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ADDENDUM 
 

DATE: April 8, 2012 
 
TO:  Commissioners and Interested Parties 
 
FROM: South Central Coast District Staff 
 
SUBJECT: Agenda Item 26b, Wednesday, April 10, 2013, City of San Buenaventura Local 

Coastal Program Amendment No. SBV-MAJ-1-12  
 
 
The purpose of this addendum is to add to Suggested Modification One (1) and findings for 
expansion of the designated view corridor and bird survey requirements, to replace Exhibit 5, 
and to address an inadvertent error. 
 
Note: Strikethrough indicates text deleted from the March 27, 2013 staff report pursuant to this 
addendum and underline indicates text added to the March 27, 2013 staff report pursuant to this 
addendum. 
 
1)  The following shall be added to Suggested Modification One (1) on page 5 of the staff report: 
 
Central Harbor  
 
For development in the Central Harbor area, the following criteria shall be applied to the entire 
area taken as a single unit. 
 
1.  Buildings and other structures shall not occupy more than 25% of the total area.  
 
2. At least 50% of the area shall provide view corridors to be measured from Spinnaker 

Drive or Navigator Drive as appropriate.  
 
3.  Existing vegetation, with the exception of existing palm trees, located at the Harbor 

entrance at the intersection of Harbor Boulevard and Spinnaker Drive, on parcel 080-0-
240-245, shall be removed for the purpose of providing and maintaining open harbor 
views, prior to or concurrent with the construction of any new development on Parcel 
One in the Central Harbor area. Low-lying landscaping (plant species with a maximum 
natural growth of less than 2 feet in height), and the existing Ventura Harbor entrance 
sign may be permitted within this area. 

 
4. All structures shall be limited to three stories, not exceeding 45 feet in height. 
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For development on Parcel One in the Central Harbor area, the following criteria shall be 
applied.  
 
1. One continuous view corridor shall be maintained between Harbor Boulevard and 

Navigator Drive to the harbor waters, from the southern terminus of Parcel One,  
beginning approximately 135 feet south of the existing boatel/hotel, and continuing north 
south for approximately 217 420 feet to Spinnaker Drive, as depicted on Map 4. 100 % of 
this view corridor shall preserve views of harbor waters. Parking lot(s) and low-lying 
landscaping (plant species with a maximum natural growth of less than 2 feet in height) 
may be permitted within the view corridor, but structures are prohibited. Existing 
vegetation within the view corridor that is over 2 feet in height shall be removed. 

 
2. All structures shall be limited to three stories, not exceeding 45 feet in height.  
 
An environmental resource specialist shall conduct bird surveys to observe and/or identify any 
sensitive species, breeding behavior, and/or active nests prior to the removal of existing 
vegetation on Parcel One and Parcel 080-0-240-245. In the event that any sensitive species are 
present, but do not exhibit reproductive behavior and are not within the estimated 
breeding/reproductive cycle of the subject species, removal may occur. All trees removed shall 
be replaced in the Ventura Harbor with native, non-invasive species at a ratio of 1:1 prior to 
completion of the construction activities for expansion of the boatel/hotel on Parcel One (1).   
 
 
2)  The following modifications are recommended to Section IV, part B beginning on page 9 of 
the staff report: 
 
To achieve Coastal Act consistency, the Commission finds that it is necessary to modify the 
amendment in a manner that incorporates design parameters that will minimize the visual impact 
of future boatel/hotel development in the subject area. A specific requirement that a view 
corridor to maintain and enhance harbor views across the boatel/hotel as part of any future 
development on the site would minimize impacts to visual resources. Therefore, to ensure that 
the scenic and visual qualities of the Ventura Harbor will be maintained, Suggested 
Modification One (1) requires the designation and maintenance of a view corridor, which 
extends from the southern terminus of Parcel One and continues north for approximately 217 420 
feet. This suggested modification requires that large existing pine trees be removed from the 
view corridor area and that any future landscaping be comprised of plant species that will have a 
natural maximum growth that is no more than two feet in height. However, even non-
native/invasive trees in disturbed urban areas, such as the project site, have the potential to 
provide habitat for nesting, and/or roosting for sensitive bird species. Therefore, to ensure that 
potential adverse impacts to sensitive bird species are avoided, Suggested Modification One (1) 
also requires that an environmental resource specialist conduct surveys for sensitive bird species 
prior to any tree removal. In addition, in order to minimize potential adverse impacts to sensitive 
bird species resulting from the removal of the subject trees, Suggested Modification One (1) 
requires the applicant to plant replacement trees  within Ventura Harbor at a ratio of 1 
replacement tree for each tree removed, prior to completion of the construction activities for 



