
 

 

JAIN RESIDENCE 
 COASTAL PLANNED DEVELOPMENT (PD) PERMIT,  

CASE NO. PL17-0005 
 
A. PROJECT INFORMATION  
 

1. Request: The applicant requests approval of a Coastal Planned Development 
(PD) permit for the demolition of an existing single-family dwelling and the 
construction of a new single-family dwelling with an accessory dwelling unit (Case 
No. PL17-0005). 

 
2. Applicant: Luke Tarr, Amit Apel Design, 33202 ¼ U Mulholland Highway, Malibu, 

CA 90265 
 
3. Property Owner: Sanjiv and Shubha Jain, 41700 Pacific Coast Highway, Malibu, 

CA 90265 
 
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 16,552.8-square foot 

project site is located at 41700 Pacific Coast Highway, 300 feet southwest of the 
intersection of Pacific Coast Highway and Tonga Street, in the community of 
Malibu in the unincorporated area of Ventura County. The Tax Assessor’s parcel 
number for the parcel that constitute the project site is 700-0-200-655 (Exhibit 2). 

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

a. Countywide General Plan Land Use Map Designation: Existing - Coastal 
Residential Planned Development 
 

b. Coastal Area Plan Land Use Map Designation: Residential Medium 2.1-6 
DU/AC 

 
c. Zoning Designation: CRPD-3 du/ac (Coastal Residential Planned 

Development with 3 dwelling units permitted per acre) 
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7. Adjacent Zoning and Land Uses/Development (Exhibit 2): 

Location in 
Relation to the 

Project Site 
Zoning Land Uses/Development 

North 

CR-1 ac (Coastal Rural, One Acre 
Minimum), CC-20,000 sq. ft. 
(Coastal Commercial, 20,000 sq. 
ft. minimum lot size) 

Pacific Coast Highway (State Route 1), 
Single-Family Dwellings, Fire Station 

East CRPD-3 du/ac Single-Family Dwelling 

South N/A Pacific Ocean 

West CRPD-3 du/ac Single-Family Dwelling 

 

8. History: On December 18, 1981, Parcel Map 3330 (PM-3330) was recorded, 
creating four residential beach front lots.  The proposed Project site is comprised 
of Parcel 1 of PM-3330.  The subject property is approximately 16,550 square feet 
in area, 500 feet long, 50-feet wide in the first 200 feet of the northern portion of 
the lot and tapering to a width of 20-feet for approximately 250 feet of the southern 
portion of the lot.  At the northern property boundary, the site has an approximate 
elevation of approximately 63 feet above mean sea level (msl) and gradually 
tapering down to an elevation of 35 feet (msl), approximately 200 feet from right of 
way of Pacific Coast Highway (PCH).  PCH is located at an elevation of 70 feet 
msl.  Ingress and egress to the site is provided by an existing private driveway and 
access easement which extends across APNs 700-0-200-815, -765, and -715 
which connects to Pacific Coast Highway. 
 
On April 30, 1982, Residential Planned Development Permit Case No. RPD-893 
(Minor Modification) was granted by Ventura County allowing the construction of a 
4,500 sq. ft. two-story single-family dwelling; the RPD permit was itself a 
modification of a Coastal Commission granted Coastal Development Permit 
(CPD). The dwelling is a contemporary-style single-family dwelling constructed 
based on a design from architects Conrad Buff III and Donald Hensman.  Hensman 
and Buff were popular Southern California home designers during the late-1950s 
and 1960s. The building is not notable within their body of work, nor is the structure 
a noteworthy example of the contemporary style.  American jazz trumpeter, artist 
and composer Miles Davis lived in the home at one time, though this was not 
determined to contribute to any historic value of the property on this basis. Mr. 
Davis lived in more than one home in the greater Malibu area. No subsequent 
permitted changes to the home were noted in a review of the property records, 
though staff did note that the windows and rear yard deck doors appear to have 
been modified since the home was constructed, and a side yard sunroom was 
observed within the side yard area. Ventura County Cultural Heritage Board 
Program Staff determined a historic resource report was not necessary for the 
proposed Project and the existing dwelling did not meet the definitions of a building 
of historic merit.  The building was evaluated under the criteria defined in the Public 
Resource Code Section 5024.1 and Title 14 of the California Code of Resources 
Section 4852 (b) (1) - (4) as well as CEQA Guidelines Section 15064.5.  The 
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building is not eligible for listing on the National, State or local register of historic 
resources. 
 
Other accessory improvements on the subject property include perimeter fencing 
(approximately 5 feet high and varies between chain link fence, rock garden walls 
and concrete masonry unit walls), an outdoor shade structure, railroad ties utilized 
as stairway access to the shore, and multiple retaining walls (ranging in height from 
2-5 feet).  Mature ornamental vegetation is located on the undeveloped portions of 
the lot. 

 
9. Project Description: The applicant is requesting a Coastal Planned Development 

(PD) Permit for the demolition of an existing 4,500 square foot (sq. ft.) two-story 
single family dwelling (SFD) with an attached two-car garage and the construction 
of a new 5,034 4,783 sq. ft. two-story SFD with an attached 348 sq. ft. garage and 
a detached 489 502 sq. ft. one-story accessory dwelling unit (ADU) located on a 
lot addressed as 41700 Pacific Coast Highway.  The project includes the 
construction of a 10 foot by 29-foot outdoor pool, installation of approximately four 
six biofiltration planter boxes (adding up to total 459 sq. ft.) to treat the volume of 
storm water runoff resulting from a 100-year storm, and retaining walls ranging in 
height from 2 feet to 12 feet high.  The applicant is proposing to retain the existing 
chain-link fencing along the west and east property line and the southern portion 
of the lot and remove the following unpermitted improvements: rocks associated 
with the revetment located at the most southerly portion of the lot, railroad ties, 
stone walls, and brick patio.  Access to the site is provided by an existing private 
driveway and access easement which extends across APNs 700-0-200- 815, -765, 
and -715 before connecting to Pacific Coast Highway (Attachment 2). 
 
Water will continue to be provided by Yerba Buena Water Company (YBWC) and 
wastewater disposal will be handled by a new onsite wastewater treatment system 
(OWTS) a 4,483 3,6541-Gallon Microseptec Enviroserver Treatment Tank, with 
precast distribution box, and two existing seepage pits and two proposed 
expansion seepage pits (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 CEQA Guidelines (Article 19, Section 15300-15332) set forth a list of classes of 
projects which have been determined not to have a significant effect on the environment 
and which shall, therefore, be exempt from the provisions of CEQA. However, Section 
15300.2 et seq. of the CEQA Guidelines provides exceptions to Categorical Exemptions 

 
1 Changes to the project description are noted in legislative format, additions are noted in underlined text and 
deletions are noted in strikethrough text. 
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if the project: may have an impact on an environmental resource of hazardous or critical 
concern where designated, precisely mapped, and officially adopted pursuant to law by 
federal, state, or local agencies; will have a potentially significant, cumulative impact; will 
damage scenic resources within a designated state scenic highway; is located on a 
hazardous waste site; may cause a substantial adverse change in the significance of a 
historical resource; or, will have a significant effect on the environment due to unusual 
circumstances. Following consultation with a representative of the Ventureño-Barbareño 
Band of Mission Indians (pursuant to Public Resources Code Section 21080.3.1 et seq.), 
and staff of the South Central Coastal Information Center (SCCIC, the State Office of 
Historic Preservation affiliate), Planning Division staff determined that the proposed 
Project has the potential result in impacts to archeological resources given the site’s 
proximity identified sensitive areas. 
 
County staff prepared an Initial Study in accordance with the County’s Initial Study 
Assessment Guidelines. Based on the information contained in the Initial Study, the 
County prepared a Mitigated Negative Declaration (MND) and made the MND available 
for public review and comment from February 7, 2020, to March 9, 2020. 
 
An MND is a written statement briefly describing the reasons that a proposed project will 
not have a significant effect on the environment and therefore does not require the 
preparation of an Environmental Impact Report. The Initial Study MND prepared for the 
Project determined that impacts potential impacts related to demolition and ground 
disturbing activities could be mitigated with the implementation of continuous monitoring 
during the demolition phase and the ground disturbing portion of the construction of the 
building. The Applicant will be responsible for retaining a qualified archeologist and a 
Native American monitor who will be present on site during the demolition and 
construction phases of the Project and monitor and implement best management 
practices and protection measures.  Comments received during the public comment 
period are included as the cover to the proposed MND (Exhibit 4).  In response to 
Comment received, the proposed Project was modified slightly and a revised Coastal 
Engineering Report (Exhibit 7, David C. Weiss Structural Engineers & Associates, Inc., 
September 2021) was prepared. 
 

1. Findings for Adoption of an MND: The CEQA Guidelines [Section 15074(b)] state 
that an MND shall only be adopted by a decision-making body if there is no 
substantial evidence, in light of the whole record, that the proposed project may have 
a significant adverse effect on the environment and that the MND reflects the Lead 
Agency’s independent judgment and analysis. 

 
The proposed final MND, including written comments on the MND and staff’s 
responses to the comments on the MND, is attached as Exhibit 4.  As described 
above, two mitigation measures are proposed related to the monitoring of ground 
disturbing activities during construction for archaeological resources which avoid 
potentially significant impacts to archaeological resources.  The MND was circulated 
for public review form February 7, 2020, to March 9, 2020.  Comments were received 
from property owners Eric and Marilyn Blitz, the South Central Coast District Office 
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of the California Coastal Commission, and the California Department of 
Transportation.  The responses to these comments are included as the cover of 
Exhibit 4. In response to the comments received from the California Coastal 
Commission the applicant redesigned the portions of the project, including moving 
the development more landward based upon an updated wave uprush elevation 
established for the Project in the Revised Coastal Engineering Report (Exhibit 7).  No 
additional significant impacts were identified based upon the comments received. 

Therefore, based on the information provided above and in light of the whole record, 
there is no substantial evidence that the proposed project may have a significant 
adverse effect on the environment and the MND (Exhibit 4) reflects the County’s 
independent judgment and analysis. 

2. Mitigation Monitoring and Reporting Program: The CEQA Guidelines [Section
15091(d)] state that, when approving a project for which an MND has been
prepared, the agency shall also adopt a program for reporting on, or monitoring,
the changes which it has either required in the project or made a condition of
approval to avoid or substantially lessen significant environmental effects. These
measures must be fully enforceable through permit conditions, agreements, or
other measures.

The Ventura County Planning Division will impose a mitigation measure to protect 
archaeological resources.  A Ventura County-Approved Archaeologist and 
approved Native American Monitor shall monitor the Project during construction to 
verify that the appropriate protocols are followed and resources are appropriately 
protected if discovered on-site(See Exhibit 5 Conditions Nos. 20 and 21.)  If any 
archaeological resources are discovered during construction the applicant will be 
required to halt construction and implement appropriate protection and recovery of 
the resources.  The Native American Monitor will determine the appropriate 
treatment of such resources, with the Archaeologist assessing findings and 
reporting to the County on the final disposition of the site.  The Archaeologist, 
Native American Monitor, and the applicant will be required to obtain the written 
concurrence of the Planning Director regarding the disposition and treatment of 
any discovered resources.   

Therefore, a mitigation monitoring and reporting program has been prepared in 
compliance with the CEQA Guidelines. 

C. CONSISTENCY WITH THE GENERAL PLAN

The 2040 Ventura County General Plan Goals, Policies and Programs (page 1-1) states: 

All area plans, specific plans, subdivisions, public works projects, and zoning decisions 
must be consistent with the direction provided in the County’s General Plan. 
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Finally, the Ventura County CZO (Section 8181-3.5.a) states that in order to be approved, 
a project must be found consistent with all applicable policies of the Ventura County 
Coastal Area Plan. 

The proposed Project has been analyzed for consistency with the applicable policies of 
the General Plan Goals, Policies and Programs and Coastal Area Plan (Exhibit 6). 

D. ZONING ORDINANCE COMPLIANCE

The proposed project is subject to the requirements of the Ventura County CZO. 

Pursuant to the Ventura County Ventura County CZO (Section 8174-4), the proposed use 
is allowed in the Coastal Residential Planned Development (CRPD) 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 buildings/structures that are 
subject to the development standards of the Ventura County 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) 
As Specified by Permit Yes, per Parcel Map No. 

3330, 0.28 Acres 

Maximum Percentage of Building Coverage 
Per CZO 8174-2.1 - 
Residential Medium – 
42% 

Yes, proposed lot coverage 
is 32.2% 

Front Setback 
Per CZO 8177-1.3 (a), 10 
feet, Garage is 20 feet 
from Public Street 

Yes, proposed is setback is 
25 feet 7 inches 

Side Setback 
Minimum building 
separation is 6 feet for 
buildings offsite 

Yes, 6 feet building 
separation is maintained 

Rear Setback 
Per CZO 8177-1.3 
Minimum Rear Setback is 
10 feet 

Yes, proposed rear setback 
is 290 feet 

Maximum Building Height 
Maximum Height 25 feet Yes, maximum height is 23 

feet 

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: 
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1. The proposed development is consistent with the intent and provisions of
the County's Certified Local Coastal Program [Section 8181-3.5.a].

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].

As discussed in Exhibit 6, Item 1, the proposed project was determined to be
compatible with the character of the surrounding residential neighborhood.  The
proposed single-family dwelling and ADU are similar to other ocean-front dwellings
in the vicinity of the proposed project in terms of visual character, scale, and form.
The Project proposes 5,871 5,633 square feet of gross floor area which is less
than the 6,092 square foot calculated average gross floor area for single-family
dwellings in the vicinity. The proposed Project was found to be conforming to the
applicable development standards for the CRPD zone for setbacks, lot coverage
and height.  As analyzed in Exhibit 6, Item 2 the proposed project is served by a
range of utilities such as water (Yerba Buena Water Company), electricity, and
includes the development of an onsite wastewater treatment system which is
appropriately sited and sized to serve the proposed development.  The Project is
consistent with the required finding for compatibility because the Project meets the
prescribed development standards of the CZO and was determined to be within
range of the average dwelling size for surrounding residences and is adequately
served by the necessary range of utilities and services.

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 the demolition and construction of a new single-
family dwelling with a detached ADU. The proposed use is not conditionally
permitted; therefore, the requirement of this finding does not apply to the proposed
project.

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].

As discussed in Exhibit 6 (See Items 2, 3, 4, and 6) the proposed Project will not
be obnoxious or harmful or impair the utility of neighboring property or uses based
upon staff’s analysis (i.e., impacts to utilities and services, emergency access,
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drainage and noise).  The proposed Project has been conditioned to implement 
appropriate best management practices and standard development requirements, 
which include limiting noise generating activities to specific days and times, 
implementing the grading and drainage requirements under Ventura County 
Building Code Appendix J, ensuring the proper handling of demolition and 
construction waste (Exhibit 4, Condition No. 24) and implementing proper 
stormwater management practices on the lot during construction and occupancy 
(Conditions No. 32-34,  and 29).  All construction activities will be confined to the 
subject property and the proposed development envelope will not impact public 
access or recreational uses of the beach. 

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 Exhibit 6 (See Items 3, 4, 6 and 8), adequate improvements and 
services exist to serve the proposed development ensuring the proposed Project 
will not result in any determinantal impacts to the protection and wellbeing of the 
general public.  The YBWC will continue to provide water service to the subject lot 
for domestic purposes which include the provision of water for fire protection. 
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. 31 through 34). The Project was found to have no impact 
to the provision of public safety services such as Police and Fire.  Furthermore, 
the proposed Project will not generate new traffic beyond customary vehicle trips 
associated with the development and occupancy of a single-family dwelling and 
ADU.  Existing public roads adequately serve the Project for the purposes of 
physical and legal access.  The Project was designed to comply with the standards 
set forth in the Coastal Commission’s Sea Level Rise Policy Guidance (Exhibit 7, 
David C Weiss Structural Engineer & Associates, September 2021) and was found 
to not impact the provision for shoreline access for this area of Ventura County. 
Therefore, the proposed project will not be detrimental to the public interest, health, 
safety, convenience, or welfare. 

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 August 5, 2022, 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 
August 5, 2022, the Planning Division placed a legal ad in the Ventura County Star. 
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On August 17, 2022, the Planning Division received comments from California Coastal 
Commission South Central Coast District Office regarding the analysis contained in the 
Planning Director Staff Report.  Due to the nature of the comments in District Office’s 
letter, the Planning Director Hearing for the Project was continued to a date certain on 
September 8, 2022. The response to these comments is provided as an addendum to 
this staff report (Exhibit 11).  The District Office reiterated their comments via email before 
the hearing was conducted on September 8, 2022.  To allow for additional communication 
with the District Office staff and the applicant, the hearing was continued September 29, 
2022.  A meeting was conducted with between the Ventura County Planning Division 
staff, District Office staff and Luke Tarr on September 15, 2022.  Prior to the subsequent 
hearing date, Yucca and Bill Clippinger, owners of 11824 Pacific Coast Highway, provided 
additional comments on the proposed development on September 19, 2022.  A 
continuation was granted to October 20, 2022.  The applicant has voluntarily revised the 
Project plans in response to the concerns raised in these communications.  A second 
addendum to the staff report has been prepared and is attached to the staff report (Exhibit 
12c).  

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, including the proposed MND (Exhibit 4), Mitigation Measures
and Mitigation Monitoring and Reporting Program (Exhibit 5), and has considered all
comments received during the public comment process;

2. FIND, based on the whole of the record before the Planning Director, including the
Initial Study and any comments received, that upon implementation of the project
revisions and/or mitigation measures there is no substantial evidence that the project
will have a significant effect on the environment and that the MND reflects the
Planning Director independent judgment and analysis;

3. ADOPT the MND (Exhibit 4) and Mitigation Monitoring Program (Exhibit 5);

4. 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;

5. GRANT Coastal PD Permit Case No. PL17-0005 subject to the conditions of
approval (Exhibit 5); and

6. 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.
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The decision of the Planning Director is final unless appealed to the Planning Commission 
within 10 calendar days after the Coastal PD 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 Planning Division shall then set a hearing date before the Planning 
Commission to review the matter at the earliest convenient date. 

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

ner 
1 e ection 

Ventura County Planning Division 

Maps 
Plans 

, Manager 
ermits Section 

nty Planning Division 

EXHIBITS 

Exhibit 2 
Exhibit 3 
Exhibit 4 
Exhibit 5 
Exhibit 6 
Exhibit 7 

Mitigated Negative Declaration, Comments and Staff's Responses to Comments 
Conditions of Approval and Mitigation Monitoring and Reporting Program 
General Plan Consistency Analysis 
Revised Coastal Engineering Report (David C. Weiss Structural Engineer & Associates, 
Inc., September 2021) 

Exhibit 8 Geologic and Soils Engineering Exploration (Schick Geotechnical, Inc., September 2015) 
Exhibit 9 Hydrology & Hydraulic Calculations (Amit Apel Design, Inc., June 2019) 
Exhibit 10 Addendum I Engineering Report for a New Onsite Wastewater System 
Exhibit 11 a California Coastal Commission South Central Coast District Office Comment Letter dated 

August 17,2022 
Exhibit 11 b Addendum to Planning Director Staff Report, Response to California Coastal 

Commission South Central Coast District Office Comments 
Exhibit 12a Email Communication from California Coastal Commission South Central Coast District 

Office Dated September 7, 2022 
Exhibit 12b Email Communication from Yucca and Bill Clippinger 
Exhibit 12c Second Addendum to Planning Director Staff Report, Additional Responses to Public 

Comments 



700 01 60 05

700 01 90 01

700 01 90 05

700 01 90 02 700 01 90 03

Oxnard Thousand Oaks

Camarillo

Moorpark

San Buenaventura

Santa Paula

Fillmore

Port Hueneme

Simi Valley

Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P, NRCan, Esri
Japan, METI, Esri China (Hong Kong), Esri Korea, Esri (Thailand), NGCC, ©
OpenStreetMap contributors, and the GIS User Community

^̀

É
0 16,0008,000 Feet

Disclaimer: This Map was created by the Ventura County Resource
Management Agency, Mapping Services - GIS which is designed
and operated solely for the convenience of the County and related
public agencies. The County does no twarrant the accuracy of this
mapand no decision involving a risk of economic loss or physical
injury should be made in reliance thereon.

 Ventura County, California
 Resource Management Agency

 GIS Development & Mapping Services
 Map created on  07-15-2019

RH

County of VenturaCounty of Ventura
Planning Director HearingPlanning Director Hearing

 Location Map Location Map

site

PL17-0005PL17-0005

127476
Text Box
County of VenturaPlanning Director HearingCase No. PL17-0005Exhibit 2 Maps



COS-10 ac-sdf

Open Space

Residential High 6.1-36 DU/AC

Residential Medium
 2.1-6 DU/AC

Recreation Commercial

Residential Low 1-2 DU/AC

Residential High 6.1-36 DU/AC

Residential Rural 1 DU / 2AC

Residential Low 1-2 DU/AC

Residential High 6.1-36 DU/AC

CR-1 ac

CRPD-3 du/ac

CRPD-15 du/ac

COS-10 ac-sdf/M

CRPD-10 du/ac

COS-10 ac-sdf

CRE-20,000 sq ft

CC-20,000 sq ft

CRE-2 ac/M

CRPD-24 du/ac

existing community

open space

open space

rural

É
County of Ventura

Planning Director Hearing
General Plan & Zoning Map

PL17-0005
Disclaimer: this map was created by the Ventura County Resource
Management Agency Information Systems GIS, which is designed
and operated solely for the convenience of the County and related
public agencies. The County does not warrant the accuracy of this
map and no decision involving a risk of economic loss or physical
injury should be made in reliance therein

0 50 10025 Feet

RH

Ventura County
Resource Management Agency

Information Systems GIS Services
Map created on 07-15-2019

Source: Pictometry: 2018

Project: PL17-0005
700-0-200-655
General Plan
Zoning

site

Area Plans



700
-0-2

00-
655

PACIFIC COAST HW

ÉDisclaimer: this map was created by the Ventura County Resource
Management Agency Information Systems GIS, which is designed
and operated solely for the convenience of the County and related
public agencies. The County does not warrant the accuracy of this
map and no decision involving a risk of economic loss or physical
injury should be made in reliance therein

0 20 4010 Feet

RH

Ventura County
Resource Management Agency

Information Systems GIS Services
Map created on 07-15-2019

Source: Pictometry: 2018

County of Ventura
Planning Director Hearing

Aerial Photography
PL17-0005



"#$ %&

"''()**&

+,-.&

/,#&

)0,*-,$1 23,4',$1&

)0,*-,$1 2)'(556*&

)0,*-,$1 2"-7(556*&

8#(5#5*)'9 2)'(556*&

8#(5#5*)'9 2"-7(556*&

45- "()" 81(5**9&

+5$*-(3+-,5$ -.#)&

*#(,$;4)(*&

5++3#"$+. 1(53#&

/5$)&

1(5** 45- <,'-7&

1(5** 45- ')#-7&

"=1> 45- *45#)&

8)9 45- +5=)("1)&

8#9 45- +5=)("1)&

8)9 $)- ,6#)(=,53* "()"&

8#9 $)- ,6#)(=,53* "()"&

23,4',$1 "()" -5-"4 81(5**9&

"()" 8)0,*-,$19 +5$',-,5$)'&

"()" 8#(5#5*)'9 +5$',-,5$)'&

"()" 8#(5#5*)'9 3$+5$',-,5$)'&

?@@A@AB@@ACDD

EF?@@ #"+,G,+ +5"*- 7,17<".

6"4,23 8=)$-3(" +53$-.9

H@BCD

$I"

$I"

$I"

E

D

FCJDDB *KG-

=A2$G#"AFL' *#(,$;4)()'

(AL M 3

((D

A

A

A

$I"

EBN 8A *KG-9

$I"

8DJLLO *KG-9

DJOHB *KG-

$I"

DJDE@ *KG-

LDB *KG-

"##$% &#'()&#"#*$%

.)*

.)*

.)*

A

.)*

+#,#-./"#*$ 0#1$(&# &&2 &#''()&#"#*$% /&./.%#+

6,$,636 45- "()"

()*,')$-,"4 ')$*,-.

#)(6,--)' I "++)**5(. 3*)*

G(5$- *)-2"+;&

6",$ 753*) B@PA@Q

A A

8F9 *,$14) G"64,. '<)44,$1 8F9 *,$14) G"6,4. '<)44,$1

8F9 *(5 I "(+)

#(,="-) 1"("1)* BA+"( 1"("1)

BDPA?Q

*,') *)-2"+; 8)"*-9&

*,') *)-2"+; 8$5(-79&

7),17- 4,6,- BDPA@Q BDPA@Q

6"0,636 1("')' "()"

A A

6"0,636 45- +5=)("1) DJLLO *KG-

#"(;,$1 8+5=)()'9 B *#"+)*

A A

6"0,636 "445<"24) *KG- A A

755*76"$' R"7"$#53(A23(;) #>4>*
??BO "$-)(5 +,(+4)
4* OBL@
4"* =)1"*J $)="'" OHFBO
8LF@9 CLLAFBFL

8FOP 7),17-9

#(5R)+- ')*+(,#-,5$&
#(5#5*)' +5$*-(3+-,5$ 5G $)< DJ@EH *KG- 753*) "$' LDB *KG- BA+"( 1"("1)J EHF *KG- 13)*- 753*)

#(5R)+- *+5#)&
F9 $)< -7()) 4)=)4 *,$14) G"6,4. '<)44,$1
B9 "--"+7)' BA+"( 1"("1)

*)#)("-) #)(6,-&
F9 1("',$1 G5( $)< '(,=)<". "##(5"+7 "$' #"(;,$1 "()" 3$')( *)#)("-) #)(6,-
B9 *,-) ()-",$,$1 <"44*& "'R"+)$- -5 '(,=)<". "$' #"(;,$1 "()"
L9 *,-) <"44* "* 5++3(
E9 *<,66,$1 #554 "$' *#" *-(3+-3()
D9 *<,66,$1 #554 "$' *#" )K3,#6)$-
C9 *<,66,$1 #554I*#" #(5-)+-,= 2"((,)(*
?9 '(,=)<". "#(5$

()"( *)-2"+; F@PA@Q

A

-F>F -,-4) *7))-
*3(=).

"@>@ *,-) #4"$
"@>F *,-) #4"$ 8)$4"(1)'9
"@>B ')+; 7),17-*
"@>L *45#) "$"4.*,*

$F>@ 1)$)("4 $5-)*
$F>F 1)$)("4 $5-)*
$F>B 1)$)("4 $5-)*
$B>@ 23,4',$1 $5-)*
$B>F #4"$$,$1 $5-)*

1(F +"4 1())$
1(B +"4 1())$
1(L +"4 1())$
1(E +"4 1())$

"F>F 3##)( G4( *#"+)#4"$
"F>B 6,''4) G4( *#"+)#4"$
"F>L 45<)( G4( *#"+)#4"$
"F>E (55G #4"$
"B>@ )4)="-,5$*
"B>F )4)="-,5$*
"L>@ *)+-,5$*
"L>F *)+-,5$*
"L>B *)+-,5$*
"L>L *)+-,5$*
"L>E *)+-,5$*
"L>D *)+-,5$*
"D>@ '55( I <,$'5< *+7)'34)
"H>@ ')-",4*
"H>F ')-",4*
"H>B ')-",4*
)AF +GAF(
)AB 6GAF(

#AF #(5R)+- *366"(.
4AF #4"$-,$1 #4"$
4AB #4"$-,$1 #4"$ $5-)*
GAF G3)4 65',G,+"-,5$ #4"$
GAB G3)4 65',G,+"-,5$ $5-)*

*A@ *-(3+-3("4 52*)(="-,5$ $5-)*
*A$ *-(3+-3("4 $5-)*
*AF G53$'"-,5$ #4"$
*AB G,(*- G455( G("6,$1 #4"$
*AL *)+5$' G455( G("6,$1 #4"$
*AL>F '(,=)<". *-(3+-3("4 #4"$
*AE G("6,$1 #4"$
*AD ')-",4*
*AD>F ')-",4*
*AC ')-",4*
*AC>F ')-",4*
*A? ')-",4*
*A?>F ')-",4*
*A?>B ')-",4*
*AO ')-",4*
*AO>F ')-",4*
*AH *)+-,5$*
*AF@ *)+-,5$*
*AF@>2 *)+-,5$*
7G0F -.#,+"4 ')-",4*
7G0B -.#,+"4 ')-",4*
7G0L -.#,+"4 ')-",4*
*A- -.#,+"4 ')-",4*
*6AF ')-",4*
*6AB ')-",4*
*A' ')-",4*
*A6AF>F $5-)* ')-",4*
*A6F>B $5-)*
*A6F>L ')-",4*
*#AF ')-",4*
*#AB ')-",4*
*A1 1("',$1 I '(",$"1) #4"$ ')-",4*
*A1B )(5*,5$ +5$-(54 #4"$ ')-",4*
*A1L 1("',$1 #4"$ I 1("',$1 +"4+*

6F>@ $5-)*J *+7)'34)* M 4)1)$'*
6F>F $5-)*J *+7)'34)* M 4)1)$'*
6B>@ 2"*)6)$- #4"$
6B>F G,(*- G455( #4"$
6B>B *)+5$' G455( #4"$
6L>@ ')-",4 *7))-
6L>@ ')-",4 *7))-
)A@F )4)+> +5=)( *7))-
)A@B )4)+> *,-) #4"$
)A@L )4)+> 45<)( 4)=)4 #5<)(
)A@E )4)+> 45<)( 4)=)4 4,17-,$1
)A@D )4)+> 6,''4) 4)=)4 #5<)(
)A@C )4)+> 6,''4) 4)=)4 4,17-,$1
)A@? )4)+> 3##)( 4)=)4 #5<)(
)A@O )4)+> 3##)( 4)=)4 4,17-,$1
)A@H )4)+> *,$14) 4,$) ',"1("6
#@>F *+7)'34) *7))-
#B>@ 2"*)6)$- #4"$
#B>F F*- G455( #4"$
#B>B B$' G455( #4"$
#L>@ 2"*)6)$- #4"$
#L>F F*- G455( #4"$
#L>B B$' G455( #4"$
#D>@ (,*)( ',"1("6
#D>F (,*)( ',"1("6
#C>@ #4362,$1 ')-",4*
#C>F #4362,$1 ')-",4*
-BEAF +"4A+)(-*
-BEAB +"4A+)(-*

*3(=).5(

*-(3+-3("4 )$1,$))(,$1

+,=,4 )$1,$))(,$1

5$*,-) <"*-) <"-)( )$1,$))(,$1

)#' +5$*34-"$-*
B@?BB 6",$ *-())-
+"(*5$J +" H@?ED
8LF@9 BEFACDCD
;STUV #W XXSV Y Z [\ S[J #) 8(+) CH@OH9

F@PA@Q

B *#"+)*

45- "()" 8$)-9& FCJDDB *KG-

CPA@Q CPA@Q

CPA@Q CPABQ .)*

.)*

.)*

.)*

.)*

.)*

.)* 8*)) "@>B9

EBN ] CJHDB *KG- .)* 8*)) "@>L9

#"(;,$1 83$A+5=)()'9 A

+"4,G5($," +,=,4 "$' -7,$1*J ,$+>
LO?O #3)(+5 +"$.5$ ('>
6"4,23J +" H@BCD
$V "'5/,) ',;) 8+ O?DCD9
8LF@9 LF?A@D@@

+"4,G5($," +,=,4 "$' -7,$1*J ,$+>
LO?O #3)(+5 +"$.5$ ('>
6"4,23J +" H@BCD
$V "'5/,) ',;) 8+ O?DCD9
8LF@9 LF?A@D@@

'(> *"$R),=) R",$ M *7327"
FHBD (5."4 "=)
*,6, ="44).J +" HL@CD

+5"*-"4 )$1,$))(

'"=,' +> <),**J *>)> M "**5+,"-)*
BEL?B ="$5<)$ *-> %F@E
<)*- 7,44*J +" HFL@?
R"$)44) 4><> 4"3
8OFO9 BB?AO@E@ R"$)44)^ '+<*)>+56

A

3(&&#*$ 1//-)314-# 3.+#%

B@B@ +(+J +2+J +6+J +#+J +)+J +12+J B@B@ -ABE )$)(1. *-"$'"('*

$5(-7

23,4',$1 5<$)( "##(5="4

+4,)$-I-)$"$- "##(5="4

'"-)&

'"-)&

')*,1$)( I "(+7> *,1$"-3()

'"-)&

*+"4)$5(-7

G455(+;'>2.'("<$

'"-) #(5R>$5 '("<,$1
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6Z ÙY _ J +" H@BCD

"6,- "#)4
8LF@9 LF?A@D@@

,$ "**5+,"-,5$ < ,-7

")351#- 46 "13-1&#*J ","A "(+7,-)+-

i B@F? "6,-"#)4 ')*,1$ ,$+> -7) ')*,1$,')"* "$' #4"$* #()*)$-)' 2.-7)*) '5+36)$-* "() #(5#)(-.5G "6,-"#)4 ')*,1$ ,$+> 3*) 5(
+5#.,* #)(6,--)' 2. +5$-("+-5$4.> -7) 3*) 5( ()=,*,5$ 5G -7)*) ,')"* 5G #4"$* ,* #(57,2,-)' <,-753--7) <(,--)$ #)(6,**,5$ 5G
"6,- "#)4 ')*,1$ ,$+>

'() ! *+ ,- ./0 ) ! "#1%2 3& 45 6) 7 89 ; ; ; < =7 >; ; ! 2 ? @ A BCDE F 4G*@ &BH,BI64 &JFE JB
1BDH6) KG9 "%LM3) 7 89 ; ; ; <N =7 >; ; ! 2 ? KN O; OO@P@OP@*Q/

"@>@

-,-4) #"1)

?IBHIB@B@2M* +5(()+-,5$*B

County of Ventura
Planning Director Hearing

Case No. PL17-0005
Exhibit 3 Plans



!
"

#
$

%
&
'

(

!
"

#
$

%
&
'

(

' 1)23)4305 ( ).,6+-4

' 1)23)4305 ( 1*36*.4

' 1)23)4305 ( /..6-,4

'
+

*
2

1
*

43
0

5
7

*
0

60
0

4

!("' %89% #8;( <'

="'>"?@ 0+A 101/

(&6B)6-4

!("' %89% #8;( <'

<$#<C(? 1-A 10/+

(&6B)6*4 T>C&8$ >#8&8#@

("N(!('#

X XX

' 1)23)4305 ( /..6-,4

'
+

*
2

1
*

43
0

5
7

*
0

60
0

4
'

+
*

2
1

*
43

0
5

7
*

0
60

0
4

!
"

#
$

%
&
'

(

!
"

#
$

%
&
'

(

' 1)23)4305 ( ).,6+-4

' 1)23)4305 ( /..6-,4

'
+

*
2

1
*

43
0

5
7

*
0

60
0

4

T>C&8$ >#8&8#@

("N(!('#

X XX

' 1)23)4305 ( /..6-,4

'
+

*
2

1
*

43
0

5
7

*
0

60
0

4
'

+
*

2
1

*
43

0
5

7
*

0
60

0
4

4,$) 5G *)-2"+;

4
,$

)
5

G
*

)
-

2
"

+
;

#(5#)(-. 4,$)

#(5#)(-. 4,$)

#
(

5
#

)
(

-
.

4
,$

)

#(5#)(-. 4,$)

4,$) 5G *)-2"+;

4,$) 5G *)-2"+;

#(5#)(-. 4,$)

4,$) 5G G,(*- G455(

F?P A HQ

4,$) 5G *)+5$'
G455(

4,$) 5G *)+5$' G455(

4,$) 5G *)+5$' G455(

4,$) 5G G,(*- G455(

4
,$

)
5

G
*

)
+

5
$

'
G

4
5

5
(

4
,$

)
5

G
G

,(
*

-
G

4
5

5
(

4,$) 5G G,(*- G455(

4
,$

)
5

G
G

,(
*

-
G

4
5

5
(

4
,$

)
5

G
*

)
+

5
$

'
G

4
5

5
(

4
,$

)
5

G
*

)
+

5
$

'
G

4
5

5
(

4,$) 5G *)+5$' G455(

4,$) 5G G,(*- G455(
4,$) 5G G,(*- G455(

4,$) 5G G,(*- G455(

#554

4
,$

)
5

G
G

,(
*

-
G

4
5

5
(

OOP A LQ BCP A FQ BDP A ?Q

BDP A ?Q

()KP' *)-2"+;

B@P A @Q

B
@

PA
F
F

Q

B
@

PA
?
Q

FOP A CQ

DP A FFQ FP A HQ

G>1> C@P A BQ
$)< ')-"+7)' FA
*-5(. 13)*- 753*)

$)< BA*-5(. *,$14)
G"6,4. ()*,')$+)
<I"--"+7)' BA+"(
1"("1)

8)
9

(
)

-
>

<
"

4
4

BHP A FQ

F
@

PA
@
Q

C
P
A

@
Q

C
P
A

F
Q

8$
9

(
)

-
>

<
"

4
4

#,-

#,-

#,-

#,-

#,-

#,-

)*FB -()"-6)$- -"$;
,$ " LJCDEA1"445$ G(# -"$;

8*)) *)#-,+ #4"$9

)*FB -()"-6)$- -"$;
,$ " LJCDEA1"445$ G(# -"$;

8*)) *)#-,+ #4"$9

BFFP A @Q
65*- 4"$'<"(' (3*7

8#)( <"=) ()#5(-9

B
L D C ?

)

2

'

OF E

+

"

G

()-",$,$1 <"44

()-",$,$1 <"44

#4<

#4)

#(5#)(-. 4,$)

#
(

5
#

)
(

-
.

4
,$

)

#(5#)(-. 4,$)

#(5#)(-. 4,$) BDP A HQ

65*- 4"$'<"(' (3*7
8#)( <"=) ()#5(-9

?>FC>L C>EC>FL>F L>B L>L D>F D>B C>B

BFFP A @Q

LICEQ ] FPA@Q
F *,-) 6"#

45- "()" FCJDDB *K G-
6"0> 45- +5=)("1) EBN CJHDB *K G-

#(5=,')' 45- +5=)("1)
6",$ 753*) EJFL@ *K G-
13)*- 753*) DCC *K G-
-5-"4 789;9 %' 0$ j CJHDB *K G-

LILBQ ] FPA@Q
B *,-) #4"$

/&.<&#&%%

23,4',$1 5<$)( "##(5="4

+4,)$-I-)$"$- "##(5="4

'"-)&

'"-)&

')*,1$)( I "(+7> *,1$"-3()

'"-)&

*+"4)$5(-7

G455(+;'>2.'("<$

'"-) #(5R>$5 '("<,$1

BD@@F #Z h UXUh +W Z k f 7c d >
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RESPONSE TO PUBLIC COMMENTS ON  
MITIGATED NEGATIVE DECLARATION (MND) 

 COASTAL PLANNED DEVELOPMENT (PD) PERMIT 
CASE NO. PL17-0005 

 
I. Responses to Public Comments Received 

 
1. An Initial Study Mitigated Negative Declaration (ISMND) (State Clearing House 

Number [SCH] No. 2020029013) was prepared for Coastal Planned Development 
(PD) Permit Case No. PL17-0005 (Jain Residence) in response to a Planning 
Division staff evaluation of the impacts associated with the proposed Project.  
Planning Division staff found within the ISMND that the proposed Project would 
result in potentially significant impacts to cultural resources that could be reduced 
to a less than significant level with the implementation of mitigation measures 
related to monitoring during the construction and demolition phases of the 
development by both a qualified archaeological consultant and qualified Native 
American monitor.  The MND was circulated for a 30-day review from February 7, 
2020, to March 9, 2020. The County of Ventura Planning Division received three 
comment letters based on the circulation of the ISMND.  The commenters and 
assigned reference numbers are listed below. 
 

Reference # Date Commenter 

A February 16, 2020 Eric and Marilyn Blitz 

B 
February 27, 2020 Jacqueline Phelps, California Coastal 

Commission – South Central Coast 
District Office 

C 
March 3, 2020 California Department of Transportation 

District 7 Office of Regional Planning 

 
The comment letter responses are provided below with the annotated comment 
letters attached hereto.   
 

2. The comment letters have been assigned reference numbers with responses 
divided in sections.  The comment letters and responses are arranged in the order 
received.  Where a response to comment resulted in a changes to the ISMND text, 
the corresponding section has been excerpted herein with changes to the text 
indicated in legislative format - deleted text shown as strikethrough and added text 
shown as underlined. The changes to the ISMND are incorporated with this 
document by reference .  
 

A.  Response A-1: Eric and Marilyn Blitz commented that vehicle traffic 
associated with the proposed Project will use a shared driveway during 
demolition, construction and occupancy.  The commenter’s concerns relate 
to the availability of access for the shared driveway during an emergency.  
The comment does not change the determinations made within the public 
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safety and tactical access sections of the ISMND.  The concerns raised will 
be adequately addressed by the implementation of the standard conditions 
of approval for the Project.  The applicant will designate a contact person 
who will be responsible for responding to complaints from the public under 
Condition of Approval No. 16 (Exhibit 5).  During construction, the contact 
person will be available if an issue should arise, and access is obstructed 
during a public safety emergency involving one of the neighboring 
properties sharing access.  The applicant will also identify the contact 
person on an onsite sign under the standard condition for construction noise 
(Condition No. 22, Exhibit 5).  Lastly, the Planning Division is available for 
calls from the public during weekday business hours and will promptly alert 
the contact person should need arise during project construction.  The 
applicant has been notified of these concerns and will be responsible during 
construction and occupancy for not impeding access.  The commenter will 
be notified of all subsequent actions involving the Project.  
 

B. Response B-1:  Jacqueline Phelps with the California Coastal Commission 
South Central Coast District Office lists the Project description and states 
that both minimization of risks in hazardous areas and the preservation of 
public access are requirements of both the California Coastal Act and the 
certified Ventura County Local Coastal Program (LCP).  The analysis of 
consistency with hazards and public access policies is provided under 
Exhibit 6 of the staff report for this Project.  The background information 
presented in that discussion verifies that the proposed project will not result 
in the aggravation of any existing hazards and adequately addresses public 
access requirements. 
 
Response B-2: The commenter states that the environmental analysis 
underestimates the risk of sea level rise and other coastal hazards in the 
ISMND under item 17b. Hydraulic Hazards – FEMA. The commenter states 
that the analysis is insufficiently based on an outdated assumption of 24 
inches of sea level rise added to the highest observed still water elevation.  
The commenter adds that the Ocean Protection Council’s (OPC) State Sea 
Level Rise Guidance and the Coastal Commission’s Sea Level Rise Policy 
Guidance were updated 2018, requiring residential structures to consider a 
set of projections associated with the medium high risk aversion scenario 
which would impact the sea level rise projection over the life of the structure.  
The commenter goes on to state that the analysis provided with the IS/MND 
should utilize the medium high-risk aversion as the current best available 
science in order to determine the potential impacts upon the development.  
The comment continues that the Commission generally advocates for a 
precautionary approach to sea level rise adaption planning to protect both 
new development and coastal resources.  The comment concludes that the 
initial study should be updated to include analysis that uses the best 
available science to determine if the subject development is consistent with 
the hazards policies and provisions of the LCP. 
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In response to the comments, Planning staff has revised Item 17b. of the 
IS/MND with the assistance of the applicant.  The applicant’s consultant 
prepared a revised Coastal Engineering Report for 41700 Pacific Coast 
Highway (David C. Weiss & Associates, Inc., September 30, 2021).  The 
report indicates that coastal engineering parameters were developed in 
keeping with the current direction of the Coastal Commission and as 
presently implemented by Ventura County. The report defines Still Water 
Level (SWL) as the elevation that the surface of the water would assume 
absent any wave action.  The report arrives at a future SWL of 14.24’ MLLW 
(Mean Low Water level) (+14.05’ North American Vertical Datum of 1988 or 
NAVD88) at the end of a 75-year design life for the proposed building.  The 
projected SWL is appropriately based upon the highest 1% elevation of the 
tides in this area (or 7.95 MLLW) plus the medium-high risk scenario for 
ocean level rise (6.29 feet) over the next 75 years (the economic life of the 
structure).  6.29 feet corresponds with the sea-level rise range for the .5% 
probability of occurrence for a “high emissions” scenario by the year 2096.   
 
The corresponding changes to the initial study are completed under Item 3 
below.  
 
Response B-3: The commenter states that the proposed development 
extends further seaward than the existing residence, resulting in an 
increased vulnerability to coastal hazards.  The commenter bases the next 
comment on a previous design of the Project, but states that retaining walls 
and a planter located seaward of the proposed ADU could potentially 
function as shoreline protective devices over the life of the project.  The 
commenter then states that the proposed development must be designed 
to not require the need for a shoreline protective device. Based on these 
considerations, the commenter states that siting and design alternatives 
should be developed to minimize shoreline and flooding hazard risks.   
 
In response to this item, Ventura County has determined that the updated 
Coastal Engineering Report and the Revised Plans adequately address the 
concerns identified.  To summarize the findings of the updated report, the 
Coastal Engineer determined that the critical projected wave uprush 
elevation would be seaward of and below the proposed elevation of the 
ADU improvements.  The ADU will be built on piles supported with 
reinforced concrete grade beams and has been designed to not require the 
construction of any shoreline protection device.  The redesigned civil plans 
also show the proposed biofiltration planter boxes and septic tank have 
been relocated outside of the landward limit of the projected wave uprush 
elevation. 
 
Based on staff’s review of the revised Coastal Engineering Report, the 
proposed Project is not subject to any special conditions of approval related 
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to the removal or relocation of the proposed development based on 
changing site conditions.  The Ventura County Planning Division does not 
issue conditions of approval which require the automatic removal of projects 
which become hazardous during the economic life of such development.  
Instead, Ventura County considers the projected risk from a range of coastal 
and environmental hazards when analyzing such coastal development 
projects for consistency with the applicable policies and making findings for 
approval.  For the development under consideration, the proposed Project 
has been appropriately designed and sited to accommodate projected sea 
level rise and the proposed septic system and biofiltration planter boxes are 
landward of the critical wave uprush elevation. 
 
The corresponding changes to the initial study are completed under Item 3 
below. 
 
Response B-4: The commenter states the LCP requires the protection and 
provision of public access.  The commenter identifies an existing rock 
revetment along the seaward edge of the Project site and states its location 
relative to the development envelope could potentially impact the provision 
of public access.  The proposed development envelope is approximately 
100 feet from the most landward edge of the rock revetment (Exhibit 3).  
The proposed Project has not been conditioned to remove the revetment 
and will not impact the provision for shoreline access as no portion of the 
proposed development activities are located on the beach.  With regard to 
lateral access along the shore, an irrevocable offer of dedication for lateral 
access was previously made as a condition of approval for PM 3330 
(Document No. 19810511000434460-1), the parent subdivision which 
created the subject property.  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. 
 
Response B-5: The commenter states that the ISMND indicates that the 
Project site would be located in a coastal bluff environment, and states that 
the ISMND does not include analysis of whether the site constitutes bluff. 
According to the commenter, if determined to constitute a bluff the Project 
would be subject to policies within the LCP requiring the minimization of risk 
on bluff areas.  The commenter states that the Project appears to be within 
the appeals jurisdiction and should be noticed accordingly.   
 
The project site is located on a 7:1 slope (~14% grade) (Exhibit 7) with 
stable soils able to support the proposed structure on piles with a factor of 
safety in excess of 1.5 (Exhibit 8).  Based on the information presented in 
the Geologic and Soils Engineering Report (Exhibit 8), the project site is 
“free of any potential geological hazard such as landslides, mudflows, 
liquefaction, active faults and excessive settlement” and not at any 
significant risk erosion for the projected life of the proposed structures (75 
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years).  The proposed development envelope is located landward of the 
projected wave uprush elevation. 
 
The corresponding changes to the initial study are completed under Item 3 
below. 
 
Changes to the ISMND: Changes to the Item 6 (Scenic Resources) and 
17b. (Hydraulic Hazards) of the ISMND for the Project are completed below. 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

6. Scenic Resources (Plng.) 

Will the proposed project:  

a)  Be located within an area that has a scenic 
resource that is visible from a public viewing 
location, and physically alter the scenic 
resource either individually or cumulatively 
when combined with recently approved, 
current, and reasonably foreseeable future 
projects? 

 X    X   

b)  Be located within an area that has a scenic 
resource that is visible from a public viewing 
location, and substantially obstruct, degrade, 
or obscure the scenic vista, either individually 
or cumulatively when combined with recently 
approved, current, and reasonably 
foreseeable future projects? 

 X    X   

c)  Be consistent with the applicable General 
Plan Goals and Policies for Item 6 of the 
Initial Study Assessment Guidelines? 

 X    X   

 
6. Scenic Resources (Plng.) Impact Discussion: 
 
6a and 6b.  The proposed project site does not include any land within the Scenic 
Resource Protection (SRP) Overlay Zone. The proposed project is located immediately 
south of PCH (an eligible state scenic highway).   The Santa Monica Mountains are 
located north of PCH.  The Santa Monica Mountains consist of sensitive habitats, such 
as riparian corridors, native chaparral and oak woodlands.  Public Resources Code (PRC) 
Section 30240 requires development in areas adjacent to ESHA be designed to prevent 
impacts which would significantly degrade those areas.  As discussed in Section 4D, 
ESHA includes coastal dunes, tidepools, wetlands, creek corridors, and certain upland 
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habitats in the Santa Monica Mountains.  No ESHA has been identified on the project 
site.   The southernmost portion of the development envelope is 130 feet north of the 
October 21, 2014 Mean High Tide Line identified by Land & Air Surveying, Inc 
(Attachment 2).   The Applicant will be required to submit a Lighting Plan, to ensure 
exterior night lighting is not directed towards the beach and shoreline. 
 
