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STAFF RECOMMENDATION: staff recommends that the PWP amendment be denied, as
submitted, and approved with one (1) suggested modification and that the Commission
approve the related NOID with special conditions, as described within the staff report, that are
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SUMMARY OF STAFF RECOMMENDATION

The Ventura County Harbor Department is proposing to amend the certified Channel Islands
Harbor Public Works Plan (PWP) in order to facilitate redevelopment of the main Harbor
administrative building located on a landside parcel in the eastern portion of the harbor. The
existing 7,825 sq. ft. harbor administrative building is the main headquarters and storage facility
of the Harbor patrol as well as the Harbor’s finance, planning, management, and leasing
departments. The existing building is an aged and dilapidated structure, which does not provide
the facilities or space adequate to maintain and support ongoing Harbor administrative
operations. As such, the Channel Islands Harbor department (which is part of the County of
Ventura), has submitted PWP amendment 0202-1, to modify Table 1 of the certified PWP to
increase the allowable square footage on the subject administrative building site from 5,500 sq.
ft. to 9,000 sq. ft., and the associated Notice of Impending Development (NOID) 0202-13, to
authorize the demolition of the existing 7,825 sq. ft. administration building and the construction
of a new two story 27 “6” tall, 8,999 sq. ft. structure and associated facilities.
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The Ventura County Harbor Department submitted the amendment to its certified Channel
Islands Harbor Public Works Plan (PWP) on June 17™, 2013. On June 24™, 2013, 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. 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. Staff is recommending denial of the proposed PWP
amendment as submitted, and approval with one (1) suggested modification regarding building
height restrictions on the subject site. The proposed PWP amendment, which would increase the
allowable square footage of the harbor administration building and facilitate authorization of the
project proposed in NOID 0202-13, would be internally consistent with the contents of the
certified PWP. However, the proposed development would not be consistent with Policy 22 (d),
which restricts the building height on the administration building site to 25 feet and the proposed
PWP Amendment does not include any modification to this policy to resolve the conflict. As the
subject administration building proposed in NOID 0202-13 is 27’ 6” tall, in order to find the
proposed NOID consistent with the certified PWP, staff is recommending a modification to the
proposed amendment which will revise policy 22 (d) to allow development on the subject
administration building site to be a maximum of 28 feet in height. The standard of review for the
proposed amendment to the PWP is consistency with the Chapter 3 policies of the Coastal Act.
The policies and implementation measures of the Oxnard LCP serve as guidance.

The subject administration building site is located in the eastern portion of the Harbor on the
corner of Victoria Avenue and Pelican way. The subject site is located adjacent to the main fuel
dock for the harbor and a large section of commercial and recreational boating slips. The subject
site contains public accessways and sidewalks which provide access to the recreational and
commercial boating slips and function as public coastal walkways. The subject public sidewalks
will be improved as part of the proposed NOID and access to the commercial and recreational
boating areas and fuel dock will be maintained and unaffected by the proposed project.
Construction storage and staging will not block or obstruct public access to the water or other
public Harbor amenities. Additionally, new public ADA accessible public restroom facilities
will be constructed as part of the proposed administration building NOID. As such, no adverse
impacts to public recreational Harbor resources or commercial fishing operations are anticipated
to result from the proposed project. Additionally, while, the subject administration building site
is located adjacent to a public view corridor identified on the certified PWP Land Use Plan Map,
the proposed redevelopment will maintain the existing footprint of the current administration
building and will not extend into any portion of the identified public view corridor. In order to
ensure that the subject building blends in with the character of development in the area and is not
visually obtrusive, staff is recommending Special Condition # 7, requiring that the color of the
proposed administration building be limited to colors compatible with the surrounding
environment (earth tones). As such, no impacts to public visual resources are anticipated as part
of the proposed NOID.

