DRAFT INITIAL STUDY &
MITIGATED NEGATIVE DECLARATION
Ventura Hilton Project

Prepared by:
City of Ventura
Planning Division
501 Poli Street
Ventura, CA 93001
August 2018

With Assistance from:
Wood Environment & Infrastructure Solutions, Inc.
104 West Anapamu Street, Suite 204A
Santa Barbara, CA 93101

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

This Page Intentionally Left Blank

City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

TABLE OF CONTENTS
1.0
2.0

Introduction ................................................................................................................................ 1
Project Information .................................................................................................................... 2
2.1
2.2
2.3
2.4
2.5
2.6
2.7
2.1
2.2
2.3
2.4

3.0
4.0
5.0

Project Title ........................................................................................................................... 2
Lead Agency ......................................................................................................................... 2
Contact Person and Phone Number ..................................................................................... 2
Project Applicant/Sponsor ..................................................................................................... 2
Project Location and Site Overview ...................................................................................... 2
Historical Land Uses and Remediation Activities Onsite ...................................................... 5
Comprehensive Plan Designations ....................................................................................... 5
Zoning ................................................................................................................................... 6
Existing Project Site and Surrounding Land Uses and Setting ............................................. 7
Project Description .............................................................................................................. 10
Required Entitlements ......................................................................................................... 22
Evaluation of Environmental Impacts ...................................................................................... 23
Environmental Factors Potentially Affected: ........................................................................... 24
Determination: ......................................................................................................................... 25

6.0
7.0

5.1
Aesthetics ............................................................................................................................ 26
5.2
Agricultural and Forestry Resources ................................................................................... 32
5.3
Air Quality ............................................................................................................................ 34
5.4
Biological Resources ........................................................................................................... 42
5.5
Cultural Resources .............................................................................................................. 48
5.6
Geology and Soils ............................................................................................................... 55
5.7
Greenhouse Gas Emissions ............................................................................................... 61
5.8
Hazards and Hazardous Materials ...................................................................................... 64
5.9
Hydrology and Water Quality .............................................................................................. 68
5.10
Land Use and Planning ................................................................................................... 79
5.11
Mineral Resources .......................................................................................................... 89
5.12
Noise ............................................................................................................................... 90
5.13
Population and Housing ................................................................................................ 101
5.14
Public Services .............................................................................................................. 104
5.15
Recreation ..................................................................................................................... 108
5.16
Transportation/Traffic .................................................................................................... 114
5.17
Tribal Cultural Resources .............................................................................................. 127
5.18
Utilities and Energy Conservation ................................................................................. 130
5.19
Mandatory Findings of Significance .............................................................................. 140
References ............................................................................................................................ 143
List of Preparers .................................................................................................................... 146

City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

i

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

LIST OF TABLES
Table 1. Surrounding Land Uses and Zoning ............................................................................................... 8
Table 2. Project Site Summary ................................................................................................................... 12
Table 3. Summary of Proposed Landscape & Hardscape Features .......................................................... 20
Table 4. Estimated Construction Schedule ................................................................................................. 20
Table 5. Estimated Unmitigated Construction Emissions from the Proposed Project (pounds/day) .......... 37
Table 6. Estimated Mitigated Construction Emissions for the Proposed Project (pounds/day) ................. 38
Table 7. Estimated Unmitigated Operational Emissions for the Proposed Project (pounds/day) .............. 38
Table 8. USFWS Designated Special Status Species in Project Vicinity ................................................... 44
Table 9. CNDDB Designated Sensitive Species in Project Vicinity ............................................................ 45
Table 10. Nearby (<0.5-mile) Designated Historic Landmarks and Points of Interest ................................ 50
Table 11. Estimated Unmitigated GHG Emissions from Construction of the Proposed Project ................. 62
Table 12. Estimated Unmitigated GHG Emissions from Operation of the Proposed Project ..................... 63
Table 13. Sea Level Rise Projections for Ventura County, Relative to 2010 Conditions ........................... 73
Table 14. Downtown Specific Plan Policy Consistency .............................................................................. 81
Table 15. 1989 Comprehensive Plan Policy Consistency .......................................................................... 84
Table 16. Coastal Policy Consistency ......................................................................................................... 86
Table 17. Sensitive Land Uses within 0.25 of the Project Site ................................................................... 92
Table 18. Transient Lodging Acceptable Noise Levels ............................................................................... 92
Table 19. Exterior Noise Levels .................................................................................................................. 93
Table 20. Noise Ranges of Typical Construction Equipment ..................................................................... 94
Table 21. Caltrans Vibration Annoyance Potential Criteria ......................................................................... 95
Table 22. Vibration Source Levels for Construction Equipment ................................................................. 95
Table 23. Proposed Noise Sources Relative to Beachfronter Apartments ................................................. 98
Table 24. City of Ventura Planned Housing and Development Projects .................................................. 102
Table 25. Location and Capacity of Closest Public Schools ..................................................................... 105
Table 26. Project Vicinity Roadway Details .............................................................................................. 115
Table 27. Levels of Service – Existing Conditions1................................................................................... 116
Table 28. Projected Peak Shared Parking Demand1 ................................................................................ 122
Table 29. Trip Generation for the Proposed Project ................................................................................. 123
Table 30. AB 52 Outreach to Tribal Representatives ............................................................................... 128
Table 31. Estimated Energy Demand of the Proposed Project ................................................................ 139

LIST OF FIGURES
Figure 1. Project Vicinity ............................................................................................................................... 3
Figure 2. Project Site ..................................................................................................................................... 4
Figure 3. Ownership/Zoning and Proposed Hotel Site ................................................................................. 9
Figure 4. Proposed Hotel Site Plan ............................................................................................................. 11
Figure 5. Proposed Building Elevations ...................................................................................................... 14
Figure 6. Conceptual Building Design ......................................................................................................... 16
Figure 7. Proposed Promenade Park Improvements ................................................................................. 18
Figure 8. View 1 - Visual Simulation of Project Site as Viewed from East Harbor Boulevard/South Figueroa
Street Intersection ....................................................................................................................................... 30
Figure 9. View 2 - Visual Simulation of Project Site as Viewed from Ventura Pier ..................................... 31
Figure 10. Low Sea Level Rise Scenario in Horizon Year 2030 ................................................................. 73

City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

ii

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

APPENDICES
A.
B.
C.
D.
E.
F.
G.
H.
I.

Project Plan Set
Air Quality and Greenhouse Gases (CalEEMod)
Hazards and Hazardous Materials
Noise Assessment
Traffic and Parking
Cultural Resources
Utilities Assessments
Biological Resource Database Summaries
Geotechnical Reports

City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

iii

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

This Page Intentionally Left Blank

City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

iv

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

1.0 INTRODUCTION
This Initial Study and Mitigated Negative Declaration (IS-MND) has been prepared in accordance with
the California Environmental Quality Act (CEQA) and State CEQA Guidelines for the proposed Ventura
Hilton Project (Project). The primary intent of this document is to: 1) determine whether Project
implementation would result in potentially significant or insignificant impacts to the environment; and
2) to incorporate mitigation measures into the Project design, as necessary, to eliminate or reduce the
Project’s potentially significant impacts to a less than significant level.
In accordance with CEQA, projects that have potential to result in either a direct physical change in
the environment, or a reasonably foreseeable indirect physical change in the environment, must
undergo analysis to disclose the potential significant effects. The provisions of CEQA apply to
California governmental agencies at all levels, including local agencies, regional agencies, State
agencies, boards, commissions, and special districts. CEQA requires preparation of an IS for a
discretionary project, such as the Ventura Hilton Project, to determine the range of potential
environmental impacts of that project and define the scope of the environment review document. As
specified in the CEQA Guidelines Section 15064(f), the lead agency may prepare a MND if, in the
course of the IS analysis, it is recognized that the project may have a significant impact on the
environment, but that implementation of specific mitigation measures would reduce any potentially
significant impacts to a less than significant level. As the lead agency for the proposed Project, City of
Ventura (City) Planning Division has the principal responsibility for conducting the CEQA
environmental review to analyze the potential environmental effects associated with Project
implementation. During the review process, it was determined that potential impacts would be reduced
to less than significant with the implementation of mitigation measures. The lead agency has
incorporated mitigation measures to reduce or eliminate any potentially significant Project-related
impacts. Therefore, an IS-MND has been prepared for the proposed Project.
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2.0 PROJECT INFORMATION
2.1

Project Title

Ventura Hilton Project
Case Numbers:
PD-4-15-27486, CDP-4-15-27488,
EIR-4-15-27489, UP-4-15-27491, LLA-8-18-46533,
DRC-4-15-27487 (Formal Design Review), and
License Agreement

2.2

Lead Agency

City of San Buenaventura (Ventura)
501 Poli Street
Ventura, CA 93001

2.3

Contact Person and Phone Number

Elizabeth Richardson, Senior Planner
501 Poli Street #117
Ventura, CA 93001
(805) 658-4722
(805) 654-7560
erichardson@cityofventura.ca.gov

2.4

Project at a Glance
Total Site Area:

4.56 acres

Hotel Area:

2.73 acres

•

Hotel Rooms:

160

•

Commercial Uses: 10,999 sf

•

Maximum Height:

76 feet

•

Parking Spaces:

192

Promenade Park

1.83 acres

•

Dining Terrace

0.41 acres

•

Event Lawn

1.03 acres

•

Formal Event Lawn 0.21 acres

Project Applicant/Sponsor

T.M. Mian & Associates
24150 Park Sorrento
Calabasas, CA 91302

2.5

Project Location and Site Overview

The 4.56-acre Project site is located within the Downtown Specific Plan area in the central region of
the City of San Buenaventura (City), California and lies within the Coastal Zone (see Figure 1). The
site is bounded by East Harbor Boulevard and the Union Pacific Railroad (UPRR) to the north; the
private residential development (the Beachfronter Apartments) to the east; the Ventura Promenade,
Surfers’ Point Beach at Seaside Park, and the Pacific Ocean to the south; and South Figueroa Street
and the Ventura County Fairgrounds to the west (see Figure 2). The Project site extends approximately
690 feet south from East Harbor Boulevard to the City’s waterfront Ventura Promenade, and 350 feet
from east to west along the Ventura Promenade and Surfers Point Beach. The site supports two
distinct areas. The first area is 2.73 acres in size and consists primarily of a graded area behind fencing
on the northern portion of the site adjacent to East Harbor Boulevard and South Figueroa Street. The
second area is 1.83 acres that currently supports Promenade Park adjacent to and just north of the
City’s waterfront Ventura Promenade and Surfer’s Point Beach.
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The Project site encompasses six legal parcels: Assessor’s Parcel Numbers (APNs) 073-0-240-040,
073-0-240-130, 073-0-240-150, 073-0-240-185, 073-0-240-160, and 073-0-240-175. The Project
Applicant owns four parcels: -040, -130, -150, and -185 totaling 2.73 acres. The City owns two parcels:
-160 and -175 totaling 1.83 acres. However, the northern 0.25 acre of Promenade Park is developed
on a portion of parcel APN -185, currently owned by the Project Applicant. A transfer of 0.25 acres of
land between the developer and the City was approved by City Council in April of 2009. As shown on
the proposed site plan (Figure 3), City-owned parcel APN -160 and privately-held parcel APN -185
were swapped to create a rectangular unified property for development of the proposed hotel while
balancing the size of Promenade Park by transferring private ownership to the public.

2.6

Historical Land Uses and Remediation Activities Onsite

Historical land uses on the privately-owned parcels of the Project site include the former Getty Oil
Marine Terminal tank farm, an oil storage facility in operation from the 1940’s to 1995. The marine
terminal consisted of two large above-ground oil storage tanks with off-shore piping for ship transfer.
These storage tanks stored Outer Continental Shelf (OCS) crude oil (Macpherson et. al 1980). All
tanks and related infrastructure were removed in 1995, and contaminated soils were replaced with
clean fill material. Based on historic aerial photos, the City-owned parcels within Promenade Park have
not been previously developed and possibly used as City park dating back to the 1940s. However,
some disturbance has previously occurred within the Park related to water and sewer infrastructure
that traverses the Park parallel to the Ventura Promenade.
As discussed in Section 2.5 – Project Location and Site Description, the development of the proposed
Project required the previously-approved transfer (swap) of two parcels, one privately-held (parcel
APN 240-0-040-185) and one City-owned (parcel APN 073-0-240-160). This action was considered
and approved by the Ventura City Council in 2009 as part of previous proposal to develop the subject
property with a similar mixed-use hotel (City of Ventura 2009). The Promenade Park property was
initially transferred to the City from the State of California in 1993, with a condition that the property be
used for public recreational purposes. In 2008, the State agreed to remove the condition to facilitate
the approved land swap. The previously considered land swap also required a Change of Zone for the
Park parcel from Parks (P) to Commercial Tourist-Oriented (CTO).

2.7

Comprehensive Plan Designations

The General Plan establishes the general distribution and intensity of allowable land uses within the
City. Although the proposed Project site is located within the boundaries of the 2005 City of Ventura
General Plan, this plan is only in effect outside of the Coastal Zone as the California Coastal
Commission has not certified the General Plan within the Coastal Zone. As such, the 1989 City of
Ventura Comprehensive Plan policies apply to the Project site. The 1989 Comprehensive Plan
identifies the Project site as C-T-O “Commercial Tourist-Oriented”. The proposed Project site is located
within the Downtown District of the Comprehensive Plan Land Use Map and lies within the City’s
Coastal Zone. The Downtown Specific Plan was adopted and certified by the California Coastal
Commission in 2007 and, therefore, applies to the Project site. In the Downtown District within the
Coastal Zone, including the Project site, the Downtown Specific Plan as certified and amended by the
California Coastal Commission serves as the both a Land Use and Implementation Plan that
constitutes the majority of the Local Coastal Plan (LCP) in this area. Therefore, the Downtown Specific
Plan serves as the LCP for Downtown District and Project site. The Downtown District is the most
City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

5

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

intensely developed district of the City, with the greatest density of allowable future development.
Allowable land uses in Downtown District are governed by the Downtown Specific Plan, which the
City’s Comprehensive Plan describes as:
Downtown (Downtown Specific Plan) – This land use designation defers to the Downtown Specific
Plan adopted in 2007, which contains goals and policies, development code requirements, a
streetscape plan, and implementation programs to guide future development or improvements
within the plan area.
Additionally, the City of Ventura Comprehensive Plan designates park lands use as:
Parks and Recreation - The Parks category includes those lands which provide various outdoor
park sites, school open space, and recreational areas. Commercial uses which are subsidiary to or
associated with public recreational facilities may be permitted, provided they do not limit public
recreational opportunities, and, in the Coastal Zone, they are directly supportive of coastal
recreation or are coastal dependent.
The Project does not involve a Comprehensive Plan or Specific Plan amendment.

2.7.1

Downtown Specific Plan

The Downtown Specific Plan identifies the Project site as one of four focus areas for development,
Focus Area D “Beachfront Promenade”, and states the following:
Ventura’s beach area is one of its greatest attractions and offers some of the premier surfing in
California. However, no shops or restaurants front on and activate the beach. Instead, the
pedestrian walk is defined primarily by a parking structure and private condominiums. The
Promenade itself was developed in the 1970s and is dated. The area between the newly renovated
Crowne Plaza hotel and the pier, including the parking structure and parking lot should be
considered for redevelopment with visitor-serving uses and provisions for public access.
The entire beachfront requires a place-making transformation. This will start with reaching out to
the various groups that use the beachfront including those that may not typically participate in
improvement projects. It will include an analysis of how people access and use the beach and what
works best. From this effort, small-scale, do-able projects that can be implemented quickly will be
formulated to bring immediate benefit and pave the way for future, large-scale redevelopment.
Included in the Downtown Specific Plan’s boundaries are eight developed parks covering over 156
acres, including the 1.83-acre Promenade Park.

2.1

Zoning

The Downtown Specific Plan area contains a range of zoning districts to implement the objectives and
policies of the Downtown Specific Plan (Figure 3). The northern section of the Project site to be
developed with the proposed mixed-use hotel is zoned Commercial Tourist Oriented (CTO). The CTO
Zone provides areas in which visitor serving commercial and recreational facilities can be located
within the coastal zone with due consideration to visitor needs and opportunities and to ensure
incompatible uses are located in other zoning districts. With a Conditional Use Permit, lodging facilities
City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001
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can be located within this zone district. The purpose of the CUP is to place conditions on the operation
to ensure the use is compatible with the existing uses on the surrounding properties. The zone also
requires that development proposed for an undeveloped site obtain a Planned Development Permit.
In addition, due to the location of the project being within the Coastal Zone a single Coastal
Development Permit (CDP) would be required for both the combined hotel and park improvements.
The southern section of the Project site occupied by Promenade Park is zoned Parks and Open Space
(POS). The POS zone identifies areas reserved for outdoor recreation, community parks, squares,
greenways and other urban open spaces. Allowable structures in this zone are limited to those
necessary to support the specific purposes of each individual open space site.

2.2

Existing Project Site and Surrounding Land Uses and Setting

The Project site is a beachfront property located
within an urban environment entirely within the
Coastal Zone. Project site elevation ranges from
about +11.5 to +17.3 feet above mean sea level
(msl). Both Project site frontages along East
Harbor Boulevard and South Figueroa Street are
developed with curbs, gutters, and sidewalks of
approximately 5 feet in width.
The northern 2.73-acre portion of the site is
currently undeveloped and is surrounded by an
approximately 6-foot-high cinderblock wall with
two gates on the western side facing South
Figueroa Street. This portion of the site is largely
unused except for periodic overflow parking for
special events at the Ventura County
Fairgrounds, located immediately west of the site
across South Figueroa Street.

The Project site is situated southeast from
intersection of East Harbor Boulevard and South
Figueroa Street and fronts the Ventura Promenade.

The southern portion of the Project site supports Promenade Park, a 1.83-acre City park. Developed
with open lawn and scattered trees near the perimeter, this park lacks developed facilities, such as
restrooms, and is used by the public for informal recreation, such as picnicking, Frisbee, dog walking,
beach going, and coastal viewing. Promenade Park offers 350 feet of oceanfront lawn along the
Ventura Promenade, just inland from Surfer’s Point Beach. Surfer’s Point at Seaside Park’s eastern
parking lot provides 35 spaces of public coastal access parking and lies 100 feet west of Promenade
Park; an additional 120 spaces are provided approximately 1,000 feet further west. These public
parking lots are used for access to the beach, Ventura Promenade, and Promenade Park.

City of San Buenaventura, Planning Division
501 Poli Street
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Within the Project site, Promenade Park lies adjacent to the Ventura Promenade and provides open lawn
area for public recreation.

Surrounding uses include the UPRR and U.S. Highway 101 corridors to the north, multi-family
residential to the east (Beachfronter Apartments), the Pacific Ocean to the south, and the parking lot
for the Ventura County Fairgrounds to the west (see Table 1). Current public uses adjacent to the
Project site include Parking Lot A of the Ventura County Fairground west across South Figueroa
Street. The nearest existing residential area is the Beachfronter Apartments, located immediately
adjacent the Project site, on the east. Surfers’ Point at Seaside Park, located southwest of the Project
site provides two coastal access parking lots, restrooms, lawn and picnic benches, a meeting room
and supports a segment of the Ventura Promenade and Omer Rains bikeway. The Vista Real Charter
High School – Ventura II is located 0.2-mile northeast of the Project site. The nearest library is E.P.
Foster Library, located approximately 0.5 mile from the Project site, and no churches are located in
the immediate vicinity the Project site (Figure 2).
Table 1. Surrounding Land Uses and Zoning
North

East Harbor Boulevard; Union Pacific Railroad and U.S. Highway 101; Residential uses, retail,
and commercial services (T5.1 Neighborhood Core and T6.1 Urban Core zoning; Downtown
Specific Plan land uses)

East

Beachfronter Apartments; Buenavista Homeowners Association (T6.1 Urban Core and CTO
Commercial Tourist Oriented zoning; Downtown Specific Plan land use)

South

Promenade Park; Ventura Promenade and beach/park/open space area beyond (Right of Way
and Parks zoning; Right of Way and Downtown Specific Plan land uses)

West

South Figueroa Street; Ventura County Fairgrounds and parking lot; Surfers’ Point at Seaside
Park (Right of Way and Parks and Open Space (POS) zoning; Downtown Specific Plan land
use)

City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001
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2.3

Project Description

The Project would involve two main components: a new mixed-use hotel complex and substantial
improvements to and changes in the use of Promenade Park. As discussed in more detail below,
improvements to Promenade Park would be designed to be integrated with the hotel to permit use of
park space and improvements for outdoor events (e.g., weddings), while adding substantial new
amenities in this currently lightly developed park. See also, Section 2.10.2, Promenade Park.

2.3.1

Hotel Building

The Applicant proposes to construct a new four-story hotel on approximately 2.73 acres of vacant
property located at the southeast corner of South Figueroa Street and East Harbor Boulevard (Figure
1). The hotel complex would provide 160 hotel rooms, a lobby/porte-cochere, restaurant, lounge,
conference rooms, fitness center, pool, and retail spaces and a day spa. The maximum height of the
building would be 76 feet. The proposed building would follow a “U” configuration built fronting East
Harbor Boulevard, South Figueroa Street, and Promenade Park. Public street frontages along East
Harbor Boulevard and South Figueroa Street would consist of four-story hotel uses; and, as called for
in the Downtown Specific Plan, South Figueroa Street would be activated by street-front retail outlets,
as well as a new restaurant that would also front on Promenade Park. Street-front uses on East Harbor
Boulevard would include retail display cases and storefronts.
The proposed Project would include a single, Hilton-brand hotel contained completely within four
parcels3 comprising the northern 2.73 acres of Project site between East Harbor Boulevard and
Promenade Park. The proposed building is best described as Spanish Eclectic architectural style.
Hotel event related uses, meeting rooms and event function area and the restaurant would be located
at the southern end of hotel development area and would front on and be integrated with Promenade
Park. Primary access to the hotel would be via South Figueroa Street with secondary access from
East Harbor Boulevard, which would also serve as Fire Department emergency vehicle access.

The Project would involve development of a 160-room hotel of up to four stories with a maximum height of 76
feet and would integrate event functions areas along the south facing first floor (pictured) with event-oriented
improvements to public open space within Promenade Park.

