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proposed PWP amendment 1-05 referenced above.  

 
For Public Hearing and Commission Action at the May 11, 2006 
Commission Meeting in Costa Mesa 

 
SUMMARY AND STAFF RECOMMENDATION 

 
The amendment to the Public Works Plan (PWP) is proposed to allow for the demolition 
and reconstruction of the Vintage Marina on property owned by the County of Ventura 
located on the west side of the Channel Islands Harbor.  The County Harbor 
Department has also submitted the corresponding Notice of Impending Development 
(NOID) to provide for construction of the proposed project upon certification of the PWP 
amendment.  The project includes reconstruction of an existing marina on two parcels 
(D & E) occupying a total of 14.35 acres (exhibit 2).  The two parcels are separated by 
the parcel on which the proposed Boating Instruction and Safety Center (BISC) that was 
approved by the Commission in March 2005 is to be located.  The existing 500-slip 
marina is over 40 years old and is in a state of disrepair and at the end of its useful life.  
The proposed 403 –419 slip marina (depending on how the end ties are utilized) is 
designed to comply with new safety standards for Department of Boating and 
Waterways (DBAW) and Americans with Disabilities Act (ADA).  In order to comply with 
the DBAW and ADA standards as well as accommodate a greater number of larger boat 
slips, the new design will result in a net loss of between 81 and 100 wet slips 
(depending on how the end ties are configured).  In order to minimize the loss of boating 
slips, the new design extends the docks 20 feet beyond the existing pier head line.  In 
addition, to mitigate for the loss of wet slips the Harbor Department is proposing to 
increase the number of dry dock storage spaces on Parcel P in the Harbor from 
approximately 300 to 400 spaces.  In addition, the project will be phased in over two 
years (2006 – 2008), and at all times at least 75% of the boat slips will be kept in 
service and no more than 4 docks will be out of service during the redevelopment 
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process.  The Harbor Department will assist displaced boat slip renters in securing other 
boat storage options.  In addition, Vintage Marina Partners, operators of the Marina, has 
offered to maintain two 35-foot slips for nonprofit club boating opportunities (at the 
standard slip rental rate); to fund 15 annual scholarships for youth sailing programs; to 
provide the equivalent of four new sabots (sail training vessels) every five years; and; to 
provide yearly funding for van transportation for use by youth sailing programs. 
 
The Ventura County Harbor Department submitted the amendment to its certified 
Channel Islands Harbor Public Works Plan (PWP) on September 26, 2005.  On October 
20, 2005, the Executive Director determined that the County’s amendment submittal 
was in proper order and legally adequate to comply with the submittal requirements of 
Coastal Act Section 30605.  Subsequently, revisions were made to the PWP 
amendment to restrict the amendment to waterside improvements only, with the 
exception of any additional dry storage required to mitigate the loss in slips.  These 
revisions were adopted by the Ventura County Board of Supervisors on December 13, 
2005, and submitted to the Commission on December 22, 2005.  Pursuant to Section 
30605 of the Coastal Act, any proposed amendment to the certified PWP shall be 
submitted to, and processed by, the Commission in the same manner as prescribed for 
amendment of a local coastal program.   
 
Coastal Act Section 30517 and California Code of Regulations Section 13535 (c) state 
that the Commission may extend for good cause any time limit for a period not to 
exceed one year. Therefore, the Commission extended the 60-day time limit by one 
year in order to allow adequate time to review and analyze the amendment.  The one-
year time limit extension will expire on December 19, 2006. 
 
The Notice of Impending Development was received on January 13, 2006.  Pursuant to 
Section 13549 of the Commission’s Administrative Regulations, a NOID shall be 
deemed filed when all necessary supporting information has been received.  In this 
case, because the NOID is for a project identified in a pending PWP amendment that 
the Commission has not yet acted on, there is insufficient supporting information to 
determine whether the proposed development is consistent with the certified PWP.  
Therefore, the NOID is deemed incomplete at this time and cannot be filed until the 
amendment has been approved by the Commission.  In the event that suggested 
modifications to the PWP amendment required by the Commission result in substantial 
changes to the proposed development, then the Notice of Impending Development shall 
be deemed inconsistent with the PWP and shall remain incomplete.  A revised or new 
Notice of Impending Development that is consistent with the PWP must be submitted 
before development of the Vintage Marina can commence. 
 
Major issues raised by the proposed PWP amendment and NOID include the protection 
or provision of an adequate number of small and medium size recreational boat slips, 
and the protection of potential heron nesting activity in the linear park adjacent to the 
marina reconstruction site.  Staff is recommending denial of the proposed PWP 
amendment as submitted followed by approval with 12 suggested modifications.  
Suggest modifications provide for the protection of a specified percentage of small and 
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medium size boat slips, provision of additional dry land storage space for boats, 
minimizing loss of slip capacity during reconstruction of the marina, provision of two 
boat slips for use by non-profit recreational boating clubs, protection of potential nearby 
heron nesting activity, and revision of various tables and figures within the PWP to 
account for the Vintage Marina reconstruction project.  Staff is recommending that the 
Commission determine that the impending development is consistent with the certified 
Channel Islands Harbor Public Works Plan with 11 special conditions regarding (1) 
displaced boat slip renters; (2) revised plans; (3) slips reserved for recreational boating 
clubs; (4) protection of nesting and roosting herons; (5) demolition/construction, debris 
removal and erosion and sediment control plan; (6) Eelgrass survey; (7) Caulerpa 
taxifolia survey; (8) water quality/best management practices program; (9) marina 
inspection and maintenance program; (10) resource agencies; and, (11) approval of 
PWP amendment, all of which are necessary to bring the development into 
conformance with the PWP. 
 
STANDARD OF REVIEW 
 
Section 30605 of the Coastal Act and Article 14, Section 13356 of California Code of 
Regulations provides that where a public works plan is submitted prior to certification of 
the Local Coastal Program (LCP) for the jurisdiction affected by the plan the 
Commission’s standard of review for certification is Chapter 3 of the Coastal Act.  
Although the land area within the Harbor is owned by the County, it lies within the 
jurisdiction of the City of Oxnard.  The Commission certified the Public Works Plan in 
September 1986 prior to certification of the LCP for the Harbor area which was certified 
in December 1986.  Therefore, the Commission’s certification was based on 
consistency with Chapter 3.  Section 30605 and Section 13357 of the Code of 
Regulations also states that where a plan or plan amendment is submitted after the 
certification of the LCP for the area any such plan shall be approved by the Commission 
only if it finds, after full consultation with the affected local government(s), that the 
proposed plan is in conformity with the certified LCP.  Therefore, the standard of review 
for the proposed amendment to the Public Works Plan, pursuant to Section 30605 of 
the Coastal Act, is that the proposed plan amendment is in conformance with the 
certified Local Coastal Program for the City of Oxnard.  Since the City’s certified LCP 
contains all applicable Coastal Act policies, conformance with applicable Chapter 3 
policies of the Coastal Act is also required.  PRC Section 30605 also states that any 
proposed amendment shall be processed in the same manner as prescribed for an 
amendment to a Local Coastal Program. 
 
Sections 30605 & 30606 of the Coastal Act and Article 14, §13359 of the California 
Code of Regulations govern the Coastal Commission’s review of subsequent 
development where there is a certified PWP.  Section 13354 requires the Executive 
Director or his designee to review the notice of impending development (or development 
announcement) within five working days of receipt and determine whether it provides 
sufficient information to determine if the proposed development is consistent with the 
certified PWP. The notice is deemed filed when all necessary supporting information 
has been received.  In this case, because the NOID is for a project identified in a 
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pending PWP amendment that the Commission has not yet acted on, there is 
insufficient supporting information to determine whether the proposed development is 
consistent with the certified PWP.  Therefore, the NOID is deemed incomplete at this 
time and cannot be filed until the amendment has been approved by the Commission.  
In the event that suggested modifications to the PWP amendment required by the 
Commission result in substantial changes to the proposed development, then the Notice 
of Impending Development shall be deemed inconsistent with the PWP and shall 
remain incomplete.  A revised or new Notice of Impending Development that is 
consistent with the PWP must be submitted before development of the Vintage Marina 
can commence. 
 
Pursuant to Section 13359, within thirty working days of filing the Notice of Impending  
Development, the Executive Director shall report to the Commission the pendency of 
the development and make a recommendation regarding the consistency of the 
proposed development with the certified PWP.  After public hearing, by a majority of its 
members present, the Commission shall determine whether the development is 
consistent with the certified PWP and whether conditions are required to bring the 
development into conformance with the PWP.  No construction shall commence until 
after the Commission votes to render the proposed development consistent with the 
certified PWP. 
 
PUBLIC PARTICIPATION   
 
Section 30503 of the Coastal Act requires public input in preparation, approval, 
certification and amendment of any Public Works Plan. The County of Ventura Board of 
Supervisors held a public hearing and approved the PWP amendment on September 
20, 2005, and subsequently approved a revised PWP amendment on December 13, 
2005.  Written comments were also received regarding the project from public agencies, 
organizations and individuals.  The hearing was duly noticed to the public consistent 
with Sections 13552 and 13551 of the California Code of Regulations.  Notice of the 
subject amendment has been distributed to all known interested parties. 
 
PROCEDURAL REQUIREMENTS  
 
Because approval of the PWP amendment is subject to suggested modifications by the 
Commission, the County must act to accept the adopted suggested modifications 
pursuant to the requirements of Section 13547 of the California Code of Regulations, 
which provides for the Executive Director’s determination that the County’s action is 
legally adequate, within six months from the date of Commission action on this 
application before the PWP amendment shall be effective. 
 
LIST OF EXHIBITS 
 

1. Vicinity Map  
2. Site Plans  
3. Restriping Plan  
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4. Lease Map  
5. Existing Slip Sizes  
6. Existing and Proposed Slip Configurations  
7. Corrough Consulting Group Analysis of Factors Affecting Slip Mix  
8. DBW response to Factors Affecting Slip Mix  
9. So. Calif. Eelgrass Mitigation Policy  
10. Tetra Tech, Inc. Eelgrass Survey  
11. Calif. Dept. of Fish and Game Email Regarding Eelgrass Shading  
12. Heron Protection Report by Dr. Jeffrey Froke & Letters from Dr. J Kelly 
13. Corrough Consulting Group Analysis of Project Design 
14. Letter From Harbor Dist. To U.S. Coast Guard  
15. Letter From Jonathan Ziv Regarding U.S. Coast Guard Correspondence 
16. Letter From U.S. Coast Guard, dated September 1, 2005 
17. Letter From City of Oxnard, dated October 17, 2005 
18. Letter From Department of Fish and Game, dated January 26, 2005 
19. Letters From Rutan & Tucker, LLP on behalf of Vintage Marina Partners 
20. Letter From Boaters Regarding Slip Size 
21. Letters in Support of & In Opposition to the Project 
22. Photos Showing Buoy Line / Dock Expansion Area 
23. Photos Showing Docks in Poor Condition 

 
 
I. STAFF RECOMMENDATION FOR DENIAL OF PWP AMENDMENT 1-04 AS 

SUBMITTED AND CERTIFICATION WITH SUGGESTED MODIFICATIONS 
 
 
A. Denial as Submitted 
 
 MOTION: I move that the Commission certify the Channel Islands 

Harbor Public Works Plan Amendment 1-05 as 
submitted. 

 
 
Staff recommends a NO vote.  Failure of this motion will result in denial of the Public 
Works Plan Amendment 1-05 and the adoption of the following resolution and findings.  
The motion to certify passes only by an affirmative vote of a majority of the appointed 
Commissioners. 
 
 
RESOLUTION I: 
 
The Commission hereby denies certification of the Channel Islands Harbor Public 
Works Plan Amendment 1-05 and adopts the findings stated below on the grounds that 
the Amendment does not conform with the certified Local Coastal Program for the City 
of Oxnard.  Certification of the Amendment would not comply with the California 
Environmental Quality Act because there are feasible alternatives or feasible mitigation 
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measures or alternatives that would substantially lessen the significant adverse effects 
that the approval of the Amendment would have on the environment. 
 
 
B. Certification with Suggested Modifications 
 
 MOTION: I move that the Commission certify the Channel Islands 

Harbor Public Works Plan Amendment 1-05 if modified 
as suggested in the staff report. 

 
 
Staff recommends a YES vote.  Passage of this motion will result in certification of the 
Public Works Plan Amendment 1-05 plan as modified.  The motion to certify passes 
only by affirmative vote of a majority of the appointed Commissioners. 
 
 
RESOLUTION II: 
 
The Commission hereby certifies the Channel Islands Harbor Public Works Plan 
Amendment 1-05 as modified and adopts the findings stated below on the grounds that 
the Amendment as modified conforms with the certified Local Coastal Program for the 
City of Oxnard.  Certification of the 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 Amendment on the environment, or 2) there are no further 
feasible mitigation measures or alternatives that would substantially lessen any 
significant adverse impacts of the Amendment on the environment. 
 
 
 SUGGESTED MODIFICATIONS 
 
The staff recommends the Commission certify the Public Works Plan Amendment only 
with the modifications as shown or described below.  Language presently contained 
within the certified PWP is shown in straight type.  Language proposed by the Harbor 
Department to be deleted is shown in line out.  Language proposed by the Harbor 
Department to be inserted is shown underlined.  Language recommended by 
Commission staff to be deleted is shown in double line out.  Language recommended 
by Commission staff to be inserted is shown in double underline.  Other suggested 
modifications to revise maps or figures are shown in italics. 
 
The following modifications relating to the Vintage Marina shall be made to the Public 
Works Plan:  
 
Modification 1 
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Page 51, Section 4.2 Recreational Boating, additions and deletions under “Existing 
Conditions” shall be modified as follows: 
 
There will be no expansion of wet slips wet or dry slip capacity at Channel Islands 
Harbor under the proposed Public Works Plan.  However, tThe County will continue to 
seek increases in the wet slip and dry storage capacity in appropriate locations in the 
Harbor. 
 