PRC Section 30251 requires permitted development to be sited and designed to protect 
views to and along the ocean and scenic coastal areas, to minimize the alteration of 
natural land forms, and to be visually compatible with the character of surrounding areas. 
Planning Division staff conducted a site visit on August 21, 2019 and determined that the 
proposed project site, may be visible from PCH or along the beach during low tide.  The 
proposed project will not be visible from the nearest trails that are part of the Point Mugu 
State Park Trail System, including Big Sycamore Canyon Trail and Yellow Hill Trail. In 
addition, the proposed project site is located greater than 1,000 feet from publicly-owned 
park lands.  
 
In order to ensure that the proposed development blends in with the natural surrounding 
coastal bluff environment, the project will be conditioned to require that the single-family 
dwelling and accessory dwelling unit be painted with earth tone colors and non-reflective 
paints. However, staff has determined that the Project site does not constitute a natural 
bluff.  According to the revised Coastal Engineering Report, the Project site is located on 
a 7:1 slope area (~14% grade) (ISMND Attachment 7) with stable soils able to support 
the proposed structure on piles with a factor of safety in excess of 1.5 (ISMND Attachment 
8).  Based on the information presented in the Geologic and Soils Engineering Report 
(ISMND Attachment 8), the project site is “free of any potential geological hazard such as 
landslides, mudflows, liquefaction, active faults and excessive settlement” and not at 
significant risk from erosion for the economic life of the buildings (75 years).  The 
proposed project would result in less-than-significant project-specific impacts and would 
not result in a cumulatively considerable contribution to a significant cumulative impact, 
related to scenic resources.  
 
The corresponding changes to the initial study are completed under Item 3 below. 
 
6c. The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 6 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on scenic resources have been identified, therefore no mitigation 
measures are required. 
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17b. Hydraulic Hazards – FEMA (WPD) Impact Discussion: 
 

Issue (Responsible 
Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact Degree Of 
Effect** 

N LS PS-M PS N LS PS-M PS 

17b. Hydraulic Hazards – FEMA (WPD) 

Will the proposed project:  

1)  Be located outside of the 
boundaries of a Special 
Flood Hazard Area and 
entirely within a FEMA-
determined ‘X-Unshaded‘ 
flood zone (beyond the 0.2% 
annual chance floodplain: 
beyond the 500-year 
floodplain)? 

 X    X   

2)  Be located outside of the 
boundaries of a Special 
Flood Hazard Area and 
entirely within a FEMA-
determined ‘X-Shaded‘ flood 
zone (within the 0.2% annual 
chance floodplain: within the 
500-year floodplain)? 

 X    X   

3)  Be located, in part or in 
whole, within the boundaries 
of a Special Flood Hazard 
Area (1% annual chance 
floodplain:  100-year), but 
located entirely outside of the 
boundaries of the Regulatory 
Floodway? 

 X    X   

4)  Be located, in part or in 
whole, within the boundaries 
of the Regulatory Floodway, 
as determined using the 
‘Effective‘ and latest available 
DFIRMs provided by FEMA? 

 X    X   

5) Be consistent with the 
applicable General Plan 
Goals and Policies for Item 
17B of the Initial Study 
Assessment Guidelines? 

 X    X   
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17b-1 through 17b-4.  The proposed project is located at the northern half of the property 
at 41700 Pacific Coast Highway, Malibu CA and is in a FEMA “X” Unshaded Zone” (+500-
year floodplain Areas with no established flood elevation). The southern part of the 
property is located in a FEMA coastal “VE” zone (El. 14 feet) as well as a “AE” Zone 
(Elevation 14 feet) as shown in the effective FEMA Flood Insurance Rate Map (FIRM) 
No. 06111C1140E (January 20, 2010) 06111C1137F (effective January 29, 2021). The 
proposed project is also located outside the preliminary coastal flood hazard zones as 
defined on the preliminary FEMA FIRM map (No. 06111C1137F) issued September 30, 
2016 on which no significant changes were made to floodplain boundaries but the Base 
Flood Elevation (BFE) was changed from 14 feet to 19 feet.  
 
A Coastal Engineering Report, prepared by David C. Weiss Structural Engineer & 
Associates, Inc., dated August 2016, and amended on October 9, 2018 (Attachment 7), 
includes an analysis of Sea Level Rise (SLR). The report concluded that with 2 feet of 
SLR expected during the 75 years of the project life, a wave runup elevation of 20 feet is 
expected. With the proposed first floor elevation of 41.67 feet, the proposed project is 
outside of the wave runup floodplain boundaries.  A Coastal Engineering Report (Exhibit 
7) prepared for the Project indicates the proposed development has been designed to 
accommodate and address a range of considerations related to coastal hazards (i.e. sea 
level rise, wave uprush, storm surge, etc.).  With respect to sea level rise, the report 
projects a future Still Water Level (Design Tide) elevation of 14.05 feet NAVD88 by the 
year 2096 (a 75-year project life).  Using the edge right-of-way as a reference point, the 
report places the Design Beach Profile at 340.2 feet from the right-of-way line of Pacific 
Coast Highway. The report than indicates that three wave conditions on the site were 
found to present the most hazardous circumstance for this section of beach.  The third 
wave condition analyzed uprushes further upslope on the site reaching a maximum 
shoreward position of 211.0 feet as measured from the right-of-way of Pacific Coast 
Highway.  The uprush is located at a site elevation of 31.66 feet NAVD88.  The structure 
will utilize a minimum finished floor elevation (FFE) of 41 feet NAVD88 which accounts 
for sea level rise and the wave uprush elevation recommended by the Project Coastal 
Engineer.  The proposed structures are, according to the report, located well landward of 
the beach area with the water bore of the third analyzed wave condition which would 
impinge slightly on the faces of the piles proposed supporting the ADU with a negligible 
wave force (4.94 lbs. per square foot for a depth of .31 feet).  Other site improvements 
including the proposed OWTS and biofiltration planters have been relocated outside of 
the area of future wave action. While the report identifies the presence of an existing rock 
revetment (40 feet inland from the most landward measured Mean High Tide Line), the 
report finds that the proposed development has been designed to withstand coastal 
hazards without any need for shoreline protection.  A Floodplain Development Permit is 
not required however, a Floodplain Clearance will be required prior to issuance of a 
zoning clearance. The proposed project will not result in project-related impacts related 
to flooding or contribute to cumulative impacts related to flooding. 
 
17B-5.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 17B of the Ventura County Initial Study Assessment 
Guidelines. 
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Mitigation/Residual Impact(s) 
 
No significant impacts on FEMA hydraulic hazards have been identified, therefore no 
mitigation measures are required. 

 

C. Response C-1: Mya Edmonson with the California Department of 
Transportation (Caltrans) District 7 Office of Regional Planning, indicated 
that Caltrans does not expect the Project approval to result in a direct 
adverse impact to existing State transportation facilities.  The commenter 
includes courtesy notification regarding the requirement for Caltrans 
transportation permit for the transportation of heavy construction equipment 
and/or materials which require the use of oversized-transport vehicles on 
State Highways.  The commenter also states that stormwater run-off must 
be discharged clean if leaving the site and is subject to a stormwater 
management plan is conveyed onto a State Highway.  The comment does 
not change any of the determinations made within ISMND.  The applicant 
has been notified of the comments on the Project and will be responsible 
for compliance with the requirement regarding the transportation using 
oversized vehicles during the construction phase.   With respect to 
stormwater standards, the project will implement the required best 
management practices for site drainage and hydrology as preliminarily 
demonstrated on the Project plans and the supporting Hydrology & 
Hydraulic Calculations (Exhibit 9).  No further response is necessary for this 
comment/   

 
Attachment  

Attachment A  Eric and Marilyn Blitz Comment Letter February 16, 2020 
Attachment B California Coastal Commission – South Central Coast District Office Comment 

Letter Dated February 27, 2020 
Attachment C California Department of Transportation, District 7 Office of Regional Planning 

Comment Letter Dated March 3, 2020 
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Oquendo, John

From: Eric Blitz <eblitz@gmail.com>
Sent: Sunday, February 16, 2020 10:34 AM
To: Oquendo, John
Subject: case number pl17-005

thank you for informing us of the demolition and reconstruction of the Jain property at 41700 pacific coast highway. 
the jain's use a shared driveway and it is imperative that the driveway not be blocked or encumbered at any time 
one of the residents sharing thi driveway is ill with incurable cancer and must be able to have emergency access at any 
time 
thank you for your help with this request 
eric and marilyn blitz 
41400 pacific coast highway 
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CALIFORNIA COASTAL COMMISSION
SOUTH CENTRAL COAST DISTRICT OFFICE
89 SourH CALrFoRr,r^ SrREEr, SurE 200
veilruRA, cA 93001-280r
vorcE t805) 585.1800
FAX (805) 641^1732
www. coAsTAL. cA.60v

February 27,2020

John Oquendo, Case Planner
Coun$ of Ventura Resource Management Agency
Planning Division
800 S. Victoria Ave. L#1740
Ventura, CA 93009

RE: Mitigated Negative Declaration for Planned Development Permit No. PL17-0005

Dear Mr. Oquendo,

Coastal Commission staff has reviewed the lnitial Study and Mitigated Negative
Declaration (|S/MND) for Planned Development Permit No. PL17-0005 (Jain) and would
like to provide the following comments for your consideration. The applicant requests
the subject permit for the demolition of an existing 4,500 square foot, two-story single-
family dwelling with an aftached two-car garage and the construction of a new 5,049
square foot, two-story single-family dwelling with an attached 352 square foot garage
and a detached 491 square foot one-story accessory dwelling unit (ADU). The proposed
project also includes a pool, two septic systems, six biofiltration planter boxes, and
approximately 330 linear feet of retaining walls ranging in height from two to twelve feet.
The project site is a 0.38-acre beachfront lot located at41700 Pacific Coast Highway
(APN 700-0-200-655).

Section 30253 of the CoastalAct, which is incorporated in the County's LCP, mandates
that new development minimize risks to life and property in areas of high geologic and
flood hazard, and not create or contribute significantly to erosion. The County's LCP

also contains several policies to ensure the protection and provision of public access in

new development along the shoreline, in consideration of public safety needs, private
property rights, and the protection of natural resources (including Sections 30210,
30211, and 30212 of the CoastalAct which have been incorporated in the certified
LUP).

The project site is located in an area that is extremely vulnerable to coastal hazards and

nooding. As such, the IS/MND includes a discussion of coastal hazards at the project

site, and summarizes the results of a Coastal Hazards and Wave Run-up Study that
was prepared for the subject project. This report analyzed the proposed development in

rebtibn io coastal hazardi by adding 24 inches of sea level rise to the highest observed
stillwater elevation. ln 2018, the Ocean Protection Council's (OPC) Sfafe Sea Level

Rise Guidance and the Coastat Commission's Sea Level Rise Policy Guidancewere
updated. These documents provided updated sea level rise projections for eleven
locations along the California coast and recommend that analyses associated with

B-1
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residential structures consider the set of projections associated with medium high risk

aversion. The analysis provided within the IS/MND should utilize these medium high risk

aversion projections as the current best availabb science. Because the analysis does
not use these projections, the potential impacts resulting from sea level rise have been
underestimated.'The Commission, in line with statewide guidance, generally advocates
for a precautionary approach to sea level rise adaptation planning. This approach stems
from the overall importane of keeping development safe from coastal hazards and
protecting coastal resources, consistent with the CoastalAct and LCP policies and
provisions. lt also derives from the fact that the costs and consequences associated
with inadvertently underestimating sea level rise hazards could be quite high. Therefore,
the IS/MND should include an updated analysis that utilizes the best available science
to determine if the subject development is consistent with the hazards policies and
provisions of the LCP.

The proposed development would extend further seaward than the existing residence,
increasing its vulnerabilig to coastal hazar.ds. Specifically, the proposed ADU would be
located seaward of the proposed residence, and retaining walls and biofiltration planter
boxes would be located seaward of the ADU. The walls and planters could potentially
function as a shoreline protective structure, particularly in the future as the shoreline
continues to migrate landward due to sea level rise. Because the proposed project
constitutes a redevelopment of the project site, the residence and associated
development should be designed to not require a shoreline protective device. Given the
degree of risk posed by existing and projected coastal hazards in this highly vulnerable
area, the IS/MND should include an analysis of siting and design alternatives, including
locating development further landward, reducing its size and footprint, and other
options, that would minimize shoreline and flooding hazard risks. This analysis should
also include alternatives that relocate the proposed development further landward
(including locating the proposed ADU landward of the proposed residence), eliminate
the proposed walls and planters, and that reduce ihe number of proposed septic
systems.

Once the appropriate siting and design altematives are analyzed, adaptation measures
need to be identified and conditions of development need to be imposed on the permit
to address issues regarding acknowledgement and assumption of risk that tlre property
is located in a hazardous location, triggers for relocation or removal of the development
as siie conditions change, provisions for lateral public access, and other strategies to
reduce risks and/or impacts to coastal resources and public ac@ss over time.

As mentioned above, the LCP requires the protection and provision of public access.
However, the location of the proposed development and existing rock revetment could
create potential impacts to public access. Under current conditions, public access along
the seaward edge of the subject property is only available under certain seasonaland
tidalconditions. Given that this beach is onlir expecled to narrow in the future due to sea
level rise, the location of the proposed development, including the exisling rock
revetment, could impede the public's access to and along the beach. Therefore, in
addition to an altematives analysis which demonstrates if the proposed development

B-2
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sited as far landward as possible, the IS/MND should also include an analysis of
removal or landward relocation of the existing rock revetment.

Lastly, the ISIMND indicates that the subject project would be located in a coastal bluff
environment, and that the subject parcel has an elevation of approximately 70 feet
above mean sea level and gradually tapers down to an elevation of 35 feet above mean
sea level. However, the IS/MND does not contain an analysis of whether the subject site
constitutes a bluff. The LCP requires that new development is sited and designed to
minimize risks on bluffs areas. Therefore, in order to fully analyze the project's
consistency with the LCP, the County should determine if this site constitutes a bluff,
and determine if blufftop setbacks should be applied.

The CoastalAct and LCP require that public access be protected and enhanced, and
impacts from coastal hazards be avoided to the maximum extent feasible. With regard
to the subject property, the proposed development appears to be inconsistent with the
policies and provisions of the certified LCP. ln order to avoid impacts, additional siting
and design alternatives must be evaluated. Lastly, it appears that the subject PD permit
would be appealable to the Commission, and as such, should be noticed accordingly.

We appreciate the opportunity to provide comments for your consideration. Please
contact me with any further questions at (805) 585-1800.

Sincerely,

fhi,tl' $tfi';/ml'
Jacqueline Phelps
District Supervisor
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RESOURCE MANAGEMENT AGENCY PLANNING DIVISION
DaveWard, ntce

Directorcounty of ventura
MITIGATED NEGATIVE DECLARATION

A. PROJECT D SCRIPTION:

Entitlement: Coastal Planned Development (PD) Permit Case No. PL17-0005

Applicant: Sanjiv and Shubha Jain, 41700 Pacific Coast Highway, Malibu, CA

Location: The project site is located al 41700 Pacific Coast Highway, in the
unincorporated area of Ventura County

Assessor's Parcel No.: 700-0-200-655

Parcel Size: The subject property is 16,552 sq.ft.in area.

General Plan Designation: Existing Community

Zonins Desiqnation: Coastal Residential Planned Development (CRPD-3
DU/AC)

Responsible and/or Trustee Aqencies: California Coastal Commission

Proiect Description: The applicant is requesting a Coastal Planned
Development (PD) Permit for the demolition of an existing two-story single family
dwelling (SFD) with an attached two-car garage and the construction of a new
5,049 square foot (sq. ft.) two-story SFD with an attached 352 sq. ft. garage and

a detached 491 sq. ft. one-story accessory dwelling unit (ADU) located on a
16,552 sq. ft. lot addressed as 41700 Pacific Coast Highway. The new SFD will
contain 5 bedrooms, 5 bathrooms and t half bathroom. The ADU will contain 1

bedroom and 1 bathroom. The project includes the construction of a 10 ft by 29
ft outdoor pool, installation of 6 biofiltration planter boxes (adding up to total 585
sq. ft.), and 330 linear feet (LF) of retaining walls up to 12 feet high at the
southern portions of the SFD and ADU. Access to the site is provided by an

existing private driveway and access easement which extends across APNs 700-
0-200- 815, -765, & -715 and connects to Pacific Coast Highway.

Water is provided by Yerba Buena Water Company and the waste water disposal
will be handled by a new onsite wastewater treatment system (OWTS).

B STATEMENT OF E MENTAL FINDINGS:
State law requires the Resource Management Agency, Planning Division, as the
lead agency for the proposed project, to prepare an lnitial Study (environmental

800 South Victoria Avenue, L#'1740, Ventura, CA 93009
Phone (805) 654-2481 o Fax (805) 654-2509 o vcrma.orgldivisions/planningffi

Ventura Counw

3ffi1



analysis) to determine if the proposed project could significantly affect the
environment. Based on the findings contained in the attached lnitial Study, it has

been determined that the proposed project may have a significant effect on the
environment; however, mitigation measures are available that would reduce the
impacts to less than significant levels. Therefore, a Mitigated Negative
Declaration has been prepared and the applicant has agreed to implement the
mitigation measures.

C. LISTING OF POTENTIALLY SIGNI CANT ENVIRONMENT L IMPACTS

IDENTIFIED:
1. Section B 8A. Cultural Resources - Archaeoloqical Resources: The proposed

project has the potential to disturb subsurface archeological resources through
the construction of the proposed buildings. The applicant will be required to
provide both archeological and Native American monitors for the duration of
ground disturbing activities. ln the event that archaeological resources or
remains are accidently discovered, the applicant will be required to halt work and

determine an appropriate course of action with concurrence from the County.

With the implementation of Mitigation Measures CULTURAL - 1 and CULTUML

- 2, significant project-specific or cumulative impacts related to the demolition or
material alteration of the physical characteristics of an archaeological resource
would be reduced to a lessthan-significant level.

D. PUBLIG REVIEW:

Leqal Notice Method: Direct mailing to property owners within 300 feet of the
property on which the proposed project is located, and a legal notice in the
Ventura County Star.

Document Posting Period: February 7,2020 through March 9,2020

Public tew: The lnitial Study/Mitigated Negative Declaration is available for
public review online at https://vcrma.org/divisions/planning (select "CEQA

Environmental Review") or at the County of Ventura, Resource Management
Agency, Planning Division, 800 South Victoria Avenue, Ventura, California, from
8:00 am to 5:00 pm, Monday through Friday.

Comments: The public is encouraged to submit written comments regarding this
Initial Study/Mitigated Negative Declaration no later than 5:00 p.m. on the last

day of the document posting period to John Oquendo, the case planner, at the

County of Ventura Resource Management Agency, Planning Division, 800 South
Victoria Avenue L#1740, Ventura, CA 93009. You may also e-mail the case
planner at John.Oquendo@ventura.org.

ERATION OF D NEGA
DEC TION

Prior to approving the project, the decision-making body of the Lead Agency
must consider this Mitigated Negative Declaration and all comments received on

D.



the Mitigated Negative Declaration. That body may approve the Mitigated
Negative Declaration if it finds that all the significant effects have been identified
and that the proposed mitigation measures will reduce those effects to less than
significant levels.

Prepared by: Reviewed for Release to the Public by:

J uendo Planner ch, Manager
(805 54-3588 sid Permit Section

n



RESOURCE MANAGEMENT AGENCY PLANNING DIVISION
DaveWard, AtcP

Directorcounty of ventura

Coastal Planned Development (PDl Permit Case No.: PL17-0005

Assessor's Parcel Numbers (APNsl: 700-0-200-655

ln accordance with 515063 of the California Environmental Quality Act (CEaA)

Guidelines, the Venturi County Planning Division, in consultation with other appropriate

public agencies, prepared an tnitial Study, and has determined that the proposed

bi"i".t r6ferenced'above could have a significant environmental impact with respect to

Cultural Resources - Archaeological Resources. However, the Initial Study identified

mitigation measures that could reduce the impacts to a less-than-significant level.

proiideC that you accept the mitigation measures, the Planning Divisior_may prepare a

Mitigated Negative Declaration (wNO) for the proposed project [CEOA Guidelines,

515070(b)(1) and (2)1,

The following list includes a summary of the potentially significant environmental

impacts of the proposed project and the mitigation measures necessary to reduce the

imbacts to a lessthan-signifiiant level, which were identified in the lnitial Study:

1. Section B 8A. Cultural Resources - Archaeolooical Resources: The proposed

surface archeological resources during the

construction of the proposed buildings. The applicant will be required to provide

both archeological 
'and 

Native American monitors for the duration of ground

disturbing activities. ln the event that archaeological resources or remains are

accidenly discovered, the applicant will be required to halt work and determine an

appropriate course of actibh with concurrence from the County. With the

implementation of Mitigation Measures CULTUML - 1 and CULTUML - 2,

signi1cant project-specific or cumulative impacts related to the demolition or

miterial alteration of the physical characteristics of an archaeological resource

would be reduced to a less-than-significant level'

ITIG M RES ENT REEM

Mitigation Measures:
Mitioation Measure CULTUML - 1 (Archaeolooical Resourcest

heological resources that may exist on the

subject propertY.

Requirement: The Permittee shall retain a Qualified Archaeologist and Native

American Monitor to monitor all project-related ground disturbance (including demolition

of foundations and tree removal, grading and trenching activities) on the Project site.

Documentation: The permittee shall submit one copy of a signed contract (financial

information redacted) with a Qualified Archeologist and Native American monitor

800 South Victoria Avenue, L# 1740, Ventura, CA 93009
phone (805) 654-2481 r Fax (805) 654-2509 r vcrma.orgldivisions/planningffi ffiflI



responsible for conducting archeological monitoring for the project site along with a
statement of qualifications. The Qualified Archaeologist shall provide a weekly report to
the Planning Division summarizing the activities during the reporting period. lf no
archaeological resources are discovered, the Qualified Archaeologist shall submit a
brief letter to the Planning Division, stating that no archaeological resources were
discovered and that the monitoring activities have been completed.

Timing: Prior to the issuance of a Zoning Clearance for Construction, the Permittee
shall submit the required contracts and statements of qualifications to the Planning
Division for review and approval. The Qualified Archaeologist and Native American
monitor shall monitor the Project site during ground disturbance (including demolition of
foundations and tree removal), subsurface grading, and trenching. The Qualified
Archaeologist and Native American monitor shall submit reports weekly to the Planning
Division during all ground disturbance, subsurface grading, and trenching activities.

Monitoring and Reporting: The Planning Division reviews the monitoring reports and
maintains the monitoring reports in the Project file. The Qualified Archaeologist and
Native American monitor shall monitor the Project site during all ground disturbance,
subsurface grading, and trenching. The Planning Division has the authority to conduct
site inspections to ensure that the monitoring activities occur in compliance with this
condition, consistent with the requirements of Section 8183-5 of the Ventura County
Coastal Zoning Ordinance.

Mitioation Measure CULTURAL - 2 (Archaeolooical Resources Discovered Durinq
Gradino)
Purpose: ln order to mitigate potential impacts to archaeological resources discovered
during ground disturbance.

Requirement: The Permittee shall implement the following procedures

a. lf any archaeological or historical artifacts are uncovered 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) Notify the Planning Director in writing, within three days of the discovery;

(3) The County-approved archaeologist shall assess the find and 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; and

(5) lmplement the agreed upon recommendations



b. lf any human burial remains are encountered during ground disturbance or
construction activities, the Permittee shall:

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

(2)

(3)

(4)

lmmediately notify the County Coroner and the Planning Director;

lf the County Coroner determines that human remains are those of a Native
American, or has reason to believe that they are those of a Native
American, he or she shall contact the Native American Heritage

Commission by telephone with 24 hours to name a Most Likely Descendant
(MLD) for the disposition of the remains;

Upon the discovery of Native American remains, the permittee shall ensure

that the immediate vicinity is not damaged or disturbed by further
development activity until the permittee has discussed and conferred with
the most likely descendants regarding the descendants' preferences and all

reasonable options for treatment and disposition of remains, in accordance
with Public Resources Code section 5097.98.

(5) Obtain the Planning Director's written concurrence of the recommended
disposition of the site before resuming development on-site; and

(6) lmplement the agreed upon recommendations.

Documentation: The above measure shall be noted on all grading and construction
plans. lf 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: Prior to the issuance of a Zoning Clearance for construction, the Permittee

shall submit a copy of the grading plans which shall include the above required notation.

lf 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 Section 8183-5 of the Ventura County Coastal
Zoning Ordinance.

We, Sanjiv and Shubha Jain, the applicants for Coastal PD Permit Case No. PL17-0005
and property owners (Husband and Wife as Community Property with right of
survivorship), hereby agree to implement the mitigation measures described above,
which have been developed in conjunction with the preparation of a Mitigated Negative
Declaration for Coastal PD Permit Case No. PL17'0005. I understand that these
mitigation measures or substantially similar mitigation measures must be adopted as
conditions of approval for Coastal PD Permit Case No. PL17-0005, in order to reduce
the environmental impacts to a less-than-significant level.

>1 4
Date
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Initial Study for Jain Residence 
 

Section A – Project Description 
 
1. Project Case Number:  PL17-0005 
 
2. Name of Applicant: Sanjiv and Shubha Jain 

 
3. Applicant’s Representative: Luke Tarr, 6411 Independence Ave, Woodland 

Hills, CA 91367 
 
4. Project Location and Assessor’s Parcel Number:  The project site is located at 

41700 Pacific Coast Highway, in the unincorporated area of Ventura County. The 
Tax Assessor’s parcel number (APN) for the property that comprises the project 
site is 700-0-200-655. 

 
5. General Plan Land Use Designation and Zoning Designation of the Project 

Site: 
 

a. General Plan Land Use Designation: Existing Community  
 

b. Area Plan Land Use Designation: Residential Medium 2.1-6 DU/AC (2.1 
to 6 dwelling units per acre) 

 
c. Zoning Designation: Coastal Residential Planned Development, CRPD-3 

DU/AC (3 dwelling units per acre) 
 
6. Description of the Environmental Setting:  The project site is located within the 

Ventura County South Coast community area, approximately 600 feet east of 
Yerba Buena Beach and approximately 0.7 miles west of the Ventura-Los Angeles 
County Line.  The South Coast Segment S1 of the Coastal Trail (Coastal Area Plan 
Figure 4.17-1) is located seaward of the project site and provides seasonal/tidal 
walking along the beach.  Shoreline access, public beach areas and parking are 
located along the road shoulder adjacent to County Line Beach (Attachment 1). 
 
On December 18, 1981, Parcel Map 3330 (PM-3330) was recorded to allow for the 
subdivision of 3 lots into 4 lots.  The project site is Lot 1 of PM-3330.  The lot is 
approximately 16,550 square feet in area, 500 feet long, 50-feet wide in the first 
200 feet of the northern portion of the lot and tapering to a width of 20-feet for 
approximately 250 feet of the southern portion of the lot.  At the northern property 
boundary, the site has an elevation of approximately 70 feet above mean sea level 
(msl) and gradually tapering down to an elevation of 35 feet (msl), approximately 
200 feet from right of way of Pacific Coast Highway (PCH).  Physical and legal 
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access to the site is provided by an existing private driveway and access easement 
which extends across APNs 700-0-200-815, -765, and -715 before connecting to 
PCH.  On April 30, 1982, Residential Planned Development Permit Case No. RPD-
893 was issued for Lot 1 to allow for the construction of a 4,500 sq. ft. two-story 
single-family dwelling.  Other accessory improvements include perimeter fencing 
(approximately 5 feet high and varies between chain link fence, rock garden walls 
and concrete masonry unit walls), an outdoor shade structure, railroad ties utilized 
as stairway access to the shore, and multiple retaining walls (ranging in height from 
2-5 feet).  Mature ornamental vegetation occurs throughout the undeveloped 
portions of the lot.   
 
The adjacent parcels surrounding the project site consist of the following: 
 

Adjacent 
Parcels 

Zoning 
Designation 

Zoning 
Description 

Existing Use 

North 
--- --- State Highway 1  

(PCH) 

East 

CRPD-3 du/ac Coastal 
Residential 
Planned 
Development 
(three dwelling 
units per acre) 

Single-family dwelling 

South Pacific Ocean --- Beach/Recreation 

West 

CRPD-3 du/ac Coastal 
Residential 
Planned 
Development 
(three dwelling 
units per acre) 

Single-family dwelling 

 
7. Project Description:  The applicant is requesting a Coastal Planned Development 

(PD) Permit for the demolition of an existing 4,500 square foot (sq. ft.) two-story 
single family dwelling (SFD) with an attached two-car garage and the construction 
of a new 5,049 sq. ft. two-story SFD with an attached 352 sq. ft. garage and a 
detached 491 sq. ft. one-story accessory dwelling unit (ADU) located on a lot 
addressed as 41700 Pacific Coast Highway.  The new SFD will contain five 
bedrooms, five bathrooms and one half-bathroom.  The ADU will contain one 
bedroom and one bathroom.  The project includes the construction of a 10 foot by 
29-foot outdoor pool, installation of six biofiltration planter boxes (adding up to total 
585 sq. ft.) to treat the volume of storm water runoff resulting from a 100-year 
storm, and approximately 330 linear feet of retaining walls ranging in height from 
2 feet to 12 feet high.  Access to the site is provided by an existing private driveway 
and access easement which extends across APNs 700-0-200- 815, -765, and -
715 before connecting to Pacific Coast Highway (Attachment 2). 
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Water will continue to be provided by Yerba Buena Water Company and 
wastewater disposal will be handled by a new onsite wastewater treatment system 
(OWTS). 
 

8. List of Responsible and Trustee Agencies:  California Coastal Commission 
 
9. Methodology for Evaluating Cumulative Impacts: “Cumulative impacts” refer 

to two or more individual effects which, when considered together, are 
considerable or which compound or increase other environmental impacts. The 
individual effects may be changes resulting from a single project or a number of 
separate projects. The cumulative impact from several projects is the change in 
the environment which results from the incremental impact of the project when 
added to other closely related past, present, and reasonably foreseeable, probable 
future projects. Cumulative impacts can result from individually minor, but 
collectively significant, projects taking place over a period of time [California 
Environmental Quality Act (CEQA) Guidelines, 2014c, Section 15355]. 

 
In order to analyze the proposed project’s contribution to cumulative environmental 
impacts, this Initial Study relies on both the list method in part (e.g., for the analysis 
of impacts to biological resources) and the projection (or plans) method in part 
(e.g., for the analysis of cumulative traffic impacts). 
 
Pursuant to the California Environmental Quality Act (CEQA) Guidelines [§ 
15064(h)(1)], this Initial Study evaluates the cumulative impacts of the project, by 
considering the incremental effects of the proposed project in connection with the 
effects of past projects, the effects of other current projects, and the effects of 
probable future projects within a five mile radius of the project site. The projects 
listed in Table 1 were included in the evaluation of the cumulative impacts of the 
project, due to their proximity to the proposed project site and potential to 
contribute to environmental effects of the proposed project. Attachment 3 of this 
Initial Study includes a map of pending and recently-approved projects within the 
Ventura County Unincorporated Area.  

 

Table 1 – Ventura County Unincorporated Area Pending and Recently 
Approved Projects within 5 Mile Radius 

Permit No. Permit Type Description Status 

PL15-0005 

Conditional 
Certificate of 
Compliance 

(CCC) 

CCC (Case No. PL15-0005) to legalize an 
existing 19.16-acre lot (APNs 700-0-070-375 
and 700-0-070-395)). 

Recorded 
Instrument 

No. 
20190807-

0009032000-
0 
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PL15-0083 Major Mod 

Minor Modification to PD Permit LU07-0123 
(approved on December 8, 2008), increasing 
the single-family dwelling from 3,787 sq. ft. to 
4,120 sq. ft. and increasing the attached two 
car garage from 441 sq. ft. to 445 sq. ft..  The 
residence is located on APN 700-0-010-425.    

Approved on 
March 27, 

2019 

PL16-0006 

Lot Line 
Adjustment & 

Planned 
Development 

Coastal PD Permit that includes the drilling of 
an exploratory water well and Parcel Map 
Waiver-Lot Line Adjustment for Assessor’s 
Parcel Numbers (APN) 700-0-030-065 (Parcel 
A) and 700-0-170-300 (Parcel B). Parcel A is 
currently 2.15 acres, and Parcel B is currently 
68.78 acres. The applicant proposes to 
increase parcel A to 8.39 acres and decrease 
Parcel B to 62.54 acres. The Applicant is not 
proposing to develop the reconfigured lots at 
this time, a separate Coastal PD will be 
required for future development. 

Pending 

PL17-0088 

Planned 
Development 

Permit 

Coastal PD Permit for the construction of a 
new swimming pool, pool deck, and covered, 
open-air, non-habitable pool cabana on a 
30.43-acre property addressed as 12233 
Cotharin Road. The subject property is 
developed with an existing single-family 
dwelling that predates the Coastal Act 
(Constructed Prior to 1947). 

Pending 

PL17-0103 

Planned 
Development 

Permit 

Coastal PD Permit for the construction of a 
9,803 sq.ft. single-family dwelling with a 919 
sq.ft. attached garage, outdoor patio and 
decks, a swimming pool, two (2) 10,000-gallon 
water tanks, new utilities, new septic system 
and associated grading.  

Approved on 
October 22, 

2019 

PL17-0104 
Major 

Modification  

Major Modification to PD Permit No. 1609 
(approved on January 26, 1995) for the 
following: 
1) Demolition of existing 2,787sq. ft. dwelling, 
400 sq. ft. carport and septic system 
(subsequently destroyed in the Woolsey Fire). 
2) Construction of a 2,160 sq. ft, single-story 
single-family dwelling. The single-family 
residence has two bedrooms and two 
bathrooms. 
3) Construction of a 6,240 sq. ft. garage with 
a 6,240 sq. ft. basement . 
5) A new water well is proposed to provide 
domestic water and an existing 
water well (SWN 01S20W22D01S) will be 
used as a back-up well.6) Installation of 
10,000-gallon water tank. 
7) Installation of a 1,500-gallon septic tank 
and with an alternative treatment technology. 

Pending 
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PL17-0130 

Planned 
Development 

Permit 

Coastal PD Permit to construct a private 
driveway within Ventura County to access a 
dwelling in Los Angeles County.  The 
proposed driveway is approximately 800 
linear feet.  Estimate earthwork includes 604 
cubic yards (cy) of cut, 64 cy of fill,2,552 cy of 
over excavation, and 540 cy of export.  

Pending 

PL18-0010 

Planned 
Development 

Permit 

Coastal PD Permit to restore 4,253.98 sq. ft. 
of unpermitted removal of native coastal sage 
scrub.  

Pending 

PL18-0019 

Conditional 
Certificate of 
Compliance 

CCC (Case No. PL18-0019) in order to bring 
an existing 40-acre lot (APN (701-0-020-20), 
into compliance with the Subdivision Map Act 
and the Ventura County Subdivision 
Ordinance (VCSO).  

Recorded 
Instrument 

No. 
20190123-

00005733-0 

 

PL18-0020 

Planned 
Development 

Permit 

The Applicant requests a Coastal Planned 
Development (PD) Permit to revise the 
approved project description. The previously 
approved barn has been removed from the 
project and the following structures are 
proposed: a 27-foot-high, 10,069-square-foot 
(sq. ft.), two-story single-family dwelling with 
an attached 869 sq. ft. two-car garage, 517 sq. 
ft. open roof deck, 700 sq. ft. detached 
accessory dwelling unit (ADU), 790 sq. ft. 
swimming pool and spa, and two detached 
open gazebos (400 sq. ft. and 225 sq. ft. The 
proposed project will be sited within the same 
general footprint as the previously-approved 
Coastal PD Permit Case No. PD-1959 and will 
not create any new potentially significant 
environmental impacts. No grading or 
vegetation removal is proposed. An existing 
on-site private water well, State Well Number 
(SWN) 01S20W15C04S, will continue to 
provide water for the site, and four new 7-foot-
high, 5,000-gallon water storage tanks will 
provide water for fire suppression. Two 
existing 4,000-gallon water storage tanks, 
previously used for irrigation, will remain on 
site and provide additional water for fire 
suppression. The proposed project will include 
a new on-site waste treatment system 
(OWTS) for domestic sewage disposal that 
will incorporate two septic tanks (2,000-
gallons and 1,000-gallons), which will handle 
domestic sewage disposal for the single-
family dwelling and the ADU (Exhibit 3, Project 
Plans).  
 
Access to the site will be provided by an 
existing 15-foot-wide, 980-foot-long paved 
driveway extending from Cotharin Road. The 

Pending 
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proposed project also includes a temporary 
dwelling unit during construction, equipment 
storage containers, drainage improvements, 
hardscape surfaces (e.g. xeriscaping, which 
will include list plants here), one fire hydrant, 
and one draft hydrant, in accordance with 
Ventura County Fire Protection District 
(VCFPD) requirements.  
 
The proposed project includes approximately 
1.31 acres of vegetative restoration to abate 
Zoning Violation Case No. ZV01-0088 for 
unauthorized vegetation removal of 
Environmentally Sensitive Habitat Area 
(ESHA) associated with a former vineyard, 
which no longer exists on the subject property. 

PL18-0033 

Planned 
Development 

Permit 

Coastal PD Permit for the construction of a 
new 2,052 sq. ft two-story single-family 
dwelling with an attached 641 sq. ft. car 
garage located on a 1.28-acre lot addressed 
as 11682 Ellice Street, Malibu (Ventura 
County Unincorporated), CA. The project also 
includes an 899 sq. ft. lanai, and a 691 sq. ft. 
covered patio. Access to the project site is 
provided by a private driveway via Ellice 
Street. Water is provided by the Yerba Buena 
Water Company and waste water discharge 
will be handled by a new on-site septic 
system. 

Pending 

PL18-0074 

Planned 
Development 

Permit 

Coastal PD Permit for the construction of a 
new 11,932 sq. ft. single-family dwelling with 
an attached 1,158 sq. ft. four-car garage 
located on a 2.19-acre property addressed as 
11865 Ellice Street, Malibu (Ventura County 
Unincorporated), CA.. 

Approved on 
February 15, 

2019 

PL18-0097 

Planned 
Development 

Permit 

Coastal PD Permit to permit interior 
modifications to the dwelling (remodeling of 
bathrooms, bedrooms, kitchen and dining 
room) and exterior modifications to the 
dwelling (replacement of windows, glass 
doors and relocating a fireplace) addressed as 
11350 PCH (APN 700-0-080-05). 

Approved on 
October 25, 

2019 

PL18-0102 

Planned 
Development 

Permit 

Coastal PD Permit for the construction of a 
new single-family dwelling (11,115 square feet 
(sq. ft.)) with attached garage (1,682 sq. ft.), 
an attached workshop (1,583 sf), and first floor 
covered porches (1,819 sf). The two-story 
residence will be located on the lower pad of 
the graded parcel. A powder room (57 sf) is 
proposed on the upper pad. Total proposed 
development will be 16,258 sf. 

Approved on 
February 26, 

2019 
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PL18-0113 

Planned 
Development 

Permit 

Coastal PD Permit to address a code violation 
(Case No. CV17-0237) related to unpermitted 
vegetation removal and grading in an area 
considered to be environmentally sensitive 
habitat area (ESHA). Changes to the project 
description are currently pending. 

Pending 

PL18-0132 
Permit 

Adjustment 

Site Plan Adjustment to Coastal PD Case No. 
1956 (approved on June 12, 2003). The 
Applicant requests the previously approved 
(unbuilt) 2,000 square-foot (sq. ft.) single-
family dwelling and 420 sq. ft. two-car garage, 
be replaced with a 2,176 sq. ft. single-family 
dwelling with an attached 440 sq. ft. two-car 
garage. 

Approved on 
March 11, 

2019 

PL18-0142 
Permit 

Adjustment 

Site Plan Adjustment for construction of non-
habitable "attic" storage space above 
permitted existing attached garage located 
within the Malibu Bay Club community at 
11936 Beach Club Way, Malibu. 

Pending 

PL19-0005 

Planned 
Development 

Permit 

Camp Hess Kramer:  Follow-up Coastal PD 
Permit to an Emergency Permit to authorize 
the following: 
1. Mud and debris removal totaling 
approximately 15,000 CY within 
approximately 2,550 linear feet of Little 
Sycamore Creek Mud is currently stockpiled 
on site and may be used for future bank 
stabilization efforts or master plan work (under 
separate permit). 
2. Grade Control Structures - Two proposed 
grade control structures consisting of un-
grouted rock rip rap and approximately 150 
linear foot long buried rock trench or 
“backstop”. 
3. Bank Stabilization - Approximately 300 
linear feet of bank stabilization consisting of 
un-grouted rock rip rap, vegetated soil lifts 
(double layer of biodegradable fabric filled 
with soil and seeds), and erosion control fabric 
to the top of bank. 

Pending 

PL19-0011 

Planned 
Development 

Permit 

Coastal Planned Development Permit for the 
construction of a 2,700 sq. ft. single-story 
single-family dwelling with an attached 994 sq. 
ft. 3-car garage with a 400 sq. ft. accessory 
dwelling unit above the garage and an 
attached 1,100 sq. ft. covered patio. 

Pending 

PL19-0029 
Permit 

Adjustment 

Site Plan Adjustment to Coastal PD Permit 
Case No. LU07-0031 (approved on February 
9, 2009) to abate a violation (Case No. PV12-
0022) related to the additional vegetation 
clearance that resulted in 2012 following the 
construction of the residence. This violation is 
not related to the offsite individual who illegally 

Pending 
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removed vegetation on Kushner’s property 
(Case No. PL18-0010). 

PL19-0072 
Minor 

Modification 

Minor Modification to remove the permit 
expiration date Planned Development Permit 
No. 745-1 (PD-745-1) for continued operation 
of the Neptune’s Net Restaurant. 

Pending 

CCC – Conditional Certificate of Compliance  
CUP – Conditional Use Permit 
PD – Planned Development  
PM – Parcel Map  
PMW – Parcel Map Waiver 

LLA – Lot Line Adjustment  
PAJ – Permit Adjustment  
SPAJ – Site Plan Adjustment 
SD - Subdivision 

 



 

 9 

Section B – Initial Study Checklist and Discussion of Responses1 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

RESOURCES: 

1.  Air Quality (VCAPCD) 

Will the proposed project:  

a)  Exceed any of the thresholds set forth in the 
air quality assessment guidelines as adopted 
and periodically updated by the Ventura 
County Air Pollution Control District 
(VCAPCD), or be inconsistent with the Air 
Quality Management Plan? 

 X    X   

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 1 of the 
Initial Study Assessment Guidelines? 

 X    X   

 

1.  Air Quality (VCAPCD) Impact Discussion: 
 
1a.  Based on information provided by the applicant, air quality impacts are below the 25 
pounds per day threshold for reactive organic compounds and oxides of nitrogen as 
described in the Ventura County Air Quality Assessment Guidelines. Therefore, the 
project will have a less-than-significant impact on regional air quality. 
 
1b.  The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 1 of the Ventura County Initial Study Assessment Guidelines, 
specifically Section 1.2, Air Quality (Sections 1.2.1, 1.2.2 and 1.2.3). The project is 
consistent with the Ventura County Air Quality Management Plan. 
 
Mitigation/Residual Impact(s): Potential impacts on air quality will be less-than-
significant and no mitigation is required. 
 

  

 
1  The threshold criteria in this Initial Study are derived from the Ventura County Initial Study Assessment 

Guidelines (April 26, 2011).  For additional information on the threshold criteria (e.g., definitions of issues 
and technical terms, and the methodology for analyzing each impact), please see the Ventura County 
Initial Study Assessment Guidelines. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

2A. Water Resources – Groundwater Quantity (WPD) 

Will the proposed project:  

1) Directly or indirectly decrease, either 
individually or cumulatively, the net quantity 
of groundwater in a groundwater basin that is 
overdrafted or create an overdrafted 
groundwater basin? 

X    X    

2) In groundwater basins that are not 
overdrafted, or are not in hydrologic 
continuity with an overdrafted basin, result in 
net groundwater extraction that will 
individually or cumulatively cause 
overdrafted basin(s)? 

X    X    

3)  In areas where the groundwater basin and/or 
hydrologic unit condition is not well known or 
documented and there is evidence of 
overdraft based upon declining water levels 
in a well or wells, propose any net increase 
in groundwater extraction from that 
groundwater basin and/or hydrologic unit? 

X    X    

4)  Regardless of items 1-3 above, result in 1.0 
acre-feet, or less, of net annual increase in 
groundwater extraction? 

X    X    

5) Be consistent with the applicable General 
Plan Goals and Policies for Item 2A of the 
Initial Study Assessment Guidelines? 

X    X    

 
2A. Water Resources – Groundwater Quantity (WPD) Impact Discussion: 
 
2A-1 and 2A-2.  The proposed project does not overlie a County or State recognized 
groundwater basin. The project applicant proposes the demolition of a two-story single-
family dwelling with an attached two-car garage and the construction of a 5,049 square-
foot, two-story single-family dwelling with an attached 352 square-foot garage and a 491 
square-foot accessory on a 16,552 square foot lot. Water for the site is currently provided 
by the Yerba Buena Water Company as evidenced by a water utility bill submitted by the 
applicant. The project applicant proposes to continue the use of water supplied from 
Yerba Buena Water Company and is not proposing to directly use groundwater.  Yerba 
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Buena Water Company’s source of water is groundwater.  However, the Yerba Buena 
Water Company has the ability to provide a permanent supply of domestic water based 
on an approved Water Availability Letter (WAL 15-0010).  Therefore, the proposed project 
is considered to have a less-than-significant impact to groundwater quantity.   
 
2A-3 and 4.  The project applicant is not proposing the use of groundwater. Therefore, 
the proposed project is considered to have a less-than-significant impact to groundwater 
quantity. 
 
2A-5.  The proposed project will be consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 2A of the Ventura County Initial Study Assessment 
Guidelines and is considered to have no impact with respect to groundwater. 
 
Mitigation/Residual Impact(s): Potential impacts on groundwater quantity will be less-
than-significant and no mitigation is required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

2B. Water Resources - Groundwater Quality (WPD) 

Will the proposed project:  

1) Individually or cumulatively degrade the 
quality of groundwater and cause 
groundwater to exceed groundwater quality 
objectives set by the Basin Plan? 

 X    X   

2)  Cause the quality of groundwater to fail to 
meet the groundwater quality objectives set 
by the Basin Plan? 

 X    X   

3) Propose the use of groundwater in any 
capacity and be located within two miles of 
the boundary of a former or current test site 
for rocket engines? 

X    X    

4) Be consistent with the applicable General 
Plan Goals and Policies for Item 2B of the 
Initial Study Assessment Guidelines? 

 X    X   

 

2B. Water Resources - Groundwater Quality (WPD)Impact Discussion: 
 
2B-1 and 2B-2.  The project applicant is proposing to utilize a new onsite wastewater 
treatment system (OWTS) consisting of one 2,500-gallon septic tank serving the main 
residence, one 1,000-gallon septic tank serving the ADU, a Septitech STAAR 1.0 nitrate 
removal device, and two new seepage pits, for domestic wastewater disposal.  The soils 
and engineering report dated September 13, 2018, indicates the site is suitable for an 
alternate septic system. A properly installed and functioning septic system will reduce the 
groundwater contamination potential to less than significant and would not cause 
groundwater to exceed groundwater quality objectives set by the Basin Plan. The 
proposed project will not degrade groundwater quality, and construction of a future onsite 
septic system is not anticipated to result in substantial degradation of groundwater quality 
or cause groundwater to fail to meet water quality objectives set by the Basin Plan. 
 
2B-3.  The proposed project is not located within two miles of the boundary of a former 
or current test site for rocket engines. 
 
2B-4.  The proposed project will be consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 2B of the Ventura County Initial Study Assessment 
Guidelines and is considered to have a less than significant impact. 
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Mitigation/Residual Impact(s): Potential impacts on groundwater quality will be less-
than-significant and no mitigation is required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

2C. Water Resources - Surface Water Quantity (WPD) 

Will the proposed project:  

1) Increase surface water consumptive use 
(demand), either individually or cumulatively, 
in a fully appropriated stream reach as 
designated by SWRCB or where 
unappropriated surface water is unavailable? 

X    X    

2) Increase surface water consumptive use 
(demand) including but not limited to 
diversion or dewatering downstream 
reaches, either individually or cumulatively, 
resulting in an adverse impact to one or more 
of the beneficial uses listed in the Basin 
Plan? 

X    X    

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 2C of the 
Initial Study Assessment Guidelines? 

X    X    

 

2C. Water Resources - Surface Water Quantity (WPD) Impact Discussion: 
 
2C-1 and 2C-2.  Water for the site is currently provided by the Yerba Buena Water 
Company as evidenced by a water utility bill submitted by the applicant. The project 
applicant proposes to continue the use of water supplied from Yerba Buena Water 
Company and will not rely on surface water supplies in a fully appropriated stream reach 
as designated by SWRCB, or where unappropriated surface water is unavailable.  The 
proposed project is considered to have no impact on surface water quantity. 
 
2C-3.  The proposed project will be consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 2C of the Ventura County Initial Study Assessment 
Guidelines and is considered to have no impact to surface water quantity. 
 
Mitigation/Residual Impact(s):  The proposed project will not require surface water 
supplies to be diverted or dewatered.  Potential impacts on surface water consumption 
will be less-than-significant and no mitigation is required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

2D. Water Resources - Surface Water Quality (WPD) 

Will the proposed project:  

1) Individually or cumulatively degrade the 
quality of surface water causing it to exceed 
water quality objectives as contained in 
Chapter 3 of the three Basin Plans? 