3

Hotel site to be located on parcels: 073-0-240-130, -040, -150, and -185.
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While the specific design details of the proposed Project would be subject to final public Design Review
process, this environmental document includes a site plan that indicates locations and scale of
development of buildings, infrastructure, and amenities (see Table 2).
Table 2. Project Site Summary
Project Feature
Site Area

Area (sf)
119,964

Area (acres)
2.75

Approximately 52,440

1.2

Hotel

18,340

0.42

Hotel Restaurant

5,716

0.31

Retail

5,283

0.21

Parking Garage

22,840

0.52

Trash Enclosure

261

0.006

Second Floor

Approximately 41,365

0.95

Third Floor

Approximately 41,222

0.95

Fourth Floor

Approximately 35,542

0.82

Promenade Park

Approximately 79,715

1.83

Dining Terrace

Approximately 18,000

0.41

Event Lawn

Approximately 45,000

1.03

Formal Event Lawn

Approximately 9,000

0.21

Building Area
First Floor

First Floor
The first floor of the hotel complex would consist of a lobby, a restaurant, a bar/café, meeting rooms,
pre-function event space, retail spaces, and a parking garage and parking lot (Figure 4). A portecochere fronting South Figueroa Street would serve as the main entrance to the hotel and would route
traffic to the drop-off area and courtyard parking lot. The restaurant, located at the southwest corner
of the building, adjacent to porte-cochere, would be 5,716 square feet. The hotel lobby would be
located in the south-central portion of the first floor next to the restaurant and would open onto bar/café
and lounge areas. Two meeting rooms would be situated to the east of the lobby, immediately adjacent
to the Beachfronter Apartments. A “pre-function” event space fronting on Promenade Park would link
the lounge and meeting rooms. In addition, retail/day spa space would be sited on the corner of East
Harbor Boulevard and South Figueroa Street.
The proposed hotel building would have approximately 430 feet of frontage along South Figueroa
Street, interrupted only by the 20 feet wide porte-cochere and driveway entrance just north of the
restaurant. The first floor would be approximately 17 feet in height with closely spaced arched windows
of approximately 12 feet in height and frequent doorways providing transparency into the first-floor
retail and restaurant uses. A total of 5,283 sf of this frontage would be reserved for ground floor
commercial uses fronting on South Figueroa Street and at the corner of East Harbor Boulevard. and
South Figueroa Street. As part of the CUP, this retail space is proposed by the Applicant to be
restricted to use as retail commercial space. Retail entries would open onto building frontage on South
Figueroa Street as depicted on Applicant site plans. However, the exact number and composition of
retail outlets has not been determined or specified. A first-floor outdoor courtyard with outdoor seating
flanked by retail uses and entries would be located mid-way along the proposed Project’s South
City of San Buenaventura, Planning Division
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Figueroa Street frontage. In addition, closer to Promenade Park, the South Figueroa Street frontage
would also be activated by three restaurant entries, although outdoor seating would be confined to
areas fronting directly on Promenade Park. Four existing street trees in the public sidewalk along South
Figueroa Street would be removed. Landscaping along this frontage would primarily consist of five
Mexican or California fan palms at the intersection of East Harbor Boulevard and South Figueroa
Street, six Mexican or California fan palms at the port-cochere, 10 Eucalyptus trees in the sidewalk
frontage, and planted containers at the retail entries.
The Project’s 350 feet of East Harbor Boulevard frontage would support display cases in closely
spaced arched windows of approximately 12 feet in height, but no actual retail storefronts. The single
building entry would consist of a private stairway to provide upper floor access. Building frontage would
be interrupted by the 20-foot wide driveway near the site’s eastern property line, as well as a 20-foot
long planter located at the site’s northeast corner. Four existing street trees in the public sidewalk
would be removed along East Harbor Boulevard. A landscape planter of 5 +/- feet in width would
extend along the majority of the East Harbor Boulevard building frontage supporting planted containers
in line with architectural forms, shrubs and groundcover, and three new Eucalyptus street trees in the
sidewalk. Adjacent to the pre-function event space would be the lounge with two entries onto the Park
and the restaurant with an additional three entries onto the Park.
The Project’s 350 feet of first floor building frontage on Promenade Park would include a meeting room
at the buildings east end with three entries opening directly onto the Park. A pre-function event space
would occupy the central building area with an exterior covered patio. As with other frontages, arched
windows of approximately 12 feet in height would provide transparency into the first floor. An exterior
tiled veranda approximately 15 feet in width would run along almost the entire building frontage with
the Park connecting to internal, public Park sidewalks and connecting with the proposed dining terrace
located within the Park adjacent to the restaurant. Park improvements and integration with hotel uses
are discussed more fully below.
Interior to the Project, an L-shaped, at-grade parking garage would be located along the north and
west boundaries of the Project site beneath the proposed structure and would include approximately
69 parking spaces. Additionally, 123 parking spaces would be provided within an at-grade surface
parking lot of approximately 1.5 acres interior to the buildings. This surface parking lot would be
bordered by landscape planters on all sides, both adjacent to the buildings and eastern property
boundary. Seven planters would be located within this parking lot. A 5-foot wide planter strip would
run the entire 430-foot length of the site’s eastern boundary adjacent to the carports for the
Beachfronter Apartments. This planter would include 15 trees and front a new, decorative, 10-foothigh stuccoed or plastered cinderblock wall.
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Second Floor
A total of 53 guestrooms would line the north, west, and south sides of the second floor of the proposed
hotel building, including double queen, king, suite, and suite-sized rooms, three of which would have
private terraces. The south portion of the building would include an executive lounge, a fitness center,
and a second-floor outdoor pool deck overlooking Promenade Park, the Ventura Promenade, the
beach, and the Pacific Ocean. An approximately 6,300-square foot open pool deck would include a
pool with a patio area for lounge chairs, seating, and cabanas. A linear fire pit with seating would line
the south parapet of the pool deck, overlooking the ocean, and a spa would be constructed in the
southeast corner of the deck. The western second story overlooking South Figueroa Street would be
activated by two outdoor terraces.

Third and Fourth Floors
The third and fourth floors of the proposed hotel building would primarily include guestrooms. A total
of 55 guestrooms would be constructed on the third floor, and the fourth floor would include 52
guestrooms. A mix of double, queen, king, and suite-sized rooms would be included on these floors
with one presidential suite on each floor. Eight of the third-floor rooms would have terraces while 49 of
the fourth-floor rooms would have balconies. Linen closets, electrical/mechanical closets, service
elevators, and stairways are also included on these floors. Select fourth floor rooms, including the
presidential suite, would include balconies looking to the north, west, and south

Rooftop
A penthouse elevator would take guests and staff to a rooftop lounge and landscaped/living roof on
the southern portion of the proposed hotel building. The rooftop lounge would feature lounge and
seating areas with small fire pits, overlooking the public Promenade Park and Pacific Ocean. A vinecovered colonnade would shade a portion of the seating areas. The rooftop level would also provide
maintenance areas and a solar photovoltaic panel with solar hot water system to serve some hotel
utility demands.
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2.3.2

Promenade Park Improvements

Promenade Park is an existing City park,
located immediately south of the proposed
hotel and north of the Ventura Promenade.
The park currently occupies 1.83 acres of the
4.56 total acres Project site and consists
primarily of lawn, with a concrete walkway
Ventura Promenade entrance on the east and
a concrete sidewalk on the west that
Improvements to Promenade Park would include
connects the Ventura Promenade to South
landscaping, hardscaping, and gazebos for special
Figueroa Street. The Applicant is proposing
events (e.g., weddings).
to perform extensive alterations and
improvements to Promenade Park to
transition this informal and flexible public park into a well-developed facility oriented toward
accommodating special events, such as weddings (Figure 7). These improvements would consist of
several programmable spaces that would be publicly available through special event permits
authorized by City Parks Recreation & Community Partnerships, but also controlled through physical
barriers (e.g., landscaping and walls) and through rentals for events.
Improvements include an approximately 18,000-square foot dining terrace that would extend south
from the proposed restaurant within the hotel (subject to a License Agreement being approved by the
City Council). The dining terrace would be an extension of the walkway and patio that runs along the
southern end of the restaurant. A linear fountain would break up the dining terrace seating area, and
a seat wall would line the perimeter. Additionally, landscaping, including shade trees and palms around
the perimeter of the dining terrace, would create a buffer between the event lawn, street sidewalk, and
other public areas, but would leave open views to the beach.
The pre-function terrace or walkway courtyard would allow for an outdoor connection of the hotel lobby
to the park area. A formal central fountain would provide informal seating within the Park adjacent to
the pre-function courtyard. The east side of the Park would be developed with a smaller multi-function
event lawn/courtyard with a stage covered by a gazebo or trellis. The multi-function event lawn would
be linked to the hotel meeting room and pre-function space by patios and a pre-function courtyard with
fountain. The hotel courtyard would be surrounded by a low wall and landscaping with gateways to
control access into the private space during events. An open event lawn of approximately one acre in
the central section of the Park would provide flexible direct open access to the Ventura Promenade. A
gazebo located at the west edge of this lawn linked to the hotel via a walkway would support larger
events including lighting and amplified music. The large event lawn in the center of the Park, along
with the proposed gazebo on the west portion of the lawn, would be used for public and private events
as permitted on a case-by-case basis by City Parks Recreation & Community Partnerships.
Landscaping at the entrance to the Park from South Figueroa Street would include beach hardy and
low water use beach tolerant plantings irrigated by existing and/or modified City infrastructure currently
serving the Park, a low fence to guide visitors to the Park entry points, and hotel signage. This
landscape would create a buffer from the curve in South Figueroa that allow views through to the
beach, but not direct access. The southern edge of the Park along Ventura Promenade would be
defined by three low seat walls and landscaping that would extend along most of the Park/Promenade
interface. Two open grassy entries and a walkway would continue to connect the Park and Promenade.
City of San Buenaventura, Planning Division
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Underground trash cans including a vault 6- to 10-feet deep with an aboveground receptacle would be
installed in at least one location within the Park to accommodate greater trash volumes in a secure
manner. The receptacle(s) would be located within the Park to accommodate servicing using vehicles.
Figure 7. Proposed Promenade Park Improvements

Existing use of the Park appears to be light to moderate, with annual events drawing peak visitation
during the late summer (i.e., August and September) for the Pooch Parade, Ventura County Pride,
and the Aloha Festival with attendance ranging between 1,000 and 4,000 visitors at these events.
Annual events that take place in Promenade Park would continue after construction of the proposed
improvements. The Park would be open during the day and closed at night, similar to existing City
parks. The closest public parking consists of 35 spaces in the Surfer’s Point public parking lot
southwest of the Park, as well as parking within the Ventura County Fairgrounds parking lot.
Improvements to the Park would increase the use of the Park for special events, including weddings,
parties, and festivals. Special events proposed to occur at the Park would continue to require special
event permits from City Parks Recreation and Community Partnerships and would be required to abide
City of San Buenaventura, Planning Division
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by those specific conditions (i.e., provision of extra trash receptacles, lighting and noise restrictions,
no vehicles on turf, and restrooms for the duration of events). It is estimated that the Park would be
capable of hosting approximately 208 special events annually, assuming an average of 4 events
weekly. It is also assumed that special events would occur primarily on weekends with one weekend
per month between April and October set aside for City-sponsored events.

2.3.3

Parking and Street Improvements

Parking and street improvements would be included as part of the Project. Under adopted City parking
requirements, the Project would be required to include 382 parking spaces to meet the projected
parking demand of the hotel, meeting space, restaurant, and retail space. Since the Project design
includes only 192 parking spaces (123 at-grade parking lot spaces and 69 garage spaces), the
Applicant is requesting a variance for reduced parking. A parking management plan would also be
implemented during peak periods to increase the onsite parking capacity through valet parking. In
addition to vehicle parking spaces, the Project site would be required to provide 38 bicycle parking
spaces (10 percent minimum of required vehicle spaces). However, the Project design includes a total
of 23 bicycle spaces, with 13 short-term spaces outside and 10 long-term spaces inside the building,
and the Applicant would be required to obtain an additional variance for reduced bicycle parking
spaces.
All street improvements would be located within the Project site, adjacent to the hotel development
and along the proposed public Promenade Park. Enhanced paving, planting, and street trees would
be provided along South Figueroa Street and East Harbor Boulevard. Sidewalks would be widened
from approximately 5 feet up to 15 feet along the hotel perimeter on South Figueroa Street and East
Harbor Boulevard. The Project would install approximately 29 street trees, including palms and
eucalyptus trees, and amenities, including bollard-style bicycle racks. A courtyard featuring a fountain
and public seating areas would front South Figueroa Street, in between proposed retail spaces.

2.3.4

Landscaping, Walkways, and Courtyards

Landscaping for the proposed Project site would include native and/or drought-tolerant plantings that
would be irrigated with a low-volume irrigation system over 21,962 sf (approximately 0.5 acre), or 18.26
percent of the total Project site area. While there is limited space for landscaping within the hotel
property, small landscape spaces are included within courtyards and frontage areas, and the
Promenade Park improvements would offer greater space for landscape designs featuring primarily
native species. Additionally, the at-grade parking lot would include several native species, as well as
permeable pavers and gravel. Landscaping at the hotel property would include planting of at least two
types of drought-tolerant trees, two types of drought-tolerant palms, 10 types of drought-tolerant
shrubs, one type of drought-tolerant vine, and two types of drought-tolerant ground cover species,
including palms, eucalyptus, New Zealand Christmas trees, bird of paradise, juniper, agave, and
bougainvillea, among others. Promenade Park would include landscaping with one type of droughttolerant tree, two types of drought-tolerant palms, and 14 types of native plant species, including palms
and eucalyptus varieties. Additionally, permeable pavers would be used throughout the proposed
parking lot in the central portion of the Project site. The Project design would use impermeable
surfacing, including building coverage, over approximately 98,316 sf (2.26 acres), or 81.74 percent of
the total Project site (see Table 3).

City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

19

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

Table 3. Summary of Proposed Landscape & Hardscape Features
Total Land
120,278 sf
2.76 ac
100%

Buildings
52,440 sf
1.2 ac
43.6%

Pavement
(Impermeable
Surfaces)
45,876 sf
1.0 ac
38.1%

Landscape
(Permeable
Surfaces)
21,962 sf
0.5 ac
18.3%

sf = square feet; ac = acre, % = percent

2.3.5

Construction

Construction of the proposed Project would occur over an estimated 12-month period. An estimated
construction schedule is detailed in Table 4 below. Hours of construction would be restricted to 7:00
a.m. to 8:00 p.m. onsite during the construction period, up to 7 days per week. It is estimated that 40
construction workers would be employed for the duration of the construction phase. The staging area
for construction supplies, materials and equipment would be contained entirely within the Project’s
parcel properties. The proposed Project would require approximately 920 cubic yards (cy) of cut and
1,000 cy of fill, of which 80 cy would be imported to the site for the hotel development area. While this
imported soil may not be required for the final design, as engineered plans may be able to balance
soils on site, this analysis assumes that 80 cy of soil would be required involving approximately six
trips of 14-cy capacity trucks. Grading in the Promenade Park would be balanced on site. Additional
construction equipment anticipated may include front-end loaders, back hoes, haul trucks, concrete
mixers, concrete pumps, generators, jackhammers, excavators, and bulldozers. Recoverable
materials generated during construction would be separated and recycled to minimize construction
waste and exportation from the site, consistent with the City’s Construction and Demolition Debris
Program and the Project’s required Waste Management Plan (WMP) to divert a minimum of 65 percent
of solid waste from construction and demolition.
Table 4. Estimated Construction Schedule
Construction Phase
Site Preparation and Grading
Grading
Construction
Paving
Architectural Coating/Finishing
Total

2.3.6

Estimated Duration
2 months
2 months
5 months
1 months
2 months
12 months

Maintenance & Operation

The hotel would be managed by a hotel operator (i.e., Hilton) that would oversee all hotel operations,
including all guest services (e.g., guest check-in, housekeeping, food and beverage service, etc.) and
operation of hotel restaurant and parking valet. The commercial and retail spaces within the ground
floor would be individually leased and tenant-operated and would be overseen by the hotel operator.
The City and hotel operator would also be responsible for maintenance of the landscaping and facilities
within Promenade Park with an understanding of shared use; however, the City would retain the
authority to permit all special events and control access and hours of operation within the Park,
consistent with City Municipal Code and Parks Recreation & Community Partnerships procedures.
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The maximum room occupancy (assuming 100% occupancy) for the proposed 160-room hotel would
be approximately 400 guests. Related hotel uses on the first floor include the lobby lounge and
bar/cafe, a restaurant with outdoor dining terrace, which would have a total indoor and outdoor capacity
of approximately 150 people. Further, the second-floor outdoor pool terrace and the rooftop terrace
would have estimated capacities of 315 people and 70 people, respectively. While it is unlikely that
each of these areas would reach maximum capacity at the same time and some overlap between hotel
guests and members of the public visiting the onsite restaurant, bar, or meeting rooms, total occupancy
of the hotel would likely be greatest during the summer when the hotel occupancy is high and other
meetings or events are occurring simultaneously at the hotel.
Hotel staff at the Project site would range from 55 staff members in the peak afternoon periods (1:00
a.m. to 2:00 p.m.) to five staff members in the late hours of the evening (between 12:00 a.m. and 6:00
a.m.) to serve the hotel, spa, and hotel restaurant uses. In addition to hotel staff, individual commercial
tenant staff would work in each of the retail and restaurant uses. Tenant retail uses would likely require
minimal staffing ranging from two to five staff members, while tenant restaurants would include up to
a maximum of 14 staff during peak periods, similar to the proposed hotel restaurant.
During operation, East Harbor Boulevard, South Figueroa Street, Ventura Promenade, and
Promenade Park would be maintained accessible to the public. All landscaping maintenance within
the Project site, including private hotel areas and public roadway would be managed and provided by
the Applicant. Trash hauling would be managed by the Applicant for both public and private facilities.
Outdoor lighting would be hooded to prevent spillover into surrounding areas and right of ways. The
proposed Project would include installation of security and safety lighting in public areas, which would
operate from dusk to dawn. Additionally, the City of Ventura Police Department would do routine
patrols of Promenade Park and vicinity, per standard Ventura Downtown area procedures. The hotel
building would be equipped with automatic fire sprinklers.
Promenade Park would remain under ownership of the City. Facilities constructed on public property
would remain available for reservation and use by the public. Facilities constructed on private property
adjacent to Promenade Park would be open to hotel guests, restaurant patrons, and guests at special
events.

2.3.7

Utilities

Water. Proposed potable water lines would serve the proposed Project, including service for 160
guestrooms. Water service would be provided by the City’s domestic water distribution system. The
service point of connection would extend along East Harbor Boulevard, at an existing 12-inch fire and
domestic waterline. Supplied water service would comply with fire department requirements, including
required proximity of fire hydrants to proposed structures (300 feet maximum) prior to flammable
construction installation, industrial fire hydrants installed per California fire code for all multi-story and
commercial buildings, and a minimum of 3,875 gallons per minute for a duration of four hours during
construction and prior to final acceptance of the Project. Irrigation to Promenade Park would continue
to be provided by City water sources, and the Project proposes to improve and expand the existing
irrigation system within the Park to support drought-tolerant vegetation.
Wastewater. A Sewer Infrastructure Review was conducted for the Project site in 2016 (Appendix G).
Proposed wastewater installations would connect Project uses with existing City sewer collection
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systems along the Project site perimeter at one location on East Harbor Boulevard. Two sewer lines
would be replaced as a part of the development and would connect to two proposed new manholes
(MHC-184 and MHC-185). One offsite sewer segment would be upgraded. See Appendix G and
Section 5.18, Utilities and Energy Conservation, for further descriptions of the proposed new
infrastructure.
Energy. Electricity would be provided to the Project site by Southern California Edison (SCE) from
existing connections within the eastern residential area and along the north and northwestern property
lines. The Project would extend electricity lines underground to the hotel building, public area lighting,
and community building necessities. Southern California Gas Company (SoCal Gas) would service
the Project’s natural gas demands. Utility energy sources would be supplemented by an onsite solar
photovoltaic array mounted on the roof of the proposed hotel. A rooftop solar hot water system would
also supplement energy demands from water heating (i.e., pool).
Phone/Communications. Telephone and communications utilities would be provided by AT&T from
existing utility poles on the Project site’s eastern border and extend underground within the Project
site to serve the proposed hotel. This would serve as hardline connections for hotel reception and
guest phones, as well as other proposed or future communications desired in the Project site.
Solid Waste. Aboveground solid waste management facilities, provided by the Applicant, would be
installed, including dumpsters and trash cans to accommodate both refuse (including food waste) and
recyclable materials. A 14-foot by 18-foot covered trash enclosure would be located at the northeast
corner of the proposed parking lot. The proposed trash and recycling enclosure locations and sizes
comply with the intent of the "Refuse and Recycling Enclosure Minimum Standards and Guidelines".
The Applicant would similarly be responsible for trash removal from all installed locations within the
Project site. Municipal solid waste hauling would be provided by E.J. Harrison & Sons, as the
contracted hauler for the City. Within Promenade Park, at least one subterranean trash vault would be
installed that would include the subsurface vault (approximately 6-10 feet deep), a removable storage
unit, and a surface receptacle that would provide park visitors a trash receptacle that would not require
as frequent maintenance as a typical surface trash receptacle.

2.4

Required Entitlements

The Project requires the following discretionary and legislative actions by the City of Ventura:
•
•
•
•
•
•
•

Adoption of the IS-MND (EIR-4-15-27489)
Formal Design Review (DRC-4-15-27489)
Use Permit (UP-4-15-27491)
Planned Development Permit (PD-4-15-27486)
Coastal Development Permit (CDP-4-15-27488)
Lot Line Adjustment (LLA-8-18-46533)
License Agreement (Agreement number to be assigned once approved by City Council)
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3.0 EVALUATION OF ENVIRONMENTAL IMPACTS
1) A brief explanation is required for all answers except "No Impact" answers that are adequately
supported by the information sources a lead agency cites in the parentheses following each question.
A "No Impact" answer is adequately supported if the referenced information sources show that the
impact simply does not apply to projects like the one involved (e.g., the Project falls outside a fault
rupture zone). A "No Impact" answer should be explained where it is based on project-specific factors
as well as general standards (e.g., the project will not expose sensitive receptors to pollutants, based
on a project-specific screening analysis).
2) All answers must take account of the whole action involved, including off-site as well as on-site,
cumulative as well as project-level, indirect as well as direct, and construction as well as operational
impacts.
3) Once the lead agency has determined that a particular physical impact may occur, then the checklist
answers must indicate whether the impact is potentially significant, less than significant with mitigation,
or less than significant. "Potentially Significant Impact" is appropriate if there is substantial evidence
that an effect may be significant. If there are one or more "Potentially Significant Impact" entries when
the determination is made, an EIR is required.
4) "Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the
incorporation of mitigation measures has reduced an effect from "Potentially Significant Impact" to a
"Less Than Significant Impact." The lead agency must describe the mitigation measures, and briefly
explain how they reduce the effect to a less than significant level (mitigation measures from "Earlier
Analyses," as described in (5) below, may be cross-referenced).
a. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR or negative declaration.
Section 15063(c)(3)(D). In this case, a brief discussion should identify the following:
b. Earlier Analysis Used. Identify and state where they are available for review.
c. Impacts Adequately Addressed. Identify which effects from the above checklist were within
the scope of and adequately analyzed in an earlier document pursuant to applicable legal
standards, and state whether such effects were addressed by mitigation measures based
on the earlier analysis.
5) Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures Incorporated,"
describe the mitigation measures which were incorporated or refined from the earlier document and the
extent to which they address site-specific conditions for the project.
6) Lead agencies are encouraged to incorporate into the checklist references to information sources for
potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or
outside document should, where appropriate, include a reference to the page or pages where the
statement is substantiated.
7) Supporting Information Sources: A source list should be attached, and other sources used or individuals
contacted should be cited in the discussion.
8) This is only a suggested form, and lead agencies are free to use different formats; however, lead
agencies should normally address the questions from this checklist that are relevant to a project's
environmental effects in whatever format is selected.
9) The explanation of each issue should identify:
a. The significance criteria or threshold, if any, used to evaluate each question; and
b. The mitigation measure identified, if any, to reduce the impact to less than significance.
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4.0 ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:
The environmental factors checked below would be potentially affected by this project,
involving at least one impact that is a "Potentially Significant Impact" as indicated by the
checklist and discussed on the following pages.