Modification 2 
 
Page 56, Section 4.2 Recreational Boating, changes under POLICIES 3.b. shall be 
modified as follows: 
 
b. dry boat storage spaces shall be provided on Parcel P at or adjacent to the Harbor to 
accommodate a minimum of 400 300 vessels. 
 
Modification 3 
 
Page 56, Section 4.2 Recreational Boating, changes under POLICIES 3.c. shall be 
modified as follows: 
 
c. water storage space shall be provided for at least 2,500 2,400 2,500 recreational boat 
slips; 
 
Modification 4 
 
Page 56, Section 4.2 Recreational Boating, changes under POLICIES 3.g. shall be 
modified as follows to allow for an extension of the existing pier head line by 20 feet for 
the Vintage Marina only: 
 
g. the existing open water areas in the inner Harbor, as depicted on the Land Use Map 
as “Waterways” (Figure VII) and as defined by existing pier head lines at the time of 
original approval by the California Coastal Commission of the Harbor’s Public Works 
Plan, shall not be developed with surface structures of any kind, floating or otherwise, 
except in cases of emergency where temporary structures are required or unless 
authorized pursuant to an amendment to the Public Works Plan certified by the 
California Coastal Commission, or a marina must be expanded to accommodate 
recreational boating opportunities in the case of a PWP amendment of the Master Plan 
map and associate tables.  Where a marina expands beyond the pier head line, in no 
case shall the expansion exceed 20 feet. 
 
Modification 5 
 
Page 57, Section 4.2 Recreational Boating, under POLICIES, add policy 7. as follows to 
allow for an extension of the existing pier head line by 20 feet for the Vintage Marina 
only: 
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7. Vintage Marina Pier Head Line  
 
The Vintage Marina pier head line shall conform to the pier head line depicted on the 
“Waterways” Land Use Map (Figure VII) and on the Vintage Marina Plan (Figure VIII). 
 
Modification 6 
 
Page 57, Section 4.2 Recreational Boating, under POLICIES, add policy 8. as follows: 
 
8. Distribution of Slip Size for Vintage Marina 
 
The Vintage Marina slip size distribution shall consist of the following and conform to the 
slip configuration on the Vintage Marina Plan (Figure VIII): 
 

A minimum of 25% of the total number of slips shall be under 30’ in length. 
A minimum of 25% of the total number of slips shall be 30’ – 36’ in length 

 
Modification 7 
 
Page 57, Section 4.2 Recreational Boating, under POLICIES, add policy 9. as follows: 
 
9. Replacement Boat Slips for Boat Slip Tenants Displaced by Construction, 
Reconstruction, or major Repair and Maintenance Operations in Vintage Marina 
 
The Harbor Department shall minimize the number of slips put out of service due to 
construction, reconstruction, or major repair or maintenance operations at Vintage 
Marina.  The County Harbor Department, in cooperation with the Vintage Marina 
Lessee, shall assist those boat slip renters that are displaced (both temporarily and 
permanently) by new construction, reconstruction, or major repair or maintenance 
activities by offering alternative boat storage options.  All vacant wet slips in the 
Channel Islands Harbor shall be offered first, and then dry storage spaces shall be 
offered, to those boat slip renters displaced by new construction, reconstruction, or 
major repair and maintenance operations.  Priority to lease available wet slips at a 
future date shall also be given to those displaced boaters that were not initially offered 
wet slips.  
 
Modification 8 
 
Page 57, Section 4.2 Recreational Boating, under POLICIES, add policies 10 through 
12 as follows: 
 
Slips in Vintage Marina Reserved for Recreational Boating Clubs 
 
10. Two slips within the Vintage Marina shall be reserved for exclusive use by a non-

profit joint use boating venture or club, such as the Boating Instruction or Safety 
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Center (BISC) or other organization acceptable to the Executive Director of the 
Commission that promotes public recreational boating and that offers low-cost 
boating opportunities to the general public including youth outreach programs 
focused on young people who do not have an opportunity to experience such 
recreational boating activities.  Such organization or program shall include a 
transportation component to bring young people to the marina in order to benefit 
from the recreational boating opportunities provided by the non-profit 
organization.  The slips may be rented on a short-term, interim basis until an 
appropriate non-profit has been approved for the use of one or both slips.  No 
rent shall be charged for the two slips, except to cover utility and insurance costs, 
which shall not exceed 25% of the normal rental rate.   

 
11. Vintage Marina Partners, or its successor, shall fund 15 annual scholarships for 

(a) Pacific Youth Sailing Foundation programs; and/or (b) programs offered at the 
Channel Islands Harbor Boating Instruction and Safety Center; and/or (c) 
Ventura County Junior Lifeguard Program.   

 
12. Vintage Marina Partners, or its successor, shall provide the equivalent of four 

new sabots (sail training vessels every five years and shall provide funding for 
transportation equivalent to the cost of a van (amortized over five years) for use 
by the Oxnard/Port Hueneme Boys and Girls club.   

 
Modification 9 
 
Page 69, Section 4.5 Biological Resources, under POLICIES, add new policy after 
existing Policy 6. as follows: 
 
Construction of the Vintage Marina 
 
Commencement of construction of the Vintage Marina shall not take place until a 
qualified biologist has determined that black-crowned night herons, great blue herons, 
green herons, or egrets are not nesting within the linear park on the west side of the 
harbor adjacent to the Vintage Marina basins D and E or any construction site used for 
reconstruction of the Marina.  A qualified biologist shall monitor the site throughout the 
nesting season for herons and egrets (February 1 through August 15), prior to, during 
(at least once weekly), and after construction.  Should nesting activity be observed at 
any time during construction then construction shall cease and not resume until the end 
of the nesting season.  The biologist shall submit a monitoring report after each nesting 
season during construction and after final construction is completed which addresses 
the status of heron or egret nesting in the immediate vicinity of the Vintage Marina.  
During construction noise reduction measures such as sound shields made from 
plywood or sound-board or molded sound shields shall be used and measures shall be 
taken to minimize loud noise generation to the maximum feasible extent.  Bright upward 
shining lights shall not be used during construction and construction employees shall be 
prohibited from bringing pets (e.g. dogs and cats) to the construction site..  
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Modification 10 
 
Page 17, Table I BOAT SLIPS, STORAGE, CONSTRUCTION & REPAIR, and Page 26, 
Table II NUMBER OF SLIPS:  Table I and II shall be revised to account for the accurate 
resulting number of recreational boat slips (for Parcel D and E), consistent with the 
Revised Vintage Marina Plan (Figure VIII), and dry storage spaces (for Parcel P), due to 
the Vintage Marina Reconstruction project (consistent with suggested modifications 5 & 
6). 
 
Modification 11 
 
Existing Figure VII (PWP – Land Use Plan) on Page 34 of the current PWP shall be 
replaced by new Figure VII (PWP – Land Use Plan) on Page 35 of the proposed PWP 
amendment, that shows the extension of the Vintage Marina into the existing waterways 
by 20 feet. 
 
Modification 12 
 
Section 4.2 Recreational Boating:  Add Revised Vintage Marina Plan, that conforms 
with the requirements of Modifications 5 and 6 above, and NOID 1-06 Special Condition 
2, which shall be designated as Figure VIII.  The current Figure VIII shall be 
renumbered as Figure IX and subsequent figures shall be renumbered in the same 
manner throughout the PWP. 
 
 
II. STAFF RECOMMENDATION FOR APPROVAL OF NOTICE OF IMPENDING 

DEVELOPMENT WITH SPECIAL CONDITIONS 
 
MOTION: I move that the Commission determine that the development 

described in the Notice of Impending Development 1-06, as 
conditioned, is consistent with the certified Channel Islands Harbor 
Public Works Plan if amended in accordance with the suggested 
modifications. 

 
 
Staff recommends a YES vote. Passage of this motion will result in a determination that 
the development described in the Notice of Impending Development 1-06, as 
conditioned, is consistent with the certified Channel Islands Harbor Public Works Plan, 
as amended pursuant to PWP Amendment 1-05 in accordance with the suggested 
modifications, and adoption of the following resolution and findings. The motion passes 
only by affirmative vote of a majority of the Commissioners present. 
 
RESOLUTION: 
 
The Commission hereby determines that the development described in the Notice of 
Impending Development 1-06, as conditioned, is consistent with the certified Channel 
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Islands Harbor Public Works Plan, as amended pursuant to PWP Amendment 1-05, for 
the reasons discussed in the findings herein. 
 
 
III.      SPECIAL CONDITIONS 
 
1. Displaced Boat Slip Renters in Vintage Marina 
 
Prior to commencement of construction, the Harbor Department shall submit for the 
review and approval of the Executive Director, a written agreement specifying that: 
 

A. At least 75% of the boat slips in the Channel Islands Harbor Marina/Vintage 
Marina shall be kept in service, and no more than 4 docks shall be out of service 
at any one time, during demolition/reconstruction of the Vintage Marina. 

B. The County Harbor Department, in cooperation with the Vintage Marina Lessee, 
shall assist those boat slip renters that are displaced (both temporarily and 
permanently) by the Vintage Marina Reconstruction project by offering alternative 
boat storage options. 

C. All vacant wet slips in the Channel Islands Harbor shall be offered first, and then 
dry storage spaces shall be offered, to those displaced boat slip renters.  Priority 
to lease available wet slips at a future date shall also be given to those displaced 
boaters that were not initially offered wet slips.    

 
2. Revised Plans 
 
Prior to the commencement of construction, the Harbor Department shall submit, for the 
review and approval of the Executive Director, a revised Vintage Marina Plan (Figure 
VIII in the PWP), prepared by a qualified Marina architect, that complies with the 
following requirements: 

1. The slip size distribution in Vintage Marina shall be as follows: 
(a) A minimum of 25% of the total number of slips shall be under 30’ in length. 
(b) A minimum of 25% of the total number of slips shall be 30’ – 36’ in length. 

2. The expansion of the pier head line shall not exceed 20 feet beyond the existing 
pier head line. 

3. All California Department of Boating and Waterways (DBAW) and Americans 
With Disability Act (ADA) standards and regulations shall be adhered to. 

4. Fairway space between Vintage Marina dock F and Boating Instruction and 
Safety Center (BISC) dock E including side ties shall conform to California 
Department of Boating and Waterways 2005 Guidelines for vessel traffic ingress 
and egress for both docks simultaneously.  Evidence of review and approval of 
fairway and berthing space from the Department of Boating and Waterways shall 
be submitted prior to commencement of construction.  The revised plans shall 
demonstrate that the BISC project, including dock E, conforms to the project 
approved by the Commission in March 2005.   

 
3. Slips in Vintage Marina Reserved for Recreational Boating Clubs 
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Prior to the commencement of construction, the Harbor Department shall submit for the 
review and approval of the Executive Director, evidence that: 
 

• Two slips within the Vintage Marina have been reserved for exclusive use by a 
non-profit joint use boating venture or club, such as the Boating Instruction or 
Safety Center or other organization, deemed acceptable by the Executive 
Director in consultation with the County, that promotes public recreational 
boating and offers low-cost boating opportunities to the general public including 
youth outreach programs focused on young people who do not have an 
opportunity to experience such recreational boating activities.  Such program 
shall include a transportation component to bring young people to the marina in 
order to benefit from the recreational boating opportunities provided by the non-
profit organization.  The slips may be rented on a short-term, interim basis until 
an appropriate non-profit has been approved for the use of one or both slips.  No 
rent shall be charged for the two slips, except to cover utility and insurance 
costs, which shall not exceed 25% of the normal rental rate. 

• Vintage Marina Partners, or its successor, shall fund 15 annual scholarships for 
(a) Pacific Youth Sailing Foundation programs; and/or (b) programs offered at 
the Channel Islands Harbor Boating Instruction and Safety Center; and/or (c) 
Ventura County Junior Lifeguard Program.   

• Vintage Marina Partners, or its successor, shall provide the equivalent of four 
new sabots (sail training vessels every five years and shall provide funding for 
transportation equivalent to the cost of a van (amortized over five years) for use 
by non-profit boating clubs. 

 
4. Protection of Nesting and Roosting Herons 
 
Commencement of construction shall not take place until a qualified biologist has 
determined that black-crowned night herons, great blue herons, green herons, or egrets 
are not nesting in the linear park on the west side of the harbor adjacent to the Vintage 
Marina basins D and E or any construction site used for reconstruction of the Marina 
(exhibit 1).  A qualified biologist shall monitor the site during the nesting season 
(February 1 through August 15) prior to, during (at least once weekly), and after 
construction.  Should nesting activity be observed at any time during construction then 
construction shall cease and not resume until the end of the nesting season.  The 
biologist shall submit a monitoring report after each nesting season during construction 
and after final construction is completed which addresses the status of heron or egret 
nesting in the immediate vicinity of the Vintage Marina.  During construction noise 
reduction measures such as sound shields made from plywood or sound-board or 
molded sound shields shall be used and measures shall be taken to minimize loud 
noise generation to the maximum feasible extent.  Permanent lighting shall be shielded 
and directed downward.  Bright upward shining lights shall not be used during 
construction and construction employees shall be prohibited from bringing pets (e.g. 
dogs and cats) to the construction site... 
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5. Demolition/Construction, Debris Removal and Erosion and Sediment Control 
Plan 

 
Prior to the commencement of construction, the Harbor Department shall submit, for the 
review and approval of the Executive Director, a demolition/construction, debris removal 
and erosion and sediment control plan for the construction phase of the project 
designed by a licensed engineer or other qualified specialist.  The plan shall be 
reviewed and approved by the consulting engineering geologist or qualified County 
designee to ensure that the plan is in conformance with the consultants’ 
recommendations, and shall incorporate the following Best Management Practices 
(BMPs) and other requirements: 
 

(a) Phasing and scheduling of demolition/construction and staging of 
demolition/construction machinery and materials shall be described in detail. 

(b) No demolition/construction materials, equipment, debris, or waste shall be 
placed or stored where it may be subject to wave, wind, or rain erosion and 
dispersion or where it may enter a storm drain. 