 X    X   

2) Directly or indirectly cause storm water quality 
to exceed water quality objectives or 
standards in the applicable MS4 Permit or 
any other NPDES Permits? 

 X    X   

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 2D of the 
Initial Study Assessment Guidelines? 

 X    X   

 
2D. Water Resources - Surface Water Quality (WPD) Impact Discussion: 
 
2D-1. 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. Surface water quality is deemed 
less than significant because the proposed project is not expected to result in a violation 
of any surface water quality standards as defined in the Los Angeles Basin Plan. 
 
2D-2. The project is located at 41700 Pacific Coast Highway, Malibu, CA within the 
Ventura County Existing Community General Plan Land Use Designation (APN 700-0-
200-655). The Applicant is requesting a Coastal PD to demolish the existing home and 
construct a new 5,049 sq. ft. two-story single-family dwelling with an attached 352 sq. ft. 
garage and a 491 sq. ft. accessory dwelling. The proposed project will not directly or 
indirectly cause stormwater quality to exceed water quality objectives or standards in the 
applicable Ventura Countywide National Pollutant Discharge Elimination System 
(NPDES) Municipal Separate Storm Sewer System (MS4) Permit No. CAS004002 or any 
other Permits.  A biofiltration planter box and drop inlet filter insert are proposed for post-
construction stormwater treatment. The biofiltration planter boxes are best management 
practices (BMPs) designed to treat the volume of storm water runoff resulting from a 100-
year storm.  In accordance with the Ventura Countywide Municipal Stormwater NPDES 
Permit CAS004002, “Planning and Land Development Program” Subpart 4.E, the 
applicant will be required to ensure that proposed stormwater treatment is designed and 
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installed to function properly. Additionally, to ensure compliance 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 (BMP’s) designed to ensure compliance and implementation of 
an effective combination of erosion and sediment control for a disturbed site less than 1 
acre to protect surface water quality during construction (Table 6 of subpart 4.F). As such, 
the proposed project will not directly or indirectly cause stormwater quality to exceed 
water quality objectives or standards and the project is expected to have a less-than-
significant impact related to water quality objectives or standards in the applicable 
Ventura Countywide NPDES MS4 Permit or any other NPDES Permits.  
 
2D-3. The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 2D of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): The proposed project will not individually or cumulatively 
degrade the quality of surface water. Potential impacts on surface water quality will be 
less-than-significant and no mitigation is required. 
  



 

 16 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

3A. Mineral Resources – Aggregate (Plng.) 

Will the proposed project:  

1)  Be located on or immediately adjacent to 
land zoned Mineral Resource Protection 
(MRP) overlay zone, or adjacent to a 
principal access road for a site that is the 
subject of an existing aggregate Conditional 
Use Permit (CUP), and have the potential to 
hamper or preclude extraction of or access to 
the aggregate resources? 

X    X    

2) Have a cumulative impact on aggregate 
resources if, when considered with other 
pending and recently approved projects in 
the area, the project hampers or precludes 
extraction or access to identified resources? 

  X    

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 3A of the 
Initial Study Assessment Guidelines? 

X    X    

 

3A. Mineral Resources – Aggregate (Plng.) Impact Discussion: 
 
3A-1 and 3A-2.  The project site is not located within an MRP Overlay Zone or located 
adjacent to land classified as MRZ-2 (Mineral Resource Zone 2) (i.e., areas where 
adequate information indicates that significant mineral deposits are present or where it is 
judged that a high likelihood for their presence exists). The project site is not located 
adjacent to a principal access road for a site that is the subject of an aggregate extraction 
CUP. Therefore, the proposed project will not have a project-specific impact and will not 
make a cumulatively considerable contribution to a significant cumulative impact, related 
to the extraction of or access to aggregate resources.   
 
3A-3. The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 3A of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): No significant impacts on mineral resources have been 
identified, therefore no mitigation is required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

3B. Mineral Resources – Petroleum (Plng.) 

Will the proposed project:  

1)  Be located on or immediately adjacent to any 
known petroleum resource area, or adjacent 
to a principal access road for a site that is the 
subject of an existing petroleum CUP, and 
have the potential to hamper or preclude 
access to petroleum resources? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 3B of the 
Initial Study Assessment Guidelines? 

X    X    

 

3B. Mineral Resources – Petroleum (Plng.) Impact Discussion: 
 
3B-1.  The proposed project is not located on or adjacent to an oil field or subject to an 
oil extraction CUP, and thus will not cause a significant impact with regard to the 
extraction of petroleum resources. Likewise, the subject property is not located adjacent 
to a principal access road for a site that is the subject of an existing, active CUP for oil 
extraction and does not have the potential to disturb access to petroleum resources. 
Therefore, the proposed project will not have a project-specific impact to petroleum 
resources, and the proposed project will not make a cumulatively considerable 
contribution to a significant cumulative impact related to the extraction of or access to 
petroleum resources. 
 
3B-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 3B of the Ventura County Initial Study Assessment 
Guidelines.  
 
Mitigation/Residual Impact(s): No significant impacts on mineral (petroleum) resources 
have been identified, therefore no mitigation is required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

4.  Biological Resources 

4A. Species 

Will the proposed project, directly or 
indirectly: 

 

1)   Impact one or more plant species by reducing 
the species’ population, reducing the 
species’ habitat, fragmenting its habitat, or 
restricting its reproductive capacity? 

 X    X   

2) Impact one or more animal species by 
reducing the species’ population, reducing 
the species’ habitat, fragmenting its habitat, 
or restricting its reproductive capacity? 

 X    X   

 
4.  Biological Resources Impact Discussion: 
 
4A-1 and 4A-2:  The project would be located on Lot 1 of Parcel Map No. 3330 (35PM1).  
The lot is irregularly shaped, approximately 500 feet long with the northern portion 
providing a width of 50 feet for approximately 200 feet before the lot tapers to a width of 
20 feet for the remaining 300-foot southern portion of the lot.  Existing development is in 
the northern portion of the site.  Proposed development is sited in the same approximate 
location as the existing residence and shade structure, specifically, 25-feet from the 
northern property line (at PCH) and approximately 130 feet from the October 21, 2014 
Mean High Tide Line.  The landforms on the site have been modified with the construction 
of existing development.  Mature ornamental vegetation occurs throughout the 
undeveloped portions of the lot.   
 
The lot to the west is rectangularly shaped (75-feet wide by 497-feet long, 0.83 acres) 
and developed with an 8,556 square foot single-family dwelling with an attached 662 
square foot garage and 650 square foot accessory structure.  The lot to the east is shaped 
similar to the project site and is developed with a 6,309 square foot single-family dwelling, 
504 square foot garage and pool.  PCH is immediately to the north and the beach is to 
the south. 
 
The potential for sensitive plant communities and animal species to occur at the project 
site is considered low.  As indicated within the Ventura County Geographic Information 
Systems (GIS) databases, the development envelope for the project is located outside 
the boundaries for critical habitat areas, the Santa Monica Mountains Overlay, wetlands 
areas, and the Habitat Connectivity and Wildlife Corridors. Based on there being a low 
potential for suitable habitat for special-status species, project implementation will not 
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impact one or more plant or animal species by reducing a species’ population, reducing 
a species’ habitat, fragmenting its habitat, or restricting its reproductive capacity. 
 
Suitable nesting habitat for passerines (perching birds) could occur in surrounding 
vegetation and trees. Avian species could be adversely affected directly (e.g., nest 
removal) or indirectly (e.g., nest abandonment from noise and vibrations). To comply with 
the protection of such birds afforded by the Migratory Bird Treaty Act and California 
Department of Fish and Game Code, the proposed project would be subject to a condition 
of approval requiring the Applicant to prohibit land clearing activities during the breeding 
and nesting season (January 1 - September 15), or retain a County-approved biologist to 
conduct site-specific surveys prior to land clearing activities during the breeding and 
nesting season (January 1 - September 15) and to submit a Survey Report documenting 
the results of the initial nesting bird survey and a plan for continued surveys and 
avoidance of nests.  
 
Mitigation/Residual Impact(s): Because no significant impacts on plant or animal 
species have been identified, no mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

4B. Ecological Communities - Sensitive Plant Communities 

Will the proposed project:  

1) Temporarily or permanently remove sensitive 
plant communities through construction, 
grading, clearing, or other activities? 

X    X    

2) Result in indirect impacts from project 
operation at levels that will degrade the 
health of a sensitive plant community? 

X    X    

 
4B. Ecological Communities - Sensitive Plant Communities Impact Discussion: 
 
4B-1 and 4B-2:  Plant communities are considered special status if they are designated 
as sensitive by CDFW (2010) or if they are identified as Locally Important Species by the 
County of Ventura. Plant communities are also provided legal protection when they 
provide habitat for protected species or when the community is in the coastal zone and 
qualifies Environmentally Sensitive Habitat Areas (ESHA).  ESHA are sensitive ecological 
communities because they provide significant wildlife habitat and resources vital to many 
local wildlife species within the Santa Monica Mountains2. ESHA are primarily riparian 
and wetland habitats and closed-canopy oak woodlands; however, within the Coastal 

 
2 Dixon, J., 2003. Designation of ESHA in the Santa Monica Mountains. California Coastal Commission.  
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Zone the California Coastal Commission has also recognized coastal sage scrub, 
chaparral, and California’s native perennial grasslands as meeting the definition of ESHA.  
 
The proposed project will not temporarily or permanently remove sensitive plant 
communities through any of the proposed construction activities.  The proposed project 
site is heavily disturbed, lacks native habitat, and does not presently support sensitive 
plant species. Areas adjoining the development envelope are also heavily disturbed.  Dust 
associated with construction activities would be reduced by adherence to the Ventura 
County Air Pollution Control District (VCAPCD) construction dust reduction requirements.  
 
An arborist letter report dated October 27, 2015 from White’s Tree Service (Attachment 
4) indicates that trees impacted by the demolition phase of the project are both non-native 
and non-protected species.  The proposed project will not result in any direct or indirect 
impact that will degrade the health of a sensitive plant community or protected trees. 
 
Mitigation/Residual Impact(s) 
Because no significant impacts on sensitive plant species have been identified, no 
mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

4C. Ecological Communities -  Waters and Wetlands 

Will the proposed project:  

1) Cause any of the following activities within 
waters or wetlands: removal of vegetation; 
grading; obstruction or diversion of water 
flow; change in velocity, siltation, volume of 
flow, or runoff rate; placement of fill; 
placement of structures; construction of a 
road crossing; placement of culverts or other 
underground piping; or any disturbance of 
the substratum? 

X    X    

2) Result in disruptions to wetland or riparian 
plant communities that will isolate or 
substantially interrupt contiguous habitats, 
block seed dispersal routes, or increase 
vulnerability of wetland species to exotic 
weed invasion or local extirpation? 

 X    X   

3) Interfere with ongoing maintenance of 
hydrological conditions in a water or 
wetland? 

 X    X   

4)  Provide an adequate buffer for protecting the 
functions and values of existing waters or 
wetlands? 

X    X    

 

4C. Ecological Communities - Waters and Wetlands Impact Discussion: 
 
4C-1 through 4C-4:  There are no potential jurisdictional waters present within the 
proposed development envelope nor does the parcel contain water bodies such as creeks 
or streams.  The nearest stream is an unnamed blueline stream located approximately 
1,300 feet to the east. The Pacific Ocean is immediately to the south.   Proposed 
development is setback approximately 130 feet from the October 21, 2014 Mean High 
Tide Line identified by Land & Air Surveying, Inc (Attachment 2).  To offset the additional 
stormwater runoff, the proposed project has been designed with stormwater capture 
devices, the six biofiltration planter boxes and drop inlet filter insert, as indicated by the 
Hydraulic and Hydrology Calculations prepared by Amit Apel Design Inc (Attachment 5, 
June 2019), to reduce any increase in post-development runoff to pre development rates 
and amounts. As stated in Section 2D (above), biofiltration planter box and drop inlet filter 
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insert are proposed for post-construction stormwater treatment.  The biofiltration planers 
are sized to treat the volume of runoff resulting from a 100 year storm. Following a 7 hour 
detention period, he treated runoff exits the bottom of the Planter and sheet flows across 
the descending slope at a rate equal to or less than the existing rate – thereby resuming 
the lot’s pre-development, sheet flow drainage patter. In accordance with the Ventura 
Countywide Municipal Stormwater NPDES Permit CAS004002, “Planning and Land 
Development Program” Subpart 4.E, the applicant will be required to ensure that 
proposed stormwater treatment is designed and installed to function properly. 
Additionally, to ensure compliance 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 (BMP’s) designed to 
ensure compliance and implementation of an effective combination of erosion and 
sediment control for a disturbed site less than 1 acre to protect surface water quality 
during construction (Table 6 of subpart 4.F). 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 will therefore not result in any 
project-specific impact or a cumulatively considerable contribution to a significant impact 
to waters and wetlands. 
 
Mitigation/Residual Impact(s) 
 
Because no significant impacts on wetlands have been identified, no mitigation measures 
are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

4D. Ecological Communities - ESHA (Applies to Coastal Zone Only) 

Will the proposed project:  

1)  Temporarily or permanently remove ESHA or 
disturb ESHA buffers through construction, 
grading, clearing, or other activities and uses 
(ESHA buffers are within 100 feet of the 
boundary of ESHA as defined in Section 
8172-1 of the Coastal Zoning Ordinance)? 

 

  X    X  

2) Result in indirect impacts from project 
operation at levels that will degrade the 
health of an ESHA? 

X    X    

 

4D. Ecological Communities - ESHA (Applies to Coastal Zone Only) Impact 
Discussion: 
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4D-1, 4D-2, and 4D-3. The project would be located on Lot 1 of Parcel Map No. 3330 
(35PM1).  Lot 1 abuts PCH to the north and the Pacific Ocean to the south.  The lot to 
the west is developed with an 8,556 square foot single-family dwelling, 662 square foot 
garage and 650 square foot accessory structure.  The lot to the east is developed with a 
6,309 square foot single-family dwelling, 504 square foot garage and pool.  
 
ESHA is defined as “any area in which plant or animal life or their habitats are either rare 
or especially valuable because of their special nature or role in an ecosystem and which 
could be easily disturbed or degraded by human activities and developments” (Public 
Resources Code § 30107.5). ESHA includes coastal dunes, tidepools, wetlands, creek 
corridors, and certain upland habitats in the Santa Monica Mountains (Ventura County 
Coastal Area Plan).  The project site and surrounding areas have been highly disturbed 
to accommodate existing development.  No ESHA has been identified on the project site. 
The nearest ESHA is approximately 375 feet northeast of the project site, across PCH.  
The southernmost portion of the development envelope is 130 feet north of the October 
21, 2014 Mean High Tide Line identified by Land & Air Surveying, Inc (Attachment 2). 
 
4D-4. The proposed project will involve temporary indirect impacts associated with noise 
from construction activities and increased human presence that could affect migrating 
wildlife.  The proposed project will be subject to a construction noise condition to ensure 
that development of the proposed project complies with the requirements of the Ventura 
County General Plan Goals, Policies and Programs Policy 2.16.2-1(5), Construction 
Noise Threshold Criteria and Control Plan (2010a). Currently, the project site is already 
exposed to noise (vehicular traffic on PCH) and human presence with the existing 
residential uses. Therefore, the proposed project will have a less-than-significant project-
specific impact and will not make a cumulatively considerable contribution to a significant 
cumulative impact, with regard to indirect impacts on ESHA. 
 
Additionally, the proposed project will likely incorporate lighting that could have a impact 
on wildlife movement, if it is excessive or shines into adjacent ESHA areas. However, 
these impacts can be sufficiently addressed through project conditions of approval which 
require the preparation and implementation of a lighting plan.  An adequate lighting plan 
will demonstrate all exterior lighting will be shielded and directed downward, with no 
trespass onto adjacent properties.   
 
Mitigation/Residual Impact(s) 
 
Because no significant impacts on ESHA have been identified, no mitigation measures 
are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

4E. Habitat Connectivity 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

Will the proposed project:  

1)  Remove habitat within a wildlife movement 
corridor? 

X    X    

2)  Isolate habitat? X    X    

3)  Construct or create barriers that impede fish 
and/or wildlife movement, migration or long 
term connectivity or interfere with wildlife access 

to foraging habitat, breeding habitat, water 
sources, or other areas necessary for their 

reproduction? 

X    X    

4)  Intimidate fish or wildlife via the introduction 
of noise, light, development or increased 
human presence? 

 X    X   

 

4E. Habitat Connectivity Impact Discussion: 
 
4E-1. through 4E-4. The project site is located more than 10 miles southeast of the Santa 
Monica-Sierra Madre Habitat Connectivity Corridor. Project development will not result in 
removal of habitat within a designated movement corridor. 
 
Natural open space is present north of PCH, approximately 375 feet northeast of the 
development envelope and provides linkages to allow movement between large open 
space areas. Residential housing is located to immediately to the west and east of the 
project site, and PCH is located to the north, all of which constrain the movement of 
wildlife.  
 
The proposed project does not include the removal of habitat from within a wildlife 
movement corridor, nor will the project result in the isolation of habitat or the construction 
of other barriers to wildlife movement.  However, the proposed project is located within 
375 feet of the Santa Monica Mountains Overlay.  Lighting associated with the proposed 
single-family dwelling, especially during night times, may affect wildlife movement of 
animals that may incidentally use areas within the vicinity of the project site.  However, 
these impacts can be sufficiently addressed through project conditions of approval which 
require the preparation and implementation of a lighting plan.  An adequate lighting plan 
will demonstrate all exterior lighting will be shielded and directed downward, with no 
trespass onto adjacent properties.   
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Mitigation/Residual Impact(s) 
 
Because no significant impacts on habitat connectivity have been identified, no mitigation 
measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

4F. Will the proposed project be consistent with 
the applicable General Plan Goals and Policies 
for Item 4 of the Initial Study Assessment 
Guidelines? 

 X    X   

 

4F. Impact Discussion: 
 
4F. The Planning Division determined the proposed project did not have the potential to 
impact biological resources and an Initial Study Biological Assessment (ISBA) prepared 
by a qualified biologist was not required.  The proposed project site has been heavily 
disturbed to accommodate existing development.  No jurisdictional waters or wetlands 
are known to be onsite and ESHA is located over 375 feet north of the project site. The 
proposed project does not propose any diking, filling or dredging activities or other 
activities or uses that will impact marine resources and the quality of the environment 
within the coastal zone.  The project site does not contain coastal dunes, rocky tidepools, 
or creek corridors.  The Santa Monica Mountains Overlay Zone is located north of PCH, 
approximately 375 feet northeast of the project site. Additionally, existing development to 
the west and east, and PCH immediately to the north, prevent wildlife movement to and 
across the project site.  As a result, the project is consistent with all relevant General Plan 
Goals and Policies and Coastal Area Plan policies governing biological resources. 
 
Mitigation/Residual Impact(s) 
 
Because no significant consistency issues for the proposed project have been identified, 
no mitigation measures are necessary. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

5A. Agricultural Resources – Soils (Plng.) 

Will the proposed project:  

1)  Result in the direct and/or indirect loss of 
soils designated Prime, Statewide 
Importance, Unique or Local Importance, 
beyond the threshold amounts set forth in 
Section 5a.C of the Initial Study Assessment 
Guidelines? 

X    X    

2)  Involve a General Plan amendment that will 
result in the loss of agricultural soils? 

X    X    

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 5A of the 
Initial Study Assessment Guidelines? 

X    X    

 
5A. Agricultural Resources – Soils (Plng.) Impact Discussion: 
 
5A-1.  The proposed project site is identified as “Urban and Built-Up Land” in the Ventura 
County Important Farmland Inventory. The proposed project will not disturb or remove 
classified soils as identified in the Ventura County Important Farmland Inventory.  While 
grading activities subject to grading permit review are proposed, the project does not 
disturb, remove or cover soils designated as Prime, having Statewide Importance, 
Unique, or Local Importance set forth in the Important Farmlands Inventory (lFl).  
Therefore, the proposed project will not result in the loss of any classified agricultural soils 
nor will the project result in cumulatively considerable impacts. 
 
5A-2.  The proposed project does not include a General Plan amendment that will result 
in the loss of designated agricultural soils. Therefore, the proposed project will not have 
a project-specific impact and will not make a cumulatively considerable contribution to a 
significant cumulative impact, related to agricultural soil resources. 
 
5A-3.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 5A of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s): Because no significant impacts on agricultural soils have 
been identified, no mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

5B. Agricultural Resources - Land Use Incompatibility (AG.) 

Will the proposed project:  

1)  If not defined as Agriculture or Agricultural 
Operations in the zoning ordinances, be 
closer than the threshold distances set forth 
in Section 5b.C of the Initial Study 
Assessment Guidelines? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 5b of the 
Initial Study Assessment Guidelines? 

X    X    

 

5B. Agricultural Resources - Land Use Incompatibility (AG.) Impact Discussion: 
 
5B-1.  The proposed project will not disturb or remove classified soils as identified in the 
Ventura County Important Farmland Inventory.  The proposed structures and uses will 
not be located closer than the 300-foot threshold distance, set forth in Section 5b.C of the 
Ventura County Initial Study Assessment Guidelines, to lands that are in agricultural 
production. Therefore, the proposed project will not have a project-specific impact on 
agricultural resources and will not make a cumulatively considerable contribution to a 
significant cumulative impact related to agricultural resources. 
 
5B-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 5b of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
Because no significant impacts on agricultural resources have been identified, no 
mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

6. Scenic Resources (Plng.) 

Will the proposed project:  

a)  Be located within an area that has a scenic 
resource that is visible from a public viewing 
location, and physically alter the scenic 
resource either individually or cumulatively 
when combined with recently approved, 
current, and reasonably foreseeable future 
projects? 

 X    X   

b)  Be located within an area that has a scenic 
resource that is visible from a public viewing 
location, and substantially obstruct, degrade, 
or obscure the scenic vista, either individually 
or cumulatively when combined with recently 
approved, current, and reasonably 
foreseeable future projects? 

 X    X   

c)  Be consistent with the applicable General 
Plan Goals and Policies for Item 6 of the 
Initial Study Assessment Guidelines? 

 X    X   

 
6. Scenic Resources (Plng.) Impact Discussion: 
 
6a and 6b.  The proposed project site does not include any land within the Scenic 
Resource Protection (SRP) Overlay Zone. The proposed project is located immediately 
south of PCH (an eligible state scenic highway).   The Santa Monica Mountains are 
located north of PCH.  The Santa Monica Mountains consist of sensitive habitats, such 
as riparian corridors, native chaparral and oak woodlands.  Public Resources Code (PRC) 
Section 30240 requires development in areas adjacent to ESHA be designed to prevent 
impacts which would significantly degrade those areas.  As discussed in Section 4D, 
ESHA includes coastal dunes, tidepools, wetlands, creek corridors, and certain upland 
habitats in the Santa Monica Mountains.  No ESHA has been identified on the project 
site.   The southernmost portion of the development envelope is 130 feet north of the 
October 21, 2014 Mean High Tide Line identified by Land & Air Surveying, Inc 
(Attachment 2).   The Applicant will be required to submit a Lighting Plan, to ensure 
exterior night lighting is not directed towards the beach and shoreline. 
 
PRC Section 30251 requires permitted development to be sited and designed to protect 
views to and along the ocean and scenic coastal areas, to minimize the alteration of 
natural land forms, and to be visually compatible with the character of surrounding areas. 
Planning Division staff conducted a site visit on August 21, 2019 and determined that the 
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proposed project site, may be visible from PCH or along the beach during low tide.  The 
proposed project will not be visible from the nearest trails that are part of the Point Mugu 
State Park Trail System, including Big Sycamore Canyon Trail and Yellow Hill Trail. In 
addition, the proposed project site is located greater than 1,000 feet from publicly-owned 
park lands.  
 
In order to ensure that the proposed development blends in with the natural coastal bluff 
environment, the project will be conditioned to require that the single-family dwelling and 
accessory dwelling unit be painted with earth tone colors and non-reflective paints. The 
proposed project would result in less-than-significant project-specific impacts and would 
not result in a cumulatively considerable contribution to a significant cumulative impact, 
related to scenic resources.  
 
6c. The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 6 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on scenic resources have been identified, therefore no mitigation 
measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

7. Paleontological Resources 

Will the proposed project:  

a)  For the area of the property that is disturbed 
by or during the construction of the proposed 
project, result in a direct or indirect impact to 
areas of paleontological significance? 

X     X   

b)  Contribute to the progressive loss of exposed 
rock in Ventura County that can be studied 
and prospected for fossil remains? 

X     X   

c)  Be consistent with the applicable General 
Plan Goals and Policies for Item 7 of the 
Initial Study Assessment Guidelines? 

X     X   

 
7. Paleontological Resources Impact Discussion: 
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7a.  Paleontological resources are the fossilized remains of ancient plants and animals.  
The proposed project is within the Topanga Group formation of soils and contains fill soils 
to an undetermined depth underlain by Miocene Age alluvial terrace deposits of sedentary 
marine rocks (silty sand with clay binder) (Attachment 6, Schick Geotechnical, Inc., 
September 2015). In accordance with the Ventura County Initial Study Assessment 
Guidelines, the Topanga geologic formation is not considered to have a High, or Moderate 
to High paleontological importance and therefore it is determined that the project will 
result in no impact to paleontological resources. 
 
Although the proposed project will not result in impacts to paleontological resources, 
future ground disturbance activities will be subject to a condition of approval to ensure the 
protection of any subsurface resources that are inadvertently encountered during ground 
disturbance activities.  The Applicant will be required to: (1) stop all work that has the 
potential to adversely affect paleontological resources; (2) retain a qualified paleontologist 
or geologist to assess the significance of the find and provide recommendations on the 
disposition of the resources; and (3) implement any and all measures to protect and 
curate the resources, subject to the Planning Division’s approval. 
 
7b.  The proposed project will not contribute to the progressive loss of exposed rock in 
Ventura County that can be studied and prospected for fossil remains. Therefore, the 
proposed project will not create a project-specific impact and will not make a cumulatively 
considerable contribution to a significant cumulative impact to paleontological resources. 
 
7c.  The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 7 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on paleontological resources have been identified, therefore no 
mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

8A. Cultural Resources - Archaeological 

Will the proposed project:  

1)  Demolish or materially alter in an adverse 
manner those physical characteristics that 
account for the inclusion of the resource in a 
local register of historical resources pursuant 
to Section 5020.1(k) requirements of Section 
5024.1(g) of the Public Resources Code? 

  X    X  

2)  Demolish or materially alter in an adverse 
manner those physical characteristics of an 
archaeological resource that convey its 
archaeological significance and that justify its 
eligibility for inclusion in the California 
Register of Historical Resources as 
determined by a lead agency for the 
purposes of CEQA? 

  X    X  

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 8A of the 
Initial Study Assessment Guidelines? 

  X    X  

 
8A. Cultural Resources - Archaeological Impact Discussion: 
 
8A-1. and 8A-2.  The proposed project is located on a 10,355 square foot portion of a 
16,552 square foot lot within the Triunfo 7.5 Minute Series Topographic Quadrangle Maps 
(USGS, 2015).  The project site is presently occupied by an existing single-family dwelling 
with appurtenant site improvements such as retaining walls, garden walls, perimeter 
fencing and ornamental landscaping.  A review of the project plans and background 
studies indicate demolition and site grading has the potential to disturb subsurface soils.  
Subsurface improvements include new friction piles to support the building foundation, 
installation of the onsite wastewater treatment system (OWTS) and construction of 
footings for new retaining walls.  
 
The project impact area was evaluated by County Planning Staff to determine the 
likelihood of the presence of archeological resources at the site.  Planning Staff consulted 
the Resources Appendix of the Ventura County General Plan (Figure 1.8.1) as well as 
the available records in the County GIS database and permit files.  The project site is not 
located within either the Very Sensitive or Sensitive areas of the Archeological Sensitivity 
Map.  No archaeological surveys have been performed for the subject property.   
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On July 17, 2019, County Planning staff contacted the South Central Coastal Information 
Center (SCCIC) to conduct a record search for the project.  SCCIC is an affiliate of the 
State Office of Historic Preservation and the official repository for archaeological records 
for most of Southern California.  SCCIC determined that the archeological sensitivity of 
the project site is unknown, and the existing conditions of the site do not appear to allow 
for a survey of the site typically associated with a Phase I Archaeological Resources 
Report.  However, SCCIC did identify the presence of a unique archeological resource 
within close proximity of the project site.  As a result of this review, SCCIC has 
recommended that a professional archeologist be retained to monitor ground disturbing 
activities. 
 
In accordance with Public Resources Code Section 21080.3.1 et seq., the County of 
Ventura Planning Division sent a formal request to representatives of the responsible 
California Native American tribe for the South Coast.  On September 27, 2019, Ms. Julie 
Tumamait-Stenslie, Chair of the Barbareno-Ventureno Band of Mission Indians 
conducted consultation with John Oquendo, Project Case Planner.  Ms. Tumamait-
Stensile recommended that a Native American monitor all ground disturbing activities to 
occur with the project impact area.  This recommendation has been incorporated in the 
mitigation measure requiring archaeological monitoring. 
 
8A-3. With the implementation of the recommended mitigation measures CULTURAL-1 
and CULTURAL 2, the proposed project will be consistent with the applicable Ventura 
General Plan Goals and Policies for Item 8A of the Ventura Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
Mitigation Measure CULTURAL – 1 (Archaeological Resources) 
Purpose: To avoid significant impacts to archeological resources that may exist on the 
subject property. 
 
Requirement: The Permittee shall retain a Qualified Archaeologist and Native American 
Monitor to monitor all project-related ground disturbance (including demolition of 
foundations and tree removal, grading and trenching activities) on the Project site.  
 
Documentation: The Permittee shall submit one copy of a signed contract (financial 
information redacted) with a Qualified Archeologist and Native American monitor 
responsible for conducting archeological monitoring for the project site along with a 
statement of qualifications.  The Qualified Archaeologist shall provide a weekly report to 
the Planning Division summarizing the activities during the reporting period.  If no 
archaeological resources are discovered, the Qualified Archaeologist shall submit a brief 
letter to the Planning Division, stating that no archaeological resources were discovered 
and that the monitoring activities have been completed. 
 
Timing:  Prior to the issuance of a Zoning Clearance for Construction, the Permittee shall 
submit the required contracts and statements of qualifications to the Planning Division for 
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review and approval.  The Qualified Archaeologist and Native American monitor shall 
monitor the Project site during ground disturbance (including demolition of foundations 
and tree removal), subsurface grading, and trenching.  The Qualified Archaeologist and 
Native American monitor shall submit reports weekly to the Planning Division during all 
ground disturbance, subsurface grading, and trenching activities. 
 
Monitoring and Reporting:  The Planning Division reviews the monitoring reports and 
maintains the monitoring reports in the Project file. The Qualified Archaeologist and 
Native American monitor shall monitor the Project site during all ground disturbance, 
subsurface grading, and trenching. The Planning Division has the authority to conduct 
site inspections to ensure that the monitoring activities occur in compliance with this 
condition, consistent with the requirements of Section 8183-5 of the Ventura County 
Coastal Zoning Ordinance. 
 
Mitigation Measure CULTURAL – 2 (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:  

 
(1) Cease operations and assure the preservation of the area in which the 

discovery was made;  
 

(2) Notify the Planning Director in writing, within three days of the discovery; 
 

(3) The County-approved archaeologist shall assess the find and 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; and 
 

(5) Implement the agreed upon recommendations. 
 

b. If any human burial remains are encountered during ground disturbance or 
construction activities, the Permittee shall:  

 
(6) 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; 
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(3) If the County Coroner determines that human remains are those of a Native 
American, or has reason to believe that they are those of a Native American, 
he or she shall contact the Native American Heritage Commission by 
telephone with 24 hours to name a Most Likely Descendant (MLD) for the 
disposition of the remains;  

 
(4) Upon the discovery of Native American remains, the permittee shall ensure 

that the immediate vicinity is not damaged or disturbed by further 
development activity until the permittee has discussed and conferred with the 
most likely descendants regarding the descendants’ preferences and all 
reasonable options for treatment and disposition of remains, in accordance 
with Public Resources Code section 5097.98.  

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

disposition of the site before resuming development on-site; and 
 
(6) Implement the agreed upon recommendations. 
 

Documentation:  The above measure shall be noted on all grading and construction 
plans.  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: Prior to the issuance of a Zoning Clearance for construction, the Permittee shall 
submit a copy of the grading plans which shall include the above required notation.  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 Section 8183-5 of the Ventura County Coastal Zoning Ordinance. 
 
Residual Impacts: 
With the implementation of Mitigation Measures CULTURAL 1 and CULTURAL 2, set 
forth above, significant project-specific or cumulative impacts related to the demolition or 
material alteration of the physical characteristics of an archaeological resource would be 
reduced to a less-than-significant level. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

8B. Cultural Resources – Historic (Plng.) 

Will the proposed project:  

1)  Demolish or materially alter in an adverse 
manner those physical characteristics of an 
historical resource that convey its historical 
significance and that justify its inclusion in, or 
eligibility for, inclusion in the California 
Register of Historical Resources? 

X    X    

2)  Demolish or materially alter in an adverse 
manner those physical characteristics that 
account for its inclusion in a local register of 
historical resources pursuant to Section 
5020.1(k) of the Public Resources Code or 
its identification in a historical resources 
survey meeting the requirements of Section 
5024.1(g) of the Public Resources Code? 

X    X    

3)  Demolish or materially alter in an adverse 
manner those physical characteristics of a 
historical resource that convey its historical 
significance and that justify its eligibility for 
inclusion in the California Register of 
Historical Resources as determined by a 
lead agency for purposes of CEQA? 

X    X    

4)  Demolish, relocate, or alter an historical 
resource such that the significance of the 
historical resource will be impaired [Public 
Resources Code, Sec. 5020(q)]? 

X    X    

 
8B. Cultural Resources – Historic (Plng.) Impact Discussion: 
 
8B-1. through 8B-4.  
 
The subject property is currently developed with a privately-owned two-story 
contemporary-style single-family that was constructed in 1982 based on a design from 
architects Conrad Buff III and Donald Hensman.  Hensman and Buff were popular home 
designers during the 1950s and 1960s. The building is not distinctive within their body of 
work, nor is it a remarkable example of the contemporary-style.  American Jazz musician 
Miles Davis lived at one time in the home, though his tenancy is not associated with any 
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significant or important events with respect to his contribution to America’s cultural 
heritage. 
 
The Planning Division reviewed County and State records in accordance with the 
procedures for the evaluation of potential historic resources.  A review of the available 
records determined that the single-family dwelling is not presently listed on any register 
of historic resources nor does the project impact area contain any other historically 
significant structure or object.  Cultural Heritage Board Program Staff determined a 
historic resource report was not necessary and that the building did not meet the 
definitions of a building of historic merit.  The building was evaluated under the criteria 
defined in the Public Resource Code Section 5024.1 and Title 14 of the California Code 
of Resources Section 4852 (b) (1) - (4) as well as CEQA Guidelines Section 15064.5.  
The building is not eligible for listing on the National, State or local register of historic 
resources. Therefore, demolition of the existing single-family dwelling will not materially 
impair the significance of a historic resource and will have no impact upon historic cultural 
resources. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on historic resources have been identified, therefore no mitigation 
measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

9. Coastal Beaches and Sand Dunes 

Will the proposed project:  

a)  Cause a direct or indirect adverse physical 
change to a coastal beach or sand dune, 
which is inconsistent with any of the coastal 
beaches and coastal sand dunes policies of 
the California Coastal Act, corresponding 
Coastal Act regulations, Ventura County 
Coastal Area Plan, or the Ventura County 
General Plan Goals, Policies and Programs? 

 X    X   

b)  When considered together with one or more 
recently approved, current, and reasonably 
foreseeable probable future projects, result 
in a direct or indirect, adverse physical 
change to a coastal beach or sand dune? 

   X   

c) Be consistent with the applicable General 
Plan Goals and Policies for Item 9 of the 
Initial Study Assessment Guidelines? 

 X    X   

 
9. Coastal Beaches and Sand Dunes Impact Discussion: 
 
9a. through 9b. The proposed project is located adjacent to the beach.   Countyline 
Beach is located 1,100 feet to the east of the project site and designated Coastal Access 
ways and public beaches are located 550 feet west of the project site.  Lateral access 
along the shoreline is influenced by hightide, making the beach in front of the project site 
inaccessible during high tide. 
 
The lot is developed with an existing single-family dwelling and accessory improvements 
that are confined to the first 150 feet of the northern portion of the subject lot.  A shade 
structure is located approximately 142 feet from the beach, and retaining walls, fencing, 
decking are located approximately 200 feet from the beach, and access stairs (railroad 
ties) lead all the way down to the beach.  The proposed project includes the demolition of 
all existing improvements and construction of a new single-family dwelling, accessory 
dwelling unit, and other appurtenant site improvements including the construction of a 
new onsite wastewater treatment system (OWTS) which will utilize two septic tanks (one 
1,000 gallon and one 2,500 gallon), a secondary processor tank and seepage pits (two 
existing seepage pits and two future seepage pits).  Site preparation for the proposed 
project includes excavation and grading for construction of new retaining walls, the 
OWTS, and outdoor decking as well as the construction of friction piles for the proposed 
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structures’ foundation system.  All proposed development will be setback 130 feet from 
the October 21, 2014 Mean High Tide Line identified by Land & Air Surveying, Inc 
(Attachment 2). 
 
The project was evaluated for Coastal Hazards by the Public Works Agency Watershed 
Protection District (WPD) in conformance with General Plan Coastal Wave and Beach 
Erosion Hazards Policy 2.12.2-2, which states:  
 

Discretionary development in areas adjacent to coastal beaches shall be allowed 
only if the Public Works Agency with technical support from the Ventura County 
Watershed Protection District, determines from the applicant’s submitted Wave 
Run-Up Study that wave action and beach erosion are not hazards to the proposed 
development, or that the hazard would be mitigated to a less than significant level, 
and that the project will not contribute significantly to beach erosion. 

 
A Coastal Engineering Report was prepared for the project which establishes the coastal 
engineering parameters of the project site (David C. Weiss Structural Engineer & 
Associates, Inc., August 2016, Attachment 7).  The coastal engineering parameters 
include the base flood elevation – the engineers recommended elevation for the finished 
floor of the proposed habitable structures, the Design Beach Profile – the lowest profile 
at the site that the beach is expected to reach under the action of the wave uprush limit, 
and the Stillwater Level – the elevation of the surface water absent any wave action.  The 
report establishes a base flood elevation for the proposed project of 41.67 NAVD88; the 
finish floor of the ADU is 41.67 feet and the finished floor of the SFD is 60.167 feet.  The 
Design Beach Profile established in the report will not scour any closer than 246.3 feet 
from the north right-of-way line at PCH (an elevation of 19.53 above the North American 
Vertical Datum NAVD883).  Finally, the Stillwater Level for this geographic area of Ventura 
County is +8.0 NAVD88.   
 
The southern extent of the proposed development envelope is approximately 235 feet 
from PCH right-of-way and approximately 120 feet from the beach.  One of the biofiltration 
planter boxes, a segment of retaining wall, and friction piles located nearest to the ADU 
are located 11.3 feet landward of the Design Beach Profile.  A review of the plans 
(Attachment 2) and the Coastal Engineering Report, indicate that the proposed project, 
including the proposed OWTS, will not necessitate the development of shoreline 
protection devices or the permanent conversion of beach areas through building or 
structural development.  The Coastal Engineering Report also concludes the proposed 
project will have no adverse impact on the beach profile and no long-term effects on sand 
supply as the beach receives its sand from various inland areas upstream from the site. 
 
The southern-most portion of the property includes a narrow band of beach that is 
significantly influenced by the tide.  This area does not contain coastal sand dunes. A 
lateral public access easement is presently located on the subject property, as recorded 
in Miscellaneous Official Record Book No. 1981 Page 43446 (Instrument Number 1981-

 
3   Reference to the North American Vertical Datum of 1988; elevation in feet 
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05110045504, May 11, 1981).  The proposed project is located approximately 130 feet 
from the October 21, 2014 Mean High Tide Line identified by Land & Air Surveying, Inc 
(Attachment 2) and does not encroach into the lateral access easement.  Therefore, the 
project will result in no impact to coastal sand dunes or public recreation. 
 
9c.  The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 9 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on coastal beaches or sand dunes have been identified, therefore 
no mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

10. Fault Rupture Hazard (PWA) 

Will the proposed project:  

a)  Be at risk with respect to fault rupture in its 
location within a State of California 
designated Alquist-Priolo Special Fault Study 
Zone? 

X    

 

b)  Be at risk with respect to fault rupture in its 
location within a County of Ventura 
designated Fault Hazard Area? 

X    

c)  Be consistent with the applicable General 
Plan Goals and Policies for Item 10 of the 
Initial Study Assessment Guidelines? 

X    X    

 
10. Fault Rupture Hazard (PWA) Impact Discussion: 
 
Fault rupture hazard will impact each project individually.  No cumulative fault rupture 
hazard would occur as a result of other projects.  Any discussion of potential impacts of 
seismic and geologic hazards to the proposed project is provided for informational 
purposes only and is neither required by CEQA nor subject to its requirements. 
 
10a and 10b. There are no known active or potentially active faults extending through the 
proposed project based on State of California Earthquake Fault Zones in accordance with 
the Alquist-Priolo Earthquake Fault Zoning Act, and Ventura County General Plan 
Hazards Appendix – Figure 2.2.3b. Furthermore, no habitable structures are proposed at 
this time within 50 feet of a mapped trace of an active fault. There is no impact from 
potential fault rupture hazard.  Additionally, there is no known cumulative fault rupture 
hazard impact that would occur as a result of other approved, proposed, or probable 
projects.   
 
10c. The project is consistent with the applicable Ventura County General Plan Goals 
and Policies for Item 10 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s): No significant impacts on fault rupture hazards have 
been identified, therefore no mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

11. Ground Shaking Hazard (PWA) 

Will the proposed project:  

a) Be built in accordance with all applicable 
requirements of the Ventura County Building 
Code? 

 X   X    

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 11 of the 
Initial Study Assessment Guidelines? 

X    X    

 
11. Ground Shaking Hazard (PWA) Impact Discussion: 
 
The hazards from ground shaking will affect each project individually. No cumulative 
ground shaking hazard would occur as a result of other projects.  Any discussion of 
potential impacts from ground shaking is provided for informational purposes only and is 
neither required by CEQA nor subject to its requirements. 
 
11a. The property will subject to moderate to strong ground shaking from seismic events 
on local and regional fault systems. The County of Ventura Building Code adopted from 
the California Building Code, dated 2019, Chapter 16, Section 1613 requires structures 
be designed to withstand this ground shaking. The Geologic and Soils Engineering 
Exploration Report, prepared by Schick Geotechnical, dated September 20, 2015 
(Attachment 6), provides the structural seismic design criteria (Page 5-7) for the proposed 
project and may be required to be updated to the Building Code in effect at the time of 
building permit issuance. The requirements of the building code will reduce the effects of 
ground shaking to less than significant.  
 
11b. The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 11 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on ground shaking hazards have been identified, therefore no 
mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

12. Liquefaction Hazards (PWA) 

Will the proposed project:  

a) Expose people or structures to potential 
adverse effects, including the risk of loss, 
injury, or death involving liquefaction 
because it is located within a Seismic 
Hazards Zone? 

 X    

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 12 of the 
Initial Study Assessment Guidelines? 

 X   X    

 

12. Liquefaction Hazards (PWA) Impact Discussion: 
 
The hazards from liquefaction will affect each project individually. No cumulative 
liquefaction hazard would occur as a result of other projects.  Any discussion of potential 
impacts of seismic and geologic hazards to the proposed project is provided for 
informational purposes only and is neither required by CEQA nor subject to its 
requirements.   
 
12a. Portions of the subject property are located within a potential liquefaction zone based 
on the Ventura County General Plan Hazards Appendix – Figure 2.4b. This map is a 
compilation of the State of California Seismic Hazards Maps for the County of Ventura 
and was used as the basis for delineating the potential liquefaction hazards within the 
County.  The area of the property where the proposed development will occur is not within 
the potential liquefaction zone.  In this regard the potential hazards resulting from 
liquefaction are considered less than significant.  
 
12b. The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 12 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on liquefaction hazards have been identified, therefore no 
mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

13. Seiche and Tsunami Hazards (PWA) 

Will the proposed project:  

a) Be located within about 10 to 20 feet of vertical 
elevation from an enclosed body of water 
such as a lake or reservoir? 

X     

b) Be located in a mapped area of tsunami 
hazard as shown on the County General 
Plan maps? 

 X    

c) Be consistent with the applicable General Plan 
Goals and Policies for Item 13 of the Initial 
Study Assessment Guidelines? 

 X   X    

 
13. Seiche and Tsunami Hazards (PWA) Impact Discussion: 
 
The hazards from seiche and tsunami will affect each project individually. No cumulative 
seiche and tsunami hazard would occur as a result of other projects. Any discussion of 
potential impacts of seismic and geologic hazards to the proposed project is provided for 
informational purposes only and is neither required by CEQA nor subject to its 
requirements. 
 
13a .  The site is not located adjacent to a closed or restricted body of water based on 
aerial imagery review (photos dated October 2017, aerial imagery is under the copyrights 
of Pictometry, Source: Pictometry©, 2017) and is not subject to seiche hazard. Therefore, 
the proposed project will not have a project-specific impact related to potential seiche 
hazard.  
 
13b.  The project site is adjacent to the beach and is mapped outside of the tsunami 
inundation zone based on the Ventura County General Plan, Hazards Appendix, Figure 
2.6, dated October 22, 2013.  The threat to life can be prevented by an effective early 
warning system.  The threat to structures remains despite subject property being located 
outside of the tsunami inundation zone.  However, because of the very low probability of 
a major tsunamis occurring in Ventura County, it is not reasonable to prohibit 
development near the coastline.  Further, the potential hazard of tsunamis inundation is 
an accepted risk for development near the coastline.  No new proposed habitable 
structures are located within 130 feet from the October 21, 2014 Mean High Tide Line 
identified by Land & Air Surveying, Inc (Attachment 2), an area that could be subject to 
the tsunamis hazard zone.  With a very low probability of occurrence, the tsunamis hazard 
is considered less than significant.   
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13c. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 13 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 

No significant Impacts on tsunami Hazards have been identified, therefore no mitigation 
measures are required. 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

14. Landslide/Mudflow Hazard (PWA) 

Will the proposed project:  

a) Result in a landslide/mudflow hazard, as 
determined by the Public Works Agency 
Certified Engineering Geologist, based on 
the location of the site or project within, or 
outside of mapped landslides, potential 
earthquake induced landslide zones, and 
geomorphology of hillside terrain? 

 X    

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 14 of the 
Initial Study Assessment Guidelines? 

 X   X    

 
14. Landslide/Mudflow Hazard (PWA) Impact Discussion: 
 
The hazards from landslides/mudslides will affect each project individually. No cumulative 
landslide/mudslide hazard would occur as a result of other projects. Any discussion of 
potential impacts of seismic and geologic hazards to the proposed project is provided for 
informational purposes only and is neither required by CEQA nor subject to its 
requirements. 
 
14a. Based on analysis conducted by the California Geological Survey as part of 
California Seismic Hazards Mapping Act, 1991, Public Resources Code Sections 2690-
2699.6, portions of the property are within a potential seismically induced landslide zone.  
The Geologic and Soils Engineering Exploration Report, prepared by Schick 
Geotechnical, dated September 20, 2015 (Attachment 6), evaluated the slope stability of 
the descending slope below the proposed residence and concluded the site grossly stable 
(page 7 and 8) and the development is free of any potential geologic hazard. The landslide 
hazard is considered to be less than significant.   
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14b. The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 14 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on landslide and mudflow hazards have been identified, therefore 
no mitigation measures are required.  
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

15. Expansive Soils Hazards (PWA) 

Will the proposed project:  

a) Expose people or structures to potential 
adverse effects, including the risk of loss, 
injury, or death involving soil expansion 
because it is located within a soils expansive 
hazard zone or where soils with an 
expansion index greater than 20 are 
present? 

 X    

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 15 of the 
Initial Study Assessment Guidelines? 

 X   X    

 
15. Expansive Soils Hazards (PWA) Impact Discussion: 
 
The hazards from expansive soils will affect each project individually. No cumulative 
expansive soils hazard would occur as a result of other projects.  Any discussion of 
potential impacts of seismic and geologic hazards to the proposed project is provided for 
informational purposes only and is neither required by CEQA nor subject to its 
requirements. 
 
15a.  The expansion range of the soils in the project area will be mitigated to less than 
significant by implementation of the Ventura County Building Code. The Engineering 
Geology and Geotechnical Engineering Report, prepared by Schick Geotechnical, dated 
September 20, 2015, indicates the residence will be placed on new friction piles to support 
the building foundation. The piles will be drilled to bedrock and will be below the zone of 
potential expansive soils. Future development of the site will be subject to the 
requirements of the County of Ventura Building code adopted from the California Building 
Code, dated 2019, Section 1803.5.3 that require mitigation of potential adverse effects of 
expansive soils. The hazard associated with adverse effects of expansive soils is less 
than significant.   
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15b. The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 15 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 

No significant Impacts on expansive soil hazards have been identified, therefore no 
mitigation measures are required. 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

16. Subsidence Hazard (PWA) 

Will the proposed project:  

a) Expose people or structures to potential 
adverse effects, including the risk of loss, 
injury, or death involving subsidence 
because it is located within a subsidence 
hazard zone? 

X     

b)  Be consistent with the applicable General 
Plan Goals and Policies for Item 16 of the 
Initial Study Assessment Guidelines? 

