
 

 

TYSON RESIDENCE 

COASTAL PLANNED DEVELOPMENT (PD) PERMIT 
CASE NO. PL21-0012 

 
A. PROJECT INFORMATION 
 

1. Request: The applicant requests approval of a Coastal Planned Development 
(PD) permit for demolition of an existing single-family dwelling and the construction 
of a new single-family dwelling (Case No. PL21-0012) 

 
2. Applicant/Property Owner: Tyson, Maureen Amber, Wilo Trust, c/o Melissa 

Tyson, 2589 East Washington Boulevard, Pasadena CA, 91107 
 
3. Applicant’s Representative: Robin Lombardo 5429 Forestridge Drive, Agora 

Hills, CA 91301 
 
4. Decision-Making Authority: Pursuant to the Ventura County Coastal Zoning 

Ordinance (CZO) (Section 8174-5 and Section 8181-3 et seq.), the Planning 
Director is the decision-maker for the requested Coastal PD Permit. 

 
5. Project Site Size, Location, and Parcel Number: The 2,550-square foot property 

is located at 1105 Ocean Drive, 25 feet west of the intersection of Ventura Avenue 
and Ocean Drive, in the community of Silver Strand Beach, in the unincorporated 
area of Ventura County. The Tax Assessor’s parcel number for the parcel that 
constitute the project site is 206-0-156-030 (Exhibit 2). 

 
6. Project Site Land Use and Zoning Designations (Exhibit 2): 
 

a. Countywide General Plan Land Use Map Designation: Residential Beach 
 
b. Coastal Area Plan Area Plan Land Use Map Designation: Residential High 

6.1-36 Dwelling Units (DU) / Acre  
 
c. Zoning Designation: RBH, Residential Beach Harbor  
 

7. Adjacent Zoning and Land Uses/Development (Exhibit 2): 
Location in 

Relation to the 
Project Site 

Zoning Land Uses/Development 

North RBH Single-Family Dwelling 

East RBH Single-Family Dwelling 

South RBH Single-Family Dwelling 

West 
COA-10ac-sdf, Coastal Open 
Space  

Silver Strand Beach, Pacific Ocean 
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8. History: The subject property is developed with an existing single family dwelling 
(2,065 square feet (sq. ft.)), built in 1981.  The dwelling includes three bedrooms 
and two bathrooms, and two attached one-car garages. A Notice of Violation in 
2004 (Case No. V04-000567) acknowledged an unpermitted roof deck electrical 
service and sheetrock replacement.  The violation was abated and the deck and 
the structure restored to its original layout.  A zoning clearance (Case No. ZC13-
0232) was issued for the installation of electrical improvements such as ceiling 
fans, switches, dimmers and recessed lighting. The structure is not eligible for 
designation as a historical resource. 

 
9. Project Description: The Applicant requests a Coastal Planned Development 

(PD) Permit to demolish an existing two-story single-family dwelling (2,065 sq. ft.) 
and 451 square foot attached garage and the construction of a new three-story 
2,886 sq. ft. single-family dwelling, a 224 square foot second floor balcony, a 310 
square foot roof deck, and a 695 sq. ft. two car attached garage. The single-family 
dwelling will have a height of 28 feet, as measured from the from the flood control 
datum established by the Ventura County Public Works Agency. 

 
Access to the project site is provided by a new private driveway which connects to 
Ocean Drive.  Water and wastewater services will be provided by the Channel 
Islands Beach Community Services District. (Exhibit 3). 

 
B. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) COMPLIANCE 
 
Pursuant to CEQA (Public Resources Code Section 21000 et seq.) and the CEQA 
Guidelines (Title 14, California Code or Regulations, Division 6, Chapter 3, Section 15000 
et seq.), the proposed project is subject to environmental review. 
 
The State Legislature through the Secretary for Resources has found that certain classes 
of projects are exempt from CEQA environmental impact review because they do not 
have a significant effect on the environment. These projects are declared to be 
categorically exempt from the requirement for the preparation of environmental impact 
documents. The proposed project involves the demolition of an existing structure and 
construction of a new single family dwelling.  Therefore, the proposed demolition and 
reconstruction project has been determined to not have a significant effect on the 
environment pursuant to CEQA Guidelines Sections 15301 (Existing Facilities) and 15303 
(New Construction or Conversion of Small Structures). Further, the project will not trigger 
any of the exceptions to the exemptions listed under CEQA Guidelines Section 15300.2. 
Therefore, no further environmental review is required. 
 
C. CONSISTENCY WITH THE GENERAL PLAN 
 
The 2040 Ventura County General Plan Goals, Policies and Programs (2020, page 1-1) 
states: 
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All area plans, specific plans subdivision, public works projects, and zoning 
decisions must be consistent with the direction provided in the County’s General 
Plan. 

 
Finally, the Ventura County CZO (Section 8181-3.5.a) states that in order to be approved, 
a project must be found consistent with the intent and provisions of the County's Certified 
Local Coastal Program (LCP). 
 
Evaluated below is the consistency of the proposed project with the applicable policies of 
the General Plan Goals, Policies and Programs and Coastal Area Plan. 
 
Land Use and Community Character 
 

1. General Plan Policy LU16.1 (Community Character and Quality of Life):  The 
County shall encourage discretionary development to be designed to maintain the 
distinctive character of the unincorporated communities, to ensure adequate 
provision of public facilities and services, and to be compatible with neighboring 
uses. 
 
General Plan Policy LU16.8 (Residential Design that Complements the 
Natural Environment):  The County shall encourage discretionary development 
that incorporates design features that provide a harmonious relationship between 
adjoining uses and the natural environment.  
 
General Plan Policy LU16.9 (Building Orientation and Landscaping):   The 
County shall encourage discretionary development to be oriented and landscaped 
to enhance natural lighting, solar access, and passive heating or cooling 
opportunities to maximize energy efficiency. 
 
Coastal Act Section 30250(a): 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. In addition, land 
divisions, other than leases for agricultural uses, outside existing developed   areas 
shall be permitted only where 50 percent of the usable parcels in the area have 
been developed and the created parcels would be no smaller than the average 
size of surrounding parcels.  
 
Coastal Act Policy 30251 – Scenic and Visual Qualities: 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 the surrounding 
area and, where feasible, to restore and enhance visual quality in visually 
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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 
subordinate to the character of its setting. 
 
The project site is zoned RBH and is located between Ocean Drive, the nearest 
public road, and Silver Strand beach. The purpose and intent of the RBH zone is 
to provide for development and preservation of unique beach-oriented residential 
communities with small lot subdivision patterns. The proposed single-family 
dwelling will be located on a 34 foot by 75 foot lot that is typical of the Silver Strand 
subdivision map as depicted in Official Records Book 15 Page 14.  The permitted 
maximum building coverage in the RBH zone is 65%; the proposed dwelling will 
have a maximum building coverage of 52%. The project will result in an increase 
in height from the existing two story structure (approximately 25 feet in height) to 
the proposed three-level structure which is 28 feet in height.  The proposed 
dwelling will have a flat roof, as measured from the minimum base flood elevation 
of the first floor as established by the Ventura County Public Works Agency (or 
11.77 ft. NAVD).  Pursuant to CZO Section 8175.4.8(b)(2), the proposed building 
proposes no roof deck railings or building parapet above the maximum 28 foot 
height limit.  Additionally, the proposed construction of the three-level structure is 
located between 1113 Ocean Drive (Year Built 2014) and 1101 Ocean Drive (Year 
Built 2011), both three-level dwellings. 
 
The proposed dwelling would not degrade or significantly alter the existing scenic 
or visual qualities of the Silver Strand Beach Community and will be similar in visual 
character (size, scale and style) to the other residential dwellings in the 
surrounding area. In the immediate vicinity of the project site, neighboring homes 
range in size from 2,409 sq. f. to 2,556 sq. ft. and include a variety of architectural 
styles and forms. The proposed single-family dwelling, a 3,581 square foot 
contemporary style residence is larger, however the difference in the proposed 
habitable floor area is attributable to configuration of levels within the proposed 
structure.  The proposed dwelling is effectively able to utilize most of the buildable 
area of the lot (which includes permissible encroachment of the second and third 
story as prescribed under CZO Section 8175-2) with two levels of habitable space 
and within the height limit by utilizing a split level design which compresses the 
plate level along the street side.  Effectively, the applicant proposes three building 
levels along the street side within the 28 foot building envelope with garage at the 
street level and two floors floor of habitable space above the garage with a varied 
building plate height between 10 and 9 feet (Exhibit 3).   Therefore, the proposed 
single-family dwelling will be visually compatible with the character of the 
surrounding area and will not significantly degrade visual quality of the surrounding 
community.  
 
Based on the discussion above, the proposed project is consistent with General 
Plan Policies LU16.1, LU16.8, and LU16.9 and Coastal Act Sections 30250(a) and 
30251. 
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Circulation, Transportation, and Mobility 
 

2. General Plan Policy CTM-1.1 (Vehicle Miles Traveled (VMT) Standards and 
CEQA Evaluation):  The County shall require evaluation of County General Plan 
land use designation changes, zone changes, and discretionary development for 
their individual (i.e., project-specific) and cumulative transportation impacts based 
on Vehicle Miles Traveled (VMT) under the California Environmental Quality Act 
(CEQA) pursuant to the methodology and thresholds of significance criteria set 
forth in the County Initial Study Assessment Guidelines.  
 

General Plan Policy CTM-1.3 (County Level of Service (LOS) Standards):  The 
County shall maintain LOS standards for use as part of the County’s transportation 
planning including the traffic impact mitigation fee program, and the County’s 
review and consideration of proposed land use legislation and discretionary 
development. For purposes of County transportation planning and review and 
consideration of proposed land use legislation and discretionary development, the 
County shall use the following minimum acceptable Level of Service (LOS) for road 
segment and intersection design standards within the Regional Road Network and 
all other County-maintained roadways: 

a.  LOS-'C' for all Federal functional classification of Minor Collector (MNC) and 
Local roadways (L); and 

b.  LOS-'D' for all Federal functional classifications except MNC and L, and 
Federal and State highways in the unincorporated area, except as 
otherwise provided in subparagraph (c and d; 

c.  LOS-'E' for State Route 33 between the northerly end of the Ojai Freeway 
and the city of Ojai, Santa Rosa Road, Moorpark Road north of Santa Rosa 
Road, State Route 34 north of the city of Camarillo, and State Route 118 
between Santa Clara Avenue and the city of Moorpark; 

d.  LOS ‘F’ for Wendy Drive between Borchard Drive to Lois Avenue; and 

e.  The LOS prescribed by the applicable city for all federal highways, state 
highways, city thoroughfares and city-maintained local roads located within 
that city, if the city has formally adopted and is implementing a General Plan 
policy, ordinance, or a reciprocal agreement with the County regarding 
development in the city that is intended to improve the LOS of County-
maintained local roads and federal and state highways located within the 
unincorporated area of the county. 

f.  At any intersection between two or more roads, each of which has a 
prescribed minimum acceptable LOS, the lower LOS of the roads shall be 
the minimum acceptable LOS for that intersection. 

 
General Plan Policy CTM-1.7 (Pro Rata Share of Improvements):  The County 
shall require discretionary development that would generate additional traffic pay 
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its pro rata share of the cost of added vehicle trips and the costs of necessary 
improvements to the Regional Road Network pursuant to the County’s Traffic 
Impact Mitigation Fee Ordinance. 
 
CTM-2.18 Complete Streets Standard in Existing Communities: The County 
shall require discretionary development in designated Existing Communities to 
construct roadways to urban standards and Complete Streets principles, including 
curb, gutter, sidewalks, and bike lanes when there is a nexus for improvement. 
The County shall rely on the guidelines and design standards for Complete Streets 
design established by the California Manual on Uniform Traffic Control Devices 
(CAMUTCD), Caltrans in the Highway Design Manual, and Complete Streets 
Guidelines (pursuant to Deputy Directive-64-R2), Federal Highway Administration, 
American Association of State Highway and Transportation Officials (AASHTO). 
(RDR) 
 
CTM-2.27 Discretionary Development and Conditions of Approval to 
Minimize Traffic Impacts: The County shall require that discretionary 
development be subject to permit conditions of approval, where feasible, to 
minimize traffic impacts by incorporating pedestrian and bicycle pathways, bicycle 
racks and lockers, ridesharing programs, transit improvements (bus turnouts, 
shelters, benches), and/or transit subsidies for employees or residents of the 
proposed development. (RDR) 
 
General Plan Policy CTM-2.28 (Emergency Access):  The County shall ensure 
that all new discretionary projects are fully evaluated for potential impacts to 
emergency access. Mitigation of these impacts shall be handled on a project-by 
project basis to guarantee continued emergency service operations and service 
levels.  
 
The proposed project will connect to the existing county roadway network via a 
private driveway to Ocean Drive. Ventura Public Works Agency Roads and 
Transportation Department staff has reviewed the proposed project and 
determined approval of the project will not result in the degradation of LOS for any 
identified roadway segments or intersections within the project area. Therefore, no 
contribution of pro rata share will be required for improvements to the existing 
public roadway system.   
 
The proposed project will be subject to standard conditions of approval requiring 
the construction of sidewalk improvements adjacent to the property frontage.  In 
accordance with Circulation, Transportation and Mobility Policy CTM-2.18, 
discretionary development in existing communities is required to implement 
Complete Street Principles which include the construction of sidewalks.  The Public 
Works Agency, Roads and Transportation Department staff determined that 
Ocean Drive is subject to the implementation of Complete Streets principles to 
accomplish the overall goal of increased pedestrian access in the Silver Strand 
Beach community.  All new development projects along Ocean Drive are subject 
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to the requirement for sidewalk construction.  No new dedication will be required 
to nor will the existing rolled curb configuration be changed.  The requirement for 
sidewalk improvement will be implemented under Condition of Approval No. 25 
(Exhibit 4). 
 
The project will not interrupt continued police and fire emergency services or 
significantly degrade service levels within the Silver Strand Beach community.  
Ventura County Fire Protection District (VCFPD) - Fire Station 53 is located at 304 
North Second Street, 0.83 miles north of the project site and the City of Port 
Hueneme Police Department is located at 250 North Ventura Road, approximately 
1.89 miles east of the project site. 
 
Based on the discussion above, the proposed project is consistent with General 
Plan Policies CTM-1.1, CTM-1.3, CTM 1.7 and CTM-2.28. 
 

Public Facilities, Services, and Infrastructure 
 

3. General Plan Policy PFS-1.7 (Public Facilities, Services, and Infrastructure 
Availability):  The County shall only approve discretionary development in 
locations where adequate public facilities, services, and infrastructure are 
available and functional, under physical construction, or will be available prior to 
occupancy.  
 
General Plan Policy PFS-4.1 (Wastewater Connections Requirement): The 
County shall require development to connect to an existing wastewater collection 
and treatment facility if such facilities are available to serve the development. An 
onsite wastewater treatment system shall only be approved in areas where 
connection to a wastewater collection and treatment facility is deemed unavailable.  
 
General Plan Policy PFS-5.9 (Waste Reduction Practices for Discretionary 
Development):  The County shall encourage applicants for discretionary 
development to employ practices that reduce the quantities of wastes generated 
and engage in recycling activities to further reduce the volume of waste disposed 
of in landfills. 
 
