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Regulations, Division 26
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Review:

Addendum to Victoria Avenue Corridor Development Code
Ordinance MND (EIR#-7-17-41362) pursuant to CEQA Guidelines
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INTRODUCTION

The proposed project includes a request for a new Starbucks Coffee Cafe drive-through. This
request requires a Use Permit under Municipal Code Section 24V.203: Allowable Land Uses,
as a Dining Establishment - drive-through facility use. Use Permits are intended to regulate
certain use types that may not be appropriate throughout a given zoning district except with
conditions that are site-specific to ensure that the proposed uses are not in conflict with their
surroundings, pursuant to Municipal Code Section 24.520 - Use Permit Regulation.
The project also includes a lot merger request, and as such, a Lot Line Adjustment under the
jurisdiction of the Community Development Director is required, pursuant to Municipal Code
Section 26.100.410, Subdivision Regulations. However, since the Use Permit component of
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the project requires Planning Commission approval and since the lot merger requires a public
hearing, the lot merger request is being referred to the Planning Commission for consideration
and action.
PROJECT DESCRIPTION

The proposed project includes the development of an existing 1.02-acre project site with a
2, 140-square foot (sf) one-story Starbucks Coffee Cafe, a 6,943-sf one-story multi-tenant retail
building with three tenant spaces, and a 40-space parking lot. The project also includes
demolition of the existing structures on the site and improvements to the Victoria Avenue and
Moon Drive frontages. A formal Design Review Permit for the development was approved by
the Design Review Committee on September 6, 2017.
The requests subject to Planning Commission review are a Use Permit (UP-6-17-40063) for
the proposed drive-through facility, and a lot merger via a lot line adjustment (LLA-6-17-40637)
to eliminate conflicts with development components that would otherwise cross property lines
and allow for development standards under the VACDC to be met.
The Starbucks Building would be located along the Victoria Avenue frontage of the site. It
would have a trellised patio and a drive-through facility with a 12-car queuing lane. The cafe
and drive-through's hours of operation would be Monday through Sunday, from 4:30 am to
11 :00 pm, Monday through Sunday. The existing parking lot would be replaced with new
parking, circulation, landscaping, and lighting improvements. A total of 40 parking spaces
would be provided to the rear of the proposed buildings: nine of these spaces would serve the
Starbucks building, and 31 spaces would be for the multi-tenant retail building. A new 6-ft high
block wall would be constructed along the property line abutting the residential property to the
west. While the applicant has indicated via email that the proposed wall height would be 6 feet
to comply with the City's development standards, the current plans that have been provided
depict an eight-foot high wall. To ensure that the wall height is reduced to six feet, a condition
of approval requiring that the plans be revised to depict a six-foot high wall has been included.
Access to the site would continue to be from both Victoria Avenue and Moon Drive.
Improvements to the public space include a new, wider public sideway and parkway along the
Victoria Avenue frontage, and extension of the public concrete sidewalk along the Moon Drive
frontage of the proposed multi-tenant building.
Attachment A provides the Site Location and Context. Figure 1 depicts the site plan for the
overall project. Figure 2 depicts a close-up of the proposed Starbucks Building and its drivethrough facility.
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BACKGROUND
The two existing buildings were constructed in the 1960s; these would be removed as part of
this project to allow redevelopment of the site. A restaurant and spa businesses are the
current major tenants.
On July 25, 2016, the City Council adopted an Ordinance Amending the T4.9 (General Urban
9) zone standards within the Victoria Avenue Corridor Development Code to allow drivethrough facilities for "Drive-Through Retail or Service" and "Dining Establishment: DriveThrough Facility" to be permitted with a Use Permit, excluding the Moon Drive Overlay area,
and to alter the T4.9 "Building Profile and Frontage" standards for the minimum number of
stories from two- to one-story while retaining the minimum building height of 20 feet; and to
add related definitions and design standards.
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Figure 1: Proposed Site Plan
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Figure 2: Close-up of Starbucks Building and Drive-through Facility

On December 5, 2016, the proposed development was also preliminarily reviewed by the City
Council as part of the Community Development Pending Projects Preliminary Check-in.
Individual Councilmembers provided the following comments:
• This project is to be processed with strict adherence to the Victoria Drive-through
standards, correct?
• Will there be a green space between the building and Victoria?
• What's anticipated with the future pad?
• Will the project be shared with the Montalvo Community Council?
• Are the drive-through entries and exits connected within the parking lot?
• Is the water demand for this project being tracked?
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On January 24, 2017, the Montalvo Community Council reviewed the project. Thereafter, the
project received Conceptual Review from the Planning Commission (PC) and Design Review
Committee (DRC) at a joint PC/DRC meeting on February 15, 2017. The applicant submitted a
comprehensive redesign for the project on June 5, 2017, and additional revisions to the design
and the LLA in the current submittal, dated August 7, 2017 and further LLA information on
October 25, 2017. Staff has reviewed the current proposal and notes that it addresses the
comments provided at the February 2017 joint meeting. The City Development Advisory
Committee (DAC) reviewed the current plans on August 10, 2017, and input from the DAC has
been incorporated into the project's conditions of approval.
On August 22, 2017, the Montalvo Community Council reviewed the revised Formal project.
On September 6, 2017, the Design Review Committee approved a formal Design Review
Permit for the development (Attachment B). Additional landscaping and clarifications to the
location of proposed benches were included in the Design Review Permit approval, and these
will be reviewed during the project's Confirmation of Details. The City Council was notified of
the DRC approval on October 9, 2017. No appeal of the DRC decision was filed, nor was the
Design Review Permit called up for review by the City Council.
STAFF ANALYSIS

Staff has analyzed the proposed project based upon review of the contents of the application
and associated materials, historic case files on record with Community Development, with
applicable General Plan and zoning requirements. A zoning consistency analysis was
prepared for the overall project and was included with the staff report for the Formal Design
Review Permit.
Following the review of the conceptual Design Review as the joint Planning
Commission/Design Review Committee meeting an February 15, 2017, the project applicant
made several revisions to the project to address zoning consistency issues, and the revised
project was determined to be consistent with all applicable City development standards and
policies, with the exception of the prior proposal for an 8-ft wall along the western portion of the
project. The applicant has advised the City in writing that the wall height will be revised to 6
feet, such that the proposed wall height conforms to the City's maximum height limitation. The
project has been conditioned for the height of the wall to not exceed 6 feet (Condition No. 3).
Another change to the project from the PC/DRC conceptual design review is thatthe applicant
provided architectural plans for the second building pad, and the proposed multi-tenant retail
building was reviewed by the Design Review Committee and included in the Formal Design
Review Permit approval.
In addition to changes in the proposed site plan and architectural plans, a lot merger is now
requested to have the development comply with setback requirements for frontage,
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landscaping, and parking areas, and to eliminate prior City staff concerns with the drivethrough queuing lane crossing a previously-proposed lot line.
The analysis in this staff report focuses on the components of the project subject to Planning
Commission review and approval: the Use Permit and lot merger request.
General Plan Consistency
The subject site has a General Plan Land Use designation of Commerce, which encourages a
wide range of building types of anywhere from two to six stories (depending on neighborhood
characteristics) that house a mix of functions, including commercial, entertainment, office and
housing. The project site is located within the Montalvo community which is described as a
primarily residential community that contains major civic and commercial uses, a portion of the
Victoria Avenue Corridor, and the Ventura Metrolink Station.
The project site is also located within the Victoria Avenue Corridor infill area which is identified
as being a wide artery with high traffic volumes and shopping centers with opportunities for
healthy economic investment in walkable blocks connected to better serve surrounding
neighborhoods.
The proposed project would contribute to the re-development of the project site and Victoria
Avenue Corridor area with respect to its consistency with the following goals, policies and
actions of the General Plan:
Goal 3: Our goal is to protect our hillsides, farmlands and open spaces; enhance Ventura's
historic and cultural resources; respect our diverse neighborhoods; reinvest in older areas
of our community; and make great places by insisting on the· highest standards of quality in
architecture, landscaping and urban design.
Policy 3A: Sustain and complement cherished community characteristics.
Action 3. 2: Enhance the appearance of districts, corridors, and gateways
(including views from highways) through controls on building placement, design
elements and signage.
Policy 38: Integrate uses in the building forms that increase choice and encourage
community vitality.
Policy 3E: Ensure the appropriateness of urban form through modified development
review.
Action 3.23: Develop and adopt a form-based Development Code that
emphasizes pedestrian orientation, integration of land uses, treatment of
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streetscapes as community living space, and environmentally sensitive building
design and operation.
The proposed project complies with the General Plan Designation and would enhance the
appearance of the project site. It would contribute to the enhancement of the Victoria Avenue
Corridor and Montalvo Planning Community, and provide for improved pedestrian connectivity
between the proposed buildings and the public improvements along the project site's
frontages.
Historic Context
While the subject properties are over forty years old, the project site is not an existing or
potential landmark, point of interest, or historic resource, and it is not located directly adjacent
to or within any known, identified, or designated historic resource or within an existing,
proposed, or potential Historic District. A 5-Day posting to the Historical Preservation
Committee (HPC) was issued on February 6, 2017, regarding the proposed demolition of the
existing development at the subject site. The posting concluded on February 10, 2017, and no
objections to the proposed redevelopment of the site were received by City staff. No additional
historic review is required.
Victoria Avenue Corridor Development Code (VACDC)
The project site is in the General Urban (T4.9) Zone in the Victoria Avenue Corridor
Development Code (VACDC) and is subject to the VACDC's Parkway Overlay requirements.
The primary purpose of the VACDC is to carry out the policies and objectives of the General
Plan by classifying and regulating the types and intensities of development and land uses
within the Victoria Avenue Corridor; additionally one of the main purposes of the code is to
provide for compatibility between different types of development and land uses through
effective urban and architectural design.
The proposed redevelopment of the site would advance the objectives for the VACDC. Both
proposed buildings are brought to the front property lines of the site, and improvements to the
frontage of Victoria Avenue are proposed. The drive-through component for the Starbucks
building is designed to minimize impacts from vehicles in the drive-through queue, and the
design has components that seek to promote a pedestrian interface with the adjacent
streetscape. As discussed above, a thorough analysis of the project's consistency with the
VACDC was provided in the September 6, 2017 DRC staff report for the Formal Design
Review Permit. The proposed development was found to meet a·II development standards and
policy requirements. The Notice of Determination for the Formal Design Review Permit
approval is included as Attachment B.

PROJ-10910
PC/11/08/17/RM
Page 7

PC-7

Lot Merger
The project site is roughly rectangular-shaped and has direct access to the public rights-of-way
on Victoria Avenue and Moon Drive. The proposed 6,943-sf multi-tenant retail building would
be located on the southeast corner of the project site, with frontage along both Victoria Avenue
and Moon Avenue, and access off of Moon Drive to the rear of the building. The proposed
2, 140-sf Starbucks building would be located along Victoria Avenue in the northeast portion of
the project site. It would have access off of Victoria Avenue to the north of the building, and
parking provided to the rear (west) of the building.
The project site is currently composed of two separate parcels: Parcel 1, which is a 0.8495acre lot with frontage on both Victoria Avenue and Moon Drive, and Parcel 2 which is a
0.1716-acre lot with frontage along Victoria Avenue. A lot merger is proposed to ensure that
street frontage coverage requirements and required parking setbacks are met.
Existing Parcels
7,475 square feet
Lot 1
37,004 square feet
Lot 2
44,479 square feet
Total

Proposed Parcel

Parcel A

44,479 square feet

The proposed lot merger consolidates all of the proposed development on a single lot. The
resultant area of the merged lot would be 1.0211 acres (44,479 sq ft). The newly-proposed
merged lot eliminates previously-identified issues with components of the drive-through
queuing lane crossing a property line. It also resolves parking setback and frontage coverage
issues that were identified during the conceptual review of the project. Figure 3 below on page
10 depicts the proposed merged lot and the project's compliance with frontage coverage
requirements as a result of the lot merger.
The following table below compares the proposed project with the applicable development
standards in the General Urban 9 (T 4.9) Zoning District. The table indicates the proposed lot
merger's compliance with the development standards of the T 4.9 Zoning District. In staff's
analysis, the proposed Lot Line Adjustment to merge the two existing parcels conforms with
and would be consistent with the purposes and requirements of the General Plan and Zoning
Regulations because the resulting lot would conform to the purpose of the Commercial land
use designation and the standards for the General Urban 9 (T 4.9) Zoning District. No
additional lots are being created. All other zoning requirements are being met. Access to the
site would remain from Victoria Avenue and Moon Drive.
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Proposed Parcel A
Required/Allowed
General Urban
9 (T 4.9) Zoning
District
Standards
Per Frontage Type
Front Setback
Oft minimum
15 ft maximum

Proposed

8 ft from property line;
O ft from back of parkway overlay
shy line for both proposed
buildings
N/A for proposed Starbucks
building;
O ft for proposed multi-tenant
retail building

Side Street
Setback

Per Frontage Type
Oft minimum
15 ft maximum

Side yard
setback

10 ft minimum

North: 30',
South: 170'-2" for proposed
Starbucks building;
North: 190'-9"for proposed multitenant building

Rear yard
setback

Without Alley:
10' minimum

67'-6" for proposed Starbucks
building;
82' for proposed multi-tenant
building

Frontage
Coverage

60% minimum

Build to Corner

Required

Height

1 Story: 20' minimum

Building frontage: 79'-0" for
Starbucks building and 82' 4" for
multi-tenant building, lot width:
279'-2"; Frontage coverage: 161'4" /(279'-2" lot - 1O' min. side
yard setback) = 60%
N/A for Starbucks building; multitenant building complies
20'-25' for Starbucks building;
20' -27' for multi-tenant building

The application requirements, process for review, and criteria for approval of lot line
adjustments, which include lot mergers, are set forth in City Municipal Code Section
26.100.410: Lot Line Adjustments. The criteria for approval are limited to the determination that
the parcels resulting from the lot line adjustment "will conform to the City's zoning and building
ordinances." Buildings or structures shall not be sited across property lines. The proposed lot
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merger would eliminate such a situation, as with the existing lot lines, as well as the previouslyproposed (in February 2017) lot line adjustment, a portion of the drive-through facility was
located on a separate parcel from the parcel containing the Starbucks Building. As such, the
proposed lot merger is consistent with the approval criteria in Section 26.100.410, and no
additional conditions of approval are required for the lot merger component.
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Figure 3: Frontage Coverage Exhibit

Use Permit Considerations - General
Use Permits are intended to regulate certain use types that would not be appropriate
throughout a given zoning district except with conditions that are site-specific to ensure that
uses are not in conflict with their surroundings, pursuant to Municipal Code Section 24.520 -
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Use Permit Procedure (Attachment E). With a Use Permit approval, conditions may address
physical development and use such as, but not limited to:
•
•
•
•
•

Special yards, open spaces, and buffer areas;
Fences and walls;
Parking facilities, including vehicular ingress and egress and the surfacing of parking
areas and driveways to specified standards;
Water supply and fire protection; and
Landscaping and maintenance of grounds.

In addition, conditions may be imposed that address operational components of the proposed
use, such as, but not limited to:
•

•
•
•

•
•

Regulation of nuisance factors such as lighting, noise, vibrations, smoke, dust, dirt,
odors, gases, heat, glare, electromagnetic disturbances, radiation, or other physical
impacts;
Regulation of operating hours for activities which create land use issues (e.g. parking,
traffic, noise) that may adversely affect the public welfare;
Establishing the period of time in which the proposed use must commence;
Security provisions to assure safety of customers, clients, or employees on the site, as
well as users of adjacent sites, including, but not limited to, lighting, alarm systems,
security personnel, and the appropriate type and placement of landscape materials;
Pedestrian amenities such as adequate walkways, seating areas, bike racks, and other
similar features; or
Such other conditions as may be required to assure that the proposed use will be
established, operated, and maintained in an orderly and efficient manner and in
accordance with all elements of the general plan, the purposes and requirements of the
zoning ordinance, and other applicable laws and regulations.

Failure to comply with the conditions of an approved Use Permit is a violation of the City's
Zoning Ordinance and is subject to the enforcement procedures contained in Chapter 24.580
of the Zoning Code, and a Use Permit may be reevaluated or revoked under Chapter 24.570 of
the Zoning Code due to non-compliance.
In order to approve conditional use permits the following four findings must be made.

1. Required Finding: 'The proposed use conforms to the Comprehensive Plan (General
Plan) and is consistent with the purposes and requirements of this zoning ordinance,"
per San Buenaventura Municipal Code Section 24.520.070 (1).
2. Required Finding: 'The proposed use will be served by adequate water, sewer, public
utilities and services and by adequate vehicular and pedestrian access to insure that the
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proposed use will not be detrimental to the public health, safety and welfare," per San
Buenaventura Municipal Code Section 24.520.070 (2).
3. Required Finding: "Buildings or structures occupied by, or otherwise related to, the
proposed use will be compatible with the scale, mass, bulk, and orientation of the
buildings and structures in the surrounding vicinity," per San Buenaventura Municipal
Code Section 24.520.070 (3).
4. Required Finding: 'The proposed use is compatible with, and will not adversely affect or
be materially detrimental to, uses, buildings, or structures in, or the general character of,
the surrounding vicinity, or otherwise be inconsistent with the public health, safety, or
welfare, due to hours of operation, generation of pedestrian or vehicle traffic, lighting,
noise, vibrations, odor, security, or other factors," per San Buenaventura Municipal
Code Section 24.520.070 (4).
As part of this Use Permit project review for the new Dining Establishment - drive-through
facility operation, staff, working with the Community Development, Environmental Services,
Public Works, Ventura Water, Fire and Police Departments recommends operational
conditions that are based upon the individual operations to ensure the establishment will be
compatible with the surrounding uses. Recommended operational conditions, included in the
Draft Resolution for the Use Permit conditions, are summarized as follows:

•
•
•
•
•
•
•
•
•
•
•
•

Bicycle Racks (Condition No. 24)
Maintenance of Vehicle and Pedestrian/Bicycle Separation (Condition No. 25)
Ordering System Location (Condition No. 26)
Noise (Condition No. 27)
Headlight Glare (Condition No. 28)
Odors and Smoke (Condition No. 29)
Alcohol Use Prohibition (Condition No. 30)
Graffiti Control (Condition No. 31)
General Cleanliness (Condition No. 32)
Refuse and Recycling Enclosure Minimum Standards and Operations and Trash
Management Plan (Condition Nos. 36 and 37)
Transportation Management Plan (TMP) for management of the internal circulation of
the site and avoidance of conflicting turning movements (Condition Nos. 33 and 34)
Proper sidewalk delineations and ADA ramp and easements through grading and
improvement plans (Condition No. 44)

Staff has reviewed the proposed new Dining Establishment - drive-through facility use in the
context of the above findings and has found the new Dining Establishment - drive-through
facility use would be appropriately conditioned in order to minimize impacts upon the general
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public and adjacent uses, and has found that the project, as conditioned, would be consistent
with these Findings as specified in the Draft Administrative Order. A more detailed analysis of
how the proposed drive-through facility complies with the Victoria Avenue Corridor's DriveThrough Facility Design Standards is provided below.
Use Permit - Drive-Through Facility Design Standards
The Drive-Through Facility Design Standards for the Victoria Avenue Corridor were approved
by the City in the July 2016, to provide greater development flexibility and to foster increased
investment by property owners and businesses in the corridor, in accordance with the City's
2015 Economic Strategy.
Section 24V.205.010 of the VACDC sets forth development standards for drive-through
facilities. A table listing each development standard and the project's compliance with these
standards is included as Attachment C. In addition, a summary of the analysis of these
standards is provided below, with each standard indicated by a bullet point followed by the
pertinent analysis. The proposed project has been reviewed for consistency with these
standards at both the joint PC/DRC consideration of the conceptual design on February 15,
2017, and at the DRC's review of the Formal Design Review Permit on September 6, 2017.
The proposed project is consistent with the standards in the VACDC with the site design
approved by the DRC on September 6, 2017. The standards from the VACDC are noted
below, along with a discussion of the revised project's conformity to these standards.
Avoidance of Headlight Glare

•

The location of drive-through facilities in relation to the building, including the location of
the drive-through window, stacking lane, and vehicle access shall be oriented in a
manner that headlight glare is not directed towards adjacent residential uses and
oncoming traffic on public streets.