X    X    

 
16. Subsidence Hazard (PWA) Impact Discussion: 
 
The subsidence hazards will affect each project individually. No cumulative subsidence 
hazard would occur as a result of other projects. Any discussion of potential impacts of 
seismic and geologic hazards to the proposed project is provided for informational 
purposes only and is neither required by CEQA nor subject to its requirements. 
 
16a. The subject property is not within the probable subsidence hazard zone as 
delineated on the Ventura County General Plan Hazards Appendix, Figure 2.8 (October 
22, 2013). In addition, the project is not for oil, gas or groundwater withdrawal, therefore, 
the project is considered to have no impact on the hazard of subsidence.   
 
16b. The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 16 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on subsidence hazards have been identified, therefore no 
mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

17a. Hydraulic Hazards – Non-FEMA (PWA) 

Will the proposed project:  

1)  Result in a potential erosion/siltation hazard 
and flooding hazard pursuant to any of the 
following documents (individually, 
collectively, or in combination with one 
another): 

• 2007 Ventura County Building 
Code Ordinance No.4369 

• Ventura County Land 
Development Manual 

• Ventura County Subdivision 
Ordinance 

• Ventura County Coastal Zoning 
Ordinance 

• Ventura County Non-Coastal 
Zoning Ordinance 

• Ventura County Standard Land 
Development Specifications 

• Ventura County Road Standards 

• Ventura County Watershed 
Protection District Hydrology 
Manual 

• County of Ventura Stormwater 
Quality Ordinance, Ordinance 
No. 4142 

• Ventura County Hillside Erosion 
Control Ordinance, Ordinance 
No. 3539 and Ordinance No. 
3683 

• Ventura County Municipal Storm 
Water NPDES Permit 

• State General Construction 
Permit 

• State General Industrial Permit 

• National Pollutant Discharge 
Elimination System (NPDES)? 

 X    X   

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 17A of the 
Initial Study Assessment Guidelines? 

 X    X   

 
17a. Hydraulic Hazards – Non-FEMA (PWA) Impact Discussion: 
 
17a-1.  The proposed project will result in an increase in impervious area.  The area of 
impervious hardscape includes the roof of the proposed structures and decks and areas 
surrounding the proposed buildings.  To offset the additional runoff from the developed to 
the pre-developed condition, the project is being designed with stormwater control 
measures, planter boxes with controlled outlets, as indicated in the Hydrology and 
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Hydraulic Calculations, prepared by Amit Apel Design dated June 20, 2019 (Attachment 
5), to reduce any increase in post development runoff to pre-development rates and 
amounts.  According to the report, rainfall runoff from a design storm event (a volume of 
runoff from the 100-year storm event) will be directed to the biofiltration planter for 
approximately seven hours of percolation through the active filtration media.  The treated 
runoff exits the bottom of the planter and sheet flows across the descending slope at a 
rate equal to or less than the existing flow rate of the property.  Proposed development 
will be constructed in accordance with current codes and standards, which require that 
there is no increase in flooding hazard and no increase in the potential for erosion or 
siltation. 
 
17a-2. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 17a of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on non-FEMA hydraulic hazards have been identified, therefore no 
mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

17b. Hydraulic Hazards – FEMA (WPD) 

Will the proposed project:  

1)  Be located outside of the boundaries of a 
Special Flood Hazard Area and entirely 
within a FEMA-determined ‘X-Unshaded‘ 
flood zone (beyond the 0.2% annual chance 
floodplain: beyond the 500-year floodplain)? 

 X    X   

2)  Be located outside of the boundaries of a 
Special Flood Hazard Area and entirely 
within a FEMA-determined ‘X-Shaded‘ flood 
zone (within the 0.2% annual chance 
floodplain: within the 500-year floodplain)? 

 X    X   

3)  Be located, in part or in whole, within the 
boundaries of a Special Flood Hazard Area 
(1% annual chance floodplain:  100-year), 
but located entirely outside of the boundaries 
of the Regulatory Floodway? 

 X    X   

4)  Be located, in part or in whole, within the 
boundaries of the Regulatory Floodway, as 
determined using the ‘Effective‘ and latest 
available DFIRMs provided by FEMA? 

 X    X   

5) Be consistent with the applicable General 
Plan Goals and Policies for Item 17B of the 
Initial Study Assessment Guidelines? 

 X    X   

 
17b. Hydraulic Hazards – FEMA (WPD) Impact Discussion: 
 
17b-1 through 17b-4.  The proposed project is located at the northern half of the property 
at 41700 Pacific Coast Highway, Malibu CA and is in a FEMA “X” Unshaded Zone” (+500-
year floodplain). The southern part of the property is located in a FEMA coastal “VE” zone 
(El. 14 feet) as well as a “AE” Zone (Elevation 14 feet) as shown in the effective FEMA 
Flood Insurance Rate Map (FIRM) No. 06111C1140E (January 20, 2010). The proposed 
project is also located outside the preliminary coastal flood hazard zones as defined on 
the preliminary FEMA FIRM map (No. 06111C1137F) issued September 30, 2016 on 
which no significant changes were made to floodplain boundaries but the Base Flood 
Elevation (BFE) was changed from 14 feet to 19 feet.  
 
A Coastal Engineering Report, prepared by David C. Weiss Structural Engineer & 
Associates, Inc., dated August 2016, and amended on October 9, 2018 (Attachment 7), 
includes an analysis of Sea Level Rise (SLR). The report concluded that with 2 feet of 
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SLR expected during the 75 years of the project life, a wave runup elevation of 20 feet is 
expected. With the proposed first floor elevation of 41.67 feet, the proposed project is 
outside of the wave runup floodplain boundaries.  A Floodplain Development Permit is 
not required however, a Floodplain Clearance will be required prior to issuance of a 
zoning clearance. The proposed project will not result in project-related impacts related 
to flooding or contribute to cumulative impacts related to flooding. 
 
17B-5.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 17B of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on FEMA hydraulic hazards have been identified, therefore no 
mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

18. Fire Hazards (VCFPD) 

Will the proposed project:  

a) Be located within High Fire Hazard 
Areas/Fire Hazard Severity Zones or 
Hazardous Watershed Fire Areas? 

 X    X   

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 18 of the 
Initial Study Assessment Guidelines? 

 X    X   

 

18. Fire Hazards (VCFPD) Impact Discussion: 
 
18a. The proposed project is located within a High Fire Hazard Area.  Fire Station 56, 
located at 11855 Pacific Coast Highway, in Malibu, is approximately 160 feet northeast 
of the project site.  The proposed project will comply with all applicable Federal and State 
regulations and the requirements of the Ventura County Building Code and Ventura 
County Fire Code.  The proposed project will be subject to conditions of approval to 
ensure the project is in conformance with current California State Law and the Ventura 
County Fire Code. Therefore, the proposed project will result in less-than-significant 
project-specific impacts and will not make a cumulatively considerable contribution to a 
significant cumulative fire hazards impact.  
 
18b. The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 18 of the Ventura County Initial Study Assessment Guidelines. 
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Mitigation/Residual Impact(s) 
 
No significant impacts on fire hazards have been identified, therefore no mitigation 
measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

19. Aviation Hazards (Airports) 

Will the proposed project:  

a) Comply with the County's Airport 
Comprehensive Land Use Plan and pre-
established federal criteria set forth in 
Federal Aviation Regulation Part 77 
(Obstruction Standards)? 

X    X    

b)  Will the proposed project result in residential 
development, a church, a school, or high 
commercial business located within a sphere 
of influence of a County airport? 

X    X    

c)  Be consistent with the applicable General 
Plan Goals and Policies for Item 19 of the 
Initial Study Assessment Guidelines? 

X    X    

 

19. Aviation Hazards (Airports) Impact Discussion: 
 
19a. and19.b. The project site is not located within the sphere of influence of Oxnard, 
Camarillo, Santa Paula, or Naval Base Ventura County airports. The nearest airport is the 
Naval Base Mugu Airport, which is located approximately 11 miles to the west of the 
project site. The proposed project will not involve any obstructions to navigable airspace, 
as all on-site proposed and reasonably foreseeable future development will be limited to 
a maximum height of 25 feet. Therefore, the proposed project will comply with the 
County’s Airport Comprehensive Land Use Plan and pre-established deferral criteria set 
forth in the Federal Aviation Regulation Part 77 (Obstruction Standards). The proposed 
project will not have a significant project-specific impact and will not make a cumulatively 
considerable contribution to a significant cumulative impact related to aviation hazards. 
 
19c.  The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 19 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on aviation hazards have been identified, therefore no mitigation 
measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

20a. Hazardous Materials/Waste – Materials (EHD/Fire) 

Will the proposed project:  

1)  Utilize hazardous materials in 
compliance with applicable state and 
local requirements as set forth in 
Section 20a of the Initial Study 
Assessment Guidelines? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 20a of the 
Initial Study Assessment Guidelines? 

X    X    

 
20a. Hazardous Materials/Waste – Materials (EHD/Fire) Impact Discussion: 
 
20a-1. The proposed project is a residential development and will not utilize hazardous 
materials which require permitting or inspection from Ventura County Environmental 
Health Division/Certified Unified Program Agency. Therefore, the proposed project will 
not have a significant project-specific impact to hazardous materials/waste. The proposed 
project will not make a cumulatively considerable contribution to a significant cumulative 
hazardous materials/waste impact.    
 
20a-2. The proposed project will be consistent with the Ventura County General Plan 
Goals and Policies for Item 20a of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant Impacts on hazardous materials/waste (EHD/Fire) have been identified, 
therefore no mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

20b. Hazardous Materials/Waste – Waste (EHD) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

1)  Comply with applicable state and local 
requirements as set forth in Section 20b of 
the Initial Study Assessment Guidelines? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 20b of the 
Initial Study Assessment Guidelines? 

X    X    

 
20b. Hazardous Materials/Waste – Waste (EHD) Impact Discussion: 
 
20b-1.  The proposed project is not considered an activity that generates hazardous 
waste. Therefore, the proposed project will not have a significant project-specific impact 
related to hazardous materials/waste. The proposed project will not have any project-
specific or cumulative impacts relative to hazardous wastes.   
20b-2. The proposed project is consistent with the Ventura County General Plan Goals 
and Policies for Item 20b of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on hazardous materials/waste (EHD) have been identified, 
therefore no mitigation measures are required. 
 

 
Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

21. Noise and Vibration 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

a) Either individually or when combined with 
other recently approved, pending, and 
probable future projects, produce noise in 
excess of the standards for noise in the 
Ventura County General Plan Goals, Policies 
and Programs (Section 2.16) or the 
applicable Area Plan? 

 X    X   

b) Either individually or when combined with 
other recently approved, pending, and 
probable future projects, include construction 
activities involving blasting, pile-driving, 
vibratory compaction, demolition, and drilling 
or excavation which exceed the threshold 
criteria provided in the Transit Noise and 
Vibration Impact Assessment (Section 
12.2)? 

 X    X   

c)  Result in a transit use located within any of 
the critical distances of the vibration-
sensitive uses listed in Table 1 (Initial Study 
Assessment Guidelines, Section 21)? 

X    X    

d)  Generate new heavy vehicle (e.g., semi-
truck or bus) trips on uneven roadways 
located within proximity to sensitive uses that 
have the potential to either individually or 
when combined with other recently 
approved, pending, and probable future 
projects, exceed the threshold criteria of the 
Transit Use Thresholds for rubber-tire heavy 
vehicle uses (Initial Study Assessment 
Guidelines, Section 21-D, Table 1, Item No. 
3)? 

X    X    

e) Involve blasting, pile-driving, vibratory 
compaction, demolition, drilling, excavation, 
or other similar types of vibration-generating 
activities which have the potential to either 
individually or when combined with other 
recently approved, pending, and probable 
future projects, exceed the threshold criteria 
provided in the Transit Noise and Vibration 
Impact Assessment [Hanson, Carl E., David 
A. Towers, and Lance D. Meister. (May 
2006)  Section 12.2]? 

 X    X   



 

 55 

 
Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

f)  Be consistent with the applicable General 
Plan Goals and Policies for Item 21 of the 
Initial Study Assessment Guidelines? 

 X    X   

 
21. Noise and Vibration Impact Discussion: 
 
21a..  In order to determine whether a project will result in a significant noise impact, the 
Ventura County Initial Study Assessment Guidelines set forth standards to determine 
whether the proposed use is a “noise sensitive use” or a “noise generator.” Noise sensitive 
uses include, but are not limited to, dwellings, schools, hospitals, nursing homes, 
churches and libraries. The proposed project, consisting of a single-family dwelling unit 
and an ADU, is considered a noise sensitive use.   
 
The proposed project is located adjacent to State Route 1 (PCH), a noise generator, and 
is within the CNEL 60dB(A) noise contour [Resource Management Agency Geographic 
Information System (RMA GIS) Viewer, Noise Contour Maps, 2018]. Therefore, proposed 
and future residential uses will be subject to noise levels from traffic along State Route 1, 
which are incompatible with residential uses.  
 
The northern elevation of the proposed single-family dwelling (facing State Route 1) 
includes a front entry.  An attached two-car garage is located on the western side of the 
entryway.  Outdoor living areas are located on the western side of the residence and 
south of the ADU.  A proposed pool is located south of the living room and west of the 
dining room and the back yard leading to the beach is located in the southern portion of 
the lot.  The proposed residence will provide a buffer between PCH and outdoor living 
areas.  Additionally, to address potential noise impacts from State Route 1, the proposed 
project will be subject to standard conditions of approval which requires the integration of 
noise attenuation features such as dual-paned windows and insulated doors that reduce 
the interior noise level of the proposed buildings below the noise standards contained 
within the Ventura County General Plan.   
 
The proposed project site is not located near any railroads or airports (both of which are 
approximately nine miles and 12 miles away, respectively). Therefore, the proposed 
project will not be subject to unacceptable levels of noise from these noise generators. 
 
21b. and 25e. The proposed project is not considered a noise-generating land use that 
will adversely impact nearby noise sensitive uses (e.g. existing surrounding residences). 
However, the proposed project will involve noise-generating construction activities that 
have the potential to adversely affect surrounding residential uses.  Construction activities 
may include blasting, pile-driving vibratory compaction, demolition, drilling, excavation, or 
other similar types of noise/vibration-generating activities that may temporarily exceed 
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the threshold criteria defined in the Transit Noise and Vibration Impact Assessment 
(written by Carl Hanson, David Towers, and Lance Meister, dated May 2006, Initial Study 
Assessment Guidelines, page 119).  Therefore, 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 is least likely to adversely affect surrounding residential 
uses.  Additionally, a contact person responsible for addressing complaints will be 
designated by the Applicant prior to commencement of construction.  Therefore, the 
proposed project will have a less-than-significant project-specific vibratory impact and will 
not make a cumulatively considerable contribution to a significant cumulative vibratory 
impact, related to vibration-generating activities. 
 
21c.  The proposed project does not involve the creation of a vibration-generating transit 
use. Therefore, the proposed project will not have a project-specific impact and will not 
make a cumulatively considerable contribution to a significant cumulative impact, related 
to the creation of a transit use located within any of the critical distances of the vibration-
sensitive uses listed in Table 1 of the Ventura County Initial Study Assessment Guidelines 
(Section 21). 
 
21d.  The project has direct access to PCH, an existing paved road.   The project does 
not involve the use of semi-trucks or buses.  Therefore, the proposed project will not have 
a project-specific vibratory impact and will not make a cumulatively considerable 
contribution to a significant cumulative vibratory impact related to the use of rubber-tire 
heavy vehicle uses. 
 
21f.  The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 21 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on noise and vibration caused by the project have been identified, 
therefore no mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

22. Daytime Glare 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

a) Create a new source of disability glare or 
discomfort glare for motorists travelling along 
any road of the County Regional Road 
Network? 

X    X    

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 22 of the 
Initial Study Assessment Guidelines? 

X    X    

 
22. Daytime Glare Impact Discussion: 
 
22a.  The proposed project is located adjacent to PCH and has the potential to result in 
impacts related to the hazard category for daytime glare.  Review of the project plans 
(Attachment 2) indicate that the proposed structures incorporate a variety of materials 
including reflective and non-reflective materials that will not create a significant new 
source of daytime glare.  Reflective surfaces, such as windows, are located on the 
elevations potentially visible from PCH.  The project may also include site lighting when 
completed.  Reflective surface such as glass for windows and lighting have the potential 
to create disability glare or discomfort glare for motorists traveling on PCH.  Views into 
the property will be obscured by the grade difference between the property and the 
adjacent roadway and existing landscaping adjacent to the PCH which will remain in place 
once the home is constructed.  The finished grade of the project will be located 
approximately 8 feet below the grade for PCH, so only the second level of the principle 
structure is expected to be potentially visible visible to motorists.  Existing landscaping 
located adjacent to the shoulder of PCH is comprised of mature and dense evergreen 
shrubs which was observed during a site visit conducted for the project.  This landscaping 
obscures views into the property.  The applicant will be required to implement conditions 
of approval requiring the submittal of a schedule building materials and a lighting plan 
prior to construction document submittal.  The project-related impacts are less than 
significant   
 
22b.  The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 22 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on daytime glare have been identified, therefore no mitigation 
measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

23. Public Health (EHD) 

Will the proposed project:  

a)  Result in impacts to public health from 
environmental factors as set forth in Section 
23 of the Initial Study Assessment 
Guidelines? 

 X    X   

b)  Be consistent with the applicable General 
Plan Goals and Policies for Item 23 of the 
Initial Study Assessment Guidelines? 

 X    X   

 
23. Public Health (EHD) Impact Discussion: 
 
23a.  The proposed project has the potential to impact public health due to the use of 
onsite wastewater treatment systems (OWTS). An OWTS that is undersized, improperly 
installed, failing, or poorly maintained has the potential to create a public nuisance and/or 
contaminate groundwater. Potential impacts can be reduced to less than significant with 
adherence to state and local OWTS regulations and proper maintenance of tanks and 
disposal fields. The septic tank must be pumped by a Ventura County EHD permitted 
pumper truck and septage wastes must be disposed of in an approved manner.  
 
23b.  The proposed project will be consistent with the Ventura County General Plan Goals 
and Policies for Item 23 of the Ventura County Initial Study Assessment Guidelines, 
provided the onsite wastewater treatment system is properly installed and maintained so 
as not to contaminate groundwater or create a public nuisance.  
 
Mitigation/Residual Impact(s) 
 
No significant impacts on public health have been identified, therefore no mitigation 
measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

24. Greenhouse Gases (VCAPCD) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

a) Result in environmental impacts from 
greenhouse gas emissions, either project 
specifically or cumulatively, as set forth in 
CEQA Guidelines §§ 15064(h)(3), 15064.4, 
15130(b)(1)(B) and -(d), and 15183.5? 

 X    X   

 
24. Greenhouse Gases (VCAPCD) Impact Discussion: 
 
24a.  The Ventura County Air Pollution Control District has not yet adopted any approach 
to setting a threshold of significance for land use development projects in the area of 
project greenhouse gas emissions. Furthermore, the amount of greenhouse gases 
anticipated from the project will be a small fraction of the levels being considered by the 
APCD for greenhouse gas significance thresholds and far below those adopted to date 
by any air district in the state. Therefore, the project specific and cumulative impacts to 
greenhouse gases are less than significant. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on greenhouse gases have been identified, therefore no mitigation 
measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

25. Community Character (Plng.) 

Will the proposed project:  

a) Either individually or cumulatively when 
combined with recently approved, current, 
and reasonably foreseeable probable future 
projects, introduce physical development 
that is incompatible with existing land uses, 
architectural form or style, site design/layout, 
or density/parcel sizes within the community 
in which the project site is located? 

 X    X   

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 25 of the 
Initial Study Assessment Guidelines? 

X    X    
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25. Community Character (Plng.) Impact Discussion: 
 
25a.  The project site is within the Existing Community land use designation of the Ventura 
County General Plan, the Residential Medium (2.1-6 dwelling units per acre) land use 
designation of the Coastal Area Plan, and zoned Coastal Residential Planned 
Development (CRPD).  The proposed project is consistent with the land use and 
maximum building density requirements of the General Plan and Coastal Area Plan.  The 
proposed project does not include any request to amend the land use designations or 
zoning for the site. The adjacent properties possess the same land use designation and 
zoning and are occupied by similar single-family development. 
 
The proposed project includes the construction of a single-family dwelling with an 
accessory dwelling unit and appurtenant site improvements which include new 
patios/decking, retaining walls, a pool, and an onsite wastewater treatment system.  The 
proposed project has been evaluated for conformance with applicable requirements of 
the Ventura County CZO for the construction of a new single-family dwelling and 
accessory dwelling unit, including building setbacks, height limits, and other development 
standards for new residences. Additionally, as discussed in Section 6 (above), the 
proposed project will be conditioned to require the Applicant to submit plans and a 
materials sample/color board for the new single-family dwelling to the Planning Division 
for review and approval, prior to issuance of a Zoning Clearance for the construction to 
ensure the proposed residence is compatible with the natural environment of coastal 
beach area. Therefore, the project-specific community character impact will be less-than-
significant, and the proposed project will not make a cumulatively considerable 
contribution to significant community character impacts. 
 
25b.  The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 25 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on community character have been identified, therefore no 
mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

26. Housing (Plng.) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

a)  Eliminate three or more dwelling units that 
are affordable to: 

• moderate-income households 
that are located within the Coastal 
Zone;  and/or, 

• lower-income households? 

X    X    

b)  Involve construction which has an impact on 
the demand for additional housing due to 
potential housing demand created by 
construction workers? 

 X    X   

c)  Result in 30 or more new full-time-equivalent 
lower-income employees? 

X    X    

d) Be consistent with the applicable General 
Plan Goals and Policies for Item 26 of the 
Initial Study Assessment Guidelines? 

X    X    

 
26. Housing (Plng.) Impact Discussion: 
 
26a.  The proposed project includes the demolition of an existing single-family dwelling.  
The unit is presently occupied by the property owner.  The proposed demolition does 
propose the demolition of three or more moderate- or low-income dwelling units.  
Therefore, the proposed project will not have a significant project-specific impact to the 
loss of affordable housing. The proposed project will not make a cumulatively 
considerable contribution to a significant cumulative affordable housing impact. 
 
26b. As stated in the Ventura County Initial Study Assessment Guidelines, any project 
that involves construction has an impact on the demand for additional housing due to 
potential housing demand created by construction workers.  However, construction 
worker demand is a less than significant project-specific and cumulative impact because 
construction work is short-term and there is a sufficient pool of construction workers within 
Ventura County and the Los Angeles metropolitan regions. Therefore, the proposed 
project will have a less-than-significant project-specific impact and will not make a 
cumulatively considerable contribution to a significant cumulative impact, related to the 
demand for construction worker housing. 
 
26c.  The proposed single-family dwelling will not result in 30 or more new full-time-
equivalent lower-income employees, as the proposed residential project would not 
facilitate the development of a new commercial, institutional, industrial, or other 
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employment-generating use on the subject property. Therefore, the proposed project will 
not create a project-specific impact and will not make a cumulatively considerable 
contribution to a significant cumulative impact, related to the demand for housing for 
employees associated with commercial or industrial development. 
 
26d.  The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 26 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on housing have been identified, therefore no mitigation measures 
are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

27a(1). Transportation & Circulation - Roads and Highways - Level of Service (LOS) 
(PWA) 
Will the proposed project:  

a) Cause existing roads within the Regional Road 
Network or Local Road Network that are 
currently functioning at an acceptable LOS to 
function below an acceptable LOS? 

 

 X    X   

 
27a(1). Transportation & Circulation - Roads and Highways - Level of Service (LOS) 
(PWA) Impact Discussion: 
 
27a(1)-a.  The project, as proposed, does not have the potential to generate additional 
traffic on local public roads and the Regional Road Network. Therefore, adverse traffic 
impacts relating to Level of Service (LOS) of County roads will be less than significant. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on level of service have been identified, therefore no mitigation 
measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

27a(2). Transportation & Circulation - Roads and Highways - Safety and Design of 
Public Roads (PWA) 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

Will the proposed project:  

a) Have an Adverse, Significant Project-Specific 
or Cumulative Impact to the Safety and Design 
of Roads or Intersections within the Regional 
Road Network (RRN) or Local Road Network 
(LRN)? 

 X    X   

 
27a(2). Transportation & Circulation - Roads and Highways - Safety and Design of 
Public Roads (PWA) Impact Discussion: 
 
27a(2)-a.  The project, as proposed, does not have the potential to generate additional 
traffic on local public roads and the Regional Road Network. The project does not have 
the potential to alter the safety and design of roadways and intersections near the project. 
Therefore, impacts related to safety/design of County roads will be less than significant. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on level of service have been identified, therefore no mitigation 
measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

27a(3). Transportation & Circulation - Roads & Highways – Safety & Design of 
Private Access (VCFPD) 

a) If a private road or private access is proposed, 
will the design of the private road meet the 
adopted Private Road Guidelines and access 
standards of the VCFPD as listed in the Initial 
Study Assessment Guidelines? 

X    X    

b)  Will the project be consistent with the 
applicable General Plan Goals and Policies 
for Item 27a(3) of the Initial Study 
Assessment Guidelines? 

X    X    
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27a(3). Transportation & Circulation - Roads & Highways – Safety & Design of 
Private Access (VCFPD) Impact Discussion: 
 
27a(3)-a.  There are no private roads proposed.  The proposed project will access the 
site via an existing driveway which connects to PCH.  No changes to the offsite portions 
of the driveway or its entrance at PCH are proposed with this project. Current site access 
to the site meets VCFPD standards.  Therefore, the proposed project will not have a 
project-specific impact and will not make a cumulatively considerable contribution to a 
significant cumulative impact, regarding private roads and the safety and design of private 
access. 
 
27a(3)-b.  The proposed project will be consistent with the applicable Ventura County 
General Plan Goals and Policies for Item 27a(3) of the Ventura County Initial Study 
Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on private roads or private access have been identified, therefore 
no mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

27a(4). Transportation & Circulation - Roads & Highways - Tactical Access 
(VCFPD) 

Will the proposed project:  

a)  Involve a road or access, public or private, 
that complies with VCFPD adopted Private 
Road Guidelines? 

X    X    

b) Be consistent with the applicable General 
Plan Goals and Policies for Item 27a(4) of the 
Initial Study Assessment Guidelines? 

X    X    

 
27a(4). Transportation & Circulation - Roads & Highways - Tactical Access (VCFPD) 
Impact Discussion: 
 
27a(4)-a.  The proposed project does not propose any new access roads.  An existing 
private driveway which presently accesses PCH will continue to serve the proposed 
project.  The existing site access meets the tactical access requirements of the VCFPD.  
Additionally, the Applicant will be responsible for complying with the standard 
requirements of the VCFPD via conditions of approval.  Therefore, adverse impacts 
relating to access for firefighting purposes will be less-than-significant and would not 
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make a cumulatively considerable contribution to a significant cumulative impact on 
tactical access. 
 
27a(4)-b.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 27a(4) of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on tactical access have been identified, therefore no mitigation 
measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

27b. Transportation & Circulation - Pedestrian/Bicycle Facilities (PWA/Plng.) 

Will the proposed project:  

1) Will the Project have an Adverse, Significant 
Project-Specific or Cumulative Impact to 
Pedestrian and Bicycle Facilities within the 
Regional Road Network (RRN) or Local Road 
Network (LRN)? 

 

 X    X   

2)  Generate or attract pedestrian/bicycle traffic 
volumes meeting requirements for protected 
highway crossings or pedestrian and bicycle 
facilities? 

 
 

X    X    

3)  Be consistent with the applicable General Plan 
Goals and Policies for Item 27b of the Initial 
Study Assessment Guidelines? 

X    X    

 
27b. Transportation & Circulation - Pedestrian/Bicycle Facilities (PWA/Plng.) 
Impact Discussion: 
 
27b-1. and 27b-2.  The proposed project will not generate additional bicycle and 
pedestrian traffic on the County of Ventura Regional Road Network and local public roads. 
There are no pedestrian or bicycle crossings located in the vicinity of this portion of PCH.  
Furthermore, the most appropriate County road standard for roadways in rural areas does 
not require pedestrian facilities (sidewalks) and/or bicycle facilities (bike lanes). 
Therefore, the proposed project will not have a project-specific adverse impact and will 
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not make a cumulatively considerable contribution to a significant cumulative impact to 
pedestrian and bicycle facilities/traffic. 
 
27b-3.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 27b of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on pedestrian/bicycle facilities have been identified, therefore no 
mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

27c. Transportation & Circulation - Bus Transit 

Will the proposed project:  

1) Substantially interfere with existing bus 
transit facilities or routes, or create a 
substantial increase in demand for additional 
or new bus transit facilities/services? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 27c of the 
Initial Study Assessment Guidelines? 

X    X    

 
27c. Transportation & Circulation - Bus Transit Impact Discussion: 
 
27c-1.  According to the Ventura County Initial Study Assessment Guidelines (p. 173), a 
project will normally have a significant impact on bus transit if it would substantially 
interfere with existing bus transit facilities or routes, or if it would create a substantial 
increased demand for additional or new bus transit facilities/services. However, only 
projects that can be expected to generate more than 100 daily vehicle trips (10 single 
family housing units or equivalent traffic generation) will require an evaluation of the 
specific project impacts through either consultation with the appropriate transit service 
provider or separate analysis performed by the Applicant. Projects not generating more 
than 100 trips can be expected to result in no impacts to bus transit.  
 
The proposed project site is not located within proximity to any bus transit facilities or 
routes with which it could interfere. Moreover, the proposed project consists of the 
construction of one new single-family dwelling and an accessory dwelling unit. The 
proposed project will not result in a net increase in demand for bus transit facilities and 
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will not exceed the threshold requiring a transit analysis. Therefore, the proposed project 
will not have a project-specific impact on bus transit facilities/services and will not make 
a cumulatively considerable contribution to a significant cumulative impact related to bus 
transit facilities/services. 
 
27c-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 27c of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on bus transit facilities have been identified, therefore no mitigation 
measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

27d. Transportation & Circulation - Railroads 

Will the proposed project:  

1) Individually or cumulatively, substantially 
interfere with an existing railroad's facilities or 
operations? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 27d of the 
Initial Study Assessment Guidelines? 

X    X    

 
27d. Transportation & Circulation - Railroads Impact Discussion: 
 
27d-1.  The proposed project site is located approximately 11 miles from the nearest 
railroad line and would not interfere with an existing railroad’s facilities or operations. 
Therefore, the proposed project will not have a project-specific impact and will not make 
a cumulatively considerable contribution to a significant cumulative impact, related to 
railroad facilities or operations. 
 
27d-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 27d of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
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No significant impacts on railroad facilities have been identified, therefore no mitigation 
measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

27e. Transportation & Circulation – Airports (Airports) 

Will the proposed project:  

1) Have the potential to generate complaints and 
concerns regarding interference with 
airports? 

 X    X   

2)  Be located within the sphere of influence of 
either County operated airport? 

X    X    

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 27e of the 
Initial Study Assessment Guidelines? 

X    X    

 
27e. Transportation & Circulation – Airports (Airports) Impact Discussion: 
 
27e-1. and 27e-2.  The project site is located approximately 11 miles southeast from the 
nearest airport, Naval Base Mugu Airport, and is not located within a sphere of influence 
of any County-operated airport. Furthermore, the proposed single-family dwelling will not 
exceed the maximum height of 25 feet in compliance with the Ventura County CZO and 
will not involve the introduction of substantial lighting or other features that could interfere 
with air traffic safety. Additionally, potential impacts from glare will be mitigated to a less-
than-significant level by implementing mitigation measure BIO-1 which requires the 
Permittee to provide a lighting plan to the Planning Division for review and approval, as 
well as a recommended condition of approval requiring the Permittee to submit a 
materials sample/color board for the construction of residential dwelling and accessory 
dwelling unit. Therefore, the proposed project will not have a project-specific impact and 
will not make a cumulatively considerable contribution to a significant cumulative impact, 
related to interference with airports.   
 
27e-3. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 27e of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on airports have been identified, therefore no mitigation measures 
are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

27f. Transportation & Circulation - Harbor Facilities (Harbors) 

Will the proposed project:  

1)  Involve construction or an operation that will 
increase the demand for commercial boat 
traffic and/or adjacent commercial boat 
facilities? 

X    X    

2)  Be consistent with the applicable General 
Plan Goals and Policies for Item 27f of the 
Initial Study Assessment Guidelines? 

X    X    

 

27f. Transportation & Circulation - Harbor Facilities (Harbors) Impact Discussion: 
 
27f-1.  The project site is located approximately 16 miles from the nearest harbor, Port of 
Hueneme. The proposed project will not result in an increase in demand for commercial 
boat traffic. Therefore, the proposed project will not have a project-specific adverse 
impact and will not make a cumulatively considerable contribution to a significant 
cumulative impact, related to existing harbor facilities or operations.  
 
27f-2. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 27f of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on harbor facilities have been identified, therefore no mitigation 
measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

27g. Transportation & Circulation - Pipelines 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

1) Substantially interfere with, or compromise the 
integrity or affect the operation of, an existing 
pipeline? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 27g of the 
Initial Study Assessment Guidelines? 

X    X    

 
27g. Transportation & Circulation - Pipelines Impact Discussion: 
 
27g-1.  The project site is not located in proximity to any existing pipelines (RMA GIS 
Viewer, 2018). The nearest pipeline is located approximately 12.5 miles north of the 
project site. Therefore, the proposed project will not result in a project-specific impacts 
and will not make a cumulatively considerable contribution to a significant cumulative 
impact related to pipelines.  
 
27g-2. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 27g of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on pipeline facilities have been identified, therefore no mitigation 
measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

28a. Water Supply – Quality (EHD) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

1) Comply with applicable state and local 
requirements as set forth in Section 28a of 
the Initial Study Assessment Guidelines? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 28a of the 
Initial Study Assessment Guidelines? 

X    X    

 
28a. Water Supply – Quality (EHD) Impact Discussion: 
 
28a-1.  Domestic water supply for the proposed project will be provided by Yerba Buena 
Water Company. The existing metered water connection for the property was verified by 
a water bill dated May 2015.  No impacts are anticipated upon water quality supply.  Yerba 
Buena Water Company will be responsible for the implementation of all local and state 
requirements for domestic water supply quality.  The proposed project will also utilize an 
OWTS for domestic sewage disposal. The use of an OWTS has the potential to 
contaminate groundwater supplies.  Conformance with the Ventura County Building Code 
will reduce any project-specific and cumulative impacts to a less-than-significant level. 
The proposed project will not have any project-specific or cumulative impacts to the 
domestic water supply. 
 
28a-2.  The proposed project is consistent with the Ventura County General Plan Goals 
and Policies for Item 28a of the Ventura County Initial Study Assessment Guidelines 
regarding permanent domestic water supply. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on water supply quality have been identified, therefore no 
mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

28b. Water Supply – Quantity (WPD) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

1)  Have a permanent supply of water?  X    X   

2) Either individually or cumulatively when 
combined with recently approved, current, 
and reasonably foreseeable probable future 
projects, introduce physical development 
that will adversely affect the water supply - 
quantity of the hydrologic unit in which the 
project site is located? 

 X    X   

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 28b of the 
Initial Study Assessment Guidelines? 

 X    X   

 
28b. Water Supply – Quantity (WPD) Impact Discussion: 
 
28b-1.  Water for the site is currently provided by the Yerba Buena Water Company as 
evidenced by a water utility bill submitted by the applicant, demonstrating a permanent 
water supply for the proposed project. The project applicant proposes to continue the use 
of water supplied from Yerba Buena Water Company and is considered to have a less 
than significant impact to water supply.  
 
28b-2. The proposed project will not, either individually or cumulatively when combined 
with recently approved, current, and reasonably foreseeable probable future projects, 
introduce physical development that would adversely affect the water supply quantity and 
is considered to have a less than significant impact.  
 
28b-3. The proposed project will be consistent with the applicable Ventura County 
General Plan Goals and Policies for Item 28b of the Ventura County Initial Study 
Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on water supply quantity have been identified, therefore no 
mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

28c. Water Supply - Fire Flow Requirements (VCFPD) 

Will the proposed project:  

1)  Meet the required fire flow? X    X    

2)  Be consistent with the applicable General 
Plan Goals and Policies for Item 28c of the 
Initial Study Assessment Guidelines? 

X    X    

 
28c. Water Supply - Fire Flow Requirements (VCFPD) Impact Discussion: 
 
28c-1.  The project is served by Yerba Buena Water Company, a water purveyor that can 
provide the required fire flow in accordance with the Ventura County Water Works Manual 
and VCFPD Fire Code.  Therefore, fire flow impacts would be less-than-significant, and 
the project will not make a cumulatively considerable contribution to a significant 
cumulative impact related to fire flow. 
 
28c-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 28C of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on water supply fire flow requirements have been identified, 
therefore no mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

29a. Waste Treatment & Disposal Facilities - Individual Sewage Disposal Systems 
(EHD) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

1) Comply with applicable state and local 
requirements as set forth in Section 29a of 
the Initial Study Assessment Guidelines? 

 X    X   

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 29a of the 
Initial Study Assessment Guidelines? 

 X    X   

 
29a. Waste Treatment & Disposal Facilities - Individual Sewage Disposal Systems 
(EHD) Impact Discussion: 
 
29a-1.  The proposed project includes the construction of a new single-family residence 
and new accessory dwelling unit (ADU) which will both utilize a new onsite wastewater 
treatment system (OWTS) for domestic wastewater disposal.  The Geologic Report 
prepared by Schick Geotechnical, Inc., dated September 27, 2018 (Attachment 8), 
indicates the site is suitable for an alternate septic system and proposes an OWTS 
consisting of one 2,500-gallon septic tank serving the main residence, one 1,000-gallon 
septic tank serving the ADU, a Septitech STAAR 1.0 nitrate removal device, and two new 
seepage pits. Septic feasibility has been demonstrated. A complete and detailed 
evaluation of the proposed OWTS shall be conducted by Environmental Health Division 
(EHD) Liquid Waste Program staff during the plan review and construction permitting 
process. EHD Liquid Waste Program staff shall review and verify all relevant 
documentation, including but not limited to the geotechnical report, system design 
calculations, compliance with local building codes, and historic geological data for the 
area. Conformance with the County Building Code, state OWTS policy, EHD guidelines 
and the EHD Local Agency Management Program, as well as proper routine maintenance 
of OWTS, will reduce any project-specific and cumulative impacts to a level considered 
less than significant. 
 
29a-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 29a of the Ventura County Initial Study Assessment 
Guidelines, provided the septic systems are properly installed and maintained so as not 
to contaminate groundwater or create a public nuisance. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts related to individual sewage disposal systems have been identified, 
therefore no mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

29b. Waste Treatment & Disposal Facilities - Sewage Collection/Treatment 
Facilities (EHD) 

Will the proposed project:  

1) Comply with applicable state and local 
requirements as set forth in Section 29b of 
the Initial Study Assessment Guidelines? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 29b of the 
Initial Study Assessment Guidelines? 

X    X    

 
29b. Waste Treatment & Disposal Facilities - Sewage Collection/Treatment 
Facilities (EHD) Impact Discussion: 
 
29b-1.  The proposed project will utilize an onsite wastewater treatment system and will 
not require connection to a sewage collection facility at this time. The project will not have 
any project-specific or cumulative impacts to a sewage collection facility.   
 
29b-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 29b of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts related to sewage collection/treatment facilities have been 
identified, therefore no mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

29c. Waste Treatment & Disposal Facilities - Solid Waste Management (PWA) 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

1)  Have a direct or indirect adverse effect on a 
landfill such that the project impairs the 
landfill‘s disposal capacity in terms of 
reducing its useful life to less than 15 years? 

 X    X   

2)  Be consistent with the applicable General 
Plan Goals and Policies for Item 29c of the 
Initial Study Assessment Guidelines? 

 X    X   

 
29c. Waste Treatment & Disposal Facilities - Solid Waste Management (PWA) 
Impact Discussion: 
 
29c-1. and 29c-2.  As required by California Public Resources Code (PRC) 41701, 
Ventura County's Countywide Siting Element (CSE), adopted in June 2001 and updated 
annually, confirms 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 state PRC, the proposed project will have less 
than a significant project-specific impacts 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 IWMD’s waste diversion program (Form B Recycling Plan/Form C Report) 
ensures this 65% diversion goal is met prior to issuance of a final zoning clearance for 
use inauguration or occupancy, consistent with the Ventura County General Plan’s Waste 
Treatment and Disposal Facility Goals 4.4.1-1 and -2 and Policies 4.4.2-1, -2, and -6. 
Therefore, the proposed project will have less than significant project-specific impacts 
and will not make a cumulatively considerable contribution to significant cumulative 
impacts related to the Ventura County General Plan’s goals and policies for solid waste 
disposal capacity. 
 
The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 29c of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts related to solid waste management have been identified, therefore 
no mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

29d. Waste Treatment & Disposal Facilities - Solid Waste Facilities (EHD) 

Will the proposed project:  

1) Comply with applicable state and local 
requirements as set forth in Section 29d of 
the Initial Study Assessment Guidelines? 

X    X    

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 29d of the 
Initial Study Assessment Guidelines? 

X    X    

 
29d. Waste Treatment & Disposal Facilities - Solid Waste Facilities (EHD) Impact 
Discussion: 
 
29d-1.  The proposed project does not include a solid waste operation or facility. The 
project will not have any project-specific or make a cumulatively considerable contribution 
to a significant cumulative impact, related to a solid waste facilities.   
 
29d-2. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 29d of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts related to solid waste facilities have been identified, therefore no 
mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

30. Utilities 

Will the proposed project:  
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

a) Individually or cumulatively cause a 
disruption or re-routing of an existing utility 
facility? 

 X    X   

b)  Individually or cumulatively increase demand 
on a utility that results in expansion of an 
existing utility facility which has the potential 
for secondary environmental impacts? 

 X    X   

c)  Be consistent with the applicable General 
Plan Goals and Policies for Item 30 of the 
Initial Study Assessment Guidelines? 

 X    X   

 
30. Utilities Impact Discussion: 
 
30a.  The project site is currently served with electricity provided by Southern California 
Edison. The site is also served for water by Yerba Buena Water Company via an existing 
service connection.   The proposed project will not involve the use of natural gas. 
Therefore, the proposed project will not result in project-specific impacts and will not make 
a cumulatively considerable contribution to a significant cumulative impact related to 
existing utility facilities.   
 
30b. The proposed project will not increase demand on a utility, such that an expansion 
of an existing utility facility will be required. Therefore, the proposed project will not result 
in project-specific impacts and will not make a cumulatively considerable contribution to 
a significant cumulative impact related to an expansion of an existing utility facility.  
 
30c. The proposed project will be consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 30 of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts related to utilities have been identified, therefore no mitigation 
measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

31a. Flood Control Facilities/Watercourses - Watershed Protection District (WPD) 

Will the proposed project:  

1) Either directly or indirectly, impact flood 
control facilities and watercourses by 
obstructing, impairing, diverting, impeding, or 
altering the characteristics of the flow of 
water, resulting in exposing adjacent 
property and the community to increased risk 
for flood hazards? 

 X    X   

2) Be consistent with the applicable General 
Plan Goals and Policies for Item 31a of the 
Initial Study Assessment Guidelines? 

 X    X   

 
31a. Flood Control Facilities/Watercourses - Watershed Protection District (WPD) 
Impact Discussion: 
 
31a-1.  The project site is located adjacent to the Pacific Ocean. The nearest Ventura 
County Watershed Protection District (District) jurisdictional redline channel and flood 
control facility is Little Sycamore Canyon which is located approximately 2,772-feet 
northwesterly of the site. Given this distance Watershed Protection District staff finds that 
the Project design mitigates the direct and indirect project-specific and cumulative 
impacts to District flood control facilities and watercourses. Therefore, the environmental 
assessment is deemed to be less than significant on redline channels and facilities under 
the jurisdiction of the Ventura County Watershed Protection District. The Applicant shall 
address impacts from increases in impervious surface area and stormwater drainage 
design pursuant to conditions imposed by the County of Ventura Public Works Agency, 
Engineering Services Department, Development & Inspection Services Division, by 
reference to Appendix J of the Ventura County Building Code requiring that runoff from 
the project site will be released at no greater than the undeveloped flow rate and in such 
a manner as to not cause an adverse impact downstream in velocity or duration.  
 
31a-2.  The proposed project will be consistent with the applicable Ventura County 
General Plan Goals and Policies for Item 31a of the Ventura County Initial Study 
Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on Flood Control Facilities/Watercourses have been identified, 
therefore no mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

31b. Flood Control Facilities/Watercourses - Other Facilities (PWA) 

Will the proposed project:  

1) Result in the possibility of deposition of 
sediment and debris materials within existing 
channels and allied obstruction of flow? 

 X    X   

2)  Impact the capacity of the channel and the 
potential for overflow during design storm 
conditions? 

 X    X   

3)  Result in the potential for increased runoff 
and the effects on Areas of Special Flood 
Hazard and regulatory channels both on and 
off site? 

 X    X   

4) Involve an increase in flow to and from natural 
and man-made drainage channels and 
facilities? 

X    X    

5)  Be consistent with the applicable General 
Plan Goals and Policies for Item 31b of the 
Initial Study Assessment Guidelines? 

 X    X   

 
31b. Flood Control Facilities/Watercourses - Other Facilities (PWA) Impact 
Discussion: 
 
31b-1. through 31b-4. The proposed project preserves the existing trend of runoff and 
local drainage patterns and will not create an obstruction of flow in the existing drainage 
patterns. Future development will be completed according to current codes and standards 
that will require no increase in sediment discharge or obstruction of flows in existing 
channels. All runoff will be directed to one of the six planter boxes with controlled outlets 
that are designed to mitigate the increased flows from the projects total impervious area 
and control and limit discharge to the existing condition.  The project runoff will be similar 
to the present and no increase in effects on Areas of Special Flood Hazard will occur than 
the pre-project condition.  The proposed drainage conditions will maintain the existing 
pattern of sheet flow.  The site drainage system including the planter boxes are designed 
to maintain runoff at or below predevelopment rates and amounts. (Attachment 5, Amit 
Apel report, dated June 20, 2019).  
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31b-5. The proposed project will be consistent with the applicable Ventura County 
General Plan Goals and Policies for Item 31b of the Ventura County Initial Study 
Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts on Flood Control Facilities/Watercourses have been identified, 
therefore no mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

32. Law Enforcement/Emergency Services (Sheriff) 

Will the proposed project:  

a)  Have the potential to increase demand for 
law enforcement or emergency services? 

 X    X   

b)  Be consistent with the applicable General 
Plan Goals and Policies for Item 32 of the 
Initial Study Assessment Guidelines? 

X    X    

 
32. Law Enforcement/Emergency Services (Sheriff) Impact Discussion: 
 
32a.  The proposed project includes the construction of a single-family dwelling and an 
accessory dwelling unit with an attached garage and a swimming pool, which is included 
within a project category that has been determined to have the potential to increase 
demand for law enforcement or emergency services. The nearest Ventura County 
Sheriff’s Station is the Camarillo Airport Sheriff’s Station, located at 100 Durley Avenue 
in Camarillo, which is approximately 19 miles away from the project site. The nearest Los 
Angeles County Sheriff’s Station, Malibu/Lost Hills Sheriff’s Station, located at 27050 
Agoura Road in Agoura Hills, is approximately 30 miles away from the project site. 
However, the proposed project, a single-family dwelling, will not substantially increase 
demand for law enforcement or emergency services. Therefore, the proposed project 
would result in less-than-significant project-specific impacts and would not make a 
cumulatively considerable contribution to a significant cumulative impact to emergency 
services. 
 
32b. The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 32 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
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No significant impacts on Law Enforcement/Emergency Services have been identified, 
therefore no mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

33a. Fire Protection Services - Distance and Response (VCFPD) 

Will the proposed project:  

1)  Be located in excess of five miles, measured 
from the apron of the fire station to the 
structure or pad of the proposed structure, 
from a full-time paid fire department? 

X    X    

2) Require additional fire stations and 
personnel, given the estimated response 
time from the nearest full-time paid fire 
department to the project site? 

 

X    X    

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 33a of the 
Initial Study Assessment Guidelines? 

X    X    

 
33a. Fire Protection Services - Distance and Response (VCFPD) Impact Discussion: 
 
33a-1 and 33a-2. Fire Station 56, located at 11855 Pacific Coast Highway, Malibu, is 
approximately 160 feet northeast of the project site. The distance from Fire Station 56 to 
the project site is adequate, and the proposed project will not require a new fire station or 
additional personnel. Therefore, the proposed project will have a less-than-significant 
project-specific impact related to fire protection services. The proposed project will not 
make a cumulatively considerable contribution to a significant cumulative impact related 
to fire protection services. 
 
33a-3. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 33A of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts related to distance and response for VCFPD services have been 
identified, therefore no mitigation measures are required. 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

33b. Fire Protection Services – Personnel, Equipment, and Facilities (VCFPD) 

Will the proposed project:  

1)  Result in the need for additional personnel? X    X    

2) Magnitude or the distance from existing 
facilities indicate that a new facility or 
additional equipment will be required? 

X    X    

3) Be consistent with the applicable General 
Plan Goals and Policies for Item 33b of the 
Initial Study Assessment Guidelines? 

X    X    

 
33b. Fire Protection Services – Personnel, Equipment, and Facilities (VCFPD) 
Impact Discussion: 
 
33b-1.  The proposed project, one single-family dwelling and ADU, will not result in the 
need for additional fire protection services personnel. Therefore, the proposed project will 
not have a project-specific impact and will not make a cumulatively considerable 
contribution to a significant cumulative impact, with regard to the need for fire personnel. 
 