 3 

expansion of the boatel/hotel. Removal of existing vegetation within this area will offset the loss 
of views from new development in the area of the parcel outside the view corridor. A view 
corridor in this location and of this size will preserve harbor views of both boat dock area and 
open water area.   

Further, the City has proposed to add a provision to improve views from Harbor Boulevard by 
removing large pine trees on an adjacent parcel at the Harbor entrance, as shown on Exhibit 6. In 
order to incorporate this provision that will enhance and maintain the scenic and visual qualities 
of the Ventura Harbor, Suggested Modification One (1) also requires the removal of existing 
vegetation  within parcel 080-0-240-245, prior to or concurrent with construction on Parcel One. 
Finally, to clearly illustrate the location of the designated view corridor, Suggested 
Modification Two (2), requires the insertion of a final version of the view corridor exhibit, as 
shown on Exhibit 5 to this staff report, into the Ventura Harbor section of the certified LUP.  

By clustering an expansion of the boatel/hotel development near the existing boatel/hotel and 
adjacent developed areas, cumulative impacts to coastal resources, are minimized. Further, 
maintaining and enhancing views of boat docks and open water from Harbor Boulevard by 
maintaining a view corridor with low-lying landscaping will protect the scenic and visual 
qualities of this coastal area. Therefore, the Commission finds that the proposed LUP 
amendment, only as modified, is consistent with policies 30250 and 30251 of the Coastal Act. 
 
 
3) Exhibit 5 of the March 27, 2013 staff report shall be deleted and replaced with Exhibit 5 
included within this addendum, dated April 8, 2013.  
 
 
4)  To correct an inadvertent error, the following shall be added to page 6 of the staff report: 
 
IV. FINDINGS FOR APPROVAL AS SUBMITTED WITH SUGGESTED 
MODIFICATIONS 
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DATE: March 27, 2013 
 
TO:  Commissioners and Interested Persons 
 
FROM: Jack Ainsworth, Senior Deputy Director 
  Steve Hudson, District Manager 
  Barbara Carey, Supervisor, Planning and Regulation 
  Jacqueline Blaugrund, Coastal Program Analyst 
 

SUBJECT: City of San Buenaventura Local Coastal Program Amendment No. SBV-MAJ-1-
12 for Public Hearing and Commission Action at the April 10, 2013 Commission 
Meeting at El Capitan Canyon Resort.  

 
 

DESCRIPTION OF THE SUBMITTAL 
The City of San Buenaventura is requesting an amendment to the Land Use Plan (LUP) portion 
of its certified Local Coastal Program (LCP) to increase the maximum number of allowable 
boatel/hotel units in the Central Harbor area of the Ventura Harbor from 70 to 133.  
 
The City of San Buenaventura submitted Local Coastal Program Amendment 1-12 to the 
Commission on February 10, 2012. After the submittal of additional information requested by 
Commission staff, the amendment proposal was deemed complete and filed on October 25, 2012. 
Pursuant to Section 30512 of the Coastal Act and California Code of Regulations, Title 14, 
Section 13553, an amendment to the certified LCP that changes the LUP must be scheduled for a 
public hearing and the Commission must take action within 90 days of a complete submittal. 
Pursuant to Section 30517 of the Coastal Act, the time limit for action on this amendment was 
extended for one year at the January 2013 Commission hearing. 
 