The project incorporates 4-ft high walls along the drive-through queuing lane, a northward
extension of the drive-through enclosure fagade, and additional landscaping for screening of
headlights. These design changes would be adequate to avoid headlight glare directed toward
oncoming traffic on Victoria Avenue.
Access and Circulation

•

•

Lanes shall not enter or exit directly onto the public right-of-way. Drive-through lane
entrances and exits shall be located a minimum of 50 feet from the nearest adjacent
street connection (driveway).
Drive-through lanes shall be clearly marked with signs and pavement markings
delineating the entrance, exit, and one-way path of travel.
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•

•
•

Drive-through stacking lanes shall be delineated from traffic aisles, other stacking lanes,
and parking areas with striping, curbing, landscaping, and the use of alternative paving
materials or raised islands.
Internal traffic circulation patterns on the lot shall be adequate to keep traffic from
backing into the street or blocking access to any required parking spaces on the lot.
As determined by the City Engineer, a traffic study addressing both on-site and off-site
traffic and circulation impacts may be required as part of a permit application for a drivethrough facility.

Staff has reviewed the drive-through access and circulation, and found the proposed project to
be compliant with these standards. The DRC reviewed these aspects as part of the DRC's
approval of the Formal Design Review Permit. The City Engineer is not requiring a traffic study
at this time.
Drive-through Lane Vehicle Stacking

•

Drive-through stacking lanes shall be designed to avoid conflicts with vehicular traffic
flows, adjacent streets, and parking areas. Stacking lanes shall be designed to meet
minimum stacking standards spaces set forth in the table below. In the case of unique
uses, a queuing study may be performed to determine the stacking requirements
subject to approval of the City Engineer and of the Community Development Director.

•

Each stacking space shall be a minimum of 20 feet in length and 10 feet in width along
straight portions; and a minimum of 12 feet in width along curved segments.
The drive-through lane design shall be independent of any on-site parking spaces,
parking maneuvering areas, public streets, alleys or traffic ways.
Drive-through lanes shall not impede or impair vehicle access into or out of adjacent
parking spaces.

•
•

Staff has reviewed the drive-through lane vehicle stacking and found the proposed project to
be compliant with these standards, with the possible exception of the number of vehicle
stacking spaces provided in the queue. The design of the queuing lane and the number of
vehicle stacking spaces provided in the queue were discussed at the February 15, 2017 joint
PC/DRC meeting, and at the September 6, 2017 DRC meeting. At the February 2017 joint
meeting, it was noted that the queue provides for a total of 12 vehicles, consistent with the
VACDC requirements, but that the sixth stacking space would be located on area shared with
the pedestrian paseo entry off Victoria Avenue. The parking queue as designed cannot
accommodate another stacking space. The PC/DRC did not object to the proposed design at
the February 15, 2017 joint meeting, and the City Engineer and Community Development
Director are not requiring a queuing study to support, this permit application.
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Avoidance of Pedestrian and Bicycle Conflicts
•
•
•
•

Direct pedestrian entry through the front of the building shall be provided from public
streets and sidewalks to the building entrance.
Well-articulated pedestrian routes and zones shall be provided on the site, linking
building entrances and parking areas.
Drive-through lanes should be designed to minimize conflicts with pedestrian walkways,
bicycle routes, and paths of travel.
Drive-through lanes that obstruct a pedestrian pathway between parking areas or
sidewalks and entries into the building should be designed with a pedestrian crossing
that is delineated by landscaping, striping, curbing, raised or decorative paving to
separate pedestrian and vehicular access and circulation.

Staff has reviewed the plans for pedestrian and bicycle conflict standards and found that that
proposed project would be consistent with these requirements, with the possible exception that
pertains to avoidance of pedestrian conflicts for pedestrians entering the site from the Victoria
Avenue sidewalk. Pedestrians entering the site from the Victoria Avenue sidewalk would be
required to cross the drive-through queuing area to access the paseo entry to the building.
However, it is acknowledged that the vehicles in this queue would be stationary or moving at
very low speeds and that queued vehicles typically provide a few feet of space between
vehicles. In addition, a trellis and decorative concrete elements have been provided to
delineate the pedestrian access-way to the proposed building entrance. While there is still a
possibility that pedestrian and bicycle conflicts could occur if such access is temporarily
blocked by a sixth stacking vehicle in the queuing lane, the DRC and PC reviewed the queuing
lane design in February 15, 2017, and did not direct revisions to the design at that time. The
DRC again reviewed the design as part of their September 6, 2017 Formal Design Review
Permit approval and noted no need to redesign this component.
City Engineer Review and Approval
The final development standard in Section 24V.205 of the City's Municipal Code pertains to
City Engineer review. It states: All drive-through facilities shall be reviewed and approved by
the City Engineer and Community Development Director prior to final approval to ensure
conformance with design standards.
The City Engineer and Community Development Director have reviewed the drive-through
facilities and have considered the input from the DRC and PC during the conceptual review of
the project in February 2017, and the formal design review of the project by the DRC in
September 2017. The City Engineer and Community Development Director do not object to the
proposed design of the drive-through facilities. Condition Nos. 33 and 34, the Transportation
Management Plan, ensures appropriate operations of drive-through and onsite circulation will
be maintained and/or modified as necessary to the satisfaction of the City.
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CALIFORNIA ENVIRONMENTAL QUALITY ACT
The Victoria Avenue Corridor Development Code Ordinance Amendment Final Initial StudyMitigated Negative Declaration (MND) (Case No. EIR-515-28041 ), which was adopted by the
City Council on July 18, 2016, contemplated the development of one or more new drivethrough facilities along the Victoria Avenue corridor, including the area for the proposed
development. The MND identified mitigation measures that were incorporated into the VACDC
as development standards to address potentially significant impacts.
The proposed redevelopment of the site incorporates these development standards for the
proposed drive-through facility, to the extent that such impacts are found to be consistent with
the prior environmental review and documented through an Addendum No. 1 (EIR-7-1741362) to the July 2016 MND pursuant to Section 15164 of the Guidelines for the
Implementation of the California Environmental Quality Act (CEQA). The other components of
the proposed redevelopment of the site do not result in other significant environmental
impacts. The project consists of replacement and redevelopment of two existing commercial
structures with two new structures of substantially the same size, purpose, and capacity.
STAFF RECOMMENDATION
Staff recommends that the Planning Commission approve the Resolutions approving the Use
Permit (Attachment E) and the Lot Merger (Attachment F).
NEXT STEPS
The project is subject to the following:
• City Council "Call for Review" Notification
• Recordation of Approved Lot Merger
• Design Review Committee Confirmation of Details
• Plan Check including MS4 Permit Compliance and Building Permit Issuance
• Design Review Compliance Inspection
ATTACHMENTS
A.
B.
C.
D.
E.
F.

Site Location and Context
Design Review Committee September 6, 2017 Minutes
VACDC Drive-Through Facilities Standards Table
Municipal Code Chapter 24.520 - Use Permit Procedure
Draft Planning Commission Resolution - Use Permit Approval
Exhibits "A" through "F" dated November 8, 2017
Draft Planning Commission Resolution - Lot Line Adjustment (Merger) Approval
Exhibits "A" and "B" dated November 8, 2017
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ATTACHMENT A

SITE LOCATION AND CONTEXT
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Parcel:

137-0-021-120

Zoning:

Property
0.11ner:

IRALEX-VICTORIA INC

T4-~
Sale Date:

6050 SEAHAWK ST
VENTURA CA
Site
Address:

Year
Built:

SiteZip:
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x~:ti~~e:

05011

Asses~:~ Value
County Assessor:

~7ie:

Block:

Tract:

344, 155

Improvement
Value:

Sq.Ft.Land:

Lot:

Coastal
Zone:

Land
Use:
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Flood
Zone:

Hillside:

1980
0

0.200

Parking(1,2,3):

Redev.
Areas:

Click 'APN Details' for more info
U.S. Census
Tract/Block Group:

Water
District:

Street
Code:

N
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Zone(Y/N):
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Special Features/Overlays:

Homeowner
Exemption(Y/N):

93003-6622

VICTORIA AV S

1945

20100728

THIS REPORT IS BASED ON DATA COMPILED FROM A NUMBER OF SOURCES INCLUDING PARCEL DATA SUPPLIED BY
THE COUNTY ASSESSOR AND SEVERAL TABLES MAINTAINED ON THE CITY OF VENTURA'S LEGACY COMPUTER SYSTEM.
ALL DATA IS SUBJECT TO CHANGE AT ANY TIME AND IS ONLY AS CURRENT AS THE SYSTEMS FROM WHICH IT CAME.
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Zoning:

Parcel:

137-0-021-130

Property
Ovmer:

IRALEX-VICTORIA INC
Sale Date:

6050 SEAHAWK ST

Year
Built:

VICTORIA AV S

1985

Homeowner
Exemption(Y/N):

93003-6622

VENTURA CA
Site
Address:

20100728

N

1960

~~:: 5811: Restaurants or Coffee Shops (designed and Useaz~$)Such)
r~:ti~~e:

05011

Asses~~~Value
County Assessor:

~:rie:

:j~~~ement

Lot:

Block:

Tract:

700,219
Sq.Ft.Land:

Coastal
Zone:

Land
Use:

Special Features/Overlays:

32,922

Acres:

Flood
Zone:

Hillside:
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Zone(Y/N):

Community:

0.750

Parking(1,2,3):

Redev.
Areas:

Click 'APN Details' for more info
U.S. Census
Tract/Block Group:

Water
District:

Street
Code:

521,646

THIS REPORT IS BASED ON DATA COMPILED FROM A NUMBER OF SOURCES INCLUDING PARCEL DATA SUPPLIED BY
THE COUNTY ASSESSOR AND SEVERAL TABLES MAINTAINED ON THE CITY OF VENTURA'S LEGACY COMPUTER SYSTEM.
ALL DATA IS SUBJECT TO CHANGE AT ANYTIME AND IS ONLY AS CURRENT AS THE SYSTEMS FROM WHICH IT CAME.
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0
0

This map is a product of the City of San Buenaventura, California.
·
.
Although reasonable efforts have been made to ensure the accuracy of this map, the City of San Buenaventura cannot guarantee its accuracy.
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ATTACHMENT B

DESIGN REVIEW COMMITTEE
SEPTEMBER 6, 2017 MEETING MINUTES
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Design Review Committee and Planning Commission Meeting Minutes - APPROVED
September 6, 2017
Page 11

Upon call of the roll, the vote of the Design Review Committee was as fo
AYES:

Members Antelman, Dunne, Vice-Chair Ferrin,

NOES: None
RECUSED: Member Cline
ABSTAIN: None
ABSENT:
Ch . ·
9.

rodersen declared the motion carried 4 - 0, with Member Cline recused.
PROJ-10910 - Formal Design Review to allow the demolition of the existing
9, 104-square foot (sf) commercial structures and infrastructure, and the
redevelopment with a 2, 104 sf one-story Starbucks Coffee Cafe, a 6,943 sf onestory multitenant building, and a 40-space parking I ot on a 1.02-acre project site
consisting of two separate lots, which will be merged with a Lot Line
Adjustment, located northwest corner of Victoria Avenue and Moon Drive; lralexVictoria, Inc, applicant; T4.9 Zone, Parkway Overlay.
DRC-4-17-40090
LLA-6-17-40637
UP-6-17-40638

Case No.:

RECOMMENDED QUASI-JUDICIAL ACTION
Approve, subject to conditions.
California Environmental Quality Act
The Addendum is consistent with CEQA Guidelines Section 15162 and 15164.
Case Planner: Rob Mullane, Contract Planner
SPEAKERS:
Staff: Scott Kolwitz, Principal Planner; Rob Mullane, Contract Planner
Applicant: Peter Golden ring (lralex-Victoria, Inc., Applicant), Scott Boydstun (Rasmussen &
Associates, Architect)
Members of Public: None
Documents: PowerPoint by Staff and Applicant
Ex-parte Communication: None
Member Dunne made a motion to approve the project as submitted based on the Findings
and subJect to conditions in the Notice of Decision with the following items to be added to
Condition No. 19:
• There is an inconsistency in the plans on the north elevation involving a low wall
underneath the trellis, clarify this design and make it consistent throµghout the plans;
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Design Review Committee and Planning Commission Meeting Minutes - APPROVED
September 6, 2017
Page 12

•
•

Add street trees at a minimum 25-foot spacing on Moon Drive in tree grates;
Add a tree to the southwest corner of the property at Moon Drive, where the driveway
apron leads into the parking lot;
• Add vines along the perimeter walls.
• The patio layout is to be further refined to show the benches, table, chairs, and so on;
• The DRC is supportive of an 8 foot high wall,.
Revise Condition No. 39 as follows:
39. Security cameras shall be installed to monitor the premises and be positioned to
monitor at a minimum the entry/exit, all points of sale, and the areas immediately
surrounding the exterior of the business points and parking lot of the complex. The
specifics of the camera system shall be developed by the applicant in consultation with
and approved by the Ventura Police Department. The initial system shall comply with
the following minimum standards:
i. The cameras shall be color cameras, made by a reputable manufacturer and
maintained to current industry standards. They shall have low light capability
and be capable of identifying persons conducting transactions at the store's
registers or entering/exiting the business. at the entry/exit points and parking lot
of the complex.
11. The system shall utilize a digital recording system Digital Video Recorder
(DVR). The use of videocassette recorders (VHS and other formats) is
prohibited. The DVR shall that allow§. recording, live vievving, and playback of
recorded video for a period of least 30 days. QVR The digital recording system
shall perform all recording, viewing (local and remote), playback (local and
remote), queries, and backup functions simultaneously, with no interruption of
any other recording function.
Member Cline seconded the motion.
Upon call of the roll, the vote of the Design Review Committee was as follows:
AYES:

Members Cline, Dunne, Vice-Chair Ferrin, and Chair Brodersen

NOES:

Member Antelman

RECUSED: None
ABSTAIN: None
ABSENT:

None

Chair Brodersen declared the motion carried 4 - 1.

STAFF COMMUN ICATION:
Scott Kolwitz, Principal Planner, announced the next DRC Meeting wi
2017, with a 6:00 PM start time in the Community Me ·
Scott Kolwitz, Principal P
, a so announced a training opportunity the DRC members
r.eu~m in attending: October 5 - November 9, 2017 (Six week course series) -
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ATTACHMENT C

VACDC DRIVE-THROUGH FACILITIES
STANDARDS TABLE

PC-27

The location of drive-through facilities in relation
to the building, including the location of the pickup window, stacking land, and vehicle access shall
be oriented in a manner such that headlight glare
is not directed towards adjacent residential uses
of oncoming traffic on public streets.
The VACDC shall include the following drivethrough facility design standards:
a) Lanes shall not enter of exist directly onto
the public right-of-way. Drive-through lane
entrances and exits shall be located a
minimum of 50 feet from the nearest
adjacent street connection (driveway).
b) Drive-through lanes shall be clearly
marked with signs and pavement markings
delineating the entrance, exit and oneway path of travel.
c) Drive-through stacking lanes shall be
delineated from traffic aisles, other
stacking lanes, and parking areas with
striping, curbing, landscaping and the use
of alternative paving materials of raised
islands.
d) Internal traffic circulation patterns on the
lot shall be adequate to keep traffic from
backing into the street of blocking access
to any required parking spaces on the lot.
e) As determined by the City Engineer, a
traffic study may be required as part of a
permit application for a drive-through
facility.
The VACDC shall include the following drivethrough facility designs:
Drive-through stacking lanes shall be designed to
avoid conflicts with vehicular traffic flows,
adjacent streets, and parking areas. Stacking lanes
shall be designed to meet minimum stacking
spaces set forth in the table below. In the case of
unique uses, a queuing study may be performed to
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and landscaping are
provided to address
headlight glare
directed toward
Victoria Avenue;
complies.

iStaff has reviewed the
drive-through access
and circulation, and
found the proposed
project to be compliant
with these standards.
The City Engineer is not
requiring a traffic study
at this time.

Staff has reviewed the
drive-through lane
vehicle stacking and
found the proposed
project to be compliant
with these standards,
with the possible
exception of the
number of vehicle

determine the stacking requirements, subject to
the approval of the City Engineer and of the
Community Development Department Director.
a)

b)

c)

d)

Stacking Requirements (Coffee/Donut
Shop use: 12 vehicles, measured from
pick-up window.
Each stacking space shall be a minimum of
20 feet in length and 10 feet in width
along straight portions; and a minimum of
12 feet in width along curved segments.
The drive-through lane design shall be
independent of any on-site parking
spaces, parking maneuvering areas, public
streets, alleys or traffic ways.
Drive-through lanes shall not impede or
impair vehicle access into or out of the
adjacent parking spaces.