Furthermore, there are no environmentally sensitive habitat areas (ESHAS) located on or in close
proximity to the subject site and no work is proposed within or directly adjacent to Harbor

2



PWP-4-CIH-13-0201-1 and CIH-NOID-0201-13

waters. While sensitive Heron species and other nesting birds have been identified in the regions
of Channel Islands Harbor, the closest recorded sensitive bird nesting site is located 1,750 linear
feet away, and on the other side of the harbor from, the subject administration building site. As
such, no impacts to environmentally sensitive habitat areas are expected to result from the
proposed project. However, to ensure that potential impacts to sensitive bird species are avoided
or minimized, Special Condition #2 is suggested, which will require bird nesting surveys to be
conducted within a 500 ft. radius of the project site prior to commencement of construction.
Also, to improve and maintain water quality in the Harbor, Staff is recommending special
condition # 3 and 4, which will require the Harbor to implement water quality and general
construction maintenance and debris removal best management practices as part of the
construction phase of the project, consistent with all applicable water quality policies of the
certified PWP. The proposed administration building will also incorporate improved drainage
systems and bioswale/biofiltration devices.

Therefore, Staff is recommending that the Commission determine that the notice of impending
development is consistent with the certified Channel Islands Harbor Public Works Plan (PWP),
as modified pursuant to seven (7) special conditions regarding: (1) Implementation of the
proposed NOID, (2) Protection of roosting and nesting birds, (3) Construction maintenance and
debris removal (4) Water quality management plan (5) Lighting plan, (6) Landscaping plan and
(7) Structural appearance. As conditioned, the project is consistent with all resource protection
policies and provisions of the Public Works Plan. See associated Motion and Resolution
beginning on Page 2. The standard of review for the proposed NOID is conformity with the
policies of the certified PWP.
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l. PROCEDURAL ISSUES
A. STANDARD OF REVIEW

Public Works Plan Amendment

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
Oxnard LCP, including the Harbor area which was certified in December 1986. Therefore, the
Commission’s certification of the PWP 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. PRC Section 30605 also states that any
proposed amendment to the PWP shall be processed in the same manner as prescribed for an
amendment to a Local Coastal Program.

Notice of Impending Development:

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 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 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 proposed Administration
Building 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.
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No construction shall commence until after the Commission votes to render the proposed
development consistent with the certified PWP.

The standard of review for a Notice of Impending development is the PWP, as amended. Section
30606 of the Coastal Act and §13357 through §13359 of Title 14 of the California Code of
Regulations govern the Coastal Commission’s review of subsequent development where there is
a certified Public Works Plan. The Executive Director or his designee must review the notice of
impending development (or development announcement) and determine whether it provides
sufficient information to determine if the proposed development is consistent with the certified
Public Works Plan as Amended. The notice is deemed filed when all necessary supporting
information has been received and any necessary PWP Amendment is certified by the
Commission.

B. 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 March 5, 2013. 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.
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II.  STAFF RECOMMENDATION: MOTIONS & RESOLUTIONS

A. PWP AMENDMENT 0201-1: DENIAL AS SUBMITTED

MOTION I: I move that the Commission certify Channel Islands Harbor Public Works
Plan Amendment No. 13-0201-1, as submitted.

Staff recommends a NO vote. Failure of this motion will result in denial of the Public Works
Plan amendment 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 13-0201-1 as submitted and adopts the findings stated below on the grounds that the
amendment does not conform with Chapter 3 of the Coastal Act. Certification of the Amendment
would not comply with the California Environmental Quality Act because there are feasible
alternatives or feasible mitigation measures that would substantially lessen the significant
adverse effects that the approval of the amendment would have on the environment.

B. PWP AMENDMENT 13-0201-1 CERTIFICATION WITH SUGGESTED MODIFICATIONS

MOTION 11I: I move that the Commission certify the Channel Islands Harbor
Public Works Plan Amendment 13-0201-1 if modified as
suggested in the staff report.

STAFF RECOMMENDATION FOR CERTIFICATION OF PWP AMENDMENT WITH
SUGGESTED MODIEFICATIONS:

Staff recommends a YES vote. Passage of this motion will result in certification of the Public
Works Plan Amendment 13-0201-1, as modified. The motion to certify passes only by an
affirmative vote of a majority of the appointed Commissioners.

RESOLUTION I1I:

The Commission hereby certifies the Channel Islands Harbor Public Works Plan Amendment
13-0201-1 if modified as suggested and adopts the findings stated below on the grounds that the
amendment with the suggested modifications conforms with Chapter 3 of the Coastal Act.
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
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would substantially lessen any significant adverse impacts of the amendment on the
environment.

C. NOID 0201-13: ApPROVAL WITH CONDITIONS

MOTION I11: I move that the Commission determine that the development described in
the Notice of Impending Development 0201-13 (Administration Building
Redevelopment), as conditioned, is consistent with the certified Channel
Islands Harbor Public Works Plan.