General Plan Policy WR-1.11 (Adequate Water for Discretionary 
Development): The County shall require all discretionary development to 
demonstrate an adequate long-term supply of water.  
 
General Plan Policy WR-3.2 (Water Use Efficiency for Discretionary 
Development):  The County shall require the use of water conservation 
techniques for discretionary development, as appropriate. Such techniques 
include low-flow plumbing fixtures in new construction that meet or exceed the 
California Plumbing Code, use of graywater or reclaimed water for landscaping, 
retention of stormwater runoff for direct use and/or groundwater recharge, and 
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landscape water efficiency standards that meet or exceed the standards in the 
California Model Water Efficiency Landscape Ordinance.  
 
General Plan Policy WR-3.3 (Low-Impact Development): The County shall re-
quire discretionary development to incorporate low impact development design 
features and best management practices, including integration of stormwater 
capture facilities, consistent with County’s Stormwater Permit. 
 
The existing dwelling is currently served by the Channel Islands Beach Community 
Services District.  The proposed dwelling will utilize existing sewer and water 
service connections. Continued sewer and water services have been verified by a 
Will Serve Letter dated December 21, 2020. This letter states that the district 
currently provides water and sewer services to the property and that no water or 
sewer services will be connected until all connection fees are paid in full. The 
proposed project will not have any detrimental impacts on the future provision of 
domestic sewage disposal and water supply.  
 
As required by California Public Resources Code (PRC) 41701, Ventura County's 
Countywide Siting Element (CSE), adopted in June 2001 and updated annually, 
Ventura County has at least 15 years of disposal capacity available for waste 
generated by in-County projects. Because the County currently exceeds the 
minimum disposal capacity required by the state PRC, the proposed project will 
have less than a significant project-specific impact upon Ventura County's solid 
waste disposal capacity. Ventura County Ordinance 4421 requires all discretionary 
permit applicants whose proposed project includes construction and/or demolition 
activities to reuse, salvage, recycle, or compost a minimum of 65% of the solid 
waste generated by their project. The Integrated Waste Management Division’s 
(IWMD) waste diversion program (Form B Recycling Plan/Form C Report) ensures 
this 65% diversion goal is met prior to Building and Safety Division’s issuance 
certificate of occupancy, consistent with the Ventura County General Plan. 
Conditions of approval are included which address recycling during the demolition 
and construction phases of the project (Exhibit 4, Condition Nos. 23 & 24) 
 
With regard to water efficiency requirements of the Ventura County General Plan, 
no irrigated landscaping is proposed with the project.  For water conservation 
techniques within the building, the project plans will be subject to review by the 
Building and Safety Division who will verify that the project meets the current 
requirements of the Ventura County Building Code and Title 24 California Building 
Standards Code which includes requirements for energy conservation, green 
design, construction and maintenance, fire and life safety, and accessibility that 
apply to the structural, mechanical, electrical, and plumbing systems in a building.   
 
Based on the discussion above, the proposed project is consistent with General 
Plan Policies PFS-1.7, PFS-4.1, PFS-4.2, PFS-4.3, PFS-5.9, WR-1.11 and WR-
3.2 and WR-3.3. 
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4. General Plan Policy PFS-6.1 (Flood Control and Drainage Facilities Required 

for Discretionary Development):  The County shall require discretionary 
development to provide flood control and drainage facilities, as deemed necessary 
by the County Public Works Agency and Watershed Protection District. The 
County shall also require discretionary development to fund improvements to 
existing flood control facilities necessitated by or required by the development. 
 
General Plan Policy PFS-6.5 (Stormwater Drainage Facilities):  The County 
shall require that stormwater drainage facilities are properly designed, sited, 
constructed, and maintained to efficiently capture and convey runoff for flood 
protection and groundwater recharge.  
 
General Plan Policy PFS-7.4 (Discretionary Development Utility Service Line 
Placement):  The County shall require discretionary development to place new 
utility service lines underground if feasible. If undergrounding is determined by the 
County to be infeasible, then new utility service lines shall be placed in parallel to 
existing utility rights-of-way, if they exist, or sited to minimize their visual impact. 
 
General Plan Policy WR-1.2 (Watershed Planning): The County shall consider 
the location of a discretionary project within a watershed to determine whether or 
not it could negatively impact a water source. As part of discretionary project 
review, the County shall also consider local watershed management plans when 
considering land use development. 
 
General Plan Policy WR-1.12 (Water Quality Protection for Discretionary 
Development):  The County shall evaluate the potential for discretionary 
development to cause deposition and discharge of sediment, debris, waste and 
other pollutants into surface runoff, drainage systems, surface water bodies, and 
groundwater. The County shall require discretionary development to minimize 
potential deposition and discharge through point source controls, storm water 
treatment, runoff reduction measures, best management practices, and low impact 
development. 
 
General Plan Policy WR-2.2 (Water Quality Protection for Discretionary 
Development):  The County shall evaluate the potential for discretionary 
development to cause deposition and discharge of sediment, debris, waste, and 
other contaminants into surface runoff, drainage systems, surface water bodies, 
and groundwater. In addition, the County shall evaluate the potential for 
discretionary development to limit or otherwise impair later reuse or reclamation of 
wastewater or stormwater. The County shall require discretionary development to 
minimize potential deposition and discharge through point source controls, storm 
water treatment, runoff reduction measures, best management practices, and low 
impact development. 
 
The project site is in a location identified by the Federal Emergency Management 
Agency (FEMA) as an area of moderate flood hazard, Zone X shaded. This is 
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evidenced on FEMA Map Panel 06111C0914F effective January 29, 2021. 
Therefore, a flood zone clearance is required to ensure the project meets the 
requirements of the County’s Flood Plain Management Ordinance and the 
establishment of a Base Flood Elevation (Exhibit 4, Condition No. 28 ).  
 
The project site is located within the County Urban Unincorporated Area but not 
within a High-Risk Area. The proposed project will not individually or cumulatively 
degrade the quality of surface water causing it to exceed water quality objectives 
as contained in Chapter 3 of the Los Angeles Basin Plan as applicable for this 
area. The proposed project will not directly or indirectly cause stormwater quality 
to exceed water quality objectives or standards in the applicable MS4 Permit or 
any other NPDES Permits and land disturbance from construction activities will be 
less than one acre. In accordance with the Ventura Countywide Municipal 
Stormwater NPDES Permit CAS004002, “Development Construction Program” 
Subpart 4.F, the applicant will be required to include Best Management Practices 
(BMPs) designed to ensure compliance and implementation of an effective 
combination of erosion and sediment control measures for a  disturbed site area 
less than 1 acre (Table 6 in Subpart 4.F, SW-1). Compliance with the requirements 
of the County Stormwater Program will be implemented under Condition of 
Approval No. 29 (Exhibit 4). 
 
Based on the discussion above, the proposed project is consistent with General 
Plans PFS-6.1, PFS-6.5 and PFS-7.4 and WR-1.2, WR-1.12, and WR-2.2. 
 

5. General Plan Policy PFS-11.4 (Emergency Vehicles Access):  The County shall 
require all discretionary development to provide, and existing development to 
maintain, adequate access for emergency vehicles, including two points of access 
for subdivisions and multifamily developments. 
 
General Plan Policy PFS-12.3 (Adequate Water Supply, Access, and 
Response Times for Firefighting Purposes):  The County shall prohibit 
discretionary development in areas that lack and cannot provide adequate water 
supplies, access, and response times for firefighting purposes. (RDR) 
 
General Plan Policy PFS-12.4 (Consistent Fire Protection Standards for New 
Development):  The County, in coordination with local water agencies and the 
Fire Protection District, shall require new discretionary development to comply with 
applicable standards for fire flows and fire protection. 
 
According to VCFPD, there is adequate water for fire suppression available to 
serve the proposed project and the development will meet current VCFPD access 
standards and Ventura County Public Roads Standards.  Domestic water supply 
for the proposed project will be provided via an existing connection to Channel 
Islands Beach Community Services District (Water Will Serve letter dated 
December 21, 2020). The proposed project will not have any project-specific or 
cumulative impacts to the domestic water supply.  In addition, VCFPD Fire Station 



Planning Director Staff Report for Case No. PL21-0012 
Planning Director Hearing on July 29, 2021 

Page 11 of 22 

 
No. 53 is located at 304 North Second Street, 0.83 miles north of the project site.  
VCFPD conditioned the project to comply with the applicable standards of the 
Ventura County Fire Code and VCFPD ordinances (Exhibit 4, Condition Nos. 30 
through 33). 
 
Based on the discussion above, the proposed project is consistent with General 
Plan Policies PFS-11.4, PFS-12.3, and PFS-12.4. 
 

Conservation and Open Space 
 

6. General Plan Policy COS-4.4 (Discretionary Development and Tribal, 
Cultural, Historical, Paleontological, and Archaeological Resource 
Preservation):  The County shall require that all discretionary development 
projects be assessed for potential tribal, cultural, historical, paleontological, and 
archaeological resources by a qualified professional and shall be designed to 
protect existing resources. Whenever possible, significant impacts shall be 
reduced to a less-than-significant level through the application of mitigation and/or 
extraction of maximum recoverable data. Priority shall be given to measures that 
avoid resources.  
 
Coastal Act Section 30244: Where development would adversely impact 
archaeological or paleontological resources as identified by the State Historic 
Preservation Officer, reasonable mitigation measures shall be required.  
 
Coastal Area Plan - Archaeological Resources Policy 4.1.1-1:  Discretionary 
development shall be reviewed to identify potential locations for sensitive 
archaeological resources. 
 
Coastal Area Plan – Central Coast Policy Archaeological Resources Policy 
4.1.1-2: New development shall be sited and designed to avoid adverse impacts 
to archaeological resources to the maximum extent feasible.  If there is no feasible 
alternative that can eliminate all impacts to archaeological resources, then the 
alternative that would result in the fewest or least significant impacts to resources 
shall be selected.  Impacts to archaeological resources that cannot be avoided 
through siting and design alternatives shall be mitigated. When impacts to 
archaeological resources cannot be avoided, mitigation shall be required and shall 
be designed in accordance with established federal, state and/or County standards 
and shall be consistent with the policies and provisions of the LCP. 
 
Coastal Area Plan - Archaeological Resources Policy 4.1.1-6: Protect and 
preserve archaeological resources from destruction, and avoid impacts to such 
resources where feasible. 
 
Coastal Area Plan - Archaeological Resources Policy 4.1.1-7: The 
unauthorized collection of archaeological artifacts is prohibited. 
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Coastal Area Plan - Paleontology Policy 4.1.2-1:  Discretionary development 
shall be reviewed to determine the geologic unit(s) to be impacted and 
paleontological significance of the geologic rock units containing them. 
 
Coastal Area Plan - Paleontology Policy 4.1.2-2:  New development shall be 
sited and designed to avoid adverse impacts to paleontological resources to the 
maximum extent feasible. If there is no feasible alternative that can eliminate all 
impacts to paleontological resources, then the alternative that would result in the 
fewest or least significant impacts to resources shall be selected.  Impacts to 
paleontological resources that cannot be avoided through siting and design 
alternatives shall be mitigated. When impacts to paleontological resources cannot 
be avoided, mitigation shall be required that includes procedures for monitoring 
grading and handling fossil discoveries that may occur during development.   
 
Coastal Area Plan - Paleontology Policy 4.1.2-3:  Protect and preserve 
paleontological resources from destruction, and avoid impacts to such resources 
where feasible. 
 
For projects in an area (a) or (b), the applicant will have a qualified archaeologist 
assess the development impacts and cultural significance of the site. As may be 
appropriate, the Northridge Archaeological Research Center at Cal State 
Northridge should be contacted for a Native American approved Monitor to 
observe and aide the work during excavation of auger holes, test pits, trenches or 
exposures (Appendix 2). 
 
The project site is not within a sensitive area for Archaeological Resources and 
located in an area of undetermined risk with respect to Paleontological Resources.  
The project is located 1.90 miles southeast from the closest area designated as 
Sensitive for Archaeological Resources (Ventura County Resource Management 
Agency Geographic Information System (VCRMA GIS), 2021). The underlying 
geology is identified as alluvial sands (Pleistocene-Holocene age).  Proposed 
development includes demolition of a structure constructed in 1981 along with the 
removal and compaction of surficial soils to support concrete slabs-on-grade for 
the proposed structure foundation.  The proposed project includes the construction 
of conventional slab-on-grade foundations with 36 inch footings, a minimum depth 
of 24 inches below the existing grade.  As based on the evaluation of the 
construction activities and the setting of the surrounding area, no impacts to 
archaeological and paleontological resources are expected to occur. 
Nevertheless, in the unlikely event that archaeological or paleontological 
resources are uncovered during construction, standard conditions (Exhibit 4, 
Conditions No. 19 and 20) will be imposed on the proposed project requiring 
construction activities to cease upon the accidental discovery of resources along 
with the hiring of a qualified consultant to assess the find and make a 
recommendation on the proper disposition of the resources, for the Planning 
Director’s review and approval. 
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Based on the discussion above, the proposed project is consistent with General 
Plan Conservation and Open Space Policy COS-4.4, Coastal Act Section 30244, 
Coastal Area Plan Policies 4.1.1-1, 4.1.1-2, 4.1.1-6, 4.1.1-7, 4.1.2-1, 4.1.2-2, and 
4.1.2-3. 
 

Hazards and Safety Element 
 

7. General Plan Policy HAZ-1.1 (Fire Prevention Design and Practices):  The 
County shall continue to require development to incorporate design measures that 
enhance fire protection in areas of high fire risk. This shall include but is not limited 
to incorporation of fire-resistant structural design, use of fire-resistant landscaping, 
and fuel modification around the perimeter of structures.  
 
General Plan Policy HAZ-4.1 (Projects in Earthquake Fault Zones):  The 
County shall prohibit new structures for human occupancy and subdivisions that 
contemplate the eventual construction of structures for human occupancy in 
Earthquake Fault Zones unless a geologic investigation is performed to delineate 
any hazard of surface fault rupture and appropriate and sufficient safeguards, 
based on this investigation, are incorporated into the project design.  
 
General Plan Policy HAZ-4.3 (Structural Design):  The County shall require that 
all structures designed for human occupancy incorporate engineering measures 
to reduce the risk of and mitigate against collapse from ground shaking. 
 
Coastal Act Policy Section 30253 – Minimization of Adverse Impacts:  
New development shall: 

(a) Minimize risks to life and property in areas of high geologic, flood, and 
fire hazards. 

(b) Assure stability and structural integrity, and neither create nor contribute 
significantly to erosion, geologic instability, or destruction of the site of 
surrounding area or in any way require the construction of protective 
devices that would substantially alter natural landforms along bluffs and 
cliffs. 

(c) Be consistent with requirements imposed by an air pollution control 
district or the State Air Resources Board as to each particular 
development. 

(d) Minimize energy consumption and vehicle miles traveled. 
(e) Where appropriate, protect special communities and neighborhoods 

that, because of their unique characteristics, are popular visitor 
destination points for recreational uses. 

 
Coastal Area Plan - Central Coast Hazards Policy 4.3.4-1-3: New development 
shall be sited and designed to minimize risks to life and property in areas of high 
geologic, flood, and fire hazards. 
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Coastal Area Plan - Central Coast Hazards Policy 4.3.4-1-4:  All new 
development will be evaluated for its impacts to, and from, geologic hazards 
(including seismic safety, landslides, expansive soils, subsidence, etc.), flood 
hazards, and fire hazards.  Feasible mitigation measures shall be required where 
necessary. 
 