The VACDC shall include the following drivethrough facility design standards:
a) Direct pedestrian entry through the front
of the building shall be provided from
public streets and sidewalks to the
building entrance.
b} Well-articulated pedestrian routes and
zones shall be provided on the site linking
building entrances and parking areas.
c} Drive-through lanes should be designed to
minimize conflicts with pedestrian
walkways, bicycle routes, and paths of
travel.
d} Drive-through lanes that obstruct a
pedestrian pathway between parking
areas or sidewalks and entries into the
building should be designed with a
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stacking spaces
provided in the queue.
The queue provides for
a total of 12 vehicles,
consistent with the
code requirements;
however, the sixth
stacking space is
located on the
pedestrian paseo entry
as accessed from
Victoria Avenue. The
parking queue as
designed, cannot
accommodate another
stacking space. The City
Engineer and
Community
Development Director
are not requiring a
queuing study at this
time, and the adequacy
of the queuing deign
should be evaluated by
the Design Review
Committee.
Staff has reviewed the
plans for pedestrian
and bicycle conflict
standards and found
that that proposed
project complies with
most of the
requirements. The
possible exception
pertains to avoidance
of pedestrian conflicts
as pedestrians entering
the site from the
Victoria Avenue
sidewalk. A trellis and
decorative concrete
elements have been

pedestrian crossing that is delineated by
landscaping, striping, curbing, and raised
or decorative paving to separate
pedestrian and vehicular access and
circulation.

All drive-through facilities shall be reviewed and
approved by the City Engineer and Community
Development Director prior to final approval to
ensure conformance with design standards.
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provided to delineate
the pedestrian accessway to a proposed
building entrance;
however, there is still a
possibility that
temporary pedestrian
and bicycle conflicts
could occur as access
could be blocked by
vehicles in the queuing
lane. The DRC should
evaluate the project's
compliance with this
standard.
The design of the
Starbucks drivethrough facility has
been reviewed by the
PC/DRC during concept
review, and by the
Community
Development Director
and City Engineer. No
objections have been
noted.

ATTACHMENT D

MUNICIPAL CODE CHAPTER 24.520 - USE PERMIT
PROCEDURE
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San Buenaventura, CA Code of Ordinances

Page 1 of 6

Chapter 24.520 - Use Permit Procedure

Sec. 24.520.010. - Chapter description.
Chapter 24.520 establishes the use permit procedure. This chapter provides a procedure for
review and decisions regarding proposed uses that require use permits. The use permits
procedure is intended to regulate certain use types that would not be appropriate throughout a
given zoning district but that, if controlled as to number, area, location, relation to the
neighborhood, or other relevant factors, would not be in conflict with the purposes of this zoning
ordinance.
(Code 1971, § 15.820.010)

Sec. 24.520.020. - Types of use permits.
An application for a use permit must be reviewed and acted upon by the planning
commission in accordance with the provisions of this chapter, provided that, the city council may
set forth procedures by resolution to provide for review and action by the director on
administrative use permits.
(Code 1971, § 15.820.020)

Sec. 24.520.030. - Coastal permits also required.
Applications for all use permits within the Coastal Zone shall be subject to the provisions of
chapter 24.515, in addition to the provisions of this chapter.
(Code 1971, § 15.820.030)

Sec. 24.520.040. - Applicability of use permits.

A.

Uses allowed. A use permit may only be granted to approve, or conditionally approve,
use types that are listed in the applicable zoning district regulations as use types that
are permitted in that zoning district subject to a use permit, or uses that may be
authorized by a use permit pursuant to chapter 24.420 or chapter 24.450.

B.

about:blank
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Concurrent minor variances. A minor variance may be processed, reviewed and
considered as a component of a use permit, provided that the decision-making
authority makes the findings required by section 24.535.130 in addition to the
findings required by this chapter for the approval of use permits before approving any
such Minor variance as a component of the use permit.
(Code 1971, § 15.820.040)

Sec. 24.520.050. - Initiation.
A request for a use permit may be initiated by the planning commission or the city council, or
by application pursuant to section 24.500.030.
(Code 1971, § 15.820.050)

Sec. 24.520.060. - Notice and hearing.
All applications for a use permit and all proposals to revoke or reevaluate a use permit shall
be acted upon following a public hearing scheduled and noticed as required by chapter 24.560.
(Code 1971, § 15.820.060)

Sec. 24.520.070. - Required findings.
Before the decision-making authority may grant a use permit, it must make all of the
following findings with respect to location, size, design, and operating characteristics of the
proposed use:
1.

The proposed use conforms to the comprehensive plan and is consistent
with the purposes and requirements of this zoning ordinance;

2.

The proposed use will be served by adequate water, sewer, public utilities
and services, and by adequate vehicular and pedestrian access to insure
that the proposed use will not be detrimental to the public health, safety,
and welfare;

3.

Buildings or structures occupied by, or otherwise related to, the proposed
use will be compatible with the scale, mass, bulk, and orientation of the
buildings and structures in the surrounding vicinity; and

4.

about: blank
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The proposed use is compatible with, and will not adversely affect or be
materially detrimental to, uses, buildings, or structures in, or the general
character of, the surrounding vicinity, or otherwise be inconsistent with
the public health, safety, or welfare, due to hours of operation, generation
of pedestrian or vehicle traffic, lighting, noise, vibration, odor, security, or
other factors.

(Code 1971, § 15.820.070)

Sec. 24.520.080. - Conditions of approval.
The decision-making authority, in approving an application for a use permit, may impose such
conditions that it deems necessary or desirable to insure that the use authorized by such use
permit will be established, operated, and maintained in accordance with the findings required by
section 24.520.070 and all other requirements of this zoning ordinance, this Code, and other
provisions of law. The decision-making authority may further require reasonable guarantees and
evidence that such conditions are being, or will be, complied with. Such conditions imposed by
the decision-making authority may involve any factors affecting the establishment, operation or
maintenance of the proposed use, including, but not limited to:
1.

Special yards, open spaces, and buffer areas;

2.

Fences and walls;

3.

Parking facilities, including vehicular ingress and egress and the surfacing
of parking areas and driveways to specified standards;

4.

Street and highway or other right-of-way dedications, or construction of
related improvements, including, without limitation, sidewalks, walkways,
curbs and gutters, or payment of fees in lieu thereof;

5.

Water supply and fire protection;

6.

Landscaping and maintenance of grounds;

7.

Regulation of nuisance factors such as lighting, noise, vibrations, smoke,
dust, dirt, odors, gases, heat, glare, electromagnetic disturbances,
radiation, or other physical impacts;

8.

Regulation of operating hours for activities which may adversely affect the
public welfare;

9.

about:blank

Location of the use on the site;
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Establishing the period of time in which the proposed use must
commence;

11.

Security provisions to assure safety of customers, clients, or employees on
the site, as well as users of adjacent sites, including, but not limited to,
lighting, alarm systems, security personnel, and the appropriate type and
placement of landscape materials;

12.

Pedestrian amenities such as adequate walkways, seating areas, bike
racks, and other similar features; or

13.

Such other conditions as may be required to assure that the proposed use
will be established, operated, and maintained in an orderly and efficient
manner and in accordance with all elements of the comprehensive plan,
the purposes and requirements of this zoning ordinance, and other
applicable laws and regulations.

(Code 1971, § 15.820.080)

Sec. 24.520.085. - Additional conditions of approval-Alcoholic beverage establishment.
Use permits issued to an alcoholic beverage establishment pursuant to this chapter rather
than chapter 24.460 of this division, by reason of the fact that the establishment is to [be] located
in a zoning district requiring issuance of a use permit pursuant to this chapter shall, nevertheless,
[be] expressly conditioned on compliance with the operational standards and training
requirement set forth in article 4 of chapter 24.460.
(Ord. No. 2005-006, § 2, 10-3-05)

Sec. 24.520.090. - Action by decision-making authority.
A.

Granting a use permit. The decision-making authority may grant the use permit and
impose such conditions pursuant to section 24.520.080 in connection with the
approval of the use permit as it deems necessary or desirable.

B.

Continuances. The decision-making authority may continue consideration of an
application for a use permit for a period specified by the decision-making authority.

C.

Denial of a use permit The decision-making authority may deny an application for a
use permit upon finding that the proposed use permit, or any component thereof
does not, or may not, comply with the requirements of this chapter, or that one or

about: blank
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more of the findings required by section 24.520.070 cannot be made, or that the
proposed use permit, or any component thereof is otherwise inconsistent with the
purposes of this zoning ordinance as set forth in section 24.105.030.
D.

Referral for changes. If the planning commission, or the city council, determines that it
would approve an application for a use permit but for slight changes in the proposed
use, it may refer the application back to the director for resolving such changes with
the applicant before it again reviews and considers the use permit application .
Effect of denial. A use permit application that is denied may not be refiled within one

.E.

year after the date of denial if the refiled application indicates the proposed use is the
same or substantially the same unless there has been an intervening change in the
circumstances surrounding the proposed project. All use permit applications that are
refiled after being denied shall be accompanied by the prescribed filing fee.
(Code 1971, § 15.820.090)

Sec. 24.520.095. - Administrative alcoholic beverage use permits.
The decision-making authority for administrative alcoholic beverage use permits issued
pursuant to sections 24.460.21 O.C. or 24.460.31 O.C. shall be the director of community
development or his or her designee pursuant to section 24.505.020.E. Such decisions may be
appealed pursuant to section 24.565.030.
(Ord. No. 2012-022, § 9, 12-17-12)

Sec. 24.520.100. - Appeals.
A decision by the planning commission regarding a use permit may be appealed to the city
council as provided by chapter 24.565.
(Code 1971, § 15.820.100)

Sec. 24.520.110. - Written acknowledgement required.
Within the time period specified in the conditions of approval of the use permit, the applicant
shall file with the director a written acknowledgment of the terms and conditions of the use
permit.
(Code 1971, § 15.820.110)

about:blank
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Sec. 24.520.120. - Expiration.
A use permit shall expire by operation of law without any further action by the decisionmaking authority if the use authorized by such use permit is not commenced on or before the
time limit specified in the conditions of approval of such use permit, or if no time is specified, on
or before one year after the date such use permit was approved. The director may, pursuant to
chapter 24.505, grant no more than one administrative extension of such time limit if the
approved plans have not changed and if there has been no substantial change in the
circumstances of the surrounding vicinity. Additionally, the planning commission may extend such
time limit, for a good cause, before its expiration, through the use permit amendment process
pursuant to section 24.520.140.
(Code 1971, § 15.820.120)

Sec. 24.520.130. - Failure to comply with conditions.
Failure to comply with any terms or conditions of an approved use permit is a violation of the
zoning ordinance subject to the enforcement provisions prescribed by chapter 24.580 and any
and all other penalties and remedies that may be provided by law. A use permit may be revoked,
or the conditions of its approval may be reevaluated, as provided by chapter 24.570.
(Code 1971, § 15.820.130)

Sec. 24.520.140. - Permit amendment.
An amendment to a use permit shall be required as provided by chapter 24.570 to:
1.

Expand or reduce the area of the property covered by the use permit; or

2.

Expand the use(s) authorized by the use permit or add to or alter the
structure(s) related thereto; or

3.

Change the terms or conditions of the use permit; or

4.

Establish another principal use on the subject site when such principal use
requires a use permit in that zoning district.

(Code 1971, § 15.820.140)

about: blank
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EXHIBIT "A THROUGH "P" DATED NOVEMBER 8, 2017
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PLANNING COMMISSION RESOLUTION NO. CD-2017-_
APPROVING A USE PERMIT FOR A NEW DINING ESTABLISHMENT- DRIVETHROUGH FACILITY USE AT MONTALVO CENTER
PROJECT NO. 10910
CASE NO.: UP-6-17-40638

BE IT RESOLVED by the Planning Commission of the City of San Buenaventura
as follows:
SECTION 1: An application has been filed by lralex-Victoria, Inc., pursuant to
San Buenaventura Municipal Code ("SBMC") Chapter 24V.203, for a Use Permit for the
installation of a new Dining Establishment - drive-through facility for a proposed 2, 140square foot (sf) commercial building on a 1.02-acre project site in the General Urban 9
(T4.9) zone with a land use designation of Commerce. The project site is identified as
the northwest corner of Victoria Avenue and Moon Drive and is commonly referred, to as
Assessor's Parcel Numbers 137-0-021-120 and 137-0-021-130.
SECTION 2: All proceedings having been duly taken as required by law, and
upon review of the information contained in the staff reports, consideration of the
testimony given at the public hearing, as well as other pertinent information, the
Planning Commission finds the following:
Use Permit
1.

Required Finding: 'The proposed project conforms to the General Plan and is
consistent with the purposes and requirements of this Zoning Ordinance" as per
Municipal Code Section 24.520.070(1).
The proposed project conforms to the applicable elements of the General Plan
and Municipal Code, as conditioned.
The proposed drive-through use is a component of a larger redevelopment of the
site. The design and layout of the project would contribute to a development that
is consistent with the applicable elements of the General Plan and the Municipal
Code by including use of building architecture containing adequate wall
articulation, pervasive use of surface texture, windows and detailing, and
utilization of an architectural style that is compatible with adjacent structures. It

Al 7-00522
F:\RESOLUTIONS\CO:rvrMUNITY DEVELOPNIENT\2017\Planning Commission\Victoria And Moon Drive (Al 7-00523)\Use Permit Victoria And Moon Drive.V2.10.30.2017.Docx
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would contribute to the enhancement of the Victoria Avenue Corridor and
Montalvo Planning Community, and provide for improved pedestrian connectivity
between the proposed buildings and the public improvements along the project
site's frontages.
The project site is located within the Montalvo community, which is described as
containing a mix of housing types and commercial uses, along with the City's
Metrolink Station. This area includes the Johnson Drive corridor, Bristol
neighborhood center, and shares the Victoria corridor with Thille to the west. Its
major civic use is the County Government Center (equal size to 12 downtown
blocks), and the Rancho Ventura Linear Park and the Barranca Vista Park are
also located in this community.
The project site is located within the Victoria Avenue Corridor infill area, which is
identified as being a wide artery with high traffic volumes and shopping centers
with opportunities for healthy economic investment in walkable blocks connected
to better serve surrounding neighborhoods.
The project site has a Commerce Land Use designation, which encourages a
wide range of building types of anywhere from one to six stories (depending on
neighborhood characteristics) that house a mix of functions, including
commercial, entertainment, office and housing. The project would be consistent
with the General Plan as it would consist of commercial buildings/uses in an area
designated for commercial development. It would also contribute to the redevelopment of the project site and the Victoria Avenue Corridor area.
The proposed site redevelopment would be consistent with the following goals,
policies and actions of the General Plan:
Goal 3: Our goal is to protect our hillsides, farmlands and open spaces;
enhance Ventura's historic and cultural resources; respect our diverse
neighborhoods; reinvest in older areas of our community; and make great
places by insisting on the highest standards of quality in architecture,
landscaping and urban design.
Policy 3A: Sustain and complement cherished community characteristics.
Action 3.2: Enhance the appearance of districts, corridors, and
gateways (including views from highways) through controls on
building placement, design elements and signage.
Policy 38: Integrate uses in the building forms that increase choice and
encourage community vitality.
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Policy 3E: Ensure the appropriateness of urban form through modified
development review.
Action 3. 23: Develop and adopt a form-based Development Code
that emphasizes pedestrian orientation, integration of land uses,
treatment of streetscapes as community living space, and
environmentally sensitive building design and operation.
As conditioned, the proposal complies with the General Plan, Municipal Code
and the Victoria Avenue Corridor Development Code (VACDC), including that
code's Drive-Through Facility Design Standards and the Parkway Overlay. The
proposed development is compatible with the surrounding uses, and utilizes
complementary building colors that are harmonious and in character with the
nearby commercial development. The proposed building colors are consistent
with the VACDC Design Guidelines.
The proposed dining establishment's drive-through facility use would provide a
convenience use for the project area. The use has been analyzed with a sitespecific and building-specific context to ensure that the proposed uses are not in
conflict with their surroundings.
Drive-Through Site Analysis
The VACDC's Drive-Through Facility Design Standards include provisions for
avoidance of headlight glare, proper internal circulation as well and on- and offsite access, adequate drive-through lane vehicle stacking, and avoidance of
conflicts with pedestrians and cyclists using and accessing the site.
For headlight glare avoidance, the project incorporates 4-ft high walls along the
drive-through queuing lane, a northward extension of the drive-through enclosure
fa9ade, and additional landscaping for screening of headlights. These design
components would be adequate to avoid headlight glare directed toward
oncoming traffic on Victoria Avenue.
For external access and internal circulation, in accordance with the required
development standards, the drive-through lane entrances and exits are located
more than the minimum required 50 feet from the nearest adjacent street
connection. The drive-through lane, its approach, and exit are clearly marked
with signs and pavement markings delineating the entrance, exit, and one-way
path of travel. The drive-through lane is also delineated from traffic aisles, other
stacking lanes, and parking areas with striping, curbing, landscaping, and surface
Al7-00522
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materials. Internal traffic circulation patterns on the site were reviewed by the City
Engineer and determined to be adequate to keep traffic from backing into the
street or blocking access to any required parking spaces on the lot.
For the drive-through lane vehicle stacking and avoidance of pedestrian-vehicle
conflicts, the proposed design meets the required minimum standards, including
for the number of vehicle stacking spaces provided in the queue. The design of
the queuing lane and the number of vehicle stacking spaces have been reviewed
by City staff, the Design Review Committee, and the Planning Commission, and
the vehicle stacking design has been determined to adequately provide for the
minimum number of vehicles, which is twelve, consistent with the VACDC
requirements. The sixth stacking space is located in an area shared with the
pedestrian paseo entry off the Victoria Avenue sidewalk; however, the proposed
design incorporates visual and tactile cues for drivers in the queue who are
approaching the pedestrian crossing area, and these features, along with the
very slow speeds for vehicles within the queue do not present undue hazards or
conflicts between pedestrians and drivers.
The project site has two proposed buildings, and the drive-through facility is
associated with the smaller building in the north-eastern portion of the site. The
proposed drive-through facility is separated from adjacent commercial uses to
the east by Victoria Avenue and to the north by the site entry/exit, parking lot
drive aisles, and landscaping. It is separated from the residential uses to the west
by the parking area, landscaping, a 6-foot high wall (lowered from 8-foot per
Condition No. 3), and there is a minimum of 40 feet between the nearest
residential uses and the portions of the drive-through facility closest to these
residential uses. The majority of the drive-through queueing lane is on the
opposite (eastern) side of the Starbucks cafe building from the residential uses.
To the south are other commercial uses on the project site, and a 18-foot high
living wall landscaped (living) wall provides an adequate buffer between the
drive-through facility and the new multi-tenant retail building to the south.
Given these factors, the Planning Commission also finds that the proposed drive
through is sufficiently set back from existing, adjacent residential uses and
zones, and provides adequate shielding from noise, glare from lighting, and
fumes associated with vehicle queues in the drive-through facility, and that the
project is designed to effectively ensure that the drive-through use will not
unreasonably interfere with the use and enjoyment of neighboring, existing, or
future developments. Additionally, all reasonable design efforts have been made
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to maintain a harmonious, orderly, and attractive development that is compatible
with the surrounding neighborhood.
Building Analysis
The proposed redevelopment of the site brings both proposed buildings to the
back of the sidewalk along Victoria Avenue and Moon Drive in accordance with
the development standards in the VACDC. The drive-through facility is
incorporated into the cafe building's design to appear to blended into the
building's architecture and maintain a pedestrian scale for the Victoria Avenue
corridor. Through this design, the cafe building incorporates a substantial
component of the building's exterior as screening walls and columns. In doing so,
large portion of the drive-through facility is incorporated into the building's design
in accordance with the building site and frontage coverage requirements of the
VACDC.
Given these factors, the Planning Commission finds that the existing residential
uses and zones are sufficiently setback from the project, separated by parking
and landscaped areas, and shielded from noise, glare from lighting, and fumes
associated with vehicle queues, and that these design components effectively
ensure that the project will not unreasonably interfere with the use and enjoyment
of neighboring, existing, or future developments. Additionally, it appears that all
reasonable design efforts have been made to maintain a harmonious, orderly,
and attractive development that is compatible with the surrounding
neighborhood. Consequently, the proposed Dining Establishment - drive-through
facility use is found to be consistent with the purposes and requirements of this
Zoning Ordinance.
2.