SUMMARY OF STAFF RECOMMENDATION 
Commission staff recommends that the Commission deny the proposed City of San 
Buenaventura Land Use Plan Amendment SBV-MAJ-1-12 as submitted, and approve the 
proposed City of San Buenaventura Land Use Plan Amendment SBV-MAJ-1-12 with two 
suggested modifications. The modifications are necessary because the proposed amendment, as 
submitted, is not adequate to ensure consistency with the Chapter Three policies of the Coastal 
Act. The motions to accomplish this recommendation are found on Page 4 of this staff report. 
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SUBSTANTIVE FILE DOCUMENTS  
City of San Buenaventura Comprehensive Plan Update to the Year 2010; City of San 
Buenaventura, Municipal Code, Chapter 24 Zoning Regulations; City of San Buenaventura LCP 
Amendment 2-86; City of San Buenaventura LCP Amendment 2-96; City of San Buenaventura 
LCP Amendment 1-02; City Council Resolution No. 2011-056, November 21, 2011. 
 
 
Additional Information: For further information, please contact Jacqueline Blaugrund at the South 
Central Coast District Office of the Coastal Commission at (805) 585-1800. The proposed amendment to 
the City of San Buenaventura Local Coastal Program (LCP) is available for review at the Ventura Office 
of the Coastal Commission. 
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I. PROCEDURAL ISSUES     

A. STANDARD OF REVIEW 

The Coastal Act provides:  

The commission shall certify a land use plan, or any amendments thereto, if it finds that 
a land use plan meets the requirements of, and is in conformity with, the policies of 
Chapter 3 (commencing with Section 30200)… (Section 30512(c)) 

The standard of review that the Commission uses in reviewing the adequacy of the proposed 
amendment to the Land Use Plan is whether the Land Use Plan as amended would be consistent 
with, and meet the requirements of, the policies of Chapter Three of the Coastal Act. 
 

B. PUBLIC PARTICIPATION 

Section 30503 of the Coastal Act requires public input in preparation, approval, certification and 
amendment of any LCP. The City held public hearings on the subject amendment request on 
November 21, 2011 and on September 6, 2011. The hearings were noticed to the public 
consistent with Sections 13551 and 13552 of Title 14 of the California Code of Regulations. 
Notice of the subject amendment has been distributed to all known interested parties. 
 

C. PROCEDURAL REQUIREMENTS 

Pursuant to Section 13551 (b) of Title 14 of the California Code of Regulations, the City 
resolution for submittal may specify that a Local Coastal Program Amendment will either require 
formal local government adoption after the Commission approval, or is an amendment that will 
take effect automatically upon the Commission's approval pursuant to Public Resources Code 
Sections 30512, 30513, and 30519. In this case, if the Commission approves the proposed 
amendment subject to suggested modifications, the City must act to accept the certified suggested 
modifications within six months from the date of Commission action in order for the 
Amendment to become effective. Pursuant to Section 13544 of the Code of Regulations, the 
Executive Director shall determine whether the City’s action is adequate to satisfy all 
requirements of the Commission’s certification order and report on such adequacy to the 
Commission. Should the Commission deny the LCP Amendment, as submitted, without 
suggested modifications, no further action is required by either the Commission or the City.   
 

II. STAFF RECOMMENDATION, MOTIONS, & RESOLUTIONS  
Following public hearing, staff recommends the Commission adopt the following resolutions and 
findings. The appropriate motion to introduce the resolution and a staff recommendation is 
provided prior to the resolution.  
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A. DENIAL OF THE LAND USE PLAN AMENDMENT AS SUBMITTED 

Motion: 
 

I move that the Commission certify City of San Buenaventura Land Use Plan Amendment 
SBV-MAJ-1-12 as submitted. 

 
Staff recommends a NO vote. Failure of this motion will result in denial of the amendment as 
submitted and the adoption of the following resolution and findings. The motion passes only by 
an affirmative vote of a majority of the Commissioners present. 
 
Resolution: 
 

The Commission hereby denies the City of San Buenaventura Land Use Plan Amendment 
SBV-MAJ-1-12 as submitted and adopts the findings set forth below on grounds that the 
Land Use Plan Amendment does not conform with the policies of Chapter Three of the 
Coastal Act. Certification of the Land Use Plan amendment would not comply with the 
California Environmental Quality Act because there are feasible alternatives or 
mitigation measures which could substantially lessen any significant adverse impact 
which the Land Use Plan Amendment may have on the environment. 