Aesthetics

Agriculture and Forestry
Resources

Air Quality

Biological Resources

Cultural Resources

Greenhouse Gas Emissions

Geology/Soils

Hazards & Hazardous
Materials

Hydrology/ Water Quality

Land Use/Planning

Mineral Resources

Noise

Population/Housing

Public Services

Recreation

Transportation/Traffic

Utilities & Energy
Conservation

Tribal Cultural Resources

Mandatory Findings of
Significance
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5.1

Aesthetics

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project:
a)

Have a substantial adverse effect on a
scenic vista?

b)

Substantially damage scenic resources,
including, but not limited to, trees, rock
outcroppings, and historic buildings
within a state scenic highway?

c)

Substantially degrade the existing visual
character or quality of the site and its
surroundings?

d)

Create a new source of substantial light
or glare that would adversely affect day
or nighttime views in the area?

5.1.1

Existing Setting

The 4.58-acre site is located on a generally
level coastal shelf and is bordered by East
Harbor Boulevard to the north and the
Ventura Promenade and the Pacific Ocean
to the south. The Project site is situated on
the coast with views toward the Pacific
Ocean from within Promenade Park. The
Project site is surrounded by low-lying
development,
including
three-story
apartments to the east and a surface parking
lot to the west, as well as the travel corridors
of U.S. Highway 101 and UPRR to the north.
Downtown Ventura is located across U.S.
Highway 101 to the north, which obstructs
street level views from Downtown to the
coast in the Project vicinity.

The Project site is currently undeveloped with limited
vegetation. The hotel development area is surrounded
by a 6-foot-tall cinderblock wall with some mature street
trees along the perimeter.

Currently, the 2.73-acre northern portion of the Project site consists of a level graded area enclosed
by a 6-foot tall cinderblock wall with two gates on the western side facing South Figueroa Street. The
460-foot long segment of South Figueroa Street that borders the site to the west supports four fan
palm street trees of approximately 15 feet in height that are established in small sidewalk cutouts. The
west side of South Figueroa Street is lined with similar fan palms, and Fairground Parking Lot A
includes a line of immature Queen Ann palm trees of roughly 10 feet in height along the sidewalk. The
280 feet of the site’s East Harbor Boulevard frontage supports four eucalyptus street trees of
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approximately 25 feet in height located in a 3-foot wide planted strip. The northern side of East Harbor
Boulevard opposite the site is heavily vegetated with six lemon scented gum eucalyptus trees of 45feet in height, backed by additional trees along UPRR and U.S. Highway 101 to the north. Sidewalks
along both streets are generally narrow, approximately 5 feet in width.
The 1.83-acre Promenade Park portion of the site consists primarily of level lawn area with mild
changes in topography, with some shrubs and small trees along the north and east borders of the Park
and two 15-foot tall Queen Ann palms in the southwest corner of the Park. A short walkway connects
the Park to the Promenade, which runs along the southern 350 feet of the Park. The Ventura
Promenade is a multi-use public walkway along the coast and is over 30 feet wide. The Promenade
supports three planters with seat walls along its Project site frontage as well as two beachfront benches
and a coastal access stairway. The Ventura Promenade, a key public amenity and view corridor
adjacent to the site, includes limited views across the Project site of distant hillsides, but those views
directly north are largely blocked by the three-story Beachfronter Apartments, existing trees along East
Harbor Boulevard, and U.S. Highway 101. Views of existing distant ridgelines to the northwest would
remain after construction. In addition, Ventura Promenade users are typically focused on the sweeping
ocean views and those along Ventura’s shoreline rather than limited inland views.
Public view corridors along East Harbor Boulevard and South Figueroa Street offer some views of the
Pacific Ocean across the site over the cinderblock wall, as well as down South Figueroa Street. There
are no existing structures on site and no potential historic buildings. Views of the site and the Pacific
Ocean across the site from Amtrak trains and U.S. Highway 101, an eligible state scenic highway, are
somewhat limited due to dense vegetation lining these corridors. Although high speeds on U.S.
Highway 101 limit views to brief passing glimpses of the ocean, the Project site is clearly visible past
the line of lemon scented gum eucalyptus trees that line East Harbor Boulevard. Views from Amtrak
trains are more sustained as trains are moving slowly in this area due to stops at the nearby Ventura
Station; however, such views are still limited by existing vegetation. Views from Downtown Ventura
are obstructed by U.S. Highway 101. The Ventura Pier is an important local observation point, both for
viewing the Pacific Ocean and shoreward towards Ventura’s beachfront in the foreground and
mountains of Ventura County in distance. The site is visible from the Ventura Pier.
No artificial lighting exists on the proposed hotel site, although there is currently nighttime lighting
adjacent to the existing Promenade Park, along the public Ventura Promenade adjacent to the
southern border of the Project site.

5.1.2

Discussion

a. Less than Significant. The Project site is located to the east of one north-south road (South
Figueroa Street) which provides a scenic corridor for viewing of the Pacific Ocean located to the south.
Views from East Harbor Boulevard are limited by vegetation and the 6-foot tall cinderblock wall.
Although development of the Project site would introduce a new four-story structure that would obscure
some limited existing views from East Harbor Boulevard, the proposed development would be
constructed to the east of South Figueroa Street, and the ocean view corridor down this street would
remain intact. In addition, views from U.S. Highway 101 and Amtrak trains are limited as described
above and those from the Downtown area south along South Figueroa Street to the ocean are
obscured by the U.S. Highway 101 overpass and vegetation (Figure 8). Therefore, the Project would
not substantially affect intermittent views of the Pacific Ocean or other scenic features by travelers of
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these corridors. Further, the Project site is visible from the Ventura Pier, a key observation point for
shoreward views of the City and mountains landward.
The 2005 City of Ventura General Plan EIR (2005 General Plan EIR) identified an unavoidable
significant impact for the change in visual character of the community due to conversion of farmland
to urbanized uses and new development potentially altering and/or blocking views from various public
view corridors. The Project would not convert farmland to an urbanized use because the site is
currently planned for infill commercial and is not used as farmland. Further, the Project would not
substantially alter or block views from public view corridors or the Main Street and Poli Street scenic
corridor, as discussed above. Therefore, the proposed Project would not contribute to the unavoidable
significant impact to aesthetics analyzed in the 2005 General Plan EIR.
The proposed Project would be consistent with the existing urban development in the vicinity and multifamily residential developments between the Pier and Ventura County Fairgrounds (Figure 9).
Therefore, Project development would not substantially alter existing ocean or mountain views, such
as those along South Figueroa Street, or cause substantial adverse effects to scenic vistas or distract
from existing viewsheds. Impacts would be less than significant.
b. Less than Significant. The Project would be partially visible from U.S. Highway 101, which is an
eligible state scenic highway. U.S. Highway 101 north of the Project site offers very limited elevated
views of the undeveloped Project site, including limited weedy vegetation, bare ground and cinderblock
wall, a few palm trees and other low shrubs. However, as noted above, existing mature trees along
East Harbor Boulevard, UPRR, and the highway combined with typically high speed of passing
vehicles limit views of Pacific Ocean across the narrow view corridor to fleeting glimpses. Similarly,
views from Amtrak trains are limited by vegetation and the three-story Beachfronter Apartments. While
existing limited views to the ocean would be completely obstructed by the proposed four-story
structures, such views are not considered significant. Further, as there are no rock outcroppings,
historic buildings, or other scenic features on the Project site, there would be no impact to such scenic
resources. While some vegetation would be removed from the site during construction, both the hotel
and Promenade Park will be landscaped with mostly native and drought tolerant trees, shrubs and
flowering plants common to Southern California. Development of the site, including landscaping and
hardscape improvements, would improve views of the northern portion Project site from U.S. Highway
101 by transitioning this neglected area into a well maintained urban feature. Improvements to
Promenade Park would transition portions of the open grassy lawn into more richly landscaped and
developed parkland providing more visual interest to the site. Therefore, Project construction would
not result in substantial damage to scenic resources or historic buildings located nearby a potentially
state scenic highway. Impacts would be less than significant.
c. Less than Significant. The Project would improve the existing visual character of the area with the
improvements to Promenade Park designed with ornamental landscaping, walkways, fountains, and
other improvements to be visually attractive. The northern portion of the site’s visual character would
be transformed from the existing vacant lot to a commercial retail development and hotel with
pedestrian-oriented streetscapes and would be colored and landscaped relevant to the surrounding
landscape. Decorative courtyards, natural stone fountains, native, drought resistant plants, and a
rooftop terrace would be included to enhance the visual character of the location, as well as provide
space for viewing the surrounding scenery. Building coloration and design is proposed to be modeled
from a Spanish Eclectic architectural style. Further, the Project has undergone Formal Design Review
that assessed the site plan, design, and landscaping of the Project to ensure visual compatibility with
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the surrounding area, reducing adverse effects on the area’s aesthetic character to a less than
significant level.
d. Less than Significant. Implementation of the Project would introduce a new source of continuous
nighttime lighting to the Project site. In comparison to existing conditions, proposed Project lighting
would be a noticeable increase in nighttime lighting. However, the proposed hotel would comply with
specifications of the Downtown Specific Plan and Zoning Ordinance, in compliance with Commercial
Tourist Oriented (CTO) specifications. Proposed exterior lighting would be similar to the existing
lighting of surrounding development and proposed interior lighting from guest rooms would be of low
wattage so as not to affect daytime or nighttime views in the area. Within the context of a relatively
well-lit urban area, the proposed increase in lighting from the Project would not have a substantial
adverse effect on the surrounding community and views of the nighttime sky. The added lighting glow
would also be visible from U.S. Highway 101; however, light shielding techniques, such as recessed
pedestrian lights along East Harbor Boulevard and South Figueroa Street and location of most groundlevel lighting below the sight-line of the elevated roadway, would prevent adverse impacts related to
light and glare on drivers. No permanent lighting is proposed for Promenade Park. The use of
Promenade Park for special events, including weddings, at the event lawn and formal event lawn,
would likely require temporary lighting beyond proposed improvements to the Park to accommodate
nighttime events if permitted by the City Parks, Recreation and Community Partnerships Department.
The added light glow from temporary lighting would potentially be visible from the Ventura Promenade
and adjacent residential areas but would be similar to nighttime lighting currently in place within the
Park and Promenade. The Project is not anticipated to substantially increase glare. Potential sources
of glare such as from glass retail display cases and signage would be reduced by having recessed
locations away from U.S. Highway 101. Impacts would be less than significant.
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5.2

Agricultural and Forestry Resources

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

In determining whether impacts to forest resources, including timberland, are significant environmental effects, lead
agencies may refer to information compiled by the California Department of Forestry and Fire Protection regarding
the state’s inventory of forest land, including the Forest and Range Assessment Project and the Forest Legacy
Assessment project; and forest carbon measurement methodology provided in Forest Protocols adopted by the
California Air Resources Board (CARB).
Would the Project:
a)

Convert Prime Farmland, Unique
Farmland, or Farmland of Statewide
Importance (Farmland), as shown on the
maps prepared pursuant to the
Farmland Mapping and Monitoring
Program of the California Resources
Agency, to non-agricultural use?

b)

Conflict with existing zoning for
agricultural use, or a Williamson Act
contract?

c)

Conflict with existing zoning for, or
cause rezoning of, forest land (as
defined in Public Resources Code
section 12220(g)), timberland (as
defined by Public Resources Code
section 4526), or timberland zoned
Timberland Production (as defined by
Government Code section 51104(g))?

d)

Result in the loss of forest land or
conversion of forest land to non-forest
use?

e)

Involve other changes in the existing
environment which, due to their location
or nature, could result in conversion of
Farmland to non-agricultural use or
conversion of forest land to non-forest
use?

5.2.1

Existing Setting

The Project site is located in an urbanized area of the City of Ventura, surrounded by the Ventura
County Fairgrounds to the west, residential development to the east, the Pacific Ocean to the south,
and U.S. Highway 101 to the north. There is no active agricultural or forestry resources on site or in
the vicinity. The Project site has been included in the City’s Downtown Specific Plan, which designated
the area for urban development (City of Ventura 2007b). The City’s Zoning maps designate the Project
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site as CTO, a non-agricultural zoning district for retail and commercial uses, and POS, a nonagricultural zoning district for public parks and open space (City of Ventura 2016e). Therefore, no
parcels within the Project area and vicinity are zoned for agricultural use.
The Project site is mapped under the California Department of Conservation’s Farmland Mapping and
Monitoring Program (FMMP) as “Urban and Built-Up Land” (Department of Conservation 2016). The
Project site contains Camarillo loam soils, which are classified as soils that create farmland of
statewide importance (USDA 2017), and according to the FMMP, only Camarillo loam soils located on
a 0 to 2 percent slope are of prime4 farmland quality (California Department of Conservation 2017).
However, decades of development and associated grading disturbances, remediated soils from prior
contamination (see Section 5.8, Hazards and Hazardous Materials), and recent development limit the
agricultural viability of the site. No agricultural land uses are present within the Project vicinity
(Department of Conservation 2016). In addition, no forest land uses or timberland zoning is present
within the Project site or in the surrounding area (City of Ventura 2016e).

5.2.2

Discussion

a. Less than Significant. As described in Section 5.2.1, Existing Setting, the California Department
of Conservation lists the entire Project site as within “Urban and Built-Up Land”. The Project would not
result in a conversion of land classification of the State’s FMMP Important Farmland map. Soils within
the 4.56-acre site are not conducive to agricultural use and have already been committed to urban
development through adopted plans and prior development. Development on these soils would not be
adverse due to the site’s history of developed uses and previous contamination.
The 2005 General Plan EIR identified a Class I, significant and unavoidable impact due to the potential
conversion of up to 674 acres of important farmlands, including 520 acres of “Prime” farmland, 138
acres of “Farmland of Statewide Importance,” and 16 acres of “Unique” farmland. The Project site is
not designated as Prime Farmland or Unique Farmland by the Farmland Mapping and Monitoring
Program (Department of Conservation, 2014). Further, the site is an urban environment not zoned for
agricultural use. The Project would not conflict with a Williamson Act contract. As such, the Project
would not contribute to the Class I impact identified in the 2005 General Plan EIR, and less than
significant impacts to farmland or agricultural soils would occur with implementation of the Project.
b-d. No Impact. The Project site is not presently zoned agricultural or forest land uses and is not under
a Williamson Act contract and no loss of agricultural or forest land would result from Project
implementation; therefore, no impacts to agricultural or forest land resources would occur.
e. No Impact. The Project would not result in the conversion of farmland to a non-agricultural use, nor
a forest into a non-forested use. The property is not considered viable agricultural land due to previous
development, soil quality, and the surrounding urban uses. Using standard criteria for assessing
agricultural viability (e.g. existing and surrounding land uses, soil disturbance, site size, etc.), the
Project would not result in the conversion of agricultural lands.

“Prime Soils” are defined by the U.S. Department of Agriculture as land that has the best physical and chemical
characteristics to produce forage, and fiber crops and is available for these uses.
4
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5.3

Air Quality

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Where available, the significance criteria established by the applicable air quality management or air pollution control
district may be relied upon to make the following determinations.
Would the Project:
a)

Conflict with or obstruct implementation
of the applicable air quality plan?

b)

Violate any air quality standard or
contribute substantially to an existing or
projected air quality violation?

c)

Result in a cumulatively considerable
net increase of any criteria pollutant for
which the project region is in nonattainment under an applicable federal
or state ambient air quality standard
(including releasing emissions that
exceed quantitative thresholds for ozone
precursors)?

d)

Expose
sensitive
receptors
to
substantial pollutant concentrations?

e)

Create objectionable odors affecting a
substantial number of people?

5.3.1

Existing Setting

The Project site is in the South Central Coast Air Basin, which includes San Luis Obispo, Santa
Barbara, and Ventura Counties. The Ventura County Air Pollution Control District (VCAPCD) monitors
and regulates the local air quality in Ventura County and implements emissions control measures and
strategies outlined in the 2016 Ventura County Air Quality Management Plan (AQMP). The VCAPCD
also establishes air quality emissions thresholds. Air quality is affected by stationary sources (e.g.,
land use and development) and mobile sources (e.g., motor vehicles). Air quality at a given location is
a function of several factors, including the quantity and type of pollutants emitted locally and regionally,
and the dispersion rates of pollutants in the region. Primary factors affecting pollutant dispersion are
wind speed and direction, atmospheric stability, temperature, the presence or absence of inversions,
and topography. The Project site is in the southeastern portion of the Basin, which has moderate
variability in temperatures, tempered by coastal processes. The air quality within the Basin is
influenced by a wide range of emission sources, such as dense population centers, heavy vehicular
traffic, industry, and weather.
To protect the public health and welfare, the federal and state governments under direction of the U.S.
Environmental Protection Agency (U.S. EPA) have identified six criteria air pollutants and a host of air
toxics, and ambient air quality standards are established through the federal Clean Air Act and the
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California Clean Air Act. Federal and state criteria air pollutants include carbon monoxide (CO), lead
(Pb), nitrogen dioxide (NO2), ozone (O3), particulate matter less than 10 microns in diameter (PM 10),
fine particulate matter less than 2.5 microns in diameter (PM 2.5), and sulfur dioxide (SO2). Air quality
impacts are assessed by comparing impacts to baseline air quality levels and applicable ambient air
quality standards. Standards are levels of air quality considered safe from a regulatory perspective,
including an adequate margin of safety, to protect public health and welfare.
To identify ambient concentrations of the criteria pollutants, the VCAPCD operates air quality
monitoring stations throughout Ventura County. These stations are located in El Rio, Ojai, Piru, Simi
Valley, Simi Valley Upper Air, and Thousand Oaks. The monitoring station located closest to the
Project site is located in El Rio approximately 8.9 miles east. The station monitors O3, NO2, PM2.5, and
PM10, and Simi Valley monitoring station also monitors NO 2, PM10, and PM2.5 further east. CO
monitoring was eliminated in Ventura County in 2004 as a response to the proposed National
Monitoring Strategy set forth by the U.S. EPA, and Ventura County has consistently met the CO
standard. In addition, SO2 monitoring in Ventura County was eliminated in 2004 because ambient
concentrations were low and SO2 monitors are not required for State Implementation Plan (SIP) or
maintenance planning. In addition, lead monitoring is not conducted in the County and the U.S. EPA
established that the VCAPCD is not subject to lead monitoring requirements (VCAPCD 2014).
Traffic-congested roadways and intersections have the potential for the generation of localized CO
levels (i.e., CO hotspots). As further discussed within Section 5.16, Transportation/Traffic, adjacent
intersections to the Project site distribute traffic well and are operating at an acceptable level of service
(e.g., Level of Service above E). Therefore, no CO hotspots are anticipated to occur on adjacent
roadways.
Surrounding development includes commercial, downtown, and limited residential buildings. Sensitive
receptors to air quality conditions within the Project site vicinity include multi-family residences
approximately 40 feet east, churches within 0.25 mile, and two schools within 0.5 mile.

Emissions Thresholds
Air quality impacts are assessed in comparison to baseline air quality levels and applicable ambient
air quality standards. Federal and state air quality standards have been established for criteria
pollutants discussed above. Standards are levels of air quality considered safe from a regulatory
perspective, including an adequate margin of safety, to protect public health and welfare.

Construction
The VCAPCD thresholds recommend that projects with construction-related emissions that exceed
any of the following regional (mass daily) emissions should be considered potentially significant.
•
•
•

25 pounds per day of nitrogen oxides (NO X)
25 pounds per day of reactive organic compounds (ROC, also referred to as volatile organic
compounds [VOC])
Does not contain thresholds for carbon monoxide (CO), sulfur oxides (SOX), Respirable
Particulate Matter (PM10), or Fine Particulate Matter (PM2.5)
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Operational
A Project’s localized air quality impact is considered significant if CO emissions create a hotspot where
either the California one-hour standard of 20 parts per million (ppm) or the federal and state eight-hour
standard of 9.0 ppm is exceeded. This typically occurs at severely congested intersections (Level of
Service [LOS] E or worse). Based on analyses of localized concentrations within the San Francisco
Bay Area that has similar ambient CO concentrations as the Project vicinity in Ventura, a project would
have to increase traffic volumes at affected intersections to more than 31,600 vehicles per hour for a
CO hotspot to occur.
The VCAPCD currently recommends that projects with operational emissions that exceed any of the
following emissions thresholds for summertime or wintertime should be considered potentially
significant.
•
•
•

25 pounds per day of NOx
25 pounds per day of ROC
Does not contain thresholds for CO, SOX, PM10, or PM2.5

The VCAPCD implements rules and regulations for emissions that may be generated by various uses
and activities. The rules and regulations detail pollution-reduction measures that must be implemented
during construction and operation of projects. Relevant rules and regulations to the Project include the
following:
Rule 50 (Opacity): This rule sets opacity standards on the discharge from sources of air contaminants.
This rule would apply during construction of the proposed Project, specifically grading activities.
Rule 51 (Nuisance): This rule prohibits any person from discharging air contaminants or any other
material from a source that would cause injury, detriment, nuisance, or annoyance to any considerable
number of persons or the public or which endangers the comfort, health, safety, or repose to any
considerable number of persons or the public. The rule would apply during construction activities. The
proposed Project would consist of lodging and park/open space land uses; therefore, this rule would
not be a concern following buildout of the Project because these typical commercial and visitor-serving
land uses are not sources of substantial nuisance emissions.
Rule 55 (Fugitive Dust): This rule requires fugitive dust generators to implement control measures to
limit the amount of dust from vehicle track-out, earth moving, bulk material handling, and truck hauling
activities.
Rule 55.2 (Street Sweeping Equipment): This rule requires the use of PM10 efficient street sweepers
for routine street sweeping and for removing vehicle track-out pursuant to Rule 55.
Rule 74.4 (Cutback Asphalt): This rule sets limits on the type of application and VOC content of cutback
and emulsified asphalt. All projects are required to comply with the type of application and VOC content
standards set forth in this rule for cutback and emulsified asphalt.
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5.3.2

Discussion

a-c Less than Significant with Mitigation. The Project would generate short-term and operational
mobile emissions associated with construction and mobile source emissions from 1,307 average daily
trips associated with the Project.
The Project would generate short-term construction-related air pollutants in the form of construction
vehicle emissions and construction activities. Construction activities would include site preparation,
grading and soil stabilization, paving, building construction of residential structures, park amenities,
utilities, and roadways, and architectural finishing. Construction would occur within an estimated period
of 12 months; accordingly, construction emissions would be temporary.
The use of heavy-duty construction equipment and vehicle trips would generate emissions, such as
NOx and PM10. Use of ROG (VOC) paints for architectural coatings would similarly increase the amount
of associated ROG emissions. The amount of criteria pollutant emissions generated from construction
would vary substantially from day to day, depending on the construction activity. The Project would be
required to comply with state and local regulations pertaining to air quality, which would substantially
limit the generation of construction emissions related to the proposed Project. Unmitigated construction
emissions estimated for the Project would exceed daily construction emissions thresholds for both NOx
and ROC (see Table 5).
Table 5. Estimated Unmitigated Construction Emissions from the Proposed Project
(pounds/day)
Air
Pollutant

VCAPCD
Thresholds

Maximum Estimated Construction
Emissions without Mitigation
(lbs./day)1 (S/W)2

Exceeds Threshold?

NOx

25

45.62 (W)

Yes

ROG

25

57.25 (W)

Yes

CO

-

22.61 (S)

NA

SOx

-

0.05 (S)

NA

PM10

-

20.61 (S/W)

NA

PM2.5

-

12.17 (S/W)

NA

1 Refer

to Appendix B for CalEEMod output sheets; overall emissions based on rounded totals and an approximate
12-month construction period.
2 S=Summer; W=Winter

Additionally, with compliance with rules and regulations of the VCAPCD, MM AQ-1 and MM AQ-2, and
implementation of standard best management practices (BMPs) with proper management of all fugitive
dust (PM10) through actions such as covering stock piled soils, and properly cleaning streets in the
vicinity, fugitive dust and NOx emissions, with potential effects on the environment would be
minimized. Additionally, limiting the use of architectural coatings to low VOC or no VOC paints via
implementation of MM AQ-3 would considerably reduce the amount of potential ROG emissions.
Therefore, with implementation of the mitigation measures, construction emissions would not exceed
emission thresholds and impacts would be less than significant with mitigation (refer to Table 6).
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Table 6. Estimated Mitigated Construction Emissions for the Proposed Project (pounds/day)
Air
Pollutant

VCAPCD
Thresholds

Maximum Estimated Construction
Emissions with Mitigation
(lbs./day)1 (S/W)2

Exceeds Threshold?

NOx

25

20.42 (W)

No

ROG

25

11.54 (W)

No

CO

-

23.51 (S)

NA

SOx

-

0.05 (S)

NA

PM10

-

19.16 (S/W)

NA

PM2.5

-

10.92 (S/W)

NA

1 Refer

to Appendix B for CalEEMod output sheets; overall emissions based on rounded totals and an approximate
12-month construction period.
2 S=Summer; W=Winter

Under long-term operational conditions, as noted in Section 5.16, Transportation/Traffic, increases in
overall traffic volumes would not adversely affect any intersection in the Project vicinity, and therefore
no hotspots are anticipated to occur which may increase CO in the immediate Project site vicinity. The
Project would generate up to 85 a.m. and 96 p.m. peak hour trips, which is substantially less than the
31,600 vehicles per hour threshold for CO hotspot generation. Emissions from this low level of
operational traffic would be well below adopted thresholds (see Table 7). Utility operations (gas,
electric, etc.) may increase the demand for energy from external sources, which may indirectly
contribute to emissions; however, Project implementation is not anticipated to exceed operational air
quality emissions thresholds.
Table 7. Estimated Unmitigated Operational Emissions for the Proposed Project (pounds/day)
Air
Pollutant

VCAPCD
Thresholds

Estimated Operational Emissions
without Mitigation (lbs./day)1 (S/W)2

Exceeds Threshold?

NOx

25

8.81 (W)

No

ROG

25

6.34 (S)

No

CO

-

22.88 (W)

NA

SOx

-

0.07 (S)

NA

PM10

-

5.63 (W)

NA

PM2.5

-

1.62 (W)

NA

1 Refer

to Appendix B for CalEEMod output sheets; overall emissions based on rounded totals.
2 S=Summer; W=Winter

The AQMP forecasts the City’s population at 123,645 by 2025. The 2005 General Plan projected a
2025 population of 126,153, which represents an average annual growth rate of 0.88%. The 2025
population forecast in the 2005 General Plan is 2 percent over the 2025 AQMP population forecast.
As noted in the Downtown Specific Plan EIR, this exceedance is primarily due to the fact that regional
forecasts have not been adjusted to reflect the 2005 General Plan. In addition, policies and actions of
the 2005 General Plan would implement many AQMP policies and generally reduce per capita vehicle
miles traveled (VMT) by reducing the distances between uses and improving opportunities for the use
of alternative transportation modes. Nevertheless, the exceedance of Southern California Association
of Governments (SCAG) population forecast was considered an inconsistency with the AQMP, and
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the cumulative impact associated with implementation of the 2005 General Plan was classified as
Class I, significant and unavoidable. The Downtown Specific Plan’s contribution to this cumulative
impact was measured to be approximately 20 percent of the overall growth projected for the City and
was considered cumulatively considerable. Therefore, the Downtown Specific Plan also identified a
Class I, unavoidably significant cumulative impact with respect to exceedance of AQMP/SCAG
population forecasts. As discussed above, the increase in population from the Project would be within
planned projections for the City and Downtown areas.
The Growth Forecast Appendix SCAG’s 2012-20135 RTP, which was adopted in April 2012, projects
that the City’s population will increase to 116,900 in 2020 and 128,800 in 2035. Therefore, the 2025
General Plan projected population would exceed the RTP’s 2020 projection but would not exceed the
RTP’s 2035 projection. The Project would incrementally contribute to the significant and unavoidable
population growth impact identified in the 2005 General Plan and the Downtown Specific Plan EIRs
because it would contribute to the planned growth in the City that would exceed regional population
forecasts. However, because Project-related growth is within what was forecast in both the 2005
General Plan and the Downtown Specific Plan, this contribution would not be cumulatively
considerable.
The Downtown Specific Plan EIR established the following area-wide mitigation measure that requires
all projects within the Plan Area to contribute toward a Transportation Demand Management (TDM)
Fund to be used to develop regional programs to offset air pollutant emissions associated with growth
anticipated under the Downtown Specific Plan:
DTSP MM AQ-2: TDM Fund. The following Actions should be added to the DTSP to address air
quality impacts:
Specific Plan area developers shall contribute toward a Transportation Demand Management
(TDM) Fund to be used to develop regional programs to offset air pollutant emissions associated
with growth anticipated under the DTSP. The total amount that would be contributed to an off-site
TDM Fund, based upon the methodology described in Ordinance 93-37, is $512,445. The amount
provided by residential development would be about 74% of this total, or $379,209. The amount
provided by commercial development would be 26% of the total, or $133,236. Applicants for
residential developments that would generate a net increase in units would pay $237/unit
(assuming 1,600 residential units). Applicants for commercial development that would generate a
net increase in building area would pay $0.30/square foot (assuming a total of 450,000 square
feet). These fee estimates include an adjustment for inflation, but may be further adjusted by the
City over time if development totals or emission factors change.
The TDM funds shall be used to finance City programs to reduce regional air pollutant emissions.
Specific mitigation measures that could be undertaken using the TDM fund include, but are not
limited to, enhanced public transit service, vanpool programs/ subsidies, rideshare assistance
programs, clean fuel programs, improved pedestrian and bicycle facilities, and park-and-ride
facilities.
Overall, with implementation of MM AQ-1, MM AQ-2, and MM AQ-3, as well as ongoing
implementation of DTSP MM AQ-2, emissions associated with the Project construction and operation
would not exceed established thresholds. Further, the Project would remain in compliance with the
2016 AQMP as it would be consistent with the measures and goals outlined in the Plan. The Project
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is infill development consistent with Ventura County Smart Growth Policies & Programs summarized
in the AQMP and is consistent with stationary emissions controls strategies and transportation control
measures. As result, the Project would have less than significant impacts after mitigation on air quality.
d-e. Less than Significant with Mitigation. The potential for Toxic Air Contaminants (TACs) to have
an effect on sensitive receptors would occur if the Project is located near an existing significant source
of TACs or if it would generate TACs in quantities that may have an adverse effect on sensitive
receptors. CARB identifies high-volume freeways and roads as potential sources of TACs. The
proposed Project would comprise mixed-use hotel and public park uses, which are not considered
uses that would not generate substantial amounts of TACs and would not pose a risk to sensitive
receptors in the Project vicinity. Project construction would not generate substantial increases in
emissions proximate to sensitive receptors. Construction activities and would be confined primarily to
the undeveloped land, would last up to 12 months, and would include limited construction traffic
passing through developed Downtown areas. Within incorporation of MM AQ-1, MM AQ-2, and MM
AQ-3, impacts would be less than significant.

5.3.3

Mitigation

MM AQ-1 - Construction Best Management Practices for Fugitive Dust Control. The following
control measures provided in the VCAPCD Ventura County Air Quality Assessment Guidelines to
minimize the generation of fugitive dust (PM10 and PM2.5), ROC, and NOX during construction activities
shall be implemented during construction:
•
•

•

•

•

The area disturbed by clearing, grading, earth moving, or excavation operations shall be
minimized to prevent excessive amounts of dust.
Pre-grading/excavation activities shall include watering the areas to be graded or
excavated before grading or excavation operations commences. Application of water
(preferably reclaimed, if available) should penetrate sufficiently to minimize fugitive dust
during grading activities.
Fugitive dust produced during grading excavation and construction activities shall be
controlled by the following activities:
o All trucks shall be required to cover their loads as required by California Vehicles
Code Section 23114.
o All graded and excavated material, exposed soil areas, and active portions of the
construction site, including unpaved on-site roadways, shall be treated to prevent
fugitive dust. Treatment shall include, but not necessarily be limited to, periodic
watering, application of environmentally safe soil stabilization material, and/or rollcompaction as appropriate. Watering shall be done as often as necessary and
reclaimed water shall be used whenever possible.
Graded and/or excavated inactive areas of the construction site shall be monitored at least
weekly for dust stabilization. Soil stabilization methods, such as water and roll compaction,
and environmentally safe dust control materials, shall be periodically applied to portions
of the construction site that are inactive for over four days. If no further grading or
excavation operations are planned for the area, the area should be seeded and watered
until grass growth is evident, or periodically treated with environmentally safe dust
suppressants to prevent excessive fugitive dust.
Signs limiting traffic to 15 miles per hour or less shall be posted on site.
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•

•
•

During periods of winds 25 miles per hour or greater (i.e., wind speed sufficient to cause
fugitive dust to impact adjacent properties) or at the direction of the City, all clearing,
grading, earth moving, and excavation operations shall be curtailed to the degree
necessary to prevent fugitive dust created by on-site activities and operations from being
a nuisance or hazard, either off site or on site. The site superintendent/supervisor shall
use discretion in conjunction with the VCAPCD in determining when winds are excessive.
Adjacent streets and roads shall be swept at least once per day, preferably at the end of
the day if visible soil material is carried over to adjacent streets and roads.
Personnel involved in grading operations, including contractors and subcontractors,
should be advised to wear respiratory protection in accordance with California Division of
Occupational Safety and Health regulations.

MM AQ-2 - Construction Best Management Practices for Diesel Particulate Matter. During
construction, contractors shall comply with the following measures, as feasible, to reduce NOX and
ROC from heavy equipment as recommended by the VCAPCD in its Ventura County Air Quality
Assessment Guidelines:
•
•
•
•
•

Minimize equipment idling time to less than 5 minutes.
Maintain equipment engines in good condition and in proper tune as per manufacturer’s
specifications.
Lengthen the construction period during smog season (May through October) to minimize
the number of vehicles and equipment operating at the same time.
Use construction equipment equipped with Tier 3 diesel engines that would reduce
emissions relative to earlier, Tier 1 and 2 engines which emit greater amounts of NOx
Use alternatively fueled construction equipment, such as compressed natural gas (CNG),
liquefied natural gas (LNG), or electric, if feasible.

MM AQ-3 - Use of Low or No ROG (VOC) Paint. To reduce VOC levels during the architectural
coating phase, low or no VOC-emission paint shall be used with levels of 50 g/L or less. The Applicant
shall provide a list of coatings planned to be applied and each coating’s associated VOC g/L rating
prior to issuance of building permits.
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5.4

Biological Resources

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project:
a)

Have a substantial adverse effect, either
directly or through habitat modifications,
on any species identified as a candidate,
sensitive, or special status species in
local or regional plans, policies or
regulations, or by the California
Department of Fish and Game or U.S.
Fish and Wildlife Service?

b)

Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional
plans, policies or regulations, or by the
California Department of Fish and Game
or U.S. Fish and Wildlife Service?

c)

Have a substantial adverse effect on
federally protected wetlands, as defined
by Section 404 of the Clean Water Act
(including, but not limited to, marsh,
vernal pool, coastal wetlands, etc.),
through
direct
removal,
filling,
hydrological interruption or other means?

d)

Interfere substantially with the movement
of any native resident or migratory fish or
wildlife species or with established native
resident or migratory wildlife corridors, or
impede the use of native wildlife nursery
sites?

e)

Conflict with any local policies or
ordinances
protecting
biological
resources, such as a tree preservation
policy or ordinance?

f)

Conflict with the provisions of an adopted
Habitat Conservation Plan, Natural
Community Conservation Plan, or other
approved local, regional or state habitat
conservation plan?

5.4.1

Existing Setting

Located in the Southern California Coast ecoregion, much of the Project vicinity is urbanized and highly
disturbed. Biological resources onsite and in the Project vicinity primarily consist of mature trees for
nesting and migrating birds, as well as some beach habitat along the shoreline. South Figueroa Street,
which borders the Project site to the west, is lined with palm trees, while East Harbor Boulevard, which
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borders the north of the Project site is lined with eucalyptus trees. Multi-family developments
(apartments) in the vicinity contain lawns and ornamental trees, such as palms. Promenade Park within
the Project site provides open space, but this park consists of lawn and sparse shrubby vegetation
that does not support sensitive biological resources. The Ventura Promenade, maintained and
administered by the City, is an approximate 5.9-acre public walking trail that is paved and landscaped.
The beach adjacent to the Ventura Promenade provides sandy beach and intertidal habitat.
Additionally, San Buenaventura State Beach, located about 1 mile southeast of the Project site, is an
approximate 98-acre beach and recreation area, administered by California Department of Parks and
Recreation (CalLands 2017). The nearest sensitive habitat is riparian habitat along the Ventura River
located 0.6 miles west of the site and is designated as critical habitat for the southern steelhead trout
per the federal Endangered Species Act and the California Fish and Game Code.
The Project site is located between U.S. Highway 101 and the UPRR to the north and the Ventura
Promenade and Pacific Ocean to the south, in a fully developed area with a very high degree of land
covered with asphalt, bare ground, and cement. The Project site is highly disturbed and supports some
weedy vegetation and approximately 20 trees, 10 of which are scheduled for removal during Project
construction (Appendix H). Removed trees would be subsequently replaced as street trees along the
improved South Figueroa Street and East Harbor Boulevard frontages. Within the Project site,
however, designated wetlands or critical habitat are not present (Appendix H). Further, no associated
conservation plans apply to the Project site.
There are 18 federally endangered species and 14 federally threatened species with the potential to
be found in Ventura County. In addition, there are 16 State endangered, 5 State threatened, and 33
State species of special concern that could be found in Ventura County. While there are no known
special status plant or animal species found within the Project site, several species have the potential
to occur on or within the vicinity of the site. The U.S. Fish and Wildlife Service (USFWS) Official
Species List for the Project site identified 17 species that may occur within the boundaries of the Project
site (USFWS 2017a; see Table 8 below). There is no critical habitat identified within the Project site
boundaries. Additionally, the California Natural Diversity Database (CNDDB) identified 14 sensitive
species and 2 sensitive natural communities within 1 mile of the Project site (see Table 9). Four
sensitive species are identified on both lists. These are the Ventura Marsh milk-vetch, tidewater goby,
western snowy plover, and least Bell’s vireo. While these species have mapped habitat in the region
generally, they have not been observed on Ventura County beaches recently. For example, western
snowy plovers (Charadrius alexandrines nivosus) were last observed along Ventura County beaches
in 1948, were not observed in 1978, and are currently considered to be possibly extirpated per the
CNDDB (Appendix H). Additionally, the Ventura Marsh Milk-vetch (Astragalus pycnostachyus var.
lanosissimus), a federally and state listed endangered plant species, was last observed in the City in
1911, were not observed in 1986, and are currently considered to be possibly extirpated per the
CNDDB (Appendix H). In rare cases, protected species may travel through the Project site and would
be subject to local, state, and federal protection. While no mapped protected habitat occurs in the
Project site, protected species have the potential to occur in the vicinity. Bird species may be subject
to the Migratory Bird Treaty Act (MBTA) and Sections 3503, 3503.5, and 3513 of the California Fish
and Game Code. Due to habitat requirements, any use of the Project site by such species is anticipated
to be rare, transient, or episodic. Species expected to occur onsite include terrestrial species, such as
squirrels, rats, and birds that are commonly found in urban environments. Additionally, Promenade
Park is currently used daily by domestic dogs for recreation while traveling along the Ventura
Promenade.

City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

43

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

Table 8. USFWS Designated Special Status Species in Project Vicinity
Common Name

Species Name

Federal
Status

State
Status

Birds
California Condor

Gymnogyps californianus

FE

SE

California Least Tern

Sterna antillarum browni

FE

SE

Least Bell’s Vireo

Vireo bellii pusillus

FE

SE

Light-foot Clapper Rail

Rallus longirostris levipes

FE

--

Marbled Murrelet

Brachyramphus marmoratus

FT

SE G3G4
S1

Southwestern Willow Flycatcher

Empidonax traillii extimus

FE

SE

Western Snowy Plover

Charadrius alexandrinus nivosus

FT

--

Rana draytonii

FT

--

Eucyclogobius newberryi

FE

--

Riverside Fairy Shrimp

Streptocephalus woottoni

FE

G1G2 S1S2

Vernal Pool Fairy Shrimp

Branchinecta lynchi

FT

--

California Orcutt Grass

Orcuttia californica

FE

Gambel’s Wartercress

Rorippa gambellii

FE

Marsh Sandwort

Arenaria paludicola

FE

Salt Marsh Bird's-beak

Cordylanthus maritimus ssp.
maritimus

FE

Spreading Navarretia

Navarretia fossalis

FE

Ventura Marsh Milk-vetch

Astragalus pycnostachyus var.
lanosissimus

FE

Amphibians
California Red-legged Frog
Fishes
Tidewater Goby
Crustaceans

Flowering Plants

FE = Endangered
FT = Threatened
SE = Endangered
ST = Threatened

Global Rank
G1 = Critically Imperiled
G2 = Imperiled

G3 = Vulnerable
G4 = Apparently Secure
G5 = Secure

ST

SE

State Rank
S1 = Critically Imperiled
S2 = Imperiled

Source: USFWS 2017b; California Department of Fish and Wildlife 2017.

City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

44

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

Table 9. CNDDB Designated Sensitive Species in Project Vicinity
Common Name

Species Name

Federal
Status

State
Status

Birds
Least Bell’s Vireo

Vireo bellii pusillus

FE

SE

Wester Snowy Plover

Charadrius alexandrinus nivosus

FT

--

Steelhead - southern California distinct
population segment

Oncorhynchus mykiss irideus

FE

--

Tidewater Goby

Eucyclogobius newberryi

FE

--

Fish

Insects
Crotch Bumble Bee

Bombus crotchii

--

G3G4
S1S2

Monarch Butterfly

Danaus plexippus pop. 1

--

G4T2T3
S2S3

Globose Dune Beetle

Coelus globosus

--

G1G2
S1S2

Pallid Bat

Antrozous pallidus

--

G5 S3

Mexican Long-tongued Bat

Choeronycteris mexicana

--

G4 S1

Coulter’s Goldfields

Lasthenia glabrata ssp. coulteri

--

Orcutt’s Pincushion

Chaenactis glabriuscula var.
orcuttiana

--

Ventura Marsh Milk-vetch

Astragalus pycnostachyus var.
lanosissimus

Mammals

Plants

FE

SE

Southern California Steelhead Stream

--

SNR

Southern California Coastal Lagoon

--

SNR

Natural Communities

FE =
Endangered
FT =
Threatened
SE =
Endangered
ST =
Threatened

Global Rank
G1 = Critically
Imperiled
G2 = Imperiled

G3 = Vulnerable
G4 = Apparently Secure
G5 = Secure
T = global rank of subspecies

State Rank
S1 = Critically Imperiled
S2 = Imperiled

Source: CNDDB 2017; California Department of Fish and Wildlife 2017.
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5.4.2

Discussion

a-b. Less than Significant with Mitigation. The Project site has been previously disturbed and is
located in a developed and urbanized region of the City. While several special status/sensitive species
have limited potential to occur within or near the Project site based on historic observation (refer to
Tables 8 and 9 above), observations of identified species have not occurred and suitable habitat for
such species does not exist onsite. Further, no critical habitat is identified on or within the vicinity of
the Project site. As such, species identified as a candidate, sensitive, and special status species in
local, regional, and federal plans, policies, or regulations, or by the California Department of Fish and
Wildlife (CDFW) or USFWS would not likely be impacted by the Project.
Additionally, the Project proposes primarily native and drought tolerant species for vegetation and
landscaping; species introduced to the Project site would not substantially alter the existing urban flora
and/or fauna of the area. Therefore, the proposed Project would not have an adverse effect on any
sensitive or special status species, or habitats and less than significant impacts would occur.
Implementation of MM BIO-1 (and related MM TCR-1 requiring ethnobotanical species in the Project
landscape plan) would further ensure this impact would be less than significant.
c. No Impact. No federally protected wetlands or drainages are present onsite (USFWS 2017b).
Though the limited presence of hydric soils indicates the potential for wetland and associated sensitive
habitat within the Project site, the combination of historical soil disturbance, National Wetland Inventory
mapping, and site visitation have excluded the potential for wetland habitat within the Project site (see
Section 5.6, Geology and Soils, for further descriptions of soils on site). Therefore, the Project would
have no impact on federally protected wetlands.
d. Less than Significant with Mitigation. The Project site is surrounded by fully developed areas,
including roadways, apartments, and the Ventura County Fairgrounds. No designated wildlife corridors
or native wildlife nursery sites exist near the Project site. The Project site and immediately adjacent
areas do not support any riparian habitat or other mapped sensitive natural communities. Due to the
urbanized character of the immediate area, the potential for native resident or migratory wildlife species
movement to occur through the site, though continuously possible, is relatively unlikely. Nevertheless,
proximity to the coast may support avian migratory routes, and potentially allow birds to nest in trees
or vegetation within the Project site. Under the proposed Project, installation of primarily native and
drought tolerant vegetation may provide limited opportunities for native wildlife, particularly birds, to
utilize the Project site, with potential for associated limited beneficial effects. With implementation of
MM BIO-1 (and related MM TCR-1), the proposed Project would not interfere with any native resident
or migratory wildlife corridors and less than significant with mitigation impacts would occur.
e. No Impact. Given that construction and activity areas would be confined to existing road corridors
and previously disturbed land amidst urbanized land uses, the proposed Project would not conflict with
local policies or ordinances protecting biological resources. The proposed Project does include the
removal of trees due to heaving, leaning and falling. Trees which qualify under the Ventura County
Tree Protection Ordinance would be addressed according to Ordinance guidelines. Overall, the Project
would incorporate and be consistent with existing policies regarding the protection of biological
resources. Therefore, no impact would occur.
f. No Impact. The proposed Project is not located within any approved local, regional, or state Habitat
Conservation Plan or Natural Community Conservation Plan. Further, no habitat for any special status
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or sensitive biological species exists at the Project site or in the vicinity. Therefore, no impacts would
occur.

5.4.3

Mitigation

MM BIO-1 - Nesting Birds. To avoid disturbance of nesting and special status birds including raptorial
species protected by the MBTA and Sections 3503, 3503.5, and 3513 of the California Fish and Game
Code, initial site grading for Project construction shall be conducted between September 1 and
February 1, outside of the primary breeding season for birds to avoid take of birds or their eggs, unless
City-approved preconstruction nesting bird surveys are conducted to detect protected native birds
occurring in suitable nesting habitat that would be disturbed by Project construction and any other
habitat within 300 feet of the disturbance area, or 500 feet for raptors. If no active nests are found,
then no further mitigation shall be required. If any active nests are found, then these nest sites shall
be avoided with the establishment of a non-disturbance buffer zone around active nests. Nest sites
shall be avoided and protected with the non-disturbance buffer zone until the adults and young of the
year are no longer reliant on the nest site for survival. Project personnel, including all contractors
working onsite, shall be instructed on the sensitivity of the area. The study, surveys, findings, and
recommendations shall be prepared by a City approved qualified biologist. Compliance shall be
verified by City staff through submission of compliance reports prepared by a qualified biologist
immediately following the completing of the written compliance report.
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5.5

Cultural Resources

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project:
a)

Cause a substantial adverse change in
the significance of a historical resource
as defined in §15064.5?

b)

Cause a substantial adverse change in
the significance of an archaeological
resource pursuant to §15064.5?

c)

Directly or indirectly destroy a unique
paleontological resource or site or
unique geological feature?

d)

Disturb any human remains, including
those interred outside of formal
cemeteries?

5.5.1

Existing Setting

Prehistoric and Historic Setting
There is documented evidence for human occupation of southern California mainland for at least
13,000 years. Many ancient sites may have been lost, inundated, or deeply buried as a result of marine
transgression, erosion, aggradations, and other natural forces. Evidence has been found indicating
consistent population inhabitation for about 10,000 years, with the greatest population growth in the
most recent 3,000 years with the establishment of large villages along the mainland coast by the
Chumash and their ancestors, with portions of the Eastern Coastal Chumash residing in the Ventura
area. The Chumash were not agriculturally-centered and acted as top hunters upon the terrestrial and
marine ecosystems; a common practice consisted of regular vegetation burning for ensuring
ecosystem productivity. Beginning in the 16th century, contact with European settlers and the
introduction of the mission system, pueblos, and ranchos generally ceased the historically regular
vegetation burning, purged large predators, cleared the landscape for agricultural practices, introduced
non-native species, and contributed to large-scale decline and alteration of the indigenous tribes and
cultures. Mission operations beginning in the 18th century started the development of enduring towns
and ranchos in the area, permanently changing the landscape, population, and economy of the area
(Rick and Erlandson 2008).

Cultural Resources in the Project Vicinity
Today, Native American entities, including the Santa Ynez Band of Mission Indians, the Coastal Band
of the Chumash Nation, and the Barbareño/Ventureño Band of Mission Indians, retain a presence and
interest in the west-central Ventura area. The Project site is considered an area containing Sensitive
Native American Resources. A Sacred Lands File (SLF) review was conducted by the City, and the
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Native American Heritage Commission (NAHC) indicated that the area is not sensitive for potential
tribal cultural resources. Consultation with local tribal groups was initiated in June 2018, including
review of the Project, current site conditions, potential impacts to cultural and tribal cultural resources,
and mitigation measures (see also, Section 5.17 – Tribal Cultural Resources). Further, a cultural
resource record search and literature review was conducted for the Project site and included a request
for previous study reports and resource records for the Project area and the surrounding 0.5-mile
radius. Based on the record search, 100 cultural resource studies have been conducted within 0.5mile of the site. A records search with the South Central Coastal Information Center (SCCIC) indicated
that one archaeological resource was identified within the Project site, namely the Chumash village
site of Shisholop, described further below. A total of 21 cultural resources have been documented
within 0.5mile of the Project site. Site types found within the bounds of the record search consisted of
three prehistoric resources, 14 historic resources, four multi-component sites, and recorded prehistoric
isolate for a total of 22 resources documented within a 0.5-mile radius of the Project site (Appendix F)
The Chumash village site of Shisholop (CA-VEN-3), was first written about in 1542 by Portuguese
navigator Juan Rodriguez Cabrillo on a Spanish exploratory expedition. This site is also documented
as Cabrillo’s landing. Later observations were made by explorers Costansó, Portolá, and Crespí,
during their expeditions in the late 1700s (Gamble 2008). The village is believed to have been the
Chumash provincial capital, which was first settled shortly after A.D. 1000. CA-VEN-3 was initially
recorded on March 5, 1951 by Hal Eberhart as an extensive shell midden and village site. Portions of
the site (an approximate 35m 2 area) were excavated by Greenwood and Browne from 1965 to 1967
(Greenwood and Browne 1969). The findings revealed over 5,700 artifacts, four cultural features, shell
and bone ecofacts, shell and glass beads, and one human burial. The researchers concluded that
based on relative dating methods of the site, occupation of Shisholop South dated from the
protohistoric to historic periods. A western extension of the village site was excavated in 1976 by
Browne with negative findings.
In 1994, a data recovery project to mitigate impacts on a drilling project was conducted by ValentineMaki. Intact cultural deposits were found at depths of 50 centimeters below surface (cmbs); all top
layers showed disturbances. Artifacts discovered in the intact layers included ground stone, shellfish,
animal bone, fire affected rock, shell beads, and a single projectile point (Valentine-Maki 1994).
In 1995, Maki conducted further data recovery to mitigate the Promenade Park Sewer Pipeline Project.
Trench excavations were conducted in limited areas at CA-VEN-3, which returned large amounts of
shell and animal bone fragments, to include shell and glass beads, lithic tools, and fire affected rock.
Greenwood and Associates performed archaeological monitoring for the Ventura Beach Water Quality
Improvements Project in 2007. Results of monitoring showed CA-VEN-3 had been impacted as a result
of previous construction. Controlled excavations showed some intact layers extant at 100-130 cmbs.
Artifact assemblage consisted of shell beads, lithics, a stone bowl fragment, and fish and marine shell
fragments (Foster and Hale 2007).
In 2009, Greenwood and Associates conducted archaeological investigations for the former proposed
Embassy Suites Project site, which coincides with the hotel development area of the Project. Six
trenches were positioned at perpendicular angles (North-South: trenches 1, 2, and 3; East-West:
trenches 4, 5, and 6), to discover possible CA-VEN-3 site boundaries within the project area. Trenches
were dug to 1.5 m deep. Trench 1 contained 3 strata with two fragments of shell at 50-150 cm.
Remnant midden was found in the southern end of Trench 2 and Trench 3, and in the eastern half of
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Trench 6. Trench 5 contained one historic feature consisting of porcelain sherds, a saw-cut mammal
bone, and three shell fragments. Results of excavations from trenches 2, 3 and 6 revealed low density
marine shell fragments and no other artifacts. Previous archaeology suggested that a possible
northern boundary of Shisholop occurs near Trenches 2 and 3. The data recovery investigations
involving trench excavations showed that the southern portions of Trenches 2 and 3 and the eastern
half of Trench 6 contained low amounts midden in proximity to CA-VEN-3. Further, two potentially
historic features and ephemeral midden areas were recommended not eligible to the California
Register. These investigations concluded that the possible boundaries of CA-VEN-3 may extend to
the southern portions of the Project site, including uninvestigated portions of the hotel development
area and all of Promenade Park. Due to the high likelihood of discovery, the investigators
recommended archaeological and Native American monitors for all subsurface work up to 6 feet below
ground surface.

Historical Resources in the Project Vicinity
The California Register of Historical Resources (CRHR) provides the grounds for, and extent to which,
historical resources of the state deserve to be protected. California Health and Safety Code Section
7050.5 direct procedures to undertake in the case that human remains are found. California Public
Resources Code Section 5097.98 additionally provides procedures that would direct action in the case
that Native American remains are discovered.
According to the City of Ventura’s Historic Resources Survey Update for the Downtown Specific Plan
Area, the City has established procedures for identifying, designating, and preserving historic
resources. As outlined in Section 24.455.120 of the City’s Code (Historic Designation Criteria), an
historic resource may be a landmark, point of interest, or district (City of Ventura 2007d). There are
approximately 112 designated Landmarks and Points of Interest within the City, 93 of which are located
within the Downtown Specific Plan area. The Project site is not within a historical district, nor does it
contain any historic landmarks or historic points of interest. The designated historic properties map in
the Downtown Specific Plan area historic resources survey identify 1 landmark and 1 point of interest
within 750 feet of the Project site (see Table 10). The Downtown area north of the Project site includes
hitching posts, residences, and government buildings, all located within 1 mile of the Project site.
Additionally, the Mission San Buenaventura and Mission Compound Site, listed on the National
Register in 1975, is located approximately 0.2 miles to the north of the Project site. With the exception
of POI #18, the Project are does not overlap with any of these landmarks.
Table 10. Nearby (<0.5-mile) Designated Historic Landmarks and Points of Interest
Landmark or Point
of Interest (POI)

Number and Significance

Direction

Shisholop Village
Site

POI #18. South end of Figueroa Street, Cabrillo’s Landing (CA VEN
3).

Onsite

San Miguel Chapel
Site

POI #16. SW corner Thompson Boulevard and Palm (NRHP).
Designated October 27, 1975.
In 1790, the San Miguel Chapel served as a chapel while the Mission
San Buenaventura was under construction. The building was
constructed of adobe. The structure was destroyed in an 1812
earthquake and a second chapel was built, which also met its demise
in 1873. Moorpark College excavated the site in 1974 and recorded
various features to include the rock foundation, a section of painted
wall, an aqueduct that served the Mission, and a, a bell tower

North
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Landmark or Point
of Interest (POI)

Number and Significance

Direction

Coast Live Oak
Tree

LMK #96. This coast live oak tree at the corner of E. Thompson
Boulevard and S. Palm Street is believed to be part of the original
landscape of the Mission-era. Designated March 27, 2006.

North

Ventura Wharf
(Pier)

LMK #20. Designated March 29, 1976. The Ventura Wharf has
supplied the City’s economy and public utility. As one of the longest
piers on the California Coast, it has served as a strong tourist
attraction. The Wharf was partially destroyed in 1926, but its wooden
structure was rebuilt. It includes a restaurant and a bait and tackle
shop today.

East

Source: City of Ventura 2007d.

There are 36 properties in the County of Ventura that are listed in the NRHP. Of these, six are located
within the Project’s study area; none of which lie within the Project site or immediate vicinity:
Ventura County Courthouse (Listing #71000211): The Ventura County Courthouse was built in
1912 and served as the Ventura County Courthouse until 1962. The Courthouse was designed by a
renowned Los Angeles architect, Albert C. Martin Sr., and is significant under Architectural Style for
the Late 19th and 20th Century Revival Period 1900-1924. The noteworthy design in the "Beau Arts"
or Neo-Classic style, features the faces of 24 monks on the facade of the building and stained-glass
skylights and domes in the interior. The building was restored and converted into Ventura's City Hall
in 1972. In 1988, the County Sheriff’s Office and Jail was restored and added to the City Hall
designation.
Mission San Buenaventura and Mission Compound Site (Listing #75000496): San Buenaventura
Mission, 211 E. Main Street. The NRHP District was designated on July 1, 1974. Mission San
Buenaventura was founded by Father Junipero Serra on Easter Sunday, March 31, 1782. The first
adobe mission church began construction in 1787 but was demolished in 1790 from construction
problems. The current stone and adobe church structure was built in 1809 and stands to the east of
the original building. In 1846, Mission San Buenaventura was sold to Jose Arnaz and became known
as Rancho Ex Mission, but shortly thereafter, the Catholic Church regained ownership of the Mission.
San Miguel Chapel Site (Listing #78000826) (CA-VEN-000480H): The San Miguel Chapel was
originally constructed of adobe brick around 1790 and served as a place of worship while the Mission
San Buenaventura was being constructed. The Chapel was the first permanent structure in Ventura
built by non-Aboriginal man. A second chapel, half the size of the first, was built on the site after the
original chapel was destroyed. The building was added to the NRHP on July 20, 1978.
Franz, Emmanuel, House (Listing #82002282): Franz Residence 31 N. Oak Street. The Emanuel
Franz House, is an extant example of Urban Italianate architecture from the 1870’s in the City of
Ventura. Emanuel Franz immigrated to America from Austria and ran one of the first mercantile
businesses on Main Street in 1879. The Franz family moved into their home and raised six children
just a block away from the business. The family owned the house continuously until 1975. Designated
on March 29, 1976 and placed on the National Register June 25, 1982.
Feraud Store & Bakery (1903 Building) (Listing #86000109): The Feraud Bakery and Grocery Store
was opened by Jules Feraud in 1903 at the southwest corner of Main Street and Ventura Avenue. The
family operated the bakery until 1944. The building was added to the NRHP on July 17, 1978. Its
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historic significance was in architecture, designed H.A. Giddings for the periods of 1900-1924, and
1925-1949.
Ventura Theatre (Listing #86003523): The Ventura Theatre was built in 1928 and was considered
the only luxurious movie theater in the City during the movie palace era. The Theatre was designed
by architect, L.A. Smith, and is significant under architectural style in the Colonial Revival for the Period
1925-1949. The Ventura Theatre was added to the NRHP on October 4, 1976.

City Regulations Related to Cultural Resources
Chapter 24.455 - Historic Preservation Regulations of the City Municipal Code establishes procedures
for identifying, designating and preserving historic landmarks or points of interest that were the site of
an historic event, that are connected with the life of an important person, or that contain a building,
structure, or other object that is architecturally significant, representative of a type, period or particular
method of construction, or is associated with a significant builder, architect, designer or artist. (Ord.
No. 2005-004, § 3, 5-2-05).
Chapter 24.310 – Coastal Protection Overlay further addresses requirements for archaeological and
paleontological resource protection for any development of projects within the Coastal Zone. Under
Section 24.310.040, if an initial study determines that a site may contain items of known or potential
historic, archaeological or paleontological value, additional Investigation of the site shall be required
and shall include one or more of the following methods:
1. Archaeological test excavations, including limited excavations designed and implemented by
qualified archaeologists. If the test has positive results, a plan shall be prepared and
implemented for the complete exploration of the site.
2. One or more archaeologists or archaeologic observers, as determined in the environmental
assessment, shall be present during all excavation activity. If items of historic, archaeologic or
paleontologic value are uncovered, work shall be halted for a period of time sufficient to
assess, record, remove, or preserve the items.

5.5.2

Discussion

a–d. Less than Significant with Mitigation. The Project site preparation and grading would primarily
involve excavation, recompaction, and fill activities over approximately 60 percent of the hotel
development site, including approximately 80 cy of earthwork to level the ground in support of the hotel
and retail building. Construction of the proposed hotel complex would be confined to vacant, previously
developed, and formerly disturbed parcels of land that have been previously developed with industrial
structures (i.e., marine terminal and tank farm). Prior development and demolition within the site
involved repeated earth disturbance through excavation and grading. Such past grading and earth
disturbance, including deep ripping for soil remediation efforts, would have potentially disturbed or
destroyed potential prehistoric, older historic, or paleontological remains that may have resided within
at least 6 feet of the surface. Development of Promenade Park would involve shallow ground
disturbance and vegetation clearing, with limited shaping to support landscaping of the site as well as
the installation of one subterranean trash vault up to 10 feet deep. The hotel site’s soils have been
covered, compacted, driven on, and walked upon for at least 75 years in contrast with the soils at
Promenade Park for which only limited previous disturbance beyond establishment of the Park
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appears to have occurred based on available documentation, including limited soil disturbance
associated with buried sewer lines (see also, Section 5.18 - Utilities and Energy Conservation).
However, even with this level of disturbance within the hotel development area, cultural resources
investigations in 2009, including test trenching, concluded that the Project site potentially contains a
wide range of cultural artifacts that retain integrity. Further, the portions of the Project site within
Promenade Park and the southern portions of the hotel development site have not been disturbed
similar to the hotel development site and have not been investigated with similar test pits and/or
trenches, though there is a high potential for these areas to also contain significant cultural artifacts.
Based on the records searches and the 2009 site investigations, there is one known cultural resource,
a village site, within the Project site that may be affected by implementation of the Project. The Project
site is potentially sensitive for previously undiscovered prehistoric and historic-age archaeological
remains below ground surface for any demolition or earth-moving activities associated with the Project.
Prehistoric archaeological remains and or burials may be present. For this reason, the proposed
Project may result in incidental discovery of buried resources, such as shell midden and faunal
remains, tools, historic trade artifacts, habitation features, and human remains.
Proposed grading and construction activities would be subject to the Planning Division's standard
condition of approval regarding the discovery of previously unknown subsurface resources. This
condition would ensure inadvertent discovery of resources halts work and requires assessment by a
certified archaeologist, thereby reducing potential impacts to any resources that are discovered during
ground-disturbance activities. Further, the location of the proposed subterranean trash
receptacle/vault would be determined as part of the tribal consultation process (per AB 52) based on
existing cultural resource studies and knowledge of local tribal cultural resources (see also, Section
5.17, Tribal Cultural Resources).
Because the record search found a cultural resource site that would be impacted during construction
activities, inclusion of standard conditions during discretionary Project review and approval relating to
protocols for discovery of important historic and pre-historic resources would help to avoid potential
impacts to paleontological, archaeological, or historical resources. However, given the sensitivity of
the site, additional measures would be required to ensure avoidance and minimization of potential
impacts to buried cultural resources during Project construction, including monitoring during all ground
disturbing activities. Therefore, with inclusion of MM CUL-1, MM CUL-2, MM CUL-3, MM CUL-4, and
MM CUL-5, the Project would have a less than significant impact on cultural resources after mitigation.

5.5.3

Mitigation

MM CUL-1 - Pre-Construction Training. Prior to any ground disturbing or earthmoving activities, a
qualified archaeologist meeting the Secretary of the Interior’s Professional Qualifications Standards
for archaeology (2008) shall conduct cultural resources sensitivity training for construction personnel.
Construction personnel shall be informed of the types of cultural and paleontological resources that
may be encountered, and of the proper procedures to be enacted in the event of an inadvertent
discovery of archaeological or paleontological resources or human remains (see MM CUL-4).
Construction personnel completing ground disturbing activities, including rough grading, trenching,
and excavation, shall attend the training and shall retain documentation demonstrating attendance.
MM CUL-2 - Archaeological and Native American Monitoring. All ground disturbing activities shall
be monitored by a qualified archaeologist and Native American monitor. If the qualified archaeologist
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or Native American Monitor determines that any discovery constitutes a significant resource,
preservation in place is the preferred manner of mitigation. In the event preservation in place is
demonstrated to be infeasible, and data recovery is determined to be the only feasible mitigation
option, a detailed Cultural Resources Treatment Plan shall be prepared and implemented by a
qualified archaeologist in consultation with the Community Development Director. The Director shall
consult with appropriate Native American representatives in determining appropriate treatment for
unearthed cultural resources if the resources are prehistoric or Native American in origin.
Archaeological materials recovered during any investigation shall be put into curation at an accredited
facility.
MM CUL-3: Inadvertent Paleontological Discoveries. In the event fossil materials are exposed
during ground disturbing activities, work (within 100 feet of the discovery) shall be halted until a
qualified paleontologist meeting the criteria established by the Society for Vertebrate Paleontology is
retained to assess the find. If the find is identified as significant, appropriate treatment as determined
by the paleontologist shall be implemented prior to the re-commencement of ground disturbance in
the area. A report documenting the methods and results of the treatment shall be prepared and
submitted to Community Development Department and filed with the local repository.
MM CUL-4: Discovery of Human Remains. If human remains are encountered, work shall halt in the
vicinity (within 100 feet) of the find and the Ventura County Coroner shall be contacted immediately in
accordance with Public Resources Code Section 5097.98 and Health and Safety Code Section 7050.5.
If the County Coroner determines that the remains are Native American in origin, the Native American
Heritage Commission shall be notified, in accordance with Health and Safety Code Section 7050.5,
subdivision (c), and Public Resources Code Section 5097.98 (as amended by AB 2641). The Native
American Heritage Commission shall designate a Most Likely Descendant for the remains per PRC
Section 5097.98. Community Development Department shall ensure that the immediate vicinity where
the Native American human remains are located is not damaged or disturbed by further development
activity, according to generally accepted cultural or archaeological standards or practices, until the
landowner has discussed and conferred with the Most Likely Descendant regarding their
recommendations, as prescribed in Public Resources Codes Section 5097.98, taking into account the
possibility of multiple human remains. Project work shall not commence until the discovered remains
are identified and appropriate actions are taken per MM CUL-2.
MM CUL-5. Subterranean Trash Receptacle Vault Location Siting. To limit the potential for the
installation of the proposed subterranean trash vault to adversely impact subsurface cultural
resources, the Applicant and City will coordinate the siting of the receptacle with both a qualified
archaeologist and Native American tribal representatives identified in the AB52 consultation process
as having an interest in the site. Site selection consultation will occur prior to excavation and placement
of the subterranean trash receptacle vault. The Community Development Department shall ensure
final Project plans reflect the selected location prior to issuance of building permits.
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5.6

Geology and Soils

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project:
a)

Expose people or structures to potential
substantial adverse effects, including
the risk of loss, injury or death,
involving:
i)

Rupture of a known earthquake
fault, as delineated on the most
recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the
State Geologist for the area or
based
on
other
substantial
evidence of a known fault? Refer to
Division of Mines and Geology
Special Publication 42.

ii)

Strong seismic ground shaking?

iii) Seismic-related ground
including liquefaction?

failure,

iv) Landslides?
b)

Result in substantial soil erosion or the
loss of topsoil?

c)

Be located on a geologic unit or soil that
is unstable, or that would become
unstable as a result of the project, and
potentially result in on- or off-site
landslide, lateral spreading, subsidence,
liquefaction or collapse?

d)

Be located on expansive soil, as defined
in Table 18-1-B of the Uniform Building
Code (1994), creating substantial risks
to life or property?

e)

Have soils incapable of adequately
supporting the use of septic tanks or
alternative wastewater disposal systems
where sewers are not available for the
disposal of wastewater?
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5.6.1

Existing Setting

The Project site is located in Southern California, which is a seismically active region at the junction of
the North American and Pacific tectonic plates, and lies within Ventura County’s coastal plain, located
adjacent to the coast at the southern base of the Transverse geomorphic province, which is a section
of California’s Transverse Range. The Transverse Ranges are a complex series of mountain ranges
and valleys distinguished by an atypical east-west trend, in comparison to the northwest-southeast
orientation of the Coast Ranges and Peninsular Ranges. The Transverse Ranges expose a Cenozoicaged5 sedimentary section that is one of the thickest in the world. Regionally, the western limit of the
province is the Northern Channel Islands that consist of San Miguel, Santa Rosa, and Santa Cruz
islands. The eastern limit lies on the southern edge of the Mohave Desert and includes the San
Bernardino Mountains on the east side of the San Andreas Fault. Geologic units present at the project
site consists of artificial fill overlying Pleistocene-aged6 and Holocene-aged7 age clay and silt stream
terrace deposits associated with the Ventura River that likely interbed with alluvial fan deposits.
Southern California is seismically active because numerous faults occur in the region. However, no
known active faults are located within the Project site. The nearest fault is the Ventura Fault,
approximately 0.35 mile to the north (fault trace follows Poli Street), identified as an Alquist-Priolo Fault
Special Studies Zone (California Department of Conservation 1978, 2003). Additionally, there are
numerous east-west oriented faults throughout the Transverse Range that are categorized as active,
potentially active, and inactive. Historically, the City has experienced periodic seismic activity from
various regional faults (California Department of Conservation 2010).
According to the California Geologic Survey Seismic Hazard Zones Map, the Project site and
surrounding areas are within zones mapped for liquefaction potential. Included in the mapped areas
are historical occurrences of liquefaction, local geological, geotechnical, and groundwater conditions
that show potential for permanent ground displacement. While the Project site is not located in an area
with potential for earthquake-induced landslides, hillsides to the north of Ventura’s Downtown are
identified as being subject to this hazard (California Department of Conservation 2003). Additionally,
the Project site and surrounding vicinity is located in an area zoned with “Medium Expansive Soil”,
based on mapping from the USDA Soil Conservation Service (Ventura County 2010).

5.6.2

Discussion

a(i), a(ii), a(iv). Less than Significant with Mitigation. Although no known active faults traverse
through the Project site, like most of Southern California, the site lies within a seismically active area
(Advanced Geotechnical Services, Inc. 2009). Faults in the Project vicinity may have some potential
for ground surface rupture during earthquakes of significant magnitude. The Project would not
exacerbate these existing seismic conditions, is not anticipated to cause public safety concerns, and
the likelihood of surface fault rupture and related hazard to the Project facilities is considered low. The

5

The most recent of the major subdivisions of geologic history with evidence of abundant animal and plant life,
beginning about 65 million years ago with the extinction of the dinosaurs and continuing to present day.
6 Name given to the geological time between 2.58 million to 11,700 years ago, spanning a period of repeated “ice
ages”.
7 Name given to the most recent 11,700 years or so of Earth’s history, starting at the end of the last major “ice
age”.
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City’s Building Code adopted from the California Building Code (Section 12.115.010 of the City
Municipal Code) requires structures to be designed to withstand ground shaking and earthquake
potential. The Project would adhere to City and California Building Codes standards and regulations
for building on lands with moderate earthquake potentials. Further, the Project is not located within a
landslide area. Potential seismic impacts would be reduced to a less than significant level with the
incorporation of MM GEO-1 and MM GEO-2. The Project, therefore, would result in a less than
significant impact with mitigation to earthquake faults, seismic shaking, or landslides.
a(iii) & c. Less than Significant with Mitigation. The Project site is located within an area mapped
for liquefaction potential, matching the majority of the Downtown area and much of the ocean-adjacent
land throughout Ventura County (California Department of Conservation 2003). Habitable structures,
including the hotel, are proposed within the zone of potential liquefaction. In addition, the 2009
Geotechnical Engineering Feasibility Study prepared for the Project site establishes that the site is
subject to liquefaction and seismically induced settlement (Appendix I). With implementation of MM
GEO-1 and MM GEO-2, the proposed Project would result in less than significant impacts with
mitigation to seismic-related ground failure and liquefaction.
b. Less than Significant with Mitigation. The Project site is located within a relatively level area that
would experience minimal soil erosion due to Project implementation. Minimal excavation is required
for construction of the proposed development (approximately 80 cy of fill would be imported). Native
alluvial soils within the Project site have been developed and disturbed since the 1920s and are
currently overlain with 2 to 10 feet of fill soils. However, according to the 2009 Geotechnical
Engineering Feasibility Study, these near-surface soils are not suitable in their present condition for
the support of structures or other improvements related to the proposed hotel, without the potential for
detrimental foundation movements occurring. Grading and shaping proposed for landscape and
hardscape improvements in Promenade Park would balance soils onsite and would not require
recompaction. For the hotel development area, MM GEO-1 requires the removal of all existing fill,
moisture conditioning, and recompaction of existing fill prior to building construction. Therefore, while
substantial grading will be required to remove and recompact the upper 2 to 10 feet of surface soils,
grading operations or other soil manipulation are not anticipated to lose nutrient rich topsoil.
Additionally, grading operations on the Project site, including the import of fill material, are subject to
the City’s grading ordinance and must comply with applicable policies. Further, the use of best
management practices (BMPs), such as temporary debris basins, sand bagging, erosion control
blankets, silt fencing, and soil stabilizers, would further reduce Project impacts to soil erosion.
Therefore, with mitigation, less than significant impacts to soil erosion or loss of top soils would occur.
d. Less than Significant. The Project would be located upon “Medium Expansive Soils”. The Project
would adhere to requirements within the California Building Code to alleviate this hazard, and
development of the site would be subject to the requirements of the City Building Code. Landscaping
and hardscaping would direct storm water flow away from the foundations and towards the existing
drainage system. During construction, large trees and other vegetation with large root systems would
be planted at appropriate distances from the structure or slab-on-grade areas and/or with root barriers
to avoid roots from extending under footings and slabs. In addition, operation of the Project would
follow BMPs to maintain the property and reduce the risk of foundation movements. BMPs would
include keeping drainage structures, such as roof gutters, downspouts, and subsurface drainage
piping, clean and in good condition. As such, less than significant impacts would occur to life or
property due to expansive soils as a result of implementing the Project.
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e. No Impacts. The proposed Project would not include the use of any septic tanks or alternative
wastewater disposal systems, and additional wastewater output would be tied into and treated by the
City’s wastewater treatment system. As further detailed in Section 5.17, Utilities and Energy
Conservation, the existing sewer system is already capable of handling additional wastewater volumes
from the Project site. Therefore, there would be no related impacts to soils and wastewater disposal.

5.6.3

Mitigation

MM GEO-1 - Grading/Intermediate Foundation System to Address Liquefaction and Seismic
Instability. The following measures shall be incorporated into the Project design and construction plan
for the proposed hotel development area within the Project site. These measures shall not be required
for Promenade Park improvements. The City Community Development Department shall ensure these
measures are included in the Project prior to issuance of grading permits:
•

•

•

•

•

•

Site clearing and preparation should remove all existing foundations, floor slabs, debris pits,
uncontrolled fill, and remnant concrete or pipe infrastructure. A careful search shall be made
for subsurface trash, abandoned masonry, abandoned tanks and septic systems, and other
debris (including uncertified fill) during grading. All such materials, which are not acceptable
fill material, shall be removed prior to fill placement. Site preparation should follow local
ordinances relative to abandonment of underground utilities.
In addition to existing structures, all brush, vegetation and loose soil should be removed prior
to fill placement. The general depth of stripping should be sufficiently deep to remove the root
systems and organic topsoil.
In areas to receive fill or to support slab-on-grade construction, it is recommended that all
artificial fill and the existing soil to a depth of 10 feet below the existing grade or to the depth
of groundwater, whichever is shallower, be removed and recompacted as structural fill.
In parking, driveways, and flatwork (patios, walkways), all artificial fill and the upper 24 inches
of surficial soils below either the existing grade or the structural section, whichever is deeper,
shall be over-excavated and recompacted.
The removals can be limited to the proposed building, pavement, and fill areas but should
extend a distance not less than 5 feet outside the slab-on-grade areas or fill limits, and 2 feet
outside pavement areas, except in situations where a physical constraint, such as a property
line or adjacent structure would prevent such removals from being made. Removal limits for
footings of buildings or accessory structures (e.g., garden walls) need only extend beyond the
hardscape footprint a distance equal to the removal depth below the footing. A careful search
shall be made for deeper loose soil spots during grading operations. If encountered, these
loose spots should be properly removed to the firm underlying soil and properly backfilled and
compacted as directed by a field representative of the Project Geotechnical Engineer. If the
excavation to remove existing subsurface structures, pipelines, and loose fill soils extends
below the minimum recommended depth of over-excavation, it is recommended that all
subsurface structures, utility lines, and uncontrolled fill extending below the over excavation
depth be removed to expose undisturbed, native soils across the entire building pad.
Excavation bottom preparation shall include evaluation by the Project Geotechnical
Consultant prior to placing approved fill soils.
o Prior to placement of approved engineered compacted fill for the hotel and retail
structure, the exposed bottom of removal areas should be scarified, mixed, and
moisture conditioned to a minimum depth of 8 inches. This thickness of scarification

City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

58

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

•

•

•
•

is included in the thickness of removal and recompaction mentioned above, unless
the bottom is unstable and requires stabilization. The scarified soil shall be moisture
conditioned to at least optimum moisture and compacted to a minimum of 90% of the
laboratory maximum dry density as determined by ASTM D1557. Additional lifts
should not be placed until the present lift has been tested and shown to meet the
compaction requirements.
Based on the findings of the report, the suggested removals would encounter high moisture
content, shallow groundwater, and high compressibility of the on-site native soil. If the bottom
is unstable, the use of track-mounted equipment and/or excavators would be considered to
reduce the potential for disturbing the soils in the excavations near the groundwater level. If
the bottom is highly disturbed, deeper removals may be required. Acceptable stabilization
methods include using (1) float rock worked into the soft soils and encapsulated with a filter
fabric, (2) geofabric, such as Mirafi Fabric 600X, with a 24-inch wide overlap, or (3) a
combination of the two. Some compaction effort should be used when working thin lifts of float
rock into the excavation bottom, A 12- to 24-inch thick zone may be required to adequately
bridge an unstable bottom when using geofabric, and this zone is not to be included in the
required thickness of fill beneath either slabs or footings unless it meets the compaction
requirements. Another alternative is to stabilize the bottom by drying out the soils with the use
of either lime or cement additives (about 5% by weight), moisture conditioning, mixing, and
compacting to a minimum relative compaction of 90%. It is recommended that unit rates for
bottom stabilization be obtained during the construction bidding process, prior to construction.
To reduce the risk of differential foundation movements and potential liquefaction-induced
settlement to tolerable levels, it is recommended to implement an intermediate foundation
system consisting of conventional foundations and Geopiers emplaced by a combination of
boring, deposition of pier material, and compaction of pier material to form solid vertical,
subsurface columns on which to build a slab foundation, extending to a minimum depth of
approximately 30 feet below existing site grade. The proposed Geopiers should underlie the
footprint of the proposed structure, and possibly other site improvements, depending on the
tolerable level of settlement in other areas.
Building pads should be prepared so that the structure is totally founded in structural fill with
a relatively uniform thickness.
Conditions for fill placement and compaction, fill materials, shrinkage and subsidence, slopes
and reconstruction, testing and observations, and settlement monuments shall be subject to
approval from the Project Geotechnical Consultant.

MM GEO-2 - Adherence to Geotechnical Engineering Feasibility Study Recommendations. The
Project shall implement BMPs during site preparation and building foundation construction as
determined by the Geotechnical Engineering Feasibility Study, with consideration for:
•
•
•
•
•

Seismic design considerations, as applicable per California Building Code requirements.
Setbacks, as applicable per most restrictive requirements to satisfy minimum foundation
setback distances from descending slope faces.
Suitable fill material, as identified in the Geotechnical Engineering Feasibility Study.
Placement and testing of compacted fill, in accordance with the recommendations established
in the Geotechnical Engineering Feasibility Study.
Inclement weather and construction delays.
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•
•
•
•
•

•

•
•

Exterior flatwork, in accordance with the requirements of the Project structural engineer in
respects to medium soil expansion potential.
Concrete slabs, as applicable per American Concrete Institution / Portland Cement
Association standards and most restrictive requirements.
Moisture and water vapor retarder for floor slabs, including recommendations as provided by
the American Concrete Institute Committee Report 302.1R-96.
Soil expansion, as a “medium” soil expansion potential shall be considered in the design of
structural elements and slabs in contact with the site soil.
Soil corrosion and concrete design, since sulfate exposure for concrete should be considered
moderate, a higher strength concrete with a lower water to cement ratio (compressive strength
of 4,500 psi and water to concrete ratio of 0.45) would improve overall slab performance and
corrosivity resistance.
Storm water infiltration, which would require additional testing at or near the completion of
planned grading and ground improvement measures at the proposed infiltration system
locations, to confirm infiltration rates in compliance with the Ventura County Technical
Guidance Manual for Storm Water Quality Control Measures, as detailed in Section 5.9,
Hydrology and Water Quality.
Site drainage, as discussed further in Section 5.9, Hydrology and Water Quality, including
maintaining a 2 percent gradient away from structures and control of irrigation activities.
Landscape, irrigation, and maintenance, including standard guidelines such as adjusting
sprinklers to account for rainfall, maintenance of drainage devices, and rodent control.

City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

60

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

5.7

Greenhouse Gas Emissions

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project:
a) Generate greenhouse gas emissions,
either directly or indirectly, that may have
a significant impact on the environment?
b) Conflict with an applicable plan, policy or
regulation adopted for the purpose of
reducing the emissions of greenhouse
gases?

5.7.1

Existing Setting

Global climate change can be measured by changes in wind patterns, storms, precipitation, and
temperature. Scientific consensus has identified human-related emissions of greenhouse gases
(GHGs) above natural levels is a significant contributor to global climate change. GHGs are emissions
that trap heat in the atmosphere and regulate the Earth’s temperature, and include water vapor, CO2,
methane (CH4), nitrous oxide (N2O), ground level ozone, and fluorinated gases, such as
chlorofluorocarbons (CFCs), hydro chlorofluorocarbons (HCFCs), and halons. The potential impacts
of climate change include severe weather patterns, flooding, reduced quality and availability of water,
sea level rise, and beach erosion. Primary activities associated with GHG emissions include
transportation, operation of utilities (e.g., power generation and transport), industrial activities,
manufacturing, agriculture, and residential uses. End-use sector sources of GHG emissions in
California are as follows: transportation (37 percent), industry (23 percent), electricity generation (20
percent), agriculture and forestry (8 percent), residential (7 percent) and other (5 percent) (CARB
2015). Assembly Bill (AB) 32 is a California State Law that establishes a comprehensive program to
reduce GHG emissions from all sources throughout the state. AB 32 requires the California Air
Resources Board (CARB) to develop regulations and market mechanisms to reduce California’s GHG
emissions to 1990 levels by 2020, representing a 25 percent reduction statewide, with mandatory caps
beginning in 2012 for significant emissions sources (CARB 2014).

GHG Emissions Thresholds
The VCAPCD has not yet approved a threshold of significance for GHG emissions. To assist in the
analysis, South Coast Air Quality Management District (SCAQMD) GHG threshold recommendation
were used in this analysis. The most recent proposed thresholds issued in September 2010 uses the
following tiered approach to evaluate potential GHG impacts from various uses:
Tier 1 Determine if CEQA categorical exemptions are applicable. If not, move to Tier 2.
Tier 2 Consider if the proposed project is consistent with a locally adopted GHG reduction plan that
has gone through public hearings and CEQA review, that has an approved inventory, includes
monitoring, etc. If not, move to Tier 3.
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Tier 3 Consider whether the project generates GHG emissions in excess of screening thresholds for
individual land uses. The 10,000 MT CO2e/year screening threshold for industrial uses would be
recommended for use by all lead agencies. Under Option 1, separate screening thresholds are
proposed for residential projects (3,500 MT CO2e/year), commercial projects (1,400 MT CO2e/year),
and mixed-use projects (3,000 MT CO2e/year). Under Option 2, a single numerical screening
threshold of 3,000 MT CO2e/year would be used for all non-industrial projects. If the project generates
emissions in excess of the applicable screening threshold, move to Tier 4.
Tier 4 Consider whether the project generates GHG emissions in excess of applicable performance
standards for the project service population (SP) (population plus employment). The efficiency targets
were established based on the goal of AB 32 to reduce statewide GHG emissions to 1990 levels by
2020. The 2020 efficiency targets are 4.8 MT CO2e/SP/year for project level analyses and 6.6 MT
CO2e/SP/year for plan level analyses. If the project generates emissions in excess of the applicable
efficiency targets, move to Tier 5.
Tier 5 Consider the implementation of CEQA mitigation (including the purchase of GHG offsets) to
reduce the project efficiency target to Tier 4 levels.
The thresholds identified above have not been adopted by the SCAQMD or the VCAPCD or distributed
for widespread public review and comment, and the working group tasked with developing the
thresholds has not met since September 2010. The future schedule and likelihood of threshold
adoption is uncertain.

5.7.2

Discussion

a-b. Less than Significant. The proposed Project would primarily generate increased GHG emissions
over the short term related to operation of construction equipment. The total emissions from Project
construction were modeled using CalEEMod (Table 11; Appendix B). The total estimated maximum
annual unmitigated GHG emissions from construction activities would be 533.66 MT CO2e/yr, which
is well below the conservative SCAQMD significance threshold of 1,400 MT CO2e/yr for commercial
development.
Table 11. Estimated Unmitigated GHG Emissions from Construction of the Proposed Project
Construction Year
2019
2020
Maximum
Total
Amortized Over 30 Years

GHG Emissions (MT CO2e)
533.66
40.79
533.66
574.45
19.15

Source: Appendix B.
Project operational activities would emit GHGs from maintenance landscaping activities, hotel energy
demands (e.g., guestroom unit air conditioning and heating), and vehicular traffic. The total emissions
from Project operations were modeled using CalEEMod (Table 12; Appendix B). Emissions from
operation of the Project would consist largely of energy use and mobile sources. The total estimated
annual unmitigated emissions from Project operation are estimated to be 1,790.20 MT CO2e/yr.
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Table 12. Estimated Unmitigated GHG Emissions from Operation of the Proposed Project
Annual Emissions by Category
Area
Energy
Mobile
Waste
Water
Total
Total + Amortized Construction Emissions
Service Population (SP)
(400 max guests + 55 max employees)
Emissions Per SP

GHG Emissions (MT CO2e)
0
745.19
969.11
44.13
31.77
1,790.20
1,809.35
455
3.98

Source: Appendix B.
As discussed above, the SCAQMD has continued to consider adoption of significance thresholds for
commercial and general development projects. The most recent proposal issued in September 2010
uses the tiered approach to evaluate potential GHG impacts from various uses. The total Project
emissions including amortized construction GHG emissions and operation GHG emissions are
estimated to be 1,809.35 MT CO2e/yr, which exceed the SCAQMD Tier 3 threshold of 1,400 MT CO2e
for commercial projects. Project emissions are therefore analyzed against SCAQMD Tier 4 approach
and the most recent SB 32 service population target of 6.0 MT CO2e/yr for commercial development.
As provided in Table 12, the Project’s emissions per service population are estimated to be 3.98 MT
CO2e/SP/yr, which is well below the most recent SB 32 reduction target for the year 2030, as well as
the adopted AB 32 reduction targets for the year 2020.
The Project would result in an increase of traffic and vehicle trips to and from the site, as discussed
within Section 5.16, Transportation/Traffic. However, traffic and vehicles trips would be partially offset
by hotel guests having immediate access to the beach, Downtown area, and recreational facilities
within walking distance, which could eliminate some potential increases of vehicular trips, and
subsequently, vehicle emissions. Energy would be used to operate water and lighting amenities, as
discussed within Section 5.18, Utilities and Energy Conservation. However, installation and operation
of these amenities would not exceed the capacities of existing infrastructure facilities, and thus would
not necessitate an expansion or construction of facilities that may contribute to GHG emissions.
Further, the Project includes a rooftop photovoltaic array and a solar hot water heater to offset Project
energy demand, which would have the direct effect of reduce energy-related GHG emissions. While
these inherent features and considerations were not modeled or accounted for as part of the Project
emissions modeling analysis, it is appropriate to assume these measures would result in fewer GHG
emissions than modeled in CalEEMod. Given Project emissions would be below recommended
thresholds, and the nature and design of the Project would have some effect of further reducing
anticipated emissions, impacts are considered less than significant.
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5.8

Hazards and Hazardous Materials

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project:
a)

Create a significant hazard to the public
or the environment through the routine
transport, use or disposal of hazardous
materials?

b)

Create a significant hazard to the public
or the environment through reasonably
foreseeable
upset
and
accident
conditions involving the release of
hazardous
materials
into
the
environment?

c)

Emit hazardous emissions or handle
hazardous
or
acutely
hazardous
materials, substances or waste within
one-quarter mile of an existing or
proposed school?

d)

Be located on a site which is included on
a list of hazardous materials sites
compiled pursuant to Government Code
§65962.5 and, as a result, would it create
a significant hazard to the public or the
environment?

e)

For a project located within an airport
land use plan area or, where such a plan
has not been adopted, within two miles of
a public airport or a public use airport,
would the project result in a safety hazard
for people residing or working in the
project area?

f)

For a project within the vicinity of a
private airstrip, would the project result in
a safety hazard for people residing or
working in the project area?

g)

Impair implementation of, or physically
interfere with, an adopted emergency
response plan or emergency evacuation
plan?
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Potentially
Significant
Impact
h)

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Expose people or structures to a
significant risk of loss, injury or death
involving wildland fires, including where
wildlands are adjacent to urbanized
areas or where residences are
intermixed with wildlands?

5.8.1

Existing Setting

An Environmental Hazards Evaluation was prepared for the Project site, dated October 2017, by Amec
Foster Wheeler Environment & Infrastructure, Inc. (Amec Foster Wheeler). The evaluation included a
records search and document review (see Appendix C). Among the documents reviewed for the
Environmental Hazards Evaluation were the Extended Archeological Inventory Program for the
Embassy Suites Program in Ventura County, Hilton Boutique Hotel plans, as well as several
Environmental Data Resources (EDR) reports including The EDR City Directory Abstract, Ventura
Hilton; Certified Sanborn Map Report, Ventura Hilton; EDR Historical Topo Map Report, Ventura
Hilton; and The EDR Aerial Photo Decade Package, Ventura Hilton (Amec Foster Wheeler 2017).
The northern portion of the Project site was previously used for bulk oil storage as early as the late
1920’s as well as operations associated with the Associated Oil Company/Getty/Unocal/Mobil Marine
terminal between the late 1930’s and mid-1990’s. Aerial photographs show two large aboveground
storage tanks (ASTs) with listed capacities of 55,000 barrels each in the center portion of the site
present in 1927, along with two additional smaller tanks (10,000 barrels each) south of the large ASTs
shown in the 1953 photos. By 1999, the tanks had been removed and remediation of hydrocarbonimpacted soils was completed (Amec Foster Wheeler 2017).
A regulatory agency database search completed by EDR and reviewed by Amec Foster Wheeler
identified three properties/facilities on regulatory lists, indicating substance releases which required
regulatory oversight during former operations at the site. Two of these identified facilities/properties
were at the Ventura Marine Terminal, and the third case was identified at the Unocal Mandalay Facility.
According to the Regional Water Quality Control Board (RWQCB) online Geotracker records, all three
cases have received closure or are inactive. However, no documents detailing the initial extent of the
release(s) or cleanup/remediation activities are available. Based on the lack of available files, Amec
Foster Wheeler submitted a request to the Los Angeles RWQCB on October 19, 2017 requesting any
available files for these three cases (Amec Foster Wheeler 2017). The results of this request Included
RWQCB letters detailing investigations of groundwater monitoring wells between 1995 and 1997 and
a 1999 letter stating that hydrocarbon-impacted soils had been excavated and disposed offsite as well
as reporting significant reductions in petroleum impacts to groundwater between 1995 and 1999. As
discussed in Section 5.5, Cultural Resources, archaeological resources were recorded as present on
the Project site during the trenching program conducted for the Extended Archeological Inventory
Program for the Embassy Suites Program in Ventura County. However, the results of the assessment
did not include any references to impacted soils which may have been encountered during the
trenching program. Consequently, it is likely that past releases were clean up or are negligible in extent.
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The closest schools to the Project site is Vista Real Charter High School – Ventura II, located 0.2-mile
northeast of the Project site, and Holy Cross School, located 0.36-mile north of the Project site.
The Project site is not located in the vicinity of any public or private airstrip or airport land use plan
area. The nearest airport to the Project site is Oxnard Airport, located approximately 7.45 miles
southeast and the Project site is not located within its area of influence (City of Oxnard 2008).
The Ventura County Sheriff Office of Emergency Services (OES) is responsible for countywide disaster
planning, mitigation, response and recovery activities. Disaster planning, training and exercises, public
education, emergency alert and warning, and disaster assistance coordination are all included within
OES activities. Ready Ventura County is the governmental entity which provides disaster information
for the City of Ventura (Ventura County Sheriff’s Office 2013). The 2015 Ventura County Multi-Hazard
Mitigation Plan (MHMP), prepared for Ventura County, gives guidance for emergencies including
hazards and threats such as a major earthquake, hazardous material incident, wildland fire, flooding,
landslide, civil unrest, transportation, and terrorism threat, among other local hazards. The MHMP
additionally outlines planning, hazards and vulnerability analysis, capability assessment, mitigation
strategies, and plan maintenance ensuring future implementation of the plan (Ventura County 2015).
The Project site is located in an entirely urbanized area, at least 0.35 miles away from wildlands areas
and documented risk of wildfire (Cal Fire 2010).

5.8.2

Discussion

a–b. Less than Significant. Construction associated with implementation of the Project would require
short-term activities involving limited quantities of potentially hazardous materials, including
transportation and use of fuel, oil, sealants, paints, and other common hazardous materials. Shortterm uses of limited quantities of hazardous materials would be confined to construction areas and
within existing roadways and rights-of-way. The use of potentially hazardous materials would be
regulated by health and safety requirements under federal, state, and local regulations, including
handling, storage, and disposal of the materials, as well as emergency spill response. Additionally,
operation of the proposed Project would not result in regular transportation or discharge of hazardous
materials. The Project site is identified on regulatory lists indicating the occurrence of hazardous
substance releases from former oil storage and transfer operations, which required regulatory
oversight. However, RWQCB records indicate that these cases have either received closure or are
inactive. Compliance with the regulatory codes and existing hazardous materials programs would
ensure that impacts would be less than significant.
c. Less than Significant. There is one charter high school located approximately 0.20-mile north of
the Project site. However, construction and operation of the Project would not create a hazard through
the release of hazardous materials, routine use, transport, or handling of any notable quantities of
hazardous materials. As discussed in Section 5.3, Air Quality, construction of the Project would involve
the use of diesel construction equipment, but none of these emissions would be generated at levels
that are considered hazardous. Therefore, potential impacts associated with the handling or emission
of hazardous materials within a quarter-mile of an existing or proposed school would be less than
significant.
d. Less than Significant. As described above, cleanup of the former ASTs within the Project site was
completed by 1999 and identified substance releases have be established as closed or inactive by the
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RWQCB. Impacted soils were not recorded during the extended archaeological inventory program
prepared in January 2009. Additionally, the County of Ventura does not restrict use of the property
with respect to the historic release of crude oil as per Title 19 Division 2 Chapter 4.5 Article 8 § 2770.2
of the California Code of Regulations (19 CCR § 2770.2). Impacts would be less than significant.
e-f. No Impact. The closest airport to the Project site is the Oxnard Airport that is located approximately
7.45 miles southeast of the Project site. The Project site is not located in the area covered by an airport
land use plan or located within two miles of the Project site. Therefore, the Project does not involve
placing persons in proximity to aircraft operations, and no risks to life or property from airport
operations could occur as a result of the Project. There would be no impact to residents or public
visitors from aircraft activities.
g. Less than Significant with Mitigation. The Project would not interfere with existing access routes
and would facilitate and enable both pedestrian and automobile mobility through the Project site (i.e.,
porte-cochere and parking lot). The Project would introduce lodging structures with estimated
increased traffic volumes; however, as discussed within Section 5.16, Transportation/Traffic, the
Project would not significantly impede circulation in the area that may create permanent operational
changes to evacuation plans, emergency alert systems, or similar City emergency plans. As further
described within Section 5.16, Transportation/Traffic, the Project would have a construction period of
12 months in which some minor traffic diversions may occur. With implementation of MM TRANS-1,
construction impacts of the Project on City emergency plans would be temporary, and less than
significant.
h. Less than Significant. The Project site is located in an entirely urbanized area, away from wildlands
and risk of wildfire. The Project site is located outside of Very High Fire Hazard Severity Zones
(California Department of Forestry and Fire [CAL FIRE] 2010) and no people or structures would be
exposed to significant risk of loss, injury or death involving wildland fires. Additionally, the Project would
be required to comply with 2015 International Fire Code as adopted by VCFPD Current Ordinance for
Fire Hazard Abatement and Building Code standards. Therefore, less than significant impacts would
occur.
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5.9

Hydrology and Water Quality

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project:
a)

Violate any water quality standards or
waste discharge requirements?

b)

Substantially
deplete
groundwater
supplies or interfere substantially with
groundwater recharge such that there
would be a net deficit in aquifer volume
or a lowering of the local groundwater
table level (e.g., the production rate of
pre-existing nearby wells would drop to
a level which would not support existing
land uses or planned uses for which
permits have been granted)?

c)

Substantially alter the existing drainage
pattern of the site or area, including
through the alteration of the course of a
stream or river, in a manner which would
result in substantial erosion or siltation
on- or off-site?

d)

Substantially alter the existing drainage
pattern of the site or area, including
through the alteration of the course of a
stream or river, or substantially increase
the rate or amount of surface runoff in a
manner that would result in flooding onor off-site?

e)

Create or contribute runoff water which
would exceed the capacity of existing or
planned storm water drainage systems
or provide substantial additional sources
of polluted runoff?

f)

Otherwise substantially degrade water
quality?

g)

Place housing within a 100-year flood
hazard area as mapped on a federal
Flood Hazard Boundary or Flood
Insurance Rate Map or other flood
hazard delineation map?

h)

Place within a 100-year flood hazard
area structures that would impede or
redirect flood flows?
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Potentially
Significant
Impact
i)

Expose people or structures to a
significant risk of loss, injury or death
involving flooding, including flooding as
a result of a failure of a levee or dam?

j)

Expose people or structures to a
significant risk of loss, injury or death
involving inundation by seiche, tsunami
or mudflow?

5.9.1

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Existing Setting

The 4.56-acre Project site is level, undeveloped, and
supports a mix of bare ground and weedy vegetation
on the northern 2.73 acres of privately-owned
property and primarily open lawn on the southern
1.83 acres of Promenade Park. Rainfall currently
directly percolates into the Project site’s sandy soils
or during heavier events is generally confined within
site boundaries by the existing cinderblock wall with
any runoff flowing to the City’s storm drains. Offsite
drainage in the area is currently conveyed to the
City’s storm drain system and Pacific Ocean by a
lateral on East Harbor Boulevard at the northwest
The stretch of coast in the vicinity of the Project
corner of the site. Storm water discharges flow to a
site is lined with low lying rock armor stone that
storm drain beach outfall at the terminus of South
appears to be laid down over the cobble beach,
Figueroa Street. This outfall collects runoff from
with this line of rock that extends under and
portions of the City’s Downtown, a portion of U.S.
seaward of the Ventura Promenade.
Highway 101, the Seaside Park Fairgrounds, and
undeveloped hillsides above the City. Additionally,
some limited site runoff also runs directly south to the Promenade and flows to the storm drain via a
lateral at the entrance to Promenade Park. All storm drains in the City flow untreated to the ocean.
However, during dry season conditions, a storm water diversion installed in Promenade Park conveys
contaminated runoff to the City’s wastewater treatment plant prior to discharge to reduce marine
contamination from oils/grease, bacteria, sediment, and other pollutants that aggregate during dry
months on impermeable surfaces in the City.
The Project site is situated immediately adjacent to the Ventura Promenade, beach, and shoreline.
The southern boundary of Project site along Promenade Park is currently setback 30-40 feet from the
edge of the shoreline, with the concrete Ventura Promenade protecting the site from direct wave attack
during Pacific storms; however, waves washing over the Ventura Promenade during the 2015-2016 El
Niño storm events may have reached the Park, indicating that the Project site may be subject to coastal
flooding and wave attack during large storms. The shoreline along this segment of coast currently
consists of a largely cobble beach with a low-lying line of rock armor stone of rough 3 to 5 feet in height
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and 10 to 15 feet in width fronting the Ventura Promenade. The Ventura Promenade near the Project
site is undercut by wave action in places. The 2015-2016 El Niño severely eroded the beach upcoast
of Project site resulting in damage to the Ventura Promenade, including the toppling of a palm tree
planter near Surfer’s Point and damage to the downcoast Ventura Pier. It should be noted that the
Promenade at Surfer’s Point immediately west of the site, suffered serious damage during the 20152016 El Niño when an existing cobble berm was swept away. Following, a 450-foot-long emergency
rock revetment was installed in response and further upcoast shoreline modifications may be
considered.

Water Quality
The federal Clean Water Act establishes the framework for regulating discharges to waters of the U.S.
to protect their beneficial uses. The Porter-Cologne Water Quality Act (Division 7 of the California
Water Code) regulates water quality within California and establishes the authority of the State Water
Resources Control Board and the nine regional water boards. For storm water, development projects
are required by the State Board to provide careful management and close monitoring or runoff during
construction, including onsite erosion protection, sediment management and prevention of non-storm
discharges. The Regional and State Boards issue National Pollution Discharge Elimination System
(NPDES) permits to regulate specific discharges. The City is part of the Ventura Countywide Storm
Water Quality Management Program to discharge or contribute to discharges of storm water and nonstorm water from municipal separate storm sewer systems (MS4s), also called storm drain systems.
The NPDES permit requires that development projects provide for ongoing treatment of storm water
within the site, using low-impact design (LID), infiltration, or onsite reuse, to address project runoff
using specific design criteria. As the Project site is currently undeveloped, surface water mostly
percolates on site and any site runoff does not contain substantial pollutants associated with
development, such as oils/grease or sediment. Surface runoff flows to the City’s storm water system,
which is permitted under the MS4 permit (NPDES NO. CAS004002). The MS4 permits stipulates that
facilities discharging storm water associated with construction projects that disturb one or more acres
of soil are required to obtain individual NPDES permits for storm water discharges.

Groundwater
The Project site overlies the Lower Ventura River Subbasin of the Ventura River Valley Groundwater
Basin, within the Ventura County groundwater basin network (Ventura County 2005). The basin is
recharged by percolation from Ventura River water, precipitation to the valley floor, and irrigation return
flow, as well as by subsurface inflow from the Upper Ventura River Subbasin to the north (DWR 2004).
No mapped rivers, streams, or bodies of water pass through the Project site. The groundwater beneath
the Project site is estimated to be 10 feet below ground surface.

Flood Insurance Rate Map
According to the Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps
(FIRM) for the City of Ventura, the Project site, located in Panel 06111C0745E, is partially within the
moderate flood hazard areas with reduced risk of flooding due to the presence of a levee. This flood
hazard zone is mostly confined to the boundaries of Promenade Park. The rest of the Project site,
including the hotel development area, is within the mapped areas of minimal flood hazard, which are
the areas outside the Special Flood Hazard Area (SFHA) and higher than the elevation of the 0.2
percent annual chance flood. The Project site is located approximately 40 feet from the shoreline,
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which is designated within SFHA Zone VE, coastal flood zone with velocity hazard. The Project site
does not lie within FEMA’s 1% Annual Chance (100-year) Flood Hazard Area (FEMA 2010).

Tsunami
The Project site is located within the Ventura Quadrangle of the California Department of Conservation
Tsunami Inundation maps for Southern California and is partially within a tsunami inundation area.
The tsunami inundation area is primarily limited to the south and southwest portions of Promenade
Park. Additionally, the entire Ventura Promenade and Ventura County Fairgrounds located south and
west of the site, respectively, are completely within the tsunami inundation area.

Sea Level Rise and Coastal Flooding/Wave Runup
The rate of sea level rise is affected by a combination of the global sea level rise, regional weather
patterns, coastal erosion rates and beach recession, and any local vertical land movement. Flooding
in coastal areas is exacerbated by storm surges and high tides combined with shoreline recession and
loss of beach areas, and, therefore, even a minor increase in sea level could lead to substantial
increases in coastal flooding severity and frequency, as well as acute hazards from wave run-up. Wave
run-up is the maximum vertical extent of wave uprush on a beach or structure above the mean sea
level. While effects of sea level rise on the Project and its future occupants may not require analysis
under CEQA, the Project may exacerbate the risk of coastal flooding and wave runoff through site
modification and contributions of GHGs (see Section 5.7, Greenhouse Gas Emissions).8 Further,
CEQA analysis is a common tool to assess the risks associated with of coastal flooding and wave
runup and is required by the City per the Coastal Protection (CP) Overlay Zone.
While existing FEMA flood mapping does not indicate a flood risk for the site, the potential for coastal
flooding at the site exists during large storm events and wave run-up is exacerbated when considering
projected sea level rise (TNC et al. 2013). A low-lying line of armor rock is currently installed along and
under long stretches of the Ventura Promenade and waves are frequently in direct contact with this
revetment at points along the Ventura Promenade. Sea level rise has the potential to substantially
increase the risk of coastal flooding and wave run-up at the Project site based on recent modeling of
hazards from projected sea level rise along the City’s coastline.
As part of the research to support this analysis, recent models of sea level rise, recent studies, and
guidelines were reviewed in relationship to the Project site, including USGS CosMos 3.0 Model,
Ventura Coastal Resilience 2.0 Model produced by the Nature Conservancy (TNC), Ocean Protection
Council Science Advisory Team Working Group (OPC SAT) Rising Seas in California: An Update on
Sea Level Rise Science, and California Coastal Commission (CCC) Sea Level Rise Policy Guidance.
Based the 2012 study by the National Research Council (NRC) and adjustments made to reflect local
conditions in Ventura County, current sea level rise projections for the Ventura County coast are
relative to 2010 baseline conditions; sea levels are projected to rise 6 to 20 centimeters (cm) (2.3 to

8

California Building Industry Association v. Bay Area Air Quality Management District (December 17, 2015, Case
No. S213478) (CBIA), the Court unanimously concluded that agencies subject to CEQA generally are not required
to analyze the impact of existing environmental conditions on a project's future users or residents. However, when
a proposed project risks "exacerbate" those environmental hazards or conditions that already exist, an agency
must analyze the potential impact of such hazards on future residents or users.
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8.0 inches[in]) by 2030, 19 to 64 cm (7.4 to 25.3 in) by
2060, and 44 to 148 cm (17.1 to 58.1 in) by 2100 (see
Table 13; (Griggs, G., Aryai, J., Cayan, D., Deconto,
R., Fox, J., Fricker, H.A., Kopp, R.E., Tebaldi, C., and
Whiteman, E.A. 2017; NRC 2012). Additionally, TNC’s
Coastal Resilience 2.0 Model predicts the extent of
impacts from coastal hazards associated with the
above sea level rise scenarios in Ventura County,
including storm flooding, fluvial (river) flooding, storm
wave impact, coastal erosion, and tidal inundation
(The Nature Conservancy, ESA, and PWA 2013). This
model was developed specifically for the Ventura
County coastline to aid decision-makers in planning
decisions that could be affected by future coastal
hazards. All models have limitations and site-specific
variables could have substantial effects on flood
extent, the depth of flooding, and erosion. Many
variables are not modeled, and further analysis is
usually required to determine a more exact extent of
hazards within a particular site along the Ventura
County coastline.

An El Niño Storm event in February 2016
resulted in erosion and damage to the Ventura
Promenade and cobble berm, requiring
emergency shoreline restoration to install a rock
revetment at Surfer’s Point, repair the
Promenade and fill the shoreline. The frequency
and severity of such events are projected to
increase with climate change. Photo source:
Ventura County - The Star 2/16/2016.

To assess if projected increases in sea level rise and associated coastal hazards could affect the
Project, Coastal Resilience Model 2.0 GIS data were used to project low, medium, and high sea level
rise scenarios at the Project site for the horizon years 2030, 2060, and 2100. Under all scenarios and
all horizon years, the model indicates that the Project site would be inundated by coastal storm flooding
and storm wave run-up (see Figure 10). The model also indicates that the Project site would be
affected by river flood inundation from the Ventura River in planning horizon years 2060 and 2100
under the medium and high sea level rise scenarios only. Further, based on data from regional models,
coastal erosion under any scenario would potentially result in the loss of lands within Promenade Park,
and under the high sea level rise scenario in Year 2100, coastal erosion could approach the southern
extent of the hotel development area. Such erosion would result in serious damage to or destruction
of the Ventura Promenade that lies between the beach and the Project site. The model indicates that
tidal inundation (outside of storm events) would not affect the Project site under any scenario although
further study is needed to confirm the extent of potential coastal hazard impacts. As the Coastal
Resilience Model is intended to identify region-wide impacts, it is noted that the TNC data and the
Coastal Resilience Model is merely an indicator that coastal hazards may occur at the project site and
does not assert or confirm the accuracy or completeness of site-specific data.
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Table 13. Sea Level Rise Projections for Ventura County, Relative to 2010 Conditions
Horizon
Year

Low Sea Level Rise
(67% Probability)1

Medium Sea Level Rise (50%
to 5% Probability)1, 2

High Sea Level Rise
(5% to 0.5% Probability) 1, 2

2030

6 cm (2.3 in)

13 cm (5.2 in)

20 cm (8.0 in)

2060

19 cm (7.4 in)

41 cm (16.1 in)

64 cm (25.3 in)

2100
44 cm (17.1 in)
93 cm (36.5 in)
148 cm (58.1 in)
Notes: Sea level rise projections are based on Coastal Resilience model assumptions for Ventura County (TNC
et al. 2013).
1 Approximate probabilities are based on best available science summarized in Rising Seas in California (2017)
for low, medium, and high sea level rise scenarios.
2 Rising Seas in California (2017) identifies an extreme sea level rise scenario (H++), where the depth of the 1:200
sea level rise scenario in horizon years 2060 and 2100 are higher than previously predicted in the NCR (2012)
1:200 scenario. Therefore, the probabilities of the medium and high scenarios within the Ventura Coastal
Resilience model have been adjusted to reflect new assumptions within Rising Seas in California (2017).
However, none of the sea level rise models available, including the Ventura County Coastal Resilience 2.0 model,
currently model the extent of coastal hazards of the H++ scenario.
Sources: Greggs et al. 2017; TNC et al. 2013; NRC 2012.

Figure 10. Low Sea Level Rise Scenario in Horizon Year 2030
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5.9.2

Discussion

a & f. Less than Significant. Construction associated with implementation of the proposed Project
has the potential to release pollutants and hazardous materials contained within the onsite soils into
storm water and marine resources. As described in Section 2.6, Historical Land Uses and
Remediation, the Project site is a former oil storage facility. However, the oil tanks were removed in
the 1995 and contaminated soils were replaced with clean fill material. The Project site has been fully
remediated, so the potential for uncovering of residual contaminated material during ground disturbing
activities is very low. All cut materials would be balanced onsite, so there would be no need for
transport or disposal of potentially contaminated soils. Soils would be controlled onsite through BMPs,
consistent with the City’s grading ordinance. Therefore, the potential for release, transport, or
use/disposal of contaminated soil into water resources is low.
Municipal wastewater produced from the Project would be treated at the City wastewater treatment
plant prior to discharge, as detailed within Section 4.18, Utilities and Energy Conservation.
Development of the currently undeveloped site would increase impermeable surfaces by
approximately 3 acres. As such, the construction of the Project would be subject to individual NPDES
permitting to limit the volume of contaminants allowed to enter the storm drain system and ensure
BMPs are implemented to protect water quality consistent with the County’s MS4 permit. BMPs may
include, but are not limited to, the use of temporary debris basins, gravel bag berms, sand bagging,
hydraulic mulching, erosion control blankets, silt fencing, and soil stabilizers. Additional BMPs would
potentially include scheduling major grading operations during dry months and restrictions on fuel
handling that may potentially occur onsite during construction. Surface water flow would be directed
into existing storm water drainage systems, which are permitted under the MS4. Increased runoff
associated with the increased impermeable surfaces may carry pollutants into storm drains and
degrade water quality at outfalls. Further, the installation of vegetation within Promenade Park would
improve water quality of runoff from the 2.75-acre site through biofiltration prior to discharge to the
storm drains on the south side of the site. With implementation of required BMPs in addition to treated
wastewater by the City in compliance with NPDES requirements, impacts to water quality would be
less than significant.
b. Less than Significant. With implementation of the Project, approximately 82 percent of the existing
surface area would be covered with impermeable surfaces to accommodate buildings and pavement.
These additionally impermeable surfaces would be limited to the central and northern areas of the
Project, directing most of groundwater percolation to the southern portion of the site (i.e., Promenade
Park). Water infiltration would still occur within the Project site via the permeable pavers in the parking
lot and the open space park area which would continue to allow some groundwater recharge. However,
during sizeable rain events, the storm water would be primarily directed towards existing storm water
drainage routes on the northwestern edge of the Project site. Since groundwater recharge could still
occur onsite, this would comprise a less than significant impact on groundwater resources.
c-e. Less than Significant. The proposed development would occur on an existing vacant parcel and
an existing City park. Project construction would include grading and alterations to general drainage
and runoff patterns within the Project site. Additionally, construction would include approximately 80
cubic yards of earthwork, which could potentially result in impacts from soil erosion. Eroded
construction materials, as well as potentially hazardous materials, could be swept up in surface runoff
during construction activities, potentially degrading surface water quality in the Project vicinity.
However, the individual NPDES permit for the Project site would require BMPs including temporary
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debris basins, erosion control blankets, silt fencing, soil stabilizers, as well as potentially scheduling
major grading operations during dry months, to prevent impacts to water quality related to soil erosion.
As described above, implementation of the Project would convert currently permeable surfaces over
approximately 3 acres of the site to impermeable surfaces via the development of buildings,
hardscaping, and walking paths. This increase in impermeable surfaces would cause additional storm
water runoff. However, semi-permeable pavers would be installed throughout the proposed parking lot
and landscaping throughout Promenade Park to allow percolation and minimize offsite runoff.
Additional runoff would be directed to the existing storm drains located at the northeastern and
southeastern corners of the Project site under the County’s MS4 permit. The Project would not affect
the course of a stream or river as the closest water feature is the Ventura River, which discharges into
the Pacific Ocean approximately 0.6 miles west of the site.
g & h. Less than Significant with Mitigation. According to FEMA FIRM Maps (2010), the southern
portion of Promenade Park is located within the moderate flood hazard areas with reduced flooding
due to the presence of a levee along the east side of the Ventura River channel. The rest of the Project
site, which would include the hotel, restaurant, and retail uses, is within a minimal flood hazard zone
according to FEMA FIRM Maps. As such, no habitable structures are proposed with implementation
of the Project in a FEMA 100-year floodplain area or within inundation and flooding areas. However,
current FEMA FIRM maps may not include the extent of coastal flooding during a large storm event,
as FIRM maps currently do not show changes in SFHAs attributable to future sea level rise. While the
Project site is not located adjacent to any rivers that pose an immediate threat from fluvial flooding,
there is a threat of coastal flooding along the shoreline. Further, under medium and high sea level rise
scenarios, the Ventura Coastal Resilience 2.0 Model indicates that floods from the Ventura River could
reach the Project site by 2060. The majority of Promenade Park would be landscaped with permeable
surfaces to accommodate drainage and would be developed only with landscaping or non-habitable
structures (gazebo), which would reduce risks to life and property associated with coastal flooding.
However, the Park’s private dining terrace, gazebo, event stage, seat walls and landscaping could be
damaged or destroyed by wave run-up and flooding associated with major future coastal storms.
Further, the first-floor uses are limited to retail, parking, restaurant, lobby, and meeting rooms, not
hotel rooms for overnight occupation, which may be subject to coastal flooding damage and threats to
life and property. As discussed further below, future conditions under increased sea level conditions
may exacerbate coastal flooding and wave run-up impacts. Mitigation measures identified below would
reduce the risk of structural damage, injury, or death associated with 100-year storm events, making
impacts less than significant with mitigation.
i & j. Less than Significant with Mitigation. The Project site is partially located within a state-mapped
tsunami inundation area, limited to the southern portions of Promenade Park. The Project site is
located approximately 11.5 to 17.3 feet above sea level and setback more than 200 feet inland (north)
of the Pacific Ocean and separated by a revetment (i.e., the Ventura Promenade). As such, it is unlikely
that a tsunami would adversely affect proposed structures within the Project site. However, sea level
rise associated with global climate change is projected to affect the coastline in the Project vicinity.
While it is uncertain specifically how the effects of sea level rise and long-term beach erosion could
affect tsunami inundation, coastal flooding, and wave run-up at the Project site, predictive modeling
anticipates progressively more intense storm events with higher tide elevations, which may put the
Project at risk for damage from coastal storm-related wave run up and flooding as early as 2030.
Further, in the event of tsunami or major storm under low projected sea level rise conditions (the most
likely scenario), it is foreseeable that the Project site and adjacent areas, such as the Beachfronter
City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

75

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

Apartments and the Ventura County Fairgrounds, could be inundated with seawater, which could lead
to damage to life and property and water quality degradation (see Figure 10). Future Project impacts
could include exposing people and the mixed-use hotel structure to risk of tsunami inundation, potential
coastal flooding of developed areas of the City, and damage to coastal infrastructure for Project site
storm drain systems and storm water quality.
As noted in Table 13 above and shown in Figure 10, the probability of 2.3 inches of sea level rise by
2030 is approximately 67 percent. The medium and high scenarios of sea level rise of 5.2 to 8.0 inches
by 2030 has a 50 percent to 0.5 percent probability of occurring (Gregg et al. 2017; TNC et al. 2013;
NRC 2012).9 Nonetheless, under all modeled scenarios for sea level rise, Promenade Park and the
Project site would potentially be subject to storm surge, wave run-up, and flooding impacts during a
100-year storm event.10 Further, under all scenarios, during a 100-year storm, waves would potentially
sweep up and over the Ventura Promenade, rushing into the Project site.
Being closer to the shoreline, Promenade Park facilities would potentially suffer the more severe wave
attack, damage and flooding, which could erode lawn and destroy trees, seating walls, the dining
terrace, the gazebo, and stage. In addition, a large storm event (e.g., 100-year or 500-year storm)
could result in the erosion of the cobble berm, damage to the Ventura Promenade, and ultimately the
erosion of lands within Promenade Park. In future horizon years and without additional coastal
armoring, erosion resulting from sea level rise and large storm events could result in inland shoreline
retreat the permanent loss of lands within Promenade Park.11
During a 100-year storm event, waves running up through the Park could enter the first floor of the
hotel, potentially breaking through the south facing doors and windows, damaging facilities and
potentially endangering hotel guests and workers. Even under current climatic conditions, this type of
damage is not unprecedented; for example, recent damage to the Ventura Promenade immediately
upcoast where the Promenade was undercut, and planters and seat walls were destroyed by wave
attack during the severe 2015-2016 El Niño, requiring emergency rock revetment installation.12
Seawater could also penetrate on- and offsite sewers causing potential for sewer spills and potential
damage to the wastewater treatment plant. Seawater could also inundate the storm drain system,
which could cause backup and flooding during major rainfall events. Damage during a 100-year storm
could also cause substantial damage to buildings and facilities under future horizon years. Further,

9

Approximate probabilities are based on best available science summarized in Rising Seas in California (2017)
for low, medium, and high sea level rise scenarios. The depth and extent of the 1:200 sea level rise scenario in
horizon years 2060 and 2100 are higher than previously predicted 1:200 scenario by the NRC 2012 study.
Therefore, a range of probability is used for medium and high sea level rise scenarios.
10 The frequency of historic level 100-year storm events is projected to increase in future years under a high GHG
emissions trajectory scenario (TNC et al. 2013).
11 The current coastal armoring that fronts the Ventura Promenade along the site area shoreline appears to be
substandard. Although design varies by location, modern fully engineered revetments are often designed to be
from 12-16 feet in height and up to 30 feet in width, far larger than the existing low-lying revetment.
12 During a large storm in March of 2014 that was deemed a “25-year event”, two employees at the Beachside
Bar & Café in neighboring Santa Barbara County were washed out to sea by retreating storm waves that had
crashed through the restaurant’s patio and windows. While both were rescued, this incident demonstrates that
potential hazards posed to future hotel guests and workers by the potential for such wave attack.
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such potential for damage could also be exacerbated during El Niño conditions, which can bring
elevated water levels as well as large storm waves. 13
Under Policy Action 8.5 of the City’s Downtown Specific Plan, new commercial structures adjacent to
the beach are typically required to have a design life of 75 years without being subject to major coastal
hazards. However, under the worst-case scenario for sea level rise, the proposed Project could
potentially be exposed to significant coastal hazards by 2030, roughly within 10 years of construction.
Under all sea level rise scenarios, potential hazards would grow over time, with the Park and hotel
highly exposed to coastal flooding hazards toward the end of their 75-year design life. However, the
Project site is surrounded by coastal development and all existing development along the Ventura
Promenade would be subject to the same coastal flooding hazards. Further, unlike adjacent
development, including the Beachfronter Apartments, the proposed hotel does not include residential
uses would be setback approximately 250 feet from the shoreline and would be buffered from wave
runup and coastal flooding by the Ventura Promenade and Promenade Park. This buffer would provide
some protection from coastal flooding impacts on commercial structures on a site-specific basis.
During the life of the Project, adaptive strategies that address coastal hazards along the City’s
shoreline may be required and may be required for the Project site. Given the potential for sea level
rise and exacerbated coastal flooding at the Project site, the potential to expose people or structures
to a significant risk of loss, injury or death involving inundation is considered a potentially significant
impact and mitigation measures are required to lessen this impact to a less than significant level.

5.9.3

Mitigation

MM HYD-1 - Tsunami/Coastal Flooding Evacuation Materials and Training. The Applicant shall
work with the Ventura County Office of Emergency Services to prepare a tsunami/coastal flooding
evacuation plan for the Project. The evacuation plan shall identify evacuation routes, response actions
to coastal flooding, alert systems and protocol, and a training and management. Tsunami/Coastal
Flooding Hazard Zone signs shall be required to be posted in various locations within the Project site,
including, but not limited to the hotel lobby and Promenade Park. Evacuation routes shall be provided
within each guest room. All hotel staff shall be trained on an ongoing basis to respond to coastal
flooding and/or tsunami emergencies, consistent with the evacuation plan. The evacuation plan shall
be submitted to the City’s Building and Safety Division as part of Plan Check submittal.
MM HYD-2 - Tsunami Inundation and Sea Level Rise Adaptive Management Actions. To help
avoid significant impacts to coastal infrastructure and life and property from seawater inundation,
adaptive design/flood proofing shall be incorporated into the proposed Project design, including but
not limited to:
•
•

•

Waterproofing of all foundations;
Reinforcing walls that run perpendicular to the shoreline and including shear walls that run
parallel to the shoreline, per with FEMA Guidelines for Design of Structures for Vertical
Evacuation from Tsunamis (FEMA P646-12);
Elevating and storing hazardous materials out of potential flood hazard area;

13

During the 2015-2016 El Niño, water levels were documented to be more than ½ foot higher than predicted
tides, adding to the damage caused by the major event.
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•

•
•
•
•

Elevating mechanical and utility installations out of potential flood hazard area or encasing
mechanical systems and utilities in concrete vaults or pipelines or other similar conduits
resistant to the effects of corrosion;
Using flood vents and anchoring structures where appropriate;
Installing flap gates at the end of diversion structure pipelines;
Sealing replaced sewer lateral connections with factory connections to prevent infiltration and
potential surcharge of the pipes; and
Performing initial and ongoing maintenance of storm drains to clear obstructions (e.g., sand,
trash) routinely and prior to storm events.

The Applicant shall submit a report detailing the adaptive design features and actions incorporated
into the Project to the City’s Building and Safety Division as part of Plan Check submittal.
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5.10 Land Use and Planning

Potentially
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Impact

Potentially
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Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project:
a)

Physically divide
community?

an

established

b)

Conflict with any applicable land use
plan, policy or regulation of an agency
with jurisdiction over the project
(including, but not limited to, the general
plan, specific plan, local coastal program
or zoning ordinance) adopted for the
purpose of avoiding or mitigating an
environmental effect?

c)

Conflict with any applicable habitat
conservation plan or natural community
conservation plan?

5.10.1 Existing Setting
The Project site is located along the City’s waterfront between the Ventura Pier and the City limits at
the Ventura River mouth. The City’s roughly one-mile long segment of the City’s waterfront is
developed with a mix of public parks and facilities (e.g., Surfers Point and Promenade Park), medium
to high density residential uses, and visitor serving uses such as the Crown Plaza Ventura Beach
Hotel. This entire reach of shoreline is linked by the Ventura Promenade/Omer Rains Bike Trail with
street access via Harbor Boulevard/East Harbor Boulevard. Land uses bordering the Project site
include the UPRR, U.S. Highway 101, and Downtown Ventura to the north, the oceanfront Ventura
Promenade and beach to the south, the Beachfronter Apartments the east, and the Ventura County
Fairgrounds and Surfers Point at Seaside Park to the west. Under the City’s General Plan, the County
Fairgrounds and Surfer’s Point at Seaside Park are designated as Parks (P), and the Beachfronter
Apartments as Downtown Specific Plan (DTSP), as further described below.
The proposed Project site is located within the boundaries of the 2005 City of Ventura General Plan.
However, this plan is only in effect outside of the Coastal Zone as the Local Coastal Plan (LCP) portion
of the General Plan has not been certified by the California Coastal Commission. The California
Coastal Commission retains permit authority for projects within the Coastal Zone only. For all areas
within the Coastal Zone (i.e., the Project site), the LCP portion of the 1989 Comprehensive Plan, which
has been certified by the California Coastal Commission, remains applicable. 14 The Comprehensive
Plan establishes the general distribution and intensity of City land uses and provides policies for land
use and development. Additionally, the LCP update portions of the Downtown Specific Plan has been

14

The City is currently in the process of updating its LCP. A public draft is not currently available.
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certified by the California Coastal Commission serves as the Local Coastal Plan, including the Land
Use Plan and Local Implementation Program, for the Downtown District of the City, including the
Project site.
The 1989 Comprehensive Plan identifies the Project site, including Promenade Park, as Downtown
Specific Plan (DTSP), and states the following:
The DTSP land use designation refers to the Downtown Specific Plan which is a
comprehensive policy and regulatory document for development in the Downtown
Community. It contains development standards and design guidelines which are needed
to help realize the community’s vision for the Downtown.
The proposed Project site is located within the Downtown Specific Plan area, which includes Main
Street and the San Buenaventura Mission, a popular historical and culturally significant tourist site:
Downtown (Downtown Specific Plan) – This land use designation defers to the Downtown
Specific Plan adopted in 2007 and certified by the California Coastal Commission in 2010, which
contains goals and policies, development code requirements, a streetscape plan, and
implementation programs to guide future development or improvements within the plan area.
The Downtown Specific Plan identifies the Project site as Focus Area D “Beachfront Promenade”, and
states the following:
Ventura’s beach area is one of its greatest attractions and offers some of the premier
surfing in California. However, no shops or restaurants front on and activate the beach.
Instead, the pedestrian walk is defined primarily by a parking structure and private
condominiums. The Promenade itself was developed in the 1970s and is dated. The area
between the newly renovated Crowne Plaza hotel and the pier, including the parking
structure and parking lot should be considered for redevelopment with visitor-serving uses
and provisions for public access.
The entire beachfront requires a place-making transformation. This will start with reaching
out to the various groups that use the beachfront including those that may not typically
participate in improvement projects. It will include an analysis of how people access and
use the beach and what works best. From this effort, small-scale, do-able projects that can
be implemented quickly will be formulated to bring immediate benefit and pave the way for
future, large-scale redevelopment.
According to the Regulating Plan within the Downtown Specific Plan, the northern section of the Project
site to be developed with the proposed mixed-use hotel is zoned Commercial Tourist Oriented (CTO).
The CTO Zone provides areas in which visitor serving commercial and recreational facilities can be
located within the coastal zone with due consideration to visitor needs and opportunities and to ensure
incompatible uses are located in other zoning districts. In the City’s broader Coastal Zone, projects
have included requirements such as public access, setbacks, architectural encroachments, height,
parking setbacks and capacities, building types, landscaping, frontage, and building size and massing.
Lodging services are permitted in the CTO zone with acquisition of an approved conditional use permit.
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The southern section of the Project site occupied by Promenade Park is zoned Parks and Open Space
(POS). The POS zone identifies areas reserved for outdoor recreation, community parks, squares,
greenways and other urban open spaces. Allowable structures in this zone are limited to those
necessary to support the specific purposes of each individual open space site.
The Project site also lies within the Coastal Protection (CP) Overlay Zone, per Section 24.310 of the
City’s Municipal Code. This section regulates development in the City's Coastal Zone areas, consistent
with the policies and provisions of the LCP. Specific to the Project, this section provides standards and
requirements for site investigations for archaeological and paleontological resources (Sec.
24.310.040), payment of in lieu fees to support low cost visitor serving facilities (Sec. 24.310.050), and
protection from flood hazards (Sec. 24.310.060 and 070), including specific required mitigation
measures if the initial study for an applicable project identifies potentially significant impacts to these
coastal resources.
The Project area does not lie within the Airport Sphere of Influence of Oxnard Airport, the nearest
airfield located approximately 7.45 miles southeast (City of Oxnard 2014).

5.10.2 Discussion
a. Less than Significant. The Project site is located between a residential apartment development to
the east, the Ventura County Fairgrounds to the west, U.S. Highway 101 and the UPRR corridor to the
north, and the Ventura Promenade and Pacific Ocean to the south. While the Project site is vacant, it
is sited on property previously developed as a marine terminal with tank farm. As the Project site is
vacant, the Project would not displace existing residents nor create any physical barriers that would
divide the community. Further, the Project does not propose any new streets or affect any pedestrian
coastal access paths. Rather, the Project would enhance pedestrian circulation and access along
South Figueroa Street with widened sidewalks, street trees, and lighting, and provide improvements
to Promenade Park that would increase the appeal of the Park and bring additional visitors to an
important coastal recreation resource in the City. Therefore, impacts would be less than significant.
b. Less than Significant with Mitigation. The Project would be consistent with the 1989
Comprehensive Plan and Downtown Specific Plan in that it would provide commercial (hotel and retail)
development within the Downtown District. Specifically, the former marine terminal (Project site) was
designated for this use in the Comprehensive Plan as Downtown Specific Plan, to protect this
oceanfront site for recreational and visitor-serving commercial use. The proposed hotel development
complies with all applicable provisions of the Comprehensive Plan and the Downtown Specific Plan,
as described further below. The proposed Project exceeds the height limit set forth in the City’s Zoning
Ordinance; however, the Project proposes a variance from this requirement.
The Downtown Specific Plan sets forth several policies related to development and operation of the
Project site, as detailed in Table 14.
Table 14. Downtown Specific Plan Policy Consistency
Applicable Downtown Specific Plan Policy
1A – Enhance, preserve, and celebrate the
Downtown’s historic and prehistoric
resources

City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

Consistent?
Yes/No
Yes, with
mitigation

Analysis
See Section 5.5 – Cultural Resources. The
Project site has potential for discovery of
prehistoric and historic cultural resources.
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Applicable Downtown Specific Plan Policy

Consistent?
Yes/No

Analysis
With MM CUL-1 through MM CUL-5 and MM
TCR-1 through MM TCR-3 to ensure that
these resources are not destroyed during
construction, the Project would be consistent
with this policy.

1B – New development and the substantial
remodel of existing development in the
Downtown shall be consistent with the
purpose and intent of this Specific Plan and
the Development Code

Yes

As stated above, the Project site is
designated DTSP and zoned CTO,
specifically for the development of a mixeduse hotel such as the proposed Project. The
improvements to Promenade Park would
remain consistent with the POS district and
the Downtown Specific Plan designation of
the General Plan, as well as the Parks
designation from the 1989 General Plan.
Therefore, the Project would be consistent
with the purpose and intent of the Downtown
Specific Plan and as implemented by the
CTO zone (24.295) of the Development
Code.

1C – Preserve and enhance public views of the
ocean, mountains and culturally significant
buildings such as San Buenaventura Mission
and City Hall

Yes

See Section 5.1 – Aesthetics. While the
Project would rise to 76 feet in height, the
Project would not substantially obstruct views
of the ocean, mountains or significant
buildings. Existing view corridors would
remain along South Figueroa Street toward
the ocean and to regional visual features,
such as the Ventura hillsides.

1I – Orient public improvements and private
development along Figueroa Street to
accentuate the presence of San Buenaventura
Mission and reinforce the connection between
the Mission and oceanfront.

Yes

The Project as proposed would include
Applicant-provided improvements to the
South Figueroa Street frontage between East
Harbor Boulevard and the coast including
new street trees, bike racks, retail space, and
restaurant uses along this frontage. These
improvements would create Downtownconsistent development between the
beach/Promenade Park and Downtown.

1J – Establish and maintain an enhanced,
interconnected system of Downtown public
parks, trails, and open space.

Yes, with
mitigation

See Section 5.15 - Recreation. The Project
includes improvements to existing
Promenade Park to enhance facilities and
increase visitation to the coastal park and
beach area. These improvements would
enhance the City’s existing system of parks
and public recreation. Promenade Park will
retain its connection to the Ventura
Promenade as part of the City’s
interconnected system of Downtown public
spaces. Mitigation, including MM REC-1
through MM REC-3, would ensure that use of
the Park by the public, private special events,
and City-sponsored special events is
balanced.

3A – Enhance the public realm through careful
placement and design of street trees, public
parks, street furnishings, bike racks,
landscaping, signage, newsstands, street
lighting, paving and trash receptacles.

Yes

The Project as proposed would include
Applicant-provided improvements to the
South Figueroa Street frontage between East
Harbor Boulevard and the coast, including
new street trees, bike racks, retail space, and
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Applicable Downtown Specific Plan Policy

Consistent?
Yes/No

Analysis
restaurant uses along this frontage. These
improvements would create Downtownconsistent development between the
beach/Promenade Park and Downtown.

3C – Re-connect Downtown to the beach and
promote other linkages to the hillsides and
Ventura River. Enhance such places for future
generations to enjoy.

Yes

The Project would include Applicant-provided
improvements to the South Figueroa Street
frontage between East Harbor Boulevard and
the coast including new street trees, bike
racks, retail space, and restaurant uses along
this frontage. These improvements would
create Downtown-consistent development
between the beach/Promenade Park and
Downtown.
The proposed Project would not interfere with
any interconnection to local hillsides or the
Ventura River.

4B – Activate the Downtown by incorporating
a complementary range of commercial,
residential and institutional uses to establish
around-the-clock activity and promote
tourism.

Yes.

The proposed Project would include various
tourist-serving uses, including a hotel,
restaurant, retail and commercial
development, which would help to activate
Downtown and promote tourism to the City.
Further, improvements to Promenade Park
would better equip this public space to host
special events that would draw additional
tourists to the area.

6A – Provide access to and around the
Downtown through a variety of options,
emphasizing rail, buses, bikes, and walking.

Yes

See Section 5.16 – Transportation and
Circulation. The Project would include
Applicant-provided improvements to the
South Figueroa Street frontage between East
Harbor Boulevard and the coast including
widened sidewalks, new street trees, and bike
racks, along this frontage. These
improvements would improve access and
circulation for pedestrians and bicyclists in the
Downtown area.

6B – Reconnect Downtown with the beach for
all forms of circulation, especially pedestrian,
prioritizing the California Street bridge over
Highway 101 as the focal point for reestablishing this connection. Other secondary
connections shall be reinforced on Figueroa
Street, San Jon Road, the Ash Street Bridge,
and through the pedestrian tunnel under the
freeway at Ventura Avenue.

Yes

See Section 5.16 – Transportation and
Circulation. The Project as proposed would
include Applicant-provided improvements to
the South Figueroa Street frontage between
East Harbor Boulevard and the coast
including new street trees, bike racks, retail
space, and restaurant uses along this
frontage. These improvements would create
Downtown-consistent development between
the beach/Promenade Park and Downtown.

6C – While promoting alternative resident and
visitor transportation modes, maintain
adