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TO:  Commissioners and Interested Parties 
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  Barbara Carey, Supervisor, Planning and Regulation 
  Lillian Ford, Coastal Program Analyst 
 
SUBJECT: REVISED FINDINGS for the 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 March 2006 Commission meeting in Monterey.  

 
DATE OF COMMISSION ACTION: October 13, 2005 in San Diego. 
 
COMMISSION DECISION: Approval with suggested modifications 
 
COMMISSIONERS ON PREVAILING SIDE: Commissioners Caldwell, Burke, Kruer, Neely, 
Padilla, Potter, Reilly, Secord, Orr, Wan. 
 
 
DESCRIPTION OF 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).   
 
PROCEDURAL NOTE 
 
Adoption of the revised findings requires a majority vote of the members from the prevailing side 
present at the October 13, 2005 hearing, with at least three of the prevailing members voting. 
Only those Commissioners on the prevailing side of the Commission’s action are eligible to vote 
on the revised findings. The associated motion and resolution are located on Page X of this 
report. 
  
SUMMARY OF STAFF RECOMMENDATION 

 
Staff recommends that the Commission adopt the following revised findings in support of the 
Commission’s decision on October 13, 2005 to approve the LCP amendment subject to (X) 
suggested modifications. The standard of review for adoption of the revised findings is 
consistency with the Commission’s October 13, 2005 approval.  

EXECUTIVE SUMMARY 
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The subject amendment changes the Land Use Plan and Zoning Ordinance designations of a 
vacant 5.62-acre 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, 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. 
 
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 staff recommendation on the amendment included seven 
suggested modifications that were crafted jointly with the City to address Coastal Act priorities 
and incorporate the new urbanist principles that guide the City’s approach to development. The 
suggested modifications included application of a new land use designation (Planned Coastal 
Mixed Use Development - PCMXD) and new zone (Coastal Mixed Use - CMXD) to the site of 
the proposed amendment. While the suggested modifications reflected a collaborative process, 
provisions within the suggested modifications regarding coastal access parking remained 
unacceptable to City staff. 
 
At the October 13, 2005 hearing, the Commission approved the proposed amendment pursuant 
to the staff recommendations with changes to the suggested modifications regarding parking. 
Specifically, the Commission replaced the provision, recommended by staff, that public coastal 
access parking spaces be provided for each residential unit on a 2:1 ratio, with the provision 
that public coastal access parking spaces be provided at a number equal to 10% of the total 
number of parking spaces required for a given development within the new CMXD zone. The 
Commission also added a suggested modification requiring the City to provide and maintain a 
new shuttle bus service in perpetuity. Lastly, the Commission added a provision that 
developments within the new CMXD zone provide for covered, secure bicycle parking. To reflect 
the Commission’s decision, Suggested Modifications 3 and 7 have been modified to reflect the 
new vehicle and bicycle parking requirements, and Suggested Modification 5a has been added 
to include the shuttle bus service provision.  
 
 
 
I. STAFF RECOMMENDATION: MOTION AND RESOLUTION TO 

ADOPT REVISED FINDINGS 
 

 
MOTION: I move that the Commission adopt the revised findings in support of 

the Commission’s action on October 13, 2005 certifying Major 
Amendment 1-03 to the City of San Buenaventura Local Coastal 
Program if modified as directed by the Commission. 

 
 
STAFF RECOMMENDATION OF APPROVAL: 
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Staff recommends a YES vote on the motion. Passage of this motion will result in the adoption 
of revised findings as set forth in this staff report.  The motion requires a majority vote of the 
members from the prevailing side present at the October 13, 2005 hearing, with at least three of 
the prevailing members voting.  Only those Commissioners on the prevailing side of the 
Commission’s action are eligible to vote on the revised findings. 
 
RESOLUTION TO ADOPT REVISED FINDINGS: 
 
The Commission hereby adopts the findings set forth below for certification of Major 
Amendment 1-03 to the City of San Buenaventura Local Coastal Program if modified as 
directed by the Commission on the ground that the findings support the Commission’s decision 
made on October 13, 2005 and accurately reflect the reasons for it. 
 
 
II. SUGGESTED MODIFICATIONS TO THE LAND USE PLAN 

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]. REVISIONS TO THE STAFF REPORT FOR THIS AMENDMENT (DATED 
SEPTEMBER 28, 2005), TO REFLECT THE COMMISSION’S ACTION ON OCTOBER 13, 
2005, ARE SHOWN AS FOLLOWS: Additions are shown in double underline; deletions to 
previously inserted text are shown in line out with existing underline.   
 
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; 
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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; 
 

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 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 visitor-serving commercial 
uses, and the ocean and state beach recreational opportunities for both tourists visitors and 
residents. It is further the intent of the commercial portion of this designation to improve tourism 
visitor serving commercial, recreational, and coastal access opportunities as one 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. 
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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 III-
18 of the City of San Buenaventura Comprehensive Plan, indicating within the matrix that no 
other zone besides the CMXD zone is compatible with the PCMXD land use designation. 
 