Coastal Area Plan Central Coast Hazards Policy 4.3.4-1-5: The County may 
require the preparation of a geologic report at the applicant’s expense. Such report 
shall include feasible mitigation measures which will be used in the proposed 
development. 
 
The proposed project has been sited and designed that assures the stability and 
structural integrity, and neither creates nor contributes significantly to erosion, 
geologic instability, or destruction of the site or surrounding area, or will require the 
construction of protective devices. According to the Soil Engineering Investigation 
(Exhibit 5, Heathcote Geotechnical, August 2020), the site is located in an alluvial 
sand area with no identified faults within the vicinity of the project.  The site will be 
subject to strong ground shaking caused by regionally active faults such as the 
San Andreas and Santa Ynez faults.  The nearest fault is the Simi-Springville which 
is 9.32 miles east of the project site.  Additionally, the project is located in an area 
subject to liquefaction (VCRMA GIS 2021).  According to the Soil Engineering 
Investigation, the soil profile will likely be subject to liquefaction at a depth of 
between 6-40 feet and has a low probability to experience soil expansion.  The 
proposed project can be supported by conventional slab-on-grade foundations 
with 36 inch footings, a minimum depth of 24 inches below the existing grade. The 
Soil Engineering Investigation states that no ground stabilization is deemed 
necessary for the construction of a new single-family dwelling. 
 
As shown on Federal Emergency Management Agency FEMA Map Panel 
06111C0914F effective January 29, 2021, the project site is in a location identified 
as Zone X Shaded, an area of moderate flood hazard. The project will not require 
the development of new flood facilities nor contributions to funds for the 
development and/or maintenance of flood control facilities, however a flood zone 
clearance is required (Exhibit 4, Condition No. 28). 
 
A Coastal Hazard and Wave Runup Study (Exhibit 6, GeoSoils, Inc., December 7, 
2020), was prepared for the project.  The Coastal Hazard and Wave Runup Study 
states that the Silver Strand area is characterized by a wide sandy beach and has 
been stabilized by the Channel Islands Harbor and the Port Hueneme inlet jetties. 
The report indicates that for the structural design life of the project is 75 years.   
Silver Strand Beach has the potential to experience potential shoreline erosion of 
approximately 150 feet, with the area estimated to maintain approximately 183 feet 
beach width over this period.  The proposed project complies with the conclusions 
included in the Coastal Hazard and Wave Runup Study and the standards set forth 
in the Coastal Commission’ Sea Level Rise Policy Guidance document.  In short 
the report concludes that there is no need for shore protection for the development 
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because the potential flooding risk is not site specific and the site benefits from the 
presence of a wide sandy beach which has not been subject to wave runup and 
overtopping attack in the past.  The proposed project is reasonably safe from 
shoreline erosion due to the overall long-term stability of the beach and the existing 
300 foot setback from the shoreline. The proposed development will not contribute 
to beach erosion or alteration of natural landforms along the adjacent shoreline or 
require the construction of shoreline protection devices. 
 
The nearest full-time fire station is VCFPD Fire Station No. 53 is located at 304 
North Second Street, 0.83 miles north of the project site. Given the station’s 
proximity to the project site, there will be adequate response time to provide fire 
protection services.  The VCFPD has conditioned the project to ensure adequate 
water supply, access and response time will be available for fire protection (Exhibit 
4, Condition Nos. 30 through 33). 
 
Based on the discussion above, the proposed project is consistent with General 
Plan Policies HAZ-1.1, HAZ-4.1, HAZ-4.3, Coastal Act Policy 30253 and Coastal 
Area Plan Central Hazard Policies 4.3.4-1-3, 4.3.4-1-4, and 4.3.4-1-5. 
 

8. General Plan Policy HAZ-9.2 (Noise Compatibility Standards):  The County 
shall review discretionary development for noise compatibility with surrounding 
uses. The County shall determine noise based on the following standards: 

1. New noise sensitive uses proposed to be located near highways, truck routes, 
heavy industrial activities and other relatively continuous noise sources shall 
incorporate noise control measures so that indoor noise levels in habitable 
rooms do not exceed Community Noise Equivalent Level (CNEL) 45 and 
outdoor noise levels do not exceed CNEL 60 or Leq1H of 65 dB(A) during 
any hour. 

2. New noise sensitive uses proposed to be located near railroads shall 
incorporate noise control measures so that indoor noise levels in habitable 
rooms do not exceed Community Noise Equivalent Level (CNEL) 45 and 
outdoor noise levels do not exceed L10 of 60 dB(A) 

3.  New noise sensitive uses proposed to be located near airports: 

a. Shall be prohibited if they are in a Community Noise Equivalent Level 
(CNEL) 65 dB or greater, noise contour; or 

b. Shall be permitted in the Community Noise Equivalent Level (CNEL) 60 dB 
to CNEL 65 dB noise contour area only if means will be taken to ensure 
interior noise levels of CNEL 45 dB or less. 

4.  New noise generators, proposed to be located near any noise sensitive use, 
shall incorporate noise control measures so that ongoing outdoor noise levels 
received by the noise sensitive receptor, measured at the exterior wall of the 
building, does not exceed any of the following standards: 
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a. Leq1H of 55dB(A) or ambient noise level plus 3dB(A), whichever is greater, 

during any hour from 6:00 a.m. to 7:00 p.m.; 

b. Leq1H of 50dB(A) or ambient noise level plus 3dB(A), whichever is greater, 
during any hour from 7:00 p.m. to 10:00 p.m.; and 

c. Leq1H of 45dB(A) or ambient noise level plus 3dB(A), whichever is greater, 
during any hour from 10:00 p.m. to 6:00 a.m. 

5.  Construction noise and vibration shall be evaluated and, if necessary, 
mitigated in accordance with the Construction Noise Threshold Criteria and 
Control Plan (Advanced Engineering Acoustics, November 2005).  

 
General Plan Policy HAZ-9.5 (Site and Building Design):  The County shall 
require discretionary development and County-initiated projects to comply with 
adopted noise standards through proper site and building design features, such as 
building location and orientation, setbacks, natural barriers and vegetation, and 
building construction. The County shall only consider sound walls if noise 
mitigation measures have been evaluated or integrated into the project and found 
infeasible. 
 
The proposed single-family dwelling qualifies as a noise-sensitive land use. Noise 
sensitive uses include, but are not limited to, dwellings, schools, hospitals, nursing 
homes, churches, and libraries. The proposed project is located approximately six 
miles south of US Highway 101 and is outside the CNEL 70dB(A) noise contour 
(RMA GIS Viewer, Noise Contour Maps, 2018). Therefore, proposed and future 
residential uses will not be subject to noise levels from traffic along US Highway 
101, which is incompatible with residential uses. In addition, the proposed project 
site is not located near any active railroad tracks or Oxnard airport (both of which 
are approximately 10 miles to the north and two miles to the east, respectively) 
Therefore, the proposed project will not be subject to unacceptable levels of noise 
from these noise generators.  The residential use of the property is not considered 
a noise generator that will adversely affect any nearby noise sensitive uses (e.g., 
surrounding residences).  While the proposed single-family dwelling is not 
considered a noise generating use, construction noise will be generated during the 
development phase of the proposed project that has the potential to adversely 
affect surrounding residential uses. Pursuant to the requirements of the Ventura 
County Construction Noise Threshold Criteria and Control Plan, the proposed 
project will be subject to a condition of approval to limit noise-generating activities 
to the days and times when construction-generated noise is least likely to 
adversely affect surrounding residential uses (Exhibit 4, Condition No. 21). 
 
Based on the discussion above, the proposed project is consistent with General 
Plan Policies HAZ-9.2 and HAZ-9.5. 

 
Coastal Access 
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9. Coastal Area Plan - Central Coast Access Policy 4.3.1-B-1 (Vertical): For all 

new development between the first public road and the ocean, granting of an 
easement to allow vertical access to the mean high tide line shall be mandatory 
unless: 
 

a. Adequate public access is already available within a reasonable distance of 
the site measured along the shoreline, 

 
b. Access at the site would result in unmitigable adverse impacts on areas 

designated as "sensitive habitats" or tidepools by the land use plan, 
 
c. Findings are made, consistent with Section 30212 of the Coastal Act, that 

access is inconsistent with public safety, military security needs, or that 
agriculture would be adversely affected, or 

 
d. The parcel is too narrow to allow for an adequate vertical access corridor 

without adversely affecting the privacy of the property owner. 
 

Coastal Area Plan - Central Coast Access Policy 4.3.1-B-2 (Lateral): For all 
new development between the first public road and the ocean, granting of lateral 
easements to allow for public access along the shoreline shall be mandatory 
unless subsection (a) below is found.  In coastal areas, where the bluffs exceed 
five feet in height, all beach seaward of the base of the bluff shall be dedicated. In 
coastal areas where the bluffs are less than five feet, the area to be dedicated shall 
be determined by the County. At a minimum, the dedicated easement shall be 
adequate to allow for lateral access during periods of high tide. In no case shall 
the dedicated easement be required to be closer than 10 feet to a residential 
structure. In addition, all fences, no trespassing signs, and other obstructions that 
may limit public lateral access shall be removed as a condition of development 
approval. 
 

a. Findings are made, consistent with Section 30212 of the Coastal Act that 
access is inconsistent with public safety, military security needs, or that 
agriculture would be adversely affected. 

 
Coastal Act Policy Section 30211: 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 Policy Section 30212(a): Public access from the nearest public 
roadway to the shoreline along the coast shall be provided in new development 
projects except 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 accessway shall 
not be required to be opened to public use until a public agency or private 
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association agrees to accept responsibility for maintenance and liability of the 
accessway. 
 
The proposed project will not obstruct or adversely impact access to a public 
recreation resource (i.e. Silver Strand Beach).  The nearest vertical access to the 
beach is located approximately 40 feet south of the subject property. The proposed 
single-family dwelling will not extend beyond the boundaries of the subject 
property, such that it would impede any horizontal public access routes. There are 
developed parking facilities a half mile to the north.   Therefore, the proposed 
development will not interfere with the public’s right of access to the sea and will 
not require development of new, dedicated accessways to the public beach. 
 
Based on the discussion above, the proposed project is consistent with Coastal 
Area Plan Central Coast Access Policies 4.3.1-B-1 and 4.3.1-B-2, and Coastal Act 
Policies Sections 30211 and 30212. 

 
D. ZONING ORDINANCE COMPLIANCE 
 
The proposed project is subject to the requirements of the Ventura County CZO.  
Pursuant to the Ventura County CZO (Section 8174-4), the proposed use is allowed in 
the RBH zone district with the granting of a Coastal PD Permit. Upon the granting of the 
Coastal PD Permit, the proposed project will comply with this requirement.  The proposed 
project includes the construction and use of a residential building that is subject to the 
development standards of the Ventura County CZO (Section 8175-2). Table 1 lists the 
applicable development standards and a description of whether the proposed project 
complies with the development standards. 

 
Table 1 – Development Standards Consistency Analysis 

Type of Requirement 
Zoning Ordinance 

Requirement 
Complies? 

Minimum Lot Area (Gross) 1,750 square feet Yes, 2,550 square feet 

Maximum Percentage of Building Coverage 65% Yes, 52% 

Front Setback 
20 ft./ 16 ft. for second 
and third floors 

Yes, 20 ft. first floor, 16 ft. 
second floor 

Side Setback 3 ft. Yes, 3ft. 1 inch 

Rear Setback 6 ft. Yes, 6ft.  

Maximum Building Height 28 ft. Yes, 28 ft 

 
 

E. COASTAL PD PERMIT FINDINGS AND SUPPORTING EVIDENCE 
The Planning Director must make certain findings in order to determine that the proposed 
project is consistent with the permit approval standards of the Ventura County CZO 
(Section 8181-3.5 et seq.). The proposed findings and supporting evidence are as follows: 
 

1. The proposed development is consistent with the intent and provisions of 
the County's Certified Local Coastal Program [Section 8181-3.5.a]. 
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Based on the information and analysis presented in Sections C and D of this staff 
report, the finding that the proposed development is consistent with the intent and 
provisions of the County's Certified Local Coastal Program can be made.  
 

2. The proposed development is compatible with the character of surrounding 
development [Section 8181-3.5.b]. 

 
The proposed project consists of a request for the demolition of an existing single 
family dwelling with the construction of a new single family dwelling.  The project 
was analyzed above in Sections C and D above and determined to be consistent 
with the development standards and the applicable policies related to community 
character and compatibility within the General Plan, Coastal Area Plan and CZO.   
The Silver Strand Beach area is characterized generally by single family 
development with varied architectural styles and generally two stories.  As 
discussed in Section C of this staff report (above), the proposed project does not 
introduce physical development that is incompatible with the character of the 
surrounding residential development. The proposed dwelling will be 3,581 square 
feet and three stories.  The two adjoining homes to the north and south are 2,409 
square feet and 2,556 square feet, respectively.  The difference in the square 
footage is attributable to the fact that the structure is built out to setbacks on the 
rear and side yard areas. While typical of the existing pattern of development in 
the area, the proposed building makes use of the flood datum established by the 
Public Works Agency and creates additional habitable space with two habitable 
floors above the garage at the front edge of the property.   
 
As discussed in Section C of this staff report (above), the proposed project does 
not create any land use conflicts with surrounding residential development or 
generate new traffic. Furthermore, as discussed in Section C of this staff report 
(above), with the adoption of the recommended condition of approval to limit the 
days and times of noise-generating construction activities, the proposed project 
will not generate noise that is incompatible with surrounding residential and beach 
uses (Exhibit 4, Condition No. 21). Therefore, the demolition of the existing single-
family dwelling and construction of the proposed single-family dwelling will be 
consistent with the character of the surrounding residential development. 
 
Based on the discussion above, this finding can be made.  
 

3. The proposed development, if a conditionally permitted use, is compatible 
with planned land uses in the general area where the development is to be 
located [Section 8181-3.5.c]. 

 
The proposed project consists of a request for approval of a Coastal PD Permit to 
demolish an existing single-family dwelling and construct a new single-family 
dwelling. The proposed use is not conditionally permitted; and, therefore, the 
requirement of this finding does not apply to the proposed project.   
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Based on the discussion above, this finding can be made.  
 

4. The proposed development would not be obnoxious or harmful, or impair 
the utility of neighboring property or uses [Section 8181-3.5.d]. 

 
The proposed demolition of an existing single-family dwelling and construction of 
a new single-family dwelling will not expand the current permissible use of the 
subject property. As discussed in Section C of this staff report (above), the 
proposed project does not include any new physical development that may 
interfere with beach uses or surrounding residential uses. The proposed project 
will not result in a change in traffic generation, water, or sewage disposal service 
connections. Existing public services are adequate to serve the proposed 
development along with existing residential development on neighboring 
properties. Furthermore, as discussed in Section C of this staff report (above), the 
proposed project will be subject to a condition of approval to limit the days and 
times of noise-generating construction activities (Exhibit 4, Condition No. 21). 
Finally, as discussed in Section D of this staff report (above), the proposed project 
will comply with the maximum building height, front and rear setbacks and 
maximum building coverage standards of the RBH zone. Therefore, the demolition 
of the existing single-family dwelling and construction of the new single-family 
dwelling will not be obnoxious or harmful, or impair the utility of neighboring 
properties or uses. 
 