Required Finding: 'The proposed project will be served by adequate water,
sewer, public utilities and services and by adequate vehicular and pedestrian
access to insure that the proposed project will not be detrimental to the public
health, safety or welfare" as per Municipal Code Section 24.520.070(2).
The proposed Dining Establishment - drive-through facility use can be served by
adequate water, sewer, public utilities, and services and by adequate vehicular
and pedestrian access, will not require any significant impacts on public utilities,
and has been adequately located so as to not be detrimental to the public health,
safety, or welfare. The proposed development is compatible with surrounding
uses and provides for safe and well-defined pedestrian access through the use of
raised walkways, trellis features, and enhanced paving materials and maintains
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vehicle access. The project also widens and improves the sidewalks and
landscaping for the project frontages along Victoria Avenue and Moon Drive.
The Starbucks cafe portion of the site provides parking that exceeds the seven
on-site parking spaces requirement. Nine spaces are proposed closest to the
Starbucks building, with another 11 spaces on the other side of the drive aisle
from the nine spaces adjacent to the building. The proposed project includes a
trellis-covered outdoor patio area with access from both the parking area as well
as from the sidewalk along Victoria Avenue. The building's exterior, including the
eastern elevation facing Victoria Avenue, provides large windows and views into
the cafe to present a pedestrian-friendly design for the neighborhood.
The project's design improves the pedestrian experience along the project's
Victoria Avenue street frontage by including building entrances that face towards
Victoria Avenue, by providing a wider public sideway and parkway along the
Victoria Avenue frontage, and extension of the public concrete sidewalk along
the Moon Drive frontage of the proposed multi-tenant building. Additionally, the
project creates a safe pedestrian connection from the parking lot to the
commercial buildings by placing the majority of parking along the perimeter and
rear of the site. Additional bicycle spaces will be provided. Vehicle access to the
project site will continue to be from driveways accessed from Victoria Avenue
and Moon Drive; however, the number of access points onto Moon Drive is
reduced from two to one. This is to improve the overall site circulation, and the
elimination of a second and wide access point onto Moon Drive enhances the
overall site's pedestrian scale and accessibility.
Therefore, the Dining Establishment - drive-through facility use will be served by
adequate water, sewer, public utilities, and services and by adequate vehicular
and pedestrian access, and the Dining Establishment - drive-through facility use
will not be detrimental to the public health, safety and welfare.
3.

Required Finding: "Buildings or structures occupied by, or otherwise related to,
the proposed use will be compatible with the scale, mass, bulk and orientation of
buildings and structures in the surrounding vicinity" as per Municipal Code
Section 24.520.070(3).
The architectural design of the proposed development is compatible with the
character of the surrounding neighborhood and all efforts have been made to
maintain harmonious, orderly, and attractive development contemplated by the
General Plan, Zoning Ordinance, and the VACDC Design Guidelines because
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the redevelopment of the site and the proposed design is consistent with the
applicable elements of the General Plan, VACDC and the Municipal Code by
including use of building architecture containing adequate wall articulation,
pervasive use of surface texture, windows and detailing, and utilization of an
architectural style that is compatible with adjacent structures. It would contribute
to the enhancement of the Victoria Avenue Corridor and Montalvo Planning
Community, and provide for improved pedestrian connectivity between the
proposed buildings and the public improvements along the project site's
frontages.
The DRC found, and the Planning Commission concurs, that the proposed
project site redevelopment is compatible with the VACDC Design Guidelines as a
substantial amount of the new building's exterior walls will be incorporated into
the drive-through facility while still maintaining substantial glazing and viewplanes into the Starbucks cafe building to balance the needs of screening the
vehicle queue (in particularly along the building's Victoria Avenue frontage) while
still providing a visual connection into the building and presenting a pedestrianfriendly scale. Therefore the proposed development is compatible with the scale,
mass, bulk and orientation of buildings and structures in the surrounding vicinity.
4.

Required Finding: "The proposed use is compatible with, and will not adversely
affect or be materially detrimental to, uses, buildings, or structures in, or the
general character of, the surrounding vicinity, or otherwise be inconsistent with
the public health, safety, or welfare, due to hours of operation, generation of
pedestrian or vehicle traffic, light, noise, vibration, odor, security, or other factors"
as per Municipal Code Section 24. 520. 070(4).

The proposed Dining Establishment - drive-through facility use would be
compatible with, and will not adversely affect or be materially detrimental to,
uses, buildings, or structures in, or the general character of, the surrounding
vicinity, or otherwise be inconsistent with the public health, safety, or welfare
because the facility complies with all development standards for in the Municipal
Code, including those specific to drive-through facilities in the Victoria Avenue
Corridor.
The drive-through facility's hours would be the same as the cafe's hours: 4:30 am
to 11 :00 pm Monday through Sunday. The drive-through facility is sufficiently set
back from adjacent residential and commercial uses and zones, and provides
adequate shielding from noise, vibration, glare from lighting, odor, and fumes
associated with vehicle queues in the drive-through facility. The project is
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designed and conditioned to ensure that the drive-through use will not present
security issues or be detrimental to nearby uses, buildings, or structures, nor
have an impact on the general character of the surrounding area.
Specifically, the project includes operational conditions related to bicycle racks
(Condition No. 24), Maintenance of Vehicle and Pedestrian/Bicycle Separation
(DRC Condition No. 25), Ordering System Location (Condition No. 26), Noise
(Condition No. 27), Headlight Glare (Condition No. 28), Odors and Smoke
(Condition No. 29), Alcohol Use Prohibition (Condition No. 30), Graffiti Control
(Condition No. 31 ), General Cleanliness (Condition No. 32), Refuse and
Recycling Enclosure Minimum Standards and Operations and Trash
Management Plan (Condition Nos. 36 and 37), Transportation Management Plan
(TMP) for management of the internal circulation of the site and avoidance of
conflicting turning movements (Condition Nos. 33 and 34), and frontage
improvements (Condition No. 44) that collectively manage the compatibility of the
use with the surrounding uses.
The above Finding can be made based upon the applicant's project description,
and project conditions to be consistent with this project description to ensure that
the use is compatible with, and will not adversely affect or be materially
detrimental to, uses, buildings, or structures in, or the general character of, the
surrounding vicinity, or otherwise be inconsistent with the public health, safety, or
welfare, due to hours of operation, generation of pedestrian or vehicle traffic,
lighting, noise, vibrations, odor, security, or other factors.

California Environmental Quality Act
5.

The CEQA Guidelines Section 15164 (Addendum to an EIR or Negative
Declaration) allows an addendum to be prepared when only minor technical
changes, or changes which do not create new significant impacts, would result.
This Addendum No. 1 is for the proposed project which includes the development
of an existing 1.02-acre project site at the northwest corner of Victoria Avenue
and Moon Drive with a 2, 140-square foot (sf) one-story Starbucks Coffee Cafe, a
6,943-sf one-story multi-tenant retail building with three tenant spaces, and a 40space parking lot as well as site landscaping, lighting, and a new 6-ft high block
wall along the property line abutting the residential property to the west. The
project also includes demolition of the existing structures on the site, widening of
the sidewalk along the Victoria Avenue frontage, and improvements to the Moon
Drive frontage. The Starbucks Building would be located along the Victoria
Avenue frontage of the site. It would have a trellised patio and a drive-through
facility with a 12-car queuing lane. The cafe and drive-through facility's hours of
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operation would 4:30 am to 11 :00 pm, Monday through Sunday. A lot merger via
a lot line adjustment is also proposed to eliminate conflicts with development
components that would otherwise cross property lines and allow for development
standards under the VA CDC to be met., which was prepared pursuant to CEQA
Guidelines 15162.
CEQA requires analysis of environmental impacts which could occur as a result
of the project. For the proposed project, the Addendum No. 1 to the previously
adopted MND (EIR-515-28041) for the development at northwest corner of
Victoria Avenue and Moon Drive can be prepared if the following applicable
provisions of CEQA Guidelines Section 15164 can be met:

(a) The lead agency or responsible agency shall prepare an addendum to a
previously certified EIR if some changes or additions are necessary but none
of the conditions described in Section 15162 calling for preparation of a
subsequent EIR have occurred.
and

(e) a brief explanation of the decision not to prepare a subsequent EIR pursuant
to Section 15162 should be included in an addendum to an EIR, the lead
agency's findings on the project, or elsewhere in the record. The explanation
must be supported by substantial evidence.
Addendum No. 1 has been prepared for the project because none of the
applicable conditions of Section 15162, calling for a subsequent EIR or negative
declaration, have occurred, as has been documented in the City's analysis and
determination provided below. Specifically, under Section 15162(a), Subsequent
El Rs, of the CEQA Guidelines states:

(a) When an EIR has been certified or a negative declaration adopted for the
project, no subsequent EIR shall be prepared for that project unless the lead
agency determines, on the basis of substantial evidence in the light of the
whole record, one or more of the following:
(1)

Substantial changes are proposed in the project which will require
major revisions of the previous EIR or negative declaration due to the
involvement of new significant environmental effects or a substantial
increase in the severity of previously identified significant effects;

(2)

Substantial changes occur with respect to the circumstances under
which the project is undertaken which will require major revisions of the
previous EIR or Negative Declaration due to the involvement of new
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significant environmental effects or a substantial increase in the
severity of previously identified significant effects; or
(3J

New information of substantial importance, which was not known and
could not have been known with the exercise of reasonable diligence
at the time the previous EIR was certified as complete or the Negative
Declaration was adopted, shows any of the following:
(AJ

The project will have one or more significant effects not discussed
in the previous EIR or negative declaration;

(BJ

Significant effects previously examined will be substantially more
severe than shown in the previous EIR;

(CJ

Mitigation measures or alternatives previously found not to be
feasible would in fact be feasible, and would substantially reduce
one or more significant effects of the project, but the project
proponents decline to adopt the mitigation measure or alternative;
or

(OJ

Mitigation measures or alternatives which are considerably
different from those analyzed in the previous EIR would
substantially reduce one or more significant effect on the
environment, but the project proponents decline to adopt the
mitigation measure or alternative.

Based upon the City's analysis included within the proposed project's Addendum,
no substantial changes or changed circumstances under which the proposed
project is to be undertaken have been identified which would require major
revisions of the previous MND. No new significant environmental effects or
substantial increase in the severity of previously identified significant effects
under the adopted MND EIR-515-28041 have been found with the proposed
project. Further, no new information has surfaced that the proposed project
would have one or more significant effects not previously discussed in the
approved MND EIR-515-28041; nor would any impacts previously examined
become substantially more severe than in the approved MND EIR-515-28041;
nor have any mitigation measures or alternatives previously identified as
infeasible become feasible and available to substantially reduce one or more
significant effects than in the approved MND EIR-515-28041; nor would any
mitigation measures or alternatives be considerably different than those analyzed
in the approved MND EIR-515-28041. Although the Addendum does not
materially change the previously adopted MND EIR-515-28041, the document
and its conclusions must still be reviewed, considered, accepted and certified
prior to project approval.
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SECTION 3: Based on the above findings, Use Permit UP-6-17-40938 is
HEREBY APPROVED as described in Sections 1 above, subject to the following
conditions:
Planning Division
1.

The approval is granted for the land or land use as described in the application
and any attachments thereto, and as shown on the plans labeled UP-6-17-40938
Exhibit "A" through "P" dated November 8, 2017, attached hereto and
incorporated herein.

2.

The location of all buildings, fences, parking areas, and other facilities or features
shall be located and maintained substantially as shown on the plans labeled UP6-17-40938 Exhibit "A" through "P" dated November 8, 2017, attached hereto
and incorporated herein.

3.

The project description authorized by DRC-4-17-40090 is only modified to the
extent that the height of the block wall along the western portion of the site is
reduced from 8 feet to 6 feet.

4.

All remaining provisions of DRC-4-17-40090 approved by the Design Review
Committee on September 6, 2017 and included in the Design Review Committee
Notice of Decision 2017-15 approved by the Design Review Committee on
September 6, 2017 shall remain in full force and effect.

5.

The applicant shall create colors and materials plan sheet noting the Design
Review Committee's confirmed colors and materials for approval by the Planning
Division and submitted into the Building and Safety Division for building permit
issuance.

6.

Notwithstanding the wall height reduction noted in Condition #3 above, all
materials and colors used in construction and all landscape materials shall be as
shown on the plans and approved by the Design Review Committee. Any
deviation will require the express approval of the Design Review Committee, and
once constructed or installed, all improvements shall be maintained in
accordance with the approved plans and in a manner acceptable to the
Community Development Director. This includes landscape materials being
maintained in a healthy and weed-free manner at all times.
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7.

Once permits have been issued to commence work on the improvements, it is
the owner's responsibility to diligently pursue completion per all conditions,
requirements and as represented on the approved plans. Reasonable progress
shall occur on a continual basis until completion to the satisfaction of the
Community Development Director. Work shall not be discontinued for a period
exceeding 30 days, without acceptable cause, with the intent to have the project
completed in a timely fashion so as to prevent a potential blight from partially
completed construction.

8.

Compliance with and execution of all conditions listed herein shall be necessary
prior to obtaining final building inspection clearance and/or prior to obtaining any
occupancy clearance, unless stated otherwise herein. Deviation from this
requirement shall be permitted only by written consent of the Community
Development Director.

9.

Within 15 days of the effective approval date of this permit, the applicant and
property owner shall file with the Planning Division written acknowledgment of
the conditions stated herein on forms provided by the Planning Division, and all
public notices posted onsite are to be removed.

10.

This Planning Commission Hearing Resolution, in its entirety as adopted, shall
be included in the initial plan check submittal that is submitted to the Building and
Safety Division. The Resolution shall be copied directly onto plan sheets and
included as part of the plans that are submitted for plan check. The Resolution
shall remain a part of the plans throughout the plan check process and shall be
part of the plans for which building permits are issued.

11.

An approval granted by the Planning Commission does not constitute a building
permit or authorization to begin any construction or grading. An appropriate
permit issued by the Building and Safety Division must be obtained prior to
constructing, enlarging, moving, converting, or demolishing any building or
structure within the City.

12.

Unless the use is inaugurated no later than 12 months after this approval is
granted and is diligently pursued thereafter, this approval will be subject to
revocation pursuant to Chapter 24.570 of the City's Municipal Code. However, if
the approved project remains unchanged (except as allowed under Municipal
Code Chapter 24.570), the Community Development Director may grant one
additional 12-month extension of time for the Use Permit, provided the initial 12month period has not already expired.
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13.

The construction superintendent shall notify all crews of construction work hours
on the project site. In accordance with the City's adopted Noise Ordinance, no
work shall take place between the hours of 8:00 p.m. and 7:00 a.m. The
construction work hours shall be noted on the improvement plans and are
generally accepted as 7:00 a.m. to 5:00 p.m. Monday through Friday. Saturday
work requires prior concurrence by City. No work shall take place on Sunday or
any legal or City observed holiday. The definition of "work" shall include running
or idling of equipment.

14.

The Applicant/Developer shall call Community Development at (805) 654-7893 to
request a "DRC Inspection" during framing and prior to final inspection. Failure to
have required DRC Inspections at the required times, may result in the delay of
your project receiving a final inspection or occupancy permit. Additional
inspections may be required to ensure compliance with DRC conditions of
approval. The Applicant/Developer shall pay deposit fee to the Planning Division
to cover the costs for compliance review and field inspections.

15.

No final inspection or occupancy permit shall be granted until all construction and
landscaping is complete in accordance with the plans approved and the
conditions required herein.

16.

No signs of any type are approved as a part of this action. Any signs viewable
from the public right-of-way must receive a sign permit approved by City Planning
Staff prior to installation as per Chapter 24.420 Sign Regulations and Chapter
24V.211 (Signs) of the Municipal Code.

17.

Minor changes may be approved by the Community Development Director or
designee pursuant to Chapter 24.570 of the Municipal Code. Any substantial
change will require the filing of an Application for Amendment.

18.

All requirements of any law, ordinance, or regulation of the State, City of San
Buenaventura, and any other governmental entity shall be complied with at all
times.

19.

Approval is subject to the applicant paying all fees and assessments to the City
of San Buenaventura, as required by the Municipal Code.

20.

All approvals are subject to and dependent upon the applicant complying with all
applicable Ordinances, Codes, regulations, or adopted policies. In the event the
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City determines that it is necessary to take legal action to enforce any of the
provisions of these conditions, and such legal action is taken, the applicant shall
be required to pay any and all costs of such legal action, including reasonable
attorney's fees, incurred by the City, even if the matter is not prosecuted to a final
judgment or is amicably resolved, unless the City should otherwise agree with
applicant to waive said fees or any part thereof. The foregoing shall not apply if
the permittee prevails in the enforcement proceeding.
21.

