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City of San Buenaventura Local Coastal Program Amendment No. SBV-MAJ-1-
03 [Seaward Avenue and Harbor Boulevard Land Use Designation and Zone 
Change] for Public Hearing and Commission Action at the California Coastal 
Commission hearing of October 13, 2005 in San Diego. 

DESCRIPTION OF THE SUBMITTAL 

On May 23, 2003, the City of San Buenaventura submitted an amendment to its certified Local 
Coastal Program to: (1) change the land use plan designation of two parcels located at the 
northwest corner of Seaward Avenue and Harbor Boulevard from Planned Commercial -
Tourist Oriented (PC-T) to Planned Mixed Use Development (PMXD); (2) revise the Zoning 
designation from Commercial-Tourist Oriented (CTO) and Intermediate Commercial with 
Tourist overlay [C-1A(TO)] to Mixed Use Development (MXD); and (3) provide new land use 
policy statements {Exhibit 4). 

On September 2, 2004, the Executive Director determined that the City's Amendment was in 
proper order and legally adequate to comply with the submittal requirements of Coastal Act 
Section 30510 (b). Pursuant to Coastal Act Section 30517 and California Code of Regulations 
Section 13535 the Commission extended the statutory 90 day time limit for Commission action 
on the proposed LCP amendment for a period not to exceed one year at its October 2004 
meeting. As such, the Commission must act on this application at the October 13, 2005 
hearing. 

SUMMARY OF STAFF RECOMMENDATION 

Staff recommends denial of the amendment as submitted, followed by approval with 
suggested modifications. As submitted, the proposed amendment is inconsistent with policies 
in Chapter Three of the Coastal Act and the certified City of San Buenaventura Land Use Plan 
(LUP) pertaining to public access, visitor-serving recreational uses, and visual impacts. As 
modified, the amendment is consistent with Chapter Three of the Coastal Act and the certified 
City of San Buenaventura LUP. The motions and resolutions for Commission action begin 
on page 5; the suggested modifications begin on page 8. 
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For additional information please contact Lillian Ford at the South Central Coast District Office: 
89 South California St., Suite 200, Ventura, CA 93001 or 805-585-1800. 

STAFF NOTE: ANTICIPATED AREAS OF DISCUSSION 

Commission staff and representatives of the City of San Buenaventura have endeavored to 
reconcile this Local Coastal Program Amendment with the requirements of the Coastal Act and 
the certified LUP, and with the City's planning objectives. The suggested modifications included 
in Section IV of this report were jointly crafted to address Coastal Act priorities and incorporate 
the new urbanist principles that guide the City's approach to development. The resulting 
suggested modifications include a new land use designation (Planned Coastal Mixed Use 
Development- PCMXD) and new zone (Coastal Mixed Use- CMXD), that are applied to the site 
of the proposed amendment, and established as new designations that can be applied to other 
sites in the future through the approval of an LCP amendment. While the suggested 
modifications reflect a collaborative process, provisions within the suggested modifications 
regarding coastal access parking remain unacceptable to City staff, as discussed below. 

Coastal Access Parking: 

The suggested modifications included herein contain provisions that require public parking for 
coastal access be provided on each site included in the new zoning district (CMXD). 
Suggested Modification 7, which includes the text of the new zone chapter, requires' coastal 
access parking spaces to be provided at a ratio of 1:1 for each residential unit constructed on a 
CMXD designated site. Suggested Modification 3, which modifies the LUP's Pierpont 
Community Intent and Rationale statement, reiterates the 1:1 parking requirement for sites 
designated PCMXD and requires a minimum of 75 spaces to be provided on the site of the 
proposed amendment. 

The subject site is located in the Pierpont District just west of Highway 1 01, immediately 
northwest of the intersection of Harbor Boulevard and Seaward Avenue. This intersection 
serves as an important coastal gateway, connecting Highway 101; Harbor Boulevard, which 
serves as a major thoroughfare paralleling the coast; and Seaward Avenue, which provides 
access from central Ventura to San Buenaventura State Beach approximately two blocks west 
of the project site. 

Public parking in the area is limited, particularly given Seaward Avenue's importance as a public 
access route to the beach. Public parking along lower Seaward Avenue is limited to 54 on­
street parallel parking spaces and a small 19-space parking lot at the Seaward Avenue 
entrance to San Buenaventura State Beach. These parking spaces serve patrons of the 
numerous businesses along Seaward Avenue as well as beach visitors. On-street parallel 
parking is also available along Pierpont Boulevard, but is constrained by numerous curb cuts 
and by entrances to the narrow residential streets that parallel Seaward Avenue. These 
residential streets provide no public parking, and in general, inadequate residential parking. 

Public transit in the area is limited to a shuttle bus line that runs along Seaward Avenue, from 
mid-town Ventura to Harbor Boulevard, and then on Harbor Boulevard to the Ventura Harbor. 
The bus runs weekdays only, six times a day during peak commuter hours, and mainly serves 
Ventura Harbor employees. In October 2005, the route will be discontinued and, as part of a 
three year demonstration project, a new shuttle bus will run seven days a week, 21 times a day 

~··! 
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throughout the day, from downtown Ventura along the coast through the Pierpont Community to 
Ventura Harbor. The new shuttle service will provide increased opportunities for public access 
to the coast. The extent to which the shuttle will alleviate the parking shortage in the vicinity of 
the subject site cannot yet be determined. 

The City has analyzed public parking in the Pierpont District and has concluded that 
approximately 1,711 public parking spaces exist in the area. However, the majority of those 
parking spaces are located at least six blocks away from the Seaward Avenue entrance to San 
Buenaventura State Beach, and serve the main unit of San Buenaventura State Beach Park, 
Marina Park, and other segments of the beach. The remaining parking consists of 281 parallel 
parking spaces along the approximately % mile length of Pierpont Boulevard, which are in 
demand for residential as well as visitor parking, and the 73 spaces in the lower Seaward 
Avenue. area discussed above (Exhibit 4). 

The proposed amendment, as modified by Suggested Modifications 1 through 7, changes the 
land use designation and zoning designation of a site designated for visitor-serving commercial 
use to a mixed-use designation that allows residential uses. The Commission has been 
generally supportive of mixed-use proposals, which provide for different types of visitor-serving 
uses, as long as a means to balance the uses to obtain a true "mixed-use" is achieved. In order 
to allow conversion of the site to a designation that allows non-priority uses, adequate provision 
must be made for priority uses on the site. 

Suggested Modifications 1 through 7 provide policy and standards to ensure that a balance of 
uses consistent with Coastal Act priorities, including adequate visitor-serving commercial uses 
and public access requirements, are included in any development approved on the site. The 
coastal access parking requirement is a key element in the ensemble of priority use provisions 
that balance the non-priority residential uses allowed on site. The coastal access parking 
requirement is also necessary to ensure that the proposed development does not further 
exacerbate the public parking shortage along lower Seaward Avenue, particularly since the 
zone chapter allows reduced parking requirements for live-work units and eliminates the 
increased parking for general uses required in the existing zone district. The required coastal 
parking spaces provide a public access benefit to help offset both the parking spaces lost due 
to reduced parking requirements, and the visitor-serving uses lost to residential uses. 

As detailed in Exhibit 2, City staff has expressed concerns that the coastal access parking 
requirements included in Suggested Modifications 3 and 7 would result in large parking lots 
inconsistent with the City's planning approach and their desire to create attractive, pedestrian 
friendly environments. The City argues that a significant number of parking spaces exist in the 
area and that the existing parking will be supplemented by the new transit line that will serve the 
site and other coastal access points. City staff has suggested that the number of required 
coastal access parking spaces be equal to 10% of the total number of parking spaces 
otherwise required for an entire CMXD designated project site. City staff calculated that a 
development that included 105 residences and 25,000 sq. ft. of commercial floor area would 
result in 34 coastal public access spaces. 

As discussed above, significant coastal access parking is required on this site in order to 
ensure a balance of priority and non-priority uses and to ensure that the proposed development 
does not exacerbate the existing public parking shortage in an important coastal gateway. 
Suggested Modification 7 already allows for reduced parking requirements for live-work units 
and for general uses. Given the reduced parking requirements, the number of coastal parking 
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spaces allotted under the City's suggested 1 0% standard could be significantly lower than 34 
spaces, which in itself is less than half of the minimum 75 spaces required on the site by 
Suggested Modification 3. The 1:1 ratio of residences to coastal access parking spaces 
required by Suggested Modification 7 provides a mechanism to bind non-priority residential 
uses to priority coastal access provisions in order to ensure an appropriate balance. Tying the 
number of coastal access parking spaces to the number of residences constructed provides an 
incentive to limit residential uses in favor of visitor-serving commercial uses, whereas the 10% 
standard provides an incentive to minimize total on-site parking, which could contribute to 
existing parking problems. Although the new bus line will provide additional opportunities for 
public access to the adjacent beach, the success of the three-year pilot program and its impact 
on parking in the vicinity of the subject site cannot be predicted. For all of these reasons, the 
provisions for coastal access parking imposed by Suggested Modifications 3 and 7 are 
necessary to find the proposed amendment consistent with the public access policies of the 
Coastal Act and the certified City of San Buenaventura Land Use Plan. 

I. PROCEDURAL ISSUES 

A. STANDARD OF REVIEW 

The Coastal Act provides: 

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) ... (Section 30513(c)) · 

The standard of review that the Commission uses in reviewing the adequacy of the Land Use 
Plan (LUP) amendment is whether the LUP amendment is consistent with the policies of 
Chapter 3 of the Coastal Act. 

Section 30513 of the Coastal Act further provides: 

The local government shall submit to the Commission the zoning ordinances, zoning 
district maps, and, where necessary, other Implementing actions that are required 
pursuant to this chapter ... 

The Commission may only reject ordinances, zoning district maps, or other implementing 
action on the grounds that they do not conform with, or are inadequate to carry out, the 
provisions of the certified land use plan. If the Commission rejects the zoning ordinances, 
zoning district maps, or other implementing actions, it shall give written notice of the 
rejection, specifying the provisions of the land use plan with which the rejected zoning 
ordinances do not conform, or which it finds will not be adequately carried out, together 
with its reasons for the action taken. (Section 30514) 

The Commission may suggest modifications in the rejected zoning ordinances, zoning 
district maps, or other implementing actions, which, if adopted by the local government 
and transmitted to the Commission shall be deemed approved upon confirmation by the 
executive director. The local government may elect to meet the Commission's rejection In 
a manner other than as suggested by the Commission and may then resubmit its revised 
zoning ordinances, zoning district maps, and other implementing actions to the 
Commission. 
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The standard of review used by the Commission for the proposed Implementation 
Program/Zoning Ordinance amendment is whether or not the proposed amendment is in 
conformance with, and adequate to carry out the provisions of the Land Use Plan. 

The City of San Buenaventura's Coastal Zoning Ordinance implements the City's Coastal Land 
Use Plan and policies. It serves to integrate the City of San Buenaventura Coastal Land Use 
Plan with the adopted San Buenaventura General Plan and Zoning Ordinance as applied to the 
Coastal Zone. The Coastal Zoning Regulations and Maps set forth regulations, standards, and 
procedural . requirements for development within the Coastal Zone and establish required 
consistency with the policies of the LCP Land Use Plan. 

B. PUBLIC PARTICIPATION 

Section 30503 of the Coastal Act requires public input in preparation, approval, certification and 
amendment of any LCP. The City held public meetings on the proposed amendment on 
February 13, 2002, May 21, 2002, July 15, 2002, February 24, 2003, and August 2, 2004. The 
hearings were noticed to the public 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. 

C. PROCEDURAL REQUIREMENTS 

Pursuant to Section 13551 (b) of the California Code of Regulations, the City resolution for 
submittal may provide that a Local Coastal Program Amendment will either require formal 
adoption by the local government after the Commission action to approve, or is an amendment 
that will take effect automatically upon the Commission's approval. In this case, because the 
recommendation of approval is subject to suggested modifications, if the Commission approves 
the proposed amendment pursuant to the staff recommendation, the City must act to formally 
accept the suggested modifications before the amendment can become effective. Pursuant to 
Section 13544 of the Code of Regulations, the Executive Director shall determine whether the 
City's action is adequate to satisfy all requirements of the Commission's certification with 
suggested modifications and report such adequacy to the Commission. 

II. STAFF RECOMMENDATION, MOTIONS, AND RESOLUTIONS ON 
THE LAND USE PLAN/IMPLEMENTATION PLAN (LUP/IP) 
AMENDMENT 

Following public hearing, staff recommends that the Commission adopt the following resolution 
and findings. The appropriate motion to introduce the resolution and the staff recommendation 
is provided prior to each resolution. 
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A. DENIAL OF THE LAND USE PLAN AMENDMENT AS SUBMITTED 

MOTION 1: I move that the Commission certify Land Use Plan Amendment SBV­
MAJ-1-03 as submitted by the City of San Buenaventura. 

STAFF RECOMMENDATION TO DENY: 

Staff recommends a NO vote. Failure of this motion will result in denial 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 DENY: 

The Commission hereby denies certification of Land Use Plan Amendment SBV-MAJ-1-03 as 
submitted by the City of San Buenaventura and adopts the findings set forth below on the 
grounds that the amendment does not conform with the policies of Chapter 3 of the Coastal 
Act. Certification of the Land Use Plan amendment would not comply with the California 
Environmental Quality Act because there are 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. CERTIFICATION WITH SUGGESTED MODIFICATIONS 

MOTION II: I move that the Commission certify Land Use Plan Amendment SBV­
MAJ-1-03 for the City of San Buenaventura if it is modified as 
suggested in this staff report. 

STAFF RECOMMENDATION TO CERTIFY WITH SUGGESTED MODIFICATIONS: 

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

RESOLUTION TO CERTIFY WITH SUGGESTED MODIFICATIONS: 

The Commission hereby certifies Land Use Plan Amendment SBV-MAJ-1-03 for the City of San 
Buenaventura if modified as suggested and adopts the findings set forth below on the grounds 
that the Land Use Plan amendment with suggested modifications will meet the requirements of 
and be in conformity with the policies of Chapter 3 of the Coastal Act. Certification of the Land 
Use Plan amendment if modified as suggested 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 Land Use Plan 
amendment on the environment, or 2) there are no further feasible alternatives and mitigation 
measures that would substantially lessen any significant adverse impacts that the Land Use 
Plan amendment may have on the environment. 

.... r 
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STAFF RECOMMENDATION, MOTIONS, AND RESOLUTIONS ON 
THE IMPLEMENTATION PROGRAM AMENDMENT 

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

A. DENIAL OF THE IMPLEMENTATION PROGRAM AMENDMENT AS SUBMITTED 

MOTION Ill: I move that the Commission reject Implementation Program 
Amendment SBV-MAJ-1-03 for the City of San Buenaventura as 
submitted. 

STAFF RECOMMENDATION OF REJECTION: 

Staff recommends a YES vote. Passage of this motion will result in rejection of the 
Implementation Program amendment and the adoption of the following resolution and findings. 
The motion passes only by an affirmative vote of a majority of the Commissioners present. 

RESOLUTION TO DENY: 

The Commission hereby denies certification of the Implementation Program amendment 
submitted by the City of San Buenaventura and adopts the findings set forth below on grounds 
that the Implementation Program amendment as submitted does not conform with and is not 
adequate to carry out the provisions of the certified Land Use Plan. Certification of the 
Implementation Program amendment would not meet the requirements of the California 
Environmental Quality Act, as there are feasible alternatives and mitigation measures that 
would substantially lessen the significant adverse impacts on the environment that will r«rsult 
from certification of the Implementation Program amendment as submitted. 

B. CERTIFICATION WITH SUGGESTED MODIFICATIONS 

MOTION IV: I move that the Commission certify the Implementation Program 
amendment for the City of San Buenaventura if it is modified as 
suggested in this staff report. 

STAFF RECOMMENDATION TO CERTIFY WITH SUGGESTED MODIFICATIONS: 

Staff recommends a YES vote. Passage of this motion will result in certification of the 
Implementation Program amendment with suggested modifications and the adoption of the 
following resolution and findings. The motion passes only by an affirmative vote of a majority of 
the Commissioners present. 

RESOLUTION TO CERTIFY WITH SUGGESTED MODIFICATIONS: 

The Commission hereby certifies the Implementation Program amendment for the City of San 
Buenaventura if modified as suggested and adopts the findings set forth below on grounds that 
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the Implementation Program amendment with the suggested modifications conforms with, and 
is adequate to carry out, the provisions of the certified Land Use Plan. Certification of the 
Implementation Program amendment if modified as suggested 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 
Implementation Program amendment on the environment, or 2) there are no further feasible 
alternatives and mitigation measures that would substantially lessen any significant adverse 
impacts on the environment. 

IV. SUGGESTED MODIFICATIONS TO THE IMPLEMENTATION PLAN 
-ZONING ORDINANCE AMENDMENT 

Staff recommends the Commission certify the following, with the modifications shown below. 
Language as submitted by the City of San Buenaventura is shown in straight type. Language 
recommended by Commission staff to be deleted is shown in line out. Language proposed by 
Commission staff to be inserted is shown underlined. Suggested modifications to revise maps 
or figures, or other instructional changes are shown in italics. Text not intended to be included 
as part of the modification that provides an internal reference or other orienting information is 
shown in [brackets]. 

Suggested Modification No. 1 

Change the Land Use Plan designation of Assessor's Parcel Numbers 076-0-010-235 and 081-
0-054-030) from Planned Commercial- Tourist Oriented (PC-T) to· Planned Coastal Mixed Use 
Development (PCMXD). 

Suggested Modification No. 2 

(Insert the following text, in italicized type to indicate inclusion in the certified Land Use Plan, 
within the Land Use Designation Definitions and Policy Statements section of the City of San 
Buenaventura Comprehensive Plan]: 

Planned Coastal Mixed Use Development 

The purpose of the Planned Coastal Mixed Use Development designation is to identify 
appropriate locations for and encourage: 

1. An urban identity that preserves and enhances neighborhood character; 

2. Improvement of visitor-serving commercial. recreational and coastal access 
opportunities; 

3. Mixture of visitor-serving commercial uses and residential uses in a manner that 
provides sufficient floor area for commerce and conflict avoidance between each use: 
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4. Walkability and connectivity to adjacent neighborhood commercial. residential uses, 
visitor-serving commercial uses. and coastal recreational opportunities for both 
residents and visitors; 

5. Tourism that both respects the needs of existing residents and furthers the City's 
economic development strategy. 

Suggested Modification No. 3 

[Insert the following text within the Pierpont/Keys Community Intent and Rationale for Land Use 
Designations Statement section of the City of San Buenaventura Comprehensive Plan, 
immediately preceding the section entitled "Commercial Uses"]: 

Mixed Use: 

It is the intent of the Planned Coastal Mixed Use Development (PCMXD) designation in the 
area north of Seaward Avenue and west of Harbor Boulevard to create an urban identity that 
preserves and enhances the village character of the Pierpont Community while improving 
commercial. recreational and coastal access opportunities. This designation will provide for a 
mixture of tourist and local visitor-serving commercial uses along Sea·Nard lwenue and 
attached residential uses, which will provide an immediate consumer base to entice commercial 
uses on Sea'Nard Avenue. All of this will promote walkability and connectivity to adjacent 
neighborhood commercial and residential uses, tourist and local visitor-serving commercial 
uses, and-tAe ocean and state beach recreational opportunities for both tourists visitors and 
reside·nts. It is further the intent of the commercial portion of this designation to improve tourism 
visitor serving commercial, recreational, and coastal access opportunities as-oRe an important 
part of the community's overall economic development strategy, and to ensure that tourism 
development is done in a way that respects the needs of the residents and beach 
neighborhood, thus preserving the village character of the community. In order to provide 
sufficient coastal access opportunities. one (1) parking space per residential unit constructed on 
a PCMXD designated parcel shall be made·available for the exclusive use for public parking for 
coastal access. A minimum of 75 public parking spaces shall be provided for coastal access on 
the PCMXD site north of Seaward Avenue and west of Harbor Boulevard. 

Suggested Modification No. 4 

Insert, in italicized type to indicate inclusion in the Land Use Plan, the Planned Coastal Mixed 
Use Development (PCMXD) designation in the listing of land uses designated on the Land Use 
Plan map included on pages 13 to 15 of the City of San Buenaventura Comprehensive Plan, 
including the land use designation name (Planned Coastal Mixed Use Development), acronym 
(PCMXD) and density of 30 du/gross acre. 

Suggested Modification No. 5 

Insert the Planned Coastal Mixed Use Development (PCMXD) land use plan designation and 
Coastal Mixed Use Zone (CMXD) in the Land Use/Zone Compatibility Matrix found on page Ill-
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18 of the City of San Buena ventura Comprehensive Plan, indicating within the matrix that no 
other zone besides the CMXD zone is compatible with the PCMXD land use designation. 

V. SUGGESTED MODIFICATIONS TO THE IMPLEMENTATION 
PROGRAM AMENDMENT 

Suggested Modification No. 6 

Change the zoning designation of Assessor's Parcel Numbers 076-0-010-235 and 081-0-054-
030) from Commercial - Tourist Oriented (CTO) and Intermediate Commercial with Tourist 
Overlay [C-1A(TO)] to Coastal Mixed Use Development (CMXD). 

Suggested Modification No. 7 

[Insert the following text as a new Coastal Mixed Use Development (CMXD) zone chapter into 
the Local Coastal Program Implementation Program]: 

Chapter 24.295 

CMXD Coastal Mixed-Use Zone 

Sec. 24.295.010 Chapter Description 

Chapter 24.295 establishes the CMXD Coastal Mixed-Use Zone and prescribes use types and 
other regulations for this zone. Any applicable overlay zones described in Chapters 24.300 
through 24.399 may impose regulations in addition to those prescribed by this chapter for the 
CMXD zone. The provisions of this chapter are intended to: 

1. Provide areas where California Coastal Act priority land uses such as visitor serving 
commercial and recreational uses are encouraged and given priority; and 

2. Allow residential use in conjunction with or adjacent to visitor-serving commercial and 
recreational uses in a manner that avoids conflicts between them. 

3. Facilitate development that respects the desired pedestrian scale and character of 
Ventura's coastal environment by avoiding massive. monolithic structures. and instead 
encouraging a series of smaller scale buildings fronting publicly accessible walkways. 
streets. and/or open space(s). 

Sec. 24.295.020. Uses - Permitted 

1. Residential 

Family Residential: Large· Multi-Family 

Family Residential: Single-Family 
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Family Residential: Small Multi-Family 

Family Residential: Two-Family 

Residential Care 

Residential Condominiums 

2. General 

Automotive and Accessories: Parking 

Cultural and Library Services 

Dining Establishments: Ancillary Se-rvice 

Dining Establishments: Fast-Service Counter 

Dining Establishments: Full Service 

Dining Establishments: Take Out 

Drinking Establishments 

Farmer's Market Certified 

Food and Beverage Retail Sales 

Lodging Services: Bed and Breakfast Inns 

Lodging Services: Hotels and Motels 

Personal Services 

Recreation Services: Indoor Entertainment 

Recreation Services: Indoor Sports and Recreation 

Recreation Services: Outdoor Sports and Recreation 

Recreation Services: Public Parks and Playgrounds 

Recreation Services: Amusement Centers 

Recycling Services: Consumer Recycling Collection Points 

Retail Sales 

Safety Services 

Shopping Center: Small 

•• , , • , • " I • ' ' , ~ ··. , ' •' .' "' '. • 0 ~ 1 I .,., 



Swap Meets 

Transportation Services 

3. Agricultural 
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Sec. 24.295.030. Same - Subject to a use permit. 

1. Residential 

2. General 

3. Agricultural 

Incidental uses as defined in chapter 24.110 may be permitted. 

