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PHASED LCP AMENDMENTS – This is the final phase (Phase 2C) of an LCP update
program that includes previously certified amendments for a wide range of topics –
including temporary film production, tree protection, water-efficient landscaping,
and coastal trail. These LCP updates were initiated by the Board of Supervisors and
primarily funded through federal grants. Federally funded project (CIAP grant)
included Coastal Biology (Santa Monica Mountains) and LCP amendments.

HPD ZONE: The CZO contains a zoning classification called Harbor Planned

Development that is no longer used in the coastal zone. The HPD zone was

previously used at Channel Islands Harbor, which is now part of the City of Oxnard.

The Harbor District operates under a separate set of land use regulations.
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NOTES:

• There will multiple opportunities for public comments throughout the public
review and public hearing process.

• Processing a set of amendments to the LCP is a lengthy process, as amendments
must be certified by the California Coastal Commission.

• Our tentative schedule includes a Planning Commission and a Board of
Supervisors hearing in 2018.

• With luck, the first Coastal Commission hearing will be complete by mid-2019.
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For the North Coast and South Coast meetings, a representative of the Ventura
County Fire Department will present information on fuel modification zones.

COMMENTS:

County staff will be available at all breakout areas.

Public comments will be accepted during the public meetings or by mail/email.
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Unincorporated County areas within the coastal zone are shown in blue.
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NOTES:

During the 1980’s, Ventura County and the Coastal Commission adopted what is
called the Categorical Exclusion Order (“CAT EX”). It applies only to Ventura County.
More information on the Categorical Exclusion Order will be provided during the
presentation.
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Note: Similar Coastal Act requirements are provided for development in areas
adjacent to ESHA.
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• LCP regulations for ESHA have not been updated since the 1980’s. The first LCP

was certified in 1987, so it’s been 30 plus years since its inception.

• Federal laws, state regulations, and court decisions affected environmental

regulations for the coastal zone during that period.

• ESHA maps are outdated, and the Santa Monica Mountains map does not reflect

Coastal Commission findings for that area, incorporated into maps for the City of

Malibu and Los Angeles County.
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NOTES – This section of the presentation covers the topics listed on this slide.

For definitions, see CZO, starting on page 2.
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NOTES:

• The existing and proposed definition for ESHA is based on language in the
Coastal Act.
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NOTE:

In 2003, the Coastal Commission made a formal finding that CSS and Chaparral in the Santa
Monica Mountains is defined as ESHA.

Outside the Santa Monica Mountains, only certain types of CSS/Chaparral are defined as
ESHA.
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NOTES:

Special status species includes species listed by the U.S. government and State of California.

It also includes species on Ventura County’s Locally Important Species List.
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NOTE –

All adopted ESHA maps are located in the Coastal Area Plan.

Certified maps are used early in the permitting process to help identify if ESHA may
be located on a particular lot.
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NOTES:

• The County’s CEQA Guidelines include a requirement for site-specific ESHA maps
in the coastal zone.

• Current guidelines are located in the Initial Study Assessment Guidelines (ISAGs)
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NOTES:

• A 1000-foot radius is required for monarch butterfly surveys.

• Appendix E1 provides information on survey/mapping requirements for a site-
specific ESHA map.

• Includes standards for ESHA determinations, including mapping ESHA after a
natural disaster.
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NOTE:

The existing LCP limits use in ESHA to:

• Nature study, passive recreation, habitat restoration, uses dependent on the
resource (aquiculture, scientific research)

• Shoreline protective devices (with limitations)

• Public works facilities (with limitations)
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NOTE:
• Resource-dependent uses include: Passive recreation (hiking trails, low-impact

camping, horseback riding); nature study and environmental research,
interpretive or directional signs, habitat restoration.

• A clear set of regulations is provided regarding what uses are allowed, by the
Coastal Act, in streams, rivers, wetlands, and open coastal waters.

• The second and third items on this list will be explained in greater detail later in
the presentation.
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PROBLEMS - For example, development standards do not cover a wide range of

situations or habitat types.
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NOTES – This section of the presentation covers the topics listed on this slide.
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See Article 2 of the Coastal Zoning Ordinance for a definition of ‘development’

Categorical Exclusion Order:

• Development on lots adjacent to a beach is not exempt

• Redevelopment of a lot is not exempt

• Repair/replacement of existing public works facilities is not exempt when
conducted on a beach or in ESHA.