Staff recommends a YES vote. Passage of this motion will result in a determination that the
development described in the Notice of Impending Development 0201-13 as conditioned, is
consistent with the certified Channel Islands Harbor Public Works Plan, as amended, pursuant to
PWP Amendment 13-0201-1, and adoption of the following resolution and findings. The motion
passes only by affirmative vote of a majority of the Commissioners present.

RESOLUTION IlI: TO DETERMINE DEVELOPMENT IS CONSISTENT WITH PWP:
The Commission hereby determines that the development described in the Notice of Impending
Development 0201-13, as conditioned, is consistent with the certified Channel Islands Harbor
Public Works Plan, as amended pursuant to PWP Amendment 13-0201-1, for the reasons
discussed in the findings herein.
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I11. SUGGESTED MODIFICATION TO PWP AMENDMENT 0201-1

The staff recommends that 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
inserted is shown underlined. Language recommended by Commission staff to be inserted is
shown in double underline..

1. Modify policy 22(d) as follows:

d. Future building or redevelopment in the harbor shall not exceed 2 stories or 25 feet in height
or 35 feet on parcel V-1 at the corner of Victoria and Channel Islands Boulevard, or 28 feet on

the Harbor administrative building site at the corner of Victoria Avenue and Pelican Way.
Height shall be measured from the centerline of the frontage rd.

IV. NOTICE OF IMPENDING DEVELOPMENT 0202-13 SPECIAL
CONDITIONS

1. Implementation of proposed NOID

The project shall be subject to all conditions of approval by the Ventura County Harbor
Department, included as part of the proposed NOID except as modified by the required
conditions of approval for Notice of Impending Development 0202-13. Any questions of intent
or interpretation of any condition will be resolved by the Executive Director of the Coastal
Commission.

2. Protection of Nesting and Roosting Birds

A qualified independent biologist or environmental resource specialist shall prepare biological
surveys of trees on and adjacent to the project site (within 500 feet of any construction
activities), just prior to any construction activities, and once a week upon commencement of
construction activities that include grading or use of other heavy equipment, and that will be
carried out between December 1 and September 30", inclusive. Such surveys shall identify the
presence of black-crowned night herons, great blue herons, snowy egrets, or other sensitive
species in or near the project site. All surveys conducted pursuant to this condition shall be
submitted to the Executive Director of the Coastal Commission.

In the event that the surveys identify any black-crowned night herons, great blue herons, snowy
egrets, or other sensitive species exhibiting reproductive or nesting behavior on or adjacent to the
project site (within 500 feet of any construction activities), then the following measures shall be
included in the development:

A. Within 300 feet of any identified active nesting sites, noise monitors shall be present
during all construction activities and tree/shrub removal. Noise generated by
construction shall not exceed 65 dB at any point in time, at any active nesting site. If
construction noise exceeds the standard above, sound mitigation measures shall be
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employed. If these sound mitigation measures do not reduce noise levels within 48
hours, construction within 300 feet of the tree shall cease and shall not recommence
until either new sound mitigation can be employed or nesting is complete.

A qualified independent monitor, approved by the Executive Director, shall be
present on site during such construction to measure noise levels. During construction,
noise reduction measures such as sound shields shall be used and measures taken to
minimize loud noise generation to the maximum extent feasible. 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.

In the event that the environmental resources specialist reports finding that any black-
crowned night herons, great blue herons, snowy egrets, or other sensitive species
exhibiting reproductive or nesting behavior within any of the trees/shrubs to be
removed, the applicant shall cease work and immediately notify the Executive
Director and local resource agencies. Project activities shall resume only upon
written approval of the Executive Director.

3. Construction Maintenance Responsibilities and Debris Removal

The Ventura County Harbor Department shall comply with the following construction-related
requirements:

A.

No demolition or construction materials, debris, or waste shall be placed or stored
where it may enter sensitive habitat, receiving waters or a storm drain, or be subject
to wave, wind, rain, or tidal erosion and dispersion. No demolition or construction
materials, debris, or waste shall be placed or stored in the park. No construction
equipment or trailers shall be stored in the park.

No demolition or construction equipment, materials, or activity shall be placed in or
occur in any location that would result in impacts to ESHA, wetlands or their buffers.
Any and all debris resulting from demolition or construction activities shall be
removed from the project site within 24 hours of completion of the project.

. Demolition or construction debris and sediment shall be removed from work areas

each day that demolition or construction occurs to prevent the accumulation of
sediment and other debris that may be discharged into coastal waters.

All trash and debris shall be disposed in the proper trash and recycling receptacles at
the end of every construction day.

The applicant shall provide adequate disposal facilities for solid waste, including
excess concrete, produced during demolition or construction.

Debris shall be disposed of at a legal disposal site or recycled at a recycling facility. If
the disposal site is located within the coastal zone, a separate Notice of Impending
Development shall be required before disposal can take place.

. All stock piles and construction materials shall be covered, enclosed on all sides, shall

be located as far away as possible from drain inlets and any waterway, and shall not
be stored in contact with the soil.
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I.  Machinery and equipment shall be maintained and washed in confined areas
specifically designed to control runoff. Thinners or solvents shall not be discharged
into sanitary or storm sewer systems.

J.  The discharge of any hazardous materials into any receiving waters shall be
prohibited.

K. Spill prevention and control measures shall be implemented to ensure the proper
handling and storage of petroleum products and other construction materials.
Measures shall include a designated fueling and vehicle maintenance area with
appropriate berms and protection to prevent any spillage of gasoline or related
petroleum products or contact with runoff. The area shall be located as far away from
the receiving waters and storm drain inlets as possible.

L. The least damaging method shall be used for the construction of pilings and any other
activity that will disturb benthic sediments. The suspension of benthic sediments into
the water column shall be minimized to the greatest extent practicable.

M. Best Management Practices (BMPs) and Good Housekeeping Practices (GHPS)
designed to prevent spillage and/or runoff of demolition or construction-related
materials, and to contain sediment or contaminants associated with demolition or
construction activity, shall be implemented prior to the on-set of such activity

N. All BMPs shall be maintained in a functional condition throughout the duration of the
project.

4.  Water Quality Management Plan

A. Prior to commencement of development, the Ventura County Harbor Department shall
submit, for the review and approval of the Executive Director, a Water Quality Management
Plan (WQMP), prepared by a licensed water quality professional, and shall include plans,
descriptions, and supporting calculations. The WQMP shall incorporate structural and non-
structural Best Management Practices (BMPs) designed to reduce, to the maximum extent
practicable, the volume, velocity and pollutant load of stormwater and dry weather flows leaving
the developed site. In addition to the specifications above, the plan shall be in substantial
conformance with the following requirements:

a. The proposed development shall reduce or maintain pre-development peak runoff rates and
average volumes to the maximum extent practicable.

b. Appropriate structural and non-structural BMPs (site design, source control and treatment
control) shall be designed and implemented to minimize water quality impacts to surrounding
coastal waters. Structural Treatment Control BMPs shall be implemented when a combination of
Site Design and Source Control BMPs are not sufficient to protect water quality.

c. Impervious surfaces, especially directly connected impervious areas, shall be minimized, and
alternative types of pervious pavement shall be used where feasible.

d. Irrigation and the use of fertilizers and other landscaping chemicals shall be minimized.
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e. Trash, recycling and other waste containers, as necessary, shall be provided. All waste
containers anywhere within the development shall be covered, watertight, and designed to resist
scavenging animals.

f. Runoff from all paved public walkways shall be collected and directed through a system of
structural BMPs including vegetated areas and/or gravel filter strips or other vegetated or media
filter devices. The system of BMPs shall be designed to 1) trap sediment, particulates and other
solids and 2) remove or mitigate contaminants (including trash, debris and vehicular fluids such
as oil, grease, heavy metals and hydrocarbons) through infiltration, filtration and/or biological
uptake. The drainage system shall also be designed to convey and discharge runoff from the
developed site in a non-erosive manner.

h. The detergents and cleaning components used on site shall comply with the following criteria:
they shall be phosphate-free, biodegradable, and non-toxic to marine wildlife; amounts used shall
be minimized to the maximum extent practicable; no fluids containing ammonia, sodium
hypochlorite, chlorinated solvents, petroleum distillates, or lye shall be used.