 

B. CERTIFICATION OF THE LAND USE PLAN AMENDMENT WITH SUGGESTED 
MODIFICATIONS 

Motion: 
 

I move that the Commission certify City of San Buenaventura Land Use Plan Amendment 
SBV-MAJ-1-12 if it is modified as suggested in this report.  

 
Staff recommends a YES vote. Passage of this motion will result in certification of the Land Use 
Plan Amendment with suggested modifications and the adoption of the following resolution and 
findings. The motion passes only by an affirmative vote of a majority of the Commissioners 
present. 
 
Resolution: 
 

The Commission hereby certifies the City of San Buenaventura Land Use Plan 
Amendment SBV-MAJ-1-12, if modified as suggested, and adopts the findings set forth 
below on grounds that the Land Use Plan Amendment with the suggested modifications 
conforms with the Chapter Three policies of the Coastal Act. Certification of the Land 
Use Plan Amendment if modified as suggested complies with the California 
Environmental Quality Act, because either 1) feasible mitigation measures and/or 
alternatives have been incorporated to substantially lessen any significant adverse effects 
of the Land Use Plan Amendment on the environment, or 2) there are no further feasible 



City of San Buenaventura 
Local Coastal Program Amendment 1-12 

Page 5 
 

 
 

alternatives and mitigation measures that would substantially lessen any significant 
adverse impacts on the environment. 

 
 

III. SUGGESTED MODIFICATIONS  
The staff recommends the Commission certify the proposed LUP amendment, with two 
modifications as shown below. Language presently contained within the certified LCP is shown 
in straight type. Language recommended by Commission staff to be inserted is shown underlined. 
 

A. SUGGESTED MODIFICATION NUMBER ONE  

The Intent and Rationale for Land Use Designations for the Central Harbor area of the Land Use 
Plan shall be modified as follows:  
 
Central Harbor  
 
For development in the Central Harbor area, the following criteria shall be applied to the entire 
area taken as a single unit. 
 
1.  Buildings and other structures shall not occupy more than 25% of the total area.  
 
2. At least 50% of the area shall provide view corridors to be measured from Spinnaker 

Drive or Navigator Drive as appropriate.  
 
3.  Existing vegetation, with the exception of existing palm trees, located at the Harbor 

entrance at the intersection of Harbor Boulevard and Spinnaker Drive, on parcel 080-0-
240-245, shall be removed for the purpose of providing and maintaining open harbor 
views, prior to or concurrent with the construction of any new development on Parcel 
One in the Central Harbor area. Low-lying landscaping (plant species with a maximum 
natural growth of less than 2 feet in height) may be permitted within this area. 

 
4. All structures shall be limited to three stories, not exceeding 45 feet in height. 
 
For development on Parcel One in the Central Harbor area, the following criteria shall be 
applied.  
 
1. One continuous view corridor shall be maintained between Harbor Boulevard and 

Navigator Drive to the harbor, from the southern terminus of Parcel One, continuing 
north for approximately 217 feet, as depicted on Map 4. 100 % of this view corridor shall 
preserve views of harbor waters. Parking lot(s) and low-lying landscaping (plant species 
with a maximum natural growth of less than 2 feet in height) may be permitted within the 
view corridor, but structures are prohibited. Existing vegetation within the view corridor 
that is over 2 feet in height shall be removed. 
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2.  All structures shall be limited to three stories, not exceeding 45 feet in height.  
 
 

B. SUGGESTED MODIFICATION NUMBER TWO 

The City shall submit, for the review and approval of the Executive Director, a final version of 
Map 4 (consistent with the view corridor map shown as Exhibit 5 to this staff report), which 
depicts the view corridor described within Suggested Modification One (1). This figure shall be 
incorporated into the Ventura Harbor section of the certified City of San Buenaventura Land Use 
Plan. 
 