In accepting the benefits of the conditional approval of this discretionary permit
and approvals issued in conjunction with this discretionary permit, and as a
condition of approval of this permit, the applicant agrees to defend, indemnify,
and hold harmless the City of San Buenaventura and its officers, employees, and
agents from any claim, action, or proceeding against the City or its officers,
employees, or agents brought to attack, set aside, void, or annul, the approval of
the permit by any advisory agency, appeal board, or legislative body of the City.
This condition shall be construed to include, without limitation, applicant's
agreement to pay any attorney's fees incurred by the City in its choice of defense
counsel or awarded against the City or its agents, officers, or employees in any
legal action to attack, set aside, void or annul, the approval of the application in
which the petitioner or plaintiff in such action is the prevailing party and is
awarded attorney's fees.

A.

Applicant's obligations set forth in this condition are based on the mutual
understanding of the City and the applicant that the City shall promptly
notify the applicant of any such claim, action, or proceeding and cooperate
fully in the defense, provided that the City's obligation to "cooperate fully"
in such defense shall no include payment of any monies for or toward any
fees, costs, or expenses of such defense. If the City fails to promptly notify
the applicant of any claim, action, or proceeding, or fails to cooperate fully
in the defense, the applicant shall not thereafter be responsible to defend,
indemnify, or hold harmless the City. In any event, the applicant shall not
be required to pay or perform any settlement of any such claim, action, or
proceeding unless the settlement is approved by the applicant.

B.

Nothing contained in this condition is intended to, or shall be construed to,
prohibit the City from participating in the defense of any claim, action, or
proceeding, provided that applicant shall remain obligated to pay any
attorneys' fees incurred by City for in-house or outside counsel which may
be chosen by City in the exercise of its sole discretion.
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C.

In the event the City determines that it is necessary to take legal action to
enforce any of the provisions of these conditions, and such legal action is
taken, the applicant shall be required to pay any and all costs of such legal
action, including reasonable attorney's fees, incurred by the City, even if
the matter is not prosecuted to a final judgment or is amicably resolved,
unless the City should otherwise agree with applicant to waive said fees or
any part thereof. The foregoing shall not apply if the permittee prevails in
the enforcement proceeding.

22.

All areas shown as parking areas shall be surfaced with asphaltic concrete or
other suitable material as approved by the City Transportation Manager and shall
be suitably marked, outlining individual parking spaces and traffic flow. Said
surfacing and marking shall be completed prior to final inspection of the structure
or structures by the Building and Safety Division of the Community Development
Department or prior to the issuance of any occupancy clearance. The surface of
all parking areas shall be maintained in an adequate state of repair at all times
subject to the satisfaction of the Building Official. All parking spaces shall be a
minimum of nine (9) feet wide by twenty (20) feet deep, unless spaces for
compact cars are used, in which case these spaces shall be a minimum of eight
(8) feet wide by sixteen (16) feet deep. Compact parking spaces must be
adequately signed or noted and such notations shall be included on all building
plans.

23.

Each compact parking stall is to have the word "compact" painted at the entrance
of the space in letters a minimum of eight inches in height.

24.

Parking facilities for bicycles shall be provided, the configuration and location of
which shall be as depicted on the approved Design Review Permit plans. All
bicycle parking shall comply with AASHTO, NACTO, or APBP standards, as
permitted by the California Building Code. The bicycle parking shall be designed
to provide two (2) points of contact on the bicycle, be supported upright, and
cause no stress onto tires. All provided bicycle parking shall be able to
accommodate a standard U-lock. Bicycle parking area dimensions and location
shall be a paved area at least 6' x 1 '6" for each required parking space and shall
be located outside of pedestrian walkways, loading areas, landscape planters,
etc. Where feasible, bicycle-parking areas should be covered. Staff shall review
all construction documents prior to building permit issuance to assure that the
bicycle rack has been provided and is not in conflict with the applicable
development standards for building in the General Urban (T 4.9) zone district.
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Planning Division Special - Use Permit
25.

Design measures to avoid vehicle and pedestrian/bicycle conflicts shall be
maintained. Direct pedestrian entry through the front of the building shall be
maintained from public streets and sidewalks to the building entrance. Wellarticulated pedestrian routes and zones shall be maintained on the site, linking
building entrances and parking areas. Drive-through lanes should be maintained
to minimize conflicts with pedestrian walkways, bicycle routes, and paths of
travel. Drive-through lanes that obstruct a pedestrian pathway between parking
areas or sidewalks and entries into the building should maintain a pedestrian
crossing that is delineated by landscaping, striping, curbing, and raised or
decorative paving to separate pedestrian and vehicular access and circulation.

26.

To maximize the queueing spaces available, the ordering system is to be located
as near the southeastern corner of the building as possible.

27.

The design of the drive-up audio system shall control and minimize the volume of
the system so that complies with the Noise Regulations in order to control
unnecessary, excessive and annoying noises in the city which could be
detrimental to the health and welfare of nearby residents.

28.

The location of drive-through facilities in relation to the building, including the
location of the pick-up windows, stacking lane, and vehicle access, shall be
oriented in a manner such that headlight glare is not directed towards adjacent
residential uses or oncoming traffic on public streets.

29.

All dining establishments with cooking operations shall implement best
management practices to minimize the potential release of other food processing
facility odors and smoke outside the building as could be detected at the property
line. Such best practices could include changing operating practices, improving
maintenance of cooking equipment, installing odor control equipment, and/or
upgrading venting systems to control unnecessary, excessive and annoying
odors or smoke which in the judgement of the City or the Ventura County Air
Pollution Control District is determined to be a public nuisance or to be
detrimental to the health and welfare of nearby residents.

30.

No alcohol use of any type is approved as a part of this action. A separate
alcohol use request must receive a Use Permit approved by the City and Alcohol
Beverage Control prior to inauguration of the use pursuant to SBMC Chapter
24.460.
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31.

Any graffiti painted or marked upon the premises or on any adjacent area under
the control of the licensee shall be removed or painted over within forty-eight (48)
hours of being applied.

32.

The licensee shall be responsible for maintaining the premises, or areas adjacent
to the premises over which he or she has control, free of litter.

Planning Division Special - Transportation Management Plan
33.

Within 60 days of the Use Permit approval, the applicant shall submit a draft
Transportation Management Plan (TMP) that identifies how the internal
circulation of the shopping center shall be managed and conflicting turning
movements are to be avoided with the introduction of the new Dining
Establishment - drive-through facility use.
The TMP must be approved in content and form to the satisfaction of the
Community Development Director and Public Works Director prior to the
operation of the Dining Establishment - drive-through facility use, and then
implemented and maintained for as long as the Dining Establishment - drivethrough facility use authorized by the Use Permit is operational:
At a minimum, the TMP shall include exhibits and written descriptions of all of the
following components:
• Permanent traffic control measures (i.e. stop signs, bollards, etc.) and
pavement directional signage throughout the shopping center;
• Exhibits detailing the internal circulation of the site and turning movements
at driveway ingress/egress locations and the entry and exit of the drivethrough lane. Turning radii for a midsize car and average size SUV shall
be utilized to demonstrate potential conflicting turning movements in an
"oversaturated" drive-through lane condition.
Solutions to minimize
conflicting turning movements shall be proposed and implemented.
• A written description regarding "Vehicle Queue Overflow Management"
operational characteristics that are to be implemented when the number of
vehicles exceeds the number of vehicle queue spots in the drive-through
lane. Potential operational characteristics can include, but are not limited
to:
o Placement of temporary traffic control measures (i.e. traffic cones);
o Identification of overflow parking onsite; and
o Use of handheld wireless ordering equipment.
• Vehicle Queue Exit Management operational characteristics

34.

Upon the determination of the Community Development or Public Works
Departments that the TMP created for the Dining Establishment - drive-through
facility use is not functioning effectively, or upon any future modification or
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expansion of the shopping center, the TMP shall be comprehensively reevaluated by the Community Development and/or Public Works Departments.
This TMP re-evaluation work effort shall be accompanied by a filing fee
determi.ned by the Community Development Director and/or Public Works
Director to address staff review time by Community Development and Public
Works staff.

Planning Division Special - Sign Program
35.

A comprehensive Sign Program application for the shopping center shall be
submitted to the Planning Department for formal Design Review and must be
approved prior to the installation of a vertical Directional Sign or menu boards
associated with the Dining Establishment - drive-through facility use. The sign
program shall describe and pictorially represent the location, dimensions, color,
letter style, letter height, and sign type of all signs to be installed in conjunction
with the drive-through use. The Sign Program shall consider all elements
required by Sec. 24V.200.049 (The General Urban Zone 9 (T4.9)), Chapter
24V.211 (Signs), and Chapter 24V.205 (Drive-Through Facilities Standards).

Environmental Services
36.

Compliance with the Refuse and Recycling Enclosure Minimum Standards and
Guidelines must be demonstrated on the plan materials for review and approval
prior to Occupancy process or issuance of building permits, including the
following:
a) Independent pedestrian access to the storage bin areas, if applicable;
a) Buffer zones between refuse/recycle storage areas;
b) Required number of recycle and refuse bins must meet the minimum
standard for the proposed use.
c) Areas for Refuse/Recycle bin storage; end to end for easy pedestrian traffic
access and removal of bins for disposal by EJ Harrison.
d) Demonstrate easy accessibility for the removal of the bins (in and out of the
enclosures) to the area of pick up by EJ Harrison that does not hinder or
block traffic (e.g. slope of drive way may be too steep for EJ Harrison driver to
physically push the dumpsters to an accessible area for pick up).

37.

Develop a Refuse and Recycling Operations and Management plan (TMP) for
approval from EJ Harrison and the City Environmental Services Staff. The (TMP)
plan shall include at a minimum how the collection of refuse and recycling will be
accomplished:
a) Number of trash/recycle bins.
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b) Number of days of service from EJ Harrison.
c) Provide a description of outdoor site management (trash and recycle
containers, sweeping, mopping, and removal of all trash from outdoor
surfaces).
d) Include the following: "Adequate trash service shall be provided. No trash or
recyclable materials shall be allowed to spill or accumulate on any
surrounding surfaces. If at any time it is determined by inspection that
trash/recycle is inadequate for this site, additional service shall be provided."
e) The Plan shall be signed by a responsible party.
Public Works Department - Traffic
38.

Prior to the issuance of building permits, the applicable City Traffic Mitigation Fee
shall be paid to the Inspection Services Division.

39.

Prior to the issuance of building permits, the applicable County of Ventura traffic
mitigation fees shall be paid directly to the County. A building permit will not be
issued until the applicant has provided satisfactory evidence that the County fee
has been paid.

40.

Access to the site shall be through driveways per City Standard Plan No. 104,
with a minimum width of 25 feet. The driveways shall be located along the
property frontages per City Engineer's requirements.

Land Development: General
41.

Grading and improvement plans required, including, but not limited to, street,
water, sewer, and storm drain improvements shall be prepared by a Civil
Engineer registered in the State of California. Said improvement plans shall be
submitted to the City Engineer for review and comments and subsequent
approval. 6001.

Prior to commencement of work on the grading and improvement plans,
Developer and his Civil Engineer shall attend a pre-design meeting with Land
Development staff to become fully aware of the City's standards, requirements,
processes and expectations..
42.

Prior to issuance of any building permits, the Applicant/Developer shall pay
sewer and water connection fees, parks and recreation facilities tax, traffic
mitigation fee, service area parks mitigation fee, public park fee and all other
applicable fees/taxes. 6002.

43.

Concurrent with submitting any public improvement plans for plan checking, the
Applicant/Developer's engineer shall submit a standard City of Ventura "Estimate
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of Cost" with a plan check fee in accordance with the City Municipal Code and
current Fee Schedule. The approved estimate of cost shall be the basis for the
plan check fee, inspection fee, and security for guaranteeing public
improvements. 6003.
44.

Prior to issuance of building permits, the applicant shall construct frontage
improvements along Victoria Avenue in conformance with the Parkway Overlay
requirements of the Victoria Avenue Corridor Plan and Development Code. Said
frontage improvements shall transition to join existing improvements in a manner
acceptable to the City Engineer.

45.

Any existing damaged or defaced curb, gutter, or sidewalk adjacent to project
boundary shall be removed ·and replaced. 6005.

46.

All utility plans shall be coordinated with the respective utility companies and
submitted for review and approval by the City Engineer prior to issuance of a
grading and/or encroachment permit. 6006.

47.

No improvements shall be allowed within any existing easement, unless as
approved by the utility easement owner and City Engineer. 6015.

Land Development: Grading
48.

All grading shall be in accordance with the City Grading Ordinance and the latest
revision thereto. When a grading permit is required, the rough grading for the lot
shall be completed, certified by the Applicant/Developer's soil/geotechnical and
civil engineers and accepted by the City Engineer prior to issuance of building
permits. Certification shall be accompanied by Final Compaction Report. 6201.

Land Development: Drainage
49.

Hydrology/Hydraulic design calculations, prepared by a Registered Civil
Engineer, are required to be submitted with the site-grading plan. Calculations
shall include determination of adequacy of the drainage system proposed and
the adequacy of the existing downstream system before issuance of a grading
permit. If capacity is not available in the existing system using the design criteria
of the City, Ventura County Watershed Protection District, and Caltrans, then the
Applicant/Developer shall submit plans for review and approval for new
downstream drainage improvements OR provides an onsite retention system
with adequate capacity for the additional flows prior to issuance of grading
permit.
Design and construction of the downstream system improvements shall be at the
Applicant/Developer's expense, as approved by the City Engineer/and or
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respective agency. The construction of the downstream system shall be
completed prior to occupancy. 6301.
50.

No cross-lot drainage will be permitted unless approved by the City Engineer in
which case the property owner must provide documents providing stormwater
acceptance between the lots. 6302.

51.

All drainage shall be directed away from structures and the drainage run-off shall
be conveyed to a street and/or drainage system by non-erosive means. 6303.

52.

The Applicant/Developer and Property Owner shall comply with the requirements
of the Ventura Countywide Stormwater Quality Management Program
(VCSQMP), National Pollutant Discharge Elimination System (NPDES) Permit
No. CAS004002, applicable NPDES permits issued by the State of California
Regional Water Quality Control Board including the State General Permit for
Construction Activity, and the City of San Buenaventura Municipal Stormwater
Code. 6307.

53.

In addition to complying with the above listed stormwater requirements the
Applicant/Developer shall comply with the Technical Guidance Manual for
Stormwater Control Measures (available for download on the County's website
at: http://www.vcstormwater.org), to design and construct stormwater control
measures. The BMPs shall be designed specifically for the treatment of the
pollutants of concern as identified in the referenced documents. 6308.
The Applicant/Developer shall submit a site plan with design of the BMPs,
including treatment calculations, for review with grading/improvement plans. No
permits will be issued prior to approval of the final design of the BMPs and all
BMPs shall be constructed prior to project acceptance.
First consideration shall be to control pollutants, pollutant loads, and runoff
volume emanating from impervious surfaces through infiltration, storage for
reuse, evaporation, or bio-retention by reducing the percentage of Effective
Impervious Area (EIA) to 5% or less of the total project area in accordance with
the Technical Guidance Manual.
When a vegetated swale is used within public right of way or on private property,
Amendment no. 1 to the Engineering design Standards, dated October 16, 2014
shall be followed. Landscape plans shall clearly delineate perimeter of vegetated
swale and designate as permanent BMP. Copy of landscape plan shall be
provided to Land Development Section for review and approval.
The Applicant/Developer shall also be responsible for developing and
implementing a long-term Operation and Maintenance Plan for stormwater
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quality protection BMPs included in the project. The Operation and Maintenance
Plan shall include the following:

+ Operation procedures;
+ Procedures for routine

maintenance

(e.g.,

debris

removal,

vegetation clearing);

+ Procedures for corrective maintenance (e.g., parts replacement);
+ Maintenance performance levels;

+ Identification

of

the

party

responsible

for

operation

and

maintenance;

+ Inspection and reporting requirements;
+ Training of individuals responsible for maintenance.
The Applicant/Developer shall submit Draft Declaration of Covenants for review
and approval as to form by the City Engineer and City Attorney to insure
maintenance of all water quality BMPs included in the project.
Applicant/Developer shall record declaration prior to issuance of certificate of
occupancy. Illicit discharges, illicit connections, or stormwater discharges passing
through inadequately maintained treatment devices into the public storm drain
system, are violation of State regulations and the City's Municipal Code.
54.

Per Part 4, Section F.8(d) of MS4 Permit, prior to issuance of Certificate of
Occupancy, to ensure proper installation, all LID measures, structural BMP's,
treatment control BMP's, post construction BMP's and all landscaped areas shall
be inspected by Public Works Inspector. The Certificate of Occupancy shall not
be issued if the project site does not have fully functioning LID measures,
structural BMP's, treatment control BMP's, post construction BMP's and/or other
landscaped areas have bare ground. 6309.

55.

Prior to issuance of grading permit, the project Civil Engineer shall certify that
they have reviewed the Landscape Plans (both private and public) and that all
structural BMP's, treatment control BMP's, post construction BMP's comply with
the MS4 requirements. This certification shall be on the civil construction plans.
6310.
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Land Development: Utilities
56.

All utility plans shall be coordinated with the respective utility companies and
shall be submitted for review and approval by the City Engineer along with other
improvement plans required for the project. 6402.

57.

All above ground utility locations shall be reviewed and approved prior to grading
plan approval. All above ground utility structures shall be located and screened in
accordance with the City Council adopted Guidelines for the Screening of above
Ground Utility Structures. 6403.

Land Development: Parks
58.

The Applicant/Developer shall submit landscape and irrigation plans for both
public and private areas prepared by a landscape architect licensed in the State
of California and shall include all self-certifications necessary to show compliance
with the State's AB 1881 - Model Water Efficient Landscape Ordinance. 6503.

Ventura Water: Standard Sewer
59.

The current City Engineering Design Standards and the City Standard
Construction Details shall be followed for design requirements. Please contact
Land Development for a copy of the latest approved set.

60.

There shall be no public sewer mains, lift stations or other sewer facilities within
private streets, properties and private or public alleys.

61.

There shall be no trees planted until sewer laterals are marked on curbs.
Minimum separation between trees and sewer mains and/or laterals is 10 feet.

62.

The construction plans shall show proposed sewer lateral for each lot. There
shall be a separate lateral for each lot. New sewer laterals shall not be located in
driveways.

63.

The Subdivider/Developer shall clean and CCTV all public sewer lines just prior
to final inspection. The Subdivider/Developer shall clean and CCTV all public
sewer lines per NASSCOPACP Standards and 10% clear water flow within two
(2) weeks prior to FINAL ACCEPTANCE of the public improvements.

64.

There shall be no more than three connections to a public manhole.
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65.

Point of connection to the City sewer system shall be made only to sewer mains
in location as approved by the Ventura Water General Manager.

66.