I. Post-construction structural BMPs (or suites of BMPs) shall be designed to treat, infiltrate or
filter the amount of stormwater runoff produced by all storms up to and including the 85th
percentile, 24-hour storm event for volume-based BMPs, and/or the 85th percentile, 1-hour
storm event, with an appropriate safety factor (i.e., 2 or greater), for flow-based BMPs.

j. All BMPs shall be operated, monitored, and maintained for the life of the project and at a
minimum, all structural BMPs shall be inspected, cleaned-out, and where necessary, repaired at
the following minimum frequencies: (1) prior to October 15th each year; (2) during each month
between October 15" and April 15" of each year and, (3) at least twice during the dry season.

k. Debris and other water pollutants removed from structural BMP(s) during clean-out shall be
contained and disposed of in a proper manner.

. It is the Harbor Department’s responsibility to maintain or ensure that its lessee maintains the
drainage system and the associated structures and BMPs according to manufacturer’s
specifications.

B. The permittee shall undertake development in accordance with the approved final plans. Any
proposed changes to the approved final plans shall be reported to the Executive Director. No
changes to the approved final plans shall occur without a new Notice of Impending Development
unless the Executive Director determines that no new Notice of Impending Development is
legally required.

5. Lighting Plan
A. Prior to commencement of the development, the Harbor Department shall submit, for the

review and approval of the Executive Director, a lighting plan for the approved development
and associated sidewalks. The lighting plan shall incorporate the following requirements:
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(@) Any exterior night lighting installed on the project site shall be of low intensity, low glare
design, and shall be shielded to direct light downward onto the subject parcel and prevent
spill-over onto adjacent parcels. Furthermore, no skyward-casting lighting shall be used.
The lowest intensity lighting shall be used that is appropriate to the intended use of the
lighting.

(b) The lighting plan shall show the locations of all exterior lighting fixtures and an arrow
showing the direction of light being cast by each fixture, the lighting specifications, and
the height of the fixtures. The plan shall be designed in particular to avoid lighting
impacts to the open spaces and trees.

B. The Harbor Department shall undertake development in accordance with the approved final
plans. Any proposed changes to the approved final plans shall be reported to the Executive
Director. No changes to the approved final plans shall occur unless the Executive Director
determines that no new Notice of Impending Development or Public Works Plan Amendment is
legally required.

6. Landscaping Plan

Prior to the commencement of development, the Harbor Department shall submit a landscaping
plan, prepared by a licensed landscape architect or a qualified resource specialist, for review and
approval by the Executive Director. The revised plan shall incorporate the criteria set forth
below:

(@) All disturbed areas on the project site shall be planted and maintained for
erosion control purposes within sixty (60) days after construction of the public
park is completed. All landscaping shall consist primarily of native plants.
All native plant species shall be of local genetic stock. No plant species listed
as problematic and/or invasive by the California Native Plant Society, the
California Invasive Plant Council, or by the State of California shall be
employed or allowed to naturalize or persist on the site. No plant species
listed as a “noxious weed’ by the State of California or the U.S. Federal
Government shall be utilized or maintained within the property.

(b) Plantings will be maintained in good growing condition throughout the life of
the project and, whenever necessary, shall be replaced with new plant
materials to ensure continued compliance with applicable landscape
requirements.

(c) Rodenticides containing any anticoagulant compounds (including, but not
limited to, Warfarin, Brodifacoum, Bromadiolone or Diphacinone) shall not
be used.

(d) The landscaping plan shall incorporate a majority of native species, endemic
to the Ventura County or Channel Islands region and native coastal scrub
habitat communities. All native planting shall be of local genetic stock. The
landscaping plan shall emphasize drought tolerant endemic native plants on
most of the proposed landscaping area.

7.  Structural Appearance
Prior to the commencement of development, the Harbor Department shall submit for the review
and approval of the Executive Director, a color palette and material specifications for the outer
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surface of all structures authorized by the approval of this Notice of Impending Development.
The palette samples shall be presented in a format not to exceed 8%” x 11” x ¥2” in size. The
palette shall include the colors proposed for the exterior surfaces, concrete sidewalks, retaining
walls, and other structures authorized by this permit. With the exception of any interpretive and
educational improvements requiring the use of additional colors, acceptable colors shall be
limited to colors compatible with the surrounding environment (earth tones) including shades of
green, brown and gray with no white or light shades and no bright tones.