Sec. 24.295.050. Same- Special provisions. 

. I ', > -~ '·k,~ - t ~·• ' ,. "· , • ·~• •' .. '- '.i ~I 1 ,... .,t f.-._. .., c- J,(.._, ... 

Uses listed in sections 24.295.020 through 24.295.040 must also comply with the following 
special provisions: 

1. Design Review. Design review approval must be obtained to the extent required by 
chapter 24.545. 

2. Coastal Development Permit. Approval of a coastal development permit pursuant to 
chapter 24.515 is required prior to initiation of a use on an undeveloped site. or prior to 
any construction of new structures or additions or alterations to existing structures in 
conjunction with. or in any way related to. the use tvpes listed in sections 24.295.020 
and 24.295.030. 

In addition to the findings required by section 24.515.070(C). the Planning Commission 
must also find that: (1) all reasonably foreseeable conflicts between residential and 
commercial uses. both on and offsite. have been minimized. by physical design 
solutions and/or use limitations; and (2) adequate commercial floor area for visitor­
serving commercial and/or coastal recreation uses. consistent with the provisions of this 
chapter. has been provided. 

3. Temporary uses. Temporary uses may be conducted in the CMXD zone to the extent 
permitted by chapter 24.120. 

4. Domestic animals. Domestic animals are permitted provided there are no more than four 
adult animals per establishment: and further provided that. no more than one adult dog 
shall be permitted per establishment. 
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5. Livestock animals. Livestock animals are not permitted in the CMXD zone. 

6. Wild animals. Wild animals are not permitted in the CMXD Zone. 

7. Recycling Services: Consumer Recycling Collection Points. Uses classified in the 
Recycling Services: Consumer Recycling Collection Point use type must comply with the 
provisions of chapter 24.485. 

Sec. 24.295.060. Standards--Density. 

1. Lot area or lot width. There shall be no general minimum lot area or lot width standards 
for the CMXD zone. However. the desired pedestrian scale and character of Ventura's 
coastal environment requires that new project development not appear as massive, 
monolithic structures. but instead as a series of smaller scale buildings fronting publicly 
accessible walkways, streets. and/or open space(s). Larger projects should be designed 
as ·carefully conceived groups of separate structures, that each contribute to an 
attractive streetscape and the overall quality of the coastal environment. Because of 
this. sites exceeding 200 feet in width shall be subdivided, through either nominal or real 
lot lines, to provide individual lots or, in the case of nominal lots. individual building sites. 
When creating the nominal or reallot lines, the following shall be required: 

a. Internal public streets, alleys, or walkways that connect with offsite streets to 
create a series of smaller, walkable blocks. No gates shall be allowed across 
public walkways, alleys, or streets. 

b. Public open space(s) such as a plaza, square, courtyard. promenade. park, 
and/or passive recreation area for pedestrians encompassing an area no less 
than 20 percent of the total area of the parcel. Where a project encompasses 
two or more parcels, the parcels may be considered as one parcel for the 
purposes of locating and determining the area of the public open space(s). 
Public streets that meet the following criteria may be considered public qpen 
spaces. in which case they shall be subject to all requirements of this chapter 
regarding public open spaces. including the requirement that they be fronted by 
general use types. The public open space(s) shall be accessible and visible from 
adjacent public streets. as depicted on the approved Local Coastal Program 
Circulation Plan. and shall be identified by directional signage prominently 
displayed along such streets. The public open space(s} (other than promenades 
and public streets that are considered public open spaces} shall front internal 
public streets. Public open spaces shall welcome the public through signage, 
design, and, as appropriate, public amenities that distinguish these spaces from 
adjacent residential areas. 

c. General use types, as identified in section 24.295.020 above, at the ground level 
of buildings fronting the required public open space(s) listed above in section 
24.295.060(b); building frontage types of forecourt. storefront. gallery and arcade 
should be used for the ground-level of buildings fronting the required public open 
space(s). 

d. Adjacent properties held in the same ownership shall be jointly developed in 
order to assure the Land Use Plan's objective to "obtain a mixture of visitor­
serving commercial uses and residential uses in a manner that provides 
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sufficient floor area for commerce and conflict avoidance between each use" is 
achieved. 

In addition. the following should be considered: 

e. Maximum on-street parking opportunities through a minimization of driveway 
curb cuts. 

f. Service alleys within the new block(s}; 

g. Multiple buildings and building types. as generally described by section 
24.295.11 0. on the site. with their entrances on bordering streets: 

h. Each proposed lot or building site should not exceed one acre; 

i. Each proposed lot frontage shall not exceed a maximum width of 180 feet; 

j. No more than 30 percent of dwelling units on the overall site may be stacked 
flats. 

An application for development on a site exceeding 200 feet in lot width shall include a 
regulating plan consisting of (a} diagram{s} illustrating: {1} nominal and/or real lot lines; 
{2} introduced streets and/or alleys; {3} public open space{s}; (4) building sites; (5) 
building fronts and backs: (6) coastal access parking; and (7) dwelling unit and 
commercial business access points. Regardless of whether a nominal or real 
subdivision is proposed. the Planning Commission may specify minimum lot width or lot 
area standards for a particular site as a condition of approval of a coastal development 
permit. or amendment thereto. pursuant to chapter 24.525. 

2. Lot coverage. There shall be no general maximum lot coverage for structures in the 
CMXD zone. 

3. Density per gross acre. The average number of units per gross acre in the CMXD zone 
shall not exceed 30 units per gross acre. 

Sec. 24.295.070. Same--Height. 

1. Height determination. The height of buildings and other structures in the CMXD zone 
shall be determined in accordance with section 24.405.040. 

2. Maximum height. Regardless of the number of stories comprising a building or structure. 
no portion of a building or other structure in the CMXD zone shall exceed 35 feet in 
height above that specified in section 24.405.040 and except as provided in section 
24.405.030. 

Sec. 24.295.080. Same -Yards. 

Fences. walls. and other uses of yards in the CMXD Zone ·shall comply with the yard 
regulations set forth in chapter 24.41 0. 

Sec. 24.295.090. Same - Building Setbacks. 
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Buildings and other structures not used for parking, not including fences or walls, on a lot in the 
CMXD zone shall comply with the following setback requirements: 

1. Street setbacks. 0 feet minimum ground floor commercial/ 5 feet minimum ground floor 
residential 

2. Side street setbacks. Same as street setbacks. 

3. Side yard setbacks. 5 feet minimum 

4. Rear setbacks. 5 feet minimum (with alley) I 15 feet minimum (no alley). 

Sec. 24.295.100. Same - Parking Setbacks. 

On-site parking, whether located in a structure or not and unless located underground. shall be 
placed within the rear 50% of each lot. However, no setback shall be required for coastal 
access parking spaces required by section 24.295.130(1 )(b). 

Sec. 24.295.110. Same - Building Types 

Development within the CMXD zone should respect the desired pedestrian scale and character 
of Ventura's coastal environment. New project development should not appear as massive. 
monolithic structures. but instead as a series of smaller scale buildings. When assessing the 
merits of an application's ability to fulfill this objective. the staff. Design Review Committee and 
Planning Commission should consider the use of building types generally described as follows: 

1. Front Yard House - A detached building designed as a residence for one household. 
The primary entrance accessed from the fronting street sidewalk. 

2. Side Yard House - A detached building designed as a residence for one household. A 
Side Yard House is flanked by a side yard of a width comparable to the required front 
yard. The entrance of the Side Yard House is accessed via a walkway to an along one 
side of the lot. 

3. Duplex, Triplex and Quadplex - A large house containing two. three or four dwelling 
units. respectively. Each unit is individually accessed from the street. 

4. Rowhouse - Two or more detached two or three story dwellings with zero lot line side 
setbacks. The main entrance to each unit is accessed directly from and faces the street. 

5. Live/Work - An integrated housing unit and working space. occupied and utilized by a 
single household in a structure. either single-family or multi-family, that has been 
designed or structurally modified to accommodate joint residential occupancy and work 
activity. The main entrance to the ground floor flex space is accessed directly from and 
faces the street. The upstairs dwelling is accessed by a separate entrance and by a 
stair. There is also an internal connection between the live and the work portions of 
each unit. The work activity shall be limited to general use types specified in Section 
24.295.020 above. 

6. Side Yard Housing- A building or group of buildings containing dwelling units that are 
arranged on the site in a row with the first unit facing the street. The primary entrance to 
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each unit is from the side yard or. in the case of units facing the street. the front yard. 
Access to no more than three second-story dwellings occurs through an open or roofed 
stair. 

7. Courtyard Housing - A group of dwelling units arranged to share one or more common 
courtyards. where the individual units are townhouses. flats. or flats located over or 
under flats or townhouses. The courtyard is intended to be a semi-public space that is 
an extension of the public realm. Each ground floor dwelling is accessed directly off of a 
courtyard or directly from the street. Access to no more than three second-story 
dwellings occurs through an open or roofed stair. Access to dwellings at the fourth story 
level occurs through single loaded corridors. 

8. Stacked Dwellings - A single-floor dwelling unit in a structure with other dwelling units of 
similar configuration either above or below. The building entrance is through a street 
level lobby. Access to ground floor dwellings facing a street occurs from the street and 
secondary access occurs through an elevator and corridor. 

9. Commercial Block - A building designed for occupancy by retail. service. and/or office 
uses on the ground floor. with upper floors also configured for those uses or for dwelling 
units. The main entrance to each ground floor shop or dwelling occurs directly from the 
street. Entrance to residential portions ·of the building occurs through a street level 
lobby. elevator and corridor. 

Sec. 24.295.120. Same -Access and Frontage. 

Buildings and their accompanying entrances should front public spaces such as a street and/or 
courtyard. Access needs differ by intended building function and relationship to such public 
spaces. The staff. Design Review Committee and Planning Commission shall. when reviewing 
a project. consider access through the use of the following frontage types: 

1. Door Yard - a facade is set back from the frontage line with an elevated garden or 
terrace. This type can effectively buffer residential quarters from the sidewalk. while 
removing the private yard from public encroachment. The terrace is also suitable for 
restaurants and cafes as the eye of the sitter is level with that of the standing passerby. 

2. Forecourt - the facade is aligned close to the frontage line with a portion of it setback. 
The resulting forecourt is suitable for gardens. vehicular drop offs. and utility off loading. 
This type should be used sparingly and in conjunction with the stoops and shop fronts. A 
fence or wall at the property line may be used to define the private space of the yard. 
The court may also be raised from the sidewalk. creating a small retaining wall at the 
property line with entry steps to the court. · 

3. Porch - a facade is setback from the frontage line with an encroaching porch appended 
to the facade. A great variety of porches designs are possible. but to be useful. none 
should be less than 8 feet deep and 12 feet wide. A fence or wall at the property line 
may be used to define the private space of the- yard. The front yard may also be raised 
from the sidewalk. creating a small retaining wall at the property line with entry steps to 
the yard. 

4. Stoop - the facade is placed close to the frontage line with the ground story elevated 
from the sidewalk. securing privacy for the windows. This type is suitable for ground-
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floor residential uses at short setbacks. This type may be interspersed with the shop 
front. A porch may also cover the stoop. 

5. Storefront - the facade is placed at or close to the right-of-way line. with the entrance at 
sidewalk grade. This type is conventional for retail frontage. It is commonly equipped 
with cantilevered shed roof or awning. The absence of a raised ground floor story 
precludes residential use on the ground floor facing the street. although this use is 
appropriate behind and above. 

6. Gallery - the facade of a building with an attached colonnade. Balconies may overlap the 
sidewalk while the ground floor remains set at the lot line. This type is ideal for retail 
use, but only when the sidewalk is fully absorbed within the arcade so that a pedestrian 
cannot bypass it. An easement for private use of the right-of-way may be required. To 
be useful. the arcade should be no less than 8 feet wide clear in all directions. 

7. Arcade - Arcades are facades with an attached colonnade that is covered by upper 
stories. Arcades must be designed according to the following provisions: (a) Arcades 
should be no less than 10 feet wide in all directions; (b) Along primary retail frontages. 
the arcade shall correspond to storefront openings; and (c) Primary storefront openings 
should be at least 65% of the first floor wall area and not have opaque or reflective 
glazing. 

Sec. 24.295.130. Same - Other. 

The following development regulations and standards shall also apply within the CMXD zone: 

1. Parking. Off-street parking shall be provided for all uses as may be required by chapter 
24.415 or chapter 24.345 with two exceptions: 

a. If a dwelling unit is designed as a combined live/work space. incorporating both a 
residential use type and a general use type, the off-street parking space requirement 
shall be calculated based solely on the parking requirement for the applicable 
general use type existing or proposed at the site and no additional parking for the 
residential use type shall be required. but only if the following standards are met: 

i. The living space shall be contiguous with and made an integral part of the work 
space, with direct access between the living and working areas to be provided 
and maintained at all times. If the living space is not contiguous and integral with 
the work space and the required direct access is not provided. the off-street 
parking space requirement shall be based on the general use type and 
residential use type requirements combined, unless an Administrative Variance 
is obtained in accordance with chapter 24.535. 

ii. Living and working areas within one live/work space shall not be rented 
separately. The Coastal Development Permit required by section 24.295.050 
shall contain a condition to implement this requirement in relationship to a 
particular application. 

iii. All regulations. requirements. and conditions of the city's building and safety 
division and fire department shall be met. 
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b. For each residential unit. including live/work units. constructed on a project site. one 
(1) parking space shall be made available for exclusive use for public parking for 
coastal access. Such parking shall be aggregated in either a: (a) surface parking lot; 
or (b) parking garage with directional signage to such spaces. Prominent signage 
within the public right-of-way shall be installed for coastal parking spaces. No 
variance may be granted to obviate compliance with this requirement. 

c. Off-street parking requirements for the seaward parking corridor. as defined in 
chapter 24.110. shall not apply to lots zoned CMXD. 

2. Visitor-serving commercial. All ground-level floor area. excluding that used for stairs. 
elevators. bathrooms or other comparable ancillary building facilities. fronting a public 
street. as depicted on the approved Local Coastal Program Circulation Plan. or fronting 
the public open space(s) required under Section 24.295.060. shall consist of a general 
use type identified in section 24.295.020 or a public open space such as a plaza. 
square. courtyard. promenade. park. or passive recreation area for pedestrians. Public 
open spaces shall welcome the public through signage. design. and. as appropriate. 
public amenities that distinguish these spaces from adjacent residential areas. Building 
frontage types of forecourt. storefront. gallery and arcade should be used for the 
ground-level floor and general use types addressed by this section. 

3. Signs. All signs must comply with the provisions of chapter 24.420. 

4. Coastal development. All development within the CP Overlay Zone must comply with the 
provisions of chapter 24.515. The requirements of section 24.310.080 shall not apply to 
lots zoned CMXD. 

5. Open storage. Open storage of materials and equipment shall be permitted only when 
incidental to a permitted use on the same lot as that occupied by said use. All areas of a 
site intended to be used for such open storage shall be shown on the site plan and 
approved as part of the design review. planned development permit and coastal 
development permit. 

Sec. 24.295.140. Same - Nonconformance. 

All nonconforming uses. nonconforming structures. and nonconforming lots are subject to the 
provisions of chapter 24.465. 

Sec. 24.295.150; Same - Density review. 

Prior to issuance of building permits. floor plans may be reviewed by the director to determine 
that density standards will not be exceeded. In order to preclude or lessen the possibility that 
density standards will be exceeded. or that unlawful density increases will occur in the future. 
no more than one kitchen shall be allowed per dwelling unit. In the density review process. 
additional changes may be required in the placement of exterior doors. windows. stairways. 
hallways. utility connections. or other fixtures or architectural features when determined by the 
director to be necessary or desirable to preclude or lessen the likelihood of unlawful density 
increases. 
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FINDINGS AND DECLARATIONS FOR DENIAL OF THE LAND 
USE PLAN AMENDMENT (LUP) AS SUBMITTED, APPROVAL OF 
THE LAND USE PLAN (LUP) AMENDMENT WITH SUGGESTED 
MODIFICATIONS, DENIAL OF THE IMPLEMENTATION 
PROGRAM (IP} AMENDMENT AS SUBMITTED, AND APPROVAL 
OF THE IP AMENDMENT WITH SUGGESTED MODIFICATIONS 

The following findings support the Commission's denial of the proposed amendment as 
submitted, and approval of the proposed amendment if modified as suggested below. The 
Commission hereby finds and declares as follows: 

A. AMENDMENT DESCRIPTION AND BACKGROUND 

The City proposes to amend its certified Local Coastal Program to change the Land Use Plan 
and Zoning Ordinance designation of a vacant 5.33-acre parcel located at the northwest corner 
of Seaward Avenue and Harbor Boulevard, and an adjacent vacant 0.29-acre parcel located at 
the northeast corner of Seaward Avenue and Pierpont Boulevard (Exhibits 3 and 7). The 
intersection of Harbor Boulevard and Seaward Avenue serves as an important coastal gateway, 
connecting Highway 101; Harbor Boulevard, which serves as a major thoroughfare paralleling 
the coast; and Seaward Avenue, which provides access from central Ventura to San 
Buenaventura State Beach approximately two blocks west of the project site. Surrounding land 
uses include visitor serving commercial to the north, Harbor Boulevard and Highway 101 to the 
east, a neighborhood shopping center to the south, and Pierpont Boulevard and residential 
properties to the west. The subject site is located outside of the Commission's appeal 
jurisdiction. 

The proposed amendment would change the land use designation of these parcels from 
Planned Commercial- Tourist Oriented (PC-T) to Planned Mixed Use Development (PMXD); 
revise the zoning designation from Commercial-Tourist Oriented (CTO) and Intermediate 
Commercial with Tourist Overlay [C-1A(TO)] to Mixed Use Development (MXD); and (3) provide 
new land use policy statements. The new mixed-use designation would allow a variety of uses 
on the parcels, including residential, light industrial, professional office, and commercial uses, 
and would allow reduced parking requirements. (Exhibits 5 and 6). These and other proposed 
amendment changes are described in greater detail below. 

The subject parcels have been vacant since 1992, when the previously existing gasoline station 
was demolished. A portion of the site has since undergone soil and groundwater remediation. In 
1997 the City received an application to develop the site with visitor-serving commercial uses, 
including a three story, 122 room hotel, promenade shops, two fast food restaurants, and three 
retail/restaurant pads. In 2000, the property was optioned by a new development interest and a 
revised conceptual development plan was prepared, including 90 residential units, 13,270 sq. ft. 
of commercial space and 14,000 sq. ft. of restaurant space. As the existing land use 
designation and zoning do not allow residential use, an application for the currently proposed 
amendment to change the land use designation and zoning was submitted to the City in August 
2000. Although the City has reviewed the conceptual development plan, the City has not 
formally accepted a development proposal for the site. 



SBV-MAJ-1-03 
September 28, 2005 

Page 20 

' · · .' ·• ' •, • 4 < ' •• < ·" • .~ •' • '· ·' ! ~ I I "to. , .1. t- ..,_. ... t - _..6&. .... .o 

The City Council adopted the resolution and ordinances that constitute the currently proposed 
amendment (Resolution No. 2002-046; Ordinance No. 2002-013) on July 15, 2002 and July 22, 
2002 respectively. Subsequent resolutions (Resolution No. 2003-015; Resolution No. 2004-026; 
Resolution No. 2004-051) necessary to satisfy Commission amendment submittal and noticing 
requirements were passed on February 24, 2003, May 1 0, 2004 and August 2, 2004 
respectively {Exhibit 1}. 

B. PROPOSED CHANGES TO THE CERTIFIED LOCAL COASTAL PLAN 

The amendment involves changes to the City of San Buenaventura Land Use Plan Map, the 
text of the City's Land Use Plan, and the Zoning Ordinance and Zoning Map that comprise the 
LCP's Implementation Program. 

The City's Land Use Plan (LUP) consists of a portion of the City's Comprehensive Plan that is 
indicated by italicized type. The Comprehensive Plan's Land Use Element divides the City into 
18 communities and provides community intent and rationale statements for each one. These 
statements are, included in the LUP for those communities that exist within the Coastal Zone. 
The proposed amendment adds a new section to the intent and rationale statement for the 
Pierpont/Keys Community as follows: 

It is the intent of the Planned Mixed Use Development (PMXD) designation in the 
area north of Seaward Avenue and west of Harbor Boulevard to create an urban 
identity that preserves and enhances the village character of the Pierpont 
Community. This designation will provide for a mixture of tourist and local serving 
commercial uses along Seaward Avenue and attached residential uses, which will 
provide an immediate consumer base to entice commercial uses on Seaward 
Avenue. All of this will promote walkability and connectivity to adjacent 
neighborhood commercial and residential uses, tourist and local serving 
commercial uses, and the ocean and state beach recreational opportunities for 
both tourists and residents. It is further the Intent of the commercial portion of this 
designation to improve tourism as one part of the community's overall economic 
development strategy, to ensure that tourism development Is done In a way that 
respects the needs of the residents and beach neighborhood, thus preserving the 
village character of the community. 

The ·proposed amendment changes the land use designation of two adjacent parcels from 
Planned Commercial- Tourist Oriented (PC-T) to Planned Mixed Use Development (PMXD). 
The affected parcels are a vacant 5.33-acre parcel located at the northwest corner of Seaward 
Avenue and Harbor Boulevard, and an adjacent vacant 0.29-acre parcel located at the 
northeast corner of Seaward Avenue and Pierpont Boulevard. 

The City's LUP provides the following definition and policy statement for the existing Planned 
Commercial - Tourist Oriented (PC-T) designation, and the proposed Planned Mixed Use 
Development designation: 

Commercial: 
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The intent of the ... Pianned Commercial categories, such as PC-T, PC-N, and HC, is to 
ensure that the City can preserve those sites best suited for specialized commercial 
activities (such as tourist commercial, neighborhood commercial and harbor commercial) 
from encroachment by general commercial activities or other uses which are not as 
dependent on specific site locations. Each of the special PC categories has been created 
to serve a specific function. It is recognized that there are specific sites which can best 
accommodate these specialized commercial uses, that they are a limited resource and that 
they should be preserved for their highest and best use. The uses allowed in each of these 
categories or listed in the Zoning Ordinance. 

The intent of the PC-T category is to protect sites that are suitable for tourist commercial 
uses from encroachment by other uses, including general commercial, industrial and 
private residential. A Planned Development Permit shall be required prior to developing 
such sites. Types of uses to be permitted in the PC-T designated sites include public or 
private developments that provide visitor-serving facilities. 