The Applicant/Developer shall provide the necessary backflow prevention control
devices as required by Ventura Water.

67.

All new sewer infrastructures shall be isolated with a physical barrier until the
Ventura Water approves the new system and the development is ready for actual
occupancy.

Ventura Water: Standard Water
68.

The City of San Buenaventura is implementing a Water Rights Dedication and
Water Resource Net Zero Policy per Municipal Code Chapter 22.180. All projects
are subject to compliance with the Policy, which includes implementation of
conservation offsets, dedication of water rights, and/or payment of a Water
Resource Net Zero Fee.

69.

The current City Engineering Design Standards and the City Standard
Construction Details shall be followed for design requirements.

70.

Any wells and/or water production facilities on the site shall be abandoned or
destroyed in a manner satisfactory to the Ventura Water General Manager and the
County Resource Management Agency. A Ventura County Well Demolition Permit
will be required prior to abandoning any wells.

71.

A separate service is required for fire protection purposes. The fire service shall
be equipped with approved backflow devices. Point of connection to the City
water system shall be made only in location as approved by the Ventura Water
General Manager.

72.

There shall be no public water mains/services/meters within private streets,
properties and private or public alleys.

73.

There shall be no trees planted until water services are located. Minimum
separation between trees and water mains or services is 6 feet.

7 4.

The Applicant/Subdivider/Developer shall provide a looped water distribution system
to serve the subdivision. There shall be no distribution systems with dead ends
created by the project. Looped systems to existing and/or new mains are to be
provided as part of the design
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75.

All on-site water mains and appurtenances shall be a private water system,
owned and maintained by the property owner. A master meter shall be required
on all mixed-use and multi-family/town house/apartment complexes.

76.

The construction plans shall show proposed water service and meter locations
for each lot. There shall be a separate water service for each lot. Water services
shall not be located in driveways.

77.

Phasing Plans for water utilities shall be submitted to Ventura Water for review
and approval by the Ventura Water General Manager at least three weeks prior
to the start of construction. All utilities shall be sufficient to support each phase
and the phasing map shall show all proposed utilities for the entire project and
any public improvements that will be constructed off-site that are necessary to
serve each phase.

Building and Safety Division
78.

All new and future units will be served by one master meter and each individual
unit will have its own sub-meter.

79.

TYPE OF CONSTRUCTION: Comply with current adopted building codes.

80.

OCCUPANCY: Occupancy must comply with the requirements 0f current
adopted building codes.

81.

ACCESSIBILITY: Fully comply with all accessibility requirements of the current
Building Code.

82.

GREEN BUILDING CODE REQUIREMENTS: Fully comply with all requirements
of the current Green Building Code.

83.

Complete architectural plans and appropriate engineering calculations shall be
prepared by a California Licensed Architect or Engineer and be submitted to
Building and Safety for plan check and plan approval.

84.

All building construction shall be designed in accordance with the City's currently
adopted California Building Code, California Green Building Code, California
Electric Code, California Plumbing and Mechanical Codes, California Energy
Code and all other appropriate sections of the City Ordinance Code.
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85.

Prior to Building and Safety submittal, Developer and his design team (architect
and engineers) shall attend a preliminary Plan Check meeting with Building and
Safety and Fire Department staff to become fully aware of the City's standards,
requirements, plan check processes and expectation .Contact Yolanda Bundy for
meeting coordination at (805)677-3963.

86.

All construction shall be designed and built in accordance with California Title 24
handicap accessibility standards. Appropriate details and specifications shall be
incorporated into the plans and submitted at time of plan check.

87.

Structural observation shall be required in accordance with California Building
Code Chapter 17. The design professional shall provide the required
observation, which shall be clearly specified on the approved plans.

88.

This project or use shall meet all applicable requirements of State and local
codes related to building safety, fire protection and hazardous materials in effect
at time of permit application. The Building and Safety conditions are general in
nature and are intended to indicate major requirements, but are not all-inclusive.
The Building Official will meet with the applicant, at the applicant's convenience,
to discuss the applicable requirements in more detail. The Building Official may
be contacted at (805) 677-3963, 501 Poli Street, Ventura, CA 93001.

Fire Department
89.

Fire protection systems shall be installed for each structure as required per the
California Fire Code, California Building Code and City of San Buenaventura
Ordinance.

SECTION 4: The permit approval shall be subject to revocation if the applicant fails
to comply with the conditions listed herein at any time. If, at any time, the Community
Development Director or Planning Commission determine that there has been, or may
be a violation of the findings or conditions of this approval, or of the Zoning Regulations,
a public hearing may be held before the Planning Commission to review this approval
pursuant to Zoning Regulation Section 24.570. At said hearing, the Planning
Commission may add conditions, or recommend enforcement actions, or revoke the
approval entirely, as necessary to ensure compliance with the Zoning Regulations, and
to provide for the health, safety, and general welfare of the community.
\\
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PASSED AND ADOPTED this 8th day of November, 2017.

Dave Ward, Secretary
Approved as to Form:
Gre ry G. Diaz
CitYi ttorney

Attachments: Exhibits "A through P"
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30 SPACES

t\

PROVIDED PARKING
RJLL SIZE SPACE
ACCESSIBLE SPACE
VAN POOL
COMPACT SPACE
TOTAL

\

=22 SPACES
= 4 SPACES
= 3 SPACES
= 11 SPACES
=40 SPACES

PROJECT DESCRIPTION

\

"k_,

THE PROJECT S ITE IS COMPOSED OF THO SEPARATE LOTS
V<IILL BE COMBINED AS ONE LOT. THO EXISTIN6
MER.GIAL BUILDIN6S V'llLL BE REMOVED AS PART OF THIS
EGT. A RESTAURANT AND A SPA BUSINESS ARE THE
NT MAJOR TENANTS.

0

~

A 6,'143 S.F. MULTl-TENANT BlJILDING TO BE DEVELOPED Y'llTH A
TRELLISED PATIO ALON6 V'llTH A 2,140 STARBIJGKS COFFEE
CAFE BUILDIN6 Y'llTH TRELLISED PATIO AND DRIVE-THRU
SERVICES. ALL ON A S IN6LE LOT.

f

LANDSC-APE ~
AREA
l(J

SITE LIGHTlN6 SEE
DETAIL 1/A2\

(3) VAN/GAR
DP~SPACES

4

A NEH 8-FOOT-Hl6H BLOCK V'<ALL HILL BE CONSTRUCTED
ALON6 THE PROPERTY LINES ABUTTING THE RESIDENTIAL
PROPERTY TO THE EAST. A NEV'l H IDER PUBLIC SIDEHALK AND
PARKHAY HILL BE CONSTRUCTED ALONG V ICTORIA AVE.

CONCRE\..c
PAVE~\

"'I
't::

THE RESIDENTIAL PROPERTY TO THE EAST HILL BE RJRTHER
SHIELDED FROM NOISES, LIGHTS AND RJMES ASSOGIATED HITH
VEHICLE QlJBJES BY THE PLACEMENT OF THE NEY'l BUILD IN6
BETHEEN THE RESIDENTIAL PROPERTY AND THE QI.JElJING LANE.
THE NEW Ql.JBJE LANE TO PASS Y'llTHIN THE BlJILDIN6 BEHIND ITS
MAIN FACADE . THIS HILL EFFECTIVELY ENSURE THE DRIVE THRU
SERVICES OF THE STARBIJGKS CAFE Y'llLL NOT UNREASONABLY
INTERFERE WITH THE USE AND ENJOYMENT OF NEIGHBORING,
EXISTING, OR FUTURE DEVELOPMENTS. GAR HEADLl6HTS IN THE
QUBJIN6 LANE WILL BE SHIELDED FROM TRAFFIC ON VICTORIA
AVENUE BY A 4-FOOT HIGH SOLID SC.REEN HALL.

\

~~~~~~~~---'/

/'

\

CAFE BUILDING TO HAVE A PEDESTRIAN PASEO (HITH PLANTED
ARBOR BRIN6S PEOPLE OFF THE SIDEHALK INTO THE INTERIOR
OF THE SITE HHERE OUTSIDE DINING AND BUILDING ACCESS
HAPPENS. PAVERS MARK THIS PATHY'IAY AND CLEARLY
DELINEATES V'IHERE PEOPLE GROSS THE DRIVE LANE. SEATING
IS ALSO PROVIDED ON A HIDENED PUBLIC SIDEHALK ALONG
VICTORIA AVE.

126 FREEY'IAY

TEL PHONE RD.

THE MULTI-TENANT BlJILDIN6 HAS DIRECT ACCESS TO THE
PUBLIC SIDEV'<ALK ON VICTORIA ALON6 Y'llTH ACCESS VIA A
TRELLISED PATIO ON THE WEST SIDE OF THE BUILDIN6. 6LAZED
Y'llNDOW DISPLAY AND ARTIC.ULATED BUILDIN6 MASSIN6
CHARACTERIZE THE THEME OF THE BUILDING.

SITE PLAN

~~~~~~~~~~~~~~~~~~~~~~~L.Jl....rLJ

SCALE 1/16" ' 1'-0"

o

5 10 15 20 25

SITE

50

VICINITY MAP

N

EB

THE OVERALL ARCHITECTURAL DES IGN OF BOTH BUILDINGS
GAN BE DESCRIBED AS MODERN CONTEMPORARY AND IS
COMPATIBLE HITH THE CHARACTER OF THE SURROIJNDIN6
NEl6HBORHOOD. ALL DESl6N EFFORT HAS BEEN MADE TO
MAINTAIN
HARMONIOUS,
ORDERLY,
AND
ATTRACTIVE
DEVELOPMENT CONTEMPLATED BY THE 6ENERAL PLAN AND
THE VICTORIA CORRIDOR PLAN/GODE.

EXHIBIT-==--...i'="""'-===l-,..

N.T.S.
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iso~ 648- 123+
FAX:
805 648-H++
CONTACT: CO
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t

WINDOW
OVERHANG

...
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SERIES

TRELLIS
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79'-o"
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RETAIL
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27'-6"
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FLOOR
PLAN - CAFE BUILDING
~~~~~~~~~~~~~~~~~~~~~~-nnn

I
. l..l l..l L....-....1

SGALE 1/8 " , l'- 0"

5

0

10

20

DASH LINE OF
TUNNEL BELOV'!
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r

1
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0~PICAL POLE LIGHT DETAIL

ROOF
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SCALE 1/8 " : 1'-0 "
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PC-67

21 S. CALIFORNIA STREET

VENTURA, CA 9300 1
VOICE:
{80~ 548-123'4FAX:
805 648-'4-'4-«
CONTACT:

CO

BOYDSTUN

A2

15'-0"
ZONIH5'
ORDIHANCE
HA><II-U-1

HEIISHT

St~

516HA6E lklDER

St~

ORD IHANCE
HA><IHJM

P2 ~ M E TAL

SEPARATE PERMIT

HEIISHT

25'-0"
$ TO.ROOF

20'-0'
$ TO.P.

- • • • • • • • ·-----~~"'=
O
""'i°""'N""
Go' . .,_,

• • • • • • ------,;~""O""'j°i'iN5~'0-,
ORDIHANCE
MINIH,IM
HE16HT

I

I

I

--~-~---------------~

ORDIHANCE
MINIMJM
HEIGHT
12'-0"

T.0.5HOFFR.ONT '

+I '- 11 3/e,• (8_150.'15')
AT TOP OF

AD-IAGENT CURB

$0'-0" F.F .
<E...14'!.00')

-5 3/4'

148.52'

AT TOP OF

MJ METAL PANEL

AD.JAC-ENT CURB

NORTH EXTERIOR ELEVATION - CAFE BUILDING

EAST EXTERIOR ELEVATION - CAFE BUILDING

SC.ALE 1/ B" : 1'-0"

SC.ALE 1/ B" , l'- 0"

st 5TOHE
YENEl:R

ORDINANCE
HA><IM..t1
HEl6HT

ORDIHANCE
51~1,NIJER

P2 PAltm:D METAL

P2 ~ M E T A L ~ ~

5EPARATE PERMIT

CORNlc.E

25'-0"
$T.O.ROOF

20·-o·

• • • • • • i----,2r,,io.,.'j°;a;N<Soa:<.II"

$TO.P.

20'-0'

• • • • • • -----ZON=20,,.,.'i°, . N~·6 ...
,

$TOP.

ORDIHANGE
MINIM..t1
HEIGHT

ORDIHANGE
MINII-U-1
HEie.HT
12'-0"
$TO.Tffill.15 \__
11 '-0"
$Bo.AHN1Fi&

-5 3/4" {B_l-48.52')
AT TOP OF

ADJACENT~
ROOF LUE

P2 =METAL

P2 METALJJOC>R5

BEYOND

SOUTH EXTERIOR ELEVATION -CAFE BUILDING

V'ff:ST EXTERIOR ELEVATION

SC.ALE 1/ 8" , l'-0"

SC.ALE 1/ 8" , 1'-0 "

BIKE RAa::

CAFE BUILDIN6
CAFE BU ILDING

TYPE OF ARCH ITECTURE
HE OVERALL AROtlTE<;TlRAL. DE516N OF BOTH
E!UllDIH65 CAN 6E DE5CRJBED A5 MODERN
CONTElfORARY AND 15 COHPAT16LE vtllll ll!E
CHARACTER OF 1llE 5Ul<RCUIDIN5 NE16HBORHOOV.
ALL DE516N EFFORT HA5 ElEEN MADE TO MAINTAIN
HARMONICUS, ORDER!..Y, AND ATIRACTIVE
DEVE!..OPMEHT CONTEMPLATED BY 1llE 6ENERAL
PLAN AND 1llE VICTORIA CORRIDOR PLAN/CODE.

O COLOR AND MATERIALS LEGEND
EXTl:RJOR P\_.A.!:il~

~

FlaD - PLASTER '30/30 5ANV FINISH

5I-ERl'IIN vt!LLIAMS; BRAINSTORM, 5Wi033
EXTl:RJOR PLASTER. i"ETAL CORNJc.E, METAL TRELLIS, HEADER5
PAIHT TO HATCH POHDERcoAT; T16ER DRYL.I\C., 330 / 101ql
5TONE VENEER

CORONADO; C O L ~ ~VERTINE
STONE VENEER ROMAN

AI.JJHltfJH 5TOREFROHT
~ a.A551C BRONZE - STOREFRONT
l'illll CLEAR aA55

METAL Al'ININ65
~ A T TI6ER DRYLAC 33e,no1q1

EXTRERIOR ELEVATIONS - CAFE BUILDIN6

METAL 5TORfFRONT PAtEI..
PATINA COPPER

SC.ALE, 1/8" = l'-0"

5TANDIN5 SEAM METAL ROOF
BERRJD6E, 5TANDIN5 SEAM METAL ROOF,
PRE-l'EATHER 6ALVAI..U'1E
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PC-68

21 S. CALIFORNIA STREET
VENTURA, CA 93001
VOICE:
648-123~
805 648-FAX:
CONTACT: CO
BOYDSTUN

lBO~

A3

FASCIA
ABOVE

H INDOH
DISPLAY
BOXES

HINDOV'! DISPLAY
BOXES BELOH

78'-0"
4'-2"

10·-1·

0

I

co

II

SHOPPING
CENTER SIGN

·· r~1 ·
I - I
-. L..c.J

r.:.:.1 ·
. I · 1·

L..:...J

0

I

;:!;

0I

"'"'

SUITE 103
2P66 S.F.

0I

SUITE IOI
2,146 S.F.

SUITE 102
2,131 S.F.

"'"'

0

I

~

~,

_-

irlf
r. -1

·r-_
1.

r-1

·L· J-·· · l_J- --.

·. . l

·1 · I ·
L_J

MECHANicN-

~,;{?~o~· · EQUIPMENT

SHOPPING------CENTER SIGN

'• 0 0

I

I

L------- - -_j

FLOOR
PLAN RETAIL BUILDING
~~~~~~~~~~~~~~~~~-nnn
SCALE 1/B" : 1'-0"

0

5

ROOF
PLAN - RETAIL
BUILDING
;..._;;.......;;...~.;.....,;,.--;..._;..._.....;....
___..;...~__;.....;....
__~~-nnn

I

. W U L............J

10

SCALE 1/B" , 1'-0"
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10

21 S. CALIFORNIA STREU
VENTURA, CA 93001
VOICE:
180~ 648- 1234
FAX:
805 648-4444
CONTACT: CO
BO'rDST1.JN

A4

PZ~=

P3

•• • • • • •

ORDINANCE

HAXIMJM

MECHANI CAL
EGIJIPMEHT

HEl51IT

P1~~

ORDINANCE
MAXIMJM
HEIGHT

52~

z~iZ • ~$fia~""~'""·is.·--'-

• - - - •·-----foe;;;~,.,,·~-·'IB-

ORDIHANGE

ORDINANGE
MINll'-l.JM
HEl51IT

M:\~--~==~

.e,

1/E>' (B..146.14')

AT TOP OF

ADJAC.e(TGURS

$~1~%')
-l'-1/E>'

144."l'l'J

516HA6E UNDER
SEPARATE PERMIT

NORTH EXTERIOR ELEVATION

RETAIL BUILDING

EAST EXTERIOR ELEVATION - RETAIL BUILDING

SGALE 1/8" , l'-0"

SGALE 1/8" : I '-0"

15'-0"
$zONINe
ORDINANCE
MAXIMJM
HEl6HT

ROOF LINE
BEYOND

P2~~

ORDINANCE
MAXll'U-!
HEJ6HT

• • • • • • • -----=z~=o=·~;c,·~,~ •
ORDINANCE
MINIMJM
HEl&HT

+e 1/E>' 113..146.14')
AT TOP OF
ADJACENT GUR6
$~~F~'J
~

IS/16' (B..144.<U'J
AT TOP OF
ADJAC.e(f CURS

111

~TURE

GOI..U-1N

SOUTH EXTERIOR ELEVATION

RETAIL BUILDING

WEST EXTERIOR ELEVATION

SGALE 1/8" , l '-0"

RETAIL BUILDING

SGALE 1/ 8", l'-0"

TYPE OF ARCHITECTURE
HE OVERALL ARC-Hllt:G11.IRAL DE51<,,N OF BOTH
aJILDIN65 GAN l:lE DESCRIBED A5 ~
CONTEt-FORARY AHD 15 GOMPATIB!.E WITH THE
GHARAGTER OF THE 5URl'WUHDINe NEl6HBORHOOD.
ALL DE51<,,N s=FORT HA5 BEEN MADE TO HAINTAIN
HARMONIOUS, ORDERLY. AHD ATTRACTIVE
DEYEI..OPI-ENT GONlcMPl.ATED BY THE 6ENERAI..
PL.AN AHD THE VICTORIA CORRIDOR PLAN/GODE.