V. FINDINGS FOR APPROVAL OF THE PUBLIC WORKS PLAN
AMENDMENT AS SUBMITTED 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 with one suggested modification, as well as approval of the corresponding Notice
of Impending Development, as conditioned. The Commission hereby finds and declares as
follows:

A. PROPOSED PROJECT AND BACKGROUND

PWP Amendment Description

Channel Islands Harbor is proposing to amend their certified Public Works Plan to modify the
allowable square footage of the harbor’s administrative headquarters building. The proposed
amendment would increase the allowable square footage of the subject administrative building in
Table 1 of the certified PWP from 5,500 sg. ft. to 9,000 sq. ft. The subject PWP amendment is
proposed in order to facilitate the demolition and reconstruction of the existing dilapidated
administrative building, as proposed through Notice of Impending Development 0202-13. The
proposed amendment would modify Table 1 of the certified PWP, which is an inventory table of
existing facilities and uses by leased parcel within the harbor. The subject site of the existing
administrative building does not have an identified parcel number; however, it is identified in
Table 1 as “Harbor Admin. Bldg’ located on a 1.38 acre (no # parcel). The certified CI Harbor
PWP master plan map identifies the existing administrative building in its approximate as-built
size and configuration.

The Land Use Map contained in the PWP provides general land use designations and describes
permitted uses within specific areas of the Harbor. The subject administrative building site is
designated Visitor Serving Boating (VSB) on the subject Land Use Map. The PWP states that
“the purpose of this designation is to provide access to, and the storage of, boats, and where
launching facilities exist, to provide for the entry or removal of boats from (or to) the waters of
the inner harbor.” Permitted uses on land consist of “dry storage of boats, the parking of
vehicles and boat trailers and, where launching facilities exist, the washing of boats and flushing
of salt water engine cooling systems, boat and boat equipment sales, rentals, displays, storage
and minor repair and packaged (carry-out) food or beverage sales.” The new administrative
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building would accommaodate the Harbor patrol operations, leasing activities, and other
administrative uses which serve the users and lessees of the harbor as well as visiting members
of the public. The use of the proposed administrative building as a headquarters for
administrative operations for the entire Channel Islands harbor would support the continued
operation and maintenance of the Visitor Serving Boating uses within the harbor. Therefore,
although *harbor administrative operations’ is not specifically referenced or described as a
permitted use in the PWP, it is a type of use that appears to be consistent with, and supportive of,
the VSB use designation. Additionally, the Master Plan Map of the certified PWP, which shows
existing developments throughout the harbor, already identifies the developed footprint of the
Harbor’s administrative building in the same location and alignment as proposed in NOID 0202-
13. As such, no modifications to the Land Use Plan Map or the Master Plan map are necessary
in order to find the NOID consistent with the certified PWP.

Proposed Notice of Impending Development Description

The proposed Notice of Impending Development (NOID) will authorize demolition of the
existing 7,825 sq. ft. one story administration building and construction and operation of a new
8,988 sq. ft. two story, 27’ 67, high Harbor Administrative building on a 1.38 acre parcel owned
by the County of Ventura located on the east side of the Victoria Boulevard and the Pelican Way
(exhibit 1). The proposed administration building will occupy a reduced building footprint of
5,818 sq.ft, compared to the 7,825 sq. ft. development footprint of the existing administrative
building, and will require 500 cu. yds. of cut grading and 100 cu. yds. of fill grading. Including
the proposed parking lot, landscaping area, and building footprint, the total proposed
development area will consist of 21,623 sg. ft. and will be contained within a previously
developed landside area of the harbor, which is devoid of any environmentally sensitive habitat
areas. The proposed parking lot will occupy the same location as the existing parking lot;
however, the angle of the stalls is proposed to be modified to increase the available parking
spaces from 15 to 24 stalls. The proposed new administration building will accommodate the
Harbor patrol operations, as well as the Harbor department’s finance, leasing, planning, and
management departments. In addition, the proposed new administration building will include the
construction of a public ADA accessible bathroom and new public sidewalks along Victoria ave,
Pelican way, and along the waterfront to the Harbor Patrol Dock.

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
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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 required 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 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.

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.

B. PUBLIC ACCESS AND RECREATION
The following Coastal Act policies pertain to the protection and provision of public access and

recreation including lower cost visitor and recreational facilities and are also incorporated into
the City of Oxnard LCP:

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.

Section 30213 states in part:
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Lower cost visitor and recreational facilities shall be protected, encouraged, and, where
feasible, provided. Developments providing public recreational opportunities are
preferred.

