Figure 2 
Coastal Zone Subareas and Key Development Sites 

CITY OF PORT HUENEME 
· LOCAL COASTAL PLAN 



EXISTING CONDmONS AND POTENTIAL DEVELOPMENt 

Existing Land Use: 
• Recreation 

General Plan Land Use: 
• Parks and Open Space 

Area A: Hueneme Beach Park - 68 acres 

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

A comprehensive Hueneme Beach Master Plaa 
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 childn:n' s play 
equipment), and the addition of facilities at 
the eastern edge of Hueneme Beach Park (in-
cluding picnic areas, open tmf play area, 
playground equipment and additional parkin&). 
In coqjunction 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.( I) 

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) 

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. 

(I) These improvements to Hueneme Beach Park have been approwd by the Sold 
Central Coast Regional Commission undef. Development Permit 179-33. 

(2) This program is conducted by the Army corps of Engineers. 
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Existing Land Use: 
. Vacant 
. Low Density Residential 
. Medium Density Residential 
. High Density Residential 
.Park 
. Commercial 

General Plan Land Use: 
• Low Density Residential 
. Medium Density Residential 
. High Density Residential 
. Commercial 
. Parks and Open Space 

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 beachftont residential area. 
Major existing residential development in the 
area consists of recently built high- and 
medium-density condominiums (approx.imately 
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 tfae 
headquarters of the local VFW Chapter, Moranda Park, a 
community recreation facility, and Bubbling Springs 
Linear Park. 

Improvements to Maranda Parle 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 realignment of the entranc:e from 
Port Hueneme Road and landscape/open space treatme.ot 
integration of the park with the surrounding of the 
southwest comer of Surfside Drive and Port Hueuane 
Road. 

Bubbling Springs Linear Park was fonnerly a 
drainage channel. Improvements have been 
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 Springs Linear Park were ap­
proved by the South Coast Regional Commission 
under Development Permit 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 dwelliDg units. Currcntly,.1his 
site is vacant. 

(1) These improvements are not proposed/or certification as a part of this LCP. 
and are only proposed if a change in status occurs at the NCEL. 

17 



Existing Land Use: 
. Vacant 
• Industrial 
• Public Facilities 

General Plan Land Use: 
. Public Facilities 
• Industrial 

Existing Land Use: 
• Vacant 
. Low Density Residential 

• 

• Medium Density Residential 
. Commercial 
. Public Facilities 
.Park 

General Plan Land Use: 
. Commercial 
• Public Facilities 
• Park~ and Open Space 
• Low Density Residential 
• Medium Density Residential 
• High Density Residential 

Area C: S•rfside Iadutrlal - 40 aaa 

Area C contains industrial uses (auto salvage, 
general industrial, mini-storage }lad puM[eo 
facilities. 

General Plan land use 8Dd zoning designate the 
area for light industrial and public facilities use.. 

During the General Plan update process. a DCW 

General Pl.an category (Industrial) bas 
has been applied to this area. The Industrial 
designation pennits businesses involved ill 
laboratory~ research. light manufacturing,. 
distribution and services topther with City 
and public facilities. 

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

Area D: Veatara :East - 31 acres 

Area D consists primarily of residential 

• 

uses of various housing types and densities. • 
Ventura East also contains the Port Hueneme 
Civic Center and a small number of commercial 
uses along Port Hueneme and Ventura Roads. 
The Bubbling Springs Linear P81k passes throa&fl 
Area D . 

That portion of Ventura East whWa facea.Jort ·-. · 
Hueneme Road also contains a number of commercial 
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 towards the beach and Port. However, the 
proximity of this area to Hueneme Beach Padt sugp:&D 
that these establishments do cater to beach .visitors,. 
especially in summer. As a counterpart to the City's 
housing conservation effort, all commercial properties 
within Ventura East have been targeted for revitalizati-. 
through the Community Development Block Grant 
Program. 

Key development sites 13-17 are located in the 
Ventura East Area. Sites 14-17 are all plauned 
for Medium Density Residential~ accom­
modating an estimated 133 dwelling units. Site 
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Existing Land Use: 
. Commercial 
. Public Facilities 
. Vacant Land 
. Low Density Residential 
• Medium Density Residential 
. ffigh Density Residential 

General Plan Land Use: 
. Commercial 
. Public Facilities 
. Low Density Residential 
• Medium Density Residential 
• High Density Residential 
• MixedUse 

~~------------~--~~~~~~~---·-

13 is planned for future commercial develop­
ment. Currently, those sites ooatain 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 site 15, and Site 16 eontaiDs a 
commercial use. 

Area E: Ventura West - 77 acres 

Ventura West is primarily a residential area, 
with a mix of single-fainlly (5,000 square foot 
lot average) and multi-family units. Commer-
cial development (motel, body shop, cocktail 
lounges, restaurants, junior market) is 
concentrated along Pleasant Valley Road al 
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 
recentlybeen developed within Ventura West. 
Ventura West has been classi:fJed as a "deteriorated" 
neighborhood for which a Specific Area Plan bas been 
prepared and adopted governing the scope of 
revitalization proposed therein. With the overall 
objective being the maintenance of this neighbodtood 
as a source of low and moderate income housing, 
specific actions proposed as part of the Ventura West 

· Specific Area Plan include: 

Redevelopmen~ housing rehabilitation, 
code enforcement and selective site 
clearance and acquisition to effectuate 
neighborhood revitalization. 

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. 