 

IV. FINDINGS FOR APPROVAL AS SUBMITTED  
The following findings support the Commission’s denial of the proposed Land Use Plan 
Amendment as submitted, and approval of the Land Use Plan Amendment if modified as 
indicated in Section III (Suggested Modifications) above. The Commission hereby finds and 
declares as follows: 
 

A. AMENDMENT DESCRIPTION AND BACKGROUND  

The City of San Buenaventura is requesting an amendment to the Land Use Plan component of 
its certified Local Coastal Program (LCP) to increase the maximum number of allowable 
boatel/hotel units in the Central Harbor area of the Ventura Harbor from 70 to 133. Specifically, 
the City is proposing to amend the Area Locational and Intensity Policies for the Central Harbor 
area as follows:  

 
Central Harbor: This area shall contain uses oriented toward or serving recreational 
boating. All other uses are prohibited, except that a 70 133-unit boatel/hotel and two full 
service restaurants may be permitted, provided that adequate on-site parking is provided. 
Where compatible, coastal dependent or coastal-related commercial fishing uses shall be 
permitted. 

 
The subject boatel1/hotel facility is located within the Ventura Harbor, a man-made commercial 
and recreational harbor located in the southwest portion of the City of San Buenaventura, 
Ventura County, as shown on Exhibit 1. This existing 69-unit facility is operated by the Holiday 
Inn Express and is located on a 3.72-acre parcel known as Port District Parcel One, at 1080 
Navigator Drive, in the Central Harbor Area, as depicted on Exhibit 2. The existing Holiday Inn 
Express is comprised of guestrooms and meeting and conference facilities. Additionally, there 
are 224 on-site parking spaces. Parcel One is west of and adjacent to Navigator Drive, north of 
Spinnaker Drive, and adjacent to both harbor waters and the Four Points Sheraton hotel.  
 

                                            
1 The term “boatel”, although not specifically defined in the subject LCP, is used to mean an overnight lodging 
facility that serves guests arriving by boat to the harbor. 
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The City of Ventura Local Coastal Program was certified by the Coastal Commission in two 
segments, a Harbor LCP on May 21, 1981 and the City LCP on February 23, 1984. The Ventura 
Harbor Development Plan, written in 1979 served as the Land Use Plan (LUP) component of the 
1981 Harbor LCP. The policies of the Development Plan were later incorporated into the City 
LCP in 1984 when the Commission certified the entire LCP. The Ventura Harbor LCP segment 
was consolidated into the total City LCP as part of the Commission's approval of LCP 
Amendment No. 1-90 (Major), in 1990. The certified LUP component of the LCP states that the 
Harbor is intended to provide for recreational and commercial boating opportunities. Within the 
LUP, the harbor is divided into four areas: the South Peninsula, Southwest, Central, and 
Northeast Harbor areas, as depicted on Exhibit 2. The Harbor is currently developed with a 
variety of facilities that include, in part, a time-share hotel facility, commercial fishing and 
recreation boating slips, a yacht club, food services, Harbor Village shopping area, Channel 
Islands National Park Headquarters, and a pedestrian and bicycle path. 
 
Shortly after assuming permit-issuing authority for coastal development permits in the Ventura 
Harbor area, the City approved the subject boatel/hotel facility in the Central Harbor Area, 
including a restaurant, banquet room and 44 lodging units. Under that same approval, the City 
permitted development of the Four Points Sheraton hotel building north of Navigator Drive, 
which is connected to the subject boatel/hotel facility at ground level by crossing Navigator 
Drive or by walkway over Navigator Drive. Additional hotel and boatel guest units were 
approved by the City as amendments to the permit in 1982 and 1984. 
 
The Ventura Harbor was the subject of LCP Amendment 2-86 in 1986. Under this amendment, 
the Commission approved the following: (1) modifications to the view corridor, change in 
restaurant requirements, addition of office use, and increased parking in the South Peninsula 
Harbor Area; (2) changes to height requirements in the Northeast Harbor Area, (3) addition of 
office use in the Southwest Harbor Area; and (4) changes to uses in the Central Harbor Area. 
Specifically, under LCPA 2-86, the Central Harbor Area Intent and Rationale Statement was 
amended to include a 50 unit boatel, and two full service restaurants, provided that adequate on-
site parking is provided. The LCP had previously required the area be limited to uses oriented 
toward or serving recreational boating with the exception of one full restaurant. The Central 
Harbor Area Intent and Rationale Statement was further modified in 1997 under LCP 
Amendment 2-96, wherein the Commission approved the addition of language to allow coastal-
dependent and coastal-related commercial fishing uses, where compatible.  
 