Section 30221 states:

Oceanfront land suitable for recreational use shall be protected for recreational use and
development unless present and foreseeable future demand for public or commercial
recreational activities that could be accommodated on the property is already adequately
provided for in the area.

With regard to the proposed NOID, the PWP contains the following access and recreation
policies that are applicable to the proposed project:

Policy 20 under Public Access and Recreation:

All areas designated as public parks and beaches in Figure 1V of the Plan shall be
protected as open space and shall not be developed or utilized for other uses without an
amendment to the plan.

Policy 5 under Public Access and Recreation :

Maximum pedestrian waterfront access shall be provided by incorporating waterfront
pedestrian walkways into all redevelopment projects. Where existing structures are
found to interfere with lateral access, walkways shall be located as close as possible to
the water. All walkways will be linked with adjacent walkways in order to ensure
uninterrupted pedestrian movement. A promenade walkway shall be provided along the
harbor frontage for all new development.

Policy 16 under Public Access and Recreation:

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

Policy 21 Public Access and Recreation:

Harbor activities shall be clustered into locations appropriate to their use to protect and
enhance public recreational activities in the Harbor. Land uses shall be compatible and
consistent with the kind, location and intensity of development and resource protection
and development policies prescribed by this Land Use Plan.

The proposed amendment would modify the allowable square footage of the main Harbor
administration building in Table 1 of the certified PWP from 5,500 sg. ft. to 9,000 sqg. ft. on an
existing landside parcel on the east side of the Channel Islands Harbor. The subject
administrative building site is a developed parcel within the eastern Harbor located on the south
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side of the Pelican way cul-de-sac, which dead ends into the harbor. The subject site provides
lateral access via public sidewalks along the Harbor shoreline and also provides a landside access
point to the adjacent recreational/commercial boating slip waterside parcels. The subject
administration building site is located adjacent to the main fuel dock in the Harbor, as well as a
boating dock with commercial fishing and recreational boating harbor slips. The existing
administration building provides services and manages the leaseholds and operation of these, and
other harbor wide, recreational and commercial boating uses, consistent with the applicable
Chapter 3 policies of the Coastal Act. The proposed PWP amendment would facilitate the
redevelopment and expansion of the Harbor’s administration building, increasing the
functionality of the Harbor’s administrative departments and their accessibility to members of
the public and recreational and commercial boating lessees. Additionally, the subject PWP
amendment would allow for the construction of ADA accessible public restrooms attached to the
proposed administration building and would also facilitate improvements to the existing
sidewalks and public accessways adjacent to the main fuel dock and boating slips. Furthermore,
by expanding the interior office space of the Harbor administration building, the Harbor patrol
would also have more room for storage and office space and would be able to increase their
operational efficiency and implementation of Harbor safety protocols throughout the harbor area.

With regard to the PWP land use designation, the subject site is not located in an area designated
on the certified Master Plan or Land Use Plan map as ‘Public Park’, *Open space’, or
‘Commercial Fishing’. The subject site is designated as “Visitor Serving Boating’ (VSB). The
PWP states that “the purpose of this designation is to provide access to, and the storage of, boats,
and where launching facilities exist, to provide for the entry or removal of boats from (or to) the
waters of the inner harbor.” Permitted uses on land consist of “dry storage of boats, the parking
of vehicles and boat trailers and, where launching facilities exist, the washing of boats and
flushing of salt water engine cooling systems, boat and boat equipment sales, rentals, displays,
storage and minor repair and packaged (carry-out) food or beverage sales.” The proposed PWP
amendment would allow for replacement of the administration building with a larger structure as
well as the continued operation of the site as the Harbor’s administrative headquarters, which
will help to maintain and promulgate the public access and recreational/commercial boating uses
within the Harbor. Therefore, the proposed use of the site as an administrative building, which
will guide harbor operations and facilitate the public’s use of the Harbor’s landside and waterside
amenities, can be found consistent with the VSB land use designation. The proposed increase in
square footage allowed on the project site will not adversely impact public access to or along the
water because a structure of the maximum size, with associated parking, can be accommodated
on the site along with lateral and vertical public access sidewalks.

The proposed NOID would authorize the demolition of the existing Harbor administration
building and the construction of a new, larger structure, located adjacent to a variety of 