By virtue of the dilapidated conditions 
prevalent within the "ABC" Street portion of 
Ventura West (four block area located "Mst:erfy 
ofPonoma Street between Pleasant Valley Road 
and Clara Street) together with its proximity 
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Existing Land Use: 
. Vacant 
. Commercial 
. Park 
• Public Facility 

General Plan Land Use: 
• Parks and Open Space 
. Commercial and Visitor Serving 
. Public Facilities 

to the USNCBC and Port ofHueneme, the Cit;y 
has maintained a transitional zoning classification 
which provides for the simultaneous development of 

residentialandba lM Ia r· •aarea..Asoae '··· 
of several tasks included within the scope of the 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 GeDeral Laad Use Plm. 

The Ventura West Area eon1ains the largest 
number of key development sites within any 
coastal 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 1ocated 
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 accommodating an additional 21 dwell-
ing units. Site 9 and 10 will continue to 
accommodate residential uses with aa additkmall6 
dwelling units slatfld.ii>r tMa sita.. 

Area F: Market Street - S acres 

Market Street is the remaining commercial nueiCIIIS ofPort 
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 building (a 
historical landmark and home of the Chamber of 
of Commerce and Port Hueneme Museum), and a few 
vacant parcels. Under the current General P• the area 
is designated for commercial and visitor scnin& use. 

The General Plan update supports the development 
of visitor serving commercial and harbor-related 
offices in areas proximate to the Port of~ 
Market Street included. 
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Existing Land Use: 
• Vacant 

General Plan Land Use: 
. Parks and Open Space 
. Visitor Commercial 
. Port 

Existing Land Use: 
. Harbor Related 

General Plan Land Use: 

Area G: Sunkist Site - It 14.1 acres 

The Sunkist Site is so namad because of an old 
citrus packing plant, which occupied the site 
until it was destroyed by fue 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 designation.) 
The site is divided by a strip of land paralleling 
Port Hueneme Road occupied by railroad aum gg. 
serviBg the Vea.tura CeUAty Railtead (VCR&). 
The railroad was formerly used to bring citrus from 
farms in the surrounding area to the packing plant for 
eventual export. Use of the railroad lJCRR for this purpc.lSC 

has declined greatly. 

The Sunkist Site represents key development site 
23. Of the approximately 14.1 +t-.4 acres contained. ia 
the site, 6.6 as:es lie aeHh eftae Aihvay; 
aBEl appreMoimately 4,13 IMJNS IN te tile seutiJ. 
l• .. tetal ef lO.S 2.53 ef6e +1-.4 acres lies Belfh.. 
south of an existing seawall; the beach on sa ef that 
portion below the wall fluctuates with the sand 
pumping cycle from Channel Islands Harbor. 
The City's General Plan designates the site as 
suitable for Visitor Commercial (but unspecified) 
use on the 1.51 acres abutting north of the seawalL 
with the seudlera area, located south iB the vieisity oftfae 
seawall, designated for Parks and Open Space use. The 
balance of the site is designated as Port under ownership of 
the Oxnard Harbor District and is governed bv its certified 
Port Master Plan.lt has been the City's intention to tic 
future development of the Sunkist Site to the Market Street 
area. Altheugh The beach area below the seawall is owaed 
~Privately the City hekl and as par-t efthe SUilkist pa:r:Gel; 
public access is easily and frequently obtained by climbing 
the riprap and/or by walking across the beach from 
Hueneme Beach Park to the east. The Hueneme Beach 
Master Plan calls for a meandering promenade passes 
thfeugh along the seawallle:t\ter portion of the Suukist 
Site. 

Areas B & J: Port ofBueaeme/Oxllanl HarHr 
District - 110 acres 

Areas H & J comprise the c:ommerciatrmdustrial 
port area of Port Hueneme,. under the jurisdiction of 
the Oxnard Harbor District. The Port is a facility of 
statewide significance, being the only deep water hadJor 
between Los Angeles and San Francisco. 

Area J represents key development site 22 aod is the 
21 



. Port former site of the U.S. Naval Civil Engineering Laboratory 
(NCEL). The NCEL was selected for closure under the 
Port third round of the 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 followiug 
closure of the installation. 

The NCEL Community Reuse Plan was p1ep8red iD 
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; IIUII'kd 
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 34-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. Tile 
underlying tenet 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 ofland, encompassing the 
shoreline revetment and approximately 50 feet at 
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back of the revetment should be reserved for public 
access consistent with the Hueneme Beach Master 
Plan . 

On August 2, 1995, the City Council and Surplus 
Property Authority of the City of Port Hueneme 
approved the final NCEL Community Reuse Plan 
dated July 1995. 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 (NCEL MOU) cleared-the way for a publi~ 
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 NCEL 
MOU, the City and the District have entered into a second 
MOU governing the acguisiton of the Sunkist Site and two 
additional agreements to guide future development within 
the Port of Hueneme. The Port Development Review 
Committee Agreement will provide an organized 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~ 
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 agreement, the LCP 
and General Plan have one land use designation 
for District properties located within the City. In additiou, 
the Zoning Ordinance will be amended to be consmnL 
(See the Implementation Section of this LCP). 

The District does contain one important 
recreation and visitor-serving facility whose 
future is of concern to the City. Hueneme 
Sportfishing is a commercial enterprise with five 
boats available either for individuals on scheduled 
departures or for charter by fishing parties. 