(c) Any alteration of rock slope resulting from removal of old gangway support 
abutments shall be restored to its original footprint and shall not extend further 
into Harbor waters. 

(d) Any and all debris resulting from demolition/construction activities shall be 
removed from the project site and disposed of within 24 hours of completion of 
construction. 

(e) The Harbor Department shall dispose of all demolition and construction debris 
resulting from the proposed project at an appropriate approved dumping 
location either outside the coastal zone or at a site within the coastal zone 
permitted to receive the debris.  The Harbor Department shall provide evidence 
to the Executive Director of the location of the disposal site prior to the 
commencement of development. Should the disposal site be located in the 
Coastal Zone a separate coastal development permit or notice of impending 
development shall be required. 

(f) Machinery or demolition/construction materials not essential for the project are 
prohibited at all times in the subtidal and intertidal zones. 

(g) The use of creosote treated wood is prohibited. 
(h) Where permitted, disturbance to the ocean bottom and intertidal areas shall be 

minimized.  Jetting for the installation of new piles is not permitted. 
(i) Silt curtains shall be utilized to control turbidity during placement and removal of 

all piles. 
(j) Floating booms shall be used to contain debris discharged into coastal waters 

and any debris discharged will be removed as soon as possible but no later than 
the end of each day. 

(k) Divers shall recover non-buoyant debris discharged into coastal waters as soon 
as possible after loss. 

(l) Erosion control/sedimentation BMPs shall be used to control sedimentation 
impacts to coastal waters during project staging, demolition and construction.  
BMPs designed to prevent spillage and/or runoff of construction-related 
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materials, and to contain sediment or contaminants associated with construction 
activities shall be implemented prior to the on-set of such activity.  These BMPs 
shall include, but are not limited to: stormdrain inlets must be protected with 
sandbags or berms, all stockpiles must be covered, the storage, application and 
disposal of pesticides, petroleum and other construction and chemical materials 
must be managed and controlled, and adequate sanitary and waste disposal 
facilities must be provided.  BMPs shall include a pre-construction meeting to 
review procedural and BMP guidelines. 

(m) Temporary erosion control measures shall be implemented should construction 
or site preparation cease for a period of more than 30 days.  These temporary 
erosion control measures shall be monitored and maintained until demolition or 
construction operations resume. 

(n) The areas to be disturbed by construction activities, including any temporary 
access roads, staging areas, and stockpile areas, shall be delineated. 

(o) At the end of the demolition/construction period, the Harbor Department shall 
have divers inspect the project area and ensure that no debris, trash or 
construction material has been left on the shoreline or in the water, and that the 
project has not created any hazard to navigation. 

 
6. Eelgrass Survey 
 
A. Pre Construction Eelgrass Survey.  A valid pre-construction eelgrass (Zostera 

marina) survey shall be completed during the period of active growth of eelgrass 
(typically March through October).  The pre-construction survey shall be completed 
prior to the commencement of construction and shall be valid until the next period of 
active growth.  The survey shall be prepared in full compliance with the “Southern 
California Eelgrass Mitigation Policy” Revision 8 (except as modified by this special 
condition) adopted by the National Marine Fisheries Service (exhibit 9) and shall be 
prepared in consultation with the California Department of Fish and Game.  The 
Harbor Department shall submit the eelgrass survey for the review and approval of 
the Executive Director within five (5) business days of completion of the eelgrass 
survey and in any event no later than fifteen (15) business days prior to 
commencement of any development.  If the eelgrass survey identifies any eelgrass 
within the project area that would be impacted by the proposed project, the 
development shall require a new Notice of Impending Development. 
 

B. Post Construction Eelgrass Survey.  If any eelgrass is identified in the project area 
by the survey required in Section A of this condition above, within one month after 
the conclusion of construction, the Harbor Department shall survey the project site to 
determine if any eelgrass was adversely impacted.  The survey shall be prepared in 
full compliance with the “Southern California Eelgrass Mitigation Policy” Revision 8 
(except as modified by this special condition) adopted by the National Marine 
Fisheries Service and shall be prepared in consultation with the California 
Department of Fish and Game.  The Harbor Department shall submit the post-
construction eelgrass survey for the review and approval of the Executive Director 
within thirty (30) days after completion of the survey.  If any eelgrass has been 
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impacted, the Harbor Department shall replace the impacted eelgrass at a minimum 
1.2:1 ratio on-site, or at another location, in accordance with the Southern California 
Eelgrass Mitigation Policy.  All impacts to eelgrass habitat shall be mitigated at a 
minimum ratio of 1.2:1 (mitigation:impact).  The exceptions to the required 1.2:1 
mitigation ratio found within SCEMP shall not apply.  Implementation of mitigation 
shall require a new Notice of Impending Development. 

 
7. Caulerpa Taxifolia Pre-Construction Survey 
 

A. No earlier than ninety days nor later than thirty days prior to commencement or 
re-commencement of any construction authorized under this NOID, the Harbor 
Department shall undertake a survey of the project area and a buffer area at 
least ten meters beyond the project area to determine the presence of the 
invasive alga Caulerpa taxifolia.  The survey shall include a visual examination 
of the substrate. 

 
B. The survey protocol shall be prepared in consultation with the Regional Water 

Quality Control Board, the California Department of Fish and Game, and the 
National Marine Fisheries Service. 

 
C. Within five business days of completion of the survey, the Harbor Department 

shall submit the survey: 
 

1. For the review and approval of the Executive Director; and, 
 
2. To the Surveillance Subcommittee of the Southern California Caulerpa 

Action Team (SCCAT).  The SCCAT Surveillance Subcommittee may be 
contacted through William Paznokas, California Department of Fish & Game 
(858/467-4218) or Robert Hoffman, National Marine Fisheries Service 
(562/980-4043). 

 
D. If Caulerpa taxifolia is found within the project or buffer areas, the Harbor 

Department shall not proceed with the project until 1) the Harbor Department 
submits a plan, for the review and approval of the Executive Director, proposing 
measures formulated to avoid, minimize and otherwise mitigate impacts that 
the proposed development might have resulting from the dispersal of Caulerpa 
taxifolia in the project area and that further provides evidence to the Executive 
Director that all C. taxifolia discovered within the project and/or buffer area will 
be eliminated in a manner that complies with all applicable governmental 
approval requirements, including but not limited to  those of the California 
Coastal Act, or 2) the Harbor Department has revised the project to avoid any 
contact with C. taxifolia.  No revisions to the project shall occur without approval 
of a new Notice of Impending Development by the Commission unless the 
Executive Director determines that a new Notice of Impending Development is 
not legally required. 
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8. Water Quality/Best Management Practices Program 
 
Prior to the commencement of construction, the Harbor Department shall submit, for the 
review and approval of the Executive Director, a detailed Water Quality/Best 
Management Practices (BMP) Program for controlling adverse impacts to water quality 
related to the public boating facilities associated with this project.  The plan shall 
demonstrate that boating in the project area will be managed in a manner that protects 
water quality and that persons or employees maintaining boats in slips or using slips on 
a transient basis are made aware of water quality provisions.  The plan shall include, at 
a minimum, the following provisions: 

 
(a) Boat Maintenance Best Management Practices 

i. Clean boat hulls above the waterline and by hand.  Where feasible, 
remove the boats from the water and perform cleaning at a location where 
debris can be captures and disposed of properly. 

ii. Detergents and cleaning products used for washing boats shall be 
phosphate-free and biodegradable, and amounts used shall be kept to a 
minimum. 

iii. Detergents containing ammonia, sodium hypochlorite, chlorinated 
solvents, petroleum distillates or lye shall not be used. 

iv. In-the-water hull scraping or any process that occurs underwater to 
remove paint from the boat hull shall be minimized to the maximum extent 
practicable. 

 
(b) Solid Waste Best Management Practices Related to Boat Maintenance 

i. Boat maintenance and cleaning shall be performed above the waterline in 
such a way that no debris falls into the water. 

ii. Clearly marked designated work areas for boat repair and maintenance 
shall be provided.  Work outside of designated areas shall not be 
permitted. 

iii. Hull maintenance areas, if provided, shall be cleaned regularly to remove 
trash, sanding dust, paint chips and other debris. 

iv. Public boat facility patrons shall be provided with proper disposal facilities, 
such as covered dumpsters or other covered receptacles. 

v. Receptacles shall be provided for the recycling of appropriate waste 
materials. 

 
(c) Hazardous Waste Best Management Practices 

i. Storage areas for hazardous wastes, including old gasoline or gasoline 
with water, oil absorbent materials, used oil, oil filters, antifreeze, lead acid 
batteries, paints, and solvents shall be provided. 

ii. Containers for used anti-freeze, lead acid batteries, used oil, used oil 
filters, used gasoline, and waste diesel, kerosene and mineral spirits 
which will be collected separately for recycling shall be provided in 
compliance with local hazardous waste storage regulations and shall be 
clearly labeled.   
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iii. Signage shall be placed on all regular trash containers to indicate that 
hazardous wastes may not be disposed of in the container.  The 
containers shall notify boaters as to how to dispose of hazardous wastes 
and where to recycle certain recyclable wastes. 

 
(d) Sewage Pumpout System Best Management Practices 

i. Adequate sewage pumpout facilities to serve the proposed development 
shall be provided to prevent the overboard disposal of untreated sewage 
within the project area and surrounding waters. 

 
(e) Public Education Measures 

i. The Harbor Department shall distribute the Water Quality Management 
Plan to all users of the boat docks.  Informative signage describing and/or 
depicting Best Management Practices for maintenance of boats and 
boating facilities consistent with those specified herein shall be posted 
conspicuously. 

 
9. Marina Inspection and Maintenance Program 
 
The Harbor Department shall exercise due diligence in periodically inspecting the marina 
facility that is subject to this Notice of Impending Development.  The Harbor Department 
shall immediately require the lessee to undertake any repairs necessary to maintain the 
structural integrity of the docks, pilings and utility connections, and to ensure that pieces of 
debris do not enter the marine environment.  On a revolving five year basis, following the 
date that the first dock is installed, the Harbor Department shall conduct an inspection of 
the marina to ensure the integrity of the docks, pilings and utility connections, and to 
ensure that all corrective actions have or will be immediately undertaken to maintain the 
integrity of the facility.  The inspections shall be undertaken by boat, during periods of 
extreme low tides.  All periodic reports shall be submitted to the Executive Director for 
review and approval.  If the inspections confirm that the material used in the marina is 
impacting marine resources, the use of such materials shall be stopped, as more 
environmentally friendly products are developed.  The Executive Director shall determine if 
any necessary repairs require a new Notice of Impending Development. 
 
10. Resource Agencies 
 
The Harbor Department shall comply with all requirements, requests and mitigation 
measures from the California Department of Fish and Game, Regional Water Quality 
Control Board, U.S. Army Corps of Engineers, and the U.S. Fish and Wildlife Service with 
respect to preservation and protection of water quality and the marine environment 
including nesting and foraging activity.  Any change in the approved project that may be 
required by the above-stated agencies shall be submitted to the Executive Director in order 
to determine if the proposed change shall require a new Notice of Impending Development 
pursuant to the requirements of the Coastal Act and the California Code of Regulations. 
 
11. Approval of PWPA 1-05 
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Commencement of construction of the proposed Vintage Marina project shall not occur 
until the County has acted to accept all suggested modifications to PWP amendment 1-
05 and the Executive Director of the Commission has formally concurred with said 
County action.  In the event that suggested modifications to the PWP amendment 
required by the Commission result in substantial changes to the proposed development, 
then the Notice of Impending Development shall be deemed inconsistent with the PWP 
and shall remain incomplete.  A revised or new Notice of Impending Development that 
is consistent with the PWP must be submitted before development of the Vintage 
Marina can commence.  
 
 
III. FINDINGS FOR DENIAL OF THE PUBLIC WORKS PLAN AMENDMENT AS 

SUBMITTED AND APPROVAL OF THE PUBLIC WORKS PLAN AMENDMENT 
IF MODIFIED AS SUGGESTED AND APPROVAL OF THE RESPECTIVE 
NOTICE OF IMPENDING DEVELOPMENT, AS CONDITIONED. 

 
The following findings support the Commission’s denial of the PWP amendment as 
submitted, and approval of the PWP amendment if modified as indicated in the 
Suggested Modifications and approval of the corresponding Notice of Impending 
Development, as conditioned.  The Commission hereby finds and declares as follows: 
 
A. Amendment and Project Description and Background 
 
Background 
 
On September 19, 1986, the Channel Islands Public Works Plan (PWP) was effectively 
certified by the Commission.  The purpose of the PWP, as certified, is to provide “a 
detailed and specific planning document to guide future Harbor development.”  
Jurisdiction within the Channel Islands Harbor is shared by both the County of Ventura 
and the City of Oxnard.  Oxnard’s City limits extend to all Harbor land areas.  Based on 
a previous agreement between the two governmental authorities and the Commission’s 
certification of the Public Works Plan, the County assumed planning and regulatory 
authority within the Harbor.  Under the certified PWP, the County is responsible for 
approval of all development within the Harbor permitted by the plan.  Under the PWP 
the County must submit a Notice of Impending Development (NOID) for review and 
approval by the Commission.   For a project contained in the certified PWP, the 
Commission’s review of a Notice of Impending Development is limited to determining 
that the development as proposed is consistent with the PWP, or imposing reasonable 
terms and conditions to ensure that the development conforms to the PWP. 
 
Requirements for the level of information contained in a Public Works Plan are 
contained in Section 13353 of the California Code of Regulations, which states that a 
PWP “shall contain sufficient information regarding the kind, size, intensity and location 
of development activity intended to be undertaken pursuant to the plan”.  Such 
information includes: 1) the specific type of activity or activities proposed to be 
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undertaken; 2) the maximum and minimum intensity of activity or activities proposed to 
be undertaken; 3) maximum size of facilities proposed to be constructed pursuant to the 
plan; and 4) the proposed location or alternative locations considered for any 
development activity or activities to be undertaken pursuant to the proposed plan.  In 
other words the Coastal Act envisions that a Public Works Plan functions more as a 
Specific Plan or a master development permit in order for specific projects or activities 
described in the PWP to be approved quickly through the Notice of Impending 
Development Process at later dates with minimal review.  Activities, projects, or facilities 
not specifically proposed in a Public Works Plan in the level of detail described above 
shall require an amendment to the certified PWP that must be approved by the Coastal 
Commission prior to approval and issuance of a Notice of Impending Development for 
said activity, project, or facility. 
 