LCP Amendment 1-02 was approved by the Commission with suggested modifications in 2002, 
and allowed for the maximum number of allowable boatel units at the subject facility to increase 
from 50 to 70 units. Additionally, LCPA 1-02 re-designated the boatel facility to a boatel/hotel 
facility, as the facility offers rooms to both recreational boaters and the general public. The 
proposed LCP amendment would again increase the maximum number of allowable boatel/hotel 
units 70 to 133, and would therefore allow for an additional expansion of the subject boatel/hotel 
facility.   
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B. NEW DEVELOPMENT AND VISUAL RESOURCES 

Coastal Act Section 30250 states: 
 

New residential, commercial, or industrial development, except as otherwise provided in 
this division, shall be located within, contiguous with, or in close proximity to, existing 
developed areas able to accommodate it or, where such areas are not able to accommodate 
it, in other areas with adequate public services and where it will not have significant 
adverse effects, either individually or cumulatively, on coastal resources. 
 

Coastal Act Section 30251 states: 
 

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

 

Section 30250 of the Coastal Act requires that new development shall be located within, 
contiguous with, or in close proximity to, existing developed areas able to accommodate it. 
Coastal Act Section 30251 requires that visual qualities of coastal areas shall be considered and 
protected, landform alteration shall be minimized, and where feasible, degraded areas shall be 
enhanced and restored. 
 
As discussed above, the proposed amendment involves increasing the maximum number of 
allowable boatel/hotel units in the Central Harbor area of the Ventura Harbor from 70 to 133. 
The proposed amendment would allow for an expansion of the existing Holiday Inn Express 
(which is the only hotel facility in the Central Harbor area), therefore, it is necessary to analyze 
whether this potential increase in the maximum number of units would result in new 
development that would be located outside existing developed areas or where there are not 
adequate public services. Further it is necessary to determine whether the increase in density has 
the potential to result in significant adverse effects, either individually or cumulatively, on 
coastal resources, including to those coastal areas which have significant scenic and visual 
qualities.  
 
Section 30250 of the Coastal Act requires that new development be located within, or in close 
proximity to, existing developed areas able to accommodate development. In this case, Parcel 
One is situated in the Central Harbor area of the Ventura Harbor, west of and adjacent to 
Navigator Drive, north of Spinnaker Drive, and adjacent to both harbor waters and the Four 
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Points Sheraton hotel. This area of the harbor is developed primarily with recreational boating 
and visitor serving uses, including hotels, restaurants, a public boat launch ramp, public 
promenade, public parking lots, and public restrooms. Specifically, the parcels within the Central 
Harbor area, including Parcel One where the subject boatel/hotel is located, are zoned Harbor 
Commercial. As described within the City of Ventura’s certified LCP, development within the 
Central Harbor area shall contain uses oriented towards recreational boating.  
 
Nevertheless, the expansion of development potential provided under the proposed LUP 
amendment could cause significant impacts to the scenic quality of the Ventura Harbor. Although 
the existing boatel/hotel is located within a developed area of the Ventura Harbor, Harbor 
Boulevard and Navigator Drive are designated scenic drives, pursuant to the City of San 
Buenaventura LUP Policies 6.8 and 6.11. Additionally, LUP Policy 8.2 states that view corridors 
and viewsheds of and from the water within the Harbor area should be preserved, as shown in 
Exhibit 4. Because the Ventura Harbor is a developed area, there are very few locations where 
harbor waters are visible from roads within the harbor area. One of the only locations where 
harbor waters are visible from outside of the harbor area is across the subject site from Harbor 
Boulevard. 
 