23 



Existing Land Use: · 
• Vacant 
• Commercial 
• Low Density Residential 
. Medium Density Residential 
. High Density Residential 

General Plan Land Use: 
• Commercial 

Low Density Residential 
• Medium Density Residential 
• High Density Residential 

Coastal Land 
Use Program 

Area I: Naval Coutruetioa Battdoa Ceater 
(CDC) - 815 aeres 

The CBC CDn.trols tt..-m.u.r oftfN:tmbur 
area. Federal facilities such u the CBC ate 
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: CbaaaeiiJiaads - 160 8CI'I!II 

Area K has developed primarily with residential 
units. Both single-family and multi-family 
units ate located in Area K. Commercial clevelopmeat 
(office, neighborhood commerci~ specialty letail) is 
located along Channel Islands Boulevard. 

Key development site 1 is located in the Channel 
Islands area. The site encompasses approximately 4.5 
acres and is currently vacant. The site is planned for 
future commercial development. The General Plan calls 
for the continued development of commercial uses along 
Channel Islands Boulevard and the preservation of low, 
medium, and high density dwelling 1111its. 

Areawide Hazardoas Wastes 

The City of Port Hueneme bas problems and 
opportunities involving the generation, Local 
storage, transfer and disposal of hazardous 
wastes and materials u does any urban area.. 
There are also special sources &hazardaus 
wastes and materials usociated' 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 u authorized by pusage of 
AssemblyBil12948 (Tanner 1986). The Plan 
serves as the primary planning document to: 
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Analyze hazardous waste generatioa 

Determine facility capacities and needs 

Reduce waste generation ad hazard 

Manage small hazardous waste volumes 

Determine the need for additional facilities 

•• 

• 

• 
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Identify locations for expansion and 
new facilities 

Set goals, objectives and policies tfuough the 
year2000 

Schedule City and County implementatiOJL 

As provided under the State Health and Safety 
Code (Section 25135.7}, the City of Port 
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 11le 
future. Any subsequent changes in the CoUDty 
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 intergovcm­
mental efforts such as joint powers 
agreements . 
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-------------------------~---------------

LOCAL COASTAL LAND USE PLAN 

OP·l Continued development of land uses which 

The planning process for the updated General 
Plan devoted a great deal of attention to develop­
trent 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 General 
Plan remain valid, and are the basis upon which 
the City's Local Coastal Program bas been developed. 

will create mid sustain a strong, viable economic 
base for the City. 

OP-2 Creative utilization and responsible conservation 
of the City's major natural assets the beach and 
harbor environment. 

OP-3 Development and maintenance of a housing stock 
with a broader range of choice for residents of the City. 

OP-4 Improvement of accessibility to the City ftom the regional 
freeway and highway system. 

OP-5 "Fair Share" Payme11t for use of City services and facilities. 

OP-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. 

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 below: 

• LCP-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. 

LCP-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 

LCP-3 To accommodate expansion of the Port of Hueneme in 
a manner which is compatible with the policies and land ' 
use designations of the LCP. 

This is the most important section of the Local 
Coastal Program, because it establishes 
policies consistent with the Coastal Act to 
serve as guidelines for future development 
and redevelopment of the Cnys Coastal Zone . 
Table I shows 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 Coastal Act policy 
groups of concern to the geographic sub-areas within 
Port Hueneme . 
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A. Hueneme Beach 

B. StRide 

c. Surfside Industrial 

0. Venllnl East 

E. Ventura West 

F. Market Slreet 

G. Sunkist Site 

H. Port of Hueneme 

I. CBC (1) 

J. Port of Hueneme 

K. Chamef Islands 

L Areawide 

Related Goals 
and Objectives 

I 

I I 
l i J l: I 1 

l I I I J 1 I 
GP-2 LCP-1 0 0 UJI-2 

GP-1 LCP-1 
GP4 LCN 

GP-1 l.a'-3 

GP4 LCP-1 0 0 GP-4 

GP-a 

GP-1 
LCP-1 
LCN 0 0 t.aa4 

GP-1 
LCP-t 

0 0 LCP-2 

GP-e LCP-3 0 0 
GP-5 
GP-e 

l.CP-3 

GP-e 
UJI-2 

0 0 LCP-3 

GP-3 0 
GP·2 LCP-3 
GP-e 

j J 
I i 1 
Ill t I 
0 

0 

0 

0 

0 

Coastal Zone Policies 

i 
J I I 1 

i 1 I I I J I 1 f 1 1 I f J f I I I I 1 
I J J 1 J I I I i J i J I 

0 0 

0 

0 

0 0 

0 

0 0 0 0 0 0 

0 0 0 0 0 

0 

0 0 0 0 0 0 

(1) Naval facilities Mel all federal lands are exempt from LCP juriSdiction. 

CrrY OF PORT HUENEME 
LOCAL COAStAL PLAN 

Table 1 
Coastal Zone Land use 

Development Polley Matrix 

• 
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LCP Land Use: 
. Parks and 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 

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 Planes­
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 h~by 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 consistent 

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 of the beach and 
ocean. 

Environmentally Sensitive Habitat Areas 

1. Definition and Location. Many 1Dideveloped areas of the 
coastal zone provide habitat for many species of animals 
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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 BnviroumaalaDy 
Sensitive Habitat (ESHA) is 4ll6ned _..: 

•.. any area in which plant or animal life or their habitats BN 

either rare or especially valuable because of their special 
nature or role in an ecosystem and which could be easily 
disturbed or degraded by bu.man activities and 
developments. 

Habitats found in the City of Port Hueneme at the east CIJid 
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 Departmeat of 
Fish and Game and United States Department of the 
Interior, Fish and Wildlife Service). 

~vironmentally 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 Commissioa 
in 1984, certain protected species (including least terns and 

• 

• 

snowy plovers) have been observed or reported to be foaucl • 
at the east end of Hueneme Beach Part. Hueneme Beadl 
Park, including the east end of the Park where these 
habitats and species have been observed, has been 
improved for public recreational purposes consisteDt with 
Coastal Development Permit No. 179-33 and the 1972 
Boundary Agreement between the City, State Lands 
Commission, and vadl.:nls partia. In addition to the fisldag 
pier, shoreline 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 alteratioa 
of vegetative cover and disturbance of wildlife. These 
problems are primarily due to limited public awanmess of 
habitat value and potential damage from these activities. 
Some potential impacts could be mitigated by proper 
management and maintenance of parlc: areas and some 
control over types and locations of recreational activities. 
This area may alSo have potential for habitat n:storatioa.. 

3. Resource Conservation Zone Overl@.y. The LaDd Use 
Plan includes a Resource Conservation Zone Overlay ovw • 
the east portion of Hueneme Beach Park depicted 
geographically in Figure 3. The following provides a 
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programmatic policy to help protect this area prior to any 
future development. The Resouroe Conservation Zone 
Overlay depicted on the Land Use t.lap is not definitive aaf 
may need modification in the future as a result of tho 
habitat study discussed below. 

4. Resource Protection Zone Policies. 

a. Future Development Projects. Prior to issuance 
of a coastal development permit by the C"tty within the 
Resource Conservation Zone Overlay area, the proposed 
coastal development permit shall be fouud in confonnity 
with applicable habitat protectiOD 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 by a qualified biologist or 
resource ecologist. The study shall encompass, at a 
minimum, the area located between Parkins Lot B and the 
"1" Street Canal, and the Resouroe 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 sllall 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 ofFish 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, final recommendations ofthe 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. 

The Habitat Protection Study shall determine East 
Hueneme Beach Park.' s significance relative to Coastal Act 
defmitions and resource protection policies 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 10: (1) 
the specific location of any ESHA, as defmed by Public 
Resources Code Section 30107.5, that shall be protected; 
(2) buffer areas to protect identified ESHA; and, (3) 1he 
following limitations appropriate for actmties withiD 
identified ESHA and ESHA buffer areas: (a) restrictiODS 
and possible seasonal closures related to public access and 
recreation; (b) appropriate signage and facing; (c) 
appropriate public viewing areas and interpretive displays; 
(d) speci:ficaiotn of the intensity and location of such uses; 
and, (e) delineation of areas and identifkation of 
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conceptual proposals for potential habitat restmllliml. 
enhancement, and their funding sources. 

Once the habitat study is complekxl, subseqaent • 
applicats for coastal development permits in the 
Resource Conservation Zone Overlay area may be required 
to update the habitat study consistent with the parametas 
listed above. 

b. Temporary Development or Special Use Pennils 
Projects. All temporary development projects or Special 
Use Permits issued within Hueneme Beach Parle (Coaseat 
Zone Subarea A) shall be conditioned to identify the 
location of and potential sensitive resources within the 
Resource Conservation Zone Overlay and downcoast 
Onnond Beach areas and prohibit participants 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, sball 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 foc:Used 
west of Parking Lot C. Parking Lot C may be used for uses 
subordinate and ancillary to the main focus of special uses 
or temporary development activity, limited overnight • 
recreational vehicle use, and other parking eveots. 

c. Resource Conservation Zone Signage. The City7 

after consultation with the United States Department of 
Interior Fish and Wildlife Service and/or California 
Department ofFish and Game, shall post appropriate sigas 
along the existing pedestrian walkways located betweea 
Parking Lot B and Surfside m 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 aad 
their habitats. 

a. Dunes are distinCt and sensitive ecosystems tlult 
contain certain rare, endangered, protected, or unliSUal plat 
and animal species. Dune land forms serie an important 
function in protecting inland areas from storm damage-. 
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 
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undisturbed dune areas in Southern California make maD)' 
of the dune species uncommon. rare, or endangend. The 
principal threats to dur·.e habitats are land uses or 
recreational activities whiciPftsult 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 Soatbem foredune or backdune vegetation shall be 
prohibited. The cleaniag of debris within So111hem fored:une 
and backdunes may be done by hand but not with the use of 
mecbanized equipment. Cleaning of debris in said dune 
areas should not occur between April 1 through Angust 30 
unless accomplished in consultation with_ either the U.S. 
Department of Interior Fish and Wildlife Service or 
California Ilepaltment ofFish and Game. All non­
authorized motor aod 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 dunes with appropriate 
mitigation. The City shall allow access to the dune areas 
consistent with the regulations of the U.S. 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 which is occupying the habitat dwing 
nesting and breeding seasons. 

b. The west bank of the "J" Street Canal may have 
eroded and encroached into Hueneme Beach Park. As such, 
all diking, dredging, and filling activities that may occur 
along the western bank of the "r' Street Canal in the City of 
Port Hueneme shall confonn 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 one-hundred feet 
(1 00') in width shall be maintained from the "F' Street 
Canal wherein no permanent structures shall be permitted 
except structures of minor nature, such as, f~ 
interpretive signs or viewing platforms,. and existing 

. unpaved access roads . 
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Resource Conservation Zone Overlay • 
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LCP Land Use: 
• Commercial 
. Parks and Open Spaces 
. Public Facilities 
. Low Density Residential 
• Medium Density Residential 
. High Density Residential 

Related Documents: 
. Central Community Redevelopment Project 
. Hueneme Redevelopment Plan 

LCP Land Use: 
• Industrial 
• Public Facilities 

Related Documents: 
. Central Community Redevelopment Project 

Area B: Surfside 

With the exception ofkey development site 12 
proposed for High Density Residential use, the 
Surfside area is almost entirely built out with -
existing development determined to be c:onsisteot 
with California Coastal Act policies. 