PWP Amendment Description 
 
The amendment to the Public Works Plan (PWP) is proposed to allow for the demolition 
and reconstruction of the Vintage Marina on property owned by the County of Ventura 
located on the west side of the Channel Islands Harbor (exhibit 1).  The County Harbor 
Department has also submitted the corresponding Notice of Impending Development 
(NOID) to provide for construction of the proposed project upon certification of the PWP 
amendment.  The project includes reconstruction of an existing marina on two parcels 
(D & E) occupying a total of 14.35 acres (exhibit 2) .  The two parcels are separated by 
the parcel on which the proposed Boating Instruction and Safety Center (BISC) that was 
approved by the Commission in March 2005 is to be located.  The existing 500-slip 
marina is over 40 years old and is in a state of disrepair and at the end of its useful life 
according to the County Harbor Department.  The proposed 403 –419 slip marina 
(depending on size of boats using end ties) is designed to comply with new safety 
standards for Department of Boating and Waterways (DBAW) and Americans with 
Disabilities Act (ADA).  In order to comply with the DBAW and ADA standards as well as 
accommodate a greater number of larger boat slips, the new design will result in a net 
loss of between 81 and 100 wet slips (depending on how the end ties are configured) 
(exhibit 6).  In order to minimize the loss of boating slips, the new design extends the 
docks 20 feet beyond the existing pier head line.  In addition, to mitigate for the loss of 
wet slips the Harbor Department is proposing to increase the number of dry dock 
storage spaces on Parcel P in the Harbor from approximately 300 to 400 spaces. 
 
The PWP does not currently allow for any new surface structures to be developed in the 
existing open water areas, as defined by existing pier head lines, except in cases of an 
emergency where temporary structures are required.  The PWP also does not allow for 
the expansion of wet or dry slip capacity, and includes a policy that provides for 2500 
recreational boat slips in the Harbor.  As certified, however, the PWP provided for only 
2354 spaces and the most recent count indicates that 2294 slips currently exist in the 
Harbor.  Therefore, in order for the Vintage Marina to be permitted pursuant to the PWP 
an amendment to the plan is required.   
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Notice of Impending Development (NOID)   
 
The proposed amendment and project subject to the Notice of Impending Development 
(NOID) is to authorize the demolition and reconstruction of the Channel Islands Harbor 
Marina (to be called the Vintage Marina) on two parcels owned by the County of 
Ventura and located on the west side of the Channel Islands Harbor between Harbor 
Boulevard and the Harbor (exhibit 1) in accordance with the project description 
contained in the PWP amendment description above subject to approval of the 
amendment by the Commission.  As stated, the Vintage Marina will extend 20 feet 
beyond the existing pier head line and reduce the number of slips from 500 to a 
maximum of 419 in order to provide larger boat slips and meet new safety standards for 
Department of Boating and Waterways (DBAW) and Americans with Disabilities Act 
(ADA).  To carry out the proposed development the old docks will be disassembled and 
floated over to the boat launching ramps where they will be pulled out by a crane.  Old 
timber and concrete piles will be removed and will be cut into pieces and disposed of in 
an approved landfill disposal site.  Any fallen debris will be retrieved and a bay bottom 
survey will be conducted at the end of demolition to ensure all foreign debris is 
removed.  The new concrete docks will be pre-manufactured offsite.  Docks will be lifted 
by crane into the water and towed to their final destination and assembled.  The project 
is divided into 4 phases and each phase is estimated to take three to four months to 
complete.  No dredging is proposed as part of the project. 
 
The existing marina (Channel Islands Harbor Marina) was constructed over 40 years 
ago and is in a state of disrepair and at the end of its useful life according to the County 
Harbor Department.  Some of the docks are deteriorating and in poor condition (exhibit 
23), and a redesign is necessary to meet DBAW and ADA standards and regulations as 
well as to provide larger slips to meet current demand.  This redesign will result in the 
loss of approximately 81-100 slips, as a result of meeting DBAW and ADA standards, 
and of opting to replace smaller slips with larger slips.  To minimize this total loss of 
slips, the Harbor Department is proposing to extend the new marina (Vintage Marina) 
out 20 feet beyond the existing pier head line, and is also proposing an increase in dry 
boat storage on Parcel P, from approximately 300 to 400 spaces.  The increase in dry 
boat storage spaces will be accomplished by re-striping Parcel P (exhibit 3).  In addition, 
the project will be phased in over two years (2006 – 2008), and at all times at least 75% 
of the boat slips will be kept in service and no more than 4 docks will be out of service 
during the redevelopment process.  The Harbor Department will assist displaced boat 
slip renters in securing other boat storage options. 
      
 
There is opposition to the project, particularly from residents living adjacent to the west 
side of the Harbor.  Opponents are concerned with the reduction of slips, especially 
small slips, in the marina, the extension of the marina 20 feet out beyond the existing 
pier head line, and potential impacts to black-crowned night herons due to construction 
near nesting trees.  Opponents have also raised concerns because the County has 
submitted an amendment for a single project rather than a comprehensive update of the 
entire PWP.  Commission staff has received a number of post cards and letters in 
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opposition to this project, as well as postcards and letters of support, a representative 
sample of which are included in exhibits 20 & 21. 
 
There are also a number of proposed minor changes to the PWP involving correcting 
typos, punctuation, spelling, and Figure numbers etc. that do not relate directly to the 
Vintage Marina Reconstruction project.  These changes are found throughout the PWP 
document and staff is recommending approval of these changes as submitted. 
 
B. Consistency with City of Oxnard certified Local Coastal Program  
 
The Oxnard LCP was effectively certified by the Commission in April 1985; however, 
certification of an LCP for the Channel Islands Harbor was deferred creating an Area of 
Deferred Certification (ADC).  The PWP for the Harbor was certified by the Commission 
in September of 1986 prior to certification of an LCP for the area.  Subsequently, the 
Commission certified an LCP for the City’s Harbor ADC in December 1986.  As 
previously stated, pursuant to PRC Section 30605 of the Coastal Act and Article 14, 
Section 13357 of the California Code of Regulations, where a plan or plan amendment 
is submitted after certification of the LCP for the jurisdiction over the area (the City of 
Oxnard) any such plan amendment shall be approved by the Commission only if it finds, 
after consultation with the affected local government, that the proposed plan 
amendment is in conformance with the certified LCP.  As also stated, the City’s LCP 
contains all applicable Coastal Act policies which the plan amendment is subject to as 
well. 
 
The Commission has received a letter from the City of Oxnard Development Services 
Director (exhibit 17) dated October 17, 2005 concerning the proposed Vintage Marina 
Reconstruction project’s consistency with the City’s certified LCP.  In the letter the City 
states its determination that the Vintage Marina Reconstruction project is consistent with 
the City’s certified LCP and provides substantiation for that position.  The letter notes 
that the certified LCP strongly encourages the protection and enhancement of 
recreational boating opportunities.  Other policies encourage the maximization of public 
access and provide for the promotion and protection of water-related uses.  The City 
concludes that the Vintage Marina Reconstruction project is consistent with LCP 
policies.  The City’s LCP also contains Chapter 3 Coastal Act policies and, therefore, 
the project must also be found consistent with applicable Coastal Act policies as 
contained in the certified LCP. 
 
C. Marine and Biological Resources 
 
The certified LCP for the City of Oxnard contains Section 30240 of the Coastal Act 
which provides for the protection of Environmentally Sensitive Habitat Areas. 
 
Section 20240 
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 (a) Environmentally sensitive habitat areas shall be protected against any 
significant disruption of habitat values, and only uses dependent on those resources 
shall be allowed within those areas. 
 
 (b) Development in areas adjacent to environmentally sensitive habitat areas and 
parks and recreation areas shall be sited and designed to prevent impacts which would 
significantly degrade those areas, and shall be compatible with the continuance of those 
habitat and recreation areas. 
 
Section 30230 
 
Marine resources shall be maintained, enhanced, and where feasible, restored.  Special 
protection shall be given to areas and species of special biological or economic 
significance.  Uses of the marine environment shall be carried out in a manner that will 
sustain the biological productivity of coastal waters and that will maintain healthy 
populations of all species of marine organisms adequate for long-term commercial, 
recreational, scientific, and educational purposes. 
 
Section 30233 (in part) 
 

(a) The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and 
lakes shall be permitted in accordance with other applicable provisions of this division, 
where there is no feasible less environmentally damaging alternative, and where feasible 
mitigation measures have been provided to minimize adverse environmental effects, and 
shall be limited to the following:  

 
(4) In open coastal waters, other than wetlands, including streams, estuaries, 

and lakes, new or expanded boating facilities and the placement of structural pilings 
for public recreational piers that provide public access and recreational opportunities. 
 
In addition, existing Policy 9 under Biological Resources in the Public Works Plan 
states: 

Use of the marine environment shall be permitted to the extent that it does not 
adversely impact the biological productivity of Harbor and coastal waters. 

 
The City of Oxnard LCP and the Channel Islands Harbor Public Works Plan contain 
policies to protect the marine and biological resources and environmentally sensitive 
habitat areas in and around Harbor waters.  The proposed Vintage Marina 
Reconstruction project is located on the western side of the Harbor adjacent to a linear 
park in and will involve the demolition and reconstruction of an existing marina, 
including extending the pier head line out 20 feet further than the existing pier head line.  
This development has the potential to adversely impact marine and biological resources 
during the demolition and construction phase associated with the project.  In addition, 
the expansion of the pier head line has the potential to adversely impact marine and 
biological resources due to increased shading of the harbor seafloor. 
 

1. Nesting Birds 
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The PWP, on page 65, states: 
 

Within Channel Islands Harbor terrestrial biological resources are limited in 
distribution and significance.  The area is completely developed with commercial, 
recreational and residential structures; terrestrial vegetation consists entirely of 
introduced landscaping species. 
 
Notwithstanding this man-made environment, several bird species, such as great 
blue herons and black-crowned night herons, utilize the trees in the Harbor for 
roosting and nesting.  Although none of these species is listed or endangered, 
their presence is considered important. 

 
The proposed project is adjacent to a landscaped linear park and a public walkway that 
parallels Harbor Boulevard on the western side of the harbor.  According to a study by 
Dr. Jeffrey B. Froke entitled “Synopsis of the Channel Islands Harbor Heronry, 2003-
2004” and dated October 2004,  
 

The portion of the West Side that is used by herons for nesting or perching 
consists of a series of shade and ornamental trees that have been planted 
amidst park lawns, picnic areas, walkways, service buildings and other marina 
facilities that serve the general public and renters of the adjacent several 
hundred private boat slips. 

 
Dr. Froke submitted an updated report dated March 29, 2006 that addresses the current 
status of heron nesting and roosting activity on the west side of Channel Islands Harbor, 
particularly near Basins D and E where the Vintage Marina reconstruction is proposed.  
The report states: 
 

In past years (previous to and including 2002-2003) there existed both a nesting 
colony and day roost of black-crowned night herons scattered over the west side 
area, particularly to the north of D and E basins, and across the channel on the 
mid-harbor peninsula.  Effective in 2004 and to the present, however, the 
majority of the night heron population relocated to a larger dual-species heronry 
in Port Hueneme, leaving the sites of former west side colony mostly quiet of 
herons.  The Port Hueneme heronry consisted of nearly 100 pairs of snowy 
egrets and black-crowned night herons in 2005.  On the other hand, great blue 
herons (apparently 3-4 pairs in early 2006) remain attached to west side and 
peninsula colony locations for at least another nesting season. 
 
Adult black-crowned night herons arrive where they will nest to then pair-up and 
initiate breeding activities as early as January and February, but more typically 
during March; and some early nesting may be underway as early as March.  
Nesting can be expected to be in full-swing by mid-April, then as a colony – if 
there are numerous pairs – to continue as long as August.  The latest it is 
reasonable to expect arriving new birds is mid-late April. 
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The report further notes that the nearest nest tree (New Zealand Christmas Tree) to the 
project site (last used in 2004 but presumed to be active) is located 128 ft. to 651 ft. 
from the respective bulkhead for each of the first six docks.  The distance from the 
closest presently known active heron nest trees to the closest dock construction site is 
from 128 ft. to 132 ft. for Black Crowned Night Herons and Great Blue Herons.  
Therefore, the nearest potential nesting tree, should black-crowned night herons or 
great blue herons return to nest, would be 128 ft. from the nearest dock bulkhead.  
Regardless, Dr. Froke recommends that measures be taken to avoid adverse effects to 
the herons during construction should they return to roost or nest.  Protective measures 
include monitoring in the area of the project site before, during, and after construction, 
use of sound shields, and employing silt and turbidity reduction measures e.g. silt 
curtains.   
 
A letter has also been received from Dr. John Kelly of the Audubon Canyon Ranch 
regarding the proposed project relative to impacts on the heronry at Channel Islands 
Harbor.  Dr. Kelly agrees with several recommendations of Dr. Froke.  However, Dr. 
Kelly does not agree with Dr. Frokes contentions that herons will not arrive after mid-
April, that setbacks from construction are adequate to protect heronries, and that herons 
are tolerant of human activity or disturbance.  Dr. Kelly asserts that colony disturbance 
by humans has been shown to discourage the settlement of late-nesting heron and that 
construction should be limited to the non-nesting season only.  Dr. Kelly contends that 
the most likely reason for using habitat near humans, such as the linear park at Channel 
Islands Harbor, is because they need safe places to nest in close proximity to critical 
feeding areas (e.g. harbor waters).  Dr. Kelly also asserts that the particular locations of 
active nests in any given year should not be used to delineate the boundaries of a 
heronry but that the colony is best defined as the area that includes all nest sites shown 
to be suitable by current or previous use.  Dr. Frokes and Dr. Kelly’s letters are attached 
to this report as exhibit 12.  The Commission’s staff biologist, Dr. John Dixon, has 
reviewed both reports submitted by Dr. Froke Dr. Kelly and is in general agreement with 
their conclusions and recommendations. 
 