Coastal Act Section 30251 requires that development be sited and designed to protect views of 
and along scenic coastal areas, minimize the alteration of natural landforms, be visually 
compatible with the character of surrounding areas, and, where feasible, restore and enhance 
visual quality in visually degraded areas. The proposed amendment would allow for the addition 
of 63 boatel/hotel rooms to the existing boatel/hotel facility. Although a Coastal Development 
Permit has not been issued by the City for the actual expansion of the boatel/hotel facilities, it is 
anticipated that the addition of a maximum of 63 rooms would occur south of the existing 
boatel/hotel structure. The approval of the proposed increase of the maximum number of rooms 
would allow for the extension of boatel/hotel development into the southern portion of Parcel 
One. Development in that area would block a substantial portion of Ventura Harbor channel and 
water views, and would therefore cause adverse visual impacts, inconsistent with the 
requirements of Section 30251 of the Coastal Act. 

To achieve Coastal Act consistency, the Commission finds that it is necessary to modify the 
amendment in a manner that incorporates design parameters that will minimize the visual impact 
of future boatel/hotel development in the subject area. A specific requirement that a view 
corridor to maintain and enhance harbor views across the boatel/hotel as part of any future 
development on the site would minimize impacts to visual resources. Therefore, to ensure that 
the scenic and visual qualities of the Ventura Harbor will be maintained, Suggested 
Modification One (1) requires the designation and maintenance of a view corridor, which 
extends from the southern terminus of Parcel One and continues north for approximately 217 
feet. This suggested modification requires that large existing pine trees be removed from the 
view corridor area and that any future landscaping be comprised of plant species that will have a 
natural maximum growth that is no more than two feet in height. Removal of existing vegetation 
within this area will offset the loss of views from new development in the area of the parcel 
outside the view corridor. A view corridor in this location and of this size will preserve harbor 
views of both boat dock area and open water area.   
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Further, the City has proposed to add a provision to improve views from Harbor Boulevard by 
removing large pine trees on an adjacent parcel at the Harbor entrance, as shown on Exhibit 6. In 
order to incorporate this provision that will enhance and maintain the scenic and visual qualities 
of the Ventura Harbor, Suggested Modification One (1) also requires the removal of existing 
vegetation  within parcel 080-0-240-245, prior to or concurrent with construction on Parcel One. 
Finally, to clearly illustrate the location of the designated view corridor, Suggested Modification 
Two (2), requires the insertion of a final version of the view corridor exhibit, as shown on 
Exhibit 5 to this staff report, into the Ventura Harbor section of the certified LUP.  

By clustering an expansion of the boatel/hotel development near the existing boatel/hotel and 
adjacent developed areas, cumulative impacts to coastal resources, are minimized. Further, 
maintaining and enhancing views of boat docks and open water from Harbor Boulevard by 
maintaining a view corridor with low-lying landscaping will protect the scenic and visual 
qualities of this coastal area. Therefore, the Commission finds that the proposed LUP 
amendment, only as modified, is consistent with policies 30250 and 30251 of the Coastal Act. 
 
 

C. PUBLIC ACCESS AND RECREATION 

Coastal Act Section 30210 states: 
 

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

Section 30211 of the Coastal Act 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. 
 
 

Section 30213 of the Coastal Act states: 
 

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

 
The commission shall not: (1) require that overnight room rentals be fixed at an amount 
certain for any privately owned and operated hotel, motel, or other similar visitor-
serving facility located on either public or private lands; or (2) establish or approve any 
method for the identification of low or moderate income persons for the purpose of 
determining eligibility for overnight room rentals in any such facilities. 
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Coastal Act Sections 30210 and 30211 mandate that maximum public access and recreational 
opportunities be provided and that development not interfere with the public’s right to access the 
coast. Sections 30213 of the Coastal Act provides for the encouragement and protection of low 
cost visitor serving and recreational facilities.  
 
The proposed LCP amendment would allow for an increase in the maximum number of 
allowable rooms, from 70 to 133, at the boatel/hotel facility located on Parcel One within the 
Central Harbor area of the Ventura Harbor. The proposed LUP language would allow the City to 
approve an expansion of the existing Holiday Inn Express. Parcel One is adjacent to both existing 
development and harbor waters. This area of the harbor is developed primarily with recreational 
boating and visitor serving uses, including hotels, restaurants, a public boat launch ramp, public 
promenade, public parking lots, and public restrooms. Visitor-serving commercial uses, 
including overnight accommodations, are accorded a higher priority in coastal areas than other 
types of uses by the Coastal Act. Additionally, Coastal Act Section 30213 encourages the 
protection of lower cost visitor serving and recreational facilities. In this case, the Holiday Inn 
Express is a moderate cost lodging facility, that has over the past four years, maintained an 
average room occupancy of 81% during the summer time. In comparison, the average hotel 
occupancy rate of Ventura overall, is 66%. The high occupancy rate of the subject boatel/hotel is 
largely due to its harbor side location and its close proximity to harbor related recreational and 
visitor serving facilities.   
 