33b-2. The nearest fire station to the project site is Ventura County Fire Station 56, which 
is located at 11855 Pacific Coast Highway, Malibu, approximately 160 feet northeast of 
the project site. The distance from Fire Station 56 to the project site is adequate. 
Additionally, the Ventura County Fire Protection District requires adequate fire flow and  
building fire sprinklers for the project in accordance with the Ventura County Waterworks 
Manual and the Ventura County Fire Code. 
 
A new fire station or equipment will not be required to serve the proposed project. 
Therefore, the proposed project would not have a project-specific impact or contribute to 
a cumulatively considerable significant impact to fire personnel, equipment, or facilities. 
 
33b-3. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 33B of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
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No significant impacts related to VCFPD personnel facilities and services have been 
identified, therefore no mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

34a. Education - Schools 

Will the proposed project:  

1)  Substantially interfere with the operations of 
an existing school facility? 

 X    X   

2)  Be consistent with the applicable General 
Plan Goals and Policies for Item 34a of the 
Initial Study Assessment Guidelines? 

X    X    

 
34a. Education - Schools Impact Discussion: 
 
34a-1.  The proposed project will not interfere with the operations of an existing school 
facility or cause a significant demand on schools. Any additional demand created by the 
proposed project would be mitigated by payment of school fees pursuant to Section 
65996 of the California Code (2014b). Therefore, the proposed project will have less-
than-significant project-specific impacts related to schools and will not make a 
cumulatively considerable contribution to a significant cumulative impact related to 
schools. 
 
34a-2.  The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 34a of the Ventura County Initial Study Assessment 
Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts related to schools have been identified, therefore no mitigation 
measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

34b. Education - Public Libraries (Lib. Agency) 
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Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

Will the proposed project:  

1)  Substantially interfere with the operations of 
an existing public library facility? 

    

 
2)  Put additional demands on a public library 

facility which is currently deemed 
overcrowded? 

    

3)  Limit the ability of individuals to access public 
library facilities by private vehicle or 
alternative transportation modes? 

    

4)  In combination with other approved projects 
in its vicinity, cause a public library facility to 
become overcrowded? 

     

5)  Be consistent with the applicable General 
Plan Goals and Policies for Item 34b of the 
Initial Study Assessment Guidelines? 

        

 
34b. Education - Public Libraries (Lib. Agency) Impact Discussion: 
 
34b-1. through 34b-4. The proposed project, a single-family dwelling and accessory 
dwelling unit, will not have an impact on the operations of an existing public library facility. 
The Planning Division staff analyzed Figure 4.9.1 (County Library Facilities map, Ventura 
County General Plan Public Facilities and Services Appendix, May 8, 2007 Edition) and 
determined that the project site is not located adjacent to or near any County library 
facilities. The nearest public library to the project site, Ray D. Prueter Library, is located 
approximately 22 miles northwest of the project site. Therefore, the proposed use and 
development of the subject property does not have the potential to create project-specific 
impacts, which would interfere with the use of the library. Moreover, the modest 
incremental increase in the demand for library services that would result from the 
proposed project would not result in a significant drain on library resources, thereby 
warranting the need for the construction of new facilities that could result in adverse 
physical changes to the environment. Therefore, the proposed project will not have a 
significant project-specific impact and will not make a cumulatively considerable 
contribution to a significant cumulative impact related to library services. 
 
34b-5. The proposed project is consistent with the applicable Ventura County General 
Plan Goals and Policies for Item 34b of the Ventura County Initial Study Assessment 
Guidelines. 
 



 

 86 

Mitigation/Residual Impact(s) 
 
No significant impacts related to public library services have been identified, therefore no 
mitigation measures are required. 
 

Issue (Responsible Department)* 

Project Impact 
Degree Of Effect** 

Cumulative Impact 
Degree Of Effect** 

N LS 
PS-
M 

P
S 

N LS 
PS-
M 

PS 

35. Recreation Facilities (GSA) 

Will the proposed project:  

a) Cause an increase in the demand for 
recreation, parks, and/or trails and corridors? 

 X    X   

b) Cause a decrease in recreation, parks, and/or 
trails or corridors when measured against the 
following standards: 

• Local Parks/Facilities - 5 acres of 
developable land (less than 15% slope) 
per 1,000 population; 

• Regional Parks/Facilities - 5 acres of 
developable land per 1,000 population; 
or, 

• Regional Trails/Corridors - 2.5 miles per 
1,000 population? 

 X    X   

c) Impede future development of Recreation 
Parks/Facilities and/or Regional 
Trails/Corridors? 

 X    X   

d) Be consistent with the applicable General 
Plan Goals and Policies for Item 35 of the 
Initial Study Assessment Guidelines? 

X    X    

 
35. Recreation Facilities (GSA) Impact Discussion: 
 
35a. and 35b. Countyline Beach is located 1,100 feet to the east of the project site and 
designated Coastal Access ways and public beaches are located 550 feet west of the 
project site.  A lateral public access is presently available via an existing instrument, as 
recorded in Miscellaneous Official Record Book No. 1981 Page 43446 (Instrument 
Number 1981-05110045504, May 11, 1981).  The proposed project is located 
approximately 130 feet from the October 21, 2014 Mean High Tide Line identified by Land 
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& Air Surveying, Inc (Attachment 2) and does not encroach into this easement or the 
Coastal Trail. Lateral access along the shoreline is influenced by hightides, making the 
beach in front of the project site inaccessible during high tide. 
 
The proposed project may result in an increased demand for recreation, parks, and/or 
trails and corridors in the local area, however, the potential increase in population in the 
South Coast community’s geographic area is minimal and will not impede the future 
development of local parks facilities. Therefore, the proposed project will result in less-
than-significant project-specific impacts and will not make a cumulatively considerable 
contribution to a significant cumulative impact, related to recreational facilities.  
 
35c. The proposed project does not include any onsite or offsite improvements that have 
the potential to impede the development of recreation parks/facilities or regional trails and 
corridors.  ln addition, no Quimby fees will be required, as the proposed project does not 
involve a subdivision of three lots or more. Therefore, the proposed project will result in 
less-than-significant, project-specific impacts and will not make a cumulatively 
considerable contribution to a significant cumulative impact related to recreational 
facilities. 
 
35d. The proposed project is consistent with the applicable Ventura County General Plan 
Goals and Policies for Item 35 of the Ventura County Initial Study Assessment Guidelines. 
 
Mitigation/Residual Impact(s) 
 
No significant impacts related to recreation facilities have been identified, therefore no 
mitigation measures are necessary. 
 

*Key to the agencies/departments that are responsible for the analysis of the items above: 
Airports - Department Of Airports AG. - Agricultural Department VCAPCD - Air Pollution Control District 
EHD - Environmental Health Division VCFPD - Fire Protection District GSA - General Services Agency 
Harbors - Harbor Department Lib. Agency - Library Services Agency Plng. - Planning Division 
PWA - Public Works Agency Sheriff - Sheriff's Department WPD – Watershed Protection District 

 
**Key to Impact Degree of Effect: 
N – No Impact 
LS – Less than Significant Impact 
PS-M – Potentially Significant but Mitigable Impact 
PS – Potentially Significant Impact 
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Section C – Mandatory Findings of Significance 
 

Based on the information contained within Section B: 

 Yes No 

1. Does the project have the potential to degrade the quality of 
the environment, substantially reduce the habitat of a fish or 
wildlife species, cause a fish or wildlife population to drop 
below self-sustaining levels, threaten to eliminate a plant or 
animal community, reduce the number or restrict the range of 
a rare or endangered plant or animal, or eliminate important 
examples of the major periods of California history or 
prehistory? 

 X 

2. Does the project have the potential to achieve short-term, to 
the disadvantage of long-term, environmental goals?  (A short-
term impact on the environment is one that occurs in a 
relatively brief, definitive period of time while long-term impacts 
will endure well into the future). 

 X 

3. Does the project have impacts that are individually limited, but 
cumulatively considerable?  “Cumulatively considerable” 
means that the incremental effects of a project are 
considerable when viewed in connection with the effects of 
past projects, the effect of other current projects, and the effect 
of probable future projects.  (Several projects may have 
relatively small individual impacts on two or more resources, 
but the total of those impacts on the environment is significant.) 

 X 

4. Does the project have environmental effects that will cause 
substantial adverse effects on human beings, either directly or 
indirectly? 

 X 

 
Findings Discussion: 
 

1. As stated above in Section B, Items 4D and 8A above the proposed project has the 
potential to result in significant impacts to ESHA and cultural resources. However, 
with the imposition of the mitigation measures as defined in those sections, potential 
impacts would be mitigated to less-than-significant on the project-specific and 
cumulative levels. The proposed project does not have the potential to degrade the 
quality of the environment, substantially reduce the habitat of a fish or wildlife 
species cause a fish or wildlife population to drop below self-sustaining levels; 
threaten to eliminate a plant or animal community; reduce the number or restrict the 
range of a rare or endangered plant or animal; or eliminate important examples of 
the major periods of California history or prehistory.  
 

2. The proposed project will not result in the achievement of short-term environmental 
goals at the expense of long-term environmental goals.  
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3. The impacts associated with the proposed project have been evaluated in light of 
the recently approved and pending projects in the vicinity.  The project will not result 
in any significant cumulatively considerable impacts 

 
4. The proposed project will not result in any environmental effects that will cause 

substantial adverse effects on human being.  Both direct and indirect project related-
impacts have been evaluated for this criterion. 



Section D - Determination of Environmental Document

Based on this initial evaluation:

JAilqr,tf ?l t%1Lo
Date

Attachments:

Attachment 1 - Maps
Attachment 2 - Project Plans
Attachment 3 - Map of Pending and Approved Projects
Attachment 4 - Arborist Consultation (White's Tree Service, October 2015)
Attachment 5 - Hydraulic Calculations (Amit Apel Design, lnc. June 2019)
Attachment 6 - Geologic and Soils Engineering Exploration (Schick Geotechnical, lnc.,

September 2015)
Attachment 7 - Coastal Engineering Report (David C. Weiss Structural Engineer &

Associates, lnc., August 2016)
Attachment 8 - Update to Geologic Report (Schick Geotechnical, lnc., September 2018)
Attachment 9 - Works Cited

erOq

tl
I find the proposed project could not have a significant effect on the environment,
and a Negative Declaration should be prepared.

txI I find that although the proposed project could have a significant effect on the
environment, there will not be a significant effect in this case because the mitigation
measure(s) described in Section B of the lnitial Study will be applied to the project.

A Mitigated Negative Declaration should be prepared.

tl I find the proposed project, individually and/or cumulatively, MAY have a significant
effect on the environment and an Environmental lmpact Report (ElR) is required.*

tl I find that the proposed project MAY have a "potentially significant impact" or
"potentially significant unless mitigated" impact on the environment, but at least one

effect 1) has been adequately analyzed in an eaflier document pursuant to

applicable legal standards, and 2) has been addressed by mitigation measures
based on the earlier analysis as described on attached sheets. An Environmental
lmpact Report is required, but it must analyze only the effects that remain to be

addressed.*

tl I find that although the proposed project could have a significant effect on the
environment, because all potentially significant effects (a) have been analyzed
adequately in an earlier EIR or Negative Declaration pursuant to applicable
standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or
Negative Declaration, including revisions or mitigation measures that are imposed
upon the proposed project, nothing further is required
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Attachments 1 through 8 

of the Initial Study not included  

with the Planning Director Staff Report for  

Case No. PL17-0005 
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Jain Residence 
CONDITIONS OF APPROVAL AND  

MITIGATION MONITORING AND REPORTING PROGRAM FOR  
COASTAL PD PERMIT CASE NO. PL17-0005 

 
RESOURCE MANAGEMENT AGENCY (RMA) 
 

Planning Division Conditions 
 

1. Project Description 
This Coastal Planned Development (PD) Permit is based on and limited to compliance 
with the project description stated in this condition below, Exhibits 3 (Plans), 4 (Mitigated 
Negative Declaration, Comments and Staff’s Responses to Comments), 7 (Revised 
Coastal Engineering Report), 8 (Geological and Soils Engineering Exploration), 9 
(Hydrology & Hydraulic Calculations), 9 (Addendum I Engineering Report for a New 
Onsite Wastewater System) of the Planning Director hearing on August 18, 2022, 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 for the demolition of an 
existing 4,500 square foot (sq. ft.) two-story single family dwelling (SFD) with an attached 
two-car garage and the construction of a new 5,034 4,783 sq. ft. two-story SFD with an 
attached 348 sq. ft. garage and a detached 489 502 sq. ft. one-story accessory dwelling 
unit (ADU) located on a lot addressed as 41700 Pacific Coast Highway.  References on 
subsequent submittal of plans shall remove references to “Guest House” and shall identify 
the accessory structure as an ADU. The project includes the construction of a 10 foot by 
29-foot outdoor pool, installation of approximately four six biofiltration planter boxes 
(adding up to total 459 sq. ft.) to treat the volume of storm water runoff resulting from a 
100-year storm, and retaining walls ranging in height from 2 feet to 12 feet high.  The 
applicant is proposing to retain the existing chain-link fencing along the west and east 
property line and the southern portion of the lot and remove the following unpermitted 
improvements: rocks associated with the revetment located at the most southerly portion 
of the lot, railroad ties, stone walls, and brick patio.  Access to the site is provided by an 
existing private driveway and access easement which extends across APNs 700-0-200- 
815, -765, and -715 before connecting to Pacific Coast Highway (Attachment 2). 
 
Water will continue to be provided by Yerba Buena Water Company (YBWC) and 
wastewater disposal will be handled by a new onsite wastewater treatment system 

Zendejasd
Text Box
County of VenturaPlanning Director HearingCase No. PL17-0005Exhibit 5 Conditions of Approval
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(OWTS) a 4,483 3,654 1 -Microseptec Enviroserver Treatment Tank, with precast 
distribution box, and two existing seepage pits and two proposed expansion seepage 
pits(Exhibit 3). 
 
The grading, development, use, and maintenance of the property, the size, shape, 
arrangement, and location of structures, parking areas and landscape areas shall 
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.  
 
Requirement: The Permittee shall ensure that all required off-site and on-site 
improvements for the Project, including structures, parking, and landscaping are 
completed in conformance with the approved plans stamped as 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 inspection. 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. 

 
1 Changes to the project description are noted in legislative format, additions are noted in underlined text and 
deletions are noted in strikethrough text. 
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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 
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. 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 modification is required. If a Coastal PD 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, the Permittee shall obtain a Grading Permit from the Public Works 
Agency. 
 
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. 
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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. 
 
7. Time Limits 

a. Use inauguration:   
 

The approval decision for this Coastal PD Permit becomes effective upon the 
expiration of the 10 day appeal period following the approval decision/date on 
which the Planning Director rendered the decision on the Project, 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. 
 
(1) 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 from the 
date the approval decision of this Coastal PD 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. 

 
(2) 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 
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(Condition No. 1, above) that is the subject of this CUP/PD Permit and the completion of 
Mitigation and Monitoring Reporting Program.   
 
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.   
 
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 construction 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 [select 
appropriate. 
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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 issuance of a 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. 
 
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. 
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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 
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 
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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 
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 condition 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.  
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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 
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.   
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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 Engineering Report for 41700 Pacific Coastal 
Highway Malibu – Ventura County, CA (David C. Weiss Structural Engineer & Associates, 
Inc., Revised September 2021).  
 
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 Coastal Engineering Report for 41700 Pacific Coastal Highway Malibu – 
Ventura County, CA (David C. Weiss Structural Engineer & Associates, Inc., Revised 
September 2021), 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.   
 
Documentation: A copy of building plans and specifications and Coastal Engineering 
Report for 41700 Pacific Coastal Highway Malibu – Ventura County, CA (David C. Weiss 
Structural Engineer & Associates, Inc., Revised September 2021), 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.  
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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.  
 
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. Mitigation Measure CULTURAL – 1 (Archaeological Resources) 
Purpose: To avoid significant impacts to archeological resources that may exist on the 
subject property. 
 
Requirement: The Permittee shall retain a Qualified Archaeologist and Native American 
Monitor to monitor all project-related ground disturbance (including demolition of 
foundations and tree removal, grading and trenching activities) on the Project site.  
 
Documentation: The Permittee shall submit one copy of a signed contract (financial 
information redacted) with a Qualified Archeologist and Native American monitor 
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responsible for conducting archeological monitoring for the project site along with a 
statement of qualifications.  The Qualified Archaeologist shall provide a weekly report to 
the Planning Division summarizing the activities during the reporting period.  If no 
archaeological resources are discovered, the Qualified Archaeologist shall submit a brief 
letter to the Planning Division, stating that no archaeological resources were discovered 
and that the monitoring activities have been completed. 
 
Timing:  Prior to the issuance of a Zoning Clearance for Construction, the Permittee 
shall submit the required contracts and statements of qualifications to the Planning 
Division for review and approval.  The Qualified Archaeologist and Native American 
monitor shall monitor the Project site during ground disturbance (including demolition of 
foundations and tree removal), subsurface grading, and trenching.  The Qualified 
Archaeologist and Native American monitor shall submit reports weekly to the Planning 
Division during all ground disturbance, subsurface grading, and trenching activities. 
 
Monitoring and Reporting:  The Planning Division reviews the monitoring reports and 
maintains the monitoring reports in the Project file. The Qualified Archaeologist and 
Native American monitor shall monitor the Project site during all ground disturbance, 
subsurface grading, and trenching. The Planning Division has the authority to conduct 
site inspections to ensure that the monitoring activities occur in compliance with this 
condition, consistent with the requirements of Section 8183-5 of the Ventura County 
Coastal Zoning Ordinance. 
 
21. Mitigation Measure CULTURAL – 2 (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:  

 
(1) Cease operations and assure the preservation of the area in which the 

discovery was made;  
 

(2) Notify the Planning Director in writing, within three days of the discovery; 
 

(3) The County-approved archaeologist shall assess the find and 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; and 
 

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

construction activities, the Permittee shall:  
 

(6) 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) If the County Coroner determines that human remains are those of a Native 

American, or has reason to believe that they are those of a Native American, 
he or she shall contact the Native American Heritage Commission by 
telephone with 24 hours to name a Most Likely Descendant (MLD) for the 
disposition of the remains;  

 
(4) Upon the discovery of Native American remains, the permittee shall ensure 

that the immediate vicinity is not damaged or disturbed by further 
development activity until the permittee has discussed and conferred with the 
most likely descendants regarding the descendants’ preferences and all 
reasonable options for treatment and disposition of remains, in accordance 
with Public Resources Code section 5097.98.  

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

disposition of the site before resuming development on-site; and 
 
(6) Implement the agreed upon recommendations. 
 

Documentation:  The above measure shall be noted on all grading and construction 
plans.  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: Prior to the issuance of a Zoning Clearance for construction, the Permittee shall 
submit a copy of the grading plans which shall include the above required notation.  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 
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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 Section 8183-5 of the Ventura County Coastal Zoning 
Ordinance. 
 
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. 
 
22. 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, 
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. 
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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. 
 
23. Landscaping 
Purpose:  To comply with the County’s landscaping requirements. 
 
Requirement:  The Permittee shall retain a landscape architect to prepare a landscape 
plan that complies with the requirements of this condition and the California Department 
of Water Resources Model Water Efficient Landscape Ordinance (MWELO). 
 
Landscaping Objectives:  The Permittee must install and maintain landscaping serves 
the following functions:  
 

a. Provides visual relief and visual integration. The Permittee must install landscaping 
that softens the building edges, breaks up the expanses of building facades or 
walls, blends structures with the surrounding residential development. 

 
b. Ensures compatibility with community character. The Permittee must install 

landscaping that visually integrates the development with the character of the 
surrounding community. 

 
c. Compliance with the California Department of Water Resources MWELO.  The 

Permittee must install landscaping that complies with the requirements of the 
California Department of Water Resources’ Model Water Efficient Landscape 
Ordinance, which is available on-line at:  https://water.ca.gov/Programs/Water-
Use-And-Efficiency/Urban-Water-Use-Efficiency/Model-Water-Efficient-
Landscape-Ordinance 
 

Landscaping Design:  The Permittee shall design the required landscaping such that the 
landscaping requires minimal amounts of water and uses required water efficiently, in 
accordance with the water efficiency requirements of the California Department of Water 
Resources Model Water Efficient Landscape Ordinance, and must achieve the following 
design objectives: 
 

a. Use Available Non-potable Sources of Water. The landscaping must involve the 
harvesting and/or use of alternative, non-potable sources of water, including 
stormwater, reclaimed water, and gray water, if available to the Project site. 

 
b. Protection of Solar Access. The Permittee must design the landscaping to avoid 

the introduction of vegetation that would now or in the future cast substantial 
shadow on existing solar collectors or photovoltaic cells or impair the function of a 
nearby building using passive solar heat collection. 

https://water.ca.gov/Programs/Water-Use-And-Efficiency/Urban-Water-Use-Efficiency/Model-Water-Efficient-Landscape-Ordinance
https://water.ca.gov/Programs/Water-Use-And-Efficiency/Urban-Water-Use-Efficiency/Model-Water-Efficient-Landscape-Ordinance
https://water.ca.gov/Programs/Water-Use-And-Efficiency/Urban-Water-Use-Efficiency/Model-Water-Efficient-Landscape-Ordinance
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c. Protection of Existing Vegetation. Existing vegetation, especially trees, must be 

saved and integrated into landscape design wherever feasible, appropriate, or 
required by other regulations (e.g., the Tree Protection Ordinance).   

 
d. Use Non-Invasive Plant Species. 
 

Documentation: The Permittee shall submit three sets of a draft landscape plan to the 
Planning Division for review and approval.  A California registered landscape architect 
(or other qualified individual as approved by the Planning Director) shall prepare the 
landscape plan, demonstrating compliance with the requirements set forth in this 
condition (above), § 8178-8 of the Coastal Zoning Ordinance, and the State MWELO. The 
landscape architect responsible for the work shall stamp the plan. After landscape 
installation, the Permittee shall submit to Planning Division staff a statement from the 
project landscape architect that the Permittee installed all landscaping as shown on the 
approved landscape plan. Prior to installation of the landscaping, the Permittee must 
obtain the Planning Director’s approval of any changes to the landscape plans that affect 
the character or quantity of the plant material or irrigation system design.  
 
Timing:  The Permittee shall submit the landscape plan to the Planning Division for 
review and approval prior to issuance of a Zoning Clearance for construction. 
Landscaping installation shall be completed prior to Certificate of Occupancy and 
maintenance activities shall occur for the life of the permit. 
 
Monitoring and Reporting: Landscaping approval/installation verification, monitoring 
activities, and enforcement activities shall occur according to the procedures set forth in 
§ 8183-5 or the Coastal Zoning Ordinance.  The Planning Division maintains the 
landscape plans and statement by the landscape architect in the Project file and has the 
authority to conduct site inspections to ensure that the Permittee installs and maintains 
the landscaping in accordance with the approved plan consistent with the requirements 
of § 8183-5 or the Coastal Zoning Ordinance. 
 
24. Noise Attenuation Features 
Purpose: In order to ensure interior noise levels do not exceed the maximum acceptable 
noise levels set forth in the Ventura County General Plan Hazards Policy HAZ-9.1 and 
HAZ-9.2. 
 
Requirement: The Permittee shall install noise attenuation features, including dual-
paned windows and sound dampening exterior doors, in the single-family dwelling, so 
that interior noise levels do not exceed the maximum acceptable interior noise levels set 
forth in Ventura County General Plan Goals, Policies, and Programs Noise Policy HAZ-
9.2. 
 
Documentation: The Permittee shall submit building plans and any other documentation 
(e.g., manufacturer’s specifications for windows and doors) that specify noise attenuation 
features will be included in the single-family dwelling, and demonstrate compliance with 
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the requirements of Ventura County General Plan Goals, Policies, and Programs Noise 
Policy HAZ-9.2. 
 
Timing: Prior to issuance of a Zoning Clearance for Construction, the Permittee shall 
provide the building plans and other documentation (if required) to the Planning Division 
for review and approval. 
 
Monitoring and Reporting: The Planning Division has the authority to conduct 
inspections to ensure that the specified noise attenuation features are installed in 
compliance with this condition, consistent with the requirements of §8183-5 of the Ventura 
County Coastal Zoning Ordinance. 
 
 
25. Materials and Colors in the Coastal Zone 
Purpose: In order to ensure that buildings and structures comply with the Public 
Resource Code § 30251 and blend in with the Project site’s surroundings. 
 
Requirement: The Permittee shall utilize building materials and colors compatible with 
surrounding terrain (earth tones and non-reflective paints) on exterior surfaces of all 
structures, including but not limited to the dwelling, accessory, walls, and fences.  
 
Documentation: A copy of the approved plans denoting the building materials and 
colors.  
 
Timing: Prior to the issuance of Zoning Clearance for construction, the Permittee shall 
submit the building plans with the colors and materials noted on all structures for review 
and approval by the Planning Division. Prior to occupancy, the Permittee shall paint the 
structures according to the approved plans.   
 
Monitoring and Reporting: The Planning Division maintains the approved plans in the 
Project file. Prior to occupancy, the Planning Division has the authority to inspect the site 
to ensure that the exterior of the structures was treated as approved. The Permittee shall 
maintain these materials and colors throughout the life of the Project. The Planning 
Division has the authority to inspect the site to confirm on-going compliance with the 
approved plans consistent with the requirements of § 8183-5 of the Ventura County 
Coastal Zoning Ordinance. 
 
26. Lighting Plan  
Purpose: To ensure lighting on the subject property is provided in compliance with 
Ventura County General Plan Policy COS-1.1 and to ensure the following objectives are 
met:  
 

a. avoids interference with reasonable use of adjoining properties;  
b. minimizes on-site and eliminates off-site glare;  
c. minimizes energy consumption;  
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Requirement: The Permittee shall submit two copies of a lighting plan to the Planning 
Division for review and approval prior to implementing such plan. The lighting plan must 
comply with the following: 
 

a. the lighting plan shall include a site plan indicating the location of the lighting and 
manufacturer’s specifications for each exterior light fixture type (e.g., light 
standards, bollards, and wall mounted packs); 
 

b. the lighting plan shall provide illumination information for all exterior lighting such 
as parking areas, walkways/driveways, streetscapes, and open spaces proposed 
throughout the development; 
 

c. in order to minimize light and glare on the project property, all parking lot lighting, 
exterior structure light fixtures, and freestanding light standards must be a cut-off 
type, fully shielded, and downward directed, such that the lighting is projected 
downward onto the property and does not cast light on any adjacent property or 
roadway; all sport court (tennis court and bocce area) lighting is prohibited; and 

 
d. light emanation shall be controlled so as not to produce excessive levels of glare 

or abnormal light levels directed at any neighboring uses. Lighting shall be kept to 
a minimum to maintain the normal night-time light levels in the area, but not inhibit 
adequate and safe working light levels. 
 

The Permittee shall bear the total cost of the review and approval of the lighting plan. The 
Permittee shall install all exterior lighting in accordance with the approved lighting plan. 
 
Documentation: The Permittee shall submit two copies of a lighting plan to the Planning 
Division for review and approval. 
 
Timing: The Permittee shall obtain the Planning Division’s approval of the lighting plan 
prior to the issuance of a Zoning Clearance for construction. The Permittee shall maintain 
the lighting as approved in the lighting plan for the life of the Project. 
 
Monitoring and Reporting: The Planning Division maintains a stamped copy of the 
approved lighting plan in the Project file. The Permittee shall ensure that the lighting is 
installed according to the approved lighting plan prior to occupancy. The Building and 
Safety Inspector and Planning Division staff have the authority to ensure that the lighting 
plan is installed according to the approved lighting plan.  Planning Division staff has the 
authority to conduct periodic site inspections to ensure ongoing compliance with this 
condition consistent with the requirements of 8183-5 of the Coastal Zoning Ordinance. 

 
Environmental Health Division (EHD) Conditions 
 
27. OWTS Abandonment 
Purpose: To demonstrate compliance with State and local regulations related to the 

proper removal/abandonment of a septic tank. 
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Requirements: Permittee shall obtain the approval of the Ventura County Environmental 

Health Division (EHD) before the septic tank is removed or abandoned/filled with slurry. 

 

Documentation: Submit all applicable documentation, including permit to construct 

application and site plan to EHD for review and approval. 

 

Timing: The septic tank shall be properly removed/abandoned at the same time the 

onsite wastewater treatment system for the new structure(s) is certified by EHD.  

 

Monitoring: EHD shall review and approve the permit to construct application and 

conduct site inspections, to assure compliance with state and local requirements. 
 

28. New OWTS Installation 
Purpose: To demonstrate the feasibility for the installation of an onsite wastewater 

treatment system (OWTS), also known as a septic system or individual sewage disposal 

system. To demonstrate compliance with state and local regulations related to the design 

and installation of an OWTS. Only domestic waste as defined in the Ventura County 

General Plan and the Ventura County Building Code Ordinance is allowed to be 

discharged into the on-site sewage disposal system. 

 

Requirement: Permittee shall submit a soils/geotechnical report and OWTS system 

design satisfactory to the Ventura County Environmental Health Division, Liquid Waste 

Program (EHD). Permittee shall also obtain the approval of the EHD to install an OWTS 

on the property. 

 

Documentation: Submit soils/geotechnical report, OWTS design, and OWTS application 

to the EHD for review and approval. Submit all applicable documentation, including 

permit application, site plan, system design, bedroom and fixture unit equivalent 

worksheet, etc., to EHD for review and approval.  

 

Timing: Prior to the issuance of a building permit pertaining to the project, OWTS design 

approval and permit to construct the septic systems shall be obtained from EHD. 

 

Monitoring: To assure compliance with this condition, EHD staff shall review and verify 

all relevant documentation, including but not limited to: geotechnical report, system 

design calculations, building codes, and historic geological data for the area. Once the 

OWTS design has been evaluated to the satisfaction of EHD, the OWTS plans will be 

approved and EHD shall issue a permit to construct, conduct site inspections, and give 

final approval of the OWTS. 

 

Ongoing Maintenance: Once the OWTS has been installed and finalized by EHD, it is 

the owner’s responsibility to properly maintain the system to prevent OWTS failure or an 

unauthorized sewage release, and from creating a public nuisance, health concern, or 
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impact the environment. The septic tank shall be serviced, as needed, by a septic 

pumper truck registered and permitted by  Ventura County EHD, and all pumping 

activities shall be reported to EHD. All septage wastes must be disposed of in an 

approved manner. EHD staff will also receive and respond to any complaints related to 

OWTS and/or unauthorized sewage releases. 
 

29. CSA 32 for Commercial OWTS or Alternate OWTS 
Purpose: To assure protection of groundwater quality and prevent public health hazards 

from failing onsite wastewater treatment systems (OWTS), also known as septic systems. 

 

Requirement:  The Permittee shall execute an offer to grant easement agreement to 

County Service Area 32 (CSA 32), a septic system monitoring and maintenance district. 

 

Documentation: The Permittee shall submit an application for CSA 32 to the 

Environmental Health Division (EHD) for review and approval. 

 

Timing:  Prior to the issuance of a zone clearance or building permit, or at the time of 

OWTS certification, the Permittee shall obtain written confirmation from EHD that the 

condition has been satisfied. 

 

Monitoring and Reporting:  EHD shall review and approve the adequacy of the CSA 

32 application to assure compliance with this condition. 

 
PUBLIC WORKS AGENCY (PWA) 
 
Development and Inspection Services Conditions 
 
30. Grading Permit 
Purpose: In order to ensure the Permittee performs all grading in compliance with 
Appendix J of the Ventura County Building Code. 
  
Requirement:The Permittee shall submit a grading plan showing existing and proposed 
elevations to the Public Works Agency’s Development and Inspection Services Division 
for review and approval. If a grading permit is required, a State licensed civil engineer 
must prepare and submit the grading plans, geotechnical and hydrology reports as 
necessary, to Development and Inspection Services Division for review and approval. 
The Permittee must post sufficient surety in order to ensure proper completion of the 
proposed grading. 
 
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. 
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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. 
 
31. Land Development Fee for Flood Control Facilities (AKA: Flood Acreage Fee 

(FAF)) 
Purpose: To address the cumulative adverse impacts of runoff from development on 
Watershed Protection District Facilities as required by Ordinance No. FC-24. 

Requirement: The Permittee shall deposit with the PWA – Engineering Services 
Department a Flood Acreage Fee (FAF) in accordance with Ordinance No FC-24 and 
subsequent resolutions. The fee will be calculated based on the Permittee’s information. 
The Permittee may choose to submit additional information to supplement the information 
currently provided to establish the amount of the fee. 

Documentation: The Permittee shall provide a site plan including a calculation of the 
new impervious surface being created by the project along with impervious surface for 
existing construction. 

Timing: Permittee shall pay the Flood Acreage Fee (FAF) to the Ventura County Public 
Works Agency prior to obtaining the zoning clearance for building permit. 

Monitoring and Reporting: Public Works Agency staff will prepare a quote of the fee 
amount and provide a receipt when the fee is paid. 
 
Integrated Waste Management Division (IWMD) Conditions 
 
32. Waste Diversion and Recycling Requirement 
Purpose: To ensure the project complies with Ordinance No. 4590. Ordinance 4590 

pertains to the diversion of recyclable materials generated by this project (e.g., paper, 

cardboard, wood, metal, greenwaste, soil, concrete, plastic containers, beverage 

containers) from local landfills through recycling, reuse, or salvage. 

 

Requirement:  Ventura County Code of Ordinances Sec 4770-1.1, requires the 

Permittee to work with a County franchised solid waste hauler who will determine the level 

of service required to divert recyclables generated by the Project from local landfills.  

For a complete list of County franchised solid waste haulers, go to: 

http://pwaportal.ventura.org/WSD/Residents/Reduce%20Reuse%20Recycle/Trash%20

Collection/docs/031314_Residential_Collection_Service_Areas.pdf. 

 

Documentation: The Permittee must maintain copies of bimonthly solid waste billing 

statements for a minimum of one year. The address on the billing statement must match 

the address of the permitted business. 

 

http://pwaportal.ventura.org/WSD/Residents/Reduce%20Reuse%20Recycle/Trash%20Collection/docs/031314_Residential_Collection_Service_Areas.pdf
http://pwaportal.ventura.org/WSD/Residents/Reduce%20Reuse%20Recycle/Trash%20Collection/docs/031314_Residential_Collection_Service_Areas.pdf
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Timing: Upon request, the Permittee must provide the IWMD with a copy of a current 

solid waste billing statement to verify compliance with this condition. 

 

Monitoring and Reporting: Upon request, the Permittee shall allow IWMD staff to 

perform a free, on site, waste audit to verify recyclable materials generated by their 

business are being diverted from the landfill. 

 

33. 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. 
 
34. 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 

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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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.  
 
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.  
 
Watershed Protection District (WPD) Conditions 
 
Advanced Planning Section 
 
35. Floodplain Clearance (Development proposed outside of the 1% annual chance 

floodplain) 
Purpose:  To comply with the Ventura County Floodplain Management Ordinance and 
Ventura County General Plan policies HAZ-2.1, HAZ-2.2, HAZ-2.3 and HAZ-2.5. 
 
Requirement: The Permittee shall obtain a Floodplain Clearance from the County 
Floodplain Manager. The Clearance will be verified by the County Floodplain Manager 
that the proposed development is located outside the mapped boundaries of the 1% 
annual chance floodplain as determined from the latest available Digital Flood Insurance 
Rate Map (DFIRM) provided by the Federal Emergency Management Agency (FEMA). 
 
Documentation: A Floodplain Clearance issued by the County Floodplain Manager. 
  
Timing:  The Floodplain Clearance shall be obtained prior to the issuance of a Zoning 
Clearance for construction. 
 
Monitoring and Reporting: A copy of the approved Floodplain 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 
 

36. Post-construction Stormwater Management Plan (PCSMP) Management Plan and 
Agreement 

Purpose: To ensure compliance with the Los Angeles Regional Water Quality Control 
Board NPDES Municipal Stormwater Permit No. CAS004002 (Permit) Part 4.E., 
“Planning and Land Development Program” and the Ventura County Technical Guidance 
Manual for Stormwater Quality Control Measures July 2011 (TGM).  
 

Requirement: The Applicant shall provide design verification, a Maintenance Plan, and 
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annual verification of ongoing maintenance provisions for the proposed post-construction 
stormwater device(s). 
 

Documentation: The Applicant shall submit the following items to the Watershed 
Protection District – County Stormwater Program Section (CSWP) for review and 
approval:  
 

I. Design sizing calculations and worksheets for the drainage area of the proposed 
post-construction stormwater device(s) consistent with Section 6 and Appendix E of 
the TGM. 
 

II. Maintenance Plan (Exhibit “C” of the County’s “Covenant for Maintenance of 
Post-Construction Stormwater Management Control System” form available at 
http://onestop.vcpublicworks.org/stormwater-forms) for proposed PCSMP shall be 
prepared in accordance with Section 7 and Appendix I of the TGM. The plan shall 
include but not limited to the following: 

(1)  the location of each device;  
 
(2)  the maintenance processes and procedures necessary to provide for 

continued   operation and optimum performance;  
 

(3) a timeline for all maintenance activities; and  
 

(4)  any technical information that may be applicable to ensure the proper 
functionality of this device. 

 
III. Maintenance Agreement (County’s “Covenant for Maintenance of 

Post-Construction Stormwater Management Control System” form is available at 
http://onestop.vcpublicworks.org/stormwater-forms) signed by the Property Owner 
including a signed statement accepting responsibility for maintenance for the 
PCSMP. The statement must include written verification that all PCSMP will be 
properly maintained. At a minimum, this statement shall include the following: 

 
(1)  written conditions in the sales or lease agreement, which require the Property 

Owner or tenant to assume responsibility for PCSMP maintenance and 
annual maintenance inspection; 
 

(2)  written text in project covenants, conditions and restrictions (“CCRs”) to the 
Home Owners Association; or 

 
(3)  any other legally enforceable agreement or mechanism that assigns PCSMP 

maintenance responsibility. 
 

IV. Completed and signed Annual Maintenance Verification Report (Exhibit “D” of 
the County’s “Covenant for Maintenance of Post-Construction Stormwater 
Management Control System” form available in the Surface Water Quality 
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Section tab at http://onestop.vcpublicworks.org/stormwater-forms) 
 

Timing: The above listed items (i,ii and iii) shall be submitted to the CSWP for review and 
approval prior to issuance of Zoning Clearance for Construction. In addition, the Annual 
Maintenance Verification Report (iv) shall be submitted to CSWP annually prior to 
September 15th each year after sign off for occupancy and issuing the Certificate of 
Occupancy. 
 

Monitoring and Reporting: CSWP staff will review the submitted materials for 
consistency with the Permit and TGM.  Maintenance Plan shall be kept on-site for 
periodic review by CSWP staff. 
 

37. 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 (CSWP) 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 CSWP for review and approval 

prior to issuance of a Zoning Clearance for Construction. 

 

Monitoring and Reporting: CSWP 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 Air Pollution Control District (APCD) Conditions 
 
38. APCD Rules and Regulations for Project Grading and Construction 
Purpose:  To ensure that fugitive dust and particulate matter that may result from site 

preparation, grading and construction activities are minimized (Per Item F.10d of project 

description).   
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Requirement: The Permittee shall comply with the provisions of applicable VCAPCD 

Rules and Regulations, which include but are not limited to, Rule 50 (Opacity), Rule 51 

(Nuisance), and Rule 55 (Fugitive Dust).   

 

Documentation:  The Lead Agency shall ensure compliance with the following 

provisions: 

 

I. Pre-grading/excavation activities shall include watering the area to be graded 

or excavated before commencement of grading or excavation operations.  

Application of water should  penetrate sufficiently to minimize fugitive dust 

during grading activities; 

 

II. All trucks shall cover their loads as required by California Vehicle Code §23114. 

 

III.  Signs shall be posted onsite limiting traffic to 15 miles per hour or less. 

 

IV. All clearing, grading, earth moving, or excavation activities shall cease during 

periods of high winds (i.e., wind speed sufficient to cause fugitive dust to impact 

adjacent properties).  During periods of high winds, all clearing, grading, earth 

moving, and excavation operations shall be curtailed to the degree necessary 

to prevent fugitive dust created by onsite activities and operations from being 

a nuisance or hazard, either offsite or onsite.   

 

Timing:  Throughout project construction.  

 

Reporting and Monitoring:  The Lead Agency shall monitor all dust control measures 

during grading activities. 
 

39. Construction Equipment 
Purpose:  In order to ensure that ozone precursor and diesel particulate emissions from 

mobile construction equipment are reduced to the greatest amount feasible.   

 

Requirement: The Permittee shall comply with the provisions of applicable VCAPCD 

ROC and NOx Construction Mitigation Measures, which include but are not limited to, 

provisions of Section 7.4.3 of the Ventura County Air Quality Assessment Guidelines.  

 

a.  Construction equipment shall not have visible emissions, except when 

under load. 

 

b.  Construction equipment shall not idle for more than five (5) consecutive 

minutes.  The idling limit does not apply to: (1) idling when queuing; (2) 

idling to verify that the vehicle is in safe operating condition; (3) idling 

for testing, servicing, repairing or diagnostic purposes; (4) idling 

necessary to accomplish work for which the vehicle was designed (such 
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as operating a crane); (5) idling required to bring the machine system to 

operating temperature, and (6) idling necessary to ensure safe 

operation of the vehicle. 

 

Documentation:  The Lead Agency shall ensure the applicant informs operators of the 

vehicles and equipment that idling is limited to five consecutive minutes or less.   

 

Timing:  Throughout the construction phases of the project. 

 

Reporting and Monitoring:  The Lead Agency shall refer to the written idling policy to 

ensure compliance. 

 
Ventura County Fire Protection District (VCFPD) Conditions 
 

40. 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. 
 

41. Private Driveway Widths, Single Family Dwellings (Up to Four Parcels) 
Purpose: To ensure that adequate fire department access is provided in conformance 

with current California State Law and Ventura County Fire Protection District Ordinance. 

 

Requirement: The Permittee shall design all private driveways in accordance with 

Ventura County Fire Protection District access standards.  Driveways serving three to 

four (3-4) R-3 structures shall be a minimum paved width of 20 feet. Private driveways 

and required fire access turnarounds serving 2 or more lots shall be located in a common 

area lot or easement. The common area lot or easement shall be a minimum of 5 feet 

wider than the required driveway and turnaround area widths (2-1/2 feet each side).  
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Signs prohibiting obstruction and parking along the shared driveway shall be posted at 

the discretion of the Fire Department. The Permittee shall install the required access 

improvements, or provisions to guarantee the installation, shall be completed prior to map 

recordation. If the improvements are bonded for, all improvements shall be installed prior 

to occupancy of any structure within the development. Note: Improvements only serving 

one (1) lot are required to be  installed at time of development of that lot. No bond is 

required for improvement(s) serving only one (1) lot.] 

 

Parking is prohibited within the required width of access driveways and Fire Department 

turnarounds.  

 

Documentation: A stamped copy of the approved access plan. 

 

Timing: The access plan shall be approved prior to issuance of building permits.  All 

required access shall be installed before the start of combustible construction. 

 

Monitoring and Reporting: A copy of the approved access plan shall be kept on file with 

the Fire Prevention Bureau.  The Fire Prevention Bureau shall conduct a final inspection 

to ensure that the access 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 access for the life of the development. 
 

42. Vertical Clearance 
Purpose: To ensure that adequate fire department access is provided in conformance 

with current California State Law and Ventura County Fire Protection District Ordinance. 

 

Requirement: The Permittee shall provide a minimum vertical clearance of 13 feet 6 

inches (13’-6”) along all access roads/driveways.  

 

Documentation: A stamped copy of the approved access plan. 

 

Timing: The Permittee shall submit an access plan to the Fire Prevention Bureau for 

approval before the issuance of building permits.  All required access shall be installed 

before the start of combustible construction. 

 

Monitoring and Reporting: A copy of the approved access plan shall be kept on file with 

the Fire Prevention Bureau.  The Fire Prevention Bureau shall conduct a final inspection 

to ensure that the access 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 access for the life of the development.  
 

43. Fire Flow 
Purpose: To ensure that adequate water supply is available to the project for firefighting 

purposes. 
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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 1000 gallons per 

minute at 20 psi for a minimum 2 hour duration.  A minimum flow of 1000 gallons per 

minute shall be provided from any one hydrant.  

 

Note: For Commercial, Industrial, Multi-family buildings, a minimum fire flow of 1,000 

GPM shall be provided from each hydrant when multiple hydrants are flowing at the same 

time. 

 

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. 

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. 
 

44. 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. 
 



Conditions for Planned Development Permit No. PL17-0005 Permittee: Sanjiv and Shubha Jain 

Date of Public Hearing: October 20, 2022 Location: 41700 Pacific Coast Highway, Malibu 

Date of Approval: TBD   Page 30 of 31 
  

 

45. Hazardous Fire Area 
Purpose:  To advise the Permittee that the project is located within a Hazardous Fire 

Area and ensure compliance with California Building and Fire Codes. 

 

Requirement:  The Permittee shall construct all structures to meet hazardous fire area 

building code requirements. 

 

Documentation:  A stamped copy of the approved building plans to be retained by the 

Building Department. 

 

Timing:  The Permittee shall submit building plans to the Building Department for 

approval before the issuance of building permits. 

 

Monitoring and Reporting:  The Fire Prevention Bureau shall conduct a final inspection 

to ensure that the structure is constructed according to the approved hazardous fire area 

building code requirements.  Unless a modification is approved by the Fire Prevention 

Bureau, the Permittee, and their successors in interest, shall maintain the approved 

construction for the life of the structure.  

 

Notice: For purposes of these conditions and application of Building and Fire Codes, the 

term “Hazardous Fire Area” includes the following as referenced in the CBC and VCFPD 

Ordinance: State SRA - Fire Hazard Severity Zone, Local Agency - Very-High Fire 

Hazard Severity Zone, Local Agency - Wildland-Urban Interface Fire Area (WUI Area), 

Local Agency - Hazardous Fire Area. 
 

46. 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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47. Fire Code Permits 
Purpose: To comply with the requirements of the Ventura County Fire Code. 

 

Requirement: The Permittee shall obtain all applicable Fire Code permits. 

 

Documentation: A signed copy of the Fire Code permit(s). 

 

Timing: The Permittee shall submit a Fire Code permit application along with required 

documentation/plans to the Fire Prevention Bureau for approval before final occupancy, 

installation and/or use of any item/system requiring a Fire Code permit. 

 

Monitoring and Reporting: A copy of the approved Fire Code permits shall be kept on 

file with the Fire Prevention Bureau.  The Fire Prevention Bureau shall conduct a final 

inspection to ensure that the requirements of the Fire Code permit are 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 

conditions of the Fire Code permit for the life of the development. 
 

48. Inspection Authority 
Purpose:  To ensure on-going compliance with all applicable codes, ordinances and 

project conditions. 

 

Requirement:  The Permittee, by accepting these project conditions of approval, shall 

acknowledge that the fire code official (Fire District) is authorized to enter at all reasonable 

times and examine any building, structure or premises subject to this project approval for 

the purpose of enforcing the Fire Code and these conditions of approval. 

 

Documentation:  A copy of the approved entitlement conditions. 

 

Timing:  The Permittee shall allow on-going inspections by the fire code official (Fire 

District) for the life of the project. 

 

Monitoring and Reporting:  A copy of the approved entitlement conditions shall be kept 

on file with the Fire Prevention Bureau.  The Fire Prevention Bureau shall ensure 

ongoing compliance with this condition through on-site inspections. 



EXHIBIT 6 – GENERAL PLAN CONSISTENCY ANALYSIS 

JAIN RESIDENCE 
COASTAL PLANNED DEVELOPMENT 

CASE NO. PL17-0005 
 
CONSISTENCY WITH THE GENERAL PLAN 
 
The 2040 Ventura County General Plan Goals, Policies and Programs (page 1-1) states: 

 
All area plans, specific plans, subdivisions, 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 all applicable policies of the Ventura County 
Coastal Area Plan.  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 Element Policies 

 
1. General Plan Land Use Policy LU-16.1 Community Character and Quality of 

Life: The County shall encourage discretionary development to be designed to 
maintain the distinctive character of unincorporated communities, to ensure 
adequate provision of public facilities and services, and to be compatible with 
neighboring uses. 
 
General Plan Land Use Policy LU-10.1 Accessory Dwelling Units: The County 
shall permit accessory dwelling units as provided for in the Non-Coastal and 
Coastal Zoning Ordinances, even if such a dwelling would result in a density 
greater than the standard density specified for the residential land use 
designations.  
 
General Plan Land Use Policy LU-16.9 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. 
 
General Plan Conservation and Open Space Policy COS-3.1 Scenic 
Roadways The County shall protect the visual character of scenic resources 
visible from state or County designated scenic roadways. 
 
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 

Zendejasd
Text Box
County of VenturaPlanning Director HearingCase No. PL17-0005Exhibit 6 General Plan Consistency Analysis



General Plan Consistency for Case No. PL17-0005 
Planning Director Hearing on August 18, 2022 

Page 2 of 17 

 

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 Section 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 landforms, to be visually compatible with the character of the surrounding 
area and, where feasible, to restore and enhance visual quality in visually 
degraded areas. New development in highly scenic areas such as those 
designated in the California Coastline Preservation and Recreation Plan prepared 
by the Department of Parks and Recreation and by local government shall be 
subordinate to the character of its setting. 
 