Based on the discussion above, this finding can be made.  
 

5. The proposed development would not be detrimental to the public interest, 
health, safety, convenience, or welfare [Section 8181-3.5.e]. 

 
As discussed in Section C of this staff report (above), adequate public resources 
and infrastructure exist to serve the proposed single-family dwelling. The Channel 
Islands Beach Community Service District will continue to provide water and 
sewage disposal services to the subject property. Adequate fire flow, access, and 
response times exist for fire protection purposes. VCFPD reviewed the project and 
conditioned the project to comply with the applicable standards of the Ventura 
County Fire Code and VCFPD ordinances (Exhibit 4, Condition Nos. 30 through 
33). Furthermore, the proposed project will not generate new traffic.  Ocean Drive 
and the surrounding public road network are adequate to continue serving the new 
single-family dwelling. The applicant will be required to construct sidewalks 
adjacent the property street frontage under condition of approval No. 25 (Exhibit 
4).  The applicant designed the proposed project to comply with the standards set 
forth in the Coastal Commission’s Sea Level Rise Policy Guidance (Exhibit 6). The 
proposed project will be subject to conditions of approval to limit the days and times 
of noise-generating construction activities (Exhibit 4, Condition No. 21). Therefore, 
the proposed project will not be detrimental to the public interest, health, safety, 
convenience, or welfare. 
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Based on the discussion above, this finding can be made.  
 

F. PLANNING DIRECTOR HEARING NOTICE, PUBLIC COMMENTS, AND 
JURISDICTIONAL COMMENTS  

 
The Planning Division provided public notice regarding the Planning Director hearing in 
accordance with the Government Code (Section 65091), CZO (Section 8181-6.2 et seq.). 
On July 16, 2021, the Planning Division mailed notice to owners of property within 300 
feet and residents within 100 feet of the property on which the project site is located. On 
July 19, 2021, the Planning Division placed a legal ad in the Ventura County Star. As of 
the date of this document no comments have been received. 
 
The project site is located within the City of Oxnard’s Area of Interest. On February 16, 
2021 the Planning Division notified the City of Oxnard of the proposed project and 
requested the City submit any project-related comments.  The City of Oxnard’s response 
indicated that they did not have any comments on the proposed project. 
 
G. RECOMMENDED ACTIONS  
 
Based upon the analysis and information provided above, Planning Division Staff 
recommends that the Planning Director take the following actions: 

 
1. CERTIFY that the Planning Director has reviewed and considered this staff report 

and all exhibits thereto, and has considered all comments received during the public 
comment process; 

 
2. FIND that this project is categorically exempt from CEQA pursuant to Sections 

15301 (Existing Facilities) and 15303 (New Construction of Small Structures) of 
the CEQA Guidelines; 

 
3. MAKE the required findings to grant a Coastal PD Permit pursuant to Section 8181-

3.5 of the Ventura County CZO, based on the substantial evidence presented in 
Section E of this staff report and the entire record; 

 
4. GRANT Coastal PD Permit Case No. PL21-0012 subject to the conditions of 

approval (Exhibit 4); and 
 
5. SPECIFY that the Clerk of the Planning Division is the custodian, and 800 S. Victoria 

Avenue, Ventura, CA 93009 is the location, of the documents and materials that 
constitute the record of proceedings upon which this decision is based. 

 
The decision of the Planning Director is final unless appealed to the Planning Commission 
within 10 calendar days after the permit has been approved, conditionally approved, or 
denied (or on the following workday if the 10th day falls on a weekend or holiday). Any 
aggrieved person may file an appeal of the decision with the Planning Division. The 
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Planning Division shallthen set a hearing date before the Planning Commission to review
the matter at the earliest convenient date.

lf you have any questions concerning the information presented above, please contact
John Oquendo at (805) 654-3588 or John.Oquendo@ventura'org'

Prepared by: Reviewed by

L
n Oqu Case Planner

a

Jennifer anag
Residential Permits Section
Ventura County Planning Division

idential Permits Section
Ventura County Planning Division

Maps
Plans
Conditions of Approval
Soil Engineering I nvestigation (Heathcote Geotechnical, August 2020)
Coastal Hazard & Wave Runup Study (December 7, 2020)

EXHIBITS
Exhibit 2
Exhibit 3
Exhibit 4
Exhibit 5
Exhibit 6
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Conditions for Coastal PD Permit Case No. PL21-0012 Permittee: Melissa Tyson 
Date of Public Hearing: July 29, 2021 Location: 1105 Ocean Drive, Silver Strand 
Date of Approval:  TBD Page 1 of 19 
 

 

 
CONDITIONS OF APPROVAL FOR 

TYSON RESIDENCE  
COASTAL PD PERMIT CASE NO. PL21-0012 

 
RESOURCE MANAGEMENT AGENCY (RMA) 
 

Planning Division Conditions 
 

1. Project Description 
This Coastal Planned Development Permit is based on and limited to compliance with the 
project description stated in this condition below, Exhibits 3 (Plans), 5 (Soil Engineering 
Investigation), and 6 (Coastal Hazards & Wave Runup Study) of the Planning Director 
hearing on July 29, 2021, and conditions of approval set forth below. Together, these 
conditions and documents describe the “Project.”  Any deviations from the Project must 
first be reviewed and approved by the County in order to determine if the Project 
deviations conform to the Project as approved. Project deviations may require Planning 
Director approval for changes to the permit or further California Environmental Quality Act 
(CEQA) environmental review, or both.  Any Project deviation that is implemented 
without requisite County review and approval(s) may constitute a violation of the 
conditions of this permit and applicable law. 
 
The Project description is as follows: 
 
The Project is a Coastal Planned Development (PD) Permit which authorizes the 
demolition of an existing two-story single-family dwelling 2,065 square foot single family 
dwelling with a 451 square foot attached garage and the construction of a new three-story 
2,886 square foot single-family dwelling (SFD) and a 695 square foot attached garage. 
The Project includes a 224 square foot second floor balcony and a 310 square foot roof 
deck. The single-family dwelling will have a height of 28 feet, as measured from the from 
the flood control datum established by the Public Works Agency. 
 
Access to the project site is provided by a new private driveway which connects to Ocean 
Drive.  Water and wastewater services will be provided by the Channel Islands Beach 
Community Services District. 
 
The grading, development, use, and maintenance of the property, the size, shape, 
arrangement, and location of structures, parking areas and landscape areas conform to 
the project description above and all approved County land use hearing exhibits in 
support of the Project and conditions of approval below. 
 
2. Required Improvements for Coastal PD 
Purpose: To ensure the project site conforms to the plans approved at the Planning 
Director hearing in support of the project.  
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Requirement: The Permittee shall ensure that all required off-site and on-site 
improvements for the Project, including structures, paving, parking, and landscaping are 
completed in conformance with the approved plans stamped as Planning Director Hearing 
Exhibit 3. The Permittee shall prepare and submit all final building and site plans for the 
County’s review and approval in accordance with the approved plans.   
 
Documentation: The Permittee shall obtain Planning Division staff’s stamped approval 
on the project plans and submit them to the County for inclusion in the Project file. The 
Permittee shall submit additional plans to the Planning Division for review and stamped 
approval (e.g., tree protection and landscape plans) for inclusion in the Project file, as 
necessary. 
 
Timing:  Prior to the issuance of a Zoning Clearance for Construction the Permittee shall 
submit all final development plans to the Planning Division for review and approval. 
Unless the Planning Director and/or Public Works Agency Director allow the Permittee to 
provide financial security and a final executed agreement, approved as to form by the 
County Counsel, that ensures completion of such improvements, the Permittee shall 
complete all required improvements prior to Final Occupancy. The Permittee shall 
maintain the required improvements for the life of the Project. 
 
Monitoring and Reporting: The County Building Inspector, Public Works Agency 
Grading Inspector, Fire Marshall, and/or Planning Division staff has the authority to 
conduct periodic site inspections to ensure the Permittee’s ongoing compliance with this 
condition consistent with the requirements of § 8183-5 of the Ventura County Coastal 
Zoning Ordinance. 
 
3. Site Maintenance 
Purpose: To ensure that the Project site is maintained in a neat and orderly manner so 
as not to create any hazardous conditions or unsightly conditions which are visible from 
outside of the Project site. 
 
Requirement: The Permittee shall maintain the Project site in a neat and orderly manner, 
and in compliance with the Project description set forth in Condition No. 1. Only equipment 
and/or materials which the Planning Director determines to substantially comply with the 
Project description shall be stored within the Project site during the life of the Project.  
 
Documentation: The Permittee shall maintain the Project site in compliance with 
Condition No. 1 and the approved plans for the Project.   
 
Timing: The Permittee shall maintain the Project site in a neat and orderly manner and 
in compliance with Condition No. 1 throughout the life of the Project. 
 
Monitoring and Reporting: The County Building Inspector, Public Works Agency 
Grading Inspector, Fire Marshall, and/or Planning Division staff has the authority to 
conduct periodic site inspections to ensure the Permittee’s ongoing compliance with this 
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condition consistent with the requirements of § 8183-5 of the Ventura County Coastal 
Zoning Ordinance. 
 
4. Coastal PD Modification 
Prior to undertaking any operational or construction-related activity which is not expressly 
described in these conditions, the Permittee shall first contact the Planning Director to 
determine if the proposed activity requires a modification of this Coastal PD Permit. The 
Planning Director may, at the Planning Director’s sole discretion, require the Permittee to 
file a written and/or mapped description of the proposed activity in order to determine if a 
Coastal PD Permit modification is required. If a Coastal PD Permit modification is 
required, the modification shall be subject to: 
 

a. The modification approval standards of the Ventura County Ordinance Code in 
effect at the time the modification application is acted on by the Planning Director;  
and 

 
b. Environmental review, as required pursuant to the California Environmental 

Quality Act (CEQA; California Public Resources Code, §§ 21000-21178) and the 
State CEQA Guidelines (California Code of Regulations, Title 14, Chapter 3, §§ 
15000-15387), as amended from time to time. 

 
5. Construction Activities 
Prior to any construction, the Permittee shall obtain a Zoning Clearance for construction 
from the Planning Division, and a Building Permit from the Building and Safety Division. 
Prior to any grading. 
 
6. Acceptance of Conditions and Schedule of Enforcement Responses 
The Permittee’s acceptance of this Coastal PD Permit and/or commencement of 
construction and/or operations under this Coastal PD Permit shall constitute the 
Permittee’s formal agreement to comply with all conditions of this Coastal PD Permit. 
Failure to abide by and comply with any condition of this Coastal PD Permit shall 
constitute grounds for enforcement action provided in the Ventura County Coastal Zoning 
Ordinance (Article 13), which shall include, but is not limited to, the following: 
 

a. Public reporting of violations to the Planning Commission and/or Board of 
Supervisors; 

b. Suspension of the permitted land uses (Condition No. 1); 
c. Modification of the Coastal PD Permit conditions listed herein; 
d. Recordation of a “Notice of Noncompliance” on the deed to the subject property; 
e. The imposition of civil administrative penalties; and/or 
f. Revocation of this Coastal PD Permit. 

 
The Permittee is responsible for being aware of and complying with the Coastal PD Permit 
conditions and all applicable federal, state, and local laws and regulations. 
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7. Time Limits 
a. Use inauguration:   

 
(1) The approval decision for this Coastal PD Permit becomes effective upon the 

expiration of the 10 day appeal period following the approval decision, or 
when any appeals of the decision are finally resolved. Once the approval 
decision becomes effective, the Permittee must obtain a Zoning Clearance 
for construction in order to initiate the land uses set forth in Condition No. 1.  

 
(2) This Coastal PD Permit shall expire and become null and void if the Permittee 

fails to obtain a Zoning Clearance for construction within one year the Ventura 
County Coastal Zoning Ordinance (§ 8181-7.7)] from the date the approval 
decision of this Coastal PD Permit becomes effective. The Planning Director 
may grant a one year extension of time to the Permittee in order to obtain the 
Zoning Clearance for construction if the Permittee can demonstrate to the 
satisfaction of the Planning Director that the Permittee has made a diligent 
effort to implement the Project, and the Permittee has requested the time 
extension in writing at least 30 days prior to the one year expiration date. 

 
(3) Prior to the issuance of the Zoning Clearance for construction, all fees and 

charges billed to that date by any County agency, as well as any fines, 
penalties, and sureties, must be paid in full. After issuance of the Zoning 
Clearance for construction, any final billed processing fees must be paid 
within 30 days of the billing date or the County may revoke this Coastal PD 
Permit. 

 
8. Documentation Verifying Compliance with Other Agencies’ Requirements Related 

to this Coastal PD Permit 
Purpose: To ensure compliance with, and notification of, federal, state, and/or local 
government regulatory agencies that have requirements that pertain to the Project 
(Condition No. 1, above) that is the subject of this Coastal PD Permit   
 
Requirement: Upon the request of the Planning Director, the Permittee shall provide the 
Planning Division with documentation (e.g., copies of permits or agreements from other 
agencies, which are required pursuant to a condition of this Coastal PD Permit) to verify 
that the Permittee has obtained or satisfied all applicable federal, state, and local 
entitlements and conditions that pertain to the Project.  
 
Documentation: The Permittee shall provide this documentation to Planning Division 
staff in the form that is acceptable to the agency issuing the entitlement or clearance, to 
be included in the Planning Division Project file.   
 
Timing: The documentation shall be submitted to the Planning Division prior to the 
issuance of the Zoning Clearance for construction.   
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Monitoring and Reporting: The Planning Division maintains the documentation 
provided by the Permittee in the respective Project file. In the event that the federal, state, 
or local government regulatory agency prepares new documentation due to changes in 
the Project or the other agency’s requirements, the Permittee shall submit the new 
documentation within 30 days of receipt of the documentation from the other agency.  
 
9. Notice of Coastal PD Permit Requirements and Retention of Coastal PD Permit 

Conditions On Site 
Purpose: To ensure full and proper notice of these Coastal PD Permit conditions 
affecting the use of the subject property.   
 
Requirement: Unless otherwise required by the Planning Director, the Permittee shall 
notify, in writing, the Property Owner(s) of record, contractors, and all other parties and 
vendors who regularly conduct activities associated with the Project, of the pertinent 
conditions of this Coastal PD Permit.  
  
Documentation: The Permittee shall maintain a current set of Coastal PD Permit 
conditions and exhibits at the project site.  
 
Timing: Prior to issuance of a Zoning Clearance for Coastal PD Permit and throughout 
the life of the Project.   
 
Monitoring and Reporting: The Planning Division has the authority to conduct periodic 
site inspections to ensure ongoing compliance with this condition consistent with the 
requirements of § 8183-5 of the Ventura County Coastal Zoning Ordinance. 
 
10. Recorded Notice of Land Use Entitlement 
Purpose: The Permittee shall record a “Notice of Land Use Entitlement” form and the 
conditions of this Coastal PD Permit with the deed for the subject property that notifies 
the current and future Property Owner(s) of the conditions of this Coastal PD Permit.   
 
Requirement: The Permittee shall sign, have notarized, and record with the Office of the 
County Recorder, a “Notice of Land Use Entitlement” form furnished by the Planning 
Division and the conditions of this Coastal PD Permit, with the deed of the property that 
is subject to this Coastal PD Permit. 
 