The potential addition of up to 63 rooms would eliminate a portion of the existing 224 parking 
spaces on Parcel One. LCP Amendment 1-02 incorporated language into the Central Harbor 
portion of the LCP, which requires that all development in the Central Harbor area provide off-
street parking areas in an amount determined pursuant to the off-street parking regulations 
described in Chapter 24.415 of the Municipal Zoning Code (the certified Local Implementation 
Plan component of the LCP), in order to preserve coastal access. Without adequate parking, 
visitors and the general public could be prevented from having access to the water and coastal 
resources. 
 
The existing Holiday Inn Express has 69 boatel/hotel rooms and 2,000 square feet of meeting 
space. Pursuant to Chapter 24.415 of the Municipal Zoning Code, one parking space per 
boatel/hotel room and one parking space per 28 gross square feet of meeting space are required. 
Based upon these requirements, the existing boatel/hotel facility is currently required to have 141 
parking spaces, however as mentioned above, the existing parking lot has 224 parking spaces. 
Following the requirements of Chapter 24.415, the potential addition of a maximum of 63 rooms 
to the existing Holiday Inn Express would require 63 additional parking spaces. Pursuant to both 
the Harbor section of the LUP and the requirements of Municipal Zoning Code Chapter 24.415, 
an expansion of the boatel/hotel facilities would require that adequate parking be provided. 
Consistent with Coastal Act Sections 30210 and 30211, by providing adequate parking for 
boatel/hotel guests, surrounding parking available for public use would not be negatively 
impacted due to inadequate parking available to boatel/hotel guests. Therefore, the potential 
expansion of the boatel/hotel would enhance the availability of lower cost visitor and recreational 
facilities and would not negatively impact the public’s right of access to the surrounding 
recreational amenities within the Ventura Harbor.  
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For the above reasons, the Commission finds that the proposed LCP amendment is consistent 
with policies 30210, 30211, and 30213 of the Coastal Act. 
 
 

D. 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 Local Coastal Programs for compliance 
with CEQA. The Secretary of Resources Agency has determined that the Commission’s program 
of reviewing and certifying LCPs qualifies for certification under Section 21080.5 of CEQA. In 
addition to making the finding that the LCP amendment is in full compliance with CEQA, the 
Commission must make a finding that no less environmentally damaging feasible alternative 
exists. Section 21080.5(d)(2)(A) of CEQA and Section 13540(f) of the California Code of 
Regulations require that the Commission not approve or adopt a LCP, “…if there are feasible 
alternative or feasible mitigation measures available which would substantially lessen any 
significant adverse impact which the activity may have on the environment.” 
The proposed amendment is to the City of San Buenaventura’s certified Local Coastal Program 
Land Use Plan. For the reasons discussed in this report, the LCP amendment, as submitted is 
inconsistent with the applicable Chapter Three policies of the Coastal Act and feasible 
alternatives and mitigation are available which would lessen any significant adverse effect which 
the approval would have on the environment. The Commission has, therefore, modified the 
proposed LCP amendment to include such feasible measures adequate to ensure that such 
environmental impacts of new development are minimized. As discussed in the preceding 
sections, the Commission’s suggested modifications bring the proposed amendment to the Land 
Use Plan component of the LCP into conformity with the Chapter Three policies of the Coastal 
Act. Therefore, the Commission finds that the LCP amendment, as modified, is consistent with 
CEQA and the Chapter Three policies of the Coastal Act. 
 
 



























































Exhibit 5 

SBV-MAJ-1-12 

Location of View Corridor 



Exhibit 6 

SBV-MAJ-1-12 

Location ofVegetation on Parcel No. 
080-0-240-245 
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