 
Suggested Modification No. 5a 
 
[Insert the following text, in italicized type to indicate inclusion in the certified Land Use Plan, 
within the “Objective 5 – Public Transit” section of the Circulation Element of the City of San 
Buenaventura Comprehensive Plan]: 
 
The City shall provide a shuttle bus service, such as the current Ventura Downtown/Harbor 
shuttle service (SCAT Route 12), to run a minimum of seven days a week, 21 times a day 
throughout the day, from downtown Ventura along the coast through the Pierpont Community to 
Ventura Harbor.  Termination of the shuttle service shall not occur without an amendment to this 
Land Use Plan. 
 
 
 
III. 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 
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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 

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 Service 

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 
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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  

Swap Meets 

Transportation Services 

3. Agricultural 

None 

Sec. 24.295.030. Same – Subject to a use permit. 

1. Residential 

 None 

2. General 

None 

3. Agricultural 

None 

Incidental uses as defined in chapter 24.110 may be permitted. 

Sec. 24.295.050. Same – Special provisions. 

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 
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conjunction with, or in any way related to, the use types 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. 

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 real lot 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 open 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 
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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 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 
24.295.110, 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.  
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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 24.410. 

Sec. 24.295.090. Same - Building Setbacks.  

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) / 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. 
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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 
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.  
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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-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 
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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. 

b. For each residential unit, including live-work units, constructed on a project site, one 
(1) parking space  A number equal to 10% of the total number of parking spaces 
otherwise required for an entire project site 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. 

d. Covered, secure bicycle parking shall be provided as follows: one bicycle locker per 
residential unit without attached garage or live/work unit; one public bicycle parking 
space per 1,500 sq. ft. of commercial space; and one public bicycle parking space 
per coastal access parking space. Each bicycle parking space shall be at least 2 ½ 
feet wide. At least five feet of space shall be allowed behind each space to allow 
room to maneuver. Bicycle parking shall be separated from vehicle parking for safety 
and ease of use. Bicycle racks shall be covered to protect bicycles from rain and 
sun. Covers shall be located at least seven feet above ground, and may include 
building awnings. Bicycle racks shall be located in well-lit areas visible from 
commercial storefronts and public areas. Prominent signage within the public right-
of-way shall be installed for public bicycle parking spaces. No variance may be 
granted to obviate compliance with this requirement. 

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.  
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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. 

 
IV. 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.  Revised 
findings are shown as follows: additions are shown in double underline; deletions are shown in 
line out. 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 
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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. 
 
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 10, 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 
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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: 
 
…. 
 
The intent of the…Planned 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. 
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- 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. 

 
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 the 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 designation and the TO (Tourist-
Oriented) Overlay are intended to provide areas where visitor-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. 
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The proposed MXD designation would allow uses that are currently prohibited, including 
residential, industrial, research/laboratory 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 30210 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: 
 

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. 
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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. 

 
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 
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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. 
 
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. 
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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 ¾ 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).   
 
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 public 
access provisions 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 
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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 
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.  
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Suggested Modification 5a adds a provision to the City’s Circulation Element requiring the City 
to provide a shuttle bus service, such as the current Ventura Downtown/Harbor shuttle service 
(SCAT Route 12), to run a minimum of 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 suggested modification stipulates that termination of the shuttle service shall not occur 
without an amendment to this Land Use Plan.  
 
As discussed above, public parking in the area of the proposed amendment is limited, 
particularly given Seaward Avenue’s importance as a public access route to the beach. Public 
transit in the area has, until recently, been limited to a shuttle bus line from that ran from mid-
town Ventura to the Ventura Harbor on weekdays only, six times a day in the morning and late 
afternoon, and mainly served Ventura Harbor employees. The route was discontinued and, in 
January 2006, the new shuttle bus service (SCAT Route 12) began as part of a three year 
demonstration project. The new shuttle service provides increased opportunities for public 
access to the coast in a manner consistent with the City’s approach to planning, which 
discourages large parking lots and automobile-centered development, and encourages the 
construction of attractive, pedestrian-friendly environments.  
 
As discussed above, significant coastal access provisions are 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, which provides the text for the new CMXD zoning chapter, already 
allows for reduced parking requirements for live-work units and for general uses. The City has 
proposed continuation of the shuttle service on a permanent basis, and a limited amount of 
coastal public access parking spaces (as required by Suggested Modification 7, discussed 
below) as an alternative that would allow adequate public access benefits while limiting the 
amount of parking on CMXD zoned sites. Suggested Modification 5a is therefore necessary in 
order to ensure that adequate public access amenities are provided consistent with Coastal Act 
priorities and the City’s pedestrian-centered approach to planning.  
 
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; 
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• 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;  

 
• 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 at a number equal to 10% 
of the total number of parking spaces otherwise required for the project site; 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. 
 

• requires covered, secure bicycle parking to be provided at a ratio of one bicycle locker 
per residential unit without attached garage or live/work unit; one public bicycle parking 
space per 1,500 sq. ft. of commercial space; and one public bicycle parking space per 
coastal access parking space. 

 
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 
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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. 
 
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. 
Requirements for coastal access, including the provision of The coastal access parking, secure 
and covered bicycle parking,  requirement is and continued operation of a new shuttle bus 
service are a key elements in the ensemble of priority use provisions that balance the non-
priority residential uses allowed on site. The coastal access parking requirements is are 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 access parking spaces, 
bicycle parking, and shuttle service provide a public access benefits 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 10% 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 
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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 
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.  
 
 
 D. 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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