Documentation: Recorded “Notice of Land Use Entitlement” form and conditions of this 
Coastal PD Permit. 
 
Timing: The Permittee shall record the “Notice of Land use Entitlement” form and 
conditions of this Coastal PD Permit, prior to Zoning Clearance for construction. 
 
Monitoring and Reporting: The Permittee shall return a copy of the recorded “Notice of 
Land Use Entitlement” form and conditions of this Coastal PD Permit to Planning Division 
staff to be included in the Project file. 
 



Conditions for Coastal PD Permit Case No. PL21-0012 Permittee: Melissa Tyson 
Date of Public Hearing: July 29, 2021 Location: 1105 Ocean Drive, Silver Strand 
Date of Approval:  TBD Page 6 of 19 
 

 

11. Financial Responsibility for Compliance Monitoring and Enforcement 
 

a. Cost Responsibilities: The Permittee shall bear the full costs of all County staff 
time, materials, and County-retained consultants associated with condition 
compliance review and monitoring, CEQA mitigation monitoring, other permit 
monitoring programs, and enforcement activities, actions, and processes 
conducted pursuant to the Ventura County Coastal Zoning Ordinance (§ 8183-
5) related to this Coastal PD Permit. Such condition compliance review, 
monitoring and enforcement activities may include (but are not limited to): 
periodic site inspections; preparation, review, and approval of studies and 
reports; review of permit conditions and related records; enforcement hearings 
and processes; drafting and implementing compliance agreements; and 
attending to the modification, suspension, or revocation of permits. Costs will be 
billed at the rates set forth in the Planning Division or other applicable County 
Fee Schedule, and at the contract rates of County-retained consultants, in effect 
at the time the costs are incurred. 

 
b. Billing Process: The Permittee shall pay all Planning Division invoices within 30 

days of receipt thereof. Failure to timely pay an invoice shall subject the 
Permittee to late fees and charges set forth in the Planning Division Fee 
Schedule, and shall be grounds for suspension, modification, or revocation of 
this Coastal PD Permit. The Permittee shall have the right to challenge any 
charge or penalty prior to payment. 

 
12. Defense and Indemnification 

 
a. The Permittee shall defend, at the Permittee's sole expense with legal counsel 

acceptable to the County, against any and all claims, actions, or proceedings 
against the County, any other public agency with a governing body consisting of 
the members of the County Board of Supervisors, or any of their respective board 
members, officials, employees and agents (collectively, “Indemnified Parties”) 
arising out of or in any way related to the County’s issuance, administration, or 
enforcement of this Coastal PD Permit. The County shall promptly notify the 
Permittee of any such claim, action or proceeding and shall cooperate fully in the 
defense. 

 
b. The Permittee shall also indemnify and hold harmless the Indemnified Parties 

from and against any and all losses, damages, awards, fines, expenses, 
penalties, judgments, settlements, or liabilities of whatever nature, including but 
not limited to court costs and attorney fees (collectively, “Liabilities”), arising out 
of or in any way related to any claim, action or proceeding subject to subpart (a) 
above, regardless of how a court apportions any such Liabilities as between the 
Permittee, the County, and/or third parties. 

 
c. Except with respect to claims, actions, proceedings, and Liabilities resulting from 

an Indemnified Party’s sole active negligence or intentional misconduct, the 
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Permittee shall also indemnify, defend (at Permittee’s sole expense with legal 
counsel acceptable to County), and hold harmless the Indemnified Parties from 
and against any and all claims, actions, proceedings, and Liabilities arising out 
of, or in any way related to, the construction, maintenance, land use, or 
operations conducted pursuant to this Coastal PD Permit, regardless of how a 
court apportions any such Liabilities as between the Permittee, the County, 
and/or third parties. The County shall promptly notify the Permittee of any such 
claim, action, or proceeding and shall cooperate fully in the defense.  

 
d. Neither the issuance of this Coastal PD Permit, nor compliance with the 

conditions hereof, shall relieve the Permittee from any responsibility otherwise 
imposed by law for damage to persons or property; nor shall the issuance of this 
Coastal PD Permit serve to impose any liability upon the Indemnified Parties for 
injury or damage to persons or property.  

 
13. Invalidation of Condition(s) 
If any of the conditions or limitations of this Coastal PD Permit are held to be invalid in 
whole or in part by a court of competent jurisdiction, that holding shall not invalidate any 
of the remaining Coastal PD Permit conditions or limitations. In the event that any 
condition imposing a fee, exaction, dedication, or other mitigation measure is challenged 
by the Permittee in an action filed in a court of competent jurisdiction, or threatened to be 
filed therein, the Permittee shall be required to fully comply with this Coastal PD Permit, 
including without limitation, by remitting the fee, exaction, dedication, and/or by otherwise 
performing all mitigation measures being challenged. This Coastal PD Permit shall 
continue in full force unless, until, and only to the extent invalidated by a final, binding 
judgment issued in such action.  
 
If a court of competent jurisdiction invalidates any condition in whole or in part, and the 
invalidation would change the findings and/or the mitigation measures associated with 
the approval of this Coastal PD Permit, at the discretion of the Planning Director, the 
Planning Director may review the project and impose substitute feasible 
conditions/mitigation measures to adequately address the subject matter of the 
invalidated condition.  The Planning Director shall make the determination of adequacy.  
If the Planning Director cannot identify substitute feasible conditions/mitigation measures 
to replace the invalidated condition, and cannot identify overriding considerations for the 
significant impacts that are not mitigated to a level of insignificance as a result of the 
invalidation of the condition, then this Coastal PD Permit may be revoked. 
 
14. Consultant Review of Information and Consultant Work 
The County and all other County permitting agencies for the Project have the option of 
referring any and all special studies that these conditions require to an independent and 
qualified consultant for review and evaluation of issues beyond the expertise or resources 
of County staff. 
 
Prior to the County engaging any independent consultants or contractors pursuant to the 
conditions of this Coastal PD Permit, the County shall confer in writing with the Permittee 
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regarding the necessary work to be contracted, as well as the estimated costs of such 
work.  Whenever feasible, the County will use the lowest responsible bidder or proposer.  
Any decisions made by County staff in reliance on consultant or contractor work may be 
appealed pursuant to the appeal procedures contained in the Ventura County Zoning 
Ordinance Code then in effect. 
 
The Permittee may hire private consultants to conduct work required by the County, but 
only if the consultant and the consultant’s proposed scope-of-work are first reviewed and 
approved by the County.  The County retains the right to hire its own consultants to 
evaluate any work that the Permittee or a contractor of the Permittee undertakes.  In 
accordance with Condition No. 11 above, if the County hires a consultant to review any 
work undertaken by the Permittee, or hires a consultant to review the work undertaken by 
a contractor of the Permittee, the hiring of the consultant will be at the Permittee’s 
expense. 
 
15. Relationship of Coastal PD Permit Conditions, Laws, and Other Entitlements 
The Permittee shall implement the Project in compliance with all applicable requirements 
and enactments of federal, state, and local authorities.  In the event of conflict between 
various requirements, the more restrictive requirements shall apply. In the event the 
Planning Director determines that any Coastal PD Permit condition contained herein is in 
conflict with any other Coastal PD Permit contained herein, when principles of law do not 
provide to the contrary, the Coastal PD Permit condition most protective of public health 
and safety and environmental resources shall prevail to the extent feasible.  
 
No condition of this Coastal PD Permit for uses allowed by the Ventura County Ordinance 
Code shall be interpreted as permitting or requiring any violation of law, lawful rules, or 
regulations, or orders of an authorized governmental agency.  Neither the approval of 
this Coastal PD Permit, nor compliance with the conditions of this Coastal PD Permit, 
shall relieve the Permittee from any responsibility otherwise imposed by law for damage 
to persons or property. 
 
16. Contact Person 
Purpose: To designate a person responsible for responding to complaints.   
 
Requirement: The Permittee shall designate a contact person(s) to respond to 
complaints from citizens and the County which are related to the permitted uses of this 
Coastal PD Permit. 
 
Documentation: The Permittee shall provide the Planning Director with the contact 
information (e.g., name and/or position title, address, business and cell phone numbers, 
and email addresses) of the Permittee’s field agent who receives all orders, notices, and 
communications regarding matters of condition and code compliance at the Project site.  
  
Timing: Prior to the issuance of a Zoning Clearance for construction the Permittee shall 
provide the Planning Division the contact information of the Permittee’s field agent(s) for 
the Project file.  If the address or phone number of the Permittee’s field agent(s) should 
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change, or the responsibility is assigned to another person, the Permittee shall provide 
Planning Division staff with the new information in writing within three calendar days of 
the change in the Permittee’s field agent.   
 
Monitoring and Reporting: The Planning Division maintains the contact information 
provided by the Permittee in the Project file. The Planning Division has the authority to 
periodically confirm the contact information consistent with the requirements of § 8183-5 
of the Ventura County Coastal Zoning Ordinance.  
 
17. Change of Permittee 
Purpose: To ensure that the Planning Division is properly and promptly notified of any 
change of Permittee.   
 
Requirement: The Permittee shall file, as an initial notice with the Planning Director, the 
new name(s), address(es), telephone/FAX number(s), and email addresses of the new 
owner(s), lessee(s), operator(s) of the permitted uses, and the company officer(s).  The 
Permittee shall provide the Planning Director with a final notice once the transfer of 
ownership and/or operational control has occurred.   
 
Documentation: The initial notice must be submitted with the new Permittee’s contact 
information. The final notice of transfer must include the effective date and time of the 
transfer and a letter signed by the new Property Owner(s), lessee(s), and/or operator(s) 
of the permitted uses acknowledging and agreeing to comply with all conditions of this 
Coastal PD Permit.   
 
Timing: The Permittee shall provide written notice to the Planning Director 10 calendar 
days prior to the change of ownership or change of Permittee. The Permittee shall provide 
the final notice to the Planning Director within 15 calendar days of the effective date of 
the transfer.   
 
Monitoring and Reporting: The Planning Division maintains notices submitted by the 
Permittee in the Project file and has the authority to periodically confirm the information 
consistent with the requirements of § 8183-5 of the Ventura County Coastal Zoning 
Ordinance].  
 
18. Plans Conforming to Coastal Engineer’s Recommendations 
Purpose: To demonstrate that permitted buildings and structures comply with the 
recommendations contained in the Coastal Hazard & Wave Runup Study for 1105 Ocean 
Drive, Oxnard, California (GeoSoils, Inc., December 7, 2020).  
 
Requirement: The final plans for the permitted development shall be in substantial 
conformance with the recommendations contained in the Coastal Hazard & Wave Runup 
Study for 1105 Ocean Drive, Oxnard, California (GeoSoils, Inc., December 7, 2020), 
relative to foundation, construction, grading, drainage, and height of the structure. The 
plans and specifications shall note the base flood elevation and height of the single-family 
dwelling and all other permitted structures.   
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Documentation: A copy of building plans and specifications and Coastal Hazard & Wave 
Runup Study for 1105 Ocean Drive, Oxnard, California (GeoSoils, Inc., December 7, 
2020), for the permitted development that comply with all of the requirements set forth 
above.   
 
Timing: Prior to issuance of a Zoning Clearance for construction, the Permittee shall 
submit a copy of the plans, specifications and reports to the Planning Division for review 
and approval. The Permittee shall maintain the County-approved building plans and 
specifications throughout the life of this Coastal PD. 
 
Monitoring and Reporting: Prior to occupancy, the Planning Division has the authority 
to inspect the site to ensure that permitted development was constructed as approved. 
The Planning Division has the authority to conduct site inspections to ensure ongoing 
compliance by the Permittee with this condition consistent with the requirements of § 
8183-5 of the Ventura County Coastal Zoning. 
 
19. Paleontological Resources Discovered During Grading 
Purpose: In order to mitigate potential impacts to paleontological resources that may be 
encountered during ground disturbance or construction activities.  
 
Requirement: If any paleontological remains are uncovered during ground disturbance 
or construction activities, the Permittee shall: 
 

a.Cease operations and assure the preservation of the area in which the discovery 
was made; 
 

b.Notify the Planning Director in writing, within three days of the discovery; 
 

c.Obtain the services of a paleontological consultant or professional geologist who 
shall assess the find and provide a report that assesses the resources and sets 
forth recommendations on the proper disposition of the site; 
 

d.Obtain the Planning Director’s written concurrence with the recommended 
disposition of the site before resuming development; and 
 

e.Implement the agreed upon recommendations. 
 

Documentation: The Permittee shall submit the paleontologist’s or geologist’s reports.  
Additional documentation may be required to demonstrate that the Permittee has 
implemented the recommendations set forth in the paleontological report.  
 
Timing: If any paleontological remains are uncovered during ground disturbance or 
construction activities, the Permittee shall provide the written notification to the Planning  
Director within three days of the discovery.  The Permittee shall submit the 
paleontological report to the Planning Division immediately upon completion of the report.  
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Monitoring and Reporting: The Permittee shall provide the paleontological report to the 
Planning Division to be made part of the Project file. The Permittee shall implement any 
recommendations made in the paleontological report to the satisfaction of the Planning 
Director.  The paleontologist shall monitor all ground disturbance activities within the 
area in which the discovery was made, in order to ensure the successful implementation 
of the recommendations made in the paleontological report.  The Planning Division has 
the authority to conduct site inspections to ensure that the Permittee implements the 
recommendations set forth in the paleontological report, consistent with the requirements 
of § 8183-5 of the Ventura County Coastal Zoning Ordinance. 
 
20. Archaeological Resources Discovered During Grading 
Purpose: In order to mitigate potential impacts to archaeological resources discovered 
during ground disturbance.  
 
Requirement: The Permittee shall implement the following procedures:  
 
a. If any archaeological or historical artifacts are uncovered during ground disturbance 

or construction activities, the Permittee shall: 
 

(2) Cease operations and assure the preservation of the area in which the 
discovery was made;  

 
(3) Notify the Planning Director in writing, within three days of the 

discovery; 
 

(4) Obtain the services of a County-approved archaeologist who shall 
assess the find and provide recommendations on the proper disposition 
of the site in a written report format;  

 
(5) Obtain the Planning Director’s written concurrence of the recommended 

disposition of the site before resuming development;  and 
 

(6) Implement the agreed upon recommendations. 
 
b. If any human burial remains are encountered during ground disturbance or 

construction activities, the Permittee shall: 
 

(1) Cease operations and assure the preservation of the area in which the 
discovery was made;  

 
(2) Immediately notify the County Coroner and the Planning Director; 
 
(3) Obtain the services of a County-approved archaeologist and, if 

necessary, Native American Monitor(s), who shall assess the find and 
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provide recommendations on the proper disposition of the site in a 
written report format;  

 
(4) Obtain the Planning Director’s written concurrence of the 

recommended disposition of the site before resuming development on-
site; and 

 
(5) Implement the agreed upon recommendations. 

 
Documentation: If archaeological remains are encountered, the Permittee shall submit 
a report prepared by a County-approved archaeologist including recommendations for 
the proper disposition of the site.  Additional documentation may be required to 
demonstrate that the Permittee has implemented any recommendations made by the 
archaeologist’s report.  
 
Timing: If any archaeological remains are uncovered during ground disturbance or 
construction activities, the Permittee shall provide the written notification to the Planning  
Director within three days of the discovery.  The Permittee shall submit the 
archaeological report to the Planning Division immediately upon completion of the report.  
 
Monitoring and Reporting: The Permittee shall provide the archaeological report to the 
Planning Division to be made part of the Project file. The Permittee shall implement any 
recommendations made in the archaeological report to the satisfaction of the Planning 
Director.  The archaeologist shall monitor all ground disturbance activities within the area 
in which the discovery was made, in order to ensure the successful implementation of the 
recommendations made in the archaeological report.  The Planning Division has the 
authority to conduct site inspections to ensure that the Permittee implements the 
recommendations set forth in the archaeological report, consistent with the requirements 
of § 8183-5 of the Ventura County Coastal Zoning Ordinance. 
 
21. Construction Noise 
Purpose:  In order for this project to comply with the Ventura County General Plan 
Goals, Policies and Programs Hazards Policy HAZ-9.2 and the County of Ventura 
Construction Noise Threshold Criteria and Control Plan (Amended 2010). 
 
Requirement:  The Permittee shall limit construction activity for site preparation and 
development to the hours between 7:00 a.m. and 7:00 p.m., Monday through Friday, and 
from 9:00 a.m. to 7:00 p.m. Saturday, Sunday, and State holidays. Construction 
equipment maintenance shall be limited to the same hours. Non-noise generating 
construction activities such as interior painting are not subject to these restrictions.   
 
Documentation:  The Permittee shall post a sign stating these restrictions in a 
conspicuous location on the Project site, in order so that the sign is visible to the general 
public.  The Permittee shall provide photo documentation showing posting of the 
required signage to the Planning Division, prior to the commencement of grading and 
construction activities.  The sign must provide a telephone number of the site foreman, 
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or other person who controls activities on the jobsite, for use for complaints from the 
public. The Permittee shall maintain a “Complaint Log,” noting the date, time, 
complainant’s name, complaint, and any corrective action taken, in the event that the 
Permittee receives noise complaints.  The Permittee must submit the “Complaint Log” to 
the Planning Division upon the Planning Director’s request. 
 
Timing:  The Permittee shall install the sign prior to the issuance of a building permit and 
throughout all grading and construction activities. The Permittee shall maintain the 
signage on-site until all grading and construction activities are complete.  If the Planning 
Director requests the Permittee to submit the “Complaint Log” to the Planning Division, 
the Permittee shall submit the “Complaint Log” within one day of receiving the Planning 
Director’s request. 
 
Monitoring and Reporting:  The Planning Division reviews, and maintains in the Project 
file, the photo documentation of the sign and the “Complaint Log.”  The Planning Division 
has the authority to conduct site inspections and take enforcement actions to ensure that 
the Permittee conducts grading and construction activities in compliance with this 
condition, consistent with the requirements of § 8183-5 of the Ventura County Coastal 
Zoning Ordinance. 
 

PUBLIC WORKS AGENCY (PWA) 
 
Development and Inspection Services Conditions 
 
22. Grading Permit  
Purpose: In order to ensure the Permittee performs all grading in compliance with 
Appendix J of the Ventura County Building Code. 
 
Requirement: If required, the Permittee shall submit a grading plan showing existing and 
proposed elevations to the Public Works Agency’s Land Development Services Division 
for review and approval. 
 
Documentation: If a grading permit is required, all materials detailed on Public Works 
Agency Grading Permit Submittal Checklist, must be submitted to Development and 
Inspection Services Division for review and approval. 
 
Timing: All applicable documentation, as specified above, must be submitted for review 
prior to issuance of a zoning clearance for development. 
 
Monitoring and Reporting: Public Works Agency engineers will review grading plans 
and reports for compliance with Ventura County codes, ordinances and standards, as 
well as state and federal laws. Public Works Agency inspectors will monitor the proposed 
grading to verify that the work is done in compliance with the approved plans and reports. 
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Integrated Waste Management Division (IWMD) Conditions 
 
23. Construction & Demolition Debris Recycling Plan (Form B) 
Purpose: Ordinance 4421 requires the Permittee to divert recyclable construction and 

demolition (C&D) materials generated by the Project (e.g., wood, metal, greenwaste, soil, 

concrete, asphalt, paper, cardboard, etc.) from local landfills through recycling, reuse, or 

salvage. Review Ordinance 4421 at: 

http://onestop.vcpublicworks.org/integrated-waste-management-laws-ordinances. 

 

Requirement: The Permittee must submit a comprehensive recycling plan (Form B – 

Recycling Plan) to the Integrated Waste Management (IWMD) for any proposed 

construction and/or demolition projects that require a building permit. 

Documentation: The Form B – Recycling Plan must ensure a minimum of 65 percent of 

the recyclable C&D debris generated by the Project will be diverted from the landfill by 

recycling, reuse, or salvage. A copy of Form B is available at: 

http://onestop.vcpublicworks.org/integrated-waste-management-forms. A 

comprehensive list of permitted recyclers, County franchised haulers, and solid waste & 

recycling facilities in Ventura County is available at: 

https://www.vcpublicworks.org/wsd/iwmd/construction/#solid-waste-collecters. A list of 

local facilities permitted to recycle soil, wood, and greenwaste is available at: 

https://www.vcpublicworks.org/wsd/iwmd/businessrecycling/#GreenWasteProcessing 

 

Timing: Upon Building & Safety’s issuance of a building permit for the Project, the 

Permittee must submit a Form B – Recycling Plan to the IWMD for approval.  

 
Monitoring & Reporting: The Permittee is required to keep a copy of their approved Form 
B – Recycling Plan until Building and Safety Division’s issuance of final permit. 
 
24. Construction & Demolition Debris Reporting Form (Form C) 
Purpose: Ordinance 4421 requires the Permittee to divert recyclable construction and 
demolition (C&D) materials generated by their Project (e.g., wood, metal, greenwaste, 
soil, concrete, paper, cardboard, plastic containers, etc.) from local landfills through 
recycling, reuse, or salvage. Please review Ordinance 4421 at:  
 
http://onestop.vcpublicworks.org/integrated-waste-management-laws-ordinances. 
 
Requirement: The Permittee must submit a Form C – Reporting Form to the IWMD for 
approval prior to issuance of their final Building and Safety Division permit. Form C is 
available at http://onestop.vcpublicworks.org/integrated-waste-management-forms 
 
Documentation: The Permittee must submit original recycling facility receipts and/or 
documentation of reuse with their Form C – Reporting Form to verify a minimum of 65% 
of the recyclable C&D debris generated by their Project was diverted from the landfill.  
 

http://onestop.vcpublicworks.org/integrated-waste-management-laws-ordinances
http://onestop.vcpublicworks.org/integrated-waste-management-forms
https://www.vcpublicworks.org/wsd/iwmd/construction/#solid-waste-collecters
https://www.vcpublicworks.org/wsd/iwmd/businessrecycling/#GreenWasteProcessing
http://onestop.vcpublicworks.org/integrated-waste-management-laws-ordinances
http://onestop.vcpublicworks.org/integrated-waste-management-forms
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Timing: A completed Form C – Reporting Form, with required recycling facility receipts 
and/or documentation or reuse, must be submitted to the IWMD for approval prior to 
Building and Safety Division’s issuance of a certificate of occupancy.  
 
Monitoring & Reporting: The Permittee is required to keep a copy of their approved 
Form C – Reporting Form until Building and Safety Division’s issuance of final permit. 
 
Transportation Department Conditions 
 
25. Road Improvements 
Purpose: Road improvements shall be required when the existing road does not meet 
the current applicable County Road Standard Plate. 
 
Requirement: Road improvements are required in accordance with the County Road 
Standards, 2040 General Plan CMT-2.18; Ordinance 1607 dated November 10, 1964; 
and Code of Ordinances Division 8, Chapter 4 – Urban Area Development. Ocean Drive 
has and existing right-of-way width of 80 feet. 

a. The applicant/permittee shall submit road improvement plans for 

improvements along the parcel’s frontage for a minimum 5-ft wide ADA 

compliant sidewalk along the property frontage behind the existing rolled curb 

and in accordance with Road Standard Plate B-5 [A], Plate E-2 or as modified 

by the VCPWA-RT Permit Engineer, prepared by a Registered Civil 

Engineer, to the VCPWA-RT Permits Section for review and approval. 

b. The applicant/permittee shall obtain an Encroachment Permit (EP) from the 

VCPWA-RT Permits Section. Contact the VCPWA-RT Permits Section, by 

phone at (805) 654-2055 or by e-mail at pwa.transpermits@ventura.org, for 

the requirements of the EP. The EP form is available on the internet. 

c. Construct and complete sidewalk improvements along the parcel's frontage in 

accordance with the approved improvements plans and Road Standard Plate 

B-5 [A], and Plate E-2, or as modified by the VCPWA-RT Permit Engineer. 

 

Documentation: The VCPWA-RT will review the improvement plans, supporting 
documentation, and final sign off on the completion of the improvements. 
 
Timing: This condition shall be met prior to the issuance of the Certificate of Occupancy. 
 
Monitoring and Reporting: The VCPWA-RT will review the improvement plans and the 
VCPWA-RT Inspectors will monitor construction and verify that the work is performed, 
and completed, in accordance with the Encroachment Permit. 
 
26. Encroachment Permit 
Purpose: The current right-of-way width on Ocean Drive is 80 feet wide along the front 
of this parcel. An Encroachment Permit is required for any work conducted within the 

mailto:pwa.transpermits@ventura.org
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County road right-of-way, for example but not limited to, driveways, road improvements, 
utility installation, planter walls, and landscaping and any construction related storage in 
the County road right-of-way. 
 
Requirement: The applicant/permittee shall contact the Permits Division at (805) 654-
2055 for requirements of the permit. 
 
An Encroachment Permit (EP) is required for any work and construction related storage 
conducted within the County right-of-way. Contact the VCPWA-RT Permits Section, by 
phone at (805) 654-2055 or by e-mail at pwa.transpermits@ventura.org, for the 
requirements of the EP. The application shall be submitted to the VCPWA-RT. 
 
Documentation: The application shall be submitted to the VCPWA-RT. When applying 
for the permit, the applicant/permittee shall provide sufficient documentation, including, 
but not limited to, a (1) Resource Management Agency (RMA) Project Number (for 
discretionary projects), (2) a copy of the Roads & Transportation Conditions of Approval, 
(3) a sketch or map showing the work to be accomplished, project, project parcel, 
Assessor Parcel Number (APN), address and street name. Permit applications without 
sufficient documentation for processing may not be accepted for processing. 
 
Timing: This condition shall be met prior to the issuance of the Zoning Clearance for Use 
Inauguration, whichever comes first. 
 
Monitoring and Reporting: The VCPWA-RT will review the application and supporting 
documentation. The VCPWA-RT Inspectors will monitor construction and verify that the 
work is performed, and completed, in accordance with the Encroachment Permit. 
 
27. Driveway Access 
Purpose: Driveway access shall be in accordance with the County Road Standards, the 
Driveways and Curb Cuts Brochure, and the County’s Access Policies. 
 
Requirement: The applicant/permittee shall obtain an Encroachment Permit (EP) from 
VCPWA-RT Permits Section. Contact the VCPWA-RT Permits Section, by phone at (805) 
654-2055 or by e-mail at pwa.transpermits@ventura.org, for the requirements of the EP. 
The EP form is available on the internet. Improvement plans and supporting 
documentation shall be provided to the Permits Section. The applicant/permittee shall 
provide calculations showing that there is adequate sight distance on both sides of the 
driveway. 
 
The driveway shall be constructed per County Road Standard Plate E-2 (Residential 
Driveway) and E-2b, or as modified and approved by the VCPWA-RT’s Permit Engineer. 
 
Documentation: The VCPWA-RT will review the improvement plans and supporting 
documentation. 
 
Timing: This condition shall be met prior to the issuance of the Certificate of Occupancy. 
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Monitoring and Reporting: The VCPWA-RT will review the improvement plans and the 
VCPWA-RT Inspectors will monitor construction and verify that the work is performed, 
and completed, in accordance with the Encroachment Permit. 
 
Watershed Protection District (WPD) Conditions 
 
Advanced Planning Section 
 
28. Flood Zone Clearance 
Purpose: To comply with the Ventura County Floodplain Management Ordinance and 
Ventura County General Plan policies HAZ-2.1 and HAZ-2.3. 
 
Requirement: The Permittee shall obtain a Flood Zone Clearance from the Ventura 
County Public Works Agency Floodplain Manager. 
 
Documentation: A Flood Zone Clearance issued by the Public Works Agency 
Floodplain Manager. 
 
Timing: The Flood Zone Clearance shall be obtained by the Applicant prior to obtaining 
a building permit. 
 
Monitoring and Reporting: A copy of the approved Flood Zone Clearance shall be 
provided to the Building and Safety Department as well as maintained in the case file by 
the Public Works Agency. 
 
County Stormwater Program Section 
 

29. Compliance with Stormwater Development Construction Program 
Purpose: To ensure compliance with the Los Angeles Regional Water Quality Control 
Board NPDES Municipal Stormwater Permit No.CAS004002 (Permit) the proposed 
project will be subject to the construction requirements for surface water quality and storm 
water runoff in accordance with Part 4.F., “Development Construction Program” of the 
Permit. 
 
Requirement: The construction of the proposed project shall meet requirements 
contained in Part 4.F. “Development Construction Program” of the Permit through the 
inclusion of effective implementation of the Construction BMPs during all ground 
disturbing activities. 
 
Documentation: The Permittee shall submit to the Watershed Protection District – 
County Stormwater Program Section (CSP) for review and approval a completed and 
signed SW-1 form (Best Management Practices for Construction Less Than One Acre) 
which can be found at http://onestop.vcpublicworks.org/stormwater-forms. 
 
Timing: The above listed item shall be submitted to the CSP for review and approval 

http://onestop.vcpublicworks.org/stormwater-forms
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prior to issuance of a Zoning Clearance for Construction. 
 
Monitoring and Reporting: CSP will review the submitted materials for consistency with 
the NPDES Municipal Stormwater Permit. Building Permit Inspectors will conduct 
inspections during construction to ensure effective installation of the required BMPs.  
 
OTHER VENTURA COUNTY AGENCIES 
 

Ventura County Fire Protection District (VCFPD) Conditions 
 
30. Address Numbers (Single-Family Homes) 
Purpose: To ensure proper premise identification to expedite emergency response. 
 
Requirement: The Permittee shall install a minimum of 4 inch (4”) address numbers that 
are a contrasting color to the background and readily visible at night. Brass or gold plated 
numbers shall not be used. Where structures are setback more than 150 feet (150’) from 
the street, larger numbers will be required so that they are distinguishable from the street.
In the event the structure(s) is not visible from the street, the address number(s) shall be 
posted adjacent to the driveway entrance on an elevated post. 
 
Documentation: A stamped copy of an approved addressing plan or a signed copy of 
the Ventura County Fire Protection District’s Form #126 “Requirements for Construction”. 
 
Timing: The Permittee shall install approved address numbers before final occupancy. 
 
Monitoring and Reporting: A copy of the approved addressing plan and/or signed copy 
of the Ventura County Fire Protection District’s Form #126 “Requirements for 
Construction” shall be kept on file with the Fire Prevention Bureau. The Fire Prevention 
Bureau shall conduct a final inspection to ensure that all structures are addressed 
according to the approved plans/form. 
 
31. Fire Flow 
Purpose: To ensure that adequate water supply is available to the project for firefighting 
purposes. 
 
Requirement: The Permittee shall verify that the water purveyor can provide the required 
volume and duration at the project. The minimum required fire flow shall be determined 
as specified by the current adopted edition of the Ventura County Fire Code and the 
applicable Water Manual for the jurisdiction (whichever is more restrictive).Given the 
present plans and information, the required fire flow is approximately 500 gallons per 
minute at 20 psi for a minimum 1 hour duration. 
 
Documentation: A signed copy of the water purveyor’s fire flow certification. 
 
Timing: Prior to map recordation, the Permittee shall provide to the Fire District, 
verification from the water purveyor that the purveyor can provide the required fire flow. 
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If there is no map recordation, the Permittee shall submit a signed copy of the water 
purveyor’s certification to the Fire Prevention Bureau for approval before the issuance of 
building permits. 
 
Monitoring and Reporting: A copy of the fire flow certification shall be kept on file with 
the Fire Prevention Bureau. 
 
32. Fire Sprinklers 
Purpose: To comply with current California Codes and Ventura County Fire Protection 
District Ordinance. 
 
Requirement: The Permittee shall be responsible to have an automatic fire sprinkler 
system installed in all structures as required by the VCFPD. The fire sprinkler system 
shall be designed and installed by a properly licensed contractor under California State 
Law. 
 
Documentation: A stamped copy of the approved fire sprinkler plans. 
 
Timing: The Permittee shall submit fire sprinkler plans to the Fire Prevention Bureau for 
approval before the installation of the fire sprinkler system. 
 
Monitoring and Reporting: A copy of the approved fire sprinkler plans shall be kept on 
file with the Fire Prevention Bureau. The Fire Prevention Bureau shall conduct on-site 
inspections to ensure that the fire sprinkler system is installed according to the approved 
plans. Unless a modification is approved by the Fire Prevention Bureau, the Permittee, 
and their successors in interest, shall maintain the fire sprinkler system for the life of the 
development. 
 
33. Fire Department Clearance 
Purpose: To provide the Permittee a list of all applicable fire department requirements 
for their project. 
 
Requirement: The Permittee shall obtain VCFD Form #126 “Requirements for 
Construction” for any new structures or additions to existing structures before issuance 
of building permits. 
 
Documentation: A signed copy of the Ventura County Fire Protection District’s Form 
#126 “Requirements for Construction.” 
 
Timing: The Permittee shall submit VCFPD Form #126 Application to the Fire Prevention 
Bureau for approval before issuance of building permits. 
 
Monitoring and Reporting: A copy of the completed VCFPD Form #126 shall be kept 
on file with the Fire Prevention Bureau. The Fire Prevention Bureau will conduct a final 
on-site inspection of the project to ensure compliance with all conditions and applicable 
codes / ordinances. 
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GeoSoils Inc.

5741 Palmer Way, Suite D, Carlsbad CA 92010  Phone 760-438-3155

December 7, 2020

3482 Hollyslope LLC
c/o Coliseum Construction
5429 Forestridge Drive
Agoura Hills, CA 91301

SUBJECT: Coastal Hazard & Wave Runup Study for 1105 Ocean Drive, Oxnard,
California.

Dear Mr. & Mrs. Holzmann:

The following revised report is provided in response to your request for a coastal hazard
and wave runup study for the proposed residential structure at the subject address on
Silver Strand Beach, Ventura County.  The proposed project includes removal of the
existing structure and the construction of a new residence.  The analysis is based upon site
elevations, existing published reports concerning the local coastal processes, our site
inspection, and knowledge of local coastal conditions.  This report constitutes an
investigation of the oceanographic conditions expected at the site in consequence of
extreme storm and wave action over the next 75 to 100 years, in accordance with the latest
State of California Sea Level Rise (SLR) Guidance (November 2018).  It includes an
analysis of wave runup and overtopping of the existing beach, the resulting impacts on the
proposed development, and the potential coastal hazards at the site.  The purpose of the
study is to provide the necessary information for a Coastal Development Permit as required
by the County of Ventura, and the California Coastal Commission (CCC) .  It also provides
a discussion, with conclusions and recommendations, regarding the susceptibility of the
proposed development to wave attack and shoreline erosion.  The analysis uses design
storm conditions typical of the January 18-19, 1988, and 1982-83 type storm waves and
beach conditions.

SITE VISIT & INFORMATION REVIEWED

The area was visited on November, 2020 by the undersigned. Figure 1 is a 2019 bird’s eye
aerial photograph of the site downloaded from Google Maps.  The site is currently mapped
in the FEMA Shaded X Zone (within the 0.2% chance of annual flooding, not a high risk
zone). The proposed FEMA FIRM map,  effective January 29,  2021, that has the site
mapped in the same Shaded X Zone (see Figure 2).  In order to determine the potential
for wave runup to reach the site, historical aerial photographs over the last several decades
were reviewed.  None of the photographs examined showed that wave runup reached the
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site over the several decade time frame.  A review of the aerial photographs showed a very
wide beach even though some of the photos were taken in the winter and spring, when the
beach is seasonally the narrowest.   In addition, the beach fronting the site is stabilized by
the Channel Islands Harbor inlet jetty to the northwest and the Port Hueneme inlet jetty to
the southeast.  The predominant direction of sand movement along the shoreline in this
area is to the southeast, which results in the accumulation of sand in front of the site.
Because of the wide beach, even under severely eroded beach conditions and extreme
storms, wave runup is unlikely to reach near the site in the next 75 years. 

Figure 1.   Subject site and very wide beach in 2019. 
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Figure 2.  Pending January 2021 FEMA flood zone map for the site area.

The units of measurement in this report are feet (ft), pounds force (lbs), and second (sec).
Coast & Valley Land Surveying produced a site map with elevations referenced to North
American Vertical Datum (NAVD88) is provided in APPENDIX I.  In addition, a section from
the shoreline to the Ocean Drive center line is provided in APPENDIX II. During the
November 2020 site inspection, the distance from the Ocean Drive centerline to the beach
berm was approximately 433 feet. 

COASTAL PROCESSES

The subject site lies within the Santa Barbara Littoral Cell.  A littoral cell is a coastal
compartment that contains a complete cycle of littoral sedimentation including sources,
transport pathways and sediment sinks.  The Santa Barbara Littoral Cell extends from
Point Conception to Point Mugu, a distance of 96 miles.  It is one of the longest littoral cells
in Southern California and contains a variety of coastal types and shoreline orientations.
An extensive shoreline management study was conducted for the section of the littoral cell
from Goleta to Point Mugu by Noble Consultants (BEACON 1989).  The coastal processes
sections of that report remain valid and have been used as a basis for this analysis.

The BEACON study divided the Santa Barbara Littoral Cell into subcells based upon
shoreline characteristics and the location of sediment sources and sinks.  The subject site,
lies within the sub cell from Ventura Harbor to Channel Islands Harbor.  This area is
characterized as a wide sandy alluvial plain.  Private development and harbor construction
have played a large role in the historical shoreline evolution in this area. Ventura’s Pierpont
Bay area was stabilized by groins as early as 1936.  Ventura Harbor was completed in
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1964.  The beaches from McGrath State Beach and Port Hueneme have always been wide
and abundant (BEACON 1989).  Channel Islands Harbor was completed in 1960 with the
material dredged from the harbor used to build up the eroded beach to the east of Port
Hueneme (built in 1940).  Shoreline erosion problems have been persistent east of Port
Hueneme, resulting in the sediment bypassing efforts and the construction of groins in
1967.  The BEACON report states that the Silver Strand Beach has been “relatively” stable
over the past 50 years.   

Shoreline Erosion

The California Coastal Commission (CCC) Sea Level Rise (SLR) Guidance suggests the
use of the highest erosion rate available for the predication of the future shoreline erosion
due to SLR. The United States Geological Survey (USGS, 2006) performed a
comprehensive assessment of shoreline change including this section of coastline.
Figure 3 is a portion of a figure from USGS 2006 (Figure 35, page 58) and shows the
maximum short-term erosion rate at the subject site. There is no long-term erosion at the
site.  As stated previously, this beach is building out.  Even if a short-term rate of 2.0 ft/yr
is used as the future long-term rate (this would be very conservative analysis), the retreat
would be ~150 feet over the 75 year life of the development.  The site is currently about
133 feet from the shoreline.   If the beach retreats 150 feet in the next 75 years then the
site will be ~183 feet from the shoreline.  A beach width of about 200 feet or greater is
recognized as sufficient to protect the back shore from extreme events. The site is safe
from shoreline erosion over the design life of the development due to the setback from the
current shoreline and future shoreline with SLR.   The proposed development is unlikely
to need shore protection over the life of the development.
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Figure 3.   Shoreline change rate in meters per year from USGS 2006. 

WAVES AND TIDES

Waves of all periods approach the Silver Strand Beach shoreline. However, almost all of
the energy is contained in the medium and long period waves (approximately 5 to 20
seconds).  These waves approach the Southern California Bight and encounter the
offshore islands.  The offshore islands, such as Santa Cruz, Santa Rosa,  Santa Catalina
and San Miguel, partially shelter this section of coast from ocean swells.  Between these
islands are the windows that waves can pass through and approach the Hollywood Beach
shoreline.  Waves can approach the study area through wave windows from the west and
north, and from a small window to the south.  The BEACON study contains a summary of
historical storms as far back as 1905.  These historic storms have resulted in significant
damage to some coastal structures such as homes and roadways.

As waves travel into shallower and shallower water, the wave crest is bent and becomes
nearly parallel to shore, and the wave heights are modified depending on whether waves
are being focused or de-focused at a particular location along the shoreline.  This process
is called refraction and it is dependent upon the bathymetry, and the wave height, period,
and direction.  Extreme wave conditions in shallow water have been calculated using
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historical wave data.  The California Department of Boating and Waterways, in partnership
with the US Army Corps of Engineers, maintains wave recording buoys throughout
Southern California.  The record of historical waves for this region, both from direct
observation or recording and from hindcast analysis, is extensive.   Waves as high as 20
feet were recorded on January 17, 1998 and 14 to 16 foot high waves with periods in
excess of 20 seconds were recorded during the 1982-83 El Niño.

The datum used in this report is North American Vertical Datum 1988 (NAVD88), which is
-2.66 feet Mean Sea Level (MSL).  The National Oceanographic and Atmospheric
Administration (NOAA) National Ocean Survey (NOS) tidal data station, with the latest SLR
estimates closest to Hollywood Beach, is located at Santa Barbara. The tidal datum
elevations from the NOAA NOS station homepage are as follows:

Highest Water December 13, 2012   7.54 feet
Mean High Water (MHT)  4.55 feet
Mean Sea Level (MSL)  2.70 feet
NAVD88   0.00 feet
Mean Lower Low Water -0.09 feet

WAVE RUNUP AND OVERTOPPING

As waves encounter the beach at the subject site, water can rush up, and sometimes over,
the beach berm.  In addition, unprotected beaches can become narrower due to a long
term erosion trend.  Often, wave runup and overtopping strongly influence the design and
the cost of coastal projects.  Wave runup is defined as the vertical height above the still
water level to which a wave will rise on a structure (beach slope) of infinite height.
Overtopping is the flow rate of water over the top of a finite height structure (the beach
berm) as a result of wave runup.

Wave runup and overtopping is calculated using the US Army Corps of Engineers
Automated Coastal Engineering System, ACES.  ACES is an interactive computer based
design and analysis system in the field of coastal engineering. The methods to calculate
runup and overtopping implemented within this ACES application are discussed in greater
detail in Chapter 7 of the Shore Protection Manual (1984).  The overtopping estimates
calculated herein are corrected for the effect of onshore winds.  Figure 4 is a diagram
showing the analysis terms.
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Figure 4.  Wave runup terms from ACES manual.

sd    is the depth of the water at the toe of the beach slope.

 iH  is the breaking wave height at the at the toe not to be confused with the deep

0water wave height H .
R is the height of the wave runup above the still water elevation.

sh is the height of the beach above the toe (elevation to the ~ berm elevation).
1 is the slope of the beach.
N is the nearshore slope or slope from the shoreline to beyond the breakers.

The wave, wind and water level data used as input to the ACES runup and overtopping
application were taken from the historical data reported in USACOE (1986), BEACON
(1989), and updated to include El Nino conditions such as the winter of 1997-1998 and
2005. The shoreline within the Santa Barbara Channel has experienced a series of
extreme storms over the years.  These events have variously impacted coastal property
and beaches depending upon the severity of the storm, the direction of wave approach and
the local shoreline orientation.   Ane onshore wind speed of 20 knots was used for the
analysis. 

Future Water Levels Due to Sea Level Rise

The maximum still water elevation recorded near the site is ~+7.5 feet.  This sea level
includes short-term effects that would increase sea level, such as wave set up and El Niño.
The California Coastal Commission (CCC) SLR Guidance document recommends that a
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project designer determine the range of SLR using the “best available science.” GSI
respectfully points out that the CCC SLR Guidance is “advisory and not a regulatory
document or legal standard for review.”  The CCC SLR Guidance is not a check list. The
California Ocean Protection Council (OPC) adopted an update to the State’s Sea-Level
Rise Guidance in March 2018.  These new estimates are based upon a 2014 report
entitled “Probabilistic 21st and 22nd century sea-level projections at a global network of
tide-gauge sites” by Kopp, et al. This update included SLR estimates and probabilities for
Santa Barbara, the closest SLR estimates to Hollywood Beach.  SLR likelihood estimates
are provided below in a table taken from the CCC SLR Guidance November 2018 Update.
This simplified version of both the OPC and Kopp SLR tables provided by the CCC uses
an arbitrary risk framework to suggest the use of very low probability SLR projections for
development projects.  The SLR tables in the CCC 2018 Guidance have been modified by
the CCC and do not provide the complete data set from the OPC document with the “best
available science.”  

In contrast, the table below provides the correct (not edited by the CCC) Santa Barbara
SLR tables as presented by OPC and Kopp et al. This is the actual probability of various
SLR estimates without the CCC omissions and their risk aversion framework.  What the
actual table shows is that the “likely range” of SLR for the high emissions case in the year
2095 (interpolated) is ~1.9 to ~2.9 feet.  This table illustrates the complexity of predicting
SLR.  To manage this complexity the CCC SLR guidance onerously specifies the use of
the very low probability (0.5%) and high emission estimates.   
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Additionally, the Kopp et al. paper used 2009 to 2012 SLR modeling for the probability
analysis, which means the “best available science” (as determined by the CCC) is almost
10 years old.  The CCC SLR Guidance requires the use of the “best available science.”
Dr. Reinhard Flick from the Scripps Institution of Oceanography has provided information
that global sea level from 1992 to 2018 has resulted in 8.32 centimeters of relatively
uniform SLR in the past 26 years.  This information is shown on Figure 5, taken from the
CCC SLR Guidance (2015).  This current measurement shows that SLR is tracking more
on the intermediate SLR prediction curves, which is closer to a 50% (median) probability
SLR in the year 2100.  

Figure 5.  Current global SLR plotted on SLR prediction curves (graphic taken from
TerraCosta Consulting). 

The project has a design life of 75 years, or until about the year 2095.  For the analysis the
~5% probability SLR scenario and the high emissions 0.5% SLR scenario will be used
(required by the County in the review comment), which represent both reasonable and
onerously conservative estimates of future SLR.   For the “high emissions” scenario in the
year 2095 with 5% probability, the SLR estimate is interpolated to be 3.7 feet above the
1991-2009 baseline. For the “high emissions” scenario in the year 2095 with 0.5%
probability the SLR estimate is interpolated to be 6 feet above the 1991-2009 baseline. For
the wave runup and overtopping analysis the very conservative (~0.5%) SLR of 6 feet will
be used for the high SLR.  Using the CCC SLR estimate over the project design life
that range in the year ~2095 is between 1.9 feet and 6.0 feet. This is the project sea
level rise range for the proposed project. 
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Using the highest historical water level of 7.5 feet NAVD88, the design water elevation for
the high SLR scenario is 13.5 feet NAVD88.  The design scour elevation is typically the
elevation of the low tide terrace or +2.0 feet NAVD88.  The most critical design wave is the
wave that breaks at the toe of the beach when the beach is eroded. The design wave is
a “depth limited” wave.  If the toe of the beach is at about elevation +2 feet NAVD88, then
the design water depth for the 6 feet SLR year recurrence it is 11.5 feet.  The design wave
will break at the toe when the ratio of the breaker height to water depth is 0.78.   Therefore,
the design wave height is 8.97 feet for the high SLR case.   The wave period is 15 seconds
which is typical of wave period for extreme wave events in the area. 

Using the BEACON survey data at Silver Strand Beach (BCN22 now BEACON Line 37)
provided in Figure 6, the nearshore slope at the site is 1/100, vertical to horizontal, and the
beach berm slope is about 1/17.   The berm elevation used in the overtopping calculation
was +15.0 feet NAVD88, which represents a condition the elevation of the average top of
beach berm shown on Figure 6.  The overtopping rate is given as the flow rate per unit
length of beach.  The ACES  printout for the highest SLR cases are provided in the table
following Figure 6. 

Figure 6.  BEACON beach survey data at Silver Strand Beach. 
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For the calculated overtopping rate (Q=q), the height of water and the velocity of this water
can be calculated using the following empirical formulas provided by the USACOE
(Protection Alternatives for Levees and Floodwalls in Southeast Louisiana, May 2006,
equations 3.1 and 3.6).  

For the 6 feet SLR case with the current beach profile, the water depth is about 2.3 feet
and the velocity is 7.0 ft/sec. The Coastal Engineering Manual states that for every 25 feet
that wave overtopping travels across the beach the height of the runup bore is reduced by
~1 foot height. Therefore, the velocity would also decrease as the runup bore travels
across the beach and towards the site. 

COASTAL HAZARD DISCUSSION

There are three different potential oceanographic hazards identified at this site; shoreline
erosion, flooding, and waves.  For ease of review each of these hazards will be analyzed
and discussed separately followed by a summary of the analysis including conclusions and
recommendations, as necessary.

Erosion Hazard Including Future Shoreline Erosion  

The beach and shoreline fronting the subject site is accreting due to the predominant south
east along shore sand drift being stopped by the Channel Island Harbor and Port Hueneme
jetties. The jetties help to hold the beach in place.  Analysis of historical aerial photographs
contained in the California Coastal Records Project web site, Google Earth,  and from the
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UC Santa Barbara aerial photograph collection, all show very wide beach widths over the
last six decades.  No photos show that wave runup has come within 300 feet of the site.
There is no photographic evidence of an actual long term shoreline erosion in front of the
site.  As stated in the November 2018 CCC Sea-Level Rise Policy Guidance document,
“predictions of future beach, bluff, and dune erosion are complicated by the uncertainty
associated with future waves, storms and sediment supply.  As a result there is no
accepted method for predicating future beach erosion.”  There is no long-term erosion at
the site.  As stated previously, this beach is building out in the long term.  Even if a short-
term rate of 2.0 ft/yr was used as the long-term rate (this would be very conservative
analysis), the retreat would be ~150 feet over the 75 year life of the development.  The site
is currently about 333 feet from the shoreline.   If the beach retreats 150 feet in the next
75 years then the site will be ~183 feet from the shoreline.   The proposed development
is unlikely to need shore protection over the life of the development.

Flooding Hazard

The proposed residential structure will NOT be subject to short term flooding from wave
runup attack.  The proposed finished first floor (FF) is at or above +14.92 feet NAVD88,
and is over 4.5 feet above the adjacent street elevation.  This FF elevation is above the
ocean level with 6 feet of SLR and  will not be subject to flooding from rain runoff. The
proposed project is reasonably safe from flooding because of the very wide beach, the
finished floor elevation (+14.92 feet NAVD88), and the existing drainage paths away from
the structure.   

Wave Attack & Wave Runup

The proposed structure is safe from direct breaking wave attack due to its setback from the
shoreline even under future eroded shoreline conditions. Wave runup will likely not reach
the site but may travel over the beach towards the site.  The US Army Corps of Engineers
Coastal Engineering Manual states that for every 25 feet wave overtopping travels across
a beach it reduces in height by ~1 foot.  Due to its location and elevation the proposed
residence is safe from  wave attack and wave runup.

Tsunami

It should be noted that the site is mapped within the limits of the California Office of
Emergency Services (CalOES) tsunami innundation map, Oxnard Quadrangle (State of
California 2009). The tsunami inundation maps are very specific as to their use.  Their use
is for evacuation planning only.  The limitation on the use of the maps is clearly stated in
the PURPOSE OF THIS MAP on every quadrangle of California coastline.   In addition, the
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following two paragraphs were taken from the CalOES Local Planning Guidance on
Tsunami Response concerning the use of the tsunami inundation maps.

In order to avoid the conflict over tsunami origin, inundation projections are based on
worst-case scenarios. Since the inundation projections are intended for emergency and
evacuation planning, flooding is based on the highest projection of inundation regardless
of the tsunami origin. As such, projections are not an assessment of the probability of
reaching the projected height (probabilistic hazard assessment) but only a planning tool.
Inundation projections and resulting planning maps are to be used for emergency planning
purposes only. They are not based on a specific earthquake and tsunami. Areas actually
inundated by a specific tsunami can vary from those predicted. The inundation maps are not
a prediction of the performance, in an earthquake or tsunami, of any structure within or
outside of the projected inundation area.

The CalOES maps model the inundation of a tsunami with an approximate 1,000 year
recurrence interval (0.1% event).   The Science Application for Risk Reduction (SAFRR)
tsunami study headed by USGS investigated a tsunami scenario with a 200-240 year
recurrence interval.  The SAFRR modeling output is shown in Figure 7 and reveals that the
site is not within the more probable (0.4% event) tsunami inundation zone.  The City of
Oxnard and County of Ventura have clearly marked tsunami evacuation routes for the
entire Silver Strand Beach and Oxnard areas. 

Figure 7.  SAFRR tsunami modeling for the subject site.
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SLR & 100 YEAR STORM

The USGS has also developed a model called the Coastal Storm Modeling System
(CoSMoS) for assessment of the vulnerability of coastal areas to SLR and the 100 year
storm, http://data.pointblue.org/apps/ocof/cms/.  Using the modeling program the
vulnerability of the site to different SLR scenarios and the100 year storm and shoreline
erosion can be assessed. The CCC using the program as a simple check and for
illustrating potnetial future conditions. However, the following are the limitations as to the
use of the CoSMoS model. 

Inundated areas shown should not be used for navigation, regulatory, permitting,
or other legal purposes. The U.S. Geological Survey provides these data “as is” for
a quick reference, emergency planning tool but assumes no legal liability or
responsibility resulting from the use of this information.

Figure 8 is the output of the CoSMoS program.  The modeling shows that, while the main
access streets may flood during the 100 year wave event with 5.7 feet (175 centimeters)
of SLR, there is no direct flooding of the site across the beach.  Wave runup does not
reach the site.  The flooding comes from the low lying areas behind the site, which can be
controlled.  In addition, the potential erosion due to SLR still leaves a wide beach.
Because the FF elevation (+14.92 feet NAVD88)  is above the future ocean/harbor water
elevation 13.5 feet NAVD88, the structure will not be subject to flooding.  The CoSMoS
program validates that the analysis herein is reasonably conservative. 

Figure 8.  CoSMoS modeling analysis for the subject site (yellow triangle). 

http://data.pointblue.org/apps/ocof/cms/.
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ADDITIONAL DISCUSSION

The California Coastal Commission (CCC) Sea Level Rise (SLR) Guidance is specific as
to the purpose of a coastal hazard analysis.   The analysis is not to determine FEMA flood
zone designations or base flood elevations (BFE).  It is to determine the potential for
shoreline erosion, waves, and ocean flooding to impact the proposed development.  The
referenced GSI hazard analysis determined that the proposed development at 1105 Ocean
Drive site would not be subject to coastal hazards over the life of the development and in
consideration of SLR.   The beach is wide enough for future erosion to not impact the site
in consideration of SLR over the project design life.  In addition, the wide beach is sufficient
to protect the proposed development from wave runup impacts.   Finally, using a future
unlikely 0.5% probability design ocean water level of 13.5 feet NAVD88, the proposed
development, with a finished floor (FF) at elevation +14.92 feet NAVD88, will be safe from
ocean flooding.

With regards to FEMA mapping, the site is currently mapped in the FEMA shaded X Zone
because the area (not specifically just this particular site) is within a 1% chance of annual
flooding with water depth of less than 1 feet.  It should be noted that the site is higher in
elevation than the public roads landward of the site.  Island View Avenue is about 3 feet
lower than Ocean Drive and the proposed site FF is over 4.5 feet above Ocean Drive.
While the area and public roads may flood with less than 1 feet of water (per FEMA), the
site and building is unlikely to flood due to its elevation above the low lying section/roads
in this shaded X Zone. 

FEMA has issued a preliminary flood insurance rate map (PFIRM).  However, it is not
effective until January 29, 2021.   The PFIRM has the proposed development in the
shaded X Zone.   The vast majority of coastal Oxnard is in the shaded X Zone.  It should
be pointed out that the PFIRM depicts flood conditions that are physically impossible.   For
example, the beach in front of the site is mapped by the PFIRM to be in the VE Zone with
a BFE of +24 feet NAVD88.   The beach here is at about elevation +16 feet NAVD88.  The
PFIRM mapping implies that some how ~8 feet of water/flooding will occur there.  This is
impossible.   In addition, the PFIRM VE Zones do not transition to the typically AE or AO
zones as shown in Figure 9 below.  The Moffatt & Nichol CCAMP report determined that
an appeal of the PFIRM analysis is warranted in this area.
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Figure 9.  Taken from Moffatt & Nichol report for Ventura County.

The wave runup calculation assumes an infinite slope, which does not exist at the beach
fronting the site.  The BFE of 17 was calculated by adding the height of the overtopping
bore to the beach elevation and rounding to the whole number (+15 feet NAVD88 + 2.3
feet = + 17 feet NAVD88).   Using the BFE equation in the FEMA California Coastal
Analysis and Mapping Project (BFE = SWL + R (wave runup)) yields (13.5 feet NAVD88
+ 6 feet = 19.5 feet NAVD88) a BFE of +20 feet NAVD88. This elevation has been
provided on the attached profile.

The actual proposed development is in the FEMA shaded X Zone currently and in the
future with SLR over the project life.  Based upon the overtopping calculation, on the
eroded beach, with 6 feet of SLR and the highest historical ocean level, the height of the
overtopping bore is 2.3 feet.  This is less than 3 feet and more than 1 feet so the area
would correspond to a FEMA AO Zone definition. The BFE of 17 was calculated by adding
the height of the overtopping bore to the beach elevation and rounding to the nearest
whole number (+15 feet NAVD88 + 2.3 feet = + 17 feet NAVD88). It should be noted that
the co-occurrence of the 0.5% SLR and the 1% ocean water elevation has a probability of
the product of the individual probabilities or 0.005%.  Typically, FEMA looks at 1%
probability conditions.  The Zone designation is shown on the attached profile.  It should
be noted that this overtopping bore dissipates (bore height goes to 0.0 feet) in about 75
feet as it flows across the beach.  This AO Zone is well seaward of the site and proposed
development. 
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CONCLUSIONS AND RECOMMENDATIONS

Prediction of runup and overtopping on a beach during extreme storm events is a very
complex problem.  The flow rate presented here represents what is defined as flow
sustained by a continuous volume, even though it will actually occur with the cycle of the
waves.  Therefore, this analysis can be considered conservative and may overestimate the
actual wave runup and overtopping.  The calculations made herein use standard methods,
yet they are based on several simplifying assumptions (see Chapter 7 of SPM).  There are
several facts that indicate that wave runup and overtopping should not adversely impact
the structure over the life of the structure. 

• There is a wide (~350 feet) sandy beach in front of the site 99.99% of the time.

• A review of aerial photographs over the last six decades shows no overall shoreline
retreat in general and a VERY wide sand beach in front of the site even at times
when the beach is seasonally at its narrowest.

• The existing residential development has not been subject to any wave runup and
overtopping attack in the past.

• Because the future flooding vulnerability is a regional problem from the low lying
areas behind the development there is very little that can be done at this site
specifically to mitigate the future potential hazard of flooding.  The public streets are
a few feet lower than the proposed FF elevation of the development so before the
actual structure floods, there will be no access to the site.

• The design and materials of the proposed structure are such that waterproofing
could be retrofitted in the future, if necessary.  The residence can be retrofitted with
waterproofing to an elevation above the flooding potential elevation along with flood
shields and other flood proofing techniques.  

• The lowest finished floor elevation is over 4.5 feet above the street flow line which
reduces the vulnerability of the residence to emergent groundwater with SLR.

• There is no need for shore protection for the development because the potential
flooding problem is not site specific. 

In conclusion, wave runup and overtopping will not significantly impact the proposed
development over the life of the improvement.  The proposed development will neither
create nor contribute significantly to erosion, geologic instability, or destruction of the site
or adjacent area. There are no other recommendations necessary for wave runup
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protection or for shore protection over the life of the proposed development.  The proposed
project minimizes risks from flooding.

CLOSING

The effective FIRM has the proposed development in the shaded X Zone.   The PFIRM
has the proposed development in the shaded X Zone.   The GSI analysis determined that
the site would not be subject to coastal hazards over the design life in consideration of SLR
using the methodology of the CCC SLR Guidance.  The proposed development FF is
above the future design water elevation of +13.5 feet.   On coastal projects in Ventura
County the actual flood hazard in consideration of SLR is the more conservative of the
FIRM (in this case the PFIRM) or the coastal hazard analysis. Therefore, the proposed
development, in consideration of SLR over the design life, is in the FEMA shaded X Zone.

LIMITATIONS

Coastal engineering is characterized by uncertainty.  Professional judgements presented
herein are based partly on our evaluation of the technical information gathered, partly on
our understanding of the proposed construction, and partly on our general experience.  Our
engineering work and judgements have been prepared in accordance with current
accepted standards of engineering practice; we do not guarantee the performance of the
project in any respect.   This warranty is in lieu of all other warranties, express or implied.

Respectfully Submitted

David W. Skelly MS,PE
RCE#47857

ATTACHMENTS:   APPENDIX I   Topographic Map
    APPENDIX II  Section
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