The proposed Project involves the demolition an existing dwelling and construction 
of a new single-family dwelling with a detached accessory dwelling, accordingly, 
the proposed has been evaluated against the applicable policies related to 
aesthetic considerations and visual impacts.  The proposed structures, a principal 
dwelling and accessory dwelling unit, will not have a significant impact upon visual 
resources within the South-County/Malibu area.  The project site is within the 
Existing Community land use designation of the Ventura County General Plan, the 
Residential Medium (2.1 to 6 dwelling units per acre) land use designation of the 
Coastal Area Plan, and zoned Coastal Residential Planned Development (CRPD).  
The purpose of the CRPD zone is to provide a method whereby land may be 
designated and developed as a unit for residential use by taking advantage of 
innovative site planning techniques.  The proposed project is consistent with the 
maximum building density requirements of the General Plan and Coastal Area 
Plan and accommodates the applicable setbacks, height limit and building 
coverage limitation.   
 
The proposed structures will not degrade or significantly alter the existing scenic 
or visual qualities of the County Line Beach/North Beach Area (Malibu).  The 
project site sits approximately 8 feet below the grade relative to Pacific Coast 
Highway.  Pacific Coast Highway is an eligible State Scenic Highway (Ventura 
County GIS) and does not presently provide unobstructed views to the Pacific 
Ocean.  The existing two-story structure and vegetation presently obstruct views 
from the highway to the ocean.  The proposed building form (two-story structure) 
effectively continues this condition, although the structure is now setback 24.58 
feet from the highway with the first 18 feet of building adjacent to the highway 
comprised of the single-story garage.  In comparison, the existing two-story 
structure is located in the front setback area 12 feet from the edge of the Pacific 
Coast Highway.  Views from the beach will continue similar visual condition as well, 
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with the massing of the proposed accessory dwelling unit breaking up the 
extension of a single-story portion of the new principal dwelling towards the ocean. 
 
Lots in the vicinity are of a similar size, although this area of the county is 
composed of a variety of housing types which include condominium developments 
(Malibu Shores Village at 42100 Pacific Coast Highway and Malibu Bay Club at 
41000 Pacific Coast Highway).  Using three newer homes on the seaward side of 
Pacific Coast Highway for comparison of total square footage (single-family 
dwellings addressed as 11827, 11834 and 41800 Pacific Coast Highway), the 
Project proposes 5,871 square feet of total building area which is smaller than the 
calculated average of 6,092 square feet for the three homes in the vicinity of the 
Project.  The proposed Project moves the development envelope further seaward 
from the existing development footprint, however, this is consistent with the 
development limit of the single-family dwellings to the north and south of the 
proposed project at 41800 and 41400 Pacific Coast Highway and the project will 
maintain the 214-foot landward development limit set by the adjacent development 
as measured from the right-of-way of Pacific Coast Highway.  Additionally, the 
proposed project accommodates the landward limit of the projected wave uprush 
elevation for the expected economic life of the proposed Project (Exhibit 7). Lastly, 
the proposed building architecture, a modern design, is consistent with the 
surrounding eclectic blend of modern and traditional style homes.  The proposed 
is a unique blend of forms (slanted roofs, building segments with one story and 
two-story portions), and outdoor yard areas which break up the structure footprint. 
 
Therefore, based on the analysis provided above the proposed Project is 
consistent with Ventura County General Plan Policies LU-16.1, LU-10.1, LU-16-.9, 
COS-3.1 and Coastal Act Section 30250(a). 
 

Public Facilities and Services 
 

2. 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.  
 
PFS-3.2 Fair Share of Improvement Costs: The County shall require 
development to pay its fair share of community improvement costs through impact 
fees, assessment districts, and other mechanisms. 
 
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. 
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PFS-5.3 Solid Waste Capacity: The County shall require evidence that adequate 
capacity exists within the solid waste system for the processing, recycling, 
transmission, and disposal of solid waste prior to approving discretionary 
development. 
 
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. 
 
Coastal Act Section 30254 Public Works Facilities New or expanded public 
works facilities shall be designed and limited to accommodate needs generated by 
development or uses permitted consistent with the provisions of this division; 
provided, however, that it is the intent of the Legislature that State Highway Route 
1 in rural areas of the coastal zone remain a scenic two-lane road. Special districts 
shall not be formed or expanded except where assessment for, and provision of, 
the service would not induce new development inconsistent with this division. 
Where existing or planned public works facilities can accommodate only a limited 
amount of new development, services to coastal dependent land use, essential 
public services and basic industries vital to the economic health of the region, 
state, or nation, public recreation, commercial recreation, and visitor-serving land 
uses shall not be precluded by other development. 
 
Domestic water supply for the proposed project will be provided via an existing 
connection to the Yerba Buena Water Company (YBWC) (County Water Purveyor 
No. W-178). The existing connection has been verified by a service bill for the 
property submitted with the application materials dated May 3, 2015.  The YBWC 
serves a population of 690 with approximately 245 service connections (State 
Water Board, 2022).  The YBWC has the ability to provide a permanent source of 
water as evidenced by an approved Water Availability Letter (WAL 15-0010, as of 
December 30, 2020) on file with the Ventura County Public Works Agency. To 
process wastewater the new dwellings will utilize a new onsite wastewater 
treatment system (OWTS) consisting of one 4,483-Gallon Microseptiec 
Enviroserver ES13.5 Treatment Tank (which includes secondary treatment) and 
two existing seepage pits (5 ft. diameter, 29 feet deep), two future seepage pits 
(expansion area).  Electrical, telephone and cable utilities are available for 
connection as indicated in the applicant’s responses to the Ventura County 
Discretionary Permit application questionnaire.  
 
The applicant will be responsible for the payment of fair share assessment related 
to Flood Control Facilities.  Collected fees will be allocated to maintenance and 
development of flood control improvements in the area (Exhibit 5, Condition No. 
31).  As required under the Ventura County Building Code (2019), the pre and post 
development conditions for drainage will be maintained, assuring no impacts to 
adjacent properties or the local flood control improvements in the area (Closest 
Redline Drainage Channel is Yerba Buena Canyon).  The proposed development 
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will not have any significant impact upon existing flood control facilities and the 
assessment will ensure the ongoing maintenance of such facilities in the future. 
 
As required by California Public Resources Code (PRC) 41701, Ventura County's 
Countywide Integrated Waste Management Plan (CIWMP), adopted in June 2001 
and updated annually, confirms 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 state PRC, the 
proposed project will have less than a significant project-specific impacts upon 
Ventura County's solid waste disposal capacity.  Ventura County Code of 
Ordinances Section 4773 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 IWMD’s waste diversion program (Form B Recycling Plan/Form 
C Report) ensures this 65% diversion goal is met prior to the Project’s release use 
inauguration or occupancy.  The applicant will implement waste diversion 
requirements in compliance with Conditions of Approval No. 32-34 (Exhibit 5). 
 
Therefore, based on the analysis provided above the proposed Project is 
consistent with Ventura County General Plan Policies PFS-1.7, PFS-3.2, PFS-6.1, 
PFS-5.3, PFS-5.9 and Coastal Act Section 30254. 
 

3. 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.  
 
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. 
 
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.  
 
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. 
 
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-
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resistant structural design, use of fire-resistant landscaping, and fuel modification 
around the perimeter of structures. 
 
HAZ-1.4 Development in High Fire Hazard Severity Zones and Hazardous Fire 
Areas The County shall require the recordation of a Notice of Fire Hazard with the 
County Recorder for all new discretionary entitlements (including subdivisions and 
land use permits) within areas designated as Hazardous Fire Areas by the Ventura 
County Fire Department or High Fire Hazard Severity Zones by the California 
Department of Forestry and Fire Protection (CAL FIRE).  
 
As indicated in the Project description, the proposed development is located 
adjacent to Pacific Coast Highway in the unincorporated community of 
Malibu/Solromar and is accessed (ingress and egress) via a shared private 
driveway approximately 30 feet wide and reserved by private easement.  The 
proposed Project will be served by the Ventura County Fire Protection District, and 
Ventura County Sherriff for public safety services.  The Ventura County Sherriff 
Department services the unincorporated community of Malibu through their 
Camarillo Patrol Station located approximately 22 miles to the north.  The Project 
is located directly across the street from Ventura County Fire Station 56 (11855 
Pacific Coast Highway).  The Project as proposed will not impact the existing level 
of service for public safety.  The site can be safely access as it is presently 
configured and the construction of a new dwelling with an ADU will not impact 
services in the Malibu community. 
 
The Project is served by the YBWC for water for domestic purposes.  Water for 
domestic purposes includes the provision of water for fire protection.  The Project 
as proposed has been conditioned by Ventura County Fire Protection District Staff 
under conditions 40 through 48 (Exhibit 5), conditions which generally relate to 
aspects of fire protection and safety.  These conditions include requirement for the 
installation and maintenance of building fire sprinklers (Exhibit 5, Condition No. 
44).  While the Project is located within the Very High Fire Severity Zone (Ventura 
County GIS 2022), the development envelope is not located directly adjacent to 
any wildland areas which would require vegetation modification.  Conventional 
property maintenance (i.e. regular landscaping, cleaning and maintenance of 
exterior areas) and the implementation of construction standards enforced and 
maintained through the life of the structure will ensure consistency with the 
applicable policies associated with fire protection and development in the high fire 
hazards severity zones. 
 
Therefore, based on the analysis provided above the proposed Project is 
consistent with Ventura County General Plan Policies CTM-2.28, CTM-11.4, PFS-
12.3, PFS-12.4, and HAZ-1.4. 
 

Conservation and Open Space 
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4. COS-1.6 Discretionary Development on Hillsides and Slopes The County shall 
require discretionary development on hillsides and slopes, which have an average 
natural slope of 20 percent or greater in the area where the proposed development 
would occur, to be sited and designed in a manner that will minimize grading, 
alteration of natural land forms, and vegetation removal to avoid significant impacts 
to sensitive biological resources to the extent feasible. 
 
HAZ-4.9 Slope Development The County shall require geotechnical reports that 
demonstrate adequate slope stability and construction methods for building and 
road construction on slopes greater than 50 percent pursuant to the California 
Building Code Appendix J Section 108.6. 
 
HAZ-4.12 Slope Drainage Drainage plans that direct runoff and drainage away 
from slopes shall be required for construction in hillside areas. 
 
The proposed development envelope is located over a portion of the top of an 
existing modified slope; meaning the edge of the proposed principal dwelling is 
located over the top of the slope and supported by piles with the underlying area 
capped by walls around the slope area.  The proposed structures will be supported 
by friction piles a minimum of 24 inches in diameter and a minimum of 10 feet into 
alluvial terrace.  From a cross section of the architectural elevations for the 
proposed Project (Exhibit 3) approximately 40 feet of the 150-foot-long structure is 
located over this sloping area. The condition of the property is described 
supporting background reports as having a 7:1 slope area (~14% grade) (Exhibit 
7) with stable soils able to support the proposed structure on piles with a factor of 
safety in excess of 1.5 (Exhibit 8).  Based on the information presented in the 
Geologic and Soils Engineering Report (Exhibit 8), the project site is “free of any 
potential geological hazard such as landslides, mudflows, liquefaction, active faults 
and excessive settlement.” Additionally, the slope has been previously graded and 
does not constitute natural bluff and based upon the sea level rise and coastal 
hazards analysis not at any significant risk for retreat for the projected life of the 
proposed structures (75 years).  The proposed development envelope is located 
landward of the projected wave uprush elevation. 
 
The Civil Plans (Exhibit 3) for the Project indicate that only 111 cubic yards of cut 
located near the front side of the lot are proposed.  Implementation of the proposed 
Project will be subject to the issuance of a grading permit with the Public Works 
Agency.  Implementation of the standard requirements of Appendix J of the 2019 
Ventura County Building Code (J101.7) ensures that drainage of the proposed 
Project is appropriately conveyed and managed so that it prevents damage to 
adjacent properties.  The submitted Hydrology & Hydraulic Calculations (Exhibit 9) 
demonstrate preliminary compliance with the requirements for drainage and water 
quality indicating that the proposed development will not degrade any hydraulic 
conditions.  
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Based on the discussion above, the proposed Project is consistent with Ventura 
County General Plan Policies COS-1.6 HAZ-4.9, and HAZ-4.12 
 

5. COS-4.2 (b) Cooperation for Tribal Cultural Resource Preservation: For 
discretionary projects, the County shall request local tribes contact information 
from Native American Heritage Commission, to identify known tribal cultural 
resources. If requested by one or more of the identified local tribes, the County 
shall engage in consultation with each local tribe to preserve, and determine 
appropriate handling of, identified resources within the county. 
 
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 Policy 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 - 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. 
 
The proposed Project is located on a 10,355 square foot portion of a 16,552 square 
foot lot within the Triunfo 7.5 Minute Series Topographic Quadrangle Maps (USGS, 
2015).  The Project site is presently occupied by an existing single-family dwelling 
with appurtenant site improvements such as retaining walls, garden walls, 
perimeter fencing and ornamental landscaping.  A review of the project plans and 
background studies indicate demolition and site grading has the potential to disturb 
subsurface soils.  Subsurface improvements include new friction piles to support 
the building foundation and supporting grade beam, installation of the onsite 
wastewater treatment system (OWTS) and construction of footings for new 
retaining walls.  
 
In accordance with the applicable policies of the Ventura County General Plan and 
Public Resources Code Section 21080.3 et seq, the staff conducted a consultation 
with a representative from the Ventureño-Barbareño Band of Mission Indians 
based upon the unknown sensitivity for the area for archeological resources and 
circulated a request for a record search from the California Historical Resources 
Information System Information Center at Cal State Fullerton.   Based on the 
results of these interactions, staff determined that monitoring during ground 
disturbing activities would be required by both a qualified archaeologist and an 
appropriate Native American monitor to ensure that impacts upon archaeological 
resources would remain less than significant.  Pursuant to mitigation measures of 
the proposed Mitigated Negative Declaration implemented as conditions of 
approval (Exhibit 5, Conditions No. 20 & 21).  
 
Paleontological resources are the fossilized remains of ancient plants and animals.  
The proposed project is within the Topanga Group formation of soils and contains 
fill soils to an undetermined depth underlain by Miocene Age alluvial terrace 
deposits of sedentary marine rocks (silty sand with clay binder) (Exhibit 8, Schick 
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Geotechnical, Inc., September 2015). In accordance with the Ventura County Initial 
Study Assessment Guidelines, the Topanga geologic formation is not considered 
to have a High, or Moderate to High paleontological importance and therefore it is 
determined that the project will result in no impact to paleontological resources.  
Although the proposed project will not result in impacts to paleontological 
resources, ground disturbing activities will be subject to a condition of approval to 
ensure the protection of any subsurface resources that are inadvertently 
encountered during ground disturbance activities (Exhibit 5, Condition No. 19).  
The Applicant will be required to: (1) stop all work that has the potential to 
adversely affect paleontological resources; (2) retain a qualified paleontologist or 
geologist to assess the significance of the find and provide recommendations on 
the disposition of the resources; and (3) implement any and all measures to protect 
and curate the resources, subject to the Planning Division’s approval. 
 
Based on the discussion above, the proposed Project is consistent with Ventura 
County General Plan Policies COS-4.2(b), COS-4.4, Coastal Act Section 30244 
and 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 
 

6. HAZ-3.1 Sea Level Rise Planning and Adaptation The County shall continue to 
actively plan for sea level rise by using the best available science to analyze critical 
vulnerabilities, identify measures to conserve coastal resources, minimize impacts 
on residents and businesses, maintain public services, and strengthen resiliency.  
 
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. 
 
HAZ-4.5 Soil Erosion and Pollution Prevention The County shall require 
discretionary development be designed to prevent soil erosion and downstream 
sedimentation and pollution.  
 
HAZ-4.8 Seismic Hazards The County shall not allow development of habitable 
structures or hazardous materials storage facilities within areas prone to the effects 
of strong ground shaking, such as liquefaction, landslides, or other ground failures, 
unless a geotechnical engineering investigation is performed and appropriate and 
sufficient safeguards, based on this investigation, are incorporated into the project 
design.  
 
COS-2.6 Public Access The County shall continue to plan for the preservation, 
conservation, efficient use of, enjoyment of, and access to resources, as 
appropriate, within Ventura County for present and future generations. 
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Coastal Act Section 30211 Development Shall Not Interfere with Coastal Access 
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 30253 – Minimization of Adverse Impacts:  
New development shall: 

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

(2) 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. 

 
Coastal Area Plan - South Coast Hazards Policy 4.4.4-2: New development 
shall be suited and designed to minimize risks to life and property in areas of high 
geologic, flood, and fire hazards. 
 
Coastal Area Plan - South Coast Hazards Policy 4.4.4-3: 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 South Coast Recreation and Access Policy 4.4.2-1: 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, or 

b. Access at the site would result in unmitigable adverse impacts on areas 
designated as "sensitive habitats" or tidepools by the plan, or 

c. Findings are made, consistent with Section 30212 of the 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 South Coast Recreation and Access Policy 4.4.2-2: 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 
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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 access shall be removed as a condition of development approval. 
 

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

 
The proposed project has been sited and designed to assure the stability and 
structural integrity of all buildings proposed, and neither creates nor contributes 
significantly to erosion, geologic instability, or destruction of the site or surrounding 
area, nor will the Project require the construction of protective devices. According 
to the Geologic and Soils Engineering Exploration (Exhibit 8), the site is located in 
an alluvial terrace area with soils consisting of sandy clayey silt, clayey sand, and 
silty clayey sand.  The subject property is outside of any earthquake fault zone, 
however, the site will be subject to strong ground shaking caused by regionally 
active faults such as the San Andreas and Malibu Coast faults. The nearest fault 
is the Malibu Coast fault (Category B fault) which is 0.3 miles northeast of the 
project site.  Additionally, the report indicates that the Project area is free of “any 
potential geological hazard a such as landslides, mudflows, liquefaction, active 
faults and excessive settlement.”  The site has been determined to be grossly 
stable for the construction of a new single-family dwelling with accessory dwelling 
unit using structural slabs supported on friction piles. 
 
As shown on FEMA (Federal Emergency Management Agency) FIRM Panel 
06111C1137F (effective January 29, 2021) the development envelope is located 
within FEMA’s area of minimal flood hazard with no base flood designation (Zone 
X Unshaded).  Other portions of the subject property (outside the development 
envelope) are located within the VE Zone and AE Zone (areas with an established 
elevation associated with the risk from the annual chance 100-year flood).  A 
Coastal Engineering Report (Exhibit 7) prepared for the Project indicates the 
proposed development has been designed to accommodate and address a range 
of considerations related to coastal hazards (i.e. sea level rise, wave uprush, storm 
surge, etc.).  With respect to sea level rise, the report projects a future Still Water 
Level (Design Tide) elevation of 14.05 feet NAVD88 by the year 2096 (a 75-year 
project life).  Using the edge right-of-way as a reference point, the report places 
the Design Beach Profile at 340.2 feet from the right-of-way line of Pacific Coast 
Highway. The report than indicates that three wave conditions on the site were 
found to present the most hazardous circumstance for this section of beach.  The 
third wave condition analyzed uprushes further upslope on the site reaching a 
maximum shoreward position of 211.0 feet as measured from the right-of-way of 
Pacific Coast Highway.  The uprush is located at a site elevation of 31.66 feet 
NAVD88.  The structure will utilize a minimum finished floor elevation (FFE) of 41 
feet NAVD88 which accounts for sea level rise and the wave uprush elevation 
recommended by the Project Coastal Engineer.  The proposed structures are, 
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according to the report, located well landward of the beach area with the water 
bore of the third analyzed wave condition which would impinge slightly on the faces 
of the piles proposed supporting the ADU with a negligible wave force (4.94 lbs. 
per square foot for a depth of .31 feet).  Other site improvements including the 
proposed OWTS and biofiltration planters have been relocated outside of the area 
of future wave action. While the report identifies the presence of an existing rock 
revetment (40 feet inland from the most landward measured Mean High Tide Line), 
the report finds that the proposed development has been designed to withstand 
coastal hazards without any need for shoreline protection.  However, the report 
does concede that the removal of a portion of the revetment is not feasible at this 
time and may persist until the risk to existing development is reduced (i.e. through 
the redevelopment of the neighboring properties).  The proposed project is 
reasonably safe from shoreline erosion, wave overtopping, sea level rise and 
future wave runup with the lowest floor elevation for the structure elevated to 
mitigate future flood risk. 
 
The proposed project will not impact the provision for shoreline access as no 
portion of the proposed development activities are located on the beach and the 
proposed development will not interfere with the future planned improvements 
along the Segment S1 of the Coastal Trail (Ventura County Coastal Area Plan) or 
existing points of vertical access.  Vertical access points to Yerba Buena Beach 
are located 575 feet to the west and to County Line Beach (Also identified as 
Staircase Beach) and 1100 feet to the east of the project site.  The sandy beach 
area adjacent to the ocean is identified by the Coastal Area Plan as seasonally 
available tidal walking. Developed parking facilities owned by the State of 
California are located to the southeast of the project site.  The existing vertical 
access to the mean hightide line located near the project site complies with the 
South Coast Access Policy 4.4.2-1. With regard to lateral access, an irrevocable 
offer of dedication for lateral access was previously made as a condition of 
approval for PM 3330 (Document No. 19810511000434460-1).  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 the 
Ventura County General Plan Policies HAZ-3.1, HAZ-4.3, HAZ-4.5, HAZ-4.8, 
COS-2.6 and Coastal Act Sections 30211 and 30253. 
 

7. HAZ-9.1 Limiting Unwanted Noise: The County shall prohibit discretionary 
development which would be impacted by noise or generate project-related noise 
which cannot be reduced to meet the standards prescribed in Policy Haz-9.2. This 
policy does not apply to noise generated during the construction phase of a project. 
 
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: 
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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: 

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). 

 
The proposed project includes the development of a noise-sensitive land use, a 
new single-family dwelling and ADU within proximity to a noise generator. Portions 
of the proposed single-family dwelling will be located within the CNEL 60 dB(A) 
noise contour of Pacific Coast Highway, located approximately 20 feet to the north 
of the project site. The applicant will be required to incorporate noise reduction 
measures into the proposed residence to reduce the impacts of ambient noise from 
the highway for indoor noise levels (Exhibit 5, Condition No. 23).  The finished 
grade/surface of the outdoor yard area adjacent to the western property line is 
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located at an elevation of 60 feet (Exhibit 4, see East Elevation), approximately 10 
feet below the surface of the adjacent highway and further shieled by the principal 
dwelling unit which is approximately 23.62 feet in height.  The outdoor areas will 
not be impacted by noise from the highway due to this obstructed line of sight from 
the source of noise and sheltering effect from the grade difference and solid 
surface of the dwelling.  Therefore, the proposed Project is consistent with the 
applicable policies related to outdoor and indoor noise compatibility. 
 
While the proposed single-family dwelling and ADU are not considered noise-
generating uses, construction noise generated during the development phase of 
the proposed Project 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 5, Condition No. 22). Implementation of these limits 
ensure compliance with the requirements and policies of the Ventura County 
General Plan and the Coastal Area Plan. 
 
Based on the discussion above, the proposed project is consistent with General 
Plan Hazards Policy HAZ-9. And HAZ-9.2. 
 

Water Resources 
 

8. PFS-4.2 Onsite Wastewater Treatment Systems: The County may allow the use 
of onsite wastewater treatment systems that meet the state Water Resources 
Control Board Onsite Wastewater Treatment System Policy, Ventura County 
Sewer Policy, Ventura County Building Code, and other applicable County 
standards and requirements. 
 
PFS-4.4 Groundwater Resource Protection: The County shall encourage 
wastewater treatment facilities to provide the maximum feasible protection and 
enhancement of groundwater resources. 
 
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. 
 
WR-1.11 Adequate Water for Discretionary Development The County shall 
require all discretionary development to demonstrate an adequate long-term 
supply of water. 
 
WR-1.12 Water Quality Protection for Discretionary Development The County 
shall evaluate the potential for discretionary development to cause deposition and 
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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.  
 
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 landscape water efficiency standards that meet 
or exceed the standards in the California Model Water Efficiency Landscape 
Ordinance.  
WR-3.3 Low-Impact Development The County shall require 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. 
 
Domestic water supply for the proposed project will be provided via an existing 
connection to the Yerba Buena Water Company (YBWC) (County Water Purveyor 
No. W-178). The existing connection has been verified by a service bill for the 
property submitted with the application materials dated May 3, 2015. The YBWC 
serves a population of 690 with approximately 245 service connections (State 
Water Boards, 2022).  The YBWC has the ability to provide a permanent source 
of water as evidenced by an approved Water Availability Letter (WAL 15-0010, as 
of December 30, 2020) on file with the Ventura County Public Works Agency. The 
principal source of water for YBWC is groundwater, though the project site does 
not overlie a County or State recognized groundwater basin subject to a basin plan 
within a defined hydrological unit.   
 
To process wastewater the new dwellings will utilize a new onsite wastewater 
treatment system (OWTS) consisting of one 4,483-Gallon Microseptiec 
Enviroserver ES13.5 Treatment Tank (which includes secondary treatment) and 
two existing seepage pits (5 ft. diameter, 29 feet deep) two new seepage pits, for 
domestic wastewater disposal.  An Addendum Engineering Report dated April 12, 
2022, indicates the site is suitable for the proposed advanced treatment system 
with a seepage disposal system.  A properly installed and functioning septic 
system will reduce the groundwater contamination potential to less than significant 
and would not cause groundwater to exceed groundwater quality objectives. The 
proposed project will not degrade groundwater quality, and construction of a future 
onsite septic system is not anticipated to result in substantial degradation of 
groundwater quality.   
 
Lastly, the proposed project includes the construction of six biofiltration planter 
boxes (that possess biologically active media) to mitigate pollutants from runoff 
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from the Project site. These planter boxes will maintain the drainage conditions 
offsite and will prevent any hydrologic conditions from impacting neighboring 
properties.  The planters have been designed to treat water runoff form a 100-year 
storm event and will maintain the lot’s predevelopment drainage conditions.  
Accordingly, the proposed Project has enough water for construction and 
implementation and will not further degrade any considerable water conditions 
onsite.   
 
Based on the discussion above, the proposed project is consistent with General 
Plan Water Resources PFS-4.2, PFS-4.4, WR-1.2, WR-1.11, WR-1.12, and WR-
3.2. 
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PCAQGML 5< PQGJJ T?QCO JCSCJ

M] Xcc k_\ \c\d\e k j k_Xk Zf e k i `Yl k\ k f k_\ Zf Xj kXc \e ^`e \\i `e ^ g Xi Xd\k\i j f ] X j `k\-
k_\ df j k `dg f i kXe k f e \ `j k_\ Pk`ccn Xk\i J\m \c/ ?j [\]`e \[ `e P\Zk`f e Q_i \\ XYf m \- `k
`j k_\ \c\m Xk `f e f ] k_\ j l i ]XZ\ n Xk\i XYj \e k Xe p n Xm \ XZk`f e / Q_\ Pk`cc TXk\i J`e \ Xk
X j `k\- f i `] p f l n `cc k_\ B\j `^e P_f i \ J`e \- `j n _\i \ k_\ Pk`cc TXk\i j l i ]XZ\
`e k\i j \Zk j k_\ cXe [- f i `e Zf Xj kXc \e ^`e \\i `e ^ g Xi cXe Z\- n _\i \ `k `e k\i j \Zk j k_\ Y\XZ_
g i f ]`c\/ T_Xk dXb\j k_`j j f `dg f i kXe k `j k_Xk k_\ [\g k_ f ] n Xk\i [`ZkXk\j n _\i \ X
^`m \e j `q \ n Xm \ n `cc Yi \Xb/ Q_\i \ `j X i \cXk `f e j _`g Y\k n \\e k_\ _\`^_k f ] X n Xm \ Xe [
k_\ [\g k_ f ] n Xk\i `e n _`Z_ `k Yi \Xbj / JXi ^\i n Xm \j n `cc Yi \Xb `e [\\g \i n Xk\i / Q_\
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k `[Xc \c\m Xk `f e Xk Xe p ^`m \e k `d\ g cl j j \X c\m \c i `j \- n _\e Xg g c`ZXYc\- `j k_\ Pk`cc
TXk\i Cc\m Xk `f e Xk Xe p ^`m \e k `d\/ Q_\ \c\m Xk `f e f ] k_\ k `[\ `j Xe f j Z`ccXk `e ^
f ZZl i i \e Z\/ G] f e \ j k l [`\j k `[\ Z_Xi k j f e \ n `cc j \\ k `[Xc \c\m Xk `f e j f j Z`ccXk\ Y\k n \\e
X m Xi `XYc\ _`^_ \c\m Xk `f e Xe [ X m Xi `XYc\ cf n \c\m Xk `f e f m \i X ^`m \e g \i `f [ f ] k `d\/ Ge
k_`j ^\f ^i Xg _`Z Xi \X- k_\i \ Xi \ k n f _`^_ Xe [ k n f cf n k `[\ \c\m Xk `f e `e Xe p k n \e k p .
]f l i ._f l i g \i `f [/ Q_\ f Ya\Zk- f i Zf l i j \- `j k f ]`e [ k_\ _`^_\j k Zi \[`Yc\ k `[\- Xe [ k_l j
Pk`cc TXk\i J`e \- ]f i [\j `^e g l i g f j \j / G l j \ k_\ k\i d Zi \[`Yc\ Y\ZXl j \- n _`c\
Xe p k_`e ^ ZXe _Xg g \e - n \ [f e f k l j l Xccp [\j `^e ]f i k_\ df j k XYj f cl k\ \m \e k / T\
[\j `^e ]f i k_\ \m \e k k_Xk _Xj X i \Xj f e XYc\ Z_Xe Z\ f ] f ZZl i i \e Z\/ Ge k_\ ZXj \ f ] k_`j
j `k\- n \ _Xm \ l j \[ X [\j `^e k `[\ f ] 8/;7s k f n _`Z_ _Xj Y\\e X[[\[ X j \X c\m \c i `j \ f ]
7/39s f m \i k_\ e \o k 86 p \Xi j k f ^`m \ X PTJ f ] 25/35s KJJT/

Pkf i d Pl i ^\< Pk f i d Pl i ^\ `j k_\ j \k.l g f i `e Zi \Xj \ `e k_\ n Xk\i \c\m Xk `f e [l \ k f
n `e [ Ycf n `e ^ f m \i k_\ n Xk\i j l i ]XZ\/ T_`c\ j k f i d j l i ^\ d`^_k X[[ dXe p ]\\k k f k_\
n Xk\i \c\m Xk `f e `e dXe p Xi \Xj Xi f l e [ k_\ n f i c[ *]f i \o Xdg c\- k_\ \Xj k\i e Xe [ El c]
Zf Xj k j f ] k_\ Re `k\[ PkXk\j +- `k [f \j e f k j \\d kf Y\ X g i f Yc\d `e k_`j ^\f ^i Xg _`Z
Xi \X- g Xi k `Zl cXi cp k_\ PXe kX Kf e `ZX @Xp / O\j \Xi Z_ f ] LM?? i \Zf i [j i \m \Xcj Xcdf j k
e f [XkX ]f i k_`j Xi \X/ Q_\i \]f i \- k_\ \]]\Zk j f ] j k f i d j l i ^\ f e n Xk\i \c\m Xk `f e j Xi \
d\e k `f e \[ _\i \ ]f i `e ]f i dXk`f e Xc g l i g f j \j f e cp /

P\X.J\m \c O`j \< Ecf YXc n Xi d`e ^ Xe [ Zc`dXk\ Z_Xe ^\ Xi \ X ^`m \e / Ff n ]Xj k ^cf YXc
k\dg \i Xk l i \j Xi \ i `j `e ^ `j f g \e k f Xi ^l d\e k Xe [ [\]`e `k\cp Y\p f e [ k_\ j Zf g \ f ] k_`j
i \g f i k / Ff n \m \i - Y\ZXl j \ f ] `k - k_\ g f cXi `Z\ ZXg j Xi \ d\ck `e ^ Xe [ k_\ k\dg \i Xk l i \
f ] k_\ n Xk\i `e k_\ f Z\Xe j `j i `j `e ^/ Q_`j `e Zi \Xj \j k_\ m f cl d\ f ] n Xk\i `e k_\
f Z\Xe j Xe [- Xcf e ^ n `k_ j f d\ f k_\i ]XZk f i j j l Z_ Xj cf ZXc k\Zk f e `Z i `j \ *f i Zf e m \i j \cp
j l Yj `[\e Z\+ X]]\Zk j j \X c\m \c \c\m Xk `f e / ?^X`e - _f n dl Z_ Xe [ _f n ]Xj k j \X c\m \c `j
i `j `e ^ `j [\]`e `k\cp f g \e k f Xi ^l d\e k / Q_\i \ X e l dY\i f ] j Z\e Xi `f j Xe [ `k j f d\k`d\j
j \\dj k_Xk \m \i p d\k\f i f cf ^`j k n `k_ X cXg k f g _Xj Xe f g `e `f e / Ge k_\ 3124 m \i j `f e f ]
k_\ PkXk\ f ] AXc`]f i e `Xsj P\X.J\m \c El `[Xe Z\ [f Zl d\e k - t j Z\e Xi `f YXj \[u j \X.c\m \c
i `j \ g i f a\Zk `f e j n \i \ l j \[ YXj \[ f e dXo `dl d Xe [ d`e `dl d ZXi Yf e \d`j j `f e
g i f a\Zk `f e j / Q_Xk `j - `] k_\ n f i c[ ^f k `k j XZk k f ^\k_\i Xe [ k_\i \ n Xj X td`e `dl du
Xdf l e k f ] \d`j j `f e f m \i X g \i `f [ f ] k `d\- j \X c\m \c n f l c[ i `j \ X ^`m \e *cf n \i + i Xk\/ G]
e f k_`e ^ n Xj [f e \ k f i \[l Z\ ZXi Yf e \d`j j `f e j - j \X.c\m \c n f l c[ i `j \ Xk X dXo `dl d
i Xk\/ Q_\ Xdf l e k f ] j \X.c\m \c i `j \ Xe [ k_\ i Xk\ f ] i `j \ n Xj e f k Xj j f Z`Xk\[ n `k_
j g \Z`]`Z i Xk\ f ] \d`j j `f e / Ge `k j 3129 l g [Xk\ f ] k_\ PkXk\ f ] AXc`]f i e `X P\X J\m \c
O`j \ El `[Xe Z\- k_\ PkXk\ f ] AXc`]f i e `X _Xj kXb\e X t g i f YXY`c`j k `Zu Xg g i f XZ_ kf
g i \[`Zk `e ^ j \X.c\m \c i `j \/ Ge k_\ 3129 ^l `[Xe Z\ k_\ Xdf l e k f ] j \X.c\m \c i `j \ `j YXj \[
l g f e n _\k_\i _`^_ f i cf n i Xk\j f ] \d`j j `f e _Xm \ f ZZl i i \[ f m \i X g \i `f [ f ] k `d\- k_\
Xdf l e k f ] j \X.c\m \c i `j \ k_Xk n `cc f ZZl i Xe [ X ^`m \e g i f YXY`c`k p k_Xk `k n `cc f ZZl i /
Kf j k `dg f i kXe k cp *`e k_`j n i `k\i sj f g `e `f e + `k Xcj f Zf e j `[\i j X g i f a\Zk j Xm \i j `f e k f
i `j b/ Ge k_\ ZXj \ f ] g l Yc`Z g cXe e `e ^- k_\ _`^_\i k_\ Xm \i j `f e X g i f a\Zk _Xj k f i `j b-
k_\ _`^_\i k_\ i Xk\ f i Xdf l e k f ] j \X.c\m \c i `j \ Yp X ^`m \e k `d\ j _f l c[ Y\ l j \[/
Qi Xe j cXk\[ k f g i `m Xk\ g cXe e `e ^- k_\ cf n \i Xm \i j `f e X Zc`\e k _Xj k f i `j b- k_\ cf n \i k_\
i Xk\ f i Xdf l e k f ] j \X.c\m \c i `j \ j _f l c[ Y\ l j \[/ Q_\ AXc`]f i e `X Af Xj kXc Af dd`j j `f e
i \Zf dd\e [j k_Xk k_\ K\[`l d.F`^_ ?m \i j `f e k f O`j b Y\ l j \[ n _\e Xe Xcp q `e ^ j `e ^c\
]Xd`cp [n \cc`e ^j f e k_\ Y\XZ_/
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Q_\ g i \m X`c`e ^ n `j [f d `j k f Xj j l d\ k_\ \Zf e f d`Z c`]\ f ] X i \j `[\e k `Xc j k i l Zk l i \ f e
k_\ Y\XZ_ `e S\e k l i X Af l e k p `j j \m \e k p .]`m \ p \Xi j - n _`Z_ kXb\j l j k f k_\ p \Xi 31;7
]i f d k_\ [Xk\ f ] k_`j n i `k `e ^/ T`k_ k_`j `e d`e [- k_\ \]]\Zk j f ] j \X c\m \c i `j \ f e k_Xk
j k i l Zk l i \ f m \i `k j c`]\ j g Xe dl j k Y\ Zf e j `[\i \[/ ?kkXZ_\[ kf k_`j i \g f i k `j QXYc\ E.;
f ] k_\ AXc`]f i e `X Af Xj kXc Af dd`j j `f e ^l `[Xe Z\ f ] O\]\i \e Z\ Ll dY\i Q_i \\/ Df i k_\
g l i g f j \ f ] k_`j i \g f i k - k_`j f ]]`Z\ _Xj X[[\[ 7/3;s k f k_\ 8/;6s B\j `^e Q`[\ k f ^`m \ X
Pk`cc n Xk\i J`e \ f ] 25/35s KJJT *25/16s L?SB s99+/ Q_`j e l dY\i Zf i i \j g f e [j n `k_
k_\ j \X.c\m \c i `j \ i Xe ^\ ]f i k_\ /6( g i f YXY`c`k p f ] f ZZl i i \e Z\ ]f i X t_`^_ \d`j j `f e j u
j Z\e Xi `f Yp k_\ p \Xi 31;7/

PCAQGML 6< BCPGEL @C?AF NOMDGJC

Ge m \j k `^Xk`f e f ] _`j k f i `ZXc Xe [ j kXk `j k `ZXc j _f i \c`e \ Zf e [`k `f e j \j kXYc`j _\j X B\j `^e
@\XZ_ Ni f ]`c\/ Pl Z_ X g i f ]`c\ `j Zi `k `ZXc `e k_\ [\k\i d`e Xk `f e f ] n Xm \ l g i l j _ Xe [
j l Yj \h l \e k n Xm \ [XdX^\ ]i f d j k f i d ^\e \i Xk\[ n Xm \j / Ge [\k\i d`e `e ^ k_\ B\j `^e
@\XZ_ Ni f ]`c\ ]f i k_`j g i f a\Zk- `e ]f i dXk`f e ]i f d m Xi `f l j j l i m \p j n Xj l j \[ `e X[[`k `f e
k f k_\ cXk\j k j l i m \p *O\]\i \e Z\ Ll dY\i P`o + Xe [ k_`j n i `k\i sj f n e \e ^`e \\i `e ^
al [^d\e k /

Q_`j `j Xe f j Z`ccXk `e ^ Y\XZ_/ ? j kXk `j k `ZXc `e m \j k `^Xk`f e f ] k_\ Y\XZ_\j `e KXc`Yl -
g \i ]f i d\[ Yp k_\ Jf j ?e ^\c\j Af l e k p B\g Xi kd\e k f ] Af l e k p Ce ^`e \\i - \j kXYc`j _\[ X
dXo `dl d ]f i \j _f i \ j cf g \ f j Z`ccXk `f e f ] Xg g i f o `dXk\cp 51 ]k / cXe [n Xi [ f ] k_\ df j k
cXe [n Xi [ d\Xj l i \[ K\Xe F`^_ Q`[\ J`e \- k_\ cf ZXk `f e f ] n _`Z_ `j j _f n e f e
Xk kXZ_\[ j _\\k N.2/ Q_\ B\j `^e @\XZ_ Ni f ]`c\ `j \j kXYc`j _\[ Xk k_`j g f j `k `f e / Q_\
cf ZXk`f e f ] k_\ K\Xe F`^_ k`[\ J`e \ df m \j j _f i \n Xi [ Xe [ j \Xn Xi [/ Q_\ ]f i \j _f i \
j cf g \ g f j `k `f e `j g i f [l Z\[ Yp j k f i d.^\e \i Xk\[ n Xm \j *j \Xj + j l g \i `dg f j \[ f e _`^_
k`[\j / Pl Z_ Zf e [`k `f e j Xi \ g i \j \e k [l i `e ^ n `e k\i df e k_j - Yl k _Xm \ f ZZl i i \[ [l i `e ^
j l dd\i df e k_j *j l Z_ Xj \o `j k\[ `e 2;94 Xe [ 2;;9+- Yl k dl Z_ c\j j ]i \h l \e k cp /
Q_`j j _f i \n Xi [ df m \d\e k f ] k_\ ]f i \j _f i \ j cf g \ `j e f k Zf e j `[\i \[ \i f j `f e / Q_\
j Xe [ [`j g cXZ\[ j `dg cp df m \j f ]]j _f i \ Xe [ Zi \Xk\j X j Xe [ YXi / Q_`j Zi \Xk\j X
Zf e [`k `f e k_Xk g i f k\Zk j k_\ ]f i \j _f i \ j cf g \ Xe [ YXZbj _f i \ Y\XZ_ ]i f d cXi ^\i n Xm \j /
?j j \Xj f e Xc Zf e [`k `f e j Z_Xe ^\ [l i `e ^ k_\ j g i `e ^ Xe [ \Xi cp j l dd\i - k_\ j Xe [ ]i f d
k_\ f ]]j _f i \ YXi g i f g X^Xk\j YXZb kf k_\ j _f i \c`e \/ ?e p g \i dXe \e k j Xe [ cf j j k_Xk
dXp f ZZl i [l i `e ^ k_`j j \Xj f e Xc f j Z`ccXk `f e g i f Z\j j `j \i f j `f e

Q_\ B\j `^e @\XZ_ Ni f ]`c\ `j YXj \[ f e k_\ ]f ccf n `e ^ Xj j l dg k `f e j <

2/ ?j k_\ Y\XZ_ j Zf l i j `e X [\j `^e j k f i d- `k ]X`i cp n \cc i \g c`ZXk\j `k j \c] ]l i k_\i
Xe [ ]l i k_\i cXe [ n Xi [ l e k `c `k j Zf l i j YXZb kf X e f e .j Zf l i XYc\ j l i ]XZ\ f k_\i k_Xe
Y\XZ_ j Xe [ j l Z_ Xj m \i p _Xi [ g XZb\[ \Xi k_ f i X i f Zb j l i ]XZ\- f i k_\ j k f i d al j k
\e [j /

3/ Q_\ j Xe [p Y\XZ_ g f i k `f e f ] k_\ g i f ]`c\ n `cc j Zf l i k f X d`e `dl d j cf g \ f ]
Xg g i f o `dXk\cp k\e g \i Z\e k f i Xj e f k\[ XYf m \- ]X`i cp n \cc i \g c`ZXk\j `k j \c]/
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4/ Re [\i k_\j \ Xj j l dg k `f e j - `k `j ]X`i cp Zf e j \i m Xk `m \ k f Xj j l d\ k_\ Y\XZ_ n `cc
[i f g Xg g i f o `dXk\cp 5s Y\cf n k_\ df j k cXe [n Xi [ d\Xj l i \[ K\Xe F`^_ Q`[\ J`e \/

Q_\ g cf k f ] k_\ B\j `^e @\XZ_ Ni f ]`c\ ]f i k_`j j `k\ `j j _f n e f e k_\ Xk kXZ_\[ j _\\k N.3
Xe [ \o g Xe [\[ f e j _\\k N.4/

?k k_\ j l Ya\Zk j `k\- k_\ dXo `dl d d\Xj l i \[ [`j kXe Z\ ]i f d k_\ i `^_k.f ] n Xp c`e \ k f
k_\ K\Xe F`^_ Q`[\ J`e \ n Xj 5;8/7s- n _`Z_ n Xj d\Xj l i \[ `e 2;67 Xj j _f n e f e k_\
j l i m \p f ] O\]\i \e Z\ Ll dY\i P`o XYf m \ Xe [ g cf k k\[ f e k_\ j `k\ dXg f e j _\\k N.2/
Q_\ d`e `dl d d\Xj l i \[ [`j kXe Z\ f ] 483/3s *cf n Y\XZ_ g i f ]`c\+ Xj j _f n e f e k_\
j l i m \p f ] O\]\i \e Z\ Ll dY\i P`o Xcj f g cf k k\[ f e k_\ j `k\ dXg f e j _\\k N.2/ P`k\
\m `[\e Z\ j l ^^\j k j k_Xk k_`j _Xj e f k Y\\e k_\ df j k \o k i \d\ j _f i \n Xi [ ]f i \j _f i \
j cf g \ df m \d\e k = _f n \m \i - k_`j g f j j `Y`c`k p `j Zf m \i \[ n `k_ k_\ Xj j l dg k `f e k_Xk k_\i \
d`^_k Y\ cXe [n Xi [ df m \d\e k f ] X df j k cXe [n Xi [ KFQJ Xj [`j Zl j j \[ XYf m \/ Ge k_\
ZXj \ f ] k_`j j `k\- k_\ j cf g \ l j \[ ]f i k_\ B\j `^e @\XZ_ Ni f ]`c\ n Xj k_\ *7/7_<2m +/
Q_l j - k_\ B\j `^e @\XZ_ Ni f ]`c\ l j \[ ]f i k_`j j `k\ `j cf ZXk\[ f e Xe Xj j l d\[ KFQJ
Xg g i f o `dXk\cp 43s cXe [n Xi [ f ] k_\ df j k cXe [n Xi [ d\Xj l i \[ KFQJ/

PCAQGML 7< BCPGEL T?SC ) QGB?J AMLBGQGMLP

@i \Xb`e ^ n Xm \ _\`^_kj - [\g k_j Xe [ dXo `dl d l g i l j _ cf ZXk `f e *j + _Xm \ Y\\e
ZXcZl cXk\[ XZZf i [`e ^ k_\ d\k_f [f cf ^p f l k c`e \[ `e k_\ RP ?i dp Af i g j f ] Ce ^`e \\i j
KXe l Xcj f ] O\]\i \e Z\j Ll dY\i j Df l i Xe [ D`m \ Xk k_\ Y\^`e e `e ^ f ] k_`j i \g f i k / Q_\
ZXcZl cXk `f e j Xe [ ]`^l i \j *^i Xg _j + l j \[ ]f i k_f j \ ZXcZl cXk `f e j Xi \ Xk kXZ_\[ kf k_`j
i \g f i k /

SXi `f l j n Xm \ Zf e [`k`f e j n \i \ `e m \j k `^Xk\[ Xe [ k_i \\ *4+ Zf e [`k `f e j n \i \ ]f l e [ k f
g i \j \e k k_\ df j k _Xq Xi [f l j j `k l Xk `f e ]f i k_`j j \Zk `f e f ] Y\XZ_ *j \\ ZXcZl cXk `f e j +/ ?cc
f ] k_\j \ n Xm \j _Xm \ Y\\e j l g \i `dg f j \[ f e X [\j `^e k `[\ *j k `cc n Xk\i \c\m Xk `f e + f ]
25/35s K/J/J/T/ *25/1;s L?SB s99+/

Q_\ ]`i j k n Xm \ Zf e [`k `f e `e m \j k `^Xk\[ `j Xe 22/8s/ n Xm \- n `k_ X g \i `f [ f ] 21 j \Zf e [j /
Pl Z_ X n Xm \ `j j _f n e k f Yi \Xb Xg g i f o `dXk\cp 355s j \Xn Xi [ f ] k_\ B\j `^e P_f i \c`e \
n _\e j l g \i `dg f j \[ f e k_\ [\j `^e Pk`ccn Xk\i J`e \/ Q_`j n Xm \ _Xj d`e `dXc \]]\Zk f e
Zf Xj kXc j k i l Zk l i \j Xe [ g i f g \i k p [l \ k f \e \i ^p cf j j / Gk j dXo `dl d l g i l j _ `j f e cp k f
X [`j kXe Z\ f ] 349s j \Xn Xi [ f ] k_\ NXZ`]`Z Af Xj k F`^_n Xp i `^_k f ] n Xp c`e \ Xe [ X j `k\
\c\m Xk `f e f ] 39/93s KJJT *39/74s L?SB s99+/ Q_`j `j n \cc j \Xn Xi [ f ] Xe [ Y\cf n k_\
\c\m Xk `f e f ] k_\ g i f g f j \[ ^l \j k _f l j \/

Q_\ j \Zf e [ n Xm \ Zf e [`k `f e `j X n Xm \ n `k_ Fs1 > 4/4s Xe [ X g \i `f [ f ] 29 P\Z/ Q_`j
n Xm \ Yi \Xbj `e X [\g k_ f ] 7/3;s Xe [ Yi \Xbj Xg g i f o `dXk\cp 52/6s j \Xn Xi [ f ] k_\
B\j `^e P_f i \c`e \- n _\e j l g \i `dg f j \[ f e k_\ [\j `^e Pk`ccn Xk\i c`e \/ Q_`j n Xm \ _Xj X
Yi \Xb`e ^ n Xm \ _\`^_k f ] 9/94s/ Q_\ dXo `dl d l g i l j _ [`j kXe Z\ f ] k_`j n Xm \ `j k f X
[`j kXe Z\ f ] 346/6s ]i f d k_\ NXZ`]`Z Af Xj k F`^_n Xp i `^_k f ] n Xp c`e \ Xe [ X j `k\
\c\m Xk `f e f ] 3;/71s KJJT *3;/52s L?SB s99+/
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Q_\ k_`i [ n Xm \ Zf e [`k `f e `j X n Xm \ n `k_ Fs1 > 5/1s Xe [ X g \i `f [ Q>29 P\Z/ Q_`j `j k_\
n Xm \ k_Xk l g i l j _\j ]l i k_\i l g j cf g \ f e k_`j j `k\/ Q_`j n Xm \ _Xj X Yi \Xb`e ^ n Xm \
[\g k_ f ] 9/14s Xe [ `j j _f n e k f Yi \Xb Xg g i f o `dXk\cp 64s j \Xn Xi [ f ] k_\ B\j `^e
P_f i \c`e \- n _\e j l g \i `dg f j \[ f e k_\ B\j `^e Pk`cc TXk\i Cc\m Xk `f e *j \\ B\j `^e
@\XZ_ Ni f ]`c\ P_\\k N.3+/ ?j k_`j 5/1 ]k / n Xm \ Xg g i f XZ_\j `k j Yi \Xb`e ^ n Xm \ [\g k_- `k j
_\`^_k `e Zi \Xj \j k f X Yi \Xb`e ^ n Xm \ _\`^_k Xk Xe \c\m Xk `f e f ] 33/6;s K/J/J/T/ [Xkl d
*,33/51s L?SB+/ ?j j \\e f e k_\ B\j `^e @\XZ_ Ni f ]`c\- k_`j n Xm \ l g i l j _\j k f Xe
\c\m Xk `f e f ] 42/96s KJJT *42/77s L?SBs99+/ Q_`j n Xm \ g i \j \e k j k_\ ^i \Xk\j k g f j j `Yc\
_Xq Xi [ n _\e k_\ ]f i \j _f i \ j cf g \ `j Xk `k j dXo `dl d j _f i \n Xi [ g f j `k `f e *B\j `^e
@\XZ_ Ni f ]`c\+- Xe [ k_\ n Xm \ l g i l j _ ZXe i \XZ_ Xe \o k i \d\ j _f i \n Xi [ g f j `k `f e / Q_\
ZXcZl cXk\[ g i f a\Zk\[ g f j `k `f e f ] k_`j 5/1s n Xm \sj l g i l j _ cf ZXk `f e f e k_\ [\j `^e Y\XZ_
g i f ]`c\ `j Xg g i f o `dXk\cp 322/1s/ j \Xn Xi [ f ] k_\ NXZ`]`Z Af Xj k F`^_n Xp i `^_k.f ] n Xp
c`e \ Xe [ X j `k\ \c\m Xk`f e f ] 42/96s KJJT *42/77s L?SB s99+/ Q_\ l g i l j _ cf ZXk`f e Xe [
\c\m Xk `f e f ] k_`j n Xm \ Xi \ Xcj f j \Xn Xi [ Xe [ Y\cf n k_\ \c\m Xk `f e f ] k_\ df j k
j f l k_\i cp n Xcc f ] k_\ g i f g f j \[ ^l \j k _f l j \/

PCAQGML 8< PRKK?OV

2/ Q_\ Zf Xj kXc \e ^`e \\i `e ^ ZXcZl cXk `f e j Xe [ k_\ g cf k f ] k_\ B\j `^e @\XZ_
Ni f ]`c\ j _f n k_Xk k_\ n Xm \ l g i l j _ [l \ k f k_\ df j k Zi `k `ZXc [\j `^e n Xm \ *Fsf
> 5/1s- Q > 29 P\Z/+ n `cc l g i l j _ k f X [`j kXe Z\ f ] Xg g i f o `dXk\cp 322s j f l k_ f ]
k_\ e f i k_ g i f g \i k p c`e \/ Q_`j cf ZXk`f e `j Xg g i f o `dXk\cp 21/1s e f i k_ f ] k_\
j f l k_ g `c\ c`e \ f ] k_\ ^l \j k _f l j \/ Q_\ ^l \j k _f l j \ ]cf f i \c\m Xk `f e `j Xk
52/78s L?SB s99 *52/97s KJJT+/ Q_\ ^l \j k _f l j \ Xe [ Xcc f ] k_\ g i f g f j \[
j k i l Zk l i \j Xi \ cf ZXk\[ `e k_\ DCK? tUu Wf e \ n _`Z_ `j [\j `^e Xk\[ Xe t?i \X
f ] K`e `dXc Dcf f [ FXq Xi [u / Q_\ ^l \j k _f l j \ `j k f Y\ j l g g f i k\[ f e X j \i `\j f ]
i \`e ]f i Z\[ Zf e Zi \k\ ^i X[\ Y\Xdj j l g g f i k\[ f e i \`e ]f i Z\[ Zf e Zi \k\ g `c\j *j \\
Xi Z_`k\Zk l i Xc j `k\ g cXe +/

Rg i l j _ f ] k_\ n Xk\i Yf i \ f ] k_\ Yi f b\e Fsf > 5s- Q> 29 P\Z/ n Xm \ n `cc
`dg `e ^\ f e k_\ ]XZ\j f ] k_\ j f l k_\i cp g `c\j j l g g f i k `e ^ k_\ ^l \j k _f l j \/ Q_\
XkkXZ_\[ ZXcZl cXk `f e j j _f n k_Xk k_\ ]f i Z\ Xe [ [\g k_ f ] k_\ n Xk\i X^X`e j k k f
n Xcc n `cc Y\ e \^c`^`Yc\ *5/;5 cYj /s j h / ]k ]f i X [\g k_ f ] /42s+/ Q_\ j dXcc n Xm \
]f i Z\ `j dl Z_ c\j j k_Xe Xe p f k_\i cXk\i Xc ]f i Z\ j p j k\d ]f i n _`Z_ k_f j \ g `c\j
n `cc Y\ [\j `^e \[/

3/ P`e Z\ k_\ cf ZXk `f e f ] k_\ j f l k_ g `c\j f ] k_\ ^l \j k _f l j \ Xi \ j f Zcf j \ k f k_\
dXo `dl d l g i l j _ c`d`k ]f i k_\ Fsf > 5s- Q > 21 P\Z n Xm \- k_\i \ n `cc Y\
e \^c`^`Yc\- `] Xe p - j Zf l i Xk k_\ ]XZ\ f ] k_f j \ g `c\j / Df i Af Xj kXc Ce ^`e \\i `e ^
g l i g f j \j - k_\ \c\m Xk `f e f ] k_\ Yf k k f d f ] k_\ j f l k_ ^l \j k _f l j \ ]cf f i ^i X[\
Y\Xd j _f l c[ e f cf n \i k_Xe 49/1s L?SBs99 *49/2;s KJJT+/ E\f k\Z_e `ZXc
Zf e j `[\i Xk `f e j n `cc i \h l `i \ k_Xk k_\ Yf k k f d f ] k_\ g `c\j j l g g f i k `e ^ k_\ ^i X[\
Y\Xdj n `cc Y\ j `^e `]`ZXe k cp [\\g \i k_Xe k_\ \c\m Xk `f e *42/77 L?SB s99
*42/96s KJJT+ f ] k_\ Y\XZ_ g i f ]`c\ Y\cf n /

4/ Q_\ B\j `^e @\XZ_ Ni f ]`c\- P_\\k j N.3 Xe [ N.4 ]f i k_`j j `k\ Xi \ j l Yd`k k\[
n `k_ k_`j n i `k `e ^/ Q_\ g i f g f j \[ [\m \cf g d\e k n `cc _Xm \ e f X[m \i j \ `dg XZk

9



f e k_\ Y\XZ_ g i f ]`c\/ Q_\ g i f g f j \[ Zf e j k i l Zk `f e `j n \cc cXe [n Xi [ f ] k_\
Y\XZ_ Xi \X/ Q_\ g i f g f j \[ [\m \cf g d\e k `j k_\ [\df c`k `f e f ] Xe \o `j k `e ^
j `e ^c\.]Xd`cp [n \cc`e ^ Xe [ Zf e j k i l Zk `f e f ] X e \n j `e ^c\.]Xd`cp [n \cc`e ^/
T_`c\ k_\ ZXcZl cXk `f e j Xe [ g i f ]`c\ g cf k j j _f n k_Xk l e [\i k_\ df j k j \m \i \
j Z\e Xi `f *`/\/- 7/3;s f ] j \X c\m \c i `j \ f e X 8/;7s k `[\+- `k `j X i Xi \ \m \e k k_Xk
n `cc f ZZl i Xk k_\ m \i p \e [ f ] k_\ g i f a\Zk\[ c`]\ f ] k_\ Yl `c[`e ^- j \m \e k p .]`m \
p \Xi j ]i f d k_`j n i `k `e ^/ G j Xp i Xi \ \m \e k Y\ZXl j \ n \ Xi \ Zf l g c`e ^ X 2(
Z_Xe Z\ f ZZl i i \e Z\ *8/;7s _`^_ k`[\+ n `k_ X y ( \m \e k *k_\ g i f YXY`c`k p k_Xk
j \X c\m \c i `j \ n `cc i \XZ_ 7/3;s `e 86 p \Xi j +/

5/ Q_\i \ Xi \ e f cf e ^.k\i d \]]\Zk j f ] k_`j [\m \cf g d\e k f e k_\ j Xe [ j l g g cp / Q_\
[\m \cf g d\e k `j n \cc f l k f ] Xe [ XYf m \ k_\ e f i dXc c`k k f i Xc [i `]k /

6/ Q_`j i \g f i k _Xj Y\\e g i \g Xi \[ `^e f i `e ^ k_\ g i \j \e Z\ f ] k_\ \o `j k `e ^ i f Zb
i \m \kd\e k f e k_\ j `k\/ Q_\ ZXcZl cXk `f e j f ] n Xm \ l g i l j _ _Xm \ Y\\e dX[\
Xj j l d`e ^ k_\i \ `j e f g i f k\Zk `m \ [\m `Z\/ T_`c\ e f k Zf e j `[\i \[ ]f i k_`j
g i f a\Zk - k_`j f ]]`Z\ j k i f e ^cp i \Zf dd\e [j k_Xk k_\ i \m \kd\e k Y\ Xccf n \[ k f
i \dX`e / T_`c\ e f k e \\[\[ ]f i k_`j g i f a\Zk- i \df m `e ^ `k \o g f j \j k_\
g i f g \i k `\j f e \`k_\i j `[\ k f ]cXe b`e ^ XZk`f e `] k_`j g f i k `f e f ] k_\ i \m \kd\e k `j
i \df m \[/ O\df m Xc f ] k_\ i \m \kd\e k n `cc [f j `^e `]`ZXe k [XdX^\ kf k_\
`dd\[`Xk\ Y\XZ_ \e m `i f e d\e k / Gk n `cc i \h l `i \ \o ZXm Xk `f e Xe [ dXe p k i `g j f ]
k i XZb\[ m \_`Zc\j f m \i k_\ Y\XZ_- [XdX^`e ^ k_\ j l Yj l i ]XZ\ Y\XZ_ f i ^Xe `j dj /
O\df m `e ^ k_\ i \m \kd\e k e f n `j j f i k f ] c`b\ Zl k k `e ^ f ]] f e \sj Xi d- f e \ ZXe
Xcn Xp j [f `k Xk X cXk\i [Xk\- `] e \\[\[& Q_\ i \m \kd\e k `j Xg g i f o `dXk\cp 51s
cXe [n Xi [ f ] k_\ df j k cXe [n Xi [ d\Xj l i \[ K\Xe F`^_ Q`[\ J`e \/ Me \ ZXe
Xcn Xp j i \df m \ `k `] Xe [ n _\e k_\ Y\XZ_ Y\^`e j k f e Xi i f n \e f l ^_ k_Xk `k
g i \m \e k j g l Yc`Z cXk\i Xc XZZ\j j /

7/ ? g i f g \i k p f n e \i j _f l c[ i \Xc`q \ k_Xk k_\i \ n `cc Xcn Xp j Y\ Z\i kX`e i `j bj
Xj j f Z`Xk\[ n `k_ c`m `e ^ f e k_\ Y\XZ_/ ?ck_f l ^_ k_\ g i f YXY`c`k p `j cf n - k_\i \
j k `cc `] k_\ g f j j `Y`c`k p k_Xk k_`j j `k\ Zf l c[ \o g \i `\e Z\ cXi ^\i n Xm \j k_Xk
Xj j l d\[ ]f i k_`j i \g f i k / Q_\ ^i \Xk\j k l e be f n e - f ] Zf l i j \- `j j \X c\m \c i `j \/
?j g f `e k\[ f l k `e P\Zk`f e 5 f ] k_`j i \g f i k - `k `j e f k be f n e ]f i j l i \ Xk k_`j
k `d\ n _Xk k_\ dX^e `k l [\ f i i Xk\ f ] j \X c\m \c `j ^f `e ^ k f Y\ `e k_\ ]f i \j \\XYc\
]l k l i \/ T\ Xi \ [\Xc`e ^ f e cp n `k_ g i f YXY`c`k `\j YXj \[ l g f e t k_\ Y\j k j \X.
c\m \c j Z`\e Z\u k f [Xp / Q_\ i \j l ck j Xe [ i \Zf dd\e [Xk`f e j Xj j \k ]f i k_ `e k_`j
i \g f i k d\\k Zl i i \e k j kXe [Xi [j ]f i Zf Xj kXc \e ^`e \\i `e ^ i \g f i k j g i f [l Z\[ `e
k_`j ^\f ^i Xg _`Z Xi \X/ @\ZXl j \ f ] k_\ l e g i \[`ZkXY`c`k p f ] k_\ f Z\Xe
\e m `i f e d\e k - k_\j \ i \j l ck j Xi \ d\Xe k k f d`e `d`q \ j k f i d n Xm \ [XdX^\ Xe [
e f k k f \c`d`e Xk\ `k / Qj l e Xd` f i _l i i `ZXe \ ^\e \i Xk\[ n Xm \j n \i \ e f k
Xe Xcp q \[ `e k_`j i \g f i k Y\ZXl j \ f ] k_\ \o k i \d\ cf n g i f YXY`c`k p f ] k_\j \
\m \e k j _Xg g \e `e ^ k f k_`j g Xi k f ] k_\ AXc`]f i e `X Zf Xj k / Ff n \m \i - k_\
g f j j `Y`c`k p f ] k_f j \ dXaf i \m \e k j g i f [l Z`e ^ [XdX^\ kf k_\ j l Ya\Zk g i f g \i k p
[f \j \o `j k - Xe [ _\e Z\ e f n Xi i Xe k `\j Xi \ g i f m `[\[ `e k_\ \m \e k k_Xk k_f j \
\m \e k j f ZZl i /

;



8/8/ ?�]`e Xc�Xg g i f m \[�j \k �f ]� g cXe j � ]f i � k_\�g i f g f j \[�i \j `[\e Z\�dl j k �Y\�j l Yd`k k\[�
k f �BXm `[�A/�T\`j j -�Pk i l Zk l i Xc Ce ^`e \\i �)�?j j f Z`Xk\j -� j f � k_Xk � n \�dXp � m \i `]p �
k_Xk � k_\i \�Xi \� e f �Z_Xe ^\j � `e � k_\�Zf e [`k `f e j � f i � g Xi Xd\k\i j �Xj j l d\[�]f i � k_\�
g l i g f j \� f ]� k_`j � i \g f i k /� Q_\� \c\m Xk `f e j � e f k\[� XYf m \� dXp � Y\� j l Ya\Zk � k f �
i \m `j `f e j � l g f e � i \m `\n � f ]� k_\� ]`e Xc� g cXe j �Xe [� i \m `\n � f ]� k_\� j `k\� j l i m \p -� f e Z\�
k_\�\c\m Xk `f e j �_Xm \�Y\\e �Zf e m \i k\[�k f �k_\�L?SB�[Xkl d/

Q_`j �i \g f i k �_Xj �Y\\e �g i \g Xi \[�]f i �k_\�j l Ya\Zk �g i f g \i k p �Xe [�`k j �f n e \i �f e cp /�Q_`j �
i \g f i k �_Xj �e f k �Y\\e �g i \g Xi \[�]f i �l j \�Yp �f k_\i �g Xi k `\j �f i �]f i �f k_\i �g l i g f j \j �e f k �
d\e k `f e \[�XYf m \-�Xe [�dXp �e f k �Zf e kX`e �j l ]]`Z`\e k �`e ]f i dXk`f e �]f i �f k_\i �k_Xe �k_\�
`e k\e [\[�l j \/

Q_\�g i f ]\j j `f e Xc�j \i m `Z\j �g \i ]f i d\[�Yp �k_`j �f ]]`Z\�]f i �k_\�j l Ya\Zk �g i f g \i k p �n \i \�
Zf e [l Zk\[�`e �X�dXe e \i �Zf e j `j k\e k �n `k_�Zl i i \e k �Yl `c[`e ^�[\g Xi kd\e k �j kXe [Xi [j -�
j f l e [�\e ^`e \\i `e ^�g i `e Z`g c\j -�Xe [�k_`j �n i `k\i sj �f n e �g i f ]\j j `f e Xc�al [^d\e k /�Lf �f k_\i �
n Xi i Xe k `\j �Xi \�\o g i \j j \[�f i �`dg c`\[/

Q_Xe b�p f l �]f i �Xccf n `e ^�.@PFB�-*�? CFMM)�; NLO ANO L@G�/IDFICCL�&�+ MMJAF@NCM)�3IA*�k f �
Y\�f ]�j \i m `Z\�k f �p f l �f e �k_`j �g i f a\Zk/�G]�p f l �_Xm \�Xe p �h l \j k `f e j -�g c\Xj \�Zf e kXZk �d\/

S\i p �k i l cp �p f l i j -

BXm `[�A/�T\`j j �
Ni \j `[\e k
P/C/�2978

Ce Zc<�P`k\�NcXe �P_\\k �N.2
TXm \�Rg i l j _�)�B\j `^e �@\XZ_�Ni f ]`c\�P_\\kj �N.3�)�N.4�
QXYc\�E.;�AAA�P\X�J\m \c�O`j \�El `[Xe Z\
TXm \�Pk l [p �AXcZl cXk `f e j -�3�P_\\k j
D`^l i \j �8.3-�8.4�8.22�)�8.24�R/P/�?i dp �Af i g j �f ]�Ce ^`e \\i j �P_f i \�Ni f k\Zk `f e
KXe l Xc-�Sf c/�3-�2;95�C[`k `f e /
DCK?�D`i d\kk\�D`i d�NXe \c�17222A2248D
DCK?�D`i d\kk\�D`i d�NXe \c�17222A2248D�n 0�KXo �Rg i l j _�Jf ZXk`f e �Ncf k k\[
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DRAFT CONDITIONS OF APPROVAL FOR COASTAL
PLANNED DEVELOPMENT (PD) PERMIT CASE NO. PL17-0005

RESOURCE MANAGEMENT AGENCY CONDITIONS

Environmental Health Division

1.1. OWTS Abandonment
Purpose: To demonstrate compliance with State and local regwith State and local regulations related to the properulations related to the proper
removal/abandonment of a septic tank.

Requirements: Permittee shall obtain the approval of the VentuPermittee shall obtain the approval of the Ventura County Environmentalra County Environmental
Health Division (EHD) before the septic tank is removed or abandoned/fDivision (EHD) before the septic tank is removed or abandoned/filled with slurry.illed with slurry.

Documentation: Submit all applicable documentation, including pSubmit all applicable documentation, including permit to construct applicationermit to construct application
and site plan to EHD for review and approval.

Timing: The septic tank shall be properly removed/abandoned at the same time the onsiteThe septic tank shall be properly removed/abandoned at the same time the onsiteThe septic tank shall be properly removed/abandoned at the same time the onsite
waste water treatment system for the new structure(s) is certified by EHD.water treatment system for the new structure(s) is certified by EHD.water treatment system for the new structure(s) is certified by EHD.

Monitoring: EHD shall review and approve the permit to construcEHD shall review and approve the permit to construcEHD shall review and approve the permit to construct application and conduct
site inspections, to assure compliance with state and local requirements.inspections, to assure compliance with state and local requirements.inspections, to assure compliance with state and local requirements.inspections, to assure compliance with state and local requirements.

2.2. New OWTS InstallationNew OWTS Installation
Purpose: To demonstrate the feasibility for the installation ofTo demonstrate the feasibility for the installation ofTo demonstrate the feasibility for the installation of an onsite wastewater treatment
system (OWTS), also known as a septic system or individsystem (OWTS), also known as a septic system or individsystem (OWTS), also known as a septic system or individual sewage disposal system. To
demonstrate compliance with statedemonstrate compliance with state and local regulations related toand local regulations related toand local regulations related to the design and installation
of an OWTS. Only domestic waste as defined in the Ventura Countan OWTS. Only domestic waste as defined in the Ventura Countan OWTS. Only domestic waste as defined in the Ventura County General Plan and the
VenturaVentura County Building Code Ordinance is allowed to be discharged inCounty Building Code Ordinance is allowed to be discharged inCounty Building Code Ordinance is allowed to be discharged into the on-site sewage
disposaldisposal sysysystem.

Requirement:Requirement: Permittee shall submit a soils/geotechnicalPermittee shall submit a soils/geotechnicalPermittee shall submit a soils/geotechnical report and OWTS system design
satisfactory to the Ventura County Environmental Health Divisiosatisfactory to the Ventura County Environmental Health Division, Liquid Waste Program
(EHD). Permittee shall also obtain the approval of the EHD to installPermittee shall also obtain the approval of the EHD to install an OWTS on the
property.

Documentation: Submit soils/geotechnical report, OWTSSubmit soils/geotechnical report, OWTS design, and OWTS application to
the EHD for review and approval. Submit all applicable documentation,EHD for review and approval. Submit all applicable documentation, including permit
application, site plan, system design, bedroom and fixture unit equivalent worksheet, etc., to
EHD for review and approval.

Timing: Prior to the issuance of a building permit pertaining to the project, OWTS design
approval and permit to construct the septic systems shall be obtained from EHD.

Monitoring: To assure compliance with this condition, EHD staff shall review and verify all
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relevant documentation, including but not limited to: geotechnical report, system design
calculations, building codes, and historic geological data for the area. Once the OWTS design
has been evaluated to the satisfaction of EHD, the OWTS plans will be approved and EHD
shall issue a permit to construct, conduct site inspections, and give final approval of the
OWTS.

Ongoing Maintenance: Once the OWTS has been installed and finalstalled and finalized by EHD, it is the
ckbYfsg responsibility to properly maintain the system to prevent OWTS fairesponsibility to properly maintain the system to prevent OWTS failure or an
unauthorized sewage release, and from creating a public nuisance, health concern,release, and from creating a public nuisance, health concern, or impact
the environment. The septic tank shall be serviced, as needed, by a septic pumper trushall be serviced, as needed, by a septic pumper truck
registered and permitted by Ventura County EHD, and all pumping activities shall be reporVentura County EHD, and all pumping activities shall be reporVentura County EHD, and all pumping activities shall be reported
to EHD. All septage wastes must be disposed of in an approved manner. EHD staff will amust be disposed of in an approved manner. EHD staff will amust be disposed of in an approved manner. EHD staff will also
receive and respond to any complaints related to OWTS and/or unauthorized sewagecomplaints related to OWTS and/or unauthorized sewagecomplaints related to OWTS and/or unauthorized sewage
releases.

3.3. CSA 32 for Commercial OWTS or Alternate OWTSCSA 32 for Commercial OWTS or Alternate OWTS
Purpose: To assure protection of groundwater qualTo assure protection of groundwater quality and previty and prevent public health hazards from
failing onsite wastewater treatment systems (OWTS), also known as septic systems.failing onsite wastewater treatment systems (OWTS), also known as septic systems.failing onsite wastewater treatment systems (OWTS), also known as septic systems.

Requirement: The Permittee shall execute an offer to granThe Permittee shall execute an offer to granThe Permittee shall execute an offer to grant easement agreement to Countyt easement agreement to County
Service Area 32 (CSA 32), a septic system monitoring and maintenance district.ystem monitoring and maintenance district.ystem monitoring and maintenance district.

Documentation: The Permittee shall submit an application for CSAThe Permittee shall submit an application for CSAThe Permittee shall submit an application for CSA 32 to the Environmental
Health Division (EHD) for review and approval.Division (EHD) for review and approval.Division (EHD) for review and approval.

Timing: Prior to the issuance of a zone clearance or building permit,Prior to the issuance of a zone clearance or building permit,Prior to the issuance of a zone clearance or building permit, or at the time of OWTS
certification, the Permittee shall obtain written confirmation from Ecertification, the Permittee shall obtain written confirmation from Ecertification, the Permittee shall obtain written confirmation from EHD that the condition has
been satisfied.satisfied.

Monitoring and Reporting:Monitoring and Reporting: EHD shall review and approve the adequacy of the CSA 32EHD shall review and approve the adequacy of the CSA 32
application to assure compliancapplication to assure compliance with this condition.e with this condition.

PUBLIC WORKS AGENCY CONDITIONSPUBLIC WORKS AGENCY CONDITIONSPUBLIC WORKS AGENCY CONDITIONS

Engineering Services DivisionEngineering Services Division

4.4. Floodplain Clearance (Development proFloodplain Clearance (Development proposed outside of the 1% annual chance floodplain)
Purpose: To comply with theTo comply with the Ventura County Flood Damage Mitigation Ordinance and
Ventura County General Plan Goals, Policies and Programs Policies 2.10.2-2 and 2.10.2-3.3.

Requirement: The Permittee shall obtain a Floodplain Clearance from the County Floodplain
Manager. The Clearance will be verified by the County Floodplain Manager that the proposed
development is located outside the mapped boundaries of the 1% annual chance floodplain as
determined from the latest available Digital Flood Insurance Rate Map (DFIRM) provided by
the Federal Emergency Management Agency (FEMA).
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Documentation: A Floodplain Clearance issued by the County Floodplain Manager.

Timing: The Floodplain Clearance shall be obtained prior to the issuance of a Zoning
Clearance for construction.

Monitoring and Reporting: A copy of the approved Floodplain Clearance shall be provided toA copy of the approved Floodplain Clearance shall be provided to
the Building and Safety Department as well as maintained in the case file by the Public Worksthe Building and Safety Department as well as maintained in the case file by the Public Works
Agency. (EWP-6)6)

Integrated Waste Management Division

5.5. Waste Diversion and Recycling Requirement
Purpose: To ensure the project complies with Ordinance No. 44To ensure the project complies with Ordinance No. 4445. Ordinance 4445 pertains45. Ordinance 4445 pertains
to the diversion of recyclable materials generated by this projectthe diversion of recyclable materials generated by this project (e.g., paper, cardboard,(e.g., paper, cardboard,
wood, metal, greenwaste, soil, concrete, plastic containers, beveragemetal, greenwaste, soil, concrete, plastic containers, beverage cocontainers) from localntainers) from local
landfills through recycling, reuse, or salvage. Ordthrough recycling, reuse, or salvage. Ordinanceinance 4445 can be reviewed at4445 can be reviewed at
www.vcpublicworks.org/ord4445.

Requirement: Ordinance 4445, Sec 4770Ordinance 4445, Sec 4770--2.2, require2.2, require2.2, requires the Permittee to work with as the Permittee to work with a
County-franchised solid waste hauler who will determine the level of service required to diverthauler who will determine the level of service required to diverthauler who will determine the level of service required to divert
recyclables generated by their project from local landfills. For a comprecyclables generated by their project from local landfills. For a comprecyclables generated by their project from local landfills. For a complete list of
County-franchised solid waste haulers, go to: www.vcpublicworks.org/commercialhaulers.solid waste haulers, go to: www.vcpublicworks.org/commercialhaulers.solid waste haulers, go to: www.vcpublicworks.org/commercialhaulers.solid waste haulers, go to: www.vcpublicworks.org/commercialhaulers.

Documentation: The Permittee must maintain copies of biThe Permittee must maintain copies of biThe Permittee must maintain copies of bi-monthly solid waste billing
statements for a minimum of one year. The address on the billing statementfor a minimum of one year. The address on the billing statementfor a minimum of one year. The address on the billing statement must match the
address of the permitted business.permitted business.

Timing: Upon request, the Permittee must provide the IWMD with aUpon request, the Permittee must provide the IWMD with aUpon request, the Permittee must provide the IWMD with a copy of a current solid
waste billing statement to verify compliance with this condition.billing statement to verify compliance with this condition.billing statement to verify compliance with this condition.

Monitoring and Reporting:Monitoring and Reporting: Upon request, the Permittee shall allowUpon request, the Permittee shall allow IWMD staff to perform a
free, ononon-site, waste audit to verify recyclable materials generated by thesite, waste audit to verify recyclable materials generated by thesite, waste audit to verify recyclable materials generated by their business are being
diverted from the landfill. (IWMDfrom the landfill. (IWMD -1)1)

6.6. Construction and Demolition Debris Recycling Plan (Form B)Construction and Demolition Debris Recycling Plan (Form B)
Purpose: Ordinance 4421 requires the Permittee to divert reOrdinance 4421 requires the Permittee to divert recyclable construction and
demolition (C&D) materials generated by their project (e.g., wood, metal, greenw(C&D) materials generated by their project (e.g., wood, metal, greenwaste, soil,
concrete, asphalt, paper, cardboard, etc.) from local landfills through recycling, reusepaper, cardboard, etc.) from local landfills through recycling, reuse, or
salvage. Review Ordinance 4421 at: www.vcpublicworks.org/ord4421. Further, the 2016
California Green Building Code Sections 4.408 and 5.408 require a minimum of 65% diversion
of construction and demolition materials from landfill disposal.

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

Recycling Plan) to the IWMD for any proposed construction and/or demolition projects that
require a building permit.
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Documentation: The Form B p Recycling Plan must ensure a minimum of 65% 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: www.vcpublicworks.org/formsB&C.

A comprehensive list of permitted recyclers, County-franchised haulers, and solid waste &
recycling facilities in Ventura County is available at: www.vcpublicworks.org/C&D. A list of localworks.org/C&D. A list of local
facilities permitted to recycle soil, wood, and greenwaste is available at:d greenwaste is available at:
www.vcpublicworks.org/greenwaste. A complete list of Countywww.vcpublicworks.org/greenwaste. A complete list of County-franchised solid waste haulersnchised solid waste haulers
is available at: www.vcpublicworks.org/commercialhaulerslicworks.org/commercialhaulers.

Timing: Ndcb ;i]`X]b[ UbX LUZYhm =]j]g]cbsg ]ggiUbWY cZ U Vi]`X]Ndcb ;i]`X]b[ UbX LUZYhm =]j]g]cbsg ]ggiUbWY cZ U Vi]`X]ng permit for the project, theng permit for the project, the
Permittee must submit a Form B p Recycling Plan to the IWMD for approval.Recycling Plan to the IWMD for approval.Recycling Plan to the IWMD for approval.

Monitoring & Reporting: The Permittee is required toThe Permittee is required to keep a copy of their approvedkeep a copy of their approvedkeep a copy of their approved Form B
p KYWmW`]b[ I`Ub ibh]` ;i]`X]b[ UbX LUZYhm =]j]g]cbsg ]ggiUbWY cZ Z]bU` dYfa]h+ 'BPF=KYWmW`]b[ I`Ub ibh]` ;i]`X]b[ UbX LUZYhm =]j]g]cbsg ]ggiUbWY cZ Z]bU` dYfa]h+ 'BPF=KYWmW`]b[ I`Ub ibh]` ;i]`X]b[ UbX LUZYhm =]j]g]cbsg ]ggiUbWY cZ Z]bU` dYfa]h+ 'BPF=p2)2)

7.7. Construction and Demolition Debris Reporting Form (Form C)on Debris Reporting Form (Form C)on Debris Reporting Form (Form C)
Purpose: Ordinance 4421 requires the Permittee to divert recyclable construction andOrdinance 4421 requires the Permittee to divert recyclable construction andOrdinance 4421 requires the Permittee to divert recyclable construction and
demolition (C&D) materials generated by their project (e.g., wood, metal, greenwaste, soil,(C&D) materials generated by their project (e.g., wood, metal, greenwaste, soil,(C&D) materials generated by their project (e.g., wood, metal, greenwaste, soil,
concrete, paper, cardboard, plastic concardboard, plastic containers, etc.) from local landfills through recycltainers, etc.) from local landfills through recycltainers, etc.) from local landfills through recycling,
reuse, or salvage. Review Ordinance 4421 at: www.vcpublicworks.org/ord4421. The 2016Ordinance 4421 at: www.vcpublicworks.org/ord4421. The 2016Ordinance 4421 at: www.vcpublicworks.org/ord4421. The 2016Ordinance 4421 at: www.vcpublicworks.org/ord4421. The 2016
California Green Building CodeGreen Building Code Sections 4.408 and 5.408 require a minimum of 65% diversionSections 4.408 and 5.408 require a minimum of 65% diversionSections 4.408 and 5.408 require a minimum of 65% diversion
of construction and demolitionemolition matmaterials from landfill disposal.erials from landfill disposal.erials from landfill disposal.

Requirement: The Permittee must submit a Form CThe Permittee must submit a Form CThe Permittee must submit a Form C p Reporting Form to the IWMD for
approval upon issuance of their final Building and Safety Division permitupon issuance of their final Building and Safety Division permitupon issuance of their final Building and Safety Division permit. A copy of Form C p

Reporting Form is availableForm is availableForm is available at: www.vcpublicworks.org/recycling/greenbuildingCD.at: www.vcpublicworks.org/recycling/greenbuildingCD.at: www.vcpublicworks.org/recycling/greenbuildingCD.

Documentation:Documentation: The Permittee must submit original recyThe Permittee must submit original recyThe Permittee must submit original recycling facility receipts and/or
documentation of reuse with their Form Cdocumentation of reuse with their Form Cdocumentation of reuse with their Form C p Reporting Form to verify a minimum of 65% of the
recyclable C&D debris generated by their project was diverted from the landfill.recyclable C&D debris generated by their project was diverted from the landfill.recyclable C&D debris generated by their project was diverted from the landfill.

Timing: A completed Form CA completed Form C pp Reporting Form, with required recycling facility receipts and/or
documentation or reuse, must be submitted to the IWMD for approval at the timdocumentation or reuse, must be submitted to the IWMD for approval at the time of Building
and LUZYhm =]j]g]cbsg ]ggiUbWY cZ Z]bU` dYfa]h+LUZYhm =]j]g]cbsg ]ggiUbWY cZ Z]bU` dYfa]h+

Monitoring & Reporting:Monitoring & Reporting: The Permittee is required to keep a copy of their approved Form C
p Reporting Form until Building and Safety Divisicbsg ]ggiUbWY cZ Z]bU` dYfa]h+ (IWMDp3)3)

Water Quality Section

8.8. Post-construction Stormwater Management Plan (PCSMP) Management Plan and
Agreement

Purpose: To ensure compliance with the Los Angeles Regional Water Quality Control Board
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NPDES Municipal Stormwater Permit No.CAS004002 (Permit) Parh 1+>+) qI`Ubb]b[ UbX EUbX

=YjY`cdaYbh Ifc[fUar UbX h\Y OYbhifU <cibhm MYW\b]WU` Guidance Manual for Stormwater
Quality Control Measures July 2011 (TGM).

Requirement: The Applicant shall provide design verification, a Maintenance Plan, and annual
verification of ongoing maintenance provisions for the proposed postd post-construction stormwater
device(s).

Documentation: The Applicant shall submit the following iteThe Applicant shall submit the following items to the Watershed Protectionms to the Watershed Protection
District p County Stormwater Program Section (CSWP) for review and approval:r review and approval:

I.I. Design sizing calculations and worksheets for the drainage area of theDesign sizing calculations and worksheets for the drainage area of theDesign sizing calculations and worksheets for the drainage area of the proposed
post-construction stormwater device(s) consistent with Section 6 and Appendix E of theconstruction stormwater device(s) consistent with Section 6 and Appendix E of theconstruction stormwater device(s) consistent with Section 6 and Appendix E of the
TGM.

II.MaintYbUbWY I`Ub '>l\]V]h q<r cZ h\Y <cibhmsg q<cYbUbWY I`Ub '>l\]V]h q<r cZ h\Y <cibhmsg q<cvenant for Maintenance ofvenant for Maintenance ofvenant for Maintenance of
Post-Construction LhcfakUhYf FUbU[YaYbh <cbhfc` LmghYar Zcfa UjU]`UV`YLhcfakUhYf FUbU[YaYbh <cbhfc` LmghYar Zcfa UjU]`UV`Y at
http://onestop.vcpublicworks.org/stormwaterhttp://onestop.vcpublicworks.org/stormwater-forms) for proposed PCSMP shall beforms) for proposed PCSMP shall be
prepared in accordance with Section 7 and Appendix I of the TGM. The plan shall includeaccordance with Section 7 and Appendix I of the TGM. The plan shall includeaccordance with Section 7 and Appendix I of the TGM. The plan shall include
but not limited to the following:

(1) the location of each device;

(2) the maintenance processes and procedures necthe maintenance processes and procedures necthe maintenance processes and procedures necessary to provide for continuedessary to provide for continued
operation andoperation and optimum perfoptimum performance;ormance;

(3) a timeline for all maintenance activities; anda timeline for all maintenance activities; anda timeline for all maintenance activities; and

(4) any technical information that may be applicable to ensany technical information that may be applicable to ensany technical information that may be applicable to ensany technical information that may be applicable to ensure the proper functionality
ofof thisthis device.device.

III.III.FU]bhYbUbWY 9[fYYaYbh '<cibhmsg q<cjYbUbh Zcf FU]bhYbUbWY cZ IcghFU]bhYbUbWY 9[fYYaYbh '<cibhmsg q<cjYbUbh Zcf FU]bhYbUbWY cZ IcghFU]bhYbUbWY 9[fYYaYbh '<cibhmsg q<cjYbUbh Zcf FU]bhYbUbWY cZ Icgh-Construction
LhcfakUhYf FUbU[YaYbh <cbhfc` LmghYar Zcfa ]g UjU]`UV`Y UhLhcfakUhYf FUbU[YaYbh <cbhfc` LmghYar Zcfa ]g UjU]`UV`Y UhLhcfakUhYf FUbU[YaYbh <cbhfc` LmghYar Zcfa ]g UjU]`UV`Y Uh

http://onestop.vcpublicworks.org/stormwaterhttp://onestop.vcpublicworks.org/stormwater-forms) signed by the Property Owner
including aincluding a signed statement accepting responsibility for maintenance for the PCSMP.signed statement accepting responsibility for maintenance for the PCSMP.
The statement mustThe statement must includinclude written verification that all PCSMP will be properly
maintained. At a minimum, thismaintained. At a minimum, this statement shall include the following:

(1) written conditions in the sales or lease agreement, which require the Propertywritten conditions in the sales or lease agreement, which require the Property
Owner or tenant to assume responsibility for PCSMP maintenance and annual
maintenance inspection;

(2) kf]hhYb hYlh ]b dfc^YWh WcjYbUbhg) WcbX]h]cbg UbX fYghf]Wh]cbg 'q<<Kgr( hc h\Y AcaY

Owners Association; or

(3) any other legally enforceable agreement or mechanism that assigns PCSMP
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maintenance responsibility.

IV.<cad`YhYX UbX g][bYX 9bbiU` FU]bhYbUbWY OYf]Z]WUh]cb KYdcfh '>l\]V]h q=r cZ h\Y

<cibhmsg q<cjYbUbh Zcf FU]bhYbUbWY cZ Icgh-Construction Stormwater Management
<cbhfc` LmghYar Zcfa available in the Surface Water Quality Section tab at
http://onestop.vcpublicworks.org/stormwater-forms)

Timing: The above listed items (i,ii and iii) shall be submitted to the CSWP for review andted to the CSWP for review and
approval prior to issuance of Zoning Clearance for Construto issuance of Zoning Clearance for Construction. In addition, the Annualction. In addition, the Annual
Maintenance Verification Report (iv) shall be submitted to CSMaintenance Verification Report (iv) shall be submitted to CSWP annually prior to SeptemberWP annually prior to September
15th each year after sign off for occupancy and issuing the Certificate of Occupancy.15th each year after sign off for occupancy and issuing the Certificate of Occupancy.15th each year after sign off for occupancy and issuing the Certificate of Occupancy.

Monitoring and Reporting: CSWP staff will review the submitted mateCSWP staff will review the submitted mateCSWP staff will review the submitted materials for consistencyrials for consistency
with the Permit and TGM. Maintenance Plan shall be kept onPermit and TGM. Maintenance Plan shall be kept on-site for periodic review byperiodic review by
CSWP staff. (CSWP-2)2)

9.9. Compliance with Stormwater Development ConstruCompliance with Stormwater Development Construction Programction Program
Purpose: To ensure compliance with the Los Angeles RegionTo ensure compliance with the Los Angeles RegionTo ensure compliance with the Los Angeles Regional Water Quality Control Board
NPDES Municipal Stormwater Permit No.CAS004002 (PermitNPDES Municipal Stormwater Permit No.CAS004002 (PermitNPDES Municipal Stormwater Permit No.CAS004002 (Permit) the proposed project will be
subject to the construction requirements for surface water qualsubject to the construction requirements for surface water qualsubject to the construction requirements for surface water quality and storm water runoff in
UWWcfXUbWY k]h\ IUfh 1+?+) q=YjY`cdaYbh <cbghfiWh]cb Ifc[fUar cZ h\Y IYfa]h+UWWcfXUbWY k]h\ IUfh 1+?+) q=YjY`cdaYbh <cbghfiWh]cb Ifc[fUar cZ h\Y IYfa]h+UWWcfXUbWY k]h\ IUfh 1+?+) q=YjY`cdaYbh <cbghfiWh]cb Ifc[fUar cZ h\Y IYfa]h+

Requirement: The construction of the proposed project shall meetThe construction of the proposed project shall meetThe construction of the proposed project shall meet requirements contained in
Part 1+?+ q=YjY`cdaYbh <cbghfiWh]cb Ifc[fUar1+?+ q=YjY`cdaYbh <cbghfiWh]cb Ifc[fUar1+?+ q=YjY`cdaYbh <cbghfiWh]cb Ifc[fUar of the Permit throof the Permit through the inclusion of effective
implementation of the Construction BMPs during all ground disturbing activities.implementation of the Construction BMPs during all ground disturbing activities.implementation of the Construction BMPs during all ground disturbing activities.

Documentation: The Permittee shall submit to the WatersheThe Permittee shall submit to the WatersheThe Permittee shall submit to the Watershed Protection District p County
Stormwater Program Section (CSStormwater Program Section (CSStormwater Program Section (CSWP) for review and approvWP) for review and approvWP) for review and approval a completed and signed SW-1
form (Best Management Practices for Construction Less Than Onform (Best Management Practices for Construction Less Than Onform (Best Management Practices for Construction Less Than One Acre), which can be found
at http://onestop.vcpublicworks.org/stormwaterhttp://onestop.vcpublicworks.org/stormwaterhttp://onestop.vcpublicworks.org/stormwater-forms.

Timing:Timing: The above listed item shall be submitted toThe above listed item shall be submitted toThe above listed item shall be submitted to the CSWP for review and approval prior to
issuance of a Zoning Clearance for Construction.issuance of a Zoning Clearance for Construction.issuance of a Zoning Clearance for Construction.

Monitoring and Reporting:Monitoring and Reporting: CSWP will review the submitted mateCSWP will review the submitted materials for consistency with the
NPDES Municipal Stormwater Permit. Building Permit InsNPDES Municipal Stormwater Permit. Building Permit Inspectors will conduct inspections
during construction to ensure effective installation of the required BMPs. (CSWPconstruction to ensure effective installation of the required BMPs. (CSWP-3)3)

OTHER VENTURA COUNTY AGENCIES CONDITIONS

Ventura County Fire Protection District

10. Address Numbers (Single-Family Homes)
Purpose: To ensure proper premise identification to expedite emergency response.
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Requirement: The Permittee shall install a minimum of 4 inch (1r( UXXfYgg biaVYfg h\Uh UfY U

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 '.2-s( Zfca h\Y ghfYYh)

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 oA stamped copy of an approved addressing plan or a signed copy of the
Ventura <cibhm ?]fY IfchYWh]cb =]ghf]Whsg ?cfa $./3 qKYei]fYaYbhg Z<cibhm ?]fY IfchYWh]cb =]ghf]Whsg ?cfa $./3 qKYei]fYaYbhg Zcf <cbghfiWh]cbr+

Timing: The Permittee shall install approved address numbers before final occupancy.The Permittee shall install approved address numbers before final occupancy.The Permittee shall install approved address numbers before final occupancy.

Monitoring and Reporting: A copy of the approved addressingA copy of the approved addressing plan and/or signed copy of theplan and/or signed copy of the
OYbhifU <cibhm ?]fY IfchYWh]cb =]ghf]Whsg ?cfa $./3 qKYOYbhifU <cibhm ?]fY IfchYWh]cb =]ghf]Whsg ?cfa $./3 qKYquiremebhg Zcf <cbghfiWh]cbr g\U`` VYbhg Zcf <cbghfiWh]cbr g\U`` VY

kept on file with the Fire Prevention Bureau. The Fire Preventiokept on file with the Fire Prevention Bureau. The Fire Prevention Bureau shall conduct a finaln Bureau shall conduct a finaln Bureau shall conduct a final
inspection to ensure that all structures are addressed accordininspection to ensure that all structures are addressed according to the approved plans/form.g to the approved plans/form.g to the approved plans/form.
(VCFPD-41a)

11. Private Driveway Widths, Single Family Dwellings (Up to Four Parcels)te Driveway Widths, Single Family Dwellings (Up to Four Parcels)te Driveway Widths, Single Family Dwellings (Up to Four Parcels)
Purpose: To ensure that adequate fire department access is provided in conformance withTo ensure that adequate fire department access is provided in conformance withTo ensure that adequate fire department access is provided in conformance with
current California State Law and Ventura County Fire Protection District Ordinance.California State Law and Ventura County Fire Protection District Ordinance.California State Law and Ventura County Fire Protection District Ordinance.

Requirement: The Permittee shall design all private driveways inThe Permittee shall design all private driveways inThe Permittee shall design all private driveways in accordance with Ventura
County Fire Protection District access standards. Driveways serving threFire Protection District access standards. Driveways serving threFire Protection District access standards. Driveways serving three to four (3-4) R-3
structures shall be a minimum paved width of 20 feet. Private drivewayshall be a minimum paved width of 20 feet. Private drivewayshall be a minimum paved width of 20 feet. Private driveways and required fire
access turnarounds serving 2 or more lots shall be located in a coturnarounds serving 2 or more lots shall be located in a coturnarounds serving 2 or more lots shall be located in a common area lot or easement.
The common area lot or easement shall be a minimum of 5 feet widercommon area lot or easement shall be a minimum of 5 feet widercommon area lot or easement shall be a minimum of 5 feet wider than the required
driveway anddriveway and turnaround area widths (2turnaround area widths (2turnaround area widths (2-1/2 feet each1/2 feet each1/2 feet each side).

Signs prohibiting obstruction and parking along the shared dSigns prohibiting obstruction and parking along the shared dSigns prohibiting obstruction and parking along the shared driveway shall be posted at the
discretion of the Fire Department. The Permittee shall install thediscretion of the Fire Department. The Permittee shall install thediscretion of the Fire Department. The Permittee shall install the required access
improvements,improvements, or provisions to guarantee the installation, shall beor provisions to guarantee the installation, shall beor provisions to guarantee the installation, shall be completed prior to map
recordation. If therecordation. If the improvements are bonded for, all improvements shall be instaimprovements are bonded for, all improvements shall be instaimprovements are bonded for, all improvements shall be installed prior to
occupancy of anyoccupancy of any structure within the development. Note: Improvements only servingstructure within the development. Note: Improvements only serving one (1)
lot are required to belot are required to be installed at timeinstalled at time of development of that lot. No bond is required for
improvement(s) serving onlyimprovement(s) serving only one (1) lot.]one (1) lot.]

Parking is prohibited within the required width of accessParking is prohibited within the required width of access driveways and Fire Department
turnarounds.

Documentation: A stamped copy of the approved access plan.

Timing: The access plan shall be approved prior to issuance of building permits. All required
access shall be installed before the start of combustible construction.
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Monitoring and Reporting: A copy of the approved access plan shall be kept on file with the
Fire Prevention Bureau. The Fire Prevention Bureau shall conduct a final inspection to
ensure that the access 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 access for the life of the development. (VCFPD-11)

12. Vertical Clearance
Purpose: To ensure that adequate fire department access is providTo ensure that adequate fire department access is provided in conformance withed in conformance with
current California State Law and Ventura County Fire Protection District Ordinance.California State Law and Ventura County Fire Protection District Ordinance.

Requirement: The Permittee shall provide a minimum vertical clearance of 13 feetThe Permittee shall provide a minimum vertical clearance of 13 feetThe Permittee shall provide a minimum vertical clearance of 13 feet 6 inches
'.0s-3r( U`cb[ U`` UWWYgg fcUXg,Xf]jYkUmg+

Documentation: A stamped copy of the approved access plan.A stamped copy of the approved access plan.

Timing: The Permittee shall submit an access plan to the FireThe Permittee shall submit an access plan to the Fire Prevention Bureau for approvalPrevention Bureau for approvalPrevention Bureau for approval
before the issuance of building permits. All required access shall beAll required access shall be installed before the start
of combustible construction.

Monitoring and Reporting: A copy of the approved access plan shall be kept on file with theA copy of the approved access plan shall be kept on file with theA copy of the approved access plan shall be kept on file with the
Fire Prevention Bureau. The Fire Prevention Bureau shall conduct a finalPrevention Bureau. The Fire Prevention Bureau shall conduct a finalPrevention Bureau. The Fire Prevention Bureau shall conduct a final inspection to
ensure that the access is installed according to the approved plans. Unless a maccess is installed according to the approved plans. Unless a maccess is installed according to the approved plans. Unless a maccess is installed according to the approved plans. Unless a modification is
approved by the Fire Prevention Bureau, the Permittee, and their successors in interFire Prevention Bureau, the Permittee, and their successors in interFire Prevention Bureau, the Permittee, and their successors in interest, shall
maintain the access for the life of the develofor the life of the development. (VCFPDpment. (VCFPD-11.a)

13. Fire Flow
Purpose: To ensure that adequate water supply is available to the project for firefightingTo ensure that adequate water supply is available to the project for firefightingTo ensure that adequate water supply is available to the project for firefighting
purposes.