Exemptions in the Categorical Exclusion Order apply to the following communities:
La Conchita, Mussel Shoals, Seacliff, Faria, Solimar, Hollywood-by-the Sea,
Silverstrand, and Solromar. Does not apply to all zones in La Conchita and Solromar.
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• Specific regulations may apply if the project is within 500 feet of a stream or
other wet environment or within 1000 feet of a monarch butterfly aggregation
site.

• LCP regulations do not apply to annual dredging at Channel Islands Harbor. See
Sec. 8178-2.2 (CZO, pgs. 24-25)

• Also the LCP does not apply to development within Channel Islands Harbor,
which is governed by a separate Public Works Plan.
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NOTES –

• The County has an existing set of guidelines for a site-specific environmental
assessment, but they cannot be referenced in the LCP. The Coastal Commission
rarely allows references to an outside document in the LCP.

• For more information, see the County’s Initial Study Assessment Guidelines
(ISAGs). In the coastal zone, they’re called a Coastal Initial Study Biological
Assessment (CISBA).
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NOTES:

• The 500-foot standard is based on existing requirements in the County’s
guidelines. Currently, surveys are required within a 500-foot radius for wet
environments.

• The least damaging alternatives analysis will be used to determine whether a
different project design would reduce environmental impacts.
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NOTES:

See CZO, starting on pg. 2, for all proposed definitions.

The Building Site is included in the Development Envelope. (Also, see definition for
Development Envelope).

New definition for a ‘building site’ addresses residential, commercial and industrial
use:

• For residential use, structures include barns, garages, parking areas, deck/patio,
swimming pool, storage sheds, and animal enclosures.

• For industrial use, the building site includes oil/gas drilling operations (e.g.,
drilling pad, equipment storage areas, processing facilities, pumps or well sites,
associated equipment).

• For agricultural use, the building site includes barns, equipment storage areas,
greenhouses, sales facilities, farmworker housing, row crops, and orchards.

• Development Envelope includes:

Access driveway or road, fire department turnarounds
Fuel modification zone(s)
Entry gate/fences
Utility trenches and other site grading, septic systems, wells, and drainage
improvements.
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INTER-AGENCY MEETING ONLY

Notes:

• Also, the repair, maintenance and replacement of public facilities allowed by
existing regulations would continue to be allowed in ESHA with a discretionary
permit.
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NOTES:

• Determining what constitutes ‘reasonable economic use’ on a case-by-case basis
can be expensive and time-consuming.

• Set standards were provided for the two areas where we know, in advance, that a
standard will be useful.

• The methodology for “other coastal areas” is based on provisions in the Santa
Barbara County LCP.

• All principally-permitted uses allowed in the zone are allowed for ‘reasonable
economic use’. (residential use is a principally-permitted use in the COS zone).

• In existing communities, specified zones are provided. These provisions do not
apply to all zones in Solromar, as portions of this community are in the Santa
Monica Mountains (M) overlay zone.

39



NOTES:

• Access roads and fuel modification can extend beyond the building site
boundary.

• The 10,000 SF standard for the Santa Monica Mountains is based on standards
(for other portions of the Santa Monica Mountains) in the L.A. County and the
City of Malibu LCPs.

• The Existing Communities standard allows full buildout for 97% of the lots (97%
of the lots are 10,000 SF or less). Only 1% of the lots exceed 1 acre.
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NOTES:

• In Existing Communities, a coastal development permit is only required for
development on lots that abut the beach or when redeveloping a lot. See CZO for
existing definition of redevelopment. Typically, it’s the replacement of 50% or
more of the existing development on the lot.

• Buffer zones for off-site ESHA are most likely to occur at Hollywood Beach, which
contains coastal dune habitats used as a seasonal nesting area for birds classified
as a ‘special status species’.

• For the buffer zones of a wet environment, future encroachment into the buffer
zone cannot exceed the current level of encroachment. That provision is based
on existing, non-conforming use regulations.
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NOTE:

In the coastal zone, a land division includes a lot split or subdivision AND lot line
adjustments.
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Purpose of the incentives is to minimize the removal, degradation, and fragmentation of
ESHA in the Santa Monica Mountains.

May help reduce the number of existing, small undeveloped lots in Santa Monica
Mountains.
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NOTES:

Expansion of Building Site - The development rights for a lot can be retired by:

• Merging two adjoining, legal lots into one lot; or

• Placing a conservation easement over a non-adjoining, undeveloped legal lot.