RETAIL BUILDING
0COLOR AND MATERIALS LEGEND
EXTERIOR PLA5TER HAU.. Fla.D - PLASTER 30/30 SAND FINISH
IMPERIAL a-&11GAL INDUSTRIES (JGI); HERON 6REY, 523
EXTERIOR PLA5TER HALL Fla.D - PLA5TER 30/30 5AHD FINISH
IMPERIAL aiEMIGAL INDUSTRIES (JGI); ASHTON 6REY, f,e,t,
EXTERIOR PLA5TER HALL Fla.D - PLA5lt:R 30/30 5AHD FINISH
IMPERIAL aiEMIGAL INDUSTRIES (JGI) ; ANTIGU: FRESGO, 666
EXTERIOR PLA5TER HAU. Fla.D - PLA5TER 30/30 SAND FINISH.
EXTERIOR PLA5TER BAND, METAL Al-'NINe,5 AHD LOUVERED SHADE 5TROC.TURE
IMPERJAL GHEMIGAL INDUSTRIES (\GI), OLD 5HELL, 100
STONE veeER
CORONADO, GOL055EUM TRAVERTINE
STONE YENEl:R ROHAN
STONE YENEl:R
CORONADO; GOL055EUM TRAVERTINE
STONE YENEl:R TIMBER TRAIL

EXTRERIOR ELEVATIONS - RETAIL BUILDING
SGALE: 1/8' = 1'-0"
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VOICE:
180~ 648-1234
FAX:
805 648-44«
CONTACT:

PC-70
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BOYDSTUN

A5

VICTORIA AVENUE - CAFE BUILDIN6 VIE~ #I
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21 S. CALIFORNIA STREET
VENTURA, CA 93001
VOICE:
{80~ 648-123~
FAX:
805 648-+4#
CONTACT: CO
BOYDST\JN

A6

VICTORIA AVENUE - CAFE BUILDING VIEri #2
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21 S. CALIFORNIA STREIT
VENTURA, CA 93001
VOICE:
l80~ 641:1- 1234
FAX:
805 641:1-4444
CONTACT:

CO

BOYDSTIJN

A7

PARKING LOT - CAFE BUILDING VIEW
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VOICE:
~O~ 648-1234
FAX:
805 648-44-«
CONTACT:
0
BOYOsnJN

A8

OUTDOOR PATIO - CAFE BUILDING VIEW
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21 S. CALIFORNIA STREET
VENTURA. CA 93001
VOICE:
!O~ 648-1234
FAX:
805 648-<M-«
CONTACT:
0
BOYDSTUN

A9

VICTORIA AVENUE AND MOON DRIVE VIEW
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ill1A10

21 S. CALIFORNIA STREET

v'ENTURA, CA 93001
VOICE:
f80~ 648-1234
FAX:
805 648CONTACT: CO
BOYDSTUN

MOON DRIVE - RETAIL BUILDING VIEW I
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VOICE:
{BO~ 648- 1234
FAX:
805 648-4444
CONTACT: CO
BOYDSTUN

A11
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PARKING LOT - RETAIL BUILDING VIEW 2
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21 5. CALIFORNIA STREIT

180~

VENTURA. CA 93001

VOICE:
FAX:

CONTACT:

805

CO

:A12

648-1234
648-444

BOYDSTUN
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ill1A13

21 S. CALIFORNIA STREET
VENnJRA, CA 93001

VOICE:
FAX:

COITTACT;

180~ 648-1234
805 648CO
BOYDSTUN

PLANT LEGEND
SYMBOL

QTY.

SIZE

0

BOTANICAL NAME/
COMMON NAME

VICTORIA AVENUE

WUCOLS
RATING

JORDAN, GILBERT & BAIN

4' HIGH WALL
WITH SHRUBS

LANDSCAPE ARCH ITECTS, IN C.

EXISTING STREET TREES

4~9 N. VENTURA AVE., VENTURA CA 93001
(aD~) &42-3641 FAX (80~) 1553-7874

11

48" BOX
MULTl

ARBUTUS 'MARINA
STRAWBERRY TREE

24" BOX

LAGUNARIA PATERSONII
COW ITCH TREE

24" BOX

TR ISTAN IA L. 'ELEGANT'
WATER GUM
EXISTING
COMMERCIAL

24" BOX

15 GAL
STANDARD

FLOWERING TREE

58

5 GAL

NANDINA 'GULF STREAM'
DWARF HEAVENLY BAMBOO

23

5 GAL

MUHLENBERGIA CAPILARIS
PINK MUHLY

65

5 GAL

RHUS INTEGRIFOLIA
LEMONADEBERRY

5 GAL
32
112
19

•

.....
*

-

TAB EBU IA HETEROPHYLLA
PINK TRUMPET

27

VITIS CALIFORNICA
CALIFORNIA GRAPE

5 GAL

RHAPHIOLEPIS U. 'MINOR'
DWARF YEDDO

5 GAL

DIANELLA T. 'VARIEGATA'
WHITE STRIPED TASMAN FLAX LILY

5 GAL

5 GAL

BOUTELOUA G. 'BLONDE AMBITION'
BLONDE AMBITION BLUE GRAMA
LEUCADENDRON S. 'BLUSH'
WILLOW CONE BUSH

5 GAL

AGAVE DESMETTIANA 'VARIEGATA'
VARIEGATED SMOOTH AGAVE

250

1 GAL

JUNCUS PATENS & CAREX
PRAEGRAC ILIS MIX

M

4

15 GAL

BIGNONIA C. 'TANGERINE BEAUTY'
CROSS VINE

M

1 GAL@ 18" O.C .

THE LANDSCAPE DESIGN FOR MONTALVO CENTER IS DESIGNED IN ACCORDANCE
W ITH THE CITY OF VENTURA GU IDELINES AND ALL APPLICABLE CITY AND
REGIONAL STANDARDS FOR LANDSCAPING & IRRIGATION. THE LANDSCAPE
ARCHITECTURAL DESIGN INTEGRATES THE ARCHITECTURAL FEATURES OF THE
BUILDING AND SITE INTO A UNIFIED DEVELOPMENT.
PLANT MATERIALS HAVE
BEEN SELECTED FOR THEIR SPECIAL CHARACTERISTICS INCLUDING COLOR,
TEXTURE. FORM, DROUGHT RESISTANCE AND LOW MAINTENANCE . AN
AG RI CULTURAL SUITABILITY TEST WILL BE PERFORMED TO ESTABLISH THE
NUTRIENT LEVELS REQUIRED TO PROVIDE OPTIMUM PLANT GROWTH. AN
AUTOMATIC IRRIGATION SYSTEM WILL BE DESIGNED TO RESPOND TO WATER
CONSERVATION, THE LANDSCAPE DESIGN & SPECIFIC PLANT MATER IAL
REQUIREMENTS . THE IRRIGATION SYSTEM WILL CONSIST OF LOW PRECIPITATION
ROTARY NOZZLES, POINT DRIP EMITTERS , AND SUBTERRANEAN DRIP TUBING.
THE AUTOMATIC IRRIGATION SYSTEM DESIGN WILL BE BASED ON THE MINIMUM
OPERATING PRESSURE AND MAX IMUM FLOW DEMAND AT THE POINT OF
CONNECTION TO THE AVAILABLE WATER SOURCE . THE SYSTEM SHALL BE
OPERATED BY AN
APPROPRIATELY SIZED ELECTRIC AUTOMATIC IRRIGATION
CONTROLLER CLOCK . RAIN SHUT-OFF DEVICES WILL BE EMPLOYED FOR WATER
CONSERVATION. THE IRRIGATION SYSTEM WILL BE DESIGNED TO CONFORM TO THE
CITY OF VENTURA WATER DEPARTMENTS REGULATIONS .

TRADESCANTIA P. 'PURPLE HEART'
PURPLE SPIDERWORT

5 GAL@ 36" O.C.

GREVILLEA 'COASTAL GEM'
PROSTRATE GREVILLEA

z

0:::

O<C
O
"

LL

:::i

<( <(

o~
. I-

(/) z
...... llJ
N>

\
EXISTING
RESIDENTIAL

PRELIMINARY PLANTING PLAN

----------------------------------------------------------------------------------.LI'1.JL.J

-SC_A_L_E-1/-16-"-:1-'-0-..

SENECIO SERPENS
BLUE CHALK STICKS

1 GAL@ 18" O.C

RV
PARKING

0

5

10

c ; 2-""===-==-

15 20...,.
25
. .,,,,,-,....

"'w
~

~
~

0

~

0

g:
u.
0

"'>-zw
~

~

SITE DATA:

w

c::

TOTAL SITE: 44,484 SQ. FT.
LANDSCAPING: 7,663 SQ. FT. (17.2%)

<(

"'
z

(.!)

~

0

~

<(

"'0z
~

u

u:

~

DRAWING

ui

~

~
~

TRADESCANTIA 'PURPLE HEARr

GREVILLEA 'COASTAL GEM'

SENECIO SERPENS

AGAVE D. 'VARIEGATA'

PC-79

RHUS INTEGRIGOLIA

NANDINA 'GULF STREAM'

TABEBUIA HETE ROPHYLLA

TRISTAN IA L. 'ELEGANr

ARBU TUS 'MARINA'

LAGUNARIA P.

w
rn
w
I
>-

L-1
SHEET 1 OF 2
PROJECT No. 16. 101

PC-80

z

0

-l

<
)>

m

r

m

r
r

)>

~

G)

z

<

(/)

N

;5

~ ~

~

0

~ ~
.., ..,

.,,;u

N

I

r

zG1

~
::;;

0

MHB

DATE

8 - 7 -17

PJ

CONSTRUCTION . DATE

BI D .

PLAN CHECK

PRINTED FOR :

CHECKED: .

DRAWN: .

VICTOR IA AVE & MOON DR.
VENTURA . CA

STARBUCKS &
RETAIL BLDG.

PROJ ECT

LIVING WALL
ELEVATION

SHEET TITLE

21 S . CALIFORNIA ST ., FLOOR 4
VENTURA.CA

RASMUSSEN & ASSOC.

CLIENT

THESE DRAWINGS, SPECIFICATIONS AND DESIGNS ARE INSTRUMENTS OF PROFESSIONAL SERVICES AND AS SUCH ARE THE PROPERTY OF JORDAN, GILBERT & BAIN LANDSCAPE ARCHITECTS, INC .

G

m

~

(")

(J)lr
-

A\

NO.

DATE

REVISION S
BY

DESCRIPTION

~~

~~ ~ ~

~I

I<'

~

?i;

-;~

t::I:I

. :z:

ci~ ~ ::::

._

~ ~

-~ '.'< :::0
g '!\ "' --'3

@ ~ I)

}

!le

•

i :~ g =~

r

> c3

~;~es

'ii"t;

REPRODUCTION OR OTHER USE NOT AUTH OR IZED BY JORDAN , GILBERT & BAIN IS PROHIBIT ED WITH OUT WRITIEN APPROVAL.

~~······~···· Tit T·--~~·· · · · · · ·
4

!
:
i

!

!

t -~ · · · · · - :llt:

11

-----1i '

- ~ --

I

2s·

------+------ .--------...

I

-----

- - --r--------------·- r-------VICTORIA A VENUE

I

\_APHALT RM?
PERC.aV.SID.Dff.. N0.112

I I

~

ROA.IJ ROW EASEJ,IE!lr

PfR <96J OR 90

·,·
-~

\·

"'

__ _ _____________ __

\

PARGB. I
Wl37--H21-1JI
145.75 FF

790 p,40

·';,...).
-~

t.
2.

CONSTRUCT

s· CJJl18 OM. Y Pf1I arr Of'

WTUIU SW. DE:TAIL No. 107

INFCRMA.Tfa.l PROWD£D BY Ulr>"EJ?S Tin.£ INSURANCC CaJPANY
PRWll1JW1Y nit£ llfPORT Ffl£ NO. <10240292
DA7l11: N'RJl. 2J, 2010

CONSTRUCT s· CVR8 AHO ,a· CUTTUI PER arr OF ',0/Tl/lU sro. OHAJL No.
107.

J.
4.

CONSTRUCT J" IIIOC CONCRUr IIJ88()N CUTTUI 7D GRAD£$ SHOIIN.
S£r:110H PfR OCTA/1. A SHEET .1

CROSS

CONSTRUCT IIIX!IFIED A=5S IIAIIP PE:11 S:P. P.W.C. sro. OHAJ/. Nr. 111-4,
CISl" C.

5.

CONSTRUCT COIIM£/laA/. Ofi!Vl'WAY PfR arr sro. OIL 115. lfl01H AS
SHOIIN.

6.

CONSTRUCT 3• A.C. OlfR a· A.B. IN PARXWC N1£AS AM) , · A.C. o~ ,s·
A.8. FOR H/CH 7IUl'FIC AREA.~ POI Fii/AL GC07EOINICAL REPORT, BA5W ON

7.

CONST1/UCT PCC SIOCll'AJ.I< PfR SAN BUENA 19,'7l/RA STD. OCT. 102.

[Qj

WA 1E7?

~

~:y~~ ~~~:.:~ IIIW.W H. G'.Olflt .R.• ANO IIALCW/ O. G'.OIO

if!l

PUBI./C R0,40 [AS£JJ£NT GRANTW
RECVROS

PfP£l.H£

EASEIIENT GRANTED 1D nfN IIC F.AJIU.J/£ AND AGNES IIC FARL41/E IN

ro

8()()1(

1JIJ. PAC£ 421 OF OFFICIAL RECORDS
Rf:COIIOE1)

OCCEll8£R Z9.

COUNTY OF Vl'NTURA REW?/XD IIAROI 14. 1966, IH BOOK 295/J. PAC£ 67 OF CFFIC/AJ'\

AFFR0>£VR- VALUES.

~

8.

CONST1/UCT 1/HAINJNC WALL PfR SEPARA 7E PC11J,11T.

9.

CONS71Wcr ENO..OSHJ TRASH ENCi.OS/JR£ POI SN/ BU!NAVENTUIU sro. OH

,a

INSTALL fll/00/($ PRODI.JCT C8-J6J6
T,W77C /IA ITD Sim. GRA'fE:.
INSTALL POI WM.IFACMlER'S 11£COIIIIENMTIOIIS:

~~~~/~~1,i=U::::1t5,1::i:·A~YIN~~~~:;::;,,~R£~~
NA 71/RE NOT PI...OTTED

~~

404. IIOOIFIED 7D IIIDIH•ll.5' ANO DEl'rH•IJ.6' UNl.£SS OTH£RWISE SPCCIFEO.

wtm

II.. PRWOSHJ COIIPACT PAl,J(JNC STALL AS SHOWN ON Pl.AN.
12. CONSTRUCT /WIDICAP STA/1., STRIPING AHO SIGNAGC POI
STAHOARO 121.
l.l PA!Nr ST,IJl{}ARD

<"

arr OF 19,'TU/IA

MfOC PARXJNG STALL DESIGNAT/al.

14. {}("CORA nvr PA lfNG POI

I.ANOSCAPf

~

§

~ ~ ~ / ~ ~ 1 , i = = 1 t s . 1: : i r · A r ~ I : % . ~ :
NA TUR£ NOT Pt.071llJ
l'tllll.lC flOJ,O EASEJIVIT 7D COUNTY OF '<f:N71HIA l'tllll.lC

fl()).fJ

---------·---- _J...

~

ARCHl'TE:CTS PLANS.

s·

PK" SCH ,o PIP£ OR Aff'RO>Ell ,QVAL. II/STAL POI CITY
SAN BUENAVENTURA STD. OCT. Na JII, CISl" I. (SJ..0Pf-1X IN.£SS
071/E:IIMISl" IIDICA TEDt

17. INSTALL

~

\\

or

£NQOS£D DRIVI' THRU

2·

10' Pl?fVATE DRIVI'

5'

BI.JILDING

\
\

\
\

\

\

\

p;t__

P;1.

ff/0.ECT S17E

I

, ------~-~

---\

\

,s· PK" SCH 40 Pfff OR APPROVUJ £()(JAL II/STAL PfR arr OF

SAN 8/J£JIA'IEJITURA STD. OCT. Na 311, Cl5l" 1.

rf\- ~~

·11:, Cl)[§]

15. CONS71?UCT UNDERGl1(MI() OC'TE:HTION/ 11/Fd.TR~TION FACIUTY. SIZE AHO
l7NAL LOCATION TD 8£ DETU/11/NED WRING FWAL OtS/GII.

15. INSTALL

;::;,,~11£~=.s"':.. ~~

IN 4566 Oii 901 - NOT A PART Of' PTR.

arsr.

511£

PRrJ.Ecr SITE

DIJST. SITE

I

5' PARKWAY

I

il.C'TOOA ltli9d.J£

J'·,,.--------

1

25' PRIVA7E OR/Vf

5'

147.Jn;

4' Pi?OTO WALL

SCl'AIIATE PUJI

C/J T:
.\470 Q/8:C YARDS
EXP!RT: J,418 C/J8/C YARDS

6.5"

17.5"

PAJIXJNC

~~

;- -

149.0 FF

~A~,

EARTHWORK:
VARJES

VARES

JENSEN

J" AC. MIN ON 8" A.8. T. l.•6.0

v

NOTTOsr:ALE

ED

IIOT1t1SCAl£

PC-81

SECTION
NOT TO SCALE

52 C1JB1C YARDS
0 CUBIC YAR!l5

10·

o'

5'

10'

GRAl'ff/CSCAU.· t "-1o'

I. SURVEf, INC

~ P£/IM/1-0\_A
__-1---Sli~~-T!i_'ON
__

Fill:
IJJPORT:

8IJ/WING

DESIGN

PfR

HI I

=1·-10'
DA 7E: 8/4/2017

1672 DONLON STREET
VENTURA, CAllF. 93003

PHO,'E
FAX

805/ 65< - 6977
805/ 654-69?0

PRELIMINARY GRADING
FOR

MONTALVO CENTER
VICTORIA AVENUE & MOON DRIVE
City of Ventura
COUNrrOF 'IEJIMU

STA 7E OF CAlTC1IIM

1

ATTACHMENT F

DRAFT PLANNING COMMISSION RESOLUTION LOT LINE ADJUSTMENT (MERGER) APPROVAL
EXHIBIT "A THROUGH "C" DATED NOVEMBER 8, 2017

PC-82

PLANNING COMMISSION RESOLUTION NO. CD-2017-_
APPROVING A LOT LINE ADJUSTMENT
PROJECT NO. 10910
CASE NO.: LLA-6-17-40637
BE IT RESOLVED by the Planning Commission of the City of San Buenaventura
as follows:
SECTION 1: An application has been filed by lralex-Victoria, Inc., pursuant to
San Buenaventura Municipal Code ("SBMC"), for a voluntary merger of two existing lots
into one parcel resulting in a 44,479-square foot (1.02-acre) lot located in the General
Urban 9 (T4.9) zone with a land use designation of Commerce. The project site is
identified as the northwest corner of Victoria Avenue and Moon Drive and is commonly
referred to as Assessor's Parcel Numbers 137-0-021-120 and 137-0-021-130.
SECTION 2: All proceedings having been duly taken as required by law, and upon
review of the information provided in the application file, consideration of the testimony
given at the hearing, as well as other pertinent information, the Planning Commission
hereby finds the following:
Lot Line Adjustment Findings
1.

As provided for under Subdivision Map Act Section 66412(d) (hereafter referred
to as the "Map Act"), the proposed Lot Line Adjustment (Merger) is excluded from
the provisions of the Map Act since: (1) the adjustment is between four or fewer
existing adjoining parcels; (2) land would be taken from one parcel and added to
another, and (3) a greater number of parcels than originally existed would not be
created.

2.

The proposed Lot Line Adjustment (Merger), as conditioned, would result in one
parcel that conforms to the General Plan, zoning and building ordinances.
Specifically, the parcel would conform to the minimum lot area and width of the
General Urban 9 (T4.9) Zoning District Regulations of the Victoria Avenue
Corridor Development Code.

3.

Nothing in this action (Case No. LLA-6-17-40637) should be construed to imply
"approval" of future development. Such future development will be evaluated
against the General Plan, Zoning Regulations, and Uniform Building and Fire
Code.
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California Environmental Quality Act
4.

The CEQA Guidelines Section 15164 (Addendum to an EIR or Negative
Declaration) allows an addendum to be prepared when only minor technical
changes, or changes which do not create new significant impacts, would result.
This Addendum No. 1 is for the proposed project which includes the
development of an existing 1.02-acre project site at the northwest corner of
Victoria Avenue and Moon Drive with a 2, 140-square foot (sf) one-story
Starbucks Coffee Cafe, a 6,943-sf one-story multi-tenant retail building with
three tenant spaces, and a 40-space parking lot as well as site landscaping,
lighting, and a new 6-ft high block wall along the property line abutting the
residential property to the west. The project also includes demolition of the
existing structures on the site, widening of the sidewalk along the Victoria
Avenue frontage, and improvements to the Moon Drive frontage. The Starbucks
Building would be located along the Victoria Avenue frontage of the site. It
would have a trellised patio and a drive-through facility with a 12-car queuing
lane. The cafe and drive-through facility's hours of operation would 4:30 am to
11 :00 pm, Monday through Sunday. A lot merger via a lot line adjustment is
also proposed to eliminate conflicts with development components that would
otherwise cross property lines and allow for development standards under the
VACDC to be met., which was prepared pursuant to CEQA Guidelines 15162.
CEQA requires analysis of environmental impacts which could occur as a result
of the project. For the proposed project, the Addendum No. 1 to the previously
adopted MND (EIR-515-28041) for the development at northwest corner of
Victoria Avenue and Moon Drive can be prepared if the following applicable
provisions of CEQA Guidelines Section 15164 can be met:
(a) The lead agency or responsible agency shall prepare an addendum to a
previously certified EIR if some changes or additions are necessary but none
of the conditions described in Section 15162 calling for preparation of a
subsequent EIR have occurred.
and
(e) a brief explanation of the decision not to prepare a subsequent EIR pursuant
to Section 15162 should be included in an addendum to an EIR, the lead
agency's findings on the project, or elsewhere in the record. The explanation
must be supported by substantial evidence.
Addendum No. 1 has been prepared for the project because none of the
applicable conditions of Section 15162, calling for a subsequent EIR or negative
declaration, have occurred, as has been documented in the City's analysis and
determination provided below. Specifically, under Section 15162(a), Subsequent
El Rs, of the CEQA Guidelines states:
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(a) When an EIR has been cerlified or a negative declaration adopted for the
project, no subsequent EIR shall be prepared for that project unless the lead
agency determines, on the basis of substantial evidence in the light of the
whole record, one or more of the following:
(1)

Substantial changes are proposed in the project which will require
major revisions of the previous EIR or negative declaration due to the
involvement of new significant environmental effects or a substantial
increase in the severity of previously identified significant effects;

(2)

Substantial changes occur with respect to the circumstances under
which the project is underlaken which will require major revisions of the
previous EIR or Negative Declaration due to the involvement of new
significant environmental effects or a substantial increase in the
severity of previously identified significant effects; or

(3)

New information of substantial imporlance, which was not known and
could not have been known with the exercise of reasonable diligence
at the time the previous EIR was cerlified as complete or the Negative
Declaration was adopted, shows any of the following:
(A)

The project will have one or more significant effects not discussed
in the previous El R or negative declaration;

(B)

Significant effects previously examined will be substantially more
severe than shown in the previous EIR;

(C)

Mitigation measures or alternatives previously found not to be
feasible would in fact be feasible, and would substantially reduce
one or more significant effects of the project, but the project
proponents decline to adopt the mitigation measure or alternative;
or

(D)

Mitigation measures or alternatives which are considerably
different from those analyzed in the previous EIR would
substantially reduce one or more significant effect on the
environment, but the project proponents decline to adopt the
mitigation measure or alternative.

Based upon the City's analysis included within the proposed project's Addendum,
no substantial changes or changed circumstances under which the proposed
project is to be undertaken have been identified which would require major
revisions of the previous MND. No new significant environmental effects or
substantial increase in the severity of previously identified significant effects
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under the adopted MND EIR-515-28041 have been found with the proposed
project. Further, no new information has surfaced that the proposed project
would have one or more significant effects not previously discussed in the
approved MND EIR-515-28041; nor would any impacts previously examined
become substantially more severe than in the approved MND EIR-515-28041;
nor have any mitigation measures or alternatives previously identified as
infeasible become feasible and available to substantially reduce one or more
significant effects than in the approved MND EIR-515-28041; nor would any
mitigation measures or alternatives be considerably different than those analyzed
in the approved MND EIR-515-28041. Although the Addendum does not
materially change the previously adopted MND EIR-515-28041, the document
and its conclusions must still be reviewed, considered, accepted and certified
prior to project approval.
SECTION 3: Based on the above findings, Lot Line Adjustment LLA-6-17-40637
is HEREBY APPROVED as described in Sections 1 and 2 above, subject to the
following conditions:
1.

The City approval document, along with its exhibits, shall be recorded and
reflected in a Deed in order to deem the lot adjustment as final. The exhibits that
must be recorded with the City approval document include the following: (1)
Exhibit "A" - Legal description of the existing parcels; (2) Exhibit "B" - Plat to
accompany legal descriptions; and (3) Exhibit "C" - Owner's statement of
consent.

2.

Prior to recordation, the applicant shall complete Exhibit "C" in a manner that
illustrates proper legal ownership, and that is correctly executed with signatures
acknowledged by a Notary Public.

3.

Subsequent to recordation of the City approval document and associated
exhibits, the applicant shall coordinate with their title company in order to have
new Deeds prepared in a manner that reflects the approved Lot Line Adjustment.
Exhibit "A" of the City approval shall be the basis for the new deeds legal
description.

4.

This Lot Line Adjustment must be recorded within 12 months of the approval
date; however, if the approved adjustment and adjacent areas are unchanged,
the Community Development Director or Designee may grant a one-year
extension of time to record the Lot Line Adjustment.

5.

In accepting the benefits of the conditional approval of this Lot Line Adjustment
and other discretionary permits and approvals issued in conjunction with this Lot
Line Adjustment, and as a condition of approval of this Lot Line Adjustment, the
Applicant, agrees to defend, indemnify, and hold harmless the City of San
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Buenaventura and its officers, employees, and agents from any claim, action, or
proceeding against the City or its officers, employees, or agents brought within
the time period provided for in California Government Code Section 66499.37 to
attack, set aside, void, or annul, the approval of the Lot Line Adjustment (merger)
by any advisory agency, appeal board, or legislative body of the City. This
condition is imposed in accordance with the City's authority under Government
Code Section 6647 4.9 and is intended to, and shall be construed to, include,
without limitation, Applicant's agreement to pay any attorneys' fees awarded
against the City or its officers, employees, or agents in any legal action to attack,
set aside, void, or annul, the approval of the Lot Line Adjustment (merger) in
which the petitioner or plaintiff in such action is the prevailing party and is
awarded attorney's fees.
Applicant's obligations set forth in this condition are based on the mutual
understanding of the City and the Applicant that the City shall promptly notify the
Applicant of any such claim, action, or proceeding and cooperate fully in the
defense, provided that, the City's obligation to "cooperate fully" in such defense
shall not include payment of any monies for or toward any fees, costs, or
expenses of such defense. If the City fails to promptly notify the Applicant of any
claim, action, or proceeding, or fails to cooperate fully in the defense, the
Applicant shall not thereafter be responsible to defend, indemnify, or hold
harmless the City. In any event, the Applicant shall not be required to pay or
perform any settlement of any such claim, action, or proceeding unless the
settlement is approved by the Applicant.
Nothing contained in this condition is intended to, or shall be construed to,
prohibit the City from participating in the defense of any claim, action, or
proceeding, if the City bears its own attorney's fees and costs and defends the
action in good faith.
SECTION 4: This Lot Line Adjustment approval is granted for the above-specified
period of time, but shall be subject to revocation according to the provisions of SBMC
Section 24.570.100 if the applicant fails to comply with the conditions listed herein at
any time. If, at any time, the Community Development Director or Planning Commission
determine that there has been, or may be a violation of the findings or conditions of this
action, or of the Zoning Regulations, a public hearing may be held before the Planning
Commission to review this permit. At said hearing, the Planning Commission may add
conditions, or recommend enforcement actions, or revoke the Lot Line Adjustment
entirely, as necessary to ensure compliance with the Zoning Ordinance, and to provide
for the health, safety, and general welfare of the community.
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PASSED AND ADOPTED this 8th day of November, 2017.

Dave Ward, Secretary
Approved as to Form:
Gre ory G. Diaz
Cit
ttorney

Attachments:
Exhibit "A" - Legal Description
Exhibit "B" - Plat
Exhibit "C" - Owner's Statement of Consent
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EXHIBIT "A"
ALD NO. - - THAT PORTION OF LOT 95, RANCHO SANTA PAULA Y SATICOY, IN THE COUNTY OF VENTURA,
STATE OF CALIFORNIA, ACCORDING TO THE MAP RECORDED IN BOOK A, PAGE 290 OF
MISCELLANEOUS RECORDS {TRANSCRIBED RECORDS FROM SANTA BARBARA COUNTY), IN
THE OFFICE OF THE COUNTY RECORDER OF SAID VENTURA COUNTY, DESCRIBED AS
FOLLOWS:
.
BEGINNING AT A POINT ON THE NORTHERLY LINE OF THE LAND DESCRIBED IN THE DEED TO
THE BIBLE FELLOWSHIP CHURCH OF MONTALVO RECORDED DECEMBER 9, 1960, AS
INSTRUMENT NO. 48990, IN BOOK 1937, PAGE 403 OF OFFICIAL RECORDS, BEING ALSO THAT
CERTAIN COURSE SHOWN AS HAVING A BEARING AND LENGTH OF "N _79° 36' 50 11 E 234.00"' ON
LICENSED SURVEYOR'S MAP FILED IN BOOK 21, PAGE 42 OF RECORDS OFSURVEY, DISTANT
ALONG SAID NORTHERLY LINE AND PROLONGATION THEREOF SOUTH 79° 36' 50 11 WEST 202.00
FEET FROM THE INTERSECTION OF SAID PROLONGATION WITH THE CENTERLINE OF VICTORIA
AVENUE, 80 FEET WIDE, AS SAID AVENUE IS SHOWN ON SAID LAST MENTIONED MAP; THENCE
ALONG SAID NORTHERLY LINE,
1st_

NORTH 79° 36' 50" EAST 162.00 FEET TO THE INTERSECTION WITH THE WESTERLY LINE
OF SAID VICTORIA AVENUE (80 FEET WIDE); THENCE ALONG SAID WESTERLY LINE,

2nd -

SOUTH 10° 30' EAST 313.96 FEET, AT 164.00 FEET A 1/2 INCH IRON PIPE HEREAFTER
REFERENCED AS "POINT A", AT 313.96 FEET A 11/4 INCH IRON PIPE, MARKED "L.S.
2666", SET AT THE BEGINNING OF A TANGENT CURVE CONCAVE NORTHWESTERLY
HAVING A RADIUS OF 20 FEET; THENCE,

3rd -

SOUTHERLY, SOUTHWESTERLY AND WESTERLY, ALONG SAID CURVE THROUGH A
CENTRAL ANGLE OF 90° 06' 50", AN ARC DISTANCE OF 31.46 FEET TO A 1 1/4 INCH IRON
PIPE, MARKED "L.S. 2666"; THENCE TANGENT TO SAID CURVE,

4th -

SOUTH 79° 36' 50" WEST 184.00 FEET TO A 1 1/4 INCH IRON PIPE, MARKED "L.S. 2666",
SET AT THE BEGINNING OF A TANGENT CURVE CONCAVE NORTHEASTERLY HAVING A
RADIUS OF 20 FEET; THENCE,

5th -

WESTERLY, NORTHWESTERLY AND NORTHERLY, ALONG SAID LAST MENTIONED
CURVE THROUGH A CENTRAL ANGLE OF 89° 53' 1O", AN ARC DISTANCE OF 31.38 FEET
TO A 1 1/4 INCH IRON PIPE, MARKED "LS. 2666"; THENCE TANGENT TO SAID CURVE,

5th -

NORTH 10° 30' WEST 134.18 FEET TO A 11/4 INCH IRON PIPE, MARKED "L.S. 2666", SET
AT THE BEGINNING OF A TANGENT CURVE CONCAVE SOUTHWESTERLY HAVING A
RADIUS OF. 70 FEET; T!°iENCE,

7th -

NORTHWESTERLY, ALONG SAID LAST M!=NTIONED CURVE THROUGH A CENTRAL
ANGLE OF 13° 06', AN ARC DISTANCE OF 16.00 FEET TO THE INTERSECTION WITH A
LINE WHICH IS PARALLEL WITH SAID CERTAIN COURSE AND PASSES THROUGH THE
HEREINBEFORE DESCRIBED "POINT A"; THENCE ALONG SAID PARALLEL LINE,

8th -

NORTH 79° 36' 50" EAST 63.8 FEET, MORE OR LESS, TO THE INTERSECTION WITH A LINE
WHICH IS PARALLEL WITH THE CENTERLINE OF SAID VICTORIA AVENUE AND PASSES
THROUGH SAID POINT OF BEGINNING; THENCE ALONG SAID PARALLEL LINE,

9th -

NORTH 10° 30' WEST 164.00 FEET TO THE POINT OF BEGINNING.

LE.GAL. 0!?7....LCL ... Mt:FCGEF<.r.iOC.'<.
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EXCEPTING THEREFROM THAT PORTION THEREOF AS CONDEMNED TO THE CITY OF SAN
BUENAVENTURA BY FINAL ORDER OF CONDEMNATION RECORDED OCTOBER 30, 1984 AS
INSTRUMENT NO. 84-122376 OF OFFICIAL RECORDS.
ALSO EXCEPTING THEREFROM THE INTERESTS FOR PUBLIC ROADS AND RIGHTS OF WAY AS
DESCRIBED IN THE DEEDS RECORDED IN BOOK 2958, PAGE 67, BOOK 4749, PAGE 29 AND
BOOK 4854, PAGE 885, ALL OF OFFICIAL RECORDS OF SAID VENTURA COUNTY, ON MARCH 14,
1966 AND JANUARY 11, 1977, AND MAY 26, 1977, RESPECTIVELY.

CONTAINING AN AREA OF 1.02 ACRES (NET), MORE OR LESS.

END OF DESCRIPTION

PC-90
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EXHIBIT B
ALD No.
MONTALVO CENTER
V_ENTURA, CA
333 N. LANTANA ST, SUITE 287, CAMARILLO, CA 93010
PHONE: 805.322.4443 WEBSITE: WWW.ECGCIVIL.COM
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EXHIBIT C

CITY OF SAN BUENAVENTURA
LOT LINE ADJUSTMENT
CASE NO. LLA-6-17-40637
OWNER'S STATEMENT OF CONSENT

The undersigned hereby certify that they are the owner(s) of, or have interest in the real
property located within the boundary of the lot line adjustment, that they are the only
person(s) whose consent is necessary to pass title to said property, and that they consent to
the making and recordation of this lite line adjustment.
Property APNs:

137-0-021-120 and 137-0-021-130

Owner: lralex-Victoria, Inc.

Signature

Print Name and Title

Date:

-----------------

Note: Inform the Notary Public that the acknowledgement is for and instrument to be
recorded.
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Recorded at the request of:

When recorded return to:
City of San Buenaventura
City Surveyor
P. 0. Box 99
Ventura, CA 93002-0099
Regular recording fees
payable by applicant

APNs: 137-0-021-120 and 137-0-021-130

CITY OF

VENTURA

LOT LINE ADJUSTMENT
Case No. LLA-6-17-40637
City of San Buenaventura
County of Ventura
State of California

CERT/FICA TE OF COMPLIANCE
(Filed pursuant Government Code Section 66499.35)
NOTICE IS HEREBY GIVEN that
Ira/ex-Victoria, Inc., a California corporation
owner of that property as described in Exhibit A and shown on Exhibit B, has made application for
(check one)

D
a lot line adjustment, which will result in 2. lots where the land taken from one parcel is added
to an adjacent parcel pursuant to Government Code Section 66412(d) and the San Buenaventura Municipal
Code.
C8J

a voluntary merger of the property into one parcel

This certificate relates only to issues of compliance or noncompliance with the Subdivision Map Act and local ordinances enacted
pursuant thereto. The parcels described herein may be sold, leased, or financed without further compliance with the Subdivision Map
Act or any local ordinance enacted pursuant thereto. Development of the parcels may require issuance of a permit or permits, or other
grant or grants of approval.

When a STATEMENT OF CONSENT by each owner has been attached as Exhibit C, this document shall
be recorded. The owners shall a/so record any deed required under the Subdivision Map Act to reflect the
approved configuration as described and depicted herein.

Examined and reviewed this 8th day of November 2017.

Dave Ward, AICP, Planning Manager
Planning Commission Secretary
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