Area C: Surfside Industrial 

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 t&at 
continues to be appropriate for future indus­
trial development including accommodating 
harbor-related growth. 

Inasmuch as Area C lacks immediate water adjaccacy,. 
coastal-dependent 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 la:od 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: 

Coastal Related Industry 
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Due to the lack of immediate water 
adjacency,coastal-dependentuses 
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 • 



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

Related Documents:· 
. Development Pennit 137-02 
. Central Community 

Redevelopment Project 
• Neighborhood Preservation Program 

LCP Land Use: 
. Low Density Residential 
. Medium Density Residential 
. Commercial 
. Public Facilities 
• High Density Residential 
.Mixed Use 

Area D: Veatara East 

Conditions prevalent within Ventura East 
pre-suppose a tbnlllfold •IIIJtml&lr•atogy: 
(l) neighborhood stabilization via code en­
forcement and property maintenance incentives; 
(2) housing conservation via rehabilitation 
assistance and affirmative action with respect 
to fair housing pnu:tices; and (3) urban de-
sign improvements via commercial property m­
habilitation and cosmetic street scene· treat­
ment. Within this ftamewQI'k, the following 
specific development policies sball apply: 

Shoreline Access 

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

Recreation and Visitor-Serving Facilities 

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 developmeat,. 
however, shall be prohibited from 
adversely affecting pre-existing 
recreational and visitor-serving 
uses, provided that such uses are 
not allowed to detezi lAte mt.lllh­
standard or dangerous condition. 

Water and Marine Resources 

The biological productivity of the 
Bubbling Springs Waterway and any 
adjoining habitat shall be protected, 
maintained and, where feasible, enhaaced. 

Area E: Veatara West 

The Ventura West Specific Area Plan was 
adopted in February. 1978. The Specific Ale& 
Plan delineates a three-fold revitalization 
strategy: (1) redevelopment via selective site 
acquisition and clearance to facilitate eliminatioll 
of dilapidated conditions, provision of sites for 
development of low and moderate income housing, 
and promotion of long-term economic developmcat 
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Related Documents: 
. Ventura West Specific Area Plan 
. Development Permit 179-33 
. Central Community 

Redevelopment Project 
. 1979 Coastal Energy Impact Program 
. Neighborhood Preservation Program 
. Port Development Review Committee 

Agreement 

objectives; (2) neighborhood stabilization via code 
enforcement and urban design improvements to 
facilitate elimination of blight and bli&.htin& 
IJJilu.-w, &IL'allnarattmrc:rt'priVate" reinvestment; 
and, (3) housing conservation via rehabilitation 
assistance and property maintenance assistance 
incentives to facilitate eradication of substandard 
housing conditions, provision of expanded housing 
opportunities for persons of low and moaerate income, 
and institution of community pride and neighborhood 
cohesion. 

Collectiv.ly, 1Mse adion plans and programs 
have served as the overriding development strategy 
for Area E. Within this context, the V entora West 
Specific Area Plan is hereby incorporated by reference 
into this LCP and shall heretofore serve as the City's 
formal policy frame work within which all future actions 
in Area E must be consistent. 

As to the "ABC" area ofVentura 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. In this 
respect, establishment of a "transitional" zoning 
classification which provides for the simulta-
neous development and coexistence of residen-
tial and harbor-related uses under specific 
performance criteria is suggested. Compatibility betweea 
residential and any future coastal related industrial land 
uses will be provided with adequate land use transition or 
buffer 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 should 
be consistent with that of the 
Ventura West Specific Area Plan and 
shall, where feasible, protect, main-
tain and provide expanded housing 
opportunities for persons of low and 
moderate income in furtherance of 
neighborhood revitalization. 

Coastal-Related Industry 
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The transition of uses within the 
"ABC" portion ofVentura West from 
that of residential and commercial to 
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LCP Land Use: 
• Commercial 
• Public Facilities 
• Parks and Open Space 

Related Documents: 
• Port Development Committee 

Review Agreement 
. Central Community 

Redevelopment Project 

coastal-related shall be accommodated 
through permissive zoning to the ex· 
tent that such are mutually compat-
ible. The transition of this area • 
shall be coordinated between the City 
and Oxnard Harbor District. To protect exisdng 
residential land uses while providing for adequate 
buffer area within the streets, land proposed for 
conversion may be converted to coastal-related 
industrial uses on a full block-by-block basis for tile 
"ABC" area. 

Due to the lack of immediate water 
adjacency, coastal-dependent uses 
shall be pre<:Juded from development 
within the "ABC" area ofVentunL West. 

Area F: Market Street 

Resolution of the Market Street area in relatioa 
to Coastal Act policies and concerns regarding 
Port access and utility presupposes a three-fold 
development strategy for Area F: (1) redefining 
the Market Street commercial conidor so as to iDclude 
Area G within the 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 con~ the following specific develop­
ment policies shall apply: 

Shoreline Access/Coastal Visual Resoun::es 
/Commercial Fishing and Recreational Boating 

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, fishing and sports fishing 
activities and the ocean's recreatioaal 
and visitor-serving amenities. In 
addition, if possible new development 
will increase visual access to the Port. 

By virtue of its proximity to the 

• 

Port of Hueneme. and distance from 1fle 
Pacific Ocean, the Market Street area 
shall serve as an interface between • 
uses of a general commercial, speci-
ality retail and harboi-related nature. 
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LCP Land Use: 
.Commercial and 

Visitor-Serving 
. Parks and Open Space 
.Port 

Related Documents: 
. Port Development Review 
Committee Agreement 
. Hueneme Beach Master Plan 
. Central Community Redevelopment 

Project 
.Sunkist Site MOU 

Recreation and Visitor-Serving Facilities 

Development within the Market Stn:et 
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 functions. 

Area G: Sunkist Site 

The Sunkist Site, as a large parcel with ocean 
and frontage under siBgle public ownership by the City 
and Oxnard Harbor District, represents a 
coastal resource requiring careful plamUng. 

Development of the Sunkist Site should be tmdertaken 
comprehensively in accordance with aa appre¥ed master' 
plaa the Oxnard Harbor District's Port Master Plan 
Amendment No. 6 approved by the Coastal Commission 
on May 7, 2002 and the strategy set forth below . 

As to the nature of allowable uses, the prominence 
of Area G relative to its proximity to both the Pacific 
Ocean and the Port of Hueneme presupposes a-PQrt-related 
use and a JReH limited range of commercial uses tiHtB that 
whish applies te the Market Street m:ea. Specifically, 
Section 30222 of the Coastal Act provides that "visitor­
serving commercial and i'ecreational facilities designed to 
enhance public opportunities for coastal recreation" 
have priority over all other uses except agriculture and 
coastal-dependent uses. Se as te. aGsemmedate 
Fesemmeadatiens efthe (RrnarEI Harber DistriGt, 
Accordingly, it is proposed that port-related uses and a­
limited FaRge ef sash uses (i.e., harber Felated ef:fiees) he 
allewed sensistent ·.lfith the geaSFal inteRsity aaEI dlaraGter 
ef 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 
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Development of the Sunkist Site shall 
preserve, enhance and, where feasible, 
increase visual and physical access, both 
vertical and lateral, to and along the beach 
consistent with the Hueneme Beach Master 
Plan. 
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Recreation and Visitor-Serving Facilities 

No development on any portion of the 
Sunkist Site shall be approved iii the 
absence of a comprehensive master 
plan for the entire parcel. This plan 
will include a recreational compo­
nent, which plan and corresponding 
development shall be subject to the 
following standards: 

(i) The developable portion of Area 
· Gowned by the City located on LS 1 acres situated 
southerly of the existing 
Ventura County Railroad tracks sbaD 
be limited to visitor-serving 
and commercial-recreational facilities 
as listed in the underlying zone classification. 

(ii) The developable portion of Area G located 
norlherly of the City owned lot Ris8Bg V..... 
Ceuaty Railreaa vaelcs may include Port-Related 
Industrial eifiee uses iB Mlditiea t9 ·visiter &81\'ia& 

BBd QQHUJURieJ reereatieRal faeiliM& as listed iD the 
underlying zone classification. 

(iii) Development on the northerly 
portion of the Sunkist Site shall be 
coordinated between the City and 
Oxnard Harbor District~w~~~hiw·aa------­
de\•elepmeat shall aet M desipeS se as 

(iv) Construction of public parking on the GioD 
Easement {a one-half acre parcel landward of 
Surfside Drive, southeasterly of the Sunkist 
Site) should occur concurrently with construction of 
the City-owned visitor-serving lot or the Lighthouse 
promenade. 

(v) Landscaping improvements, including 
sand stabilization, ~parkway and 
urban design improvements, for the west end 
ofHueneme Beach Park, and urban design 
pedestrian connection to the Market S11eet area.. 

Areas B& J: Port ofHaeaeme/OuanlllariJor 
District 

•• 

• 

Closure of the NCEL in Aprill996, prescntecl both • 
opportunities and problems. To address these issues. 
the NCEL Community Reuse Plan Port Hueneme 
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• LCP Land Use: 
. Port 
. Parks and Open Space 

was adopted by the City Council in August 1995r 
and endorsed by the Board of Harbor 
Commissioners in December 1995. Within t11is 
context, land use recommendations set forth in the 
Reuse Plan may serve as a guiding development 
strategy for Area J and is hereby inQ>rporated by 
reference into this LCP. 

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 from 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 finalized 
and specific developments are designed, as well as 
as the nature .and timing of development to the 
adjacent Sunkist Site. 

In addition, while the Beach Master Plan depicts a 
large park at the tenninus ofthe·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 "saudspit"' 
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 112 acre 'sandspit" area at the 
base of the east harbor jetty is dependent upon 
successful property line adjustment from Navy 
ownership/use. 

Specific uses as to land, water and wharf 
areas within the confmes of Areas H and J are 
governed by a Port Master Plan which, as 
authored and administered through the Oxnard 
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Related Documents: 
• Memorandum ofUnderstanding 
• Naval Civil Engineering Laboratory 
. Harbor Redevelopment Plan 
• Port Development Review 

Committee Agreement 
• Port Master Plan 

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 J.n:bJ 
incorporated by refe.tence to serve as site--
specific development policy for purposes of 
this LCP. While the Oxnard Harbor District is 
the agency principally responsible for ovw-
seeing implementation of the Port Master Plaa. 
the City of Port Hueneme. under its vested 
"police pcnvers", through its Zoning Ord.iuaace 
retains local discn'A:.ionary permit 
authority ·within Areas H md J. The Port of 
Hueneme. OXnard Harbor District, amended Port 
Master Pl811 No. S 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 and shall serve as the overriding developmeat 
strategy for Areas H & J. 

Development within Areas Hand J sfudJ be coordiiJ'Itlld 
between the City md Oxnard Harbor District. W'rthin tis 
framework, those policy groups identified in Table 1 
concerning the Port of Hueneme (Shoreline Access, 

.. 

•• 

Coastal-Dependent Industry, Recreation and Visitor- • 
Serving Facilities, Coastal Visual Resources and 
Commercial Fishing/Recreational Boating, l..ocatia& sad 
PlaDning New Developmen~ Hazard Areas, and IDdustrial 
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 fOWld in the NCBL Comm.uaity 
Reuse Plm shall serve as guidance for specific 
development propos8ls to be evaluated by the Cit¥ for 
AreaJ. 

The Port Master Plan, as amended, shall serve as the 
overriding development strategy for Areas H aud J. 
The Port of Hueneme. Oxnard Harbor District, bas 
coastal development permit authority for development 
projects within the boundaries of the eertified Port Yastl:r 
Plan. 

The City has the authority to enforce it buildjag and 
zoning ordin81lces within the Port District boundaries if 
three conditions are met: (1) the ordinances do DOt 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 and wata' 
use or any activity beyond those imposed by said Act 01' 
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LCP Land ll!l': 
• Commercial 
. Low Density Residential 
. Medium Density Residential 
• High Density Residential 

Related Documents: 
• Ventura County Hazardous 

Waste Management Plan 

Area K: Chaanellslarufs 

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

Development within Area K sball be 
consistent with that of the use des­
ignations and perfoi'III8DCe standards 
applicable to the underlying zone 
classification of land upon which 
such development is proposed. No 
developmenton any portion of 
undeveloped land within Area K shall 
be approved in the absence of a 
comprehensive master plan for all of tile 
property designated for such usc. 

Recreation ami Visitor-Smiqa Facilitjes 

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 shall not be limited 
exclusively to such facilities aad uses. 

Areawide 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 regulate 
generation, handling and disposal through 
performance standards and permitting proccdum 
for facility location, intensity, density, 
type and design. Appropriate mitigation to 
hazards and other adverse impacts identified 
through the environmental review and pennit 
process shall be incorporated iDto oonditioas 
of approval. 
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The City intends to regulate sipificaot 
generation and handling of hazardous waa aact 
materials as part ofdi~ .n 
during the pennit process oftbe Ullderlyiaa 
development or activity, or as part of any 
necessary Local Coastal Program Amendment. 
The City intends to regulate sitina and desip 
of hazardous waste and handling facilities 
through developnent micw dariaJ the permit 
process: (e.g. traDsfer and storage; treatDieil&; 
n=cycling; solidification or $1ibili7atioa; 
incineration; and n:positDries for crated 
residues). Facilities involving hazardoas 
wastes and/or .materials will be iaBpcetld. 
·monitond, and subject to cnforcemeat. 
Existing ordinance provisioas relative to on 
and Gas Extraction and Substaaf.lapJ Buildinp 
apply to hazardous wastes and will CODtimle 1D 
be utilized. Additioaal standards ..t . 
procedures Should be de¥elopecl far 
incineration, oil recovery, COidamioalrd 
soils, oil disposal sites, oil spill cleanup 
and disposal. Additioall fees should be 
charged as~ to covertbe oasts of 
regulating hazardous wastes. 

- Criteria for facility sitiDa include: public 
access; flood plains; beach erosioB and 1Wiap; 
agricultural lands, seismic safety; proXimity 
to~~~~P~~m--­
populations; sewer capacity; pwximity to wa­
ter wells; groundwater JDODitDI ins; air qual­
ity; location of wetlands; SODSitiw: baiNblts; · · 
endangered species; cultua&lllld ae.a.etic r.. 
sources;· consistency with the LCP; lllld otba: 
criteria developed through the plaDning and 
environmental review process. The following 
shall be considered rdative to wetlands: poJ,­
Iution source and wetland shariag the same · 
aquifer; sea water intrusioa into existing or 
abandoned wells; and pollution upst&eam as 
wen as adjacent to wetlands. 
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• 
IMPLEMENTATION 

•• 

• 

• 

This Section ofthe Local Coastal Progtam descrilla 
how the LCP w:n be implemented. lmplementatiml of the 
LCP will consist of three basic compoaents: 

• Amendment of the City's GeDeral Plan 

. Revision of the City's Zoning Tm 
and Map 

• Implementation of the Port Development 
Review Committee Agreement. 

Commagity DeyeiQpment Action PJag 

AmCDdments 

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
porated into the Local Coastal Program. 
Because both of these documents are being 
created simultaneously, they have been do­
signed to be consistent. Concunently or 
immediately following certification, formal 
amendment proceedings for the General Plan 
will be conducted • 

Zoning Reyjsjogs 

Regulations contained in a zoning ordi­
nance are required by law to be 
consistent with the policies established 
in the general plan. This requirement for 
zoning consistency applies to counties, 
general law cities, and charter cities with a 
population of more than two million. As a 
charter City, Port Hueneme will en-
sure that its zoning is consistent with 
the General Plan. In addition, the Gen-
eral Plan and Zoning Ordinance must be 
consistent with the Local Coastal Program. 

Revisions to the City's Land Use Map, as 
shown in Figure 4 are designed to bring 
land use into conformity with land use 
designations of the General Plan and Local 
Coastal Program. Revisions to the City's 
Zoning Map, as shown in Figure S, ant 
designed to bring zoning into conformity 
with land use designations of the Geoeral 
Plan and Local Coastal Program. 
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Modifications to the Zonina ordinance inc:lucfc: . . 

• Creation of the followfna categories: 
Port Related Industry, Mixed Use, and 
Light Industry. 

-Elimination of Coastal Related 
Industry and Coastal Depeodeut Industry. 

1be City of PortH~~ applies 
two separate zODina deii&rJaiioDs (Coastal 
Related Industry .and coaital dependent Ia-
dustry) to land at the Port. In accOrdaace 
with the 1987 SettlemeatApemeat be­
tween the City and Oxnard Harbor Discrict. 
the City will need to amend the ZoniDg Ordiuaac:e 
to include a siDgle zonin& desipatioa (Part JeJatocl 
Industry) for this 8RL 

Two additional new cateaories 1ftft: cre-
ated: Mixed Use and Uabtlndustry. The 
Mixed Use Designation applies to the pauperties 
aliping Pleasant Valley Road. 1be J..i&ht Iaduslry 
designation applies to the same area forinany ZDJUI4 
Coastal Related Industry located at the southeast 
intersection ofPort ll'oencaM Road ad s.faide 1lriwt.. 

46 

.. 

• 
' . 

• 

• 



• 

• 

• 

• 

Pn:JpoMd Lind U.. Designation 

G Low Density Residential 

" . •· 

Medium Density Residential 

- High Density Residential 

~MixedUse 
R Commercial 

~ Industrial 

~Port 
·IIllm Parks and Open Space 

~ PublicFacility 

b I 

CITY OF PORT HUENEME 
LOCAL COASTAL PLAN 47 

Agure4 
Land Use Revisions 



8 R-1 Slngie..Fcnlly 

R-2 l.inlted Mulli-FIWI'IIy 

- R-3 Multi-FaTiily 

R-4 Milc8d Use 

Transitional Restdenllall R-5 Coestakelaled lndu8lly 

- C-1 Cornrnerdal 

~ M-1 Light lndusrrlal 

~ M-PR Port Relaled Uses 

crrYOF PORT HUENEME 
.LOCfL-COASTAL PUN 

.. 

• 

• 

FigureS 
Zoning Revisions • 
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Implementing Programs 

Several +IH:ee "implementing programs" wiD cou­
tinue to be executed by the City of Port 
Hueneme. These Programs include the Neigh­
borhood Preservation Program; Port 
Development Review Committee Agn=ement; 
aa4 the 1987 Settlement Agreementi and the 1995 
NCEL and 2000 Sunkist Site Memorandaum of 
Understanding between the City and Oxnard Harbor 
District. 

The Neighborhood Preservation program is 
an on-going program to preserve and main­
tain the City's housing stock. The Program 
includes the following four components: 
housing rehabilitation program, code en­
forcement, commercial revitalization, and 
selective acquisition. Based on the 
age and condition of the housing-stock, 
the City has delineated a Neighborhood 
Strategy Area (NSA) in which rehabilita-
tion and code enforcement efforts are focused. 

The City of Port Hueneme and Oxnard Harbor 
District have entered into four thFee agreements 
which affect future planning efforts in 
the coastal zone. The Port Development Re­
view Committee Agreement amended in 1982 
will serve as the mechanism through which 
development of the Port of Hueneme aud 
surrounding areas is to be coordinate betweea 
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 and 2000 Sunkist Site 
Memoran~um of Understanding, 
as amended. In compliance with the 1987 Settlement 
agreement, the City has created one General Plan and 
Zoning category for property owned by the Oxnard Harbor 
District (See the above discussion about "Zoning 
Revisions''). 

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 llA, 11-B, 11-C, 
4A and 4B, and Figures 4-1 and 4-2 ofthe 
County Plan are incorporated by reference 
herein. 
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PROPOSED ZONING 
ORDINANCE AMENDMENTS 

"Redlined" Version- June 19, 2002 
(South Terminal- East Expansion Project} 

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

1. Revise Port Hueneme Municipal Code, Article X, Section 10502 to read 
as follows: 

"10502 Conditional Uses 

The following uses may be permitted in the C-S Zone to the exteAt 
that they are fully Qen&istent with the use criteria, including the specific 
geographic Fequirements, applicable to Market StFeet landing as set forth 
in the land Use Plan of the local Coastal PFOgram; provided, further, that 
no Development Permit shall be required under the provisions of Section 
1 0352 of this Article 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 use including, but not limited to, 
furnishings, equipment, and signs; provided, further that such 
improvements may be allowed only if they do not constitute a major 
modification as defined in Section 1 0352(H)(2) and are otherwise 
consistent with the provisions on any pre-existing development permit 
which serves the same general function and purpose as that prescribed in 
Section 1 0352 and 1 0353 of this Article: 

A. Limited General Commercial Uses. General commercial uses 
of a professional, service-oriented or specialized retail nature may be 
permitted in the· C-S Zone so long as they are situated northerly of the 
inteFSection of Port Hueneme Road and Sea¥iew Street; provided, further. 
that such uses may only be comprised of the following: 

13. Bakeries; 
14. Barbershops; 
15. Financial institutions; 
16. Florist shops; 
17. Delicatessens; 
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