Requirement:Requirement: The Permittee shall verify that the water purveyor cThe Permittee shall verify that the water purveyor cThe Permittee shall verify that the water purveyor can provide the required
volumevolume and duration at the project. The minimum required fire flow shalland duration at the project. The minimum required fire flow shalland duration at the project. The minimum required fire flow shall be determined as
specified byspecified by the current adopted edition of the Ventura County Fire Code and tthe current adopted edition of the Ventura County Fire Code and tthe current adopted edition of the Ventura County Fire Code and the applicable
Water Manual forWater Manual for the jurisdiction (whichever is more restrictive). Given ththe jurisdiction (whichever is more restrictive). Given ththe jurisdiction (whichever is more restrictive). Given the present plans and
information, theinformation, the required fire flow is approximately 1000 gallons per minuterequired fire flow is approximately 1000 gallons per minute at 20 psi for a
minimum 2 hourminimum 2 hour duration. A minimum flow of 1000 gallons per minute shall be provided fromduration. A minimum flow of 1000 gallons per minute shall be provided from
any one hydrant.any one hydrant.

Note: For Commercial, IndustrNote: For Commercial, Industrial, Multi-family buildings, a minimum fire flow of 1,000 GPM
shall be provided from each hydrant when multiple hydrants are flowing at the same time.

Documentation: 9 g][bYX Wcdm cZ h\Y kUhYf difjYmcfsg Z]fY Z`ck WYfh]Z]WUh]cb+

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. If there is no map
fYWcfXUh]cb) h\Y IYfa]hhYY g\U`` giVa]h U g][bYX Wcdm cZ h\Y kUhYf difjYmcfsg Wertification to
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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. (VCFPD-32)

14. Fire Sprinklers
Purpose: To comply with current California Codes and Ventura CTo comply with current California Codes and Ventura County Fire Protection
District Ordinance.

Requirement: The Permittee shall be responsible to have an aThe Permittee shall be responsible to have an automatic fire sprinkler systemutomatic fire sprinkler system
installed in all structures as required by the VCFPD. The fire spriinstalled in all structures as required by the VCFPD. The fire spriinstalled in all structures as required by the VCFPD. The fire sprinkler system shall benkler system shall be
designed and installed by a properly licensed contractor under California State Law.and installed by a properly licensed contractor under California State Law.and installed by a properly licensed contractor under California State Law.

Documentation: A stamped copy of the approved fire sprinkler plans.A stamped copy of the approved fire sprinkler plans.

Timing: The Permittee shall submit fire sprinkler plans to the FireThe Permittee shall submit fire sprinkler plans to the Fire Prevention Bureau forPrevention Bureau for
approval before the installation of the fire sprinkler system.before the installation of the fire sprinkler system.

Monitoring and Reporting: A copy of the approved fire sprinkler plans shall be kept on fileA copy of the approved fire sprinkler plans shall be kept on fileA copy of the approved fire sprinkler plans shall be kept on file
with the Fire Prevention Bureau. The Fire Prevention Bureau shall conduct onFire Prevention Bureau. The Fire Prevention Bureau shall conduct onFire Prevention Bureau. The Fire Prevention Bureau shall conduct on-site
inspections to ensure that the fire sprinkler system is installed according to the approvedthat the fire sprinkler system is installed according to the approvedthat the fire sprinkler system is installed according to the approved
plplans. Unless a modification isans. Unless a modification is approved by the Fire Prevention Bureau, the Permitteeapproved by the Fire Prevention Bureau, the Permitteeapproved by the Fire Prevention Bureau, the Permittee, and
their successors in interest, shallsuccessors in interest, shall maintain the fire sprinkler system for the life of themaintain the fire sprinkler system for the life of themaintain the fire sprinkler system for the life of the
development. (VCFPDdevelopment. (VCFPD-40)40)

15. Hazardous Fire AreaHazardous Fire Area
Purpose: To advise the Permittee that the project is located wiTo advise the Permittee that the project is located wiTo advise the Permittee that the project is located within a Hazardous Fire Area
and ensure coensure compliance with California Building and Fire Codes.mpliance with California Building and Fire Codes.mpliance with California Building and Fire Codes.mpliance with California Building and Fire Codes.

Requirement:Requirement: The Permittee shall construct all structures to meeThe Permittee shall construct all structures to meeThe Permittee shall construct all structures to meet hazardous fire area
buildingbuilding code requirements.code requirements.

Documentation:Documentation: A stamped copy of the approved building plans to be retained by theA stamped copy of the approved building plans to be retained by theA stamped copy of the approved building plans to be retained by the
Building Department.Department.

Timing: The Permittee shall submit building plans to the BuildingThe Permittee shall submit building plans to the Building Department for approval
before the issuance of building permits.the issuance of building permits.

Monitoring and Reporting: ThThe Fire Prevention Bureau shall conduct a final inspection to
ensure that the structure is constructed according to the approved hazardous fire area building
code requirements. Unless a modification is approved by the Fire Prevention Bureau, the
Permittee, and their successors in interest, shall maintain the approved construction for the life
of the structure. (VCFPD-46)

Notice: For purposes of these conditions and application of Building and Fire Codes, the term
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qAUnUfXcig ?]fY 9fYUr ]bW`iXYg hhe following as referenced in the CBC and VCFPD Ordinance:
State SRA - Fire Hazard Severity Zone, Local Agency - Very-High Fire Hazard Severity Zone,
Local Agency - Wildland-Urban Interface Fire Area (WUI Area), Local Agency - Hazardous Fire
Area.

16. Fire Department Clearance
Purpose: To provide the Permittee a list of all applicable fire depTo provide the Permittee a list of all applicable fire department requirements forartment requirements for
their project.

Requirement: M\Y IYfa]hhYY g\U`` cVhU]b O<?= ?cfa $./3 qKYeiM\Y IYfa]hhYY g\U`` cVhU]b O<?= ?cfa $./3 qKYei]fYaYbhg Zcf <cbghfiWh]cbr]fYaYbhg Zcf <cbghfiWh]cbr

for any new structures or additions to existing structures before issuance of building permits.or additions to existing structures before issuance of building permits.or additions to existing structures before issuance of building permits.

Documentation: A signed copy of the Ventura County Fire PA signed copy of the Ventura County Fire PfchYWh]cb =]ghf]Whsg ?cfa $./3fchYWh]cb =]ghf]Whsg ?cfa $./3

qKYei]fYaYbhg Zcf <cbghfiWh]cb+r

Timing: The Permittee shall submit VCFPD Form #126 ApplicationThe Permittee shall submit VCFPD Form #126 Application to the Fire Preventionto the Fire Prevention
Bureau for approval before issuance of building permits.for approval before issuance of building permits.

Monitoring and Reporting: A copy of the completed VCFPD Form #126 shall be kept on fileA copy of the completed VCFPD Form #126 shall be kept on fileA 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 onvention Bureau. The Fire Prevention Bureau will conduct a final onvention Bureau. The Fire Prevention Bureau will conduct a final on-site
inspection of the project to ensure compliance with all conditions andthe project to ensure compliance with all conditions andthe project to ensure compliance with all conditions and applicable codes /
ordinances. (VCFPD-51)

17. Fire Code PermitsFire Code Permits
Purpose: To comply with the requirements of the Ventura County Fire Code.To comply with the requirements of the Ventura County Fire Code.To comply with the requirements of the Ventura County Fire Code.

Requirement: The Permittee shall obtain all applicable Fire Code permits.The Permittee shall obtain all applicable Fire Code permits.The Permittee shall obtain all applicable Fire Code permits.

Documentation:Documentation: A signed copy of the Fire Code permit(s).A signed copy of the Fire Code permit(s).A signed copy of the Fire Code permit(s).

Timing:Timing: The Permittee shall submit a Fire CodThe Permittee shall submit a Fire CodThe Permittee shall submit a Fire Code permit application along with required
documentation/plans to the Fire Prevention Bureau for apdocumentation/plans to the Fire Prevention Bureau for apdocumentation/plans to the Fire Prevention Bureau for approval before final occupancy,
installation and/or use of any item/system requiring a Fire Code permit.installation and/or use of any item/system requiring a Fire Code permit.installation and/or use of any item/system requiring a Fire Code permit.

Monitoring and Reporting:Monitoring and Reporting: A copy of the approvedA copy of the approved Fire Code permits shall be kept on file
with the Fire Prevention Bureau. The Fire Prevention Bureau shall conduct a fFire Prevention Bureau. The Fire Prevention Bureau shall conduct a final inspection
to ensure that the requirements of the Fire Code permit are installed according tothe requirements of the Fire Code permit are installed according to the
approved plans. Unless aapproved plans. Unless a modification is approved by the Fire Prevention Bureau, the
Permittee, and their successors in interest, shall maintain the conditions of the Fire Code
permit for the life of the development. (VCFPD-53)

18. Inspection Authority
Purpose: To ensure on-going compliance with all applicable codes, ordinances and project
conditions.
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Requirement: The Permittee, by accepting these project conditions of approval, shall
acknowledge that the fire code official (Fire District) is authorized to enter at all reasonable
times and examine any building, structure or premises subject to this project approval for the
purpose of enforcing the Fire Code and these conditions of approval.

Documentation: A copy of the approved entitlement conditions.

Timing: The Permittee shall allow on-going inspections by the fire codgoing inspections by the fire code official (Fire District)
for the life of the project.

Monitoring and Reporting: A copy of the approved entitlement conditiA copy of the approved entitlement conditiA copy of the approved entitlement conditions shall be kept on
file with the Fire Prevention Bureau. The Fire Prevention Bureau shallhe Fire Prevention Bureau shallhe Fire Prevention Bureau shall ensure ongoing
compliance with this condition through on-site inspections. (VCFPDsite inspections. (VCFPD-60)

Air Pollution Control District

19. APCD Rules and Regulations for Project Grading and ConstructionAPCD Rules and Regulations for Project Grading and Construction
Purpose: To ensure that fugitive dust and particulate matter that mayTo ensure that fugitive dust and particulate matter that mayTo ensure that fugitive dust and particulate matter that may result from site
preparation, grading and construction activities are minimized (Per Item F.10d of projectgrading and construction activities are minimized (Per Item F.10d of projectgrading and construction activities are minimized (Per Item F.10d of project
description).

Requirement: The Permittee shall comply with the provisionsThe Permittee shall comply with the provisionsThe Permittee shall comply with the provisions of applicaof applicable VCAPCD Rules
and Regulations, which include but are not limited to, Rule 50 (Opacity)Regulations, which include but are not limited to, Rule 50 (Opacity)Regulations, which include but are not limited to, Rule 50 (Opacity), Rule 51 (Nuisance),
and Rule 55 (Fugitive Dust).55 (Fugitive Dust).

Documentation: The Lead Agency shall ensure compliance with the following provisions:The Lead Agency shall ensure compliance with the following provisions:The Lead Agency shall ensure compliance with the following provisions:

I.I. PrePre-grgrgrgrading/excavation activities shall include watering the area to be graded orading/excavation activities shall include watering the area to be graded orading/excavation activities shall include watering the area to be graded orading/excavation activities shall include watering the area to be graded or
excavatedexcavated before commencement of grading or excavation operations. Applicationbefore commencement of grading or excavation operations. Applicationbefore commencement of grading or excavation operations. Application
of water shouldof water should penetrate sufficiently to minimize fugitive dust during gradingpenetrate sufficiently to minimize fugitive dust during grading
activities;

II. All trucks shall cover their loads as required by California Vehicle Code §23114.All trucks shall cover their loads as required by California Vehicle Code §23114.All trucks shall cover their loads as required by California Vehicle Code §23114.

III. Signs shall be posted onsite limiting traffic to 15 miles per hour or less.Signs shall be posted onsite limiting traffic to 15 miles per hour or less.

IV. All clearing, gradinAll clearing, grading, earth moving, or excavation activities shall cease during
periods of highperiods of high winds (i.e., wind speed sufficient to cause fugitive dust to impact
adjacent properties). During periods of high winds, all clearing, grading, earth
moving, and excavation operations shall be curtailed to the degree necessary to
prevent fugitive dust created by onsite activities and operations from being a
nuisance or hazard, either offsite or onsite.

Timing: ThThroughout project construction.
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Reporting and Monitoring: The Lead Agency shall monitor all dust control measures during
grading activities.

20. Construction Equipment
Purpose: In order to ensure that ozone precursor and diesel particulate emissions from
mobile construction equipment are reduced to the greatest amount feasible.

Requirement: The Permittee shall comply with the provisions of applicable VCAPCD ROCs of applicable VCAPCD ROC
and NOx Construction Mitigation Measures, which include but are not limited to, provisions ofNOx Construction Mitigation Measures, which include but are not limited to, provisions of
SeSection 7.4.3 of the Ventura County Air Quality Assessment Guidelines.7.4.3 of the Ventura County Air Quality Assessment Guidelines.

a.a. Construction equipment shall not have visible emissions, except when underConstruction equipment shall not have visible emissions, except when underConstruction equipment shall not have visible emissions, except when under
load.

b.b. Construction equipment shall not idle for more than five (5) consecutiveConstruction equipment shall not idle for more than five (5) consecutiveConstruction equipment shall not idle for more than five (5) consecutive
minutes. The idling limit does not apply to: (1) idling when queuing; (2) idlinglimit does not apply to: (1) idling when queuing; (2) idlinglimit does not apply to: (1) idling when queuing; (2) idling
to verify that the vehicle is in safe operating condition; (3) idling for testing,operating condition; (3) idling for testing,
servicing, repairing or diagnostic purposes; (4) idlingservicing, repairing or diagnostic purposes; (4) idlingservicing, repairing or diagnostic purposes; (4) idling necessary to
accomplish work for which the vehicaccomplish work for which the vehicle was designed (such as operating ale was designed (such as operating a
crane); (5) idling required to bring the machine system to operatingidling required to bring the machine system to operatingidling required to bring the machine system to operating
temperature, and (6) idling necessary totemperature, and (6) idling necessary to ensure safe operation of the vehicle.ensure safe operation of the vehicle.

Documentation: The Lead Agency shall ensure the applicant informsThe Lead Agency shall ensure the applicant informsThe Lead Agency shall ensure the applicant informs operators of the
vehicles and equipment that idling is limited to five consecutive minutes or less.and equipment that idling is limited to five consecutive minutes or less.and equipment that idling is limited to five consecutive minutes or less.

Timing: Throughout the construction phases of the project.Throughout the construction phases of the project.Throughout the construction phases of the project.

Reporting and Monitoring:Reporting and Monitoring:Reporting and Monitoring: The Lead Agency shall refer to the written idling policy to enThe Lead Agency shall refer to the written idling policy to enThe Lead Agency shall refer to the written idling policy to ensure
compliance.compliance.
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6/20/2019
H YDRO LO GY & H YDRAULIC CALCULATIO NS

The subject property is located at 41700 Pacific Coast Highway. Existing on 41700
Pacific Coast Highway is a single family residence. The Legal description and other
information about the lot of the lot is as follows:

Site Address 41700 Pacific Coast Highway
ZIP Code 90265
Lot/Parcel Area (Calculated) 16,552 SQFT (0.38 Acres)
Assessor Parcel No. (APN) 700-0-200-655

Proposed is a Multi Level Single Family Dwelling building with a Street level parking.
Numeric values of the proposed site and building are as follows:

AI = Impervious Area (acres) =0.097 acres

AP = Pervious Area (acres) =0.2834 acres

AU = Contributing Undeveloped Upstream Area (acres) =0.00 acres

ATotal = Total Area of Development =0.38 acres

The area for impervious hardscape is the sum of all the roof and deck area of the
proposed building and area surrounding the building. The impervious area is being
treated with a combination of 6 planter boxes adding up to 585 SF.

The foundation for the proposed building covers most of the site, and according to
Project Soils Engineer, infiltration around and near the building foundation should be
avoided. Therefore, the method of infiltration was ruled out for this site.

The second step in feasibility was to look at a capture and use system. The calculations
attached show that lack of adequate landscape eliminates the feasibility of this BMP.

Attached landscape plan shows that other than proposed planter box
landscaping on the site includes planted pots placed throughout the site. Therefore,
capture and use was ruled out for this site.
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Development of the site requires the implementation of Biofiltration planters to mitigate
pollutants from the project site. All of the rainfall runoff from most storm events over the
project site portion of the lot is collected and transported to the Biofiltration Planter. The
Planter is sized to treat the volume of runoff resulting from a 100 year storm. After

filtration media, the treated runoff exits the bottom of the Planter and sheet flows across
the descending slope at a rate equal to or less than the existing rate thereby resuming

-development, sheet flow drainage patter. Runoff from statistically very

ter located at the existing
natural watercourse at the lots south westerly boundary.

H ydrologyCalculations:
Hydrology calculations were prepared for purposes of sizing the catch basins and storm
drain pipes for a Capital Floor (100-year frequency storm event) and for ensuring that the

ter surface
elevation in the natural watercourse.

CountyofVe ntura
Planning Dire ctorH e aring

Case No. PL17-0005

Exhibit9 H ydrology& H ydraulic
Calculations



Equation 7.3.5

Equation 5.1.2

Equation 6.3.2

Tc = Time of concentration
L = Longest flow path length from watershed boundary to outlet
Cd = Soil specific Development Runoff Coefficient, ratio of runoff rate t rainfall intensity, in/in
It Rainfall intensity at time t, in/hr
S = Slope of longest flow path, ft/ft
Cu = Soil specific Undeveloped runoff coefficient, ratio of runoff rate to rainfall intensity, in/in
A = Watershed Area, acres

PredevelopmentRunoff: 0.6208 x0.2681 x0.38 = 0.0632 cfs
PostDevelopmentRunoff: 0.6835 x0.275 x0.38 = 0.0714 cfs

Difference: 0.0082 cfs



O rificeSizing:

The Detention Basin outlet pipe uses submerged orifice methodology:

Q = C A (2g h)1/2

C = 0.6 circular orifice
A = area of orifice (pipe)
G = gravity 32.2 ft/sec

Ws inv pipe = 342.0
Max ws in det basin = 346.0

Q = 100 year flow rate for runoff area, 0.0632 cfs

A = Q / C (2gh)1/2

= 0.0714 cfs / 0.6 ( 2 x 32.2 x 3)1/2

= 0.0714 / 8.34
= 0.00856 sf

Orifice Diameter (max.)
A = 3.14 D2 / 4

D = (.00856 (4) / 3.14 )1/2

D = 0.104 ft or 1.25 inch diameter orifice plate or a 1.5



Capture& UseCalculations:

V Design = 3,787.5 x (1.09/12) = 344 cu. ft.

0.0 acres of pervious area
Medium Planting Type Planting Factor = 0.4

i. Determine the Design Volume in Gallons:
V Design (gallons) = 344 cu. ft. x 7.48 gal/cu. ft. = 2,573 gal.



ii. Determine Planting Area within project limits:
Planting Area (sq. ft.) = 683



iii. Determine Planter Factor (PF), sq. ft.:
Planter Factor (sq. ft.) = 0.4 x 683 = 273 sq. ft.

iv. Determine the 7-month (Oct. 1-April 30) Estimated Total Water Usage (ETWU):

ETWU (7months) = ET 7 x 0.62 x PF

ETWU (7months) = 21.7 x 0.62 x 133.6 = 1,797 gal. < 5,811 gal.

v. ETWU (7months) is less than V Design, therefore, Capture and Use is not feasible.



BioPlanterBoxCalculations:

V m = 344. ft. (from previous step)
Soil media infiltration rate, K sat. Media : 5 in./hr. (Table 4.3)

Time to fill 3 feet of media (2
(Table 4.3)

Drawdown time, T (hr.) = 48 hrs (Table 4.3)
Ponding Depth = 1 ft. MAX (Table 4.3)

i. Determine the design volume:

V Design (cu. ft.) = 1.5 x V m
V Design (cu. ft.) = 1.5 x 344 = 516 cu. ft.

ii. Determine the design infiltration rate, K Sat Design

K Sat. Design = K Sat. Media / FS = 5 (in./hr.) / 2 = 2.5 in./hr.

iii. Calculate the BMP Surface Area, A min.:

A min. (sq. ft.) = V Design / [(T Fill x K sat. design / 12 in./ft.) + dp]
A min. (sq. ft.) = 516 / [(3 hrs. x 2.5 in./hr.) / 12 in./ft.) + 1 ft.]
A min. (sq. ft.) = 317.5 sq. ft.

TributaryAreaCalcs

Total Lot Area: 16,552 SQFT
Total Lot Area: 0.38 Acres
[DSD] Design Storm Depth (ft3): 0.75

Impervious Area (SF): 4,208 SQFT
Impervious Area (Acres): 0.0966
Pervious Area (SF): 12,344 SQFT
[PA]Pervious Area (Acres): 0.2834

% Impervious: 25.4%
% Pervious: 74.6%

A (0.9 )+ (PA)x0.1 = CatchArea[T ]=

CaptureVolume(Vm)= T xDSD

RequiredPlanterSF= Vm /1.625



SummaryConclusion:
AllRainW aterfrom roofareas, willbedivertedtodownspouts,whichwillleadto
planters. BM Psprovidedaretoincludesix(6)planterboxesforatotalof585
SQFT ofplanterarea.
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STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION 
SOUTH CENTRAL COAST DISTRICT OFFICE 
89 SOUTH CALIFORNIA STREET, SUITE 200 
VENTURA, CA 93001-2801 
VOICE (805) 585-1800 
FAX (805) 641-1732 

1 

August 17, 2022 
John Oquendo, Case Planner 
County of Ventura Resource Management Agency 
Planning Division 
800 S. Victoria Ave. L#1740 
Ventura, CA 93009 
RE: Planning Director Hearing for Planned Development Permit No. PL17-0005 
Dear Mr. Oquendo, 
Coastal Commission staff has reviewed the Planning Director Staff Report and Response to 
Comments Memo for PD Permit Case No. PL17-0005 and would like to provide the 
following comments for your consideration. The applicant requests the subject permit for the 
demolition of an existing 4,500 square foot, two-story single-family dwelling with an attached 
two-car garage and the construction of a new 5,034 square foot, two-story single-family 
dwelling with an attached 348 square foot garage and a detached 489 square foot one-story 
accessory dwelling unit (ADU). The proposed project also includes a pool, on-site 
wastewater treatment system, biofiltration planter boxes, and retaining walls ranging in 
height from two to twelve feet.  
As described in Commission staff’s comment letter dated February 27, 2020, the subject 
project site is located in an area that is extremely vulnerable to coastal hazards and 
flooding. Section 30253 of the Coastal Act, which is incorporated in the County’s LCP, 
mandates that new development minimize risks to life and property in areas of high geologic 
and flood hazard, and not create or contribute significantly to erosion. It appears that the 
proposed development extends further seaward than the existing residence, increasing its 
vulnerability to coastal hazards. Additionally, the proposed ADU would be located seaward 
of the proposed residence, and the Response to Comments Memo indicates that the ADU 
would be subject to wave action in one of the wave conditions analyzed in the Coastal 
Engineering Report.  
Given the degree of risk posed by existing and projected coastal hazards in this highly 
vulnerable area, the staff report should include an analysis of siting and design alternatives, 
including locating development (including residence, ADU, and on-site wastewater 
treatment system) further landward, reducing its size and footprint, and other options, that 
would minimize shoreline and flooding hazard risks. Furthermore, Commission staff 
continue to recommend that once the appropriate siting and design alternatives are 
analyzed, adaptation measures are identified and conditions of development are imposed 
on the permit to address issues regarding acknowledgement and assumption of risk that the 
property is located in a hazardous location, triggers for relocation or removal of the 
development as site conditions change, provisions for lateral public access, and other 
strategies to reduce risks and/or impacts to coastal resources and public access over time. 
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The IS/MND that was prepared for the subject site stated that the project would be located 
on a bluff, as the elevation slopes downward at an approximately 14% grade from a height 
of 70 ft. above mean sea level to 35 ft. above mean sea level. As the LCP requires that new 
development is sited and designed to minimize risks on bluffs areas, in our previous 
comment letter, Commission staff recommended that the County should determine the 
presence of a bluff at the subject project site to determine if blufftop setbacks should be 
applied. In the Response to Comments Memo, it states that County staff have determined 
that the project site does not constitute a bluff, that the soils on site are stable, and that the 
site is free from potential geologic hazards. This response addresses stability of the site but 
does not clarify if analysis by a qualified professional was completed in order to determine if 
this site constitutes a bluff, and to determine potential blufftop setbacks.  
As described in our previous comment letter, the LCP requires the protection and provision 
of public access. However, the location of the proposed development and existing rock 
revetment could create potential impacts to public access. Under current conditions, public 
access along the seaward edge of the subject property is only available under certain 
seasonal and tidal conditions. Given that this beach is only expected to narrow in the future 
due to sea level rise, the location of the proposed development, including the existing rock 
revetment, could impede the public’s access to and along the beach. Therefore, in addition 
to an alternatives analysis which demonstrates if the proposed development sited as far 
landward as possible, the staff report should also include an analysis of removal of the 
existing rock revetment. This is particularly important given that this is a redevelopment 
project, that as described within the Response to Comments Memo, has been designed 
without the need for a shoreline protective device.   
Lastly, the staff report indicates that there is additional accessory development, including 
fencing, walls, shade structure, and railroad ties, located on the project site. It is unclear if 
this development was previously permitted, and as such the staff report should include an 
analysis of permit history and clarify if this accessory development is proposed to be 
retained as part of the subject redevelopment.  
The Coastal Act and LCP require that public access be protected and enhanced and 
impacts from coastal hazards be avoided to the maximum extent feasible. With regard to 
the subject property, the proposed development appears to be inconsistent with the policies 
and provisions of the certified LCP. In order to avoid impacts, additional siting and design 
alternatives must be evaluated. Lastly, it appears that the subject PD permit would be 
appealable to the Commission, and as such, should be noticed accordingly. 
We appreciate the opportunity to provide comments for your consideration. Please contact 
me with any further questions at Jacqueline.Phelps@coastal.ca.gov. 

Sincerely, 

Jacqueline Phelps 
District Supervisor 
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DATE:  September 8, 2022 
 
TO:   Dave Ward, Planning Director and other interested Parties 
 
FROM:  John Oquendo, Case Planner 
 
SUBJECT:  Addendum to Planning Director Staff Report for Coastal Planned Development 

Permit Case No. PL17-0005 (Sanjiv and Shuba Jain) Response to Public 
Comments 

              
              
This memo has been prepared to address comments received during the public hearing process 
for Coastal Planned Development (PD) Permit Case No. PL17-0005, a request to demolish an 
existing single-family dwelling and construct a new single-family dwelling and accessory dwelling 
unit (ADU) for the property located at 41700 Pacific Coast Highway, Malibu.  Jaqueline Phelps, 
District Supervisor with the California Coastal Commission South Central Coast District Office, 
submitted a comment letter to the Ventura County Planning Division prior to the scheduled hearing 
for the Project on August 18, 2022 (Exhibit 11a).  The hearing for the Project has been continued 
to September 8, 2022, to permit the preparation of a response to comments.  The comments 
within the California Coastal Commission letter have been assigned reference numbers for ease 
of discussion.  A response from Ventura County Planning Division Staff follows a short summary 
of the comments identified in the letter. 
 

1. Response to Comment 1: The commenter lists the Project description.  The Project as 
described by the commenter is consistent with the description in the Planning Director Staff 
Report. The Planning Division has modified the proposed conditions of approval to require 
that the rear structure be appropriately labeled on all subsequent submittals as an 
Accessory Dwelling Unit (ADU), consistent with the definition within the Ventura County 
Coastal Zoning Ordinance. References to “guest house” within the Applicant’s supporting 
background reports or the Coastal Commission comment letter are interpreted to mean 
ADU. 
 

2. Response to Comment 2: The commenter states that the site is located in an area 
extremely vulnerable to coastal hazards and flooding.  The commenter references Section 
30253 of the Coastal Act which requires the minimization of risks to life and property.  The 
commenter states that the staff report for the Project indicates the structural members of 
the proposed ADU would be subject to wave action.  As analyzed in the Planning Director 
Staff Report (Exhibit 6, Item 6), the area is suitable for the proposed development and free 
of significant risk from the range of considerable hazards (flooding, wave attack, geological 
hazards, fire, etc.).  With respect to the ADU being subject to wave action, as disclosed in 
the response to comments document attached to the MND (Exhibit 4, Revised ISMND Item 
17b-14) the piles upon which the ADU will be built will be subject to wave action at the end 
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of the 75 year design life of the structure with a negligible wave force of 4.94 lbs. per square 
foot at a depth of 0.31 feet per the Coastal Engineer of record for the proposed Project 
(Exhibit 7).  Other solid improvements have been removed from the landward extent of the 
third wave condition (B.W. Uprush H’o = 4.0’, T + 18 Sec) uprush elevation, located 211.4 
feet from the right-of-way for Pacific Coast Highway.  No further revisions to the Project are 
required to address this comment. 
 

3. Response to Comment 3: The commenter states that the degree of risk posed by existing 
and projected coastal hazards in this highly vulnerable area warrants analysis of siting and 
design alternatives, including relocation of the development, reduction of footprint and 
other options that would reduce risk.  As stated in the Planning Division Staff Report and 
its Exhibits (See Exhibit 6, Item 6 and Exhibit 4, Responses B-2 and B-3), the proposed 
Project appropriately minimizes risk for the design life of the proposed project, as the 
development envelop is located completely outside of areas of concern. The development 
envelope is located outside of the Federal Emergency Management Flood Special Flood 
Hazard Area, outside of sandy beach areas and 231 feet from the October 28, 2016 
surveyed Mean High Tide Line. Additionally, solid site improvements are landward of the 
third critical wave design condition for the design life of the project as stated in the Revised 
Coastal Engineering Report (Exhibit 7) with the exception noted above related to the face 
of the piles supporting the ADU at the end of the design life of the structure. The Project 
site is suitable for construction over the slope areas as the soils have been found to be 
stable and no shoreline protection will be necessary for the design life of the Project as the 
development envelope is appropriately landward of and above the wave uprush elevation 
established for the site.  The Project is in an area designated Existing Community by the 
Ventura County General Plan (Ventura County Geographic Information System 2022) and 
zoned Coastal Planned Residential Development (CRPD).  The purpose of the CRPD zone 
is to provide a method whereby land may be designated and developed as a unit for 
residential use by taking advantage of innovative site planning techniques. The site is 
located outside of any Environmentally Sensitive Habitat Area (ESHA).  Due to the 
identified absence of significant hazards and the absence of impacts to ESHA, the 
development of alternatives to the proposed project is not warranted for the proposed 
Coastal PD Permit.  The supporting documentation analyzed within the staff report 
adequately demonstrates compliance with all applicable provisions of the Local Coastal 
Program, including policies related to Hazards and Conservation.  Further, the Project 
meets the minimum development standards defined by the Ventura County Coastal Zoning 
Ordinance (CZO) including setbacks, lot coverage limitation, and height limit.  
 

4. Response to Comment 4:  The commenter states that the ISMND for the Project (Exhibit 
4) was revised to address the stability of the slope area occurring on the site but failed to 
clarify if analysis by a qualified professional was completed in order to determine if this site 
constitutes a bluff, and to determine potential blufftop setbacks.  In response to this item 
the Planning Division consulted with the Ventura County Public Works Agency (PWA) 
Engineering Geologist, Jim O’Tousa Certified Engineering Geologist CEG1393.  Mr. 
O’Tousa previously conducted agency review of the Project on behalf of PWA for review 
of preliminary grading, geotechnical reports, and structural design.  Mr. O’Tousa 
determined that based upon his review of the submitted project Plans (Exhibit 3) and the 
Geological and Soils Engineering Investigation (Exhibit 8), the site is stable, including 
manufactured slope areas.  The Geological and Soils Engineering Investigation indicates 
that the subject property has been modified through previous grading activities and 
indicates the presence of fill material at a depth of 5 to 9 feet within the proposed 



development envelop (See Drawing W0-01 for test pit locations, Exhibit 8).  Mr. O’Tousa 
has reviewed the Geological and Soils Engineering Investigation and concurred with the 
determination in the report that the proposed Project is grossly stable to a factor of safety 
in excess of 1.5 (static) and 1.1 (pseudo static).  Consistent with the applicable 
requirements of the Local Coastal Program and the January 16, 2003 Memorandum from 
Mark Johnson, Staff Geologist to the California Coastal Commission1, the slope areas 
present on the Project site are stable, do not constitute bluff, and no slope setback is 
necessary for the Proposed project.  As analyzed by Mr. O’Tousa, while the site contains 
sloping segments with flat segments (4 segments measured on Exhibit 3, Sheet C2.3), it 
does not contain any sheer or defined bluff face and is not presently subject to retreat or 
erosion.  The toe of the manufactured sloping segment defined by Mr. O’Tousa is 
approximately 235 feet landward of the October 28, 2016 surveyed Mean High Tide Line 
and outside of the areas determined to be subject to Coastal Hazards (Exhibit 7).   
Consistent with the findings and analysis with the Planning Director Staff Report and its 
exhibits, the proposed single-family dwelling and ADU may be constructed as proposed 
consistent with the requirements of the Local Coastal Program and Coastal Act. 
 

5. Response to Comment 5: The commenter states that due to projections related to sea 
level rise and the location of the proposed development envelope, the analysis supporting 
the Project shall include analysis of the removal of an existing rock revetment located 
across the subject parcel.  The Planning Division has not determined the provenance of 
the existing rock revetement, which is located across the subject property and the adjacent 
neighboring properties.  Staff has determined that the subject property would not qualify 
for any repairs, replacement or reconstruction once the new dwelling is constructed.  
However, the requirement for removal of the existing improvements is not presently part of 
the Project description. 
 

6. Response to Comment 6: The commenter states that other existing site improvements 
(fencing, walls, shade structure and railroad ties) should be analyzed to determine if these 
improvements have been appropriately permitted.  Planning Staff was unable to determine 
if these various improvements were depicted on the Project plans were appropriately 
permitted.  Building permit history for the subject site is limited and only indicates the 
construction of the dwelling and retaining walls.  The applicant indicates that improvements 
within the development envelope of the proposed Project will be demolished (i.e. shade 
structure, retaining walls, and railroad ties).  Fencing securing the site will be maintained 
and permitted as part of Coastal PD Case No. PL17-0005). 
 

7. Response to Comment 7: The commenter reiterates statements related to the formulation 
of siting and design alternatives to avoid impacts from coastal hazards to the maximum 
extent feasible, and states inconsistency with the policies and provisions of the certified 
LCP.  As stated previously, staff determined that the analysis performed for the Project is 
consistent with the requirements of the LCP and no additional alternatives analysis is 
necessary.  In confirmation of the commenters final statement, the commenter will be 
notified of all actions taken on the Project.  

 
 

 
1With the attached Preprint of manuscript entitled “Establishing development setbacks from coastal bluffs,” by Mark J 
Johnson, to appear in Proceedings, California and the World Ocean, ‘ 02 Orville Magoon, ed., 21 p. 
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Oquendo, John

From: Fearer, Sam@Coastal <sam.fearer@coastal.ca.gov>

Sent: Wednesday, September 7, 2022 8:01 AM

To: Oquendo, John

Cc: Phelps, Jacqueline@Coastal

Subject: Comments on PL17-0005 (Jain residence)

WARNING: If you believe this message may be malicious use the Phish Alert Button to report it or forward
the message to Email.Security@ventura.org.

Dear Mr. Oquendo,

We have received the revised Planning Director Staff Report (hearing date: 9/8/2022) and have reviewed the responses
provided for all comments previously submitted by Commission staff. While we have no additional comments to make
at this time, we continue to raise the same issues identified in our previous comment letters, as they remain
unaddressed.

The Coastal Act and LCP require that public access be protected and enhanced and impacts from coastal hazards be
avoided to the maximum extent feasible. With regard to the subject property, the proposed development appears to be
inconsistent with the policies and provisions of the certified LCP. In order to avoid impacts, additional siting and design
alternatives must be evaluated and additional analyses should be completed.

We appreciate the opportunity to provide comments for your consideration. Please contact me with any further
questions at sam.fearer@coastal.ca.gov.

Sincerely,
Sam Fearer

Sam Fearer
Coastal Program Analyst
California Coastal Commission | South Central Coast District
89 South California Street, Ventura, CA 93001
sam.fearer@coastal.ca.gov | (805) 585-1800

County of Ventura
Planning Director Hearing

Case No. PL17-0005

Exhibit 12a Email
Communication from California

Coastal Commission
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Oquendo, John

From: yucca <yucca.clippinger@winnerclippinger.com>

Sent: Sunday, September 18, 2022 4:04 PM

To: Oquendo, John

Cc: Bill Clippinger

Subject: Re: County of Ventura Planning Division: Public Hearing for Coastal Planned

Development Permit Case No. PL17-0005 (Jain Residence)

Attachments: JainsExhibitImages.pdf

WARNING: If you believe this message may be malicious use the Phish Alert Button to report it or forward
the message to Email.Security@ventura.org.

Hi John,

Unfortunately, we might not be able to attend next meeting on 9/29 so we are jotting some concern regarding design of
Jain Residence based upon the blue print that you kindly sent to us.

1. Their plan is totally ignoring the String Line. When we build the house, we had to contain the foot print within the
String Line of both sides of the neighbors. So we designed our house part diagonally to follow the String Line.The former
owner, Lefcowitz built the cabana (where Jain’s new guest house will be) without the permit. The cabana does not have
enclosure. 3 sides are open. We did not complain since that does not block our view with the good neighboring faith.
Their new main house will block 80% of our North East view. Granted, their other side of the house was built very close
to the ocean but the former owner had the house which was positioned very close to the ocean and they stayed within
the foot print, at least the ocean side. However, Jains’ plan is exceeding the String Line.

2. Jains built the new deck an year ago way stretched towards ocean, with or without permit and that retaining wall is
already unravelling. (Picture attached). We feel the hillside is not safe to carry the weight of the new house and their
pool.

3. As I mentioned in the prior meeting, we are very much concern about the accessibility for the construction. We gave
the one easement agreement cut into half of our property since the neighbor did not have any parking space in front of
their existing garage.That space (Easement) can accommodate only 3 regular size cars. In that case, the construction
trucks has to be parked on PCH most of the time.

4. We have the 2nd easement agreement which go thru our property for their access from the gate to their property.
This access and the said easement area will not give enough space the truck to turn around. We already had an incident
Von’s delivering truck during the pandemic hit our carport. If they are going to tear down the house and built new, our
wish is that they make an access road, even temporarily during the construction from PCH directly to their property.
(Access Road Picture attached).

5. Unfortunately, we do not have site map in digital form but if you can find our plan which was permitted 1997, under
our name Clippinger, if you can send us the record, we can study in detail.

We really appreciate your help.

William & Yucca Clippinger
County of Ventura

Planning Director Hearing
Case No. PL17-0005

Exhibit 12b Email Communication
from William and Yucca Clippinger
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yucca
yucca.clippinger@winnerclippinger.com

On Sep 8, 2022, at 12:18 PM, Oquendo, John <John.Oquendo@ventura.org> wrote:

Hi Yucca,

Thanks for attending today’s hearing. Per our discussion this morning, the Planning Director Staff
Report is available on the Planning Division website here:

https://vcrma.org/docs/images/pdf/planning/hearings/pd/2022/09-08-22_JO_PL17-0005_2.pdf

The plans for the project are attached to this message for your review. If you have any questions, please
feel free to contact me.

Respectfully,

John Oquendo, AICP l Senior Planner
John.Oquendo@ventura.org

Ventura County Resource Management Agency
Planning Division
P. (805) 654-3588 | F. (805) 654-2509
800 S. Victoria Ave., L#1740 | Ventura, CA 93009-1740
Visit our website at vcrma.org
For online permits and property information, visit VC Citizen Access
<image001.png>
Pursuant to the California Public Records Act, email messages retained by the County may constitute public
records subject to disclosure.

<Exhibit 3 Plans reduced.pdf>
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DATE:  October 20, 2022 
 
TO:   Dave Ward, Planning Director and other interested Parties 
 
FROM:  John Oquendo, Case Planner 
 
SUBJECT:  Second Addendum to Planning Director Staff Report for Coastal Planned 

Development Permit Case No. PL17-0005 (Sanjiv and Shuba Jain) Response to 
Public Comments 

              
              
This memo has been prepared to address additional comments received during the public hearing 
process for Coastal Planned Development (PD) Permit Case No. PL17-0005, a request to 
demolish an existing single-family dwelling and construct a new single-family dwelling and 
accessory dwelling unit (ADU) for the property located at 41700 Pacific Coast Highway, Malibu. 
 
On August 18, 2022, Jaqueline Phelps, District Supervisor with the California Coastal Commission 
South Central Coast District Office (District Office), submitted a comment letter to the Ventura 
County Planning Division prior to the scheduled hearing for the Project (Exhibit 11a).  The hearing 
for the Project was continued from August 18, 2022, to September 8, 2022, and a response to 
comments was prepared and posted for public review (Exhibit 11b).  On September 7, 2022, the 
Ventura County Planning Division received additional communication from the District Office 
(Exhibit 12a) from Sam Fearer, District Office staff member, that states that the District Office’s 
comments remained unaddressed.  The Planning Director hearing was continued to October 20, 
2022, to allow for communication between the County, the Applicant and District Office staff.  On 
September 15, 2022, a meeting was conducted between these parties.  District Office staff 
indicated they still had concerns with the location of the septic tank and overall size and scale of 
the proposed development.  Below are additional responses to the District Office’s concerns.  
 
On September 18, 2022, Planning Division staff received additional Project-related comments 
from Yucca and William Clippinger, neighboring property owners.  The Clippinger’s comment 
email is attached to this addendum (Exhibit 12b).  
 
In response to these comments, the applicant and their representatives have voluntarily modified 
the proposed Project.  The revised plans are included with this Staff Report (Revised Exhibit 3).  
In summary, the plans have been updated so that all habitable buildings remain outside of the 
most landward limit of the wave uprush elevation established in the Coastal Engineering Report 
(Exhibit 7) and to limit encroachment of potential views from the proposed extended dwelling.  The 
Project description is also updated as follows:  
 

The applicant is requesting a Coastal Planned Development (PD) Permit for the demolition 
of an existing 4,500 square foot (sq. ft.) two-story single family dwelling (SFD) with an 
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attached two-car garage and the construction of a new 4,783 sq. ft. two-story SFD with an 
attached 348 sq. ft. garage and a detached 502 sq. ft. one-story accessory dwelling unit 
(ADU) located on a lot addressed as 41700 Pacific Coast Highway.  The project includes 
the construction of a 10 foot by 29-foot outdoor pool, installation of approximately four 
biofiltration planter boxes (totaling approximately 459 sq. ft.) to treat the volume of storm 
water runoff resulting from a 100-year storm and retaining walls ranging in height from 2 
feet to 12 feet high.  The applicant is proposing to retain the existing chain-link fencing 
along the west and east property line and the southern portion of the lot and remove the 
following unpermitted improvements: rocks associated with the revetment located at the 
most southerly portion of the lot, railroad ties, stone walls, and brick patio.  Access to the 
site is provided by an existing private driveway and access easement which extends across 
APNs 700-0-200- 815, -765, and -715 before connecting to Pacific Coast Highway 
(Attachment 2). 
 
Water will continue to be provided by Yerba Buena Water Company (YBWC) and 
wastewater disposal will be handled by a new onsite wastewater treatment system (OWTS) 
a 3,654-Gallon Microseptec Enviroserver Treatment Tank, with precast distribution box, 
and two existing seepage pits and two proposed expansion seepage pits (Exhibit 3). 

 
Below are the concerns raised at the September 15, 2022, meeting with District Office staff and 
the applicant, and the corresponding responses. Refer to Exhibits 11a and 11b for previous 
comments and responses.  With respect to the Clippinger’s comment email (Exhibit 12b), 
Planning Division staff responses follow the numbers assigned within their message.   
 
COASTAL COMMISSION COMMENTS (Meeting of September 15, 2022):  
 

1. Revised Project Description: The square footages have been voluntarily modified by the 
applicant and their representative; an overall reduction of 238 square feet.  The updated 
project description has been entered into the Planning Director Staff Report and Conditions 
of Approval (Exhibit 5) and the attached site plan has been replaced (Revised Exhibit 3).   
 

2. Consistency Discussion with Coastal Section 30253: Section 30253 of the Coastal Act 
requires new development to minimize risks in areas of high geologic and flood hazard.  
The  proposed development envelope is free of significant risk from the range of 
considerable hazards (flooding, wave attack, geological hazards, fire, etc.) based upon the 
findings related to coastal hazard and geologic hazard risks in the Revised Coastal 
Engineering Report (Exhibit 7) and the Geologic and Soils Engineering Exploration (Exhibit 
8).  In response to the District Office staff’s concerns, the applicant has voluntarily moved 
the ADU to the landward limit extent of the third wave condition (B.W. Uprush H’o = 4.0’, T 
+ 18 Sec) uprush elevation, located 211.4 feet from the right-of-way for Pacific Coast 
Highway.  Based upon the projections within the Coastal Engineering Report, the footprint 
of the proposed development will be adequately protected for a reasonable range of future 
coastal conditions. 
 

3. Alternatives Analysis: The District Office inquired as to why an alternatives analysis was 
not conducted including relocation of the development, reduction of footprint and other 
options that would reduce risk. In addition to the changes implemented by the applicant, 
the Planning Division reviewed additional standards for site improvements that may impact 
future siting of a replacement septic system.  As indicated in the Project description, the 
proposed Project will employ a seepage pit wastewater disposal system with an advanced 



treatment septic tank located at the southern limit of development.  Planning Division staff 
reviewed the configuration with the Environmental Health Division staff, Ernest Dragan and 
Ashley Kennedy, and determined the proposed siting of the septic tank can appropriately 
accommodate replacement in the future.  This is based upon the location of the most 
landward surveyed Mean Hightide Line (October 21, 2014) which is approximately161 feet 
from the location of the proposed septic tank.  The applicant will be required to ensure 
appropriate minimum horizontal distances from various site condition under the 2019 
Ventura County Building Code (VCBC).  Pursuant to VCBC Table H-1, the applicant or 
their successors will be required to maintain 50-foot setback from ocean waters (Mean 
High Tideline).  Given the projections in the Coastal Engineering Report (Exhibit 7), in 
particular the location of design tide (still water elevation – 14.24 feet above the North 
American Vertical Datum of 1988 (NAVD88)), the proposed location of the septic tank will 
maintain the minimum setback prescribed for the 75-year design life of the structure and 
accommodate replacement of the system within the same area, if required, during this 
period. 

Coastal Commission staff also expressed concern with the extent of the expansion of the 
proposed Project beyond the existing building footprint.  In response to this informational 
request, the applicant’s representatives plotted the outline of the existing footprint on sheet 
A0.2 on the plans (Revised Exhibit 3).  The proposed development footprint extends 
approximately 103 feet beyond the existing building footprint of the dwelling, but the 
proposed structures will be built within areas previously impacted by grading and 
development, including within the limit of the existing open shade structure on the southern 
portion of the property.  Based upon the findings and analysis within the Planning Director 
Staff Report, the proposed building envelopment complies with Coastal Zoning Ordinance 
(CZO) Section 8175-2 Schedule of Specific Development Standards by Zone. 
 

YUCCA AND WILLIAM CLIPPINGER COMMENTS:   
 

1. Response to Clippinger Comment 1:  The commenter states that the proposed design 
ignores stringline and may impact their view.  The commenter provides pictures and 
estimates that 80 percent of the northeast view would be impacted.  In response to these 
comments the applicant has revised the layout of the Project (Revised Exhibit 3).  The 
revised plan removes a portion of the building from the view line of the neighboring property 
(See Exhibit 3 Sheets A0.5, A0.6).  The proposed development configuration is consistent 
with the Ventura County development standards and policies related to the establishment 
of structure setback and compatibility with surrounding structures.   
 

2. Response to Clippinger Comment 2: The commenter expresses concern about 
geological hazards that may impact the proposed Project.  As indicated in the Planning 
Director Staff Report, the proposed Project has been designed to address all considerable 
hazards related to the construction of a new single-family dwelling.  As concluded in the 
Geologic and Soils Engineering Exploration (Exhibit 8), slope areas are stable for proposed 
construction with supporting piles.  The supporting background reports have been peer 
reviewed by the Ventura County Public Works Agency Engineering.   
 

3. Response to Clippinger Comment 3: The commenter expresses concern regarding the 
availability of parking, access, and construction.  The applicant shall not obstruct or prevent 
access through the shared easement, nor shall any off highway parking occur where 
prohibited. 



 
4. Response to Clippinger Comment 4:  The commenter expresses concerns regarding 

access and suggests that access should occur, even temporary directly from Pacific Coast 
Highway to the subject property.  The existing rights of access for the subject property 
allow for ingress and egress from the shared access driveway (Preliminary Title Report, 
Ticor Title Company, Dated April 27, 2010).  The Project will be subject to conditions of 
approval that will require the designation of a contact person, the contact person will be 
available directly for any issues that come up during construction.  The applicant and their 
contact person will be responsible for respond to complaints and concerns from the 
neighbors and implementing any necessary coordination to prevent conflicts. 
 

5. Response to Clippinger Comment 5: The commenter asks for copies of permits.  The 
record research will be provided.   

 
JO: jt 
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