Planned Mixed Use Development: 

The purpose of the Planned Mixed Use Development (PMXD) designation is to 
identify appropriate locations for and encourage: 

Large scale integrated development having three or more major uses such 
as Professional Office, Commercial, Residential, Industrial, and various 
support facilities. 

Intensive use of land requiring major public resource commitments over an 
extended period of time. 

Master planned urban complexes that have a significant degree of 
functional and physical integration of project components (e.g., 
interconnection of uses with pedestrian ways, common mechanical support 
systems, different uses housed in the same building, shared parking or 
common facilities). 

A master plan should be required for PMXD designated areas as a prerequisite to 
development and, at a minimum, set forth the architectural character, project 
phasing, integration of uses, landscaping, overall circulation and parking. The 
master plan, where appropriate, should also be made a part of the covenants, 
conditions and restrictions recorded for each property in the project. 

The PMXD designation has been placed on those lands which have one or more of 
the following characteristics: 

1. They are in need of private or public redevelopment efforts. 

2. They are large parcels of 40 acres or more. 

3. They are in highly visible areas. 

4. They are in proximity to freeway and/or rail transportation 
corridors. 

5. They can be developed in such a way that they are self­
contained and well-buffered from surrounding uses. 
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6. They are in an existing or proposed major activity center. 

The PMXD category is further refined in Intent and Rationale Statements for each of the 
communities where such designation is deemed appropriate. 

The proposed amendment also changes the zoning designation of the two parcels. Specifically, 
it changes 1he designation of the 5.33-acre parcel from Commercial-Tourist Oriented (CTO) to 
Mixed Use Development (MXD) and the zoning designation of the smaller 0.29-acre parcel from 
Intermediate Commercial with Tourist Overlay [C-1A(TO)] to Mixed Use Development (MXD). 

As described in the City's zoning code, the existing CTO designatio~ and the TO (Tourist­
Oriented) Overlay are intended to provide areas where ~isitor-serving commercial and 
recreational facilities are encouraged. The CTO zone, which encompasses the majority of the 
site, is also intended to "provide a high level of site and operational performance with due 
consideration to visitor needs and opportunities," and to protect "visitor-serving commercial land 
and improvements in the coastal area from uses which are incompatible or more properly 
located in other zoning districts." The C-1A zone with the (TO) Overlay, which is the existing 
designation on the smaller parcel, allows some additional general uses, such as animal sales 
and services, building supply stores, funeral services, nursery sales, and repair services, but 
overall is similar to the CTO zone. As currently designated, both parcels are subject to similar 
height, parking, and setback standards. 

The proposed MXD designation would allow uses that are currently prohibited, including 
residential, industrial, research/lqboratory services, wholesaling/distribution, and construction 
yards. The proposed designation includes no provisions to ensure that visitor-serving uses or 
coastal access opportunities are included in development of the site. The proposed MXD 
designation would also increase the height limit from 30 feet to 75 feet, and reduce parking 
standards for a live/work units and a variety of general uses. 

Copies of the zoning chapters for CTO, C-1A, and MXD zones and the TO overlay are included 
as Exhibits 5 and 6. 

C. ISSUE ANALYSIS 

The proposed Land Use Plan amendment raises issues with the following Coastal Act policies: 

Section 3021 0 of the Coastal Act states: 

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

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

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

Section 30222 of the Coastal Act states: 
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The use of private lands suitable for visitor-serving commercial recreational facilities 
designed to enhance public opportunities for coastal recreation shall have priority over 
private residential, general industrial, or general commercial development, but not over 
agriculture or coastal-dependent industry. 

Section 30223 of the Coastal Act states: 

Upland areas necessary to support coastal recreational uses shall be reserved for such 
uses, where feasible. 

Section 30251 of the Coastal Act states: 

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

In addition, the proposed Implementation Program amendment raises issues with respect to the 
following policies of the City's certified LUP: 

Policy 15.10 (Coastal Access Program) states: 

The City shall continue to ensure maximum public access consistent with public safety 
and fragile coastal resources. To carry out its intent, the City shall implement the policies 
of this Comprehensive Plan. 

(Refer also to the Sensitive Habitat Objective in the Resources Elements, the Land Use 
Element, including relevant Community Intent and Rationale Statements, the Ciruculation 
Element, and the Park and Recreation Element) · 

The Land Use Element Policy Regarding Vacation Condominiums and Lower Cost Visitor­
Serving Facilities states (in relevant part): 

Visitor-serving facilities, such as lower cost overnight accommodations and restaurants, 
provide an important coastal resource. In order to protect, encourage, and, where feasible, 
provide these facilities, the City shall: 

1) Promote the continue operation of existing facilities (including lower­
cost motels and restaurants) by not permitting incompatible uses to 
locate adjacent to such facilities. Specifically, the City shall not permit 
developments which, based on physical characteristics (e.g., height, 
open storage) or operational characteristics (e.g., noise, traffic, hours of 
operation, etc.) would have a deleterious effect on existing visitor­
serving uses. 
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2) Encourage and coordinate with the State Department of Parks and 
Recreation in Its endeavor to establish a hostel facility in or near the 
San Buenaventura Coastal Zone. 

The Intent and Rationale Statement for the Pierpont/Keys Community states (in relevant part): 

The Pierpont/Keys Community is a unique, beach-oriented, residential area, which 
includes support commercial facilities and an elementary school. This Community also 
includes a tourist-oriented commercial area at the Ventura Harbor, and a freeway-oriented 
commercial area generally north of Seaward Avenue. The proposed land use plan policies 
for this Community are intended to preserve the character of the existing residential 
development in this area, while promoting commercial uses which are compatible with the 
Community's existing tourist-commercial orientation and Coastal Act policies. 

Parking, for both residential and commercial uses, is generally inadequate throughout the 
Community. In order to mitigate the impact of development on parking, the City shall 
strictly enforce all parking standards. In order to relieve existing limited public access 
conditions, the City shall require that provisions for public parking be incorporated with 
development whenever appropriate and feasible to enhance public access. This 
requirement, however, shall not apply to small residential projects such as single family 
and duplex development. 

The intent of the Planned Commercial - Tourist Oriented (PC-T) designations, in the area 
west of Harbor Boulevard and south of San Buenaventura State Beach, is to ensure that 
the potential for high quality tourist-oriented commercial development in this Community 
is fully realized and not diminished by the establishment of general commercial or service 
commercial uses (e.g., real estate offices, neighborhood commercial stores, etc.). Because 
of the developed nature and visitor-serving potential of the Seaward Avenue commercial 
strip area west of Pierpont Boulevard, existing non-tourist oriented uses (e.g., general 
offices) shall not be permitted to encroach into this area beyond existing ratios when the 
City's Local Coastal Program (LCP) was first adopted. Based on front footage calculations 
to determine these ratios, this area was comprised of 38.7% (525 linear foot frontage) of 
non-tourist oriented uses and 61.3% (833 linear foot frontage) of tourist oriented uses. New 
commercial developments should be designed to complement the visual character of the 
adjacent Pierpont Bay neighborhood (being of a bulk, height, and color that Is compatible 
with that character), thereby enhancing the unique locational characteristics which cause 
this area to be designated as a Scenic Approach. 

The proposed amendment changes the land use designation and zoning designation of a site 
designated for visitor-serving commercial use to a mixed use designation that would allow 
unlimited residential use, as well as industrial and other general use types not currently allowed. 
The change in designation also reduces parking standards and increases the allowable height 
of structures from 30 feet to 75 feet. The proposed amendment thus raises issues with regard 
to Coastal Act policies that prioritize visitor-serving commercial and recreational facilities over 
private residential, general industrial or general commercial development. It also raises issues 
with regard to the specific policies of the Land Use Plan that require protection of public access 
and visitor-serving commercial and recreational opportunities, and that pinpoint the subject 
property as an important site for visitor-serving commercial use. Lastly, it raises issues with 
Coastal Act and Land Use Plan policies concerning visual resources and neighborhood 
compatibility. 
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The project site is a 5.62-acre corner property located in the Pierpont District just west of 
Highway 101, immediately northwest of the intersection of Harbor Boulevard and Seaward 
Avenue. This intersection serves as an important coastal gateway. Harbor Boulevard parallels 
the coast from downtown San Buenaventura to Channel Islands Harbor and provides access to 
local beaches, harbors, and other coastal resources. Seaward Avenue provides access from 
Highway 101 to San Buenaventura State Beach, which is located approximately two blocks 
west of the site. Seaward Avenue is also the primary through street to the beach from central 
Ventura, which is located east of Highway 101. While the project site occupies a prominent 
coastal location, development of the site does not raise issues regarding coastal views, which 
are largely unavailable from adjacent thoroughfares, including Highway 101, and other nearby 
public viewing areas. 

Land uses surrounding the site include visitor-serving commercial to the north, Harbor 
Boulevard and Highway 101 to the east, a neighborhood shopping center to the south, and 
Pierpont Boulevard and residential properties to the immediate west. Lower Seaward Avenue, 
which extends west of the project site to the beach, is fronted by small primarily locally owned 
and visitor-serving businesses, including restaurants, cafes, a corner grocery, and two small 
motels. An eclectic mix of single-family residences and small multi-family complexes fronting 
narrow streets flank the lower Seaward Avenue commercial corridor. This diverse neighborhood 
abuts the Harbor Boulevard commercial strip, which extends north of the project site to San 
Buenaventura State Park, and contains fast food restaurants, gas stations, motels, and other 
primarily franchise businesses. 

Public parking in the area is limited, particularly given Seaward Avenue's importance as a public 
access route to the beach. Public parking along lower Seaward Avenue is limited to 54 on­
street parallel parking spaces and a small 19-space parking lot at the Seaward Avenue 
entrance to San Buenaventura State Beach. These parking spaces serve patrons of the 
numerous -businesses along Seaward Avenue as well as beach visitors. On-street parallel 
parking is also available along Pierpont Boulevard, but is constrained by numerous curb cuts 
and by entrances to the narrow residential streets that parallel Seaward Avenue. 

' Public transit in the area is limited to a shuttle bus line from that runs along Seaward Avenue, 
from mid-town Ventura to Harbor Boulevard, and then on Harbor Boulevard to the Ventura 
Harbor. The bus runs weekdays only, six times a day in the morning and late afternoon, and 
mainly serves Ventura Harbor employees. In October 2005, the route will be discontinued and, 
as part of a three year demonstration project, a new shuttle bus will run seven days a week, 21 
times a day throughout the day, from downtown Ventura along the coast through the Pierpont 
Community to Ventura Harbor. The new shuttle service will provide increased opportunities for 
public access to the coast. The extent to which the shuttle will alleviate the parking shortage in 
the vicinity of the subject site cannot yet be determined. 

The City has analyzed public parking in the Pierpont District and has concluded that 
approximately 1,711 public parking spaces exist in the area. However, the majority of those 
parking spaces are located at least six blocks away from the Seaward Avenue entrance to San 
Buenaventura State Beach, and serve the main unit of San Buenaventura State Beach Park, 
Marina Park, and other segments of the beach. The remaining parking consists of parallel 
parking spaces along the approximately % mile length of Pierpont Boulevard, which are in 
demand for residential as well as visitor parking, and the 73 spaces in the lower Seaward 
Avenue area discussed above (Exhibit 4). 
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A stated objective of the proposed amendment is to preserve and enhance the "village" 
character of the Pierpont Community by providing for a mixture of visitor-serving commercial 
and neighborhood commercial uses, as well as residential uses to provide a larger consumer 
base for the commercial uses. Existing land use plan requirements for the site mandate visitor­
serving use, although the zone designations allow a range of general commercial and visitor­
serving commercial uses. Existing zoning regulations also mandate increased parking 
requirements for the existing zone districts applied to the subject site, and for the subject site 
and Seaward Corridor in particular. The City has expressed concern that entirely commercial 
use of the site is both unattractive to investors and inconsistent with its desire to preserve the 
unique character of the Pierpont Community. In addition, the City's approach to planning 
discourages construction of conventional commercial complexes that are set back from street 
frontages and dominated by expansive parking lots. The City instead encourages mixed-use 
developments that are oriented to the street and that minimize both the visibility and extent of 
on-site parking. 

The Commission has been generally supportive of mixed-use proposals, which provide for 
different types of visitor-serving uses, as long as a means to balance the uses to obtain a true 
"mixed-use" is achieved. The major Coastal Act concern raised by the proposed amendment is 
that it provides no means to require visitor-serving commercial uses, adequate parking and 
visitor-friendly design to ensure that Coastal Act priorities are addressed in future development 
proposals. Given the market value of housing in the City, it is likely that the entire site would be 
developed for residential use should the proposed amendment be adopted. The cumulative 
effect of such a development would be to change the balance of future development within the 
lower Seaward area from one that gave priority to visitor-serving uses to one that would give 
priority to residential development. Thus the proposed amendment, if approved, would diminish 
the visitor-serving potential of both the subject site and the surrounding beachside community, 
contrary to Sections 30210, 30213, 30222, and 30223 of the Coastal Act. 

Commission staff has discussed these concerns with City staff, and has collaborated with City 
staff to craft suggested modifications that address these concerns and incorporate the "new 
urbanist" principles that guide the City's approach to development. The result is the suggested 
modifications included in Section IV of this report, which include a new land use designation 
(Planned Coastal Mixed Use Development - PCMXD) and new zone (Coastal Mixed Use­
CMXD), that are applied to the site of the proposed amendment, and established as new 
designations that can be applied to other sites in the future. Any change in land use or zone 
designation to apply the PCMXD and CMXD designation to other sites would have to be 
considered by the Commission through a future LCP amendment. While the suggested 
modifications reflect a collaborative process, provisions within the suggested modifications 
regarding coastal access parking remain unacceptable to City staff, as discussed later in this 
section. 

Suggested Modification 1 applies a new Planned Coastal Mixed Use Development - PCMXD 
land use designation to the project site, and Suggested Modification 2 defines the PCMXD 
designation as a site that preserves and enhances neighborhood character, and enhances 
visitor-serving commercial, recreational, and coastal access opportunities, while minimizing 
conflicts between such uses and residential uses. The intent of the new designation is to allow 
development of vibrant mixed-use environments that are attractive to visitors and sensitive to 
the community. Suggested Modification 3 revises the proposed addition to the Pierpont 
Community Rationale and Intent Statement to reflect the purposes of the new PCMXD 
designation, and strengthen language regarding visitor-serving commercial, recreational, and 

r 
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coastal access priorities. These modifications are necessary to ensure that development on the 
site provides adequate visitor-serving commercial, recreational, and coastal access 
opportunities consistent with Sections 30210, 30213, 30222, and 30223 of the Coastal Act. 

Suggested Modification 3 also addresses the provision of coastal access parking spaces, 
which, as detailed in Suggested Modification 7, must be provided at a ratio of 1:1 for every 
residential unit constructed on a site within the new CMXD zone. Suggested Modification 3 
adds the requirement, for the subject site only, of a minimum of 75 coastal access parking 
spaces regardless of the number of residential units constructed on site. This requirement is 
included in the Community Rational and Intent Statement, rather than in the zoning regulations, 
which would apply to other parcels that may be rezoned as CMXD. Those parcels may warrant 
a smaller or larger minimum number of coastal access parking spaces, depending on their size 
and location. The coastal access parking requirements included in Suggested Modification 3 
are necessary in order to ensure a balance of priority and non-priority uses and to ensure that 
the proposed development does not exacerbate the existing public parking shortage in an 
important coastal gateway. 

Suggested Modifications 4 and 5 insert language regarding the new PCMXD designation in 
listings and charts summarizing the City's land use designations and related zoning in the Land 
Use Plan. These modifications are necessary to ensure that the new PCMXD zone is fully 
included within the City's Land Use Plan, and to ensure that the CMXD zoning regulations, 
which provide a means to ensure that visitor-serving commercial, recreational, and coastal 
access uses are included in development on the site, are applied to any PCMXD designated 
site. 

Suggested Modification 6 applies the new Coastal Mixed Use Development - CMXD zoning 
designation to the project site. Suggested Modification 7 provides the text for the new CMXD 
zone chapter and inserts it into the Implementation Program/Zoning Code. 

The new zone chapter created by Suggested Modification 7 provides standards to ensure that a 
balance of uses consistent with Coastal Act priorities identified in Suggested Modifications 2 
and 3, including adequate visitor-serving commercial uses and public access provisions, are 
included in any development approved on the site. The new zoning designation, like the 
proposed mixed-use designation, will allow residential uses, but it will not allow industrial uses, 
or general uses that do not serve visitors. In addition, it will only allow residential use of a parcel 
in conjunction with visitor-serving uses on the ground level fronting public streets and public 
open space(s}. Although the new zone allows residential use of the property, its intent is to 
allow development of vibrant mixed-use environments that are attractive to visitors, that provide 
a residential base to support the commercial uses that serve visitors to the coast, and that 
provide coastal access parking to further increase beach access opportunities. 

Specifically, the new zone chapter: 

• limits allowable general uses to those that are visitor-serving; 

• requires new development to be designed as a series of smaller scale buildings fronting 
publicly accessible streets and/or open spaces, rather than massive monolithic 
structures; 



SBV-MAJ-1-03 
September 28, 2005 

Page 28 

• requires a minimum of 20 percent of project sites over 200 feet in width to be public 
open space(s); 

• requires the ground floor level of buildings fronting the required public open space(s) to 
contain visitor-serving uses; 

• requires the ground floor level of buildings fronting existing public streets to contain 
visitor-serving uses; 

• requires the work activity portion of any live-work units to be a visitor-serving use; 

• requires coastal public access parking spaces to be provided on a 1:1 ratio for each 
residential unit constructed on a project site; 

• requires directional signage for coastal access parking and public open spaces to be 
prominently displayed from existing thoroughfares. 

These provisions are necessary to ensure that adequate visitor-serving commercial uses and· 
public access provisions are included in any development approved on the site. Thus 
Suggested Modification 7, which inserts the zone chapter containing these provisions, and 
Suggested Modification 6, which applies it to the subject site, are necessary to make the 
Implementation Program consistent with Coastal Act priorities identified in Suggested 
Modifications 2 and 3. · 

The new zone chapter also includes provisions regarding the height, bulk, and scale of 
development. Section 24.295.070 limits the height of structures to 35 feet above average curb 
grade, significantly lower than the 75-foot maximum height allowed in the proposed MXD zone. 
Other sections require development to respect the desired pedestrian scale and character of 
the area by constructing a series of smaller scale buildings instead of massive, monolithic 
structures. These zone chapter requirements, which are imposed by Suggested Modification 7, 
and applied to the site by Suggested Modification 6, are necessary to implement policy 
statements regarding protection of the Pierpont Community's neighborhood character in the 
existing LUP, as well as the policy statements inserted by Suggested Modifications 2 and 3. 
Those statements, which call for the preservation and enhancement of neighborhood character, 
and specifically, the village character of the Pierpont Community, are in turn necessary in order 
to render the proposed amendment consistent with Section 30251 of the Coastal Act, which 
requires development to be visually compatible with the character of surrounding areas. 

The new zone chapter also includes numerous procedural provisions, as well as standards for 
building design and siting. These standards and provisions are consistent with the Coastal Act 
and are necessary to integrate the zone chapter within the City's existing zoning program and 
within its newly adopted form-based approach to planning. 

As noted above, the proposed amendment, as modified by Suggested Modifications 1 through 
7, changes the land use designation and zoning designation of a site designated for visitor­
serving commercial use to a mixed-use designation that allows residential uses. In order to 
allow conversion of the site to a designation that allows non-priority uses, adequate provision 
must be made for priority uses on the site. 
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Suggested Modifications 1 through 7 provide policies and standards to ensure that a balance of 
uses consistent with Coastal Act priorities, including adequate visitor-serving commercial uses 
and public access requirements, are included in any development approved on the site. The 
coastal access parking requirement is a key element in the ensemble of priority use provisions 
that balance the non-priority residential uses allowed on site. The coastal access parking 
requirement is also necessary to ensure that the proposed development does not further 
exacerbate the public parking shortage along lower Seaward Avenue, particularly since the 
zone chapter allows reduced parking requirements for live-work units and eliminates the 
increased parking for general uses required in the existing zone district. The required coastal 
parking spaces provide a public access benefit to help offset both the parking spaces lost due 
to reduced parking requirements, and the visitor-serving uses lost to residential uses. 

As detailed in Exhibit 2, City staff has expressed concerns that the coastal access parking 
requirements included in Suggested Modifications 3 and 7 would result in large parking lots 
inconsistent with the City's planning approach and their desire to create attractive, pedestrian 
friendly environments. The City argues that a significant number of parking spaces exist in the 
area and that the existing parking will be supplemented by the new transit line that will serve the 
site and other coastal access points. City staff has suggested that the number of required 
coastal access parking spaces be equal to 10% of the total number of parking spaces 
otherwise required for an entire CMXD designated project site. City staff calculated that a 
development that included 105 residences and 25,000 sq. ft. of commercial floor area would 
result in 34 coastal public access spaces. 

As discussed above, significant coastal access parking is required on this site in order to 
ensure a balance of priority and non-priority uses and to ensure that the proposed development 
does not exacerbate the existing public parking shortage in an important coastal gateway. 
Suggested Modification 7 already allows for reduced parking requirements for live-work units 
and for general uses. Given the reduced parking requirements, the number of coastal parking 
spaces allotted under the City's suggested 1 0% standard could be significantly lower than 34 
spaces, which in itself is less than half of the minimum 75 spaces required on the site by 
Suggested Modification 3. The 1:1 ratio of residences to co~stal access parking spaces 
required by Suggested Modification 7 provides a mechanism to bind non-priority residential 
uses to priority coastal access provisions in order to ensure an appropriate balance. Tying the 
number of coastal access parking spaces to the number of residences constructed provides an 
incentive to limit residential uses in favor of visitor-serving commercial uses, whereas the 10% 
standard provides an incentive to minimize total on-site parking, which could contribute to 
existing parking problems. Although the new bus line will provide additional opportunities for 
public access to the adjacent beach, the success of the three-year pilot program and its impact 
on parking in the vicinity of the subject site cannot be predicted. For all of these reasons, the 
provisions for coastal access parking imposed by Suggested Modifications 3 and 7 are 
necessary to find the proposed amendment consistent with the public access policies of the 
Coastal Act and the certified City of San Buenaventura Land Use Plan. 

In summary, Suggested Modifications 1 through 7 are necessary in order to provide the proper 
balance of mixed-use development and means or policies to achieve that balance in 
conformance with applicable Coastal Act policies. 

Thus the Commission finds that the proposed amendment to the certified City of San 
Buenaventura LCP is consistent with policies 30210, 30213, 30222, 30223, and 30251 of the 
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Coastal Act, and the relevant policies of the certified City of San Buenaventura LUP, only if it is 
modified as presented in the findings above. 