Reduced minimum lot size (lot line adjustment) - Developable lots can be smaller
than the minimum lot size allowed by the zone but must be at least 3 acres.
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NOTES:

Benefits to the landowner may include:

1. Lot merger – Landowner simply wants a larger building site

2. Lot line adjustment:

• Reduced taxes on the developed lots

• Reduced costs to develop the small lots (shorter access roads, less
grading, etc. for the smaller lots).

• Clustered lots/development are more defensible in a wildfire.
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NOTE:

• An exception is provided for the emergency removal of ESHA by a public agency

• Off-site mitigation is allowed when on-site is unfeasible due to an inadequate
supply of land.

• Off-site mitigation is also allowed for higher quality habitats or when it’s more
protective of the ecosystem impacted by the project.

• Criteria is provided for off-site mitigation lots.
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NOTE:

• Restoration or establishment is required for impacts to habitat types regulated by
federal or state natural resource agencies.

• On-site preservation is not an acceptable form of mitigation in the coastal zone, as the
Coastal Act already requires that ESHA be preserved and protected.
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• Based on a staff review of prior permits in the Santa Monica Mountains, most of
the impacts occur to coastal sage scrub or chaparral. The 2:1 mitigation ratio for
that habitat type will not change.

• The 3:1 ratio is similar to ratios used in LCPs adopted since 2012 for LA County,
City of Solana Beach, and City of San Diego.

• The 4:1 mitigation ratio for wetlands, estuaries, etc. are consistent with
federal/state standards for these habitat types. Also consistent with mitigation
ratios found in LCPs throughout the coastal zone.
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• The coastal mitigation lot program could increase supply of mitigation land.

• The program should reduce costs for project applicants that, today, cannot find
an appropriately sized piece of land.
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To calculate acres of compensatory mitigation, apply baseline mitigation ratio to
each acre of impacted habitat (by type).
Most of the mitigation options shown are available today, but some options are
listed as future programs:
• In-lieu fee allows a permittee to substitute payment of a fee to a coastal habitat

impact fund. Requires completion of a fee study. Framework is laid out in the
mitigation section. Could be developed by federal, state, or Ventura County
agencies.

• Mitigation Bank (these are developed by federal or state natural resource
agencies or by conservation organizations).
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NOTES:

• We’ll review basic standards in the presentation

• Detailed information on development standards will be available at breakout
areas.
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NOTE:

Exceptions are provided for removal of beach wrack that poses a threat to public
safety.

56



NOTE:

The sand redistribution must occur outside ESHA (e.g., coastal dune habitats, shorebird
nesting areas) and outside the buffer zone of such habitats.
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THE PROBLEM:

If a lot contains nesting birds, inadequate time is available for grading/brush
removal:

• Rainy season is October 1 – April 15

• Bird nesting season is Jan. 1 – Sept. 15

Updated regulations within Sec. 8175-5.17 are also provided to ensure that best
management practices, required by the County’s MS-4 permit and other County
code requirements, will be used to prevent erosion or impacts to water quality if
grading occurs during the rainy season.

See: Sec. 8175-5.17.2 (CZO, pg. 18) for proposed regulations.
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NOTE – South Coast Meeting only (applies to (M) Overlay zone)
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• Size of a fuel modification zone is based on public safety requirements of the
Ventura Co. Fire Department.

• Proposed standards were provided by the Fire Department for a fuel
modification zone, and allow up to a 200-foot fuel modification zone.

• When the building site and the fuel modification zone are located in ESHA, which
commonly occurs in the Santa Monica Mountains, the following amount of ESHA
removal occurs:

100-foot zone – About 2.1 acres (90,000 SF)

200-foot zone – About 5.7 acres (250,000 SF)

• When ESHA is removed for a fuel modification zone, that also affects the amount
of compensatory mitigation required for new development.
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• The 100 ft is necessary for firefighter safety and ability to access lot. Distance
also helps keep sparks from spreading to adjacent lots (low wind conditions).

• Information provided to staff indicates that 200 feet has no greater efficacy than
100 feet in a wind-driven fire.

• Science and experience points to the essentials of hardening from the house out
(material/design used for eaves, roofs, siding; openings for garage doors, doggie
doors, attic vents; outdoor furniture; other yard fuels, etc.).
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Breakout Areas:

• Proposed development standards

• Public comment cards are available at all breakout stations

• Staff is also available to discuss answers to written questions

• Potential issues of interest to specific communities:

North/South Coast: Fuel modification zones, animal containment facilities,

maximum number of animals (SMM) (Area #2, 3)

Central Coast: Beach grooming and sand movement, location of off-site ESHA

buffers in Existing Communities (Area #1)
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