Staff has provided copies of the Dr. Froke and Dr. Kelly letters to staff biologists at the 
State Department of Fish and Game (DFG).  In response, DFG staff have stated that 
while general construction or vehicle noise might not be disruptive to nesting herons at 
a specified distance loud noise such as from pile driving could be potentially disruptive 
and that the disturbance would most likely be to their feeding activities and altering the 
feeding routine for young birds rather than impacts at the nest site.  The DFG staff 
comments state that the safest approach would be to avoid working during the nesting 
and breeding season if possible. 
 
In the Commissions’ previous action on the PWP amendment and NOID for the Boating 
Instruction and Safety Center BISC (March 2005), the Commission found that although 
the heron nesting trees in the linear park provided important nesting and roosting 
habitat for herons, the trees were not considered to be Environmentally Sensitive 
Habitat Area (ESHA).  However, the presence and importance of the black-crowned 
night herons and great blue herons (which nest in these trees) in this area has been 
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documented.  The noise and activities associated with construction have the potential to 
adversely impact the nesting habits of black-crowned night herons.  Therefore, the 
Commission required in the BISC PWP amendment and NOID that the heron nesting 
trees should be protected during the nesting season from disturbance resulting from 
construction activities.  The Commission imposed a suggested modification to the PWP 
amendment and required a condition of the BISC NOID that prohibited all construction 
activity during the nesting season to ensure nesting herons would not be adversely 
affected by construction operations. 
 
The proposed project is located directly adjacent to the linear park and potential heron 
nesting trees (Exhibit 12).  No construction is proposed within the park, however, as will 
be the case during construction of the BISC.  There is the potential that activities 
associated with the demolition and construction of the Vintage Marina could adversely 
impact nesting herons in the linear park, however.  Therefore, to ensure the nesting 
herons are not adversely affected by construction activities, the Commission is requiring 
PWP Suggested Modification 9 and NOID Special Condition 4, which require a pre-
construction survey to determine whether herons are nesting or roosting within the 
linear park adjacent to the marina and ongoing biological monitoring during and after 
construction.  If nesting activity is observed at any time prior to or during construction 
then construction shall cease and not resume until the end of the nesting season.  Use 
of noise reduction measures during construction are also required by modification 9 and 
special condition 4.  The Commission finds that construction of the Vintage Marina 
consistent with the required PWP modification and NOID special condition will not 
adversely impact the nesting of black-crowned night herons or great blue herons.   
 

2. Aquatic Plants and Seabird Foraging Habitat 
 
The Vintage Marina Reconstruction project includes a proposal to extend the pier head 
line out by 20 feet, which has the potential to adversely impact biological resources due 
to increased shading of the harbor seafloor and a reduction in foraging area.  An email 
from the Department of Fish and Game dated September 20, 2005 (exhibit 11) states: 
 

Dock extension projects have the potential to impact marine vegetation, in 
particular eelgrass habitat, from shading.  The Department considers eelgrass 
beds valuable marine habitat as they function to stabilize substrate, increase 
productivity, and provide structure to soft bottom habitat.  Eelgrass beds serve as 
nurseries for many fish species including important sport and commercial fish 
and they provide forage for seabirds, including the endangered California least 
tern.  Eelgrass is also designated as a Special Aquatic Site under Section 404 of 
the Clean Water Act.  Thus, any impacts to eelgrass from shading (shading from 
docks, as well as shading from docked vessels) and from construction activities 
(pile driving, construction vessel anchoring etc...) will need to be evaluated.  
Impacts should be avoided or minimized, and any unavoidable impacts would 
need to be mitigated in accordance with NOAA Fisheries' southern California 
eelgrass policy (see: http://swr.nmfs.noaa.gov/hcd/eelgrass.pdf).   If feasible, we 
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suggest the project proponent use grating and clear or translucent dock platform 
materials to allow light to penetrate to the seafloor. 

 
In addition, existing Policy 9 under Biological Resources in the Public Works Plan 
states: 

Use of the marine environment shall be permitted to the extent that it does not 
adversely impact the biological productivity of Harbor and coastal waters. 

 
Eelgrass (Zostera marina) is an aquatic plant consisting of tough cellulose leaves which 
grows in dense beds in shallow, subtidal or intertidal unconsolidated sediments.  Eelgrass is 
considered worthy of protection because it functions as important habitat and foraging area 
for a variety of fish and other wildlife, according to the Southern California Eelgrass 
Mitigation Policy (SCEMP) adopted by the National Marine Fisheries Service (NMFS), the 
U.S. Fish and Wildlife Service (USFWS), and the California Department of Fish and Game 
(DFG).  For instance, eelgrass beds provide areas for fish egg laying, juvenile fish rearing, 
and waterfowl foraging.  Sensitive species, such as the California least tern, a federally 
listed endangered species, utilize eelgrass beds as foraging grounds. 
 
The project area was surveyed for eelgrass and Caulerpa taxifolia on May 26, 2004 (exhibit 
10) and no eelgrass beds were found.  Therefore, the proposed project is not expected to 
adversely impact any eelgrass beds.  However, eelgrass may have grown within the project 
area between the time the survey was conducted in 2004 and commencement of 
construction.  In order to ensure that the development does not impact any eelgrass beds, 
NOAA’s rules regarding surveying recommend that another eelgrass survey be conducted 
before the work commences and during the active growth phase for the vegetation that 
occurs March through October.  Therefore, NOID Special Condition 6 requires the Harbor 
Department to survey the project area again during the active growth phase no earlier than 
ninety days nor later than thirty days prior to commencement or re-commencement of any 
construction authorized under this NOID.  If any eelgrass is found that would be impacted by 
the proposed project, the Harbor Department is required to submit a new Notice of 
Impending Development.  If eelgrass is present in the project area, adverse impacts from 
the proposed project could result and measures to avoid or minimize such potential impacts 
must be in place in order for the project to conform with the Southern California Eelgrass 
Mitigation Policy and Section 30230 of the Coastal Act. 
 
In addition, there have been concerns raised regarding reducing the amount of foraging 
habitat for herons and least terns by extending the pier head line out 20 feet.  At the 
time of the survey, there was no eelgrass found within the project area, so this area is 
not likely used as foraging ground for the seabirds.  If, in fact, the herons and least terns 
do forage in the project area, they are not likely to be impacted because the amount of 
area that will be covered by the pier head expansion, which is approximately 35,000 
square feet (less than one acre), is a very small percentage of the total harbor 
waterways, which covers approximately 200 acres.  This 20-foot expansion will not 
substantially affect the foraging opportunities for the seabirds, as there is ample space 
available within the existing harbor basin and other channels. 
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A non-native and invasive aquatic plant species, Caulerpa taxifolia (herein C. taxifolia), has 
been discovered in parts of Southern California.  C. taxifolia is a tropical green marine alga 
that is popular in the aquarium trade because of its attractive appearance and hardy nature.  
In 1984, this seaweed was introduced into the northern Mediterranean Sea.  From an initial 
infestation of about one square yard it grew to cover about two acres by 1989, and by 1997, 
blanketed about 10,000 acres along the coasts of France and Italy.  Genetic studies 
demonstrated that those populations were from the same clone, possibly originating from a 
single introduction.  This seaweed spreads asexually from fragments and creates a dense 
monoculture displacing native plant and animal species.  In the Mediterranean Sea, it grows 
on sand, mud and rock surfaces from the very shallow subtidal to about 250 feet depth.  
Because of toxins in its tissues, C. taxifolia is not eaten by herbivores in areas where it has 
invaded.  The infestation in the Mediterranean Sea has had serious negative economic and 
social consequences because of impacts to tourism, recreational diving and commercial 
fishing. 
 
Because of the grave risk to native habitats C. taxifolia was designated a prohibited species 
in the United States in 1999 under the Federal Noxious Weed Act.  In 2001, AB 1334 made 
it illegal in California for any person to sell, possess, import, transport, transfer, release alive 
in the state, or give away without consideration various Caulerpa species including C. 
taxifolia. 
 
In June 2000, C. taxifolia was discovered in Aqua Hedionda Lagoon in San Diego County, 
and in August of that year an infestation was discovered in Huntington Harbor in Orange 
County.  Genetic studies show that this is the same clone as that released in the 
Mediterranean.  Other infestations may occur.  Although a tropical species, C. taxifolia has 
been shown to tolerate water temperatures down to at least 50ºF.  Although warmer 
Southern California habitats are most vulnerable, until better information if available, it must 
be assumed that all shallow water marine habitats in California are at risk of infestation. 
 
In response to the threat that C. taxifolia poses to California’s marine environment, the 
Southern California Caulerpa Action Team, SCCAT, was established to respond quickly and 
effectively to the discovery of C. taxifolia infestations in Southern California.  The group 
consists of representatives from several State, federal, local and private entities. The goal of 
SCCAT is to locate and completely eradicate all C. taxifolia infestations. 
 
The project area was surveyed for eelgrass and C. taxifolia on May 26, 2004 (exhibit 10) 
and no C. taxifolia was found.  So far, C. taxifolia has not been found anywhere in the 
Channel Islands Harbor area.  However, to ensure that C. taxifolia is not present in the 
project area before the permitted marina project commences, NOID Special Condition 7 
requires the applicant to survey the project area again no earlier than ninety days nor later 
than thirty days prior to commencement or re-commencement of any construction 
authorized under this NOID. 
 

3. Fill of Coastal Waters 
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The proposed project includes the complete demolition of the existing marina (500 slips) 
and the reconstruction of a redesigned marina (approximately 419 slips), including the 
installation of new concrete piles in the marina.  The new piles constitute fill of open coastal 
waters.  Under Section 30233 of the Coastal Act, fill of open coastal waters is only allowed 
when several criteria are met, including: a) the project must fall within one of the allowable 
use categories specified; b) the proposed project must be the least environmentally 
damaging alternative; and c) feasible mitigation measures to minimize adverse 
environmental effects must be provided.  The proposed project meets the first criteria 
(allowable use) because it is for a public boating facility.  Fill of open coastal waters for the 
construction of a public boating facility is an allowable use under Section 30233(a)(4) of the 
Coastal Act. 
 
Next, the proposed project must be the least environmentally damaging alternative.  The 
proposed project is the replacement of a boating marina in a different configuration.  
Alternatives to the proposed project include no project, no change to the existing 
configuration, or a change to the proposed configuration.  Under the no project alternative, 
the applicant could only pursue simple maintenance repair activity.  However, simple 
maintenance repair could not feasibly repair the docks, nor bring them up to present 
engineering and safety standards, or ADA requirements.  Simple maintenance would slow, 
but not prevent further deterioration of any damaged docks.  In addition, marine habitat 
would not significantly benefit from the no project alternative since this alternative would 
necessitate that the structure remain in place.  Continued, safe use of the facility for marine 
recreational purposes would be precluded without replacement of the dock system. 
 
The second alternative, replacement of the project in the same configuration, would 
eliminate the need for additional pilings.  However, current engineering and safety 
standards, ADA requirements and Department of Boating and Waterways criteria, would 
result in the loss of some slips.  The applicant is also proposing the new marina 
configuration in order to provide larger slips that are in greater demand.  The applicant 
asserts that the additional piles are necessary to build the proposed alternative to meet 
current engineering and safety standards, ADA requirements and Department of Boating 
and Waterways criteria, and to minimize the loss of slips by expanding 20 feet beyond the 
existing pier head line. 
 
Under the proposed alternative, the dock and pile layout is changing from the existing 
layout.  Placement of the proposed piles in conjunction with the proposed project will 
displace a small amount of sandy bottom habitat although a survey of the project site found 
no eelgrass.  Vertical concrete piles are known to provide a vertical substrate for mollusks 
and other marine organisms.  The proposed project will increase the quantity of vertical 
substrate upon which mollusks and other marine organisms may settle.  Thus, adequate 
mitigation is provided by the proposed project in that the loss of bottom habitat is offset by 
the fact that the pilings themselves will provide new vertical subtidal and intertidal habitat for 
marine organisms.  No long-term adverse impact will occur to this habitat as a result of the 
proposed additional concrete piles. 
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The proposed project will result in the fill of open coastal waters for a boating facility, which 
is an allowable use under Section 30233 of the Coastal Act.  The proposed project is the 
least environmentally damaging, feasible alternative, and includes feasible mitigation 
measures, such as the use of silt curtains during pile removal and driving to limit turbidity 
and to minimize adverse environmental effects.  NOID Special Condition 5 requires the 
Harbor Department to incorporate Best Management Practices during construction that 
include measures for erosion and sediment control and debris removal including use of silt 
curtains and turbidity reduction measures.  Therefore, the Commission finds the proposed 
project is consistent with Section 30233 of the Coastal Act. 
 

4. Resources Agencies 
 
In addition, in order to ensure that the proposed project is consistent with all California 
Department of Fish and Game and other agency regulations, NOID Special Condition 
10 requires the applicant to agree to comply with all requirements, requests and 
mitigation measures from the California Department of Fish and Game, United States 
Army Corps of Engineers, US Fish and Wildlife Service, and the Regional Water Quality 
Control Board prior to commencement of construction.   
 
The proposed demolition and reconstruction of the Vintage Marina has the potential to 
impact marine and biological resources.  Suggested modifications and special 
conditions relating to nesting birds, aquatic plans, and foraging habitat that will minimize 
these impacts have been recommended.  Therefore, for the reasons discussed above, 
the Commission finds that the proposed PWP amendment, as modified, is consistent 
with the City of Oxnard LCP including applicable Coastal Act policies.  In addition, the 
Commission finds that the Notice of Impending Development for the Vintage Marina 
Reconstruction project, subject to the recommended special conditions, is consistent 
with the PWP, as modified, relative to marine and biological resources. 
 
D. Recreational Boating  
 
The certified City of Oxnard LCP contains Sections 30213, 30220, 30224, and 30234, of 
the Coastal Act relative to the provision and protection of recreational boating and 
commercial fishing facilities in the Harbor.   
 
Section 30213 (in part) 
 
 Lower cost visitor and recreational facilities shall be protected, encouraged, and, 
where feasible, provided.  Developments providing public recreational opportunities are 
preferred. 
 
 
Section 30220  
 
 Coastal areas suited for water-oriented recreational activities that cannot readily be 
provided at inland water areas shall be protected for such uses. 
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Section 30224  
 
 Increased recreational boating use of coastal waters shall be encouraged, in 
accordance with this division, by developing dry storage areas, increasing public 
launching facilities, providing additional berthing space in existing harbors, limiting non-
water-dependent land uses that congest access corridors and preclude boating support 
facilities, providing harbors of refuge, and by providing for new boating facilities in 
natural harbors, new protected water areas, and in areas dredged from dry land. 
 
Section 30234  
 
 Facilities serving the commercial fishing and recreational boating industries shall 
be protected and, where feasible, upgraded.  Existing commercial fishing and 
recreational boating harbor space shall not be reduced unless the demand for those 
facilities no longer exists or adequate substitute space has been provided.  Proposed 
recreational boating facilities shall, where feasible, be designed and located in such a 
fashion as not to interfere with the needs of the commercial fishing industry. 
 
In addition, existing Policy 3 under Recreational Boating in the Public Works Plan 
states: 
 

To provide for, protect and encourage increased recreational boating use of 
coastal waters, the following policies shall be implemented: 
 

b. Harbor recreational boating facilities shall be protected, and where 
possible upgraded in order to provide further opportunity to the 
recreational boater; 

c. dry boat storage spaces shall be provided at or adjacent to the Harbor to 
accommodate a minimum of 300 vessels; 

d. water storage space shall be provided for at least 2,500 recreational boat 
slips 

e. no more than 30% of the Harbor land area shall be developed for visitor 
serving uses not directly related to boating; 

f. a target number of 5% of the recreational boat slips shall be available as 
guest slips 

g. to protect the recreational character of the Harbor areas, no more than 5% 
of the boating supply shall be provided for live-aboard use; 

h. the existing open water areas in the inner Harbor, as depicted on the Land 
Use Map as “Waterways” and as defined by existing pier head lines at the 
time of original approval of the California Coastal Commission of the 
Harbor’s Public Works Plan, shall not be developed with surface 
structures of any kind, floating or otherwise, except in cases of emergency 
where temporary structures are required. 
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As proposed, the Vintage Marina would be completely demolished and then reconstructed 
to provide larger boat slips and meet new safety standards for California Department of 
Boating and Waterways (DBAW) and Americans with Disabilities Act (ADA).  The proposed 
project also includes the extension of the existing pier head line by 20 feet, which would 
displace existing water area with new marina dock construction, in order to minimize the 
number of slips that are lost.  This reconstruction, including the pier head extension, would 
reduce the number of slips from 500 to a maximum of 400 to 419, resulting in a minimum 
loss of 81 to 100 slips (depending on how the end ties are configured).  The Harbor 
Department is also proposing an increase in the number of dry storage spaces available in 
the Harbor from 300 to 400 spaces, as well as assistance to displaced boat slip renters in 
securing other boat storage options. 
 

1. Reduction of wet slips 
 
As stated above, the proposed project would reduce the number of wet slips from 500 to a 
maximum of 400 to 419, resulting in a minimum loss of 81 to 100 slips.  The existing and 
proposed Vintage Marina slip size configuration is shown in the following table: 
 
 

Slip Length (ft.) -30 30-36 38-48 50+ Total 

Existing 249 193 49 9 500 

Proposed 76 111 205 27 419 

      
Change -173 -82 +156 +18 -81 

 
 
Overall, the proposed marina reconstruction will result in a loss of 255 spaces of 36 ft. and 
less in size and an increase of 174 spaces of 38 ft. and larger.  The largest reduction in 
number of slips is in the smallest slip size category, those under 30 feet, while larger slips 
would greatly increase in number.  Mid-range slips between 30 and 36 feet would also 
substantially be reduced in number.  This slip count is based on configuring the marina with 
smaller boats on the end ties in order to provide more slips up to a maximum of 419.  This 
slip number could be reduced to approximately 400 slips if larger boats are docked on the 
end ties, which would result in a total loss of about 100 slips (rather than 81).  It is difficult to 
predict the size of boats that will dock at the end ties, since there isn’t anything physical 
delineating the size, and this could change based on demand.  Therefore, there is a net loss 
of between 81 and 100 wet slips due to the proposed project. 
 
Of these 81-100 wet slips that would be lost, approximately 48 would be lost in order to 
bring the marina into compliance with California Department of Boating and Waterways 
(DBAW) and Americans with Disabilities Act (ADA) standards and regulations (exhibit 6).  
The existing marina was constructed over 40 years ago, and new (or reconstructed) 
marinas are required to comply with the current Layout and Design Guidelines of the 
DBAW.  Incorporation of the current design requirements will result in fewer slips being 
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redeveloped in any given space.  Because today’s boats, especially power boats, are 
getting wider, boat slips are being designed to accommodate the wider power boats and the 
older smaller boat in one slip design.  This redistribution of slip sizes within existing older 
marinas in response to current DBAW standards require more water space within marina 
basins for floating walkways, dock fingers, increased berth sizes, and greater fairway widths 
(area between interior channels and berths) to accommodate the larger boats.  Slip 
numbers are also being reduced due to the ADA requirements, which require projects for 
redesigned and new docks to provide handicap access through wider docks, fingers, and 
gangways to meet current ADA standards.  These changes result in the loss of slips to 
accommodate the wider and longer facilities; in this case approximately 48 slips will be lost 
for these reasons. 
 
The remainder of the 81-100 lost slips (approx. 33-52 slips) is a result of reconfiguring the 
marina to replace smaller slips with larger slips.  The Harbor Department contends that this 
reconfiguration is a trend that is seen in marina redevelopment projects throughout 
California.  The Harbor Department states that the “transition of marinas to fewer and larger 
slips is a phenomenon that is being experienced all over the coast of California as 
alternatives to the expense of wet slips are presented, such as marina dry storage, 
trailerable boats, and offsite storage.”  Several studies have been done that analyze the 
trends and market demand for smaller versus larger boat slips.  According to results from a 
2002 study prepared by DBAW (DBAW study)1, “facilities, especially wooden dock facilities, 
were aging, and many facilities will need to be replaced over the next twenty years.  Also, 
boat length trends point toward a need to reconfigure many older marinas, reducing the 
number of small berths and increasing larger berths.”  In addition, there have been focused 
studies in the Marina Del Rey area by Williams-Kuebelbeck & Associates, Inc.  The most 
recent study2, dated May 18, 2004, states that in Southern California “the major portion of 
vacancies are in smaller slip sizes, those under 30 feet in length.  The response to this 
market condition has been to reconfigure existing marinas and to plan new marinas to 
provide more slips in the medium to large boat length categories.” 
 
A report dated March 17, 2006 (exhibit 7) by the Corrough Consulting Group recently 
submitted by the County supports this trend.  The report notes that rapidly evolving boat 
manufacturing technologies have created larger, more affordable vessels beginning in the 
late 1960s, after the construction of most marinas in Southern California resulting in an 
increased demand for larger vessels that can only be stored in the water.  The report also 
notes that beginning in the mid-sixties, dry storage areas and public launch ramps greatly 
increased and that, presently, dry storage vessels represent the bulk of registered 
recreational vessels in California.  Dry storage is greatly increasing in volume because it is 
far less costly than in-the-water storage.  The report also notes that boat design has 
changed to increase the “beam” or width of boats.  Therefore, many older marina slips will 
not accommodate modern boats.  Finally, the report notes, in addition to manufacturing and 
storage changes, new marina construction guidelines and standards (when applied to the 

                                            
1 California Department of Boating and Waterways, California Boating Facilities Needs Assessment, 
October 15, 2002. 
2 Williams-Kuebelbeck & Associates, Inc, Marina del Rey – Boat Slip Sizing and Pricing Study Update, 
May 18, 2004 
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reconstruction of older marinas) such as required by the Department of Boating and 
Waterways and to meet Americans with Disabilities Act requirements will cause loss of 
additional slips. 
 
Regionally, since the early 1990’s, marinas have been reconfiguring their slip sizes and slip 
distribution to favor larger boats – boats 36 feet and larger – because of the decrease in 
demand for small boat slips and the increase in demand for larger slips.  The continued loss 
of slips could have an adverse impact on boating opportunities within the Harbor by 
reducing the number of slips available to the public, however.  According to forecasts from 
the DBAW study, between 2000 and 2020, the overall number of boats (those registered 
with the State Department of Motor Vehicles) in all of California will increase at a rate of 
13,000 to 23,000 boats per year, a growth rate of between 1.4% to 2.5% per year.  Most or 
all of the growth is expected to be in the category of boats under 26 feet long, with modest 
overall growth in the size categories 16 feet to 19 feet and over 26 feet.  Based on this 
forecast, since boats under 26 feet are expected to experience the highest growth in 
ownership, it would seem that the public demand for boat slips would then be for boat slips 
that are 26 feet and under.  However, although the largest growth in boat ownership is 
expected to be in the smaller boat category (less than 26 feet), the greatest demand for 
boat slips is for slips larger than 26 feet, and the rate of increase in demand is also highest 
for larger slips.  According to statewide and regional studies, the demand for the smaller 
slips has been declining regionally and locally.  This is also the trend statewide according to 
the DBAW study. 
 
The Harbor Department has provided a slip vacancy survey for the Channel Islands Harbor 
that shows a total of 112 vacancies in June 2005, and 114 vacancies in January 2006.  A 
majority of the vacancies are in slips under 30 feet.  However, there are also substantial 
vacancies in slips ranging from 30 feet and 36 feet.  The number of vacancies by slip size is 
shown in the following table: 
 
 

Slip Length (ft.) -30 30-36 38+ Total 

Vacancies (June 2005) 66 44 2 112 

Vacancies (January 2006) 78 30 6 114 

 
 
This regional and statewide trend, indicating an increase in registered small boats but 
higher vacancy rates for small boat slips, is due to the fact that California’s boats under 26 
feet are most commonly stored on trailers on the owner’s property or in dry storage, 
whereas most boats 26 feet or longer are kept in the water at marinas.  The DBAW study 
indicates that in the South Coast region, 88% of 26’ – 39’11’’ boats are stored in the water.  
This trend may be partially based on affordability of wet slips, however, the rates for slips 
continue to increase.  Boat ownership and boat recreation is based on a number of factors, 
including economics and population growth.  As the economy and population in Southern 
California grows, it is likely that more people will purchase boats and seek slips in a local 

 33 



Channel Islands Harbor PWP Amendment 1-05 & 
Notice of Impending Development 1-06 

 

marina.  The demand for slips of all sizes is likely to increase, while the supply of slips of 
any size will continue to be limited.  The result of increased demand will be higher slip rental 
rates.  The higher slip rental rates will cause the boaters at the lower end of the economic 
scale to relinquish their slips, which tend to be shorter because they own the less expensive 
shorter vessels.  The higher income boaters are much more likely to own a larger vessel 
and are better able to afford a longer slip.  While the cost of recreational boating rises, the 
vacancy rates for shorter slips seem to be increasing, while the demand for larger slips is 
increasing.  It is fair to say that there is a greater demand for larger slips but it is difficult to 
say with certainty that there is a decreasing long term trend in demand for smaller spaces 
considering the Department of Boating and Waterways study data.  Although there is clearly 
a higher number and percentage of vacancies for small boat slips in Channel Islands Harbor 
it is too soon to tell if this is a long-term trend.  To encourage lower cost boating 
opportunities and the introduction of boating to novice recreational boaters it is necessary to 
protect the provision of small slips within the water as well as provide greater dry storage 
opportunities out of the water.   
 
In prior permit actions3, the Commission has been concerned about the trend towards larger 
slips in marinas at the expense of the smaller slips.  As larger slips occupy more space in a 
marina, there is less space for the smaller slips and the result is fewer overall slips and 
fewer slips available for the owners of small vessels.  As the trend for larger boats continues 
and marinas convert their small boat slips to larger slips, berthing opportunities for the small 
boat owner will be reduced.  While it is difficult to contend that recreational boating is in fact 
a lower cost recreational activity, in general, smaller boats are less expensive, and therefore 
more available to a larger segment of the population than are larger boats.  The 
Commission does not regulate the rates at which marinas rent their slips to the public.  The 
Commission can, however, regulate the design of a marina in order to ensure that the 
redesigned slips conform to the public access and recreation policies of the Coastal Act by 
providing the correct balance between the size of slips and the boaters’ demand for slips in 
order to encourage increased recreational boating and protect existing boating opportunities 
including the provision of smaller slips. 
 
Although the trend for new and redeveloped marinas is for larger boats, and small boat slips 
show the highest vacancy rates, the demand for small boat slips still exists.  The DBAW 
study indicates that in the South Coast Region, the demand for wet storage for 20’ – 25’11’’ 
boats will increase from 2,975 to between 3,866 and 4,476 from 2000 to 2020.  In prior 
permit actions4, the Commission has heard testimony contending that a reduction in the 
availability of slips that accommodate smaller boats reduces the option for those who want 
to own boats and use the smaller slips.  Local boaters have also expressed the need to 
continue to maintain smaller slips for boaters in the Channel Islands Harbor (exhibit 20).  
Based on this information, there continues to be a demand for smaller boat slips.  Therefore, 
it is important that the Vintage Marina continue to provide a mix of slip lengths, including 
small boat slips, to provide a full range of boating opportunities for all boaters.    

                                            
3 5-05-245, Portofino Hotel Partner, LB; 5-01-143, Marina Two Holding Partnership & County of L.A. 
Department of Beaches & Harbors 
4 5-01-143, Marina Two Holding Partnership and County of Los Angeles Department of Beaches & 
Harbors; 5-05-245, Portofino Hotel Partners, LP 
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The Harbor Department is proposing a mix of slips for the Vintage Marina that will drastically 
reduce the number of boat slips under 30 feet.  Currently, approximately 50% of the slips in 
the existing marina are under 30 feet, and the Harbor Department is proposing a design that 
shows approximately 18% of the new slips to be under 30 feet.  This proposal will result in a 
reduction of 173  to 188 smaller slips.  In addition, there will also be a reduction in mid-size 
slips (30-36 feet) of 82 to 91 slips, although not as substantial as the smaller slips.  The 
significant reduction in the smaller boat slips does not provide for an adequate supply of 
small wet boat slip rental opportunities for the future.  This fact must be balanced against 
the demand for larger boat slips and the fact that small boat owners are moving toward 
trailering their boats and using dry storage.  The Harbor Department is increasing the 
number of dry storage spaces on Parcel P by approximately 100 spaces to mitigate for the 
loss of the smaller boat slips.  However, based on the DBAW study cited previously, the 
demand for both wet and dry dock slips for smaller boats will only increase in the future and, 
therefore, the provision of only additional dry storage spaces will not be adequate to 
mitigate the significant loss of small wet slips in this case.  Therefore, the Commission finds 
that the proposed mix of slip lengths will not provide sufficient boating opportunities across 
the range of boat sizes.  Therefore, PWP Suggested Modification 6 and 12 and NOID 
Special Condition 2 are required to ensure that an adequate mix of slip lengths, including 
small boat slips, are provided in the Vintage Marina.  This requirement provides that a 
minimum of 25% of the total number of slips will be under 30’ and a minimum of 25% of the 
total number of slips will be 30’ – 36’.  
 
The Harbor Department has proposed that 25% of the total slips in the new configuration be 
between 24 and 32 feet in length, based on discussions by the Ventura County Board of 
Supervisors.  The Commission considered this slip size categorization, but finds that it does 
not adequately represent the smaller boats or provide for enough slips in that smaller range, 
which is better categorized as less than 30 feet 
 
The Harbor Department is proposing to change a policy in the PWP that currently states that 
“water storage spaces shall be provided for at least 2,500 recreational boat slips” by 
reducing that number to 2,400.  (Currently 2294 spaces exist in the Harbor.)  Although the 
Vintage Marina Reconstruction project will result in fewer slips in the Harbor overall, the 
Commission cannot at this time authorize this PWP change and an overall reduction in the 
number of slips in the Harbor without a clearer and more comprehensive understanding of 
the status of slips in the Channel Islands Harbor.  It would be more appropriate to address 
the overall number of slip spaces appropriate for the Harbor in a comprehensive PWP 
update.  Therefore, PWP Suggested Modification 1 states that the County will continue to 
seek increases in the wet and dry storage capacity in the Harbor (emphasis added).  PWP 
Suggested Modification 3 is required to maintain the number of recreational slips provided 
in the Harbor at 2,500, at least until a comprehensive update of the PWP is conducted.  In 
addition, in order to account for the accurate resulting number of slips in the Vintage Marina, 
PWP Suggested Modification 10 is required, which requires Table I and II to be updated. 
 
Currently, the PWP accounts for a total 2,354 wet slips Harbor wide although a recent count 
indicates that the current figure is 2294 slips.  However, as noted, there is a policy in the 
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PWP that requires water storage space for at least 2,500 recreation boat slips.  One 
explanation of this discrepancy would be the original PWP envisioned future expansion of 
wet slips in Channel Islands Harbor.  However, there is conflicting policy language in the 
PWP that limits expansion into the inner harbor, as defined by the Land Use Map as 
“Waterways” and as defined by the existing pier head line at the time of the original approval 
of the Harbor’s PWP by the Coastal Commission.  In addition, there is a statement in the 
Recreation Boating section of the PWP under Existing Conditions that states, “There will be 
no expansion of the wet or dry dock slip capacity at the Channel Island Harbor under the 
proposed public works plan.”  The discrepancy between the actual number of wet slips 
accounted for (2,354) and the plan requirement for 2,500 slips may simply be an error.  In 
any event, the issue relative to the total number of actual wet slips vs the number of planned 
wet slips is a matter for a future comprehensive update of the PWP.  However, in order to 
accommodate the additional 100 dry storage spaces and allow for the 20 foot expansion of 
the Vintage Marina beyond the pier head proposed under this PWP amendment, the 
statement under existing conditions must be modified in order to allow for the increase in dry 
storage as well as the expansion of the dock beyond the existing pier head line.  Therefore, 
PWP Suggested Modification 1 is required. 
 
As modified and conditioned, the Vintage Marina Reconstruction project will encourage 
recreational boating use of the marina, while providing a balanced mix of slip sizes.   
 

2. Pier head expansion 
 
The current CIH PWP does not allow for an expansion of structures into existing open water 
areas, as depicted on the current Land Use Map as “Waterways” and as defined by the 
existing pier head lines at the time of original approval of the PWP.  The Harbor Department 
is proposing to allow for up to a 20-foot expansion for marina reconstruction projects in the 
Harbor.  There has been no analysis regarding this proposed expansion harbor-wide, and 
the Commission recognizes that this type of expansion may not be appropriate in certain 
locations in the harbor.  Without a detailed analysis of the entire harbor, the Commission 
cannot allow for the proposed change to the PWP.  Therefore, PWP Suggested 
Modification 4 is required, which deletes the language proposed by the Harbor Department 
that would allow a 20-foot expansion of marinas harbor-wide. 
 
However, there has been detailed analysis of a 20-foot expansion of the pier head line 
for the Vintage Marina Reconstruction Project.  Marine and biological resources impacts 
have been evaluated and are discussed in Section C. of the findings.  In addition, the 
issues of safety, congestion and navigability have been evaluated to ensure that there 
are no adverse impacts due to the expansion of the docks.  The Harbor Department 
submitted a letter from the Coast Guard (exhibit 16) dated September 1, 2005 that 
states “I have reviewed your request dated June 13, 2005 regarding the proposed west 
channel modifications to Channel Islands Harbor.  The Coast Guard does not see any 
significant impact to the safety of navigation based on the proposed information and 
have no other concerns about your proposal.”  Members of the public have raised some 
concern about the Coast Guard’s statements, claiming that the Coast Guard didn’t have 
all of the appropriate information to make an informed recommendation (exhibit 15), 
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especially regarding cumulative impacts to congestion and safety due to the recently 
permitted Boating Instruction and Safety Center (BISC) that will be located adjacent to 
the reconstructed Vintage Marina and two new development projects underway in the 
northern part of the Harbor that will provide additional new docks.  Commission staff 
followed up with the Coast Guard on this issue, providing the opposition’s position and 
any additional relevant information that the opposition felt was not considered initially.  
The Coast Guard considered this additional information and responded with the same 
position that the project would not have any impact to safety, congestion and 
navigability (verbal communication, 1/23/05).   
 
In addition, the County Harbor Department provided a study by The Corrough Consulting 
Group dated January 6, 2006 (exhibit 13) that compared the width of other Southern 
California harbor channels with the width of the West Channel in the Channel Islands 
Harbor as it would be modified by a pier head line expansion of 20 feet.  The study found 
that comparable channels in other harbors range from 80 feet to 200 feet in width.  With the 
proposed 20-foot expansion for Vintage Marina, the minimum channel width would be 200 
feet.  The study concluded that the modified CIH West Channel would be “consistent with 
and at the high end of interior channel navigable widths in similar Southern California 
harbors and marinas, including those with large residential marinas and docks sharing the 
interior channel access.” 
 
Although the expansion of pier head lines cannot be allowed for in the entire harbor without 
further detailed analysis, the 20-foot expansion of the Vintage Marina has been evaluated in 
detail and it has been determined that no adverse impacts to safety, congestion or 
navigability would result from the expansion.  The 20-foot expansion would allow for more 
slips to be provided in the marina, which would increase recreational boating opportunities.  
The Commission finds that in this case the proposed 20-foot expansion should be allowed.  
Therefore, PWP Suggested Modifications 4 and 5 and NOID Special Condition 2 are 
required to allow for the Vintage Marina to expand 20 feet into the open water areas in 
Channel Islands Harbor.  In addition, PWP Suggested Modifications 11 and 12 are 
required to include new and revised figures in the PWP that show the pier head expansion. 
 

3. Dry storage spaces 
 
The Harbor Department has proposed to increase the number of dry storage spaces 
available for boats in the Harbor.  Currently, there is one lot (Parcel P) that is zoned for dry 
storage that can accommodate approximately 300 boats.  The Harbor Department has 
submitted a re-striping plan for Parcel P (exhibit 3) that would reconfigure the lot to 
accommodate at least 400 boats.  The proposed Vintage Marina Reconstruction project will 
reduce the number of total slips in the marina by 81-100, thereby displacing current boat slip 
renters (both temporarily and permanently).  One alternative that some of these boaters 
may choose is the dry storage option.  The provision for additional dry storage will partially 
mitigate the loss of small wet slips at Vintage Marina.  However, as explained above, 
additional small wet boat slips must be provided at Vintage Marina to provide an adequate 
mix of small, medium and large boats slips.  Section 30224 of the Coastal Act encourages 
the development of dry storage areas to increase recreational boating use of coastal waters.  
Therefore, PWP Suggested Modifications 1 and 2 are required in order to provide an 
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increase in the amount of dry storage spaces on Parcel P and offer this as an alternative to 
displaced boaters.  In addition, in order to account for the accurate resulting number of dry 
storage spaces, PWP Suggested Modification 10 requires Table I and II to be updated. 
 
There is an existing unpermitted dry storage area on Parcel Q that is adjacent to Parcel P.  
This unpermitted lot contains approximately 70 boats, and illustrates the need and demand 
for additional dry storage spaces in the Harbor.  Parcel Q is expected to be proposed for 
long-term use as boat storage in an upcoming PWP update.  The unpermitted development 
on Parcel Q will be addressed through a PWP update or a separate enforcement action.  . 
 

4. Displaced boaters 
 
The proposed project would displace a number of boat slip tenants, both temporarily during 
reconstruction and permanently due to the overall reduction in the number of wet slips and 
the change in slip lengths.  The Harbor Department has proposed that at minimum, at least 
75% of the boat slips in the Channel Islands Harbor Marina/Vintage Marina would be kept in 
service, and no more than 4 docks would be out of service at any one time, during 
demolition/construction of the Vintage Marina.  In addition, they have proposed to assist 
displaced boat slip renters in finding alternative boat storage options.  Based on the number 
of vacant wet slips in the Harbor (see table above) and the number of new dry storage 
spaces that are proposed, there should be adequate alternative boat storage options for 
displaced boaters.  Therefore, in order to ensure that these displaced boaters are given 
priority to these alternative boat storage options, PWP Suggested Modification 7 and 
NOID Special Condition 1 are required. 
 

5. Slips for recreational boating clubs or organizations 
 
The reduction in the number of slips that will result from the proposed Vintage Marina 
Reconstruction project will reduce the public recreational boating opportunities and lower 
cost visitor and recreational opportunities within Channel Islands Harbor.  Section 30224 of 
the Coastal Act encourages increased recreational boating use of coastal waters, and 
Section 30213 of the Coastal Act encourages developments with lower cost visitor and 
recreational facilities providing public recreational opportunities.  The proposed 
improvements to the existing marina will result in an increase in the slip rental fees and a 
reduction in the number of lower cost boat slips in Channel Islands Harbor.  The Vintage 
Marina Reconstruction project presents an opportunity to provide a public recreational 
amenity in the form of reduced-rate slips to be used by a non-profit public boating club to 
provide mitigation for the loss of lower cost boat slips in Vintage Marina.   
 
Vintage Marina currently accommodates two sailing clubs in the Marina, also located in 
Channel Islands Harbor.  Vintage Marina Partners has offered to provide boat slips and 
other amenities to provide additional affordable boating opportunities and youth education 
and boating programs.  Vintage Marina has offered to provide two 35-foot slips (at the 
standard slip rate) on a first right of refusal basis for nonprofit club (multiple owner) boating 
opportunities.  If these slips are not needed for joint use clubs, they will be offered to 
general slip tenants.  If, after being rented to private parties, they are requested for use by a 
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non-profit boating club, Vintage Marina Partners will provide the slip to the club within 60 
days, first making every attempt to relocate the existing slip tenant within the marina or 
within Channel Islands Harbor. 
 
Vintage Marina Partners has also offered to fund 15 annual scholarships for a youth sailing 
program or County Junior Lifeguard Program, or programs offered at the Boating Instruction 
and Safety Center (BISC).  In addition, Vintage Marina has offered to provide the equivalent 
of four new sabots (sail training vessels) every five years and to provide transportation 
funding equivalent to the cost of a van each year for use by the local Boys and Girls Club or 
successor organization.  
 
In order to insure the provision of low-cost recreational boating slips, the Commission finds 
that it is appropriate to require the provision of two spaces within Vintage Marina for the 
exclusive use by non-profit equal opportunity boating ventures or clubs that promotes lower 
cost recreational boating for youth outreach programs focused on young people who do not 
normally have an opportunity to experience such recreational boating activities.  No rent 
shall be charged for the slips, except to cover utility and insurance cost, which shall not 
exceed 25% of the normal rate.  This requirement is consistent with past Commission permit 
actions on new marinas5, regarding the provision of low cost boating slips to mitigate for the 
loss of lower cost boat slips.  In addition, the Commission requires the Harbor Department 
to implement the proposed program to provide 15 annual scholarships, four new sabots and 
transportation funding for youth education and affordable boating programs.  Therefore, in 
order to promote this opportunity and encourage increased recreational boating 
opportunities within the Vintage Marina, PWP Suggested Modification 8 and NOID 
Special Condition 3 are required. 
 

6. Construction of the Boating Instruction and Safety Center 
 
The Commission approved an amendment to the PWP and a NOID at its March 2005 
Commission hearing which provided for construction of the Boating Instruction and 
Safety Center (BISC).  The BISC project approval included 24,000 sq. ft. of dock space 
in addition to the landside facilities.  The BISC site is located adjacent to the Vintage 
Marina on both the north and south side.  The proposed BISC dock (E) is located on the 
north side of the BISC building adjacent to or south of proposed Vintage Marina dock F.  
The dock turns 90 degrees east and runs parallel toward the south and Vintage docks 
on the south side of the BISC site.   
 
Plans submitted by the County show that a distance exists of approximately 36 ft. 
between proposed BISC dock E and Vintage Marina dock F or to the edge of small 
boats that would be laterally berthed at dock E.  This distance conforms to Department 
of Boating and Waterways guidelines for fairway width.  DBAW Guidelines call for a 
fairway width of 1.75 x the length of perpendicular (finger) boat slips when perpendicular 
slips are located adjacent to each other and utilize the same fairway.  According to the 
County, the guidelines call for fairway width with a 1.5 x boat slip ratio where a lateral 

                                            
5 CDP 5-05-245, Portofino Hotel Partners, LP 
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dock exists on one side.  Vintage Marina dock F contains 24 ft. long slips which would 
equate to a 36 ft. wide fairway width pursuant to the DBAW Guidelines.   
 
The BISC dock is 20 ft. wide with an attached semi-submersible floating dock that will 
extend an additional 2 ft.  The dock is not to tie up boats but is intended for the 
launching and storage of small boats used by the BISC.  Most boats will either be 
kayaks or will be within the 14’ to 18’ range in length.  The dock conforms to the design 
for the BISC project approved by the Commission. 
 
Opponents of the Vintage Marina Project from the Beacon Foundation maintain that the 
Vintage Marina dock encroaches upon the BISC dock on both the north and south side.  
In particular, Beacon Foundation maintains that, as proposed, there will only be 29 ft. of 
fairway width between the BISC dock E and Vintage dock F.  Beacon members further 
allege that the BISC dock shown in the plans for the Vintage Marina Project is smaller in 
width than the dock approved by the Commission.  This is because plans previously 
submitted erroneously showed a 16 ft. wide BISC dock.  Corrected plans have been 
submitted by the County.  The County asserts that it is still fully committed to building 
the BISC as approved by the Commission and that adequate fairway space exists 
between the two docks. 
 
The County has submitted additional project plans for the Vintage Marina Project drawn 
to scale that demonstrates the location of the BISC dock area relative to the proposed 
docks for Vintage Marina on both the north and south side of the BISC site (exhibit 2).  
Special Condition 2 to the NOID also requires that plans be submitted demonstrating 
that the BISC project, including dock E, conforms to the project approved by the 
Commission in March 2005 and that fairway space between Vintage Marina dock F and 
BISC dock E conforms to the Department of Boating and Waterways 2005 guidelines 
for marina development. 
 
Therefore, for the reasons discussed above, the Commission finds that the proposed 
PWP amendment, as modified, is consistent with the City of Oxnard LCP including 
applicable Coastal Act policies.  In addition, the Commission finds that the Notice of 
Impending Development for the Vintage Marina project, subject to the recommended 
special conditions, is consistent with the PWP, as modified, relative to the protection of 
recreational boating. 
 
E. Coastal Access 
 
Coastal Act Section 30210 states that: 
 

In carrying out the requirement of Section 4 of Article X of the California 
Constitution, maximum access, which shall be conspicuously posted, and 
recreational opportunities shall be provided for all the people consistent 
with public safety needs and the need to protect public rights, rights of 
private property owners, and natural resource areas from overuse. 
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Coastal Act Section 30211 states: 
 

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

 
Coastal Act Section 30212(a) provides that in new shoreline development projects, 
access to the shoreline and along the coast shall be provided except in specified 
circumstances, where: 

 
(1) it is inconsistent with public safety, military security needs, or the 
protection of fragile coastal resources. 
 
(2)  adequate access exists nearby, or,  
 
(3)  agriculture would be adversely affected.  Dedicated access shall not 
be required to be opened to public use until a public agency or private 
association agrees to accept responsibility for maintenance and liability of 
the accessway. 

 
 
Coastal Act Sections 30210, 30211, and 30212 mandate that maximum public access 
and recreational opportunities be provided to allow use of dry sand and rocky coastal 
beaches and that development not interfere with the public’s right to access the sea, 
consistent with the need to protect public safety, private property and natural resources. 
The proposed project must be reviewed for compliance with the public access 
provisions of Channel Islands PWP and Chapter 3 of the Coastal Act. 
 
The proposed project involves the demolition and reconstruction of the Vintage Marina.   
Adjacent to the marina there is a linear public park and public walkway along the 
waterfront.  Immediately west of the linear park is public parking lot.  A small fenced 
staging area will be set up in the parking lot near the Marina office.  The proposed 
staging area will occupy only a few public parking spaces on a temporary basis.  There 
are a large number of parking spaces in this lot and this lot is rarely full.  Therefore, the 
proposed temporary staging area in the parking lot will not result in any significant 
adverse impacts to public parking.  The walkway and linear park will for the most part 
remain unimpeded during construction.  There may be a need to temporarily close the 
public walkway to install utility lines and gangway improvements.  However, the Harbor 
Department is proposing that should the public walkway be obstructed due to 
construction signs will be posted with the dates of obstruction, information phone 
number and directions to alternative walkways.  Given that the proposed project will not 
require any extended closure of the linear park or walkway and the Harbor Department 
is providing alternative access around any closure of the walkway, the Commission 
finds that the proposed project will not result in any adverse impacts to public access to 
and along the waterways in the Harbor.  
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Therefore, the Commission finds that the proposed project will not significantly impact 
public access at the project site, and is consistent with applicable public access sections 
of the Channel Islands PWP and the Coastal Act. 
 
F. Water Quality 
 
The City of Oxnard certified LCP contains Coastal Act policies 30230 & 30231 which 
are both applicable to the protection of water quality: 
 
Section 30230 Marine resources; maintenance 
 

Marine resources shall be maintained, enhanced, and where feasible, restored.  
Special protection shall be given to areas and species of special biological or 
economic significance.  Uses of the marine environment shall be carried out in a 
manner that will sustain the biological productivity of coastal waters and that will 
maintain healthy populations of all species of marine organisms adequate for 
long-term commercial, recreational, scientific, and educational purposes. 

 
Section 30231 Biological productivity; water quality 
 

The biological productivity and the quality of coastal waters, streams, wetlands, 
estuaries, and lakes appropriate to maintain optimum populations of marine 
organisms and for the protection of human health shall be maintained and, where 
feasible, restored through, among other means, minimizing adverse effects of 
waste water discharges and entrainment, controlling runoff, preventing depletion 
of ground water supplies and substantial interference with surface water flow, 
encouraging waste water reclamation, maintaining natural vegetation buffer 
areas that protect riparian habitats, and minimizing alteration of natural streams. 

 
In addition, existing Policy 12 under Biological Resources in the Public Works Plan 
states: 

Ensure that development is designed and managed to minimize the introduction 
of pollutants into the Channel Islands Harbor and surrounding coastal waters to 
the maximum extent practicable.  

 
Existing Policy 14 states: 

Ensure that development minimizes erosion, sedimentation and other pollutants 
in runoff from construction-related activities to the maximum extent practicable.  
Ensure that development minimizes land disturbance activities during 
construction (e.g., clearing, grading and cut-and-fill), especially in erosive areas 
(including steep slopes, unstable areas and erosive soils), to minimize the 
impacts on water quality. 

 
Existing Policy 15 states: 
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Ensure that development incorporates appropriate design elements and 
management practices to minimize adverse impacts to water quality related to 
boating facilities and boater waste in the Channel Islands Harbor to the maximum 
extent practicable.  Boating in the Harbor shall be managed in a manner that 
protects water quality, and any persons or employees maintaining boats in slips 
or using slips on a transient basis shall be made aware of water quality 
provisions. 

 
 
The Public Works Plan contains policies to protect the water quality and biological 
productivity of Harbor waters.  Policy 12 and 14 require the protection of water quality 
through the design and management of development and implementing appropriate 
Best Management Practices (BMPs) during construction.  Policy 15 requires the 
minimization of water quality impacts from boating activities.  The proposed Vintage 
Marina will result in the redesign of slips, docks and other boating infrastructure, which 
has the potential to adversely impact coastal water quality through the introduction of 
pollutants associated with boating activities.  In addition, there are potential impacts to 
water quality from the demolition and construction activities associated with the project. 
  
Potential sources of pollutants associated with boating activities such as chemicals, 
petroleum, cleaning agents and sewage result in potential adverse impacts to water 
quality in the Harbor and surrounding coastal waters. The discharge of these pollutants 
to coastal waters can cause cumulative impacts such as: eutrophication and anoxic 
conditions resulting in fish kills and diseases and the alteration of aquatic habitat, 
including adverse changes to species composition and size; excess nutrients causing 
algae blooms and sedimentation increasing turbidity which both reduce the penetration 
of sunlight needed by aquatic vegetation which provide food and cover for aquatic 
species; disruptions to the reproductive cycle of aquatic species; and acute and 
sublethal toxicity in marine organisms leading to adverse changes in reproduction and 
feeding behavior.  These impacts reduce the biological productivity and the quality of 
coastal waters, streams, wetlands, estuaries, and lakes and reduce optimum 
populations of marine organisms and have adverse impacts on human health.  Such 
cumulative impacts can be minimized through the implementation of boating BMPs.  
Therefore, NOID Special Condition 8 requires the Harbor Department to submit a 
Water Quality Best Management Practices (BMPs) Program that demonstrates that 
boating activity in the project area will be managed in a manner that protects water 
quality. 
 
In addition, there is the potential for the materials used in the marina to degrade over 
time.  Piles and fenders use plastic and other materials for protection and are constantly 
subject to abrasive forces from boats and ships.  If the plastics were to become brittle, 
they may splinter or chip upon impact and would introduce plastic debris into the coastal 
waters, and thus would adversely affect water quality resources.  Because of the 
potential for pieces of unattached plastic or other materials to enter into the marine 
environment due to damage or degradation, the docks must be routinely inspected to 
ensure that the facility is being maintained in an environmentally safe operating 

 43 



Channel Islands Harbor PWP Amendment 1-05 & 
Notice of Impending Development 1-06 

 

condition and so that any damaged or degraded pieces are replaced in a timely manner.  
To minimize the potential of plastics and other debris from entering the water due to 
damage or deterioration of the docks, NOID Special Condition 9 requires that all docks 
must be inspected at least every five years.  If monitoring confirms that the use of 
plastic or other materials in the marina is damaging marine resources, the use of such 
materials shall be stopped, as more environmentally friendly products are developed.  
Future repair work may require a new Notice of Impending Development if the 
Executive Director determines that one is required. 
 
Furthermore, demolition/construction, debris removal and erosion and sediment control 
measures implemented during construction will serve to minimize the potential for 
adverse impacts to water quality resulting from the use of construction materials and 
methods.  To ensure that these measures are properly implemented and in order to 
ensure that adverse effects to coastal water quality do not result from the proposed 
project, the Commission finds it necessary to require the Harbor Department, as 
required by NOID Special Condition 5, to submit a final Demolition/Construction, 
Debris Removal and Erosion and Sediment Control Plan.  This plan will include 
measures such as the use of turbidity screens/siltation curtains to isolate work area 
during pile removal and installation, floating booms to contain debris or spills, 
minimization of bottom disturbance, removal of bottom debris following demolition and 
prior to construction, recovery of any non-buoyant debris by divers as soon as possible 
after loss, storage of all construction materials or waste in a manner which prevents 
their movement via runoff, or any other means, into coastal waters, the removal of any 
and all construction equipment, materials and debris from the project site at the 
conclusion of construction, the disposal of all demolition and construction debris at an 
appropriate site, and the implementation of appropriate erosion and sediment control 
BMPs. 
 
The Commission finds that the proposed Vintage Marina Reconstruction project 
described in the proposed PWP amendment with the suggested modifications is 
consistent with the applicable policies of the City of Oxnard LCP.  In addition, the 
Commission finds that the Notice of Impending Development, as conditioned, is 
consistent with the PWP, as amended, with regards to protection of water quality. 
 
G. California Environmental Quality Act 
 
Pursuant to Section 21080.9 of the California Environmental Quality Act (“CEQA”), the 
Coastal Commission is the lead agency responsible for reviewing Public Works Plans 
for compliance with CEQA. The Secretary of Resources Agency has determined that 
the Commission’s program of reviewing and certifying PWPs qualifies for certification 
under Section 21080.5 of CEQA. In addition to making the finding that the PWP 
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)(I) of 
CEQA and Section 13356 of the California Code of Regulations require that the 
Commission not approve or adopt a PWP, “…if there are feasible alternative or feasible 
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mitigation measures available which would substantially lessen any significant adverse 
impact which the activity may have on the environment.” 
 
For the reasons discussed in this report, the PWP Notice of Impending Development 1-
06, as conditioned, is consistent with the certified Channel Islands Harbor Public Works 
Plan if amended in accordance with the suggested modifications.  There are no other 
feasible alternatives or mitigation measures available that would further lessen any 
significant adverse effect that the approval would have on the environment. The 
Commission has imposed conditions upon the respective Notice of Impending 
Development to include such feasible measures as will reduce environmental impacts of 
new development.  As discussed in the preceding section, the Commission’s special 
conditions bring the proposed projects into conformity with the PWP, if amended in 
accordance with the suggested modifications. Therefore, the Commission finds that the 
Notice of Impending Development 1-06, as conditioned herein, is consistent with CEQA 
and the Public Works Plan for Channel Islands Harbor if amended in accordance with 
the suggested modifications. 
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