VII. THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 

Pursuant to Section 21080.9 of the California Environmental Quality Act ("CEQA"), the Coastal 
Commission is the lead agency responsible for reviewing Local Coastal Programs for 
compliance with CEQA. The Secretary of Resources Agency has determined that the 
Commission's program of reviewing and certifying LCPs qualifies for certification under Section 
21080.5 of CEQA. In addition to making the finding that the LCP amendment is in full 
compliance with CEQA, the Commission must make a finding that no less environmentally 
damaging feasible alternative exists. Section 21080.5(d)(2)(A) of CEQA and Section 13540(f) of 
the California Code of Regulations require that the Commission not approve or adopt a LCP, 
" ... if there are feasible alternative or feasible mitigation measures available which would 
substantially lessen any significant adverse impact which the activity may have on the 
environment." 

The proposed amendment is to the City of San Buenaventura's certified Local Coastal Program 
Land Use Plan and Implementation Ordinance. The Commission originally certified the City of 
San Buenaventura's Local Coastal Program Land Use Plan and Implementation Ordinance in 
1981 and 1986, respectively. For the reasons discussed in this report, the LCP amendment, as 
submitted is inconsistent with the intent of the applicable policies of the Coastal Act and the 
certified Land Use Plan and feasible alternatives are available which would lessen any 
significant adverse effect which the approval would have on the environment. The Commission 
has, therefore, modified the proposed LCP amendment to include such feasible measures 
adequate to ensure that such environmental impacts of new development are minimized. As 
discussed in the preceding section, the Commission's suggested modifications bring the 
proposed amendment into conformity with the Coastal Act and certified Land Use Plan. 
Therefore, the Commission finds that the LCP amendment, as modified, is consistent with 
CEQA and the Land Use Plan. 
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RESOLUTION NO. 2004· 026 

A RESOLUTION OF THE CITY COUNCIL 
CLARIFYING ITS INTENT WITH REGARD TO 
A LOCAL COASTAL PROGRAM 
AMENDMENT AS IT RELATES TO THE 
PROCEDURAL REQUIREMENTS OF 
SECTION 13551 OF TITLE 14 OF THE 
CALIFORNIA CODE OF REGULATIONS 

CASE NOS. MP-138/Z-877 

BE IT RESOLVED by the City Council of the City of San Buenaventura hereby 
finds as follows: 

SECTION 1: Anastasi Development Company, LLC filed an application for a 
Comprehensive Plan/Local Coastal Program Amendment (hereafter referred to as the 
"Amendment"), pursuant to the San Buenaventura Municipal Code and Coastal Act, to 
change the Land Use Map designation from Planned Commercial - Tourist Oriented 
(PC-T) to Planned Mixed Use Development (PMXD), modify the Intent and Rationale 
Statements pertaining to the Comprehensive Plan's Pierpont Community, and a Change 
of Zone from Commercial Tourist Oriented {CTO) and Intermediate Commercial -
Tourist Overlay (C1A-TO) to Mixed Use (MXD). The Amendment pertains to Assessor's 
Parcel Numbers 076-0-010-235 and 081-0-054-030. 

SECTION 2: At its regular meeting of July 15, 2002, and prior to approving the 
Amendment, the City Council certified that it reviewed and considered the information 
provided in the project's Final Subsequent Environmental Impact Report (FSEIR). The 
FSEIR determined that, with the implementation of the required mitig~tion 
monitoring/report program addressing potentially significant impacts to geophysical, air 
quality, noise, aesthetics, transportation and circulation, hazards, utilities and service 
systems, cultural resources and water quality, the project would not have a significant 
adverse impact upon the environment. 

SECTION 3: Further, at its regular meeting of July 15, 2002, after reviewing 
and considering the FSEIR and conducting a public hearing and all proceedings 
required by law, the City Council approved the Amendment by its adoption of Resolution 
Nos. 2002-46 and 2002-13. 

SECTION 4: The California Coastal Commission staff provided the City, on 
June 11, 2003, notification that the City Council must clarify its intent with regard to 
California Code of Regulations (CCR), Title 14, Section 13551. CCR Sub-Section 
13551(b) provides that the City may submit a proposed Local Coastal Program 
Amendment either: (1) as an amendment that will take effect automatically upon 

Exhibit 1 
LCPA SBV-MAJ-1-03 
Resolution No. 2004-026 



CITY OF SA 

September 26, 2005 

California Coastal Commission 
c/o South Central Coast District Office 
89 South California Street, Suite 2000 
Ventura, CA 93001 
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CITY COUNCIL 

Brian Brennan, Mayor 
Carl E. Morehouse, Deputy Mayor 
Neal Andrews, Councilmember 
Bill Fulton, Councilmember 
James L. Monahan, Council member 
Sandy E. Smith, Councilmember 
Christy Weir, Councilmember 

Subject: Local Coastal Program Amendment Application (SBV-MAJ-1-03)­
Agenda Item #15a of October 13, 2005 Meeting 

Dear Coastal Commissioners: 

This letter is sent to accompany the staff report for our proposed Local Coastal 
Program Amendment (LCPA) application concerning property in our Pierpont 
Community. Since granting an extension for the LCPA in October 2004, we have 
been constructively working with your staff to craft mutually agreeable 
modifications. As a city that has infrequent interaction with your staff, we have 
been impressed with their professionalism and willingness to consider our ideas. 
On this note, please know that we are in full support of the staff recommendation 
before you with the exception of one suggested criteria - public parking. 

The staff recommend a minimum of 75 exclusive public parking spaces for 
coastal access or one space per dwelling unit; whichever is greater. This equates 
to at least one quarter acre and up to one half acre of asphalt (i.e., up to 13% of 
the LCPA property). We do not believe it possible to use the suggested 
expansive parking field to define a sense of place inviting to pedestrians and 
corresponding visitor-serving establishments. We prefer to modestly and 
equitably expand upon existing public parking opportunities here in an efficient 
manner that utilizes public transit. Specifically, we recommend that an approval 
motion include the following statement: 

Public parking requirements shall be omitted from the Land Use Plan and, 
instead, the Implementation Plan portion of the LCPA shall require the 
property to provide a number equal to 10% of the total number of parking 
spaces otherwise required for an entire project site; as available for non­
exclusive use for public parking for coastal access. 

The LCPA is located in our Pierpont Community. This community provides' ~c~· · 
approximately 1,711 public parking spaces; all within less than a five-minute walk}.:~;h,r.'· 
to the beach. Coastal access is enhanced even further when considering that ''~'.'"';\ 

Exhibit 2 
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these spaces are further expanded upon by increased connectivity provided by 
the South Coast Area Transit (SCAT) new Route 12. That route includes a bus 
stop at the LCPA site and will provide public transit between our Harbor, Pierpont 
Community and Downtown. This constitutes the city's entire coastline. 

We believe that public transit, when combined with a unique sense of place 
established by buildings containing visitor-serving uses, we can create an urban 
environment that accommodates and serves as a reminder to visitors to return 
again and again. The suggested expanse of asphalt will certainly not provide the 
charm and distinctiveness that temps visitors to return to visit their coast and 
shop in our city. 

Parking issues aside, we observe the remainder of the recommendation to be 
eminently fair. Our staff's combined work on the LCPA has helped to establish a 
positive working relationship that we will continue to build upon in the future. For 
sake of clarity, we take note here that we understand recommended Zoning 
Regulations Section 24.295.060 (1 )(c) to not require ground floor commercial 
across the entire LCPA site. Additionally, this confirms that the LCPA and 
existing LCP continue to enable the city to review and consider administrative 
variances to address issues of unique circumstance such as topography and 
building height. 

We look forward to presenting this message in person. Please contact me at 
805/658-4723 or sdaluddung@ci.ventura.ca.us if there are questions in the 
interim. 

Sincerely, 

s~l~~ 
Community Development Director 

C: City Council 
Rick Cole, City Manager 
Kevin Colin, Senior Planner 
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· ZONING REGULATIONS § 24.240.030 

Chapter 24.240 
, .. 

C-T-0 Commercial Tourist Oriented Zone 

Sec. 24.240.010. Chapter description. 

Chapter 24.240 establishes the C-T-0 Comn:ier­
cial Tourist Oriented ("C-T-0") Zone and pre­
scribes use types and other regulations for this 
zone. Any applicable overlay zones described in 
chapters 24.300 through 24.399 may impose reg­
ulations in addition to those prescribed by this 
chapter for the C-T-0 zone. The provisions of this 
chapter are intended to: 

1. Provide an area in which visitor-serving, 
commercial and recreational facilities shall 
be emphasized and located to function 
safely, efficiently, and harmoniously; 

2. Provide, with both general and specific 
development standards, a high level of 
site and operational performance with 
due consideration to visitor needs and 
opportunities; and 

3. Provide visitor-serving commercial land 
and improvements in the coastal area 
from uses which are incompatJ.ole or more 
properly located in other zoning districts. 

<Code 1971, § 15.240.010) 

Sec. 24.240.020. Uses-Permitted. 

The following use types are permitted, subject 
to the provisions of this chapter: · 

1. Residential. 

None 

2. General. 

Administrative, Business, and Profes­
sional Services 

Automotive and Accessories: Automotive 
Repairs, Systems 

Automotive and Accessories: Parking 

Business and Professional Support 

Community Meeting 

Cultural and Library Services 

Day Care Centers 

Dining Establishments: Ancillary Service 

Dining Establishments: Full Service 

Dining Establishments: Take Out 

Drinking Establishments 

Food and Beverage Retail Sales 

Government Services 

Lodging Services: Bed and Breakfast Inns 

Personal Services 

Property Maintenance Services 

Recreation Services: Amusement Centers 

Recreation Services: Indoor Entertain­
ment 

Recreation Services: Indoor Sports and 
Recreation 

Recreation Services: Public Parks and Play­
grounds 

Recycling Services: Consumer Recyc:Jing 
Collection Points 

Safety Services 

Shopping Center: Large 

Shopping Center: Small 

Utility or Equipment Substations 

3. Agricultural. 

None 
(Code 1971, § 15.240.020) 

Sec. 24.240.030. Same---Subject to a use per­
mit. 

The following use types may be permitted, 
subject to the provisions of this chapter and 
further provided that a use permit is approved 
pursuant to chapter 24.520: 

1. Residential. 

None 

2. General. 

Automotive and Accessories: Gasoline Sales 

Dining Establishments: Fast Service, 
Drive-Up 

Education Services: General 

Farmer's Market, Certified 
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§ 24.240.030 SANBUENAVENTURACODE 

Lodging SerVices: Hotels and Motels 

· · ReCreation. Services: Campgrounds 
' . : . .·. 

Recreation Services: Outdoor Sports and 
Recreation ·· ~ · . 

Transportation Services 

3. Agricultural. 

·None 
(Code 1971, § 15.240.030) 

Sec. 24.240.040. Same-Incidental. 

Incidental uses as ·defined in chapter 24.110 
may be permitted. 
(Code 1971, § 15.240.040) 

Sec. 24.240.050. Same-Special provisions. 

Uses listed in sections 24.240.020 through 
24.240.040 must also comply with the following 
special provisions: 

1. Design review. Design review approval 
must be obtained to the extent required 
by chapter 24.545. 

2. Planned development permit. A pl8nned 
development permit must be approved 
pursuant to chapter 24.525 prior to the 
initiation of a use on an undeveloped site 
or prior to any construction of new struc-

. tures, or additions or alterations to exist­
ing structures, in conjunction with, or in 
any way related to, the use types listed in 
sections 24.240.020 and 24.240.030 ex­
cept for the Recycling Services: Consumer 
Recycling Collection Points Use Type. 

3. Temporary uses. Temporary uses may be 
conducted in the C-T-0 zone only to the 
extent permitted by chapter 24.120. 

4. Dining Establishments: Fast Service, Drive­
Up. All Dining Establishments: Fast Ser­
vice, Drive-Up uses must comply with the 
provisions of chapter 24.475. 

5. Recycling Services: Consumer Recycling 
Collection Points. Uses classified in the 
Recycling Services: Consumer Recycling 
Collection Points use type must comply 
with the provisions of chapter 24.485. 

6. Domestic animals. Domestic animals are 
permitted provided there are no more 
than four adult animals per establish­
ment. 

7. Livestock animals. Livestock animals are 
not permitted in the C-T-0 zone. 

8. Wild animals. WJ.ld animals are not per­
mitted in the C-T-0 zone. 

(Code 1971, § 15.240.050) 

Sec. 24.240.060. Standards-Density. 

A. Lot area or lot width. There shall be no. 
general minimum lot area or lot width standards 
for the C-T-0 zone, provided that, the decision­
making authority may specify minimum lot width 
or lot area standards for a particular site as a 
condition of approval of a planned development 
permit, or amendment thereto, pursuant to chap­
ter 24.525. 

B:• Lot coverage: Buildings or other structures 
shall not occupy more than 50 percent of any lot· 
in the C-T-0 zone. 
(Code 1971, § 15.240.060) 

Sec. 24.240.070. Same-Height. 

A. Height determination. The height of build­
ings and other structures in the C-T-0 zone shall 
be determined in accordance with section 
24.405.040. 

' B. Maximum height. Regardless of the number 
of stories comprising a building or structure, no 
portion of a building or other structure in the 
C-T-0 zone shall exceed 30 feet i~ height except 
as provided in section 24.405.030. 
(Code 1971, § 15.240.070) 

Sec. 24.2.i10.080. Same-Yards. 

Fences, walls, and other uses of yards in the 
C-T-0 Zone shall comply with the yard regula­
tions set forth in chapter 24.410. 
(Code 1971, § 15.240.080) 

Sec. 24.240.090. Same-Setbacks. 

Buildings and other structures, not including 
· fences or walls, on a lot in the C-T-0 zone shall 
comply with the following setback requirements: 

1. Front setbacks. Each lot in this zone shall 
have a front setback of not less than 20 
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· ZONING REGULATIONS § 24.240.100 

percent of the depth of the lot, provided 
that, such front setback need not exceed 

·20 feet.·· 

2. Side setbacks. There shall be no general 
side setback requirements in this zone. . 
However, where the side of a lot in the 
C-T-0 zone abuts a residential zone, there 
shall be a side setback of not less than ten· 
percent of·the width of the lot, provided 
that, such side setback shall not be less 
than three feet, and need not exceed five 
feet in width. 

3. Rear setbacks. Each lot in this zone shall 
have a rear setback of not less than 20 
percent of the depth of the lot; except that 
such rear setback need not exceed 20 feet. 

(Code 1971, § 15.240.090) 

Use 'JYpe 

Sec. 24.240.100. Same-Other. 

The following development regulations and stan­
dards shall also apply within the C-T-0 zone: 

1. · Parki1J8. Offstreet parking shall be pro­
vided as required by chapter 24.415, ex­
cept as provided in this subsection 1. 

For the seaward parking corridor, as de­
fined in chapter 24.110 the number of 
offstreet parking spaces required for gen­
eral use types shall be determined in 
accordance with this subsection as follows: 

Parking Spaces 
Required 

(a) Administrative, Business, and Professional Services One space for each 250 square 
feet of gross floor area. 

Automotive and Accessories: Automotive Repairs, Systems 
Automotive and Accessories: Gasoline Sales 
Business and Professional Support 
Cultural and Library Services 
Dining Establishments: Ancillary Service 
Dining Establishments: Take-Out 
Food and Beverage Retail Sales 
Government Services 
Personal Services 
Safety Services 
Shopping Center: Large 
Shopping Center: Small 
Transportation Services 

(b) Community Meeting 

CD24:151 

One space for each four fixed 
seats or each 96 inches, or frac­
tion thereof, of the length of 
bench-type seats, or 28 gross 
square feet where no perma­
nent seats are maintained, in 
any main meeting area, audito­
rium, meeting room, sanctuary 
or place of worship.' 
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Use Type 

(c), Day Care Centers 

(d) Dining Establishments: Fast Service, Drive-Up 

Dining Establishments: Full Service 

Drinking Establishments 

(e) Educational Services: General 

(f) Farmers' Market, Certified 

Recreation Services: Outdoor Sports and Recreation 

Recreation Services: Public Parks and Playgrounds 

CD24:152 

Parking Spaces 
Required 

One space for every group of 13 
children plus one for each staff 
member on site at any one time. 

One space for each 45 square 
feet of customer service area 
plus one space for each 250 
square feet of other gross floor 
area. 

Elementary Schools and Mid­
dle Schools: One space for each 
classroom plus one space for 
each five fixed seats of any area 
utilized for auditorium pur­
poses or for each 35 gross square 
feet of seating area where there 
are no fixed seats in any area 
utilized for auditorium pur­
poses. 

High Schools: Five spaces for 
each classroom plus one space 
for each five fixed seats of any 
area utilized for auditorium pur­
poses or for each 35 gross square 
feet of seating area where there 
are no fixed seats in any area 
utilized for auditorium pur­
poses. 

Colleges: Seven spaces for each 
classroom plus one space for 
each five fixed seats of any area 
utilized for auditorium pur­
poses or for each 35 gross square 
feet of seating area where there 
are no fixed seats in any area 
utilized for auditorium pur­
poses. 

A number of spaces as deter­
mined necessary by the decision­
making authority to provide ad­
equate vehicular access while 
minimizing adverse impacts on 
the surrounding neighborhood. 

{) 
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Use 'JYpe 

(g) Lodging Services: Bed and Breakfast Inns 

(h) Lodging Services: Hotels and Motels 

(i) Recreation Services: Am.useiDent Centers 

C. 

Recreation Services: Indoor Sports and Recreation 

(j) Recreation Services: Indoor Entertainment 

( 
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Parking Spaces 
Required 

§ 24.240.100 

Two spaces within a garage. 
Where two spaces within a ga­
rage are already being pro­
vided for a Family Residential: 
Single-Family, those two spaces 
within a garage shall be deemed 
to adequately meet the require­
ment of this subsection. One 
open or covered space for each 
guest room must also be pro­
vided. 

One and one-eighth for each 
sleeping unit plus whatever 
number of spaces may be r~ 
quired for other principal uses 
(e.g., Dining Establishments, 
Drinking Establishments, etc.) 
on the site. 

Bowling alleys, tennis courts, 
handball courts and similar fa­
cilities having clearly desig­
nated courts or playing areas: 
Three spaces for each bowling 
lane or playing court plus what­
ever number of spaces are re­
quired for any other principal 
uses on the site (e.g., Dining 
Establishments, Drinking Es­
tablishments, etc.) 

For other ·participant oriented 
facilities, (e.g., skating rinks, 
axnuseiDentcenters,fitnesscen­
ters, billiard parlors): One space 
for each 100 gross square feet 
of floor area. 

One space for each five fixed 
seats or 35 gross square feet of 
non-fixed seating area plus one 
space for each 250 gross square 
feet of other floor area. 
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Use TYpe 

(k) -~- Recreation Services: Campgrounds 

(1) Utility or Equipment Substation 

(m) A~tomotive and Accessories: Parking 

Parking Spaces 
Required 

One space far each campsite or 
. table, plus one space for each 
employee, and one additional 
space for each 25 campsites, 
and whatever number of spaces 
are required for other principal 
use on the site (e.g., Dining 
Establishments, Drinking Es­
tablishments, etc.) 

One space for each 250 square 
feet; provided that, no parking 
spaces are required for com­
pletely. automated, unattended 
facilities. 

Recycling Services: Consumer Recycling Collection Foints 
No additional parking spaces 
required. 

2. Signs. All signs must comply with the 
provisions of chapter 24.420. 

. , 
3. Coastal development. All development 

within the CP Overlay Zone must comply 
with'the provisions of chapter 24.310 and 
chapter 24.515. 

4. Flood Plain Overlay Zones. All develop­
ment within designated Flood Plain (FP) 
Overlay Zones shall comply with the pro­
visions of chapter 24.320 and chapter 
24.530. 

5. Open storage. Except for outdoor displays 
of merchandise, conditionally allowed by 
subsection 6. of this section, open storage 
of materials and equipment shall be per­
mitted only when incidental to a permit­
ted use on the same lot as that occupied 
by said use. All areas of a site intended to 
be used for such open storage shall be 
shown on the site plan and approved as 
part of the planned development permit 
process. 

6. Displays for uses in the Automotive and 
Accessories Use TYpe category. Outdoor 
display of merchandise in conjunction with 
uses classified within the Automotive and 
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Accessories: Gasoline Sales and Automo­
tive and Accessories: Automotive Repairs, 
Systems use types may be permitted pro­
vided that all the following standards are 
met: 

(a) Lubricating materials. Not more than 
one day's supply of lubricating ma­
terials, computed on the basis of 
average daily sales, may be placed 
upon the pump island or within two 
feet of the pump island or primary 
building. All such lubricating mate­
rials must be displayed in appropri­
ate racks. 

(b) Tire display. Not more than two en­
closed tire storage or display cabi­
nets are permitted. In lieu of tire 
cabinets, not more than four individ­
ual new tires in appropriate open 
racks or stands may be displayed, 
provided that such racks or stands 
are located within two feet of the 
perimeter of the pump.island or pri­
mary building. 

(c) Vending machines. Vending machines, 
including but not limited to, soft 
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drink dispensers or cigarette or candy 
vending machines, may be displayed 
within two feet of the perimeter of 
the primary building. Not more than 

. fo1,11' such machines are permitted. 
(Code 1971, § 15.240.100) 

Sec. 24.240.110. Nonconformance. 

All nonconforming uses, nonconforming struc­
tures, and nonconforming lots are subject to the 
provisions of chapter 24.465. 
(Code 1971, § 15.240.110) 
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ZONING REGULATIONS § 24.234.030 

Chapter 24.234 

C-IA Intermediate Commercial Zone 

Sec. 24.234.010. Chapter description. 

Chapter 24.234 establishes the C-lA Interme­
diate Commercial Zone, also known as the "C-lA" 
Zone, and prescribes use types and other regula­
tions for this zone. Any applicable overlay zones 
described in chapters 24.300 through 24.399 may 
impose regulations in addition to those prescribed 
by this chapter for the C-lA zone. 
(Code 1971, § 15.234.010) 

Sec. 24.234.020. Uses-Permitted. 

The following use types are permitted, subject 
to the provisions of this chapter: 

1. Residential. 

Family Residential: Large Multi-Family 

Family Resid~ntial: Mobile Home 

Family Residential: Single Family 

Family Residential: Small Multi-Family 

Family Residential: Two Family 

Residential Care 

Residential Condominiums 

2. General. 

, Administrative, Business, and Profes­
sional Services 

Animal Sales and Services: Grooming and 
Pet Stores 

Animal Sales and Services: Veterinary 

, Automotive and Accessories: Automotive 
Rentals 

,.... Automotive and Accessories: Parking 

Business and Professional Support 

' Community Meeting 

Construction Sales and Services: Building 
Supply Stores 

" Cultural and Library Services 

Day Care Centers 

' Dining Establishments: Ancillary Service 

' Dining Establishments: Full Service 

\Dining Establishments: Take Out 

\Drinking Establishments 

Education Services: Commeroal 

.... Food and Beverage Retail Sales 

Funeral and Interment Services 

Government Services 

' Lodging Services: Bed and Breakfast Inns 

Medical Services: Consultirig 

Medical Services: Mobile Equipment 

Nursery. Sales 

\ Personal Services 

Property Maintenance Services 

\ Recreation Services: Amusement Centers 

' Recreation Services: Indoor Entertain­
ment 

\Recreation Services: Indoor Sports and 
Recreation 

·,Recreation Services: Public Parks and Play­
grounds 

' Recycling Services: Consumer Recycling 
Collection Points 

Repair Services 

" Retail Sales 

·, Safety Services 

'Shopping Center: Small 

3. Agricultural. 

None 
(Code 1971, § 15.234.020) 

Sec. 24.234.030. Same-Subject to a use per­
mit. 

The following use types may be permitted, 
subject to the provisions of this chapter and 
further provided that a use permit is approved 
pursuant to- chapter 24.520: 

1. Residential. 

Group Residential 

2. General. 

Auction Sales 
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Automotive and Accessories: Automotive 
Repairs, Systems 

Automotive and Accessoiies: Automotive 
Sales, Retail 

Automotive and Accessories: Cleaning 

Automotive and Accessories: Gasoline Sales 

Boating and Harbor Activities: Boat Sales 
and Services 

Dining Establishments: Fast Service, 
Drive-Up 

Education Services: General 

Equipment Rentals, Sales, and Services: 
Light 

' Farmers' Market, Certified 

Group Care 

Helicopter Landing Services 

' Lodging Services: Hotels and Motels 

'Recreation Services: Outdoor Entertain­
ment 

'Recreation Services: Outdoor Sports and 
Recreation 

Shopping Center: Large 

'Swap Meets 

.... Transportation Services 

-..Utility or Equipment Substations 

3. Agricultural. 

None 
(Code 1971, § 15.234.030) 

Sec. 24.234.040. Same-Incidental. 

Incidental uses as defined in chapter 24.110 
may be permitted. 
(Code 1971, § 15.234.040) 

Sec. 24.234.050. Same-Special provisions. 

Uses listed in sections 24.234.020 through sec­
tion 24.234.040 must also comply with the follow­
ing special provisions: 

~ 1. Design review. Design review approval 
must be obtained to the extent required 
by chapter 24.545. 
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2. Planned development permit. Approval of 
a planned development permit pursuant 
to chapter 24.525 is required for any con­
struction of new structures, or additions 
or alterations to existing structures in 
conjunction with, or in any way related to 
the following use types: 

(a) Family Residential: Large Multi­
Family; and 

(b) Residential Condominiums and for 
any Residential Condominium Con­
version in the C-lA zone. 

3. Temporary uses. Temporary uses may be 
conducted in the C-lA zone only to the 
extent permitted by chapter 24.120. 

4. Home occupations. Home occupations may 
be conducted in the C-lAzone only to the 
extent permitted by chapter 24.125 .. 

5. Factory-built homes. Factory-built homes 
. may be used for residential purposes in 
the same manner as conventional site­
built housing subject to the provisions of 
this chapter. 

.6. Group Care. All Group care uses must 
comply with the provisions of chapter 
24.435. 

7. Dining Establishments: Fast Service Drive­
Up. All Dining Establishments: Fast Ser­
vice, Drive-Up uses shall comply with the 
provisions of chapter 24.475. 

8. Domestic animals. 

(a) Domestic animals, as defined in chap­
ter 24.110, are permitted in the C:-1A 
zone, provided that, no more than 
four adult animals over the age of 
four months are permitted per dwell­
ing unit or establishment and, fur­
ther provided that, no more than 
three adult dogs shall be permitted 
per dwelling unit or establishment. 

(b) Notwithstanding paragraph (a) of this 
subsection 8., for uses conducted in 
the C-lA zone that are classified in 
the Family Residential: Mobile Home; 
Family Residential: Single Family; 
Family Residential: Two Family; and 
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Residential Condominiums use types, 
up to six adult animals over the age 
of four months are permitted, pro­
vided that, no more than three adult 
dogs shall be permitted-per dwelling 
unit. 

9. Livestock animals. Livestock animals are 
not permitted in the C-lA zone. 

10. Wild animals. Wlld animals are not per­
mitted in the C-lA zone. 

11. Recycling Services: Consumer Recycling 
Collection Points. Uses classified in the 
Recycling Services: Consumer Recycling 
Collection Points use type must comply 
with the provisions of chapter 24.485. 

12. Swap 'Meets. Uses classified within the 
Swap Meets use type :inay be _conducted in 
the C-lA zone, provided that, all such 
uses must obtain a use permit pursuant 
to chapter 24.520, and further provided 
that, any such use may be conducted only 
for a maximum of 48 hours within any 
seven day consecutive period. 

(Code 1971, § 15.234.050) · 

Sec. 24.234.060. Standards-Density. 

For buildings and lots in the C-1A zone not 
used exclusively for residential purposes, there 
shall be no lot area, lot width, or lot coverage 
standards. For buildings or lots used exclusively 
for residential purposes, the lot area, lot width, 
and lot coverage standards for the R-3 zone, and 
the standards for minimum lot area per dwelling 
unit of the R-3·3 subzone, shall apply. 
(Code 197-1, § 15.234.060) 

Sec. 24.234.070. Same-Height. 

A. Height determination. The height of build­
ings and other structures in the C-1A zone shall 
be determined in accordance with section 
'24.405.040. 

B. Maximum number of stories. Buildings and 
other structures in the C-1A zone shall not exceed 
six stories. 

C. Maximum height. Regardless of the number 
of stories comprising a building or structure, no 
portion of a building or other structure in the 
C-lAzone shall exceed 75 feet in height. except as 
provided in section 24.405.030. 
(Code 1971, § 15.234.070) 

Sec. 24.234.080. Same-Yards. 

Fences, walls, or other uses of yards in the 
C-lA zone shall comply with the yard require­
ments contained in chapter 24.410. 
(Code 1971, § 15.23 •. 080) 

Sec. 24.234.090. Same-Setbacks. 

Buildings and other structures, not including 
fences or walls, on a lot in the C-1A zone shall 
comply with all the following setback require­
ments: 

1. '"'"Front setbackS. There shall be no front 
setback requirement in the C-lA zone, 
except as provided in this subsection 1.: 

(a) Where the frontage of a lot not used 
exclusively for residential- purposes 
is located partly in, or adjacent to, a 
residential zone, the front setback 
requirement for that residential zone . 
shall apply. 

(b) Buildings and lots used exclusively 
for residential purposes shall comply 
with the front setback regulations of 
the R-3 zone. 

2. Side setbacks. There shall be no side set­
back requirement in the C-1A zone, ex­
cept as provided in this subsection 2.: 
(a) Where the side of a lot in the C-lA 

zone not used exclusively for residen­
tial purposes abuts any residential 
zone, there shall be a side setback of 
not less than ten percent of the width 
of the lot; except that such side set­
back shall not be less than three 
feet, and need not exceed five feet in 
width. 

(b) Buildings or lots used exclusively for 
residential purposes shall comply 
with the side setback regulatiqns of 
the R-3 zone. 
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3. Rear setbacks. 

(a) Each lot iii the C-1A zone not used 
. ·exclusively for residential purposes 
. 'shall have a reqUired rear setback of 
not less than 20 percent of the depth 
of the lot; except that such rear set­
back need not exceed 20 feet. 

(b) Buildings and lots in the C-lA zone 
used exclusively for residential pur­
poses shall comply with the rear 
setback regulations of the R-3 zone. 

(Code 1971, § 15.234.090) 

Sec. 24.234.100. Same-Accessory 
tures. 

struc-

Accessory structures, as defined iii chapter 
24.110, shall onlY be allowed to the extent such 
accessory structures comply with subsections 1. 
through 4. of this section: . ' 

1. The portion of any accessory structures 
used for required parking (e.g., garage, 

. carport), shall provide for adequate in­
'gress and egress as determined by the city 
engineering division. 

2. The portion of any accessory structure 
that contains a habitable room shall not 
be located closer than three feet to any lot 
line, regardless of the location of the ac­
cessory structure on the lot. 

3. All accessory structures are subject to 
compliance with all Uniform Building Code 
requirements, including, but not limited 
to, separation between structures. 

4. In addition to the applicable provisions of 
subsections 1. through 3. of this section, a 
detached accessory structure may be lo­
cated in the required yard areas only to 
the extent allowed by this subsection 4. as 
follows: 

(a) Detached accessory structures may 
be entirely or partially located in a 
required rear yard as long as these 
accessory structures do not occupy 
more than 50 percent of that re­
quired rear yard; 

(b) Detached accessory structures may 
be partially or entirely located in the 
portion of the required side yard 
which overlaps the required rear yard; 

(c) Detached accessory structures may 
be partially or entirely located in one 
of the required front yards of a 
through lot, provided that, such ac­
cessory structure is set back from 
the nearest 'front lot line a distance 
of not less than ten percent of the 
depth of the lot, but need not exceed 
a setback of 25 feet, and at least five 
feet from any side lot line; 

(d) Where the average natural grade of 
a required front setback line is more 
than eight feet above the average 
established curb grade of the street 
upon which the lot abuts, a garage 
may be erected so as to extend into 
the required front yard or required 
side yard, but not so as to extend 
closer than five feet to any street 
property line; and 

(e) All detached accessory structures lo­
cated in required yard areas shall 
not exceed one story in height and 
shall be no more than 14 feet in 
height. 

(Code 1971, § 15.234.100) 

Sec. 24.234.110. Same-Attached patio cov­
ers. 

A patio cover attached to a dwelling unit may 
be located partially or entirely in a required rear 
yard subject to all of the following provisions: 

1. Width of covering. The width of such patio 
cover shall not exceed one-half of the 
width of the lot upon which it is located. 

2. Location of supports. Supports shall be a 
minimum of 12 feet from the rear lot line 
and a minimum of five feet from each of 
the side lot lines. 

3. Overhang allowable. Eave overhangs shall 
be a minimum of ten feet from the rear lot 

. line and a minimum of three feet from 
each of the side lot lines. 
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4. Side enclosure proh.ibited. No enclosure of 
any kind shall be permitted on any non­
attached side of such structure. 

oft'street parking spaces required for Gen­
eral use types shall be determined in­
accordance with this subsection as follows: 

5. Couerage of building area ·limited. The 
area of the attached patio cover combined 
with the area of all other buildings and 
structures on the lot shall not exceed the 
maximum lot coverage permitted in this 
chapter. 

(Code 1971, § 15.234.110) 

Sec. 24.234.120. Same-Other. 

The following development regulations and stan­
dards shall also apply within the C-IA zone: 

1. Parking. Oft'street parking shall be pro­
vided for all use~ as required by chapter 
24.415, except as provided in this subsec­
tion l. 
For the seaward parking corridor, as de­
fined in chapter 24.110, the number of 

Use 'f!ype 

(a) Administrative, Business, and Professional Services 
Animal Sales and Services: Grooming and Pet Stores 
Animal Sales and Services: Veterinary 
Auction Sales 

. Automotive and Accessories: Automotive Repairs, System 
Automotive and Accessories: Cleaning 
Automotive and Accessories: Gasoline Sales 
Business and Professional Support 
Construction Sales and Services: Building Supply Stores 
Cultural and Library Services 
Dining Establishments: Ancillary Service 
Dining Establishments: Take Out 
Equipment Rentals, Sales, and Services: Light 
Food and Beverage Retail Sales -
Funeral and Interment Services 
Government Services 
Medical Services: Consulting 
Medical Services: Mobile Equipment 
Personal Services 
Property Maintenance Services 
Repair Services 
Retail Sales 
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· Parking Spaces 
Required 

One space for each 250 square 
feet of gross floor area. 
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Use TYpe 

Safety Services 
Shopping Center: Large 
Shopping Center: Small 
Transportation Services 

SAN BUENA VENTURA CODE 

(b) Automotive and Accessories: Automotive Rentals 

Automotive and Accessories: Auto Sales, Retail 

Boating and Harbor Activities: Boat Sales and Services 

Nursery Sales 

(c) Community Meeting 

(d) Day Care Centers 

(e) Dining Establishments: Fast Service, Drive-Up 

Dining Establishments: Full Service 

Drinking Establishments 

(f) Educational Services: Commercial 
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Parking Spaces 
Required 

One space for each 250 square 
feet of gross floor area plus one 
space for each 1,000 square feet 
of outdoor sales, display or stor­
age area up to 5,000 square feet 
plus one parking space for each 
5,000 square feet of outdoor 

· sales area, display, or storage 
area thereafter. 

One space for each four fixed 
seats or each 96 inches, or frac­
tion thereof, of the length of 
bench-type seats, or 28 gross 
square feet where no perma­
nent seats are maintained, in 
any main meeting area, audito­
rium, meeting room, sanctuary 
or place of worship. 

One space for every group of 13 
children plus one for each staff 
member on site at any one time1 

One space for each 45 square 
feet of customer service area, 
plus one space for each 250 
square feet of other· gross floor 
area. 

One space for each 150 gross 
square feet of floor area of class­
room area plus one space for 
each 250 gross square feet of 
other floor area. 

) 
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Use Type 

(g) Educational Services: General 

(h) Farmers' Market, Certified 
Helicopter Landing Services 
Recreation Services: Outdoor Entertainment 
Recreation Services: Outdoor Sports and Recreation 
Recreation Services: Public Parks and Playgrounds 
Swap Meets 

(i) Group Care 

CD24:129 

Parking Spaces 
Required 

§ 24.234.120 

Elementary Schools and Mid­
dle Schools: One space for each 
classroom plus one space for 
each five fixed seats of any area 
utilized for auditorium pur­
poses or for each 35 gross square 
feet of seating area where there 
are no fixed seats in any area 
utilized for auditorium pur­
poses. 

High Schools: Five spaces for 
each classroom plus one space 
for each five fixed seats of ariy 
area utilized for auditorium pur­
poses or for each 35 gross square 
feet of seating area where there 
are no fixed seats in any area 
utilized for auditorium pur-

. poses. 

Colleges: Seven spaces for each 
classroom plus one space for 
each five fixed seats of any &rea 
utilized for auditorium pur­
poses or for each 35 gross square 
feet of seating area where there 
are no fixed seats in any area 
utilized for auditorium pur­
poses. 

A number of spaces as deter­
mined necessary by the decision­
making authority to provide ad­
equate vehicular access while 
minimizing adverse impacts on 
the surrounding neighborhood. 

One space for each person em­
ployed at the site plus one­
quarter space for each resident 
bed. 
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Use Type 

(j) LOdging Services: Bed and Breakfast Inns 

(k) Lodging Services: Hotels and Motels 

(1) Recreation Services: Amusement Centers 

Recreation Services: Indoor Sports and Recreation 

(m) Recreation Services: Indoor Entertainment 

CD24:130 

Parking Spaces 
Required 

Two spaces within a garage. 
Where two spaces within a ga­
rage are already being pro­
vided for a Family Residential: 
Single-Family, those two spaces 
within a garage shall be deemed 
to adequately meet the require­
ments of this subsection. One 
open or covered space for each 
guest room must also be pro-
vided. 

·· 11/a for each sleeping unit plus 
whatever number of spaces may 
be required for other principal 
uses (e.g., Dining Establish­
ments, Drinking Establish­
ments, etc.) on the site. 

Bowling alleys, tennis courts, 
handball courts and similar fa­
cilities having clearly desig­
nated courts or playing areas: 
Three spaces for each bowling 
lane or playing court plus what­
ever number of spaces are re­
quired for any other principal 
uses on the site (e.g., Dining 
Establishments, Drinking Es­
tablishments, etc.) 

For other participant oriented 
facilities, (e.g., skating rinks, 
amusementcenters,fitnesscen­
ters, billiard parlors): One space 
for each 100 gross square feet 
of floor area. 

One space for each (5) fixed 
seats or 35 gross square feet of 
non-fixed seating area plus one 
space for each 250 gross square 
feet of other floor area. 

~)· 
"· 

' 
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Use Type 

(n) Utility or Equipment Substation 

(o) Automotive and Accessories: Parking 

· Parking Spaces 
Required 

One space for each 250 square 
feet; provided that, no parking 
spaces are required for com­
pletely automated, unattended 
facilities. 

Recycling Services: Consumer Recycling Collection Points 
No additional parking spaces 
required. 

2. Signs. All signs must comply with the 
· provisions of chapter 24.420; 

3. Coastal development. All development 
within the CP Overlay Zone must comply 
with the provisions of chapter 24.310 and 
chapter 24.515; 

4. Flood Plain Overlay Zones. All develop­
ment within a designated Flood Plain 
(FP) Overlay Zone must comply with the 
provisions of chapter 24.320 and chapter 
24.530; 

5. Mobile Homes. Uses classified as Family 
Residential: Mobile Home use type must 
be located on a permanent foundation 
system and must comply with the follow­
ing architectural standards: 
(a) Roofing and siding materials shall 

be non-reflective; and 
(b) Roofs shall have a minimum roof 

overhang of 16 inches. 
6. Displays for uses in the Automotive and 

Accessories use type category. Outdoor dis­
play of merchandise in conjunction with 
uses classified within the Automotive and 
Accessories: Gasoline Sales use type may 
be permitted provided that all of the fol­
lowing standards are met. 
(a) Lubricating materials. Not more than 

one day's supply of lubricating ma­
terials, computed on the basis of 
average daily sales, may be placed 
upon the pump island or within two 
feet of the pump island or primary 
building. All such lubricating mate­
rials must be displayed in appropri­
ate racks. 

·cD24:131 

(b) 7ire display. Not more than two en­
closed tire storage or display cabi­
nets are permitted. In lieu of tire 
cabinets, not more than four individ­
ual new tires in appropriate open 
racks or stands may be displayed, 
provided that such racks or stands 
are located within two feet of the 
perimeter of the pump island or pri­
mary building. 

(e) Vending machines. Vending machines, 
including but not limited to, soft 
drink dispensers or cigarette or candy 
vending machines, may be displayed 
within two feet of the perimeter of 
the primary building. Not more than 
four such machines are permitted. 

7. Open storage. Open storage in the front 
yard of any lot occupied by a use classified 
within a residential use type is prohib­
ited. Open storage of materials and equip­
ment for uses other than those classified 
within residential use types, other than 
outdoor displays of merchandise condition­
ally allowed by subsection 6. of this sec­
tion, shall only be permitted when inci­
dental to the permitted use of an office, 
store, or other main commercial building 
and only if the following standards are 
met: 
(a) Such storage shall be located on the 

rear one-half of the lot and shall be 
confined to an area not to exceed 
3,000 square feet; 

(b) No power-driven excavating or road­
building equipment shall be stored 
on the lot; 
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(c) The storage area shall be completely 
enclosed by a solid wall or fence not' 
less than six feet in height and which . 

· ·may include a solid gate; and 

(d) No materials or equipment shall be 
stored to a height greater than the 
height of the required fence or wall. 

Outdoor retail activities. 

(a) Uses classified within general use 
types, other than those listed in para­
graph (b) of this subsection 8., shall 
be conducted entirely within a com­
pletely enclosed building except as 
may be otherwise permitted pursu­
ant to chapter 24.120 or by the terms 
or conditions of a use permit autho­
rizing such uses. 

(b) the following general use types need 
not be conducted entirely within a 
completely enclosed building: 
(1) AutomotiveandAccessories:Au-

tomotive Rentals 
(2) Automotive and Accessories: Au­

;, tomotive Sales, Retail 
{3) ;., Automotive and Accessories: 

Cleaning 
(4) Automotive and Accessories: 

Gasoline Sales 
(5) Automotive and Accessories: 

Parking 
(6) Boating and Harbor Activities: 

Boat Sales and Services 
(7} Dining Establishments: Ancil­

lary Service 
(8) Dining Establishments: Fast 

Service, Drive-Up 
(9) Dining Establishments: Full 

Service 
(10) Farmers' Market, Certified 
(11) Helicopter Landing Services 
(12) Medical Services: Mobile Equip-

ment 
(13) Nursery Sales 
(14) Recreation Services: Outdoor 

Entertainment 
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(15) Recreation Services: Outdoor 
Sports and Recreation 

(16) Recreation Services: Public 
Parks and Playgrounds 

(17) Recycling Services: Consumer 
Recycling Collection Points 

(18) Swap Meets 
(19) Utility or Equipment Substa­

tions 

9. Equipment repair and reconditioning. All 
new and used automobile, trailer, and 
boat sales, services, or repairs shall com­
ply with the following standards: 

(a) All outdoor display areas related to 
such uses shall be entirely surfaced 
with concrete or asphaltic concrete. 

(b) No repair or reconditioning of auto­
mobiles, trailers, or boats shall be 
permitted unless conducted entirely 
within an enclosed building. 

10. Vehicle repair. No vehicles may be re­
paired on sites occupied by residential 
land uses unless all the following condi­
tions are met: 

(a) The vehicle under repair must be 
owned by the current resident of the 
property upon which the repairs are 
being made. 

(b) Registration or proof of current own­
ership of the vehicle being repaired 
shall be available for inspection on 
the premises at all times while the 
vehicle is under repair. 

(c) Vehicle repairs may be conducted 
only between the hours of 7:00 a.m. 
and 10:00 p.m. 

(d) Repair of a particular vehicle shall 
be conducted and completed in no 
more than 30 days. 

(e) Storage of any vehicle under repair, 
or storage of parts of a vehicle, upon 
a public street or alley or upon an 
unpaved yard area, .other than a 
driveway, is prohibited. 

(f) Body work on a vehicle is prohibited. 

) 
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(g) Painting of a vehicle or any portion 
of a vehicle is prohibited. 

(Code 1971, § 15.234.120) 

Sec. 24.234.130. Density review. 

Prior to issuance of building permits, floor 
plans may be reviewed by the director to deter­
mine that density standards will not be exceeded. 
In order to preclude or lessen the possibility that 
density standards will be exceeded, or that un­
lawful density increases will occur in the future, 
no more than one kitchen shall be allowed per 
dwelling unit. In the density review process, ad­
ditional changes may be required in the place­
ment of exterior doors, windows, stairways, hall­
ways, utility connections, or other fixtures or 
architectural features when determined by the 
director to be necessary or desirable to preclude or 
lessen the likelihood of unlawful density in­
creases. 
(Code 1971, § 15.234.130) 

Sec. 24.234.140. Nonconformance. 

All nonconforming uses, nonconforming struc­
tures, and nonconforming lots are subject to the 
provisions of chapter 24.465. 
(Code 1971, § 15.234.140) 

CD24:133 
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Chapter 24.350 

Tourist-Oriented (TO) Overlay Zone• 

Sec. 24.350.010. Chapter description. 

Chapter 24.350 establishes the Thurist-Ori­
ented (''TO") Overlay Zone in order to: 

1. Provide areas where visitor-serving com­
mercial and recreational facilities will be 
encouraged; 

2. Limit permitted uses and development 
patterns to those which are compatible 
and harmonious with the visitor-serving 
nature of the area; and 

3. Recognize the need for commercial areas 
where a limited amount of compatible and 
harmonious uses, other than tourist­
oriented facilities, can be located to take 
advantage of the beach and shoreline en­
vironment. 

(Code 1971, § 15.450.010) 

Sec. 24.350.020. Applicability. 

The provisions of this chapter shall apply to all 
sites, or portions of sites, within the boundaries of 
an area designated by the city council pursuant to 
chapter 24.540 as a Thurist-Oriented Overlay 
Zone. Such areas may be designated as ''TO" on 
the official zoning district map. The provisions of 
this chapter shall apply and be deemed enacted 
and effective as of December 8, 1983. 
(Code 1971, § 15.450.020) 

Sec. 24.350.030. Permitted uses. 

Uses 'classified within any of the general use 
types set forth in chapter 24.234 as permitted in 
the C-1A Zone are permitted in the TO Overlay 
Zone, but only to the extent such uses, or combi­
nation of uses, provide the established minimum. 
of tourist-oriented uses required by the compre­
hensive plan. Uses classified within residential. 

*Cross reference--1burism commission, ch. 
2.440. 

use types set forth in chapter 24.234 as perm!tted 
in the C-1A Zone are not permitted in the TO 
Overlay Zone. 
(Code 1971, § 15.450.030) 

Sec. 24.350.040. Height limit. 

Regardless of the number of stories comprising 
a building or structure, no portion of a building or 
other structure within the boundaries of a TO 
Overlay Zone shall exceed 30 feet in height, 
except as provided in section 24.405.030. 
(Code 1971, § 15.450.040) 

Sec. 24.350.050. Planned development per­
mit required. 

In the TO Overlay Zone, approval of a planned 
development permit pursuant to chapter 24.525 
is required prior to the initiation of a use on an 
undeveloped site or prior to any construction of 
new structures, or additions, repairs, or alter­
ations to existing structures. 
(Code 1971, § 15.450.050) 

CD24:223 
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Chapter 24.244 

M-X-D Mixed-Use Zone 

Sec. 24.244.010. Chapter description. 

Chapter 24.244 establishes the MXD Mixed­
Use Zone, also know as the "MXD" zone, and 
prescribes use types and other regulations for this 
zone. The provisions of this chapter are further 
intended to set forth development standards for 
each land use type within the MXD zone, and 
provide for feasible use of buildings for selected 
combined uses, including opportunities for devel­
opment of combined live/work spaces. 

Any applicable overlay zones described in chap­
ters 24.300 through 24.399 may impose regula­
tions in addition to those prescribed by this chap­
ter for the MXD zone. 
(Code 1971, § 15.244.010) 

Sec. 24.244.020. Uses-Permitted. 

· The following use types are permitted subject 
to the provisions of this chapter: 

1. Residential. 

2. 

Family Residential: Large Multi-Family 

Family Residential: Mobile Home 

Family Residential: Single Family 

Family Residential: Small Multi-Family 

Family Residential: Two Family 

Residential Care 

Residential Condominiums 

General. 

Administrative, Business, and Profes­
sional Services 

Animal Sales and Services: Grooming and 
Pet Stores 

Animal Sales and Services: Veterinary 

Automotive and Accessories: Automotive 
Rentals 

Automotive and Accessories: Automotive 
Repairs, Systems 

Supp. No.9 CD24:161 

Automotive and Accessories: Automotive 
Sales, Retail 

Automotive and Accessories: Automotive 
Sales, Wholesale 

Automotive and Accessories: Parking 

Boating and Harbor Activities: Boat Sales 
and Services 

Business and Professional Support 

Construction Sales and Services: Building 
~upply Stores 

Cultural and Library Services 

Dining Establishments: Ancillary Service 

Dining Establishments: Fast Counter Ser­
vice 

Dining Establishments: Full Service 

Dining Establishments: Take Out 

Drinking Establishments 

Educational Services: Commercial 

Equipment Rentals, Sales, and Services: 
Light 

Food and Beverage Retail Sales 

Funeral and Interment Services · 

Government Services 

Laundry Services 

Light Industrial 

Lodging Services: Bed and Breakfast Inns 

Medical Services: Consulting 

Medical Services: Mobile Equipment 

Nursery Sales 

Oil Equipment SerVices: Light 

Personal Services 

Personal Storage 

Property Maintenance Services 

Recrea~on Services: Public Parks and Play­
grounds 

Recycling Services: Consumer Recycling 
Collection Points 

Repair Services 

Retail Sales 

Safety Services 

Exhibit 6 
LCPA SBV-MAJ-1-03 
Proposed Zone 
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Shopping Center: Large 

Shopping Center: Small 

Utility or Equipment Substations 

Wrreless Telecommunications Facilities: 
Mini 

Wrreless Telecommunications Facilities: 
Minor 

Wrreless Telecommunication Services: Ma­
jor 

3. Agricultural. 

None 
(Code 1971, § 15.244.020; Ord. No. 2000-04, § 42, 
1-24-00; Ord. No. 2002-05, § 11, 3-18-02) 

Sec. 24.244.030. Same-Subject to a use per­
mit. 

The following use types may be permitted 
subject to the provisions of this chapter and 
further provided that a use permit is approved 
pursuant to chapter 24.520: 

1: Residential. 

Group Residential 

2. General. 

Auction Sales 

Automotive and Accessories: Cleaning 

Automotive and Accessories: Gasoline Sales 

Community Meeting 

Construction Sales and Services: Building 
Contractor Yards 

Construction Sales and Services: Lumber 
Yards 

Day Care Centers 

Dining Establishments: Fast Service, 
Drive-Up 

Education Services: General 

Farmers' Market, Certified 

General Industrial 

Group Care 

Helicopter Landing Services 

Lodging Services: Hotels and Motels 

Recreational Services: Amusement Cen­
ters 

Recreational Services: Indoor Entertain­
ment 

Recreational Services: Indoor Sports and 
Recreation 

Recreational Services: Outdoor Entertain­
ment 

Recreational Services: Outdoor Sports and 
Recreation 

Research or Laboratory Services 

Swap Meets 

Transportation Services 

Wholesaling and Distribution 

3. Agricultural. 

None 
(Code 1971, § 15.244.030) 

Sec. 24.244.040. Same-Incidental. 

Incidental uses as defined in chapter 24.110 
may be permitted. 
(Code 1971, § 15.244.040) 

Sec. 24.244.050. Same-Special provisions. 

Uses listed in sections 24.244.020 through 
24.244.040 must also comply with the following 
special provisions: 

1. Downtown Specific Plan Area. Notwith­
standing sections 25.244.020 and 
24.244.030 the following additional use 
types may be allowed in the MXD zone 
district or portion thereof, within the 
boundaries of the Downtown Specific Plan 
Area provide that a use permit is ap­
proved pursuant to chapter 24.520: 

(a) General. 

Automotive and Accessories: Automo­
tive 

Repairs, Bodies 

Automotive and Accessories: Im­
pound Yard 

Supp. No.9 .CD24:162 
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Automotive and Accessories: Opera­
ble Vehicles Storage 
Boating Harbor Activities: Boat Build­
ing or Repair 

Supp. No.9 
CD24:162.1 
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Equipment Rentals, Sales, and Ser­
vices: Heavy. 

Oil Equipment Services: Heavy 

Recycling Services: Recycling Trans­
fer 
Wrreless Telecommunication Services: 
Major 

2. Design review. Design review approval 
must be obtained as required by chapter 
24.845. 

3. Planned development permit. Approval of 
a planned development permit pursuant 
to chapter 24.525 is required for any con­
struction of new structures or additions or 
alterations to existing structures in con­
junction with, or in any way related to the 
use types listed in sections 24.244.020 
and 24.244.030 except for the Recycling 
Services: Consumer Recycling Collection 
Points and Wireless Telecommunications 
Facilities: Mini and Minor use Types. 

4. Temporary uses. Temporary uses may be 
conducted in the MXD zone only to the 
extent permitted by chapter 24.120. 

5. Home occupations. Home occupations may 
be conducted in the MXD zone only to the 
extent permitted by chapter 24.125. 

6. Factory-built homes. Factory-built homes 
may be used for residential purposes in 
the same manner as conventional site­
built housing subject of the provisions of 
this chapter. 

7. Group Care. All Group Care uses must 
comply with the provisions of chapter 
24.435. 

8. Dining Establishments: Fast Service, Drive­
Up. Dining Establishments: Fast Service, 
Drive-Up uses must comply with the pro­
visions of chapter 24.475. 

9. Domestic animals. 

(a) Domestic animals, as defined in chap­
ter 24.110, are permitted in the MXD 
zone, provided that, in conjunction 

.with uses other than those uses 
within the Animal Sales and Ser­
vices: Grooming and Pet Stores use 

type, only four adUlt animals over 
the age of four months are permitted 
per dwelling unit or establishment 
and, further provided that, no more 
than three adult dogs shall be per­
mitted per dwelling unit or establish­
ment. 

(b) Notwithstanding paragraph (a) of this 
subsection 9., for uses conducted in 
the MXD zone that are classified in 
the Family Residential: Single Fam­
ily; Family Residential: Mobile Home; 
Family Residential: Two Family; and 
Residential CondoD:rlniums use types, 
up to six adult animals over the age 
of four months are permitted, pro­
vided that, no more than three adult 
dogs shall be permitted per dwelling 
unit. 

10. Livestock animals. Livestock animals are 
not permitted in the MXD zone. 

11. Wild animals. Wild animals are not per­
mitted in the MXD zone, except in con­
junction with the Animal Sales and Ser­
vices: Grooming and Pet Stores use type. 

12. Recycling Services: Consumer Recycling 
Collection Points. Uses classified in the 
Recycling Services: Consumer Recycling 
Collection Points use types must comply 
with the provisions of chapter 24.485. 

13. Assembly uses. All Assembly uses must 
comply with the provisions of chapter 
24.480. 

14. Wireless Telecommunications Facilities: Mi­
nor. Uses classified in the Wireless Tele­
communications Facilities: Minor uses type 
shall require a director's permit pursuant 
to chapter 24.505. 

(Code 1971, § 15.244.050; Ord. No. 2000-04, § 43, 
1-24-00) 

Sec. 24.244.060. Standards-Density. 

For building and lots in the MXD zone not used 
exclusively for residential pw:poses, there.~ball 
be no general lot area, lot width, or lot coverage· 
standards. •For buildings or lots used exclusively 
for residential purposes, the lot _area, lot width, 
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§ 24.244.060 SAN BUENA VENTURA CODE 

and lot coverage standards for the R-3 zone. The 
standards for minimum lot area per dwelling unit 
of the R-3-3 subzone, shall apply, except in the 
Downtown Specific Plan Area where the residen­
tial dwelling unit density for the zone shall not be 
more or less than allowed by the Plan. 

jJ 

(Code 1971, § 15.244.060) 

Sec. 24.244.070. Same-Height. 

A. Height determination. The height of build­
ings and other structures in the MXD zone shall 
be determined in accordance with section 
24.405.040. 

B. Maximum number of stories. Buildings and 
other structures in the MXD zone shall not exceed 
six stories in height. 

C. Maximum height. Regardless of the number 
of stories comprising a building or structure, no 
portion of a building or other structure in the 
MXD zone shall be exceed 75 feet in height except 
as provided in section 24.405.030. 
(Code 1971, § 15.244.070) 

Sec. 24.244.080. Same-Yards. 

Fences, walls, and other uses of yards in the 
MXD zone shall comply with the yard require­
ments contained in chapter 24.410. 
(Code 1971, § 15.244.080) 

Sec. 24.244.090. Same-Setbacks. 

Buildings and other structures, not including 
fences or walls, on a lot in the MXD zone shall 
comply with the following setback requirements: 

1. Front setbacks. There shall be no general !::::' 
front setback in the MXD zone, provided 
that, buildings or lots used exclusively for 
residential purposes shall comply with 
the front setback regulations of the R-3 
zone. 

2. 
c 

Side setbacks. There shall be no side set­
back requirement in the MXD zone, ex­
cept as provided in this subsection 2.: 

(a) Where the side of a lot in the MXD 
zone not used exclusively for residen­
tial purposes abuts any residential 
zone, there shall be a side setback of,. 

not less than ten percent of the width 
of the lot; provided that, such side 
setback shall not be less than three 
feet, and need not exceed five feet in 
width. 

(b) Buildings or lots used exclusively for 
residential purposes shall comply 
with the side setback regulations for 
the R-3 zone. 

3. Rear setbacks. 

(a) Each lot in this zone not used exclu­
sively for residential purposes shall 
have a required rear setback of not 
less than 20 percent of the depth of 
the lot; except that such rear setback 
need not exceed 20 feet. 

(b) Buildings and lots used exclusively 
for residential purposes shall comply 
with the rear setback regulations of 
the R-3 zone. 

(Code 1971, § 15.244.090) 

Sec. 24.244.100. Same-Accessory 
tures. 

struc-

Accessory structures, as defined in chapter 
24.110, shall only be allowed to the extent su~ 
accessory structures comply with subsections 1; 
through 4. of this section: 

1. The portion of any accessory structures 
used for required parking (e.g., garage, 
carport), shall provide for adequate in­
gress and egress as determined by the city 
engineering division. 

2. The portion of any accessory structure · 
that contains a habitable room shall not 
be located closer than three feet to any lot 
line, regardless of the location of the ac­
cessory structure on the lot. 

3. All accessory structures are subject to 
compliance with all Uniform Building Code 
requirements, including, but not limited 
to, separation between structures. 

4. In addition to the applicable provisions of 
subsections 1. through 3. of this section, a 
detached accessory structure may be lo-

Supp. No.6 CD24:164 
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cated in the required yard areas only to 
the extent allowed by this subsection 4. as 
follows: 
(a) Detached accessory structures may 

be entirely or partially located in a· 
required rear yard as long as these 
accessory structures do not occupy 
more than 50 percent of that re­
quired rear yard; 

(b) Detached accessory structures may 
be partially or entirely located in the 
portion of the required side yard 
which overlaps the required rear yard; 

Supp. No.6 CD24:164.1 
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(c) Detached accessory structures may 
be partially or entirely located in one 
of the required front yards of a 
through lot, provided that, such ac­
cessory structure is set back from 
the nearest front lot line a distance 
of not less than ten percent of the 
depth of the lot, but need not exceed 
a setback of 25 feet, and at least five 
feet from any side lot line; 

(d) Where the average natural grade of 
a required front setback line is more 
than eight feet above the average 
established curb grade of the street 
upon which the lot abuts, a garage 
may be erected so as to extend into 
the required front yard or required 
side yard, but not so as to extend 
closer than five feet to any street 
property line; and 

(e) All detached accessory .structures lo­
cated in required yard areas shalL· 
not exceed one story in height and 
shall be no more than 14 feet in 
height. 

(Code 1971, § 15.244.100) 

Sec. 24.244.110. Same-Attached patio cov· 
ers. 

A covering for a patio in any required rear yard 
may be attached to a main building used exclu­
sively for residential purposes, subject to all of the 
following provisions: 

1. Width of covering. The width of such patio 
cover shall not exceed one-half of the 
width of the lot upon which it is. located. 

2. Location of supports. Supports shall be a 
minimum of 12 feet from the rear lot line 
and a minimum of five feet from the side 
lot lines. 

3. Overhang allowable. Eave overhangs shall 
be a minimum often feet from the rear lot 
line and a minimum of three feet from 
each of the side lot lines. 

4. Side enclosure prohibited. No enclosure of 
any kind shall be permitted on any non­
attached side of such structure . 

5. Coverage of building area limited. The 
area of covering combined with the area of 
all other buildings and structures on the 
lot shall not exceed the maximum lot 
coverage permitted in this chapter. 

(Code 1971, § 15.244.110) 

Sec. 24.244.120. Same-Other. 
The following development regulations and stan­

dards shall also apply wi~n the :MXD zone: 

1. Parking. Off-street parking shall be pro­
vided for all uses as may be required by 
chapter 24.415 or chapter 24.345 where. 
applicable; however, if a dwelling unit is 
designed as a combined live/work space, 
incorporating both a residential use type 
and a general use type, the off-street 
parking space requirement shall be calcu­
lated based solely on the parking require­
ment for the applicable general use type 
existing or proposed at the site and no 
additional parking for the residential use 
type shall be required, but only if the 
following standards are met: 

(a) The living space shall be contiguous 
with and made an integral part of 
the work space, with direct access 
between the living and working ar­
eas to be provided and maintained at 
all times. If the living space is not 
contiguous and integral with the work 
space and the required direct access 
is not provided, the off-street park­
ing space requirement shall be based 
on the general use type and residen­
tial use type requirements com­
bined, unless a director's permit is 
obtained in accordance with chapter 
24.505 to indicate the director's de­
termination that the design of the 
live/work use complies with the in­
tent of this standard. 

(b) Living and working areas within one 
live/work space shall not be rented 
separately. 

(c) All regulations, requirements, and 
conditions of the city's building and · 
safety division and fire department 
shall be met. 
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(d) The residential dwelling unit den­
sity for the zone shall not be ex­
ceeded. However, within the Down­
town Specific Plan Area the 
residential dwelling unit density for 
the zone shall not be more or less 
than allowed by the plan. 

2. Signs. All signs must comply with the 
provisions of chapter 24.420. Sign allow­
ance for general use types shall be based 
on section 24.420.140. The maximum sign 
allowance for residential uses shall be 
based on section 24.420.120. 

3. Coastal development. All development 
within the CP Overlay Zone must comply 
with the provisions of chapter 24.310 and 
chapter 24.515; 

4. Flood Plain Overlay Zone. All develop­
ment within a designated Flood Plain 
(FP) Overlay Zone must comply with the 
provisions of chapter 24.320 and chapter 
24.530; 

5. Displays for uses in the Automotive and 
Accessories use type category. Outdoor dis­
play of merchandise in conjunction with 
uses classified within the Automotive and 
Accessories: Gasoline Sales, and Automo­
tive and Accessories: Automotive Repairs, 
Systems use types may be permitted pro­
vided that all the following standards are 
met: 

(a) Lubricating materials. Not more than 
one day's supply of lubricating ma­
terials, computed on the basis of 
average daily sales, may be placed 
upon the pump island or within two 
feet of the pump island or primary 
building. All such lubricating mate­
rials must be displayed in appropri­
ate racks. 

(b) 7ire display. Not more than two en­
closed tire storage or display cabi­
nets are permitted. In lieu of tire 
cabinets, not more than four individ­
ual new tires in appropriate open 
racks or stands may be displayed, 
provided that such racks or stands 

are located within two feet of the 
perimeter of the pump island or pri­
mary building. 

(c) Vending machines. Vending machines, 
including but not limited to, soft 
drink dispensers or cigarette or candy 
vending machines, may be displayed 
within two feet of the perimeter of 
the primary building. Not more than 
four such machines are permitted. 

6. Open storage. Except for outdoor displays 
of merchandise conditionally allowed by 
subsection 5. of thi& section, open storage 
in the front yard of any lot is prohibited. 
Open storage area in side or rear yard 
area is subject to a director's permit for 
existing uses or a planned development 
permit for new development. The follow­
ing standards shall be met: 
(a) Such storage shall be located on the 

rear one-half of the lot and shall be 
confined to an area not to exceed 
3,000 square feet; 

(b) No power-driven excavating or road­
building equipment shall be stored 
on the lot; 

(c) The storage area shall be completely 
enclosed by a solid wall or fence not 
less than six feet in height and which 
may iriclude a solid gate; 

(d) No materials or equipment shall be 
stored to a height greater than the 
height of the required fence or wall; 
and 

(e) The director or planning commis­
sion, in approving an application that 
would allow open storage in a side or 
rear yard may impose such condi­
tions as deemed necessary or desir­
able to insure that the proposed 
project will be compatible with, and 
not adversely impact, the surround­
ing vicinity and uses. 

7. Equipment repair and reconditioning. All 
new and used automobile, trailer, and 
boat sales, services, or repairs shall com-
ply with the following standards: · 
(a) All outdoor display areas related to 

such uses shall be entirely surfaced 
with concrete or asphaltic concrete. 
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ZONING REGULATIONS § 24.244.140 . 

(b) No repair or reconditioning of auto­
mobiles, trailers, or boats shall be 
permitted unless conducted entirely 
within an enclosed building. 

8. Mobile homes. Uses classified as Family 
Residential: Mobile Home use types must 
be located on a permanent foundation 
system and must comply with the follow­
ing architectural standards: 

(a) Roofing and siding materials shall 
be nonreflective; and 

(b) Roofs shall have a minimum roof 
overhang of 16 inches. 

9. Swap Meets. Except for properties within 
the boundaries of the Downtown Specific 
Plan Area, uses classified within the Swap 
Meets use type may be conducted in the 
MXD zone, provided that, all such uses 
must obtain a use permit pursuant to 
chapter 24.520, and further provided that, 
any such use may be conducted only for a 
maximum of 48 hours within any seven 
day consecutive period . 

· 10. Vehicle repair. No vehicles may be re­
paired on sites occupied by residential 
land uses unless all the following condi­
tions are met: 

(a) The vehicle under repair must be 
owned by the current resident of the 
property upon which the repairs are 
being made. 

(b) Registration or proof of current own­
ership of the vehicle being repaired 
shall be available for inspection on 
the premises at all times while the 
vehicle is under repair. 

(c) Vehicle repairs may be conducted 
only between the hours of 7:00a.m. 
and 10:00 p.m. 

(d) Repair of a particular vehicle shall 
be conducted and completed in no 
more than 30 days. 

(e) Storage of any vehicle under repair, 
or storage of parts of a vehicle, upon 
a public street or alley or upon an 
unpaved yard area, other than a 
driveway, is prohibited . 

<0 Body work on a vehicle is prohibited. 

(g) Painting of a vehicle or any portion 
of a vehicle is prohibited. 

(Code 1971, § 15.244.120) 

Sec. 24.244.130. Density review. 

Prior to issuance of building permits, floor 
plans may be reviewed by the director to deter­
mine that density standards will not be exceeded. 
In order to preclude or lessen the possibility that 
density standards will be exceeded, or that un­
lawful density increases will occur in the future, 
no more than one kitchen shall be allowed per 
dwelling unit. In the density review process, ad­
ditional changes may be required in the place­
ment of exterior doors, windows, stairways, hall­
ways, utility connections, or other fixtures or 
architectural features when determined by the 
director to be necessary or desirable to preclude or 
lessen the likelihood of unlawful density in­
creases. 
(Code 1971, § 15.244.130) 

Sec. 24.244.140. Nonconformance. 

All nonconforming uses, nonconforming struc­
tures, and nonconforming parcels are subject to 
the provisions of chapter 24.465. 
(Code 1971, § 15.244.140) 
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ARCHITECTURAL TYPES 
SINGLE-FAMILY HOUSE FRONT YARD 

A detached building designed as a residence for one household. A house may be used 
for other than residential purposes where allowed by the zonmg of the s1te. Houses 

include frontyard and sideyard types. The frontyard type has its primary entrance 
accessed from the fronting street sidewalk; and the Sldeyard type has its primary 
entrance accessed from a walkway parallel to and along one side of the lot, through a 

side yard of a width comparable to a front yard that would otherwise provide access. 

Each Frontyard House shall be designed to comply with the follow1ng standards 
and the frontage type requirements of this Code for the applicable zone, except 

where the frontage type requirements are modified by this Section. 
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1: ACCESS: 
The main entrance to the house 
shall be accessed directly from and 
face the street. 

ii. Where an alley is present, parking 

and services shall be accessed 
through the alley. 

iii. Where an alley is not present, park­

ing and services shall be accessed by 

of a driveway 7 to 10 feet wide 

iv. On a corner lot without access to an 
alley, parking and services shall be 
accessed by a driveway of 16 feet 
max1mum width. 

2:PARKING: 

An alley accessed garage may 
accommodate up to three cars. A 
non-alley-accessed garage may 

accommodate no more than 2 cars. 
A side street facing garage shall have 

l-ear garage doors. 

ii. Where an alley is present, services, 

includ•ng all utility access and above 
ground equipment and trash con­
tainer areas shall be located on the 

alley. 
iii. Where an alley ts not present, utility 

access. above ground equ1pment 
and trash container areas shall be 
located at least 10 feet beh1nd the 
front of the house and be screened 

from view from the street With a 

hedge or fence. 

3: OPEN SPACE: 
F rant yards are defined by the set­
back and frontage type requirements 
of the applicable zone. 

ii. At least one stde yard shall be 
des1gned to provide an open area no 
less than 10 by 10 feet. 

iii. Rear yards shall be no less than 15% 
of the area of each lot and of a regu­

lar geometry (e.g., rectangular). 

4: LANDSCAPE: 
Landscape shall not be used to sepa­

rate a front yard from front yards on 

aqjacent parcels. Front yard trees 

shall be of porch scale (no more that 
1.5 times the height of the porch at 
maturity) except at the margins of 

the lot, where they may be of house 
scale (no more that 1.5 times the 

height of the house at maturity). 
• ii. Side yard trees may be placed to pro­

tect the privacy of neighbors. 

· iii. At least one large tree shall be pro­
vided in each rear yard for shade and 

pr1vacy. 

5: FRONTAGE: 
A house shall be designed so that 
ground noor living areas (e.g., living 

room, dining room, etc.), rather than 
sleeping and service rooms, are ori· 
ented toward the fronting street. 

ii. Frontage types that provide a transi­

tion from public to private, indoor to 
outdoor at _the entrance to the house 
are required. Porches, towers, log· 

gias, dooryards and stoops are pre­

ferred types. 

6: BUILDING SIZE AND MASSING: 
Building elevations abutting side 

yards shall be des1gned to provide at 

least one horizontal plahe break of at 
least three feet. and one vertical 
break. 

i1. Houses on corner lots shall be 
designed with two front facades. 

ii1. Buildings shall be composed of one 

and/ or two story volumes, each 
designed to house scale. 

iv. Attic space may be occupied and not 

count as a story when applying the 
height lim•ts of the applicable zone. 

7: EXPOSURE TO LIGHT AND AIR: 
Each house shall maintain setbacks 

from property lines on all sides, w1th 

as much d1rect access to yards as 
pOSSible, 

8: ACCESSORY DWELLINGS: 
Any lot deeper than 120 feet IS eligi­
ble to for an accessory bu1ld.ng, 

Including a carriage house With a 

footprint of no more than 650 square 
feet. 

Crawford Multari & Clark Associates 

Moute & Polyzoides Architects and Urbamsts 
· October 2004 

... 

.. 



ARCHITECTURAL TYPES 
SINGLE-FAMILY HOUSE SIDE YARD 

A detached building designed as a residenca for one household. A house may be used 
for other than residential purposes whera allowed by the zoning of the site. Houses 
include frontyard and sidayard types. The frontyard type has its primary entrance 
accessed from the fronting street sidewalk; and the sideyard type has its primary 
entrance accessed from a walkway parallel to and along one side t?f the lot, through a 
side yard of a width comparable to a front yard that would otherwise provide access. 

Each Side Yard House shall be designed to comply wth the following standards, and the 
frontage type requirements of this Code for the applicable zone, except where modified 
by this Section. ' 
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!:ACCESS: 
The meln entrance to the house 
shall be accessed directly from the 
side yard, though a walled garden or 
from a raised porch. 

ii. Where an alley is present, parldng 
and services shall be accessed 
thrOUgh tho alley. 

iii. Where an alley is not present, this 
type is allowed only on a corner lot. 

iv. For a comer lot without access to an 
alley, perking and services shall be 
accessed by a driveway of 16 feet 
maximum width. 

2:PARKING: 

An alley accessed garage may 
accommodate up to three cars. A 
non-alley-accessed garage mey 
accommodate no more than 2 tm-5. 

A side street facing garage shall have 
l-ear garage doors. 

ii. Where an alley Is present. services, 
including all utility access and above 
ground equipment and trash con­
tainer areas shall be located on the 
alley. 

Ill. Where an alley is not present. utility 
access, aboVe ground equipment 
and trash container areas shall be 
located at least 10 feet behind the 
front of the house, and be screened 
from view from the street With a 
hedge or fence. 

3: OPEN SPACE: 
Front yards are defined by the set· 
back and frontage ty.,- requirements 
of tho applicable zone. 

ii. The active side yard shall be at least 
15 feet wide, with mf!ior ground floor 
rooms opening to it with large win­
dows and, where possible, French 
doors. The active side yard shall be 

enclosed by a wall or hedge no more 
than 6 feet high. 

iii. On a corner lot, the active side yard 
shall abut the street, and the enclos­
ing wall shall be set back at least S 
feet from the frontage line. 

iv. The inactive side yard may have a 
fence at the property line, with an 
easement allowing use of the inac­
tive yard by the neighbor. If built 
without a fence, an easement shall 
be provided to allow the use of the 
Inactive yard by the neighbor. 
Windows on the inactive yard side of 
the hoUse shall be relatively small 
and high, providing light and ventila­
tion while allowing for privacy. 

v. Rear yards are not required for this 
type, as the private, useable outdoor 
space is provided in the side yard. 

4: lANDSCAPE: 
Landscape shall not be used to sepa­
rate a front yard from front yards on 
adjacent parcels. Front yard trees 
shall be of porch scale (no more that 
1.5 times the height of the porch at 
maturity) except at the margins of 
the lot, where they may be of house 
scale (no more that 1.5 times the 
height of the house at maturity). 

II. Side yard trees may be placed to pro­
tect the privacy of neighbors. 

iii. At least one large tree shall be pro­
vided in each rear yard for shade and 
privacy. 

5: FRONTAGE: 
A sideyard house shall be designed 
so that living areas (e.g., living room. 
family room, dining room, etc.), 
rather than sleeping and service 
rooms, are oriented toward the 
fronting street and to the side yard. 

ii. A side yard house is not subject to 
the frontage type requirements of the 
applicable zone to provide a transi­
tion from public to private within the 
front yard, as the side yard provides 
the transition. 

iii. Notwithstanding setback require­
ments of the applicable zone the front 
set-back need not exceed 10 feet. 

iv. Because the entrance is not on the 
street facade, special care should be 

taken to ensure that the composition 
of fenestration and other architectur­
al details are scaled to the public 
rooms of the house. 

6: BUILDING SIZE AND MASSING: 
The building elevations abutting 
inactive side yards shall be designed 
to provide at least one horizontal 
plane break of at least three feet. and 
one vertical break. 

ii. A gallery, either one or two stories in 
height, or an arcade, shall be built along 
the active side yard for at least half 
the building length. 

iii. Attic space may be occupied and not 
count as a story when applying the 
height limits of the applicable zone. 

7: EXPOSURE TO LIGHT AND AIR: 
Each house shall maintain setbacks 
from property lines on all sides, with 
as much direct access to yards as 
possible. 

8: ACCESSORY DWELLINGS: 
Any lot deeper than 120 feet is eligi­
ble to for an accessory building, 
including a carriage house. 

Crawford Multari & Clark Associates 
Moule & Polyzoides Architects and Urbanists 

October 2004 
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ARCHITECTURAL TYPES 
DUPLEX, TRIPLEX & QUADPLEX 

A structure containing two, three, or four dwelling units, respectively, where no unit is 
located over another unit. 

Each Duplex, Triplex, and Quadplex shall be designed to comply wth the following stan· 
dards, and the frontage type requirements of this Code for the applicable zone, except 
where modified by this Section. 
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1:ACCESS: 
The main entrance to each dwelling 
shall be accessed directly from and 
face the street. Access to second 
floor dwellings shall be by a stair, 
which may be open or enclosed. 

ii. Where an alley is present, parking 
and services shall be accessed 
through the alley. 

iii. Where an alley is not present, park· 
ing and services shall be accessed by 
of a driveway 1 to 10 feet wide. 

iv. On a corner lot without access to an 
alley, parking and services shall be 
accessed by driveways of 7 to 8 feet 
maximum width. 

Garages on corner tots without alleys 

may front onto the side street only if 
provided with l-ear garage doors. 
and with driveways no more than 8 

feet wide that are separated by 
planters at least 2 feet wide. 

ii. Where an alley 1s present, services, 

including all utility access and above 
ground equipment and trash con­
tainer areas shall be located on the 

alley . 
Ill. Where an alley 1s not present. uulity 

access. above ground equipment 
and trash contamer areas shall be 
located at least 10 feet behind the 

front of the house, and be screened 
Jrom v1ew from the street with a 

hedge or fence. 

3: OPEN SPACE: 
Front yards are defined by the set· 

back and frontage type requirements 
of the apphcable zone. 

ii. Each ground floor dwelltng shall 

have a private or semi-private 
required yard of at least 150 square 

feet 
iii. Required yards shall be at least 8 feet 

w1de, and enclosed by a fence, wall 

or hedge. 

iv. Porches. stoops and dooryards may 

encroach into a required yard. See 
Frontages, below. 

4: LANDSCAPE: 
Landscape shall not be used to sepa· 
rate a front yard from front yards on 
adjacent parcels. F rant yard trees 
shall be of porch scale (no more that 

1.5 times the height of the porch at 
maturity) except at the margins of 

the lot, where they may be of house 
scale {no more that 1.5 times the 
height of the house at maturity). 

1i. Side yard trees may be placed to pro­
tect the pnvacy of neighbors. 

i1i. At least one large tree shall be pro­
vided in each rear yard for shade and 

privacy. 

5: FRONTAGE: 
Dwellings abutting front yards shall 
be designed so that ground level, 

living areas (e.g. livmg room, family 
room, etc.), rather than sleeping and 

service rooms, are oriented toward 

the fronting street. 
ii. Frontage types that provide a transi­

tion from public to private, indoor to 

outdoor at the entrance to the house 
are required. These may be deter­

mined through the Design Review 
process to serve also as the required 

yard for some or all of the dwellings. 
Porches, towers, loggias, dooryards 

and stoops are preferred types. 
1ii. On corner lots, entrances to 

dwellings on both frontages are 
encouraged, particularly in triplexes 

and quadplexes. 

iv. See the requirements of the applica­
ble zone for allowed encroachments 

into required setbacks. 

6: BUILDING SIZE AND MASSING: 
Building elevations abutt1ng side 
yards shall be designed to provide at 

least one horizontal plane break of at 
least three feet, and one vertical 
break. 

ii. Buildings on corner lots shall be 
designed with two front facades. 

ii1. Buildings shall be massed as large 
houses. composed principally of two 

story volumes, each designed to 
house scale. 

iv. Dwellings w1thin buildings may be 

flats and/ or townhouses. 
v. AttiC space may be occupied and not 

count as a story when applying the 
he1ght limits of the applicable zone. 

7: EXPOSURE TO LIGHT AND AIR: 
Each building shall maintain set­
backs from property lines on all 
sides, with as much direct access to 

yards as possible. 

8: ACCESSORY DWELLINGS: 
Any lot deeper than 120 feet and w1th 

an alley is eligible for one or two an 
accessory dwellings. as limited by 
available parking off the alley, with a 

footprint of no more than 650 square 

feet. 
ii. On a lot with an alley, all pedestrian 

and vehicular access to the accessory 

dwelling may be taken from the alley. 

iii. One parking space shall be provided 
for each accessory dwelling in addi· 
tion to the parking required for the 
pnmary untts. 

fv. Each accessory dwelling shall be pro­
vided a private patio, balcony. or 

deck of at least 150 square feet. 

Crawford Multari & Clark Associates 

Moule & Polyzoides Architects and Urbanists 

October 2004 
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ARCHITECTURAL TYPES 
ROW HOUSE 

Two or more detached two- or three-story dwetlings with zero lot line side setbacks. 

Each Rowhouse shall be designed to comply wth the following standards, and tha 
frontage type requirements of this Code for tha applicable zone, except where modified 
by this Section. 
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1:ACCESS: 
I. Tha main entrance to aach unit shall 

be accessed directly from and face 
the street. 

ii. Garages and setVices shall be 
accessed from an alley when presenL 

Z: PARKING: 
Iii. Required perking shall be In a 

garage, which may be attachad to or 
datached from tha dwelling. 

iv. Services, including all utility access, 
aboVeground equiprnenL and trash 
containers. shall be located on an 
alley. 

3: OPEN SPACE: 
Front yards are defined by tha set· 
back and frontage type requiraments 
of tha applicable zone. 

ii. Rear yards shall be no less than 15% 
of tha area of each lot and of a regu­
lar geometry (e.g., rectangUlar). 

4: LANDSCAPE: 
landscape shall not be used to sepe· 

rate a front yard from front yards on 
adjacent parcels. Front yard trees, if 
provided, shall be of porch scale (no 
more that 1.5 times the height of the 
porch at maturity) except at the mar­
gins of the lot, where they may be of 
house scale (no more that 1.5 times 
the height of the house at maturity). 

ii. At least one large tree shall be pro­
vided in each rear yard for shade and 
privacy. 

5: FRONTAGE: 
Each rowhouse shall be designed so 
that ground level living areas (e.g., 
family room, dining room, etc.), 
rather than sleeping and service 
rooms, are oriented toward the 
fronting street and/or to the court­
yard. 

ii. Frontage types that provide a transi­
tion from public to private, indoor to 
outdoor at the main entrance to each 
dwelling are required. Porches, 
dooryards and stoops are preferred 
types. 

iii. See the requirements or the applica-

ble zone for allowed encroactvnents 
into required setbacks. 

6: BUILDING LENGTH: 
Buildings shall be composed of 2-
and/or 3-story volumes in compli· 
ance with the regulations for the 
applicable zone. 

ii. Buildings on comer lots shall be 
designed with two front facades. 

iii. In a 3-story building, a townhouse 
dwelling may be stacked over a 
ground floor nat. In this case, the 
flat shall be accessed by its own 
front door at the frontage, and the 
townhouse dwelling shall be 
accessed by a separate front door 
and a stair. 

7:MASSING: 
Each rowhouse building shall main­
tain setbacks from property lines on 
at least 2 sides, with as much direct 
access to yards as possible. 

8: EXPOSURE TO LIGHT AND AIR: 
i. At least 2 sides shall be exposed to 

the outside. 

Crawford Multari & Clark Associates 
Moule & Polyzoides Architects and Urbanists 

October 2004 

.. , 

·" 



ARCHITECTURAL TYPES 
LIVE I WORK 

An integrated housing unit and working space, occupied and utilized by a single house· 
hold in a structure, either single-family or multi-family. that has been des1gned or struc· 
turally modified to accommodate joint residential occupancy and work activity. 

Each Livework unit shall be designed to comply wth the following standards, and the 
frontage type requirements of this Code for the applicable zone, except where modified 

by this Section. 
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1: ACCESS: 
The main entrance to the ground 
floor flex space shall be accessed 
directly from and face the street. 

ii. The upstairs dwelling shall be 
accessed by a separate entrance, and 
by a stair. 

iii. Garages and services shall be 
accessed from an alley where present. 

2: PARKING: 
i. At least one required parking space 

shall be in a garage, which may be 
attached to or detached from the 

dwelling. 
ii. Additional required parking spaces 

may be enclosed, covered or open. 

iii. Services, including all utility access. 
aboveground equipment, and trash 

containers, shall be located on an 

alley where present. 

3: OPEN SPACE: 
i. Front yards are derined by the set· 

back and frontage type requirements 

of the applicable zone. 

4: LANDSCAPE: 
Landscape shall not obscure front 
yards on adjacent lots or the 

shopfront of the ground floor flex 
space. Front yard trees. if provided, 

shall be of porch scale (no more that 

1.5 t1mes the height of the porch at 
matunty} except at the margins of 

the lot. where they may be of house 
scale (no more that 1.5 t1mes the 

height of the house at maturity}. 

1i. At least one large tree shall be pro­
vided in each rear yard for shade and 

privacy. 

5: FRONTAGE: 
Each livework umt shall be designed 
so that ltving areas (e.g., living room, 

family room. d1n1ng room, etc.}, 

rather than sleepmg and service 
rooms, are oriented toward the 

fronting street and/or to the court· 

yard. 
ii. F rentage types that provide a transi· 

tion from public to private, indoor to 

outdoor at the main entrance to each 
dwelling are required. Shopfronts. 
dooryards and stoops are preferred 

types. 
iii. See the requirements of the applica­

ble zone for allowed encroachments 

into required setbacks. 

6: BUILDING SIZE AND MASSING: 
Buildings shall be composed of 2· 

and/or 3-story volumes in compli· 

ance with the regulations for the 

applicable zone. 
ii. Buildings on corner lots shall be 

designed with two front facades. 

7: EXPOSURE TO LIGHT AND AIR: 
Each livework unit shall maintain set· 

backs from property lines on at least 
2 sides, with as much direct access 

to yards as possible. 

8: ACCESSORY DWELLINGS: 
Any lot deeper than 120 feet is eligi· 
ble for one accessory building, that 

may be a second dwelling with a 
footprint of no more than 650 square 

feet. 

1i. One parking space shall be provided 
for each accessory dwelling in addt· 
tion to the parking reqUired for the 

pnmary un1ts. 
iii. Each accessory dwelling shall be 

prov1ded a private patio or balcony 

of at least 80 square feet. 

Crawford Multari & Clark Associates 
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ARCHITECTURAL TYPES 
SIDE YARD HOUSING 

A buik:ling or group of buildings containing one or more dwelling units, that are 
arranged on the site in a row with the first unit near the front of the lot and the last unit 
near the rear of the lot, and with the primary entrance of each unit from a walkway par­
allel to and along one side of the lot. (The first unit in the row may also take its access 

from the fronting street sidewalk. 

Each Sideyard Housing project shall be designed to comply wth the following standards, 
and the frontage type requirements of this Code for the applicable zone, except where 
modified by this Section. 

~----

~ \ 
\ 

\\ 
-\ 

' \ ' ' ·~,I, 

. :\ ... 

~ .,,, lt..._ 
Ill ... 

'· ...... -
··---== ·•lii•u•r• -. ···==· ..... --······· , ... . 

~.; . -· 
a_:: .. ~- I' 

DRAFT Dow!-. CompoliblliiJ 
Ventura, California 

:••r""'llr 
~~~ 

!:ACCESS: 
Entrances to dwellings shall be 
directly from the front yard or active 
side yard. Access to second noor 
dwellings shall be by a stair, which 
may be open or enclosed. 

ii. Where an alley Is present, perking 
and services shall be accessed 
through the alley. 

iii. Where an allay is not present. park· 
ing and. senricos shall be accessed by 
of a d~iveway 7 to 10 feet wide .. 

iv. On a comer lot without access to an 
alley, parking and services may be 
accessed from the side street. 

2:PARKING: 
Required parking shall be in geragos, 

II. Garages on corner lots without allays 
may front onto the side street only If 
provided with 1-car garage doors. 
and with driveways no more than 8 
feet wide. 

iii. Where an allay is present, senrices, 

including all utility access and above 

ground equipment and trash con· 
tainer areas shall be located on the 
alley. 

iv. Where an alley is not present. utility 

access, above ground equipment 
and trash container areas shall be 
located in a side or rear yard, at least 

10 feet behind the front of the house, 
and be screened from view from the 
street with a hedge or fence. 

3: OPEN SPACE: 
Front yards are def1ned by the set· 
back and frontage type requirements 
of the applicable zone. 

ii. The active side yard shall include a 
garden or coun at least 20 feet wide, 
with major ground floor rooms 
opening to it with large windows 
and, where possible, doors. 

iii. When located in an active side yard, 
a driveway may be integrated into 
the design of the yard. 

iv. The inactive side yard may be built 
with or without a fence at the proper· 
ty line. If built without a fence, win· 

dows in that side of the building 
shall be at least 6 feet above the 
grade of the yard, providing light and 
ventilation while ensuring privacy. 

v. Rear yards are not required for this 
type, as the private, useable outdoor 
space is provided in the side yard. 

4: lANDSCAPE: 
Landscape shall not be used to sepa­
rate a front yard from front yards on 
ac:ljacent parcels. Front yard trees 
shall be of porch scale (no more that 
1.5 times the height of the porch at 
maturity) except at the margins of 
the lot, where they may be of house 
scale (no more that 1.5 times the 
height of the house at maturity). 

ii. Side yard trees may be placed to pro· 
teet the privacy of neighbors. 

Iii. At least one large tree shalt be pro· 
vided in each rear yard for shade and 
privacy. 

iv. Driveways in active side yards shall 
have pavement that contributes to 
the livability of the space and/or be 
separated from yard with low walls 
or hedges. 

5: FRONTAGE: 
Buildings shall be designed so that 
ground level living areas (e.g., living 
room, dining room, etc.), rather than 
sleeping and service rooms, are ori· 
ented toward the fronting street. 

ii. Frontage types that provide a transi· 
tion from public to private, indoor to 
outdoor at the entrance to each 
ground floor dwelling are required. 
Porches, dooryards and stoops are 
preferrad types. 

iii. See the requirements of the applies-

ble zone for allowed encroachments 
into required setbacks. 

6: BUILDING SIZE AND MASSING: 
Buildings shall be massed to the 
street as large houses of primarily 
two story volumes, and to the side 
yards as one-and two-story masses 
at the scale of houses. 

ii. The building elevation abutting an 
inactive side yard shall be designed 
to provide at least one horizontal 
plane break of at least three feet, and 

one vertical break. 
iii. Buildings on corner lots shall be 

designed with two front facades. 

iv. Dwellings within the buildings may 
be flats and/or townhouses. 

7: EXPOSURE TO LIGHT AND AIR: 
Each building shall maintain set· 
backs from propeny lines on all 
sides, with as much direct access to 
yards as possible. 

Crawford Multari & Clark Associates 
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ARCHITECTURAL TYPES 
COURTYARD HOUSING 

A group of dwelling units arranged to share one or more common courtyards, where the 
individual units are townhouses or rowhou~. nats, or flats located over or under flats 

or townhouses. 

Each Courtyard Housing Project shall be designed to comply with the following stan· 
dards, and the frontage type requirements of this Code for the applicable zone, except 

where modified by this Section. 
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1:ACCESS: 
i. The main entrance to each ground 

floor dwelling shall be directly off a 
common courtyard or directly from 
the street. 

ii. Access to second story dwellings 
shall be through an open or roofed 
stair. 

iii. E~ator access may be provided 
between the garage and podium 

only. 
iv. Where an alley is present, parking 

shall be accessed through the alley 

and services through the alley and 

side yards. 
v. Where an alley is not present, park­

ing and services shall be accessed 
from the street by side yard drive­

ways flanked by planters, at least 1-
foot wide. 

vi. On a corner lot without access to an 
alley, parking and services shall be 
accessed from the side street and 

services shall be underground and/ 

or in the side and rear yards. 

1 ~~ 1•1 

2: PARKING: 
Requ1red parking shall be in an 
underground garage, or may be sur­

face parking. tuck under park1ng, an 
aboveground garage. or a combina­

tion of any of the above. 
ii. Dwellings may have d1rect on indi­

rect access to their parking stall{s}, 

or direct access to stalls encl~sed 
within the garage. A combination of 

these conditions 1s encouraged. 
iii. Where an alley IS present, services, 

including all ut1hty access and above 

ground equipment and trash con­

tainer areas shall be located on the 

alley. 
iv. Where an alley is not present, serviC­

es shall be located 1n compliance 
with the setback requirements of the 

applicable zone. 
v. Parking entrances to subterranean 

garages and/or driveways shall be 
located as close as poss1ble to the 

side or rear of each lot. 

3: OPEN SPACE: 
Courtyard housing shall be designed 

to provide a central courtyard and/or 
partial, multiple, separated or inter­
connected courtyards of a size of at 

least 15% of the lot. 
11. In a project with multiple courtyards, 

at least two of the courtyards shall 

conform to the patterns below. 
ill. M1nimum courtyard dimensions 

shall be 40 feet when the long axis of 

the courtyard is oriented East/West 
and 30 feet when the courtyard is ori· 

ented North/South. 
iv. In 40-foot wide courtyards, the 

frontages and architectural projec­
tions allowed within the applicable 

zone are permitted on two sides of 
the courtyard; they are permitted on 
one side of a 30-foot wide courtyard. 

v. Private patios may be provided in 
side and rear yards, and in court· 

yards. 
vi. Courtyards shall be connected to 

each other and to the public way by 

zaguans, or paseos. 
v1i. Surface parking for five cars or less 

is allowed 1n a front garden, 
screened from the street by a decora­

tiVe wall. 

4: LANDSCAPE: 
Landscape shall not obscure front 
yards on adjacent lots or the 
shopfront of the ground floor flex 

space. Front yard trees, if provided, 
shall be of porch scale (no more that 

1.5 times the height of the porch at 

matunty) except at the margins of 
the lot, where they may be of house 

scale (no more that 1.5 times the 
he~ght of the house at maturity). 

11. At least one large tree shall be pro­
vided in each rear yard for shade and 

privacy. 
iii. Sideyard trees may be placed to pro· 

teet the privacy of neighbors. 
iv. At least one large tree planted direct· 

ly m the ground shall be provided in 

at least one courtyard for shade, pri­

vacy and scale. 
v. Courtyards located over garages 

should be des1gned to avoid the sen­
sation of forced podium hardscape. 
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ARCHITECTURAL TYPES 
COURTYARD HOUSING 

DRAFT Downtown CompetibifiiJ 
Ventura, California 

5: FRONTAGE: 
Entrance doors, living space (e.g., 
living rooms and dining rooms) shall 
be oriented toward courtyards and 
the fronting street to the degree pos· 
sible. Service rooms shall be orient­
ed to sideyards, service yards 
and rear yards to the degree 

possible. 

ii. F rootage types are required that pro­
vide a transition from public to pri­
vate, indoor to outdoor at the 
entrance to each dwelling. Porches, 
towers, loggias. dooryards entry 
stairs and stoops are allowed. No 
arcade or gallery may encroach into 
the required minimum width of a 

courtyard. 
Iii. Stoops up to 3 feet in height and 

dooryards up to 2 feet in height may 
placed above subterraf\1!&0 parking, 
provided that they are landscaped 
and scaled to the street and building. 

iv. See the requirements of the applic• 
ble zone for allowed encroachments 

into required setbacks. 

6: BUILDING SIZE AND MASSING: 
Buildings may contain any four com· 
binations of units: flats, flats over 
flats, townhouses, and townhouses 

over flats. 
ii. Dwellings may be as repetitive or 

unique as deemed by individual 

designs. 
iii. Buildings shall be composed of one, 

two and three story masses, each 
designed to house scale. and not 
necessarily representing a single 

dwelling. 
iv. Four story masses should be mini· 

mized inside courtyards and appar· 
ant on street frontages. 

v. The intent of these regulations is to 
provide for courtyard housing proj· 
acts with varying building heights. 
Suggested height ratios for various 
courts are as follows: 

2.0 stories: 80% 2 stories, 20% 1 
stories 

2.5 stories: 60% 2 stories, 40% 3 
stories 

3.0 stories: 35% 2 stories, 50% 3 
stories, 15%4 stories 

3.5 stories: 15% 2 stories, 60% 3 
stories. 25% 4 stories 

vi. Four story buildings shall be com­
posed of single loaded and stacked 
dwellings. In this case, the visibility 
of elevators and of exterior corridors 
at the third and/or fourth stories 
shall be minimized by incorporation 

into the mass o! the buikling. 

7: EXPOSURE TO LIGHT AND AIR: 
1. Each dweljing shall be designed to 

maintain setbacks from property 
lines on at least 2 sides, with direct 
access to at least a dooryard, patio, 

terrace or balcony. 

Crawford Multari & Clark Associates 
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COURTYARD HOUSING CONFIGURATIONS 

Courtyard Housing may be designed in a 
variety of configurations and, depending 
on the type, can seamlessly fit anywhere 
in Downtown. Though the shape, size. 
orientation, and section of each court· 
yard type may differ, all the types share a 
number of important characteristics: 
they both frame the street and provide an 
interior, protected garden(s); their street 
frontage form is house derivative and 
house compatible; they provide direct 
access to all dwellings (no corridors, no 
lobbies, no elevators). 

Courtyard Housing developments range 
in density from 10 to SO dwelling units 
per acre (du/a). Typically, developments 
which exceed densities of 20 du/a must 
provide parking in subterranean garages. 

The following diagrams show the basic 
court types. The fronts of tho building, 
where relevant frontage types should be 
applied, are designated with thick. black 
lines. 

DRAFT Downtown CompetibilitJ Pion 
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A. Bungalow Court: a Bungalow Court is 
comprised of individual, detached single­
family dwellings oriented around a com­
mon courtyard. Th1s type is the least 
dense and can seamlessly fit into. any sin­
gle-family residential neighborhood. 
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E. Zaguan Court)'ard: A Zaguan 
Courtyard is very similar td a Forecourt 
Courtyard, the only difference being that 
the passageway leadmg from the court to 
the street is covered by a roof. The 
zaguan , a covered passage that passes 
through the building and gives access to 
the street, can be gated. 
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B. Side Courtyord: a Side Courtyard is 
defined on one or two sides by attached 
flats and/or townhouses. The courtyard 
may be completely open to the street (for 
a more suburban setting) or be hidden 
from tho street by the building (for a 
more urban setting). 
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F. Composite CGUrtJard: a Composite 
Court is a courtyard comprised of a large 
primary courtyard from which small, sec· 
ondary patios branch-off. The primary 
courtyard can be any of the previous 
attached-dwelling types discussed previ· 
ously. 
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C. Open Courtyard: an Open Courtyard 
is a court that is surrounded on three 
sides by a "U" shaped building. The 
fourth side is completely open to the 
street. 
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H. Multiple Courtyard: a Multiple 
Courtyard consists of two or more sepa­
rate courts. Though distinct spaces, 
these courtyards, comprised of any of the 
previous types, are connected via public 
passageways open to the sky or via 
zaquans. 
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D. Forecourt Courtyard: a Forecourt 
Courtyard is surrounded by buildmgs on 
three sides. The fourth side is partially 
open to the street, the open, unroofed 
portion (the forecourt), providing a tran­
sition to the street. In this courtyard 
type. access from the street to the court­
yard can be controlled with a gate. 
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SIDE STREET 

I. Corner Lot Courtyard: a Corner Lot 
Courtyard places any or the previous 
courtyard types at the intersection of two 
streets. Since this type faces two streets, 
the side of the courtyard that does not 
provide access to the street must provide 
frontages to the the street and to the 

courtyard. 
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G. Corner Courtyard: a Corner Courtyard 
places the passageway leading from the 
street to the courtyard at the corner of 
the lot. The passageway is open to the 
sky. Access to and from the courtyard 
can be controlled with a gate. 

Crawford Multari & Clark Associates 
Moute & Polyzoides Architects and Urbanists 

October 2004 

-. 

~ 



COURTYARD HOUSING ORIENTATION 

An imponant component of Courtyard Housing design is the orientation or the court· 
yard to the sun. In general, courtyards that are oriented with their long axis in the north­
south direction can be narrower than courtyards that are oriented with their long axis is 
the east·west direction. The following diagrams illustrate the impact that courtyard ori­
entation can have on the amount of sunlight that enters a courtyard on the shortest day 

of the year: December 21. 

COURTYARD WITH LONG AXIS ORIENTED IN EAST I WEST DIRECTION 
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A. Because of the low angle of the sun in 
relation to the horizon, a courtyard that 
is thirty fool (30') wide court that is sur­
rounded by two-story buildings will be 
constantly in shade. 

DRAFT Downtown Comp81ibilltJ Plan 
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B. Widening the court to forty feel (40') 
permits direct sunlight to enter the court. 
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C. Similarly, lowering the south wing of 
the building to one story permits direct 
sunlight to enter the court. 

COURTYARD WITH LONG AXIS ORIENTED IN NORTH I SOUTH DIRECTION 
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A. A thirty fool (30') wide court thai is 
surrounded by two~story buildings will be 
shaded in the morning. 
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B. At noon, the entire court will be 

bathed in sun. 

C. By the late afternoon, the court is 
immersed in shade once again. 
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ARCHITECTURAL TYPES 
STACKED DWELLINGS' 

A single-floor dwelling unit in a structure with other dwelling units of s1milar configura· 
tion either above or below. 

Stacked Dwellings shall be designed to comply with the following standards, and the 
frontage type requirements of this Code for the applicable zone, except where mod1fied 
by this Section. 
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' Stacked Dwellings can 
only be used if they are 

part of a Blended Type 
Development, in which 
case Stacked 
Dwellings can com· 
prise no more than 
30% of buildable foot· 
print (except when are 
bui It as part of the 
Commercial Block 
building type). 

1:ACCESS: 
The entrance to the building shall be 
through a street level lobby, or 
through a combination of 
street/podium lobby directly accessi· 
ble from the street. 

ii. The main entrance to each ground 
floor dWelling shall be directly from 
the street. Secondary access may be 
through an elevator and corridor. 

iii. Elevator access should be provided 
between the garage and each level of 
the building. 

rv. Interior circulation to each dwelling 
shall be through a corridor. 

v. Where an alley is present. parking 
shall be accessed through the alley. 

vi. Where an alley is not present, park· 
ing shall accessed from the street 
through tho building. 

vii. On a corner lot without access to an 
alley, par1ting shall be accessed from 

the side street through the building. 

Z:PARKING: 
Required parking shall be in an 
underground garage, or may be sur· 

face parking, tuck under parking, or 

a combination of any of the above. 
1i. Dwellings may have indirect access 

to their parking stalls. 
iii. Where an alley is present, services, 

including all utility access and above 
ground eqwpment and trash con­
tainer areas shall be located on the 

alley. 
iv. Where an alley IS not present, servic· 

es shall be located in compliance 
with the setback requirements of the 

applicable zone. 
v. Parking entrances to subterranean 

garages and/or driveways shall be 

located as close as possible to the 
side or rear of each lot. 

3: OPEN SPACE: 
1. The primary shared open space is 

the rear yard. wh1ch shall be 

designed as a courtyard. Courtyards 
may be located on the ground or on 

a podium. Side yards may also be 
provided for common use gardens. 

ii. Minimum courtyard dimensions 
shall be 40 feet when the long axis of 
the courtyard is oriented East/West, 

and 30 feet when the courtyard is ori· 
ented North/South. No courtyard 
shall be of a proportion of less than 

1:1 between its width and height. 
1ii. In 40·foot wade courtyards, the 

frontages and architectural projec­
tions allowed within the applicable 
zone are permitted on two sides of 

the courtyard; they are permitted on 
one side of a 30-foot wide courtyard. 

iv. Private patios may be provided in 

side and rear yards. 

4: LANDSCAPE: 
Front yard trees shall be less than 

the height of the buildings, except at 

the margins of the lot, where they 
may be used to frame and separate 

the building from its neighbors. 
ai. Sideyard trees may be placed to ere· 

ate a particular sense of place. 

iii. At least one large tree shall be pro· 
vided in the rear yard, planted direct· 

ly in the ground, where applicable. 
iv. Courtyards located over garages 

should be designed to avoid the sen· 
sation of forced podium hardscape. 

5: FRONTAGE: 
living space (e.g., living rooms and 
dining rooms) shall be oriented 

toward courtyards and the fronting 
street to the degree possible. 
Service rooms shall be onented 
backing to sideyards, service yards 
and rear yards, to the degree possi­

ble. 
ii. F rentage types are required that pro· 

vide a transition from public to pri· 
vate. indoor to outdoor at the side· 

walk. Stoops and porches are pre­
ferred. No arcade or gallery may 

encroach into the required minimum 
width of a courtyard. 

ii1. See the requirements of the applica· 
ble zone for allowed encroachments 

into required setbacks. 

6: BUILDING SIZE AND MASSING: 
Buildings may contam any of three 

dwell1ng types: flats, townhouses, 

and lofts. 
ii. Dwellings may be as repet1tive or 

unique. as determined by ind1v1dual 
designs. 

iii. Buildings may be composed of one 

dominant volume, flanked by sec· 
ondary ones. 

iv. The intent of these regulations is to 
provide for buildings with varying 

he1ghts. The suggested height ratios 
for stacked flats are as follows: 20% 

3·stOI)', 65% 4-story, and 15% 5·stol)'. 

7: EXPOSURE TO LIGHT AND AIR: 
Each dwelling may have only one 

side exposed to the outdoors, with 
direct access to at least a dooryard, 

patio, terrace or balcony. 
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ARCHITECTURAL TYPES 
COMMERCIAL BLOCK 

A building designed for occupancy by retail, service, and/or office uses on the ground 
floor, with upper floors also configured for those uses or for dwelling units. 

Each Commercial Block shall be designed to comply with the following standards, and 
the frontage type requirements of this Code for the applicable zone, except where the 
frontage type requirements are modified by this Section. 
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1:ACCESS: 
The main entrance to each ground 
floor commercial or residential store· 
front shall ba directly from the street. 

ii. Entrance to the- residential portions 
of the building shall ba through • 
street level lobby, or through a podi· 
um lobby accessible from the street 
or through a side yard. 

Iii. Elevator access should ba provided 
batwean the garage and each level or 
the building. 

iv. Interior circulation to each dWelling 

shall ba through a corridor. 
v. Where an alley is present. perking 

shall ba accessed through the alley. 
vi. Where an alley Is not present. park­

Ing shall aeeossed from the street 
through the building. 

vii. On a COl'J'W tot without access to an 
alley, parking shall ba aceassed from 
the side street through the building. 

2:PARKING: 
Required parking shall ba in an 
underground garage, or may ba sur­
face parking, tuck under perking. or 
a combination of any of the above. 

ii. Dwellings may have indirect access 
to their par.king stalls. 

iii. Where an alley IS present, services. 
including all utility access and above 
ground equipment and trash con­
tainer areas shall be located on the 
alley. 

iv. Where an alley is not present. servic· 
es shall be located in compliance 
with the setback requirements of the 
applicable zone. 

v. Parking entrances to subterranean 
garages and/ or driveways shall be 

located as close as possible to the 
side or rear of each lot. 

3: OPEN SPACE: 
The primary shared open space is 
the rear yard, which shall be 
designed as a courtyard. Courtyards 
may be located on the ground or on 
a podium. Side yards may also be 
provided for outdoor patios connect­
ed to ground floor commercial uses. 

ii. Minimum courtyard dimensions 
shall be 40 feet when the long axis of 
the courtyard is oriented East/West, 
and 30 feet when the courtyard is ori-

ented North/South. No courtyard 
shall be of a proportion of less than 
1:1 between its width and height. 

m. In 40-toot wide courtyards. the 
frontages and architectural projec­
tions allowed within the applicable 
zone are permitted on two sides of 
the courtyard; they are permitted on 
one side of a 30-foot wtde courtyard. 

iv. Private patios may be provided in 
side and rear yards. 

4: LANDSCAPE: 
No landscaping is required in front 
of the building. 

ii. Sideyard trees may be placed to cre­
ate a particular sense of place. 

iii. At least one large tree shall be pro­
vided in the rear yard, planted direct· 
ly in the ground. where applicable. 

iv. Courtyards located over garages 
should be designed to avoid the sen­
sation of forced podium hardscape. 

5: FRONTAGE: 
Entrance doors and living space 
(e.g., living rooms and dining 
rooms) shall be oriented toward 

courtyards and the fronting street to 
the degree possible. Service rooms 
shall be oriented backing to corri· 
dors, to the degree possible. 

ii. Frontage types are required that pro­
vide a transition from public to pri· 
vate, indoor to outdoor at the side· 
walk. Store fronts, arcades, and gal­
leries are preferred. 

iii. See the requirements of the applica­
ble zone for allowed encroachments 
into required setbacks. 

6: BUILDING SIZER AND MASSING: 
Buildings may contain any of three 
dwelling types: flats, townhouses, 
and lofts. 

ii. Dwellings may be as repetitive or 
unique, as determined by individual 
designs. 

iii. Buildings may be composed of one 
dominant volume. 

iv. The intent of these regulations is to 
provide for buildings with varying 
heights. The suggested height ratios 
for stacked flats are as follows: 

1.0 story: 100% 1 story 
2.0 stories: 85% 2 stories, 15% 3 

stories 
3.0 stories: 85% 3 stories, 15% 4 

stories 

7: MASSING: 
Each dwelling may have only one 
side exposed to the outdoors. with 
direct access to at least a dooryard, 
patio, terrace or balcony. · 

Crawford Multari & Clark Associates 
Moute & Polyzoides Architects and Urbanists 

October 2004 
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FRONTAGE TYPES 

Frontage Types. Frontage Types are applied to each zone (UG-1. UG-2, UG-3, C. UC, 
DC). These represent a range of additions to the basic facade of the building, in the fol· 
lowing illustrations, "ROW" means the public street right-of·way. 

~~tn 
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SETBACK LINE ... I 
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A. Door Y •rd: a facade is set back from 
the frontage line with an elevated garden 
or terrace. This type can effectively 
buffer residential quarters from the side­
walk, while removing the private yard 
from public encroachment. The terrace 
is also suitable for restaurants and cafes 
as the eye of the sitter is level with that of 
the standing passerby. 

PUBLIC ROW 

I' 
• ... ·'· 
(I -

,T. • 

::~-·-,· .... i: J 

" 

8. Porch: a facade is setback from the 
frontage line w1th an encroaching porch 
appended to the facade. A great variety 
of porches designs are possible, but to 
be useful, none should be less than 8 feet 
deep and 12 feet wide. A fence or wall at 
the property line may be used to define 
the private space of the yard. The front 
yard may also be raised from the side­

walk, creating a small retaining wall at 
the property line w1th entry steps to the 

yard. 

I 
; ,_.I 

.'~, " i. 
' ' . 

C. Tower: the Tower can be appended to 
the two previous frontages. Typically 
located at the intersection between two 
volumes, the tower is often used as an 

entrance. 

PUBLIC RO~PRIVATE LOT 

L.-r-

\ .• ~ J 

D. Forecourt: the facade is aligned close 
to the frontage line with a portion of it 
setback. The resulting forecourt is suit· 
able for gardens, vehicular drop offs, and 
utility off loading. This type should be 
used sparingly and m conjunction with 
the stoops and shop fronts. A fence or 
wall at the property line may be used to 
define the private space of the yard. The 
court may also be raised from the s1de· 
walk, creating a small retaining wall at 

the property line with entry steps to the 

court. 

Crawford Multari & Clark Associates 

Maule & Polyzoides Architects and Urbanists 
October 2004 
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FRONTAGE TYPES 

DRAFT l)ownloWn CompatlbilltJ PIM 
Ventura. California 

PUBLIC ROW-PRIVATE 

E. Stoop: the facade is placed close to the 
frontage line with the ground story ele­
vated from the sideWalk. securing privacy 
for the windoWS- This typa is suitable for 
ground-floor residential uses at short 
setbacks. This typa may be interspOrsed 
with the shop front. A porch may also 
cover the stoop. 

F. Shop Front: the facade is placed at or 
close to the right..af-way line, with the 
entrance at sidewalk grade. This type is 
conventional for retail frontage. It is 
commonly equipped with cantilevered 
shed roof or awning. The absence of a 
raised ground floor story precludes resi· 
dential use on the ground floor facing 
the street. although this use is appropri­

ate behind and above. 

G. GallorJ: the facade of a building with 
an attached colonnade. Balconies may 
overlap the sidewalk while the ground 
floor remains set at the lot line. This type 
is ideal for retail use, but only when the 
sidewalk is fully absorbed within the 
arcade so that a pedestrian cannot 
bypass it. An easement for private use of 
the right-of-way is usually required. To 
be useful, the arcade shoUld be no less 
than 8 feet wide clear in all directions. 

Crawford Multari & Clark Associates 
Moule & Polyzoides Architects and Urbanists 

October 2004 
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The Downtown Culiurol District serves both 
Visitors and Residents with a variety of shops, restaurants. 
hotels and cultural venues. New Investments have 
strengthened this district as o visitor destination 
with easy o11d occessible coastal access. 
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C·•UFOI<NTA 
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·-._;The 101 Freeway, comtructed in \ 

..J 
1962. cre-ated a significant barrier \' 

..... between the rnojolity of Venluro'o;; 
,; \._ . '· -J residents and the Cooslllne. ' 

rJ;,,_.... . , Only five remaining points of access I 
> •• "· .'<f!· --J connect the residents with the Beach - i 

PACIFIC OcEAN 
The MidTown District serves both Visitors 
ond Residents with economic motels and restaurants 
os wt•il as neighborhood-oriented shops 
ond services. 
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., ". ::~ .::::1-·· ._one at which is Seaward Ave-nue. 
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The Pierpont Neighborhood Center 
provides both Visitors and Residents with a distinctly 
beach-oriented commercial center. Businesses here 
are supported by visitors during summer months and 
residents year-round. The largest parcel (the subject 
of this study). zoned CTO. has remained vacant for 
many yeaJS. It Is essential to this district's economic 
health that it serve both residents and visitors alike. 
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Tourist Serving ~ Ventura Harbor 
Detached from the bro<>der community, • f_J • • • J!'J 

1111 • 

Vacant CTO Zones 

Transportation/Travel/Gas Station 

Neighborhood Market/ Convenience Store 

Hoh!ls/Motels/Bed+Sieakfast/Lodglng 

Restaurants/Fast Fo'od 

the Harbor is occupied by primarily 
coastal-related uses. Although it 
contains significant CTO uses. the Harbor 
lacks the year-round support of on integral 
neighborhood component and thus 
remains economically stifflecl. 

Specialty Shopping: Af)tlques, Souvenirs, Curios 

Public Recreation/Entertainment 

Harbor Commercial (Including substantial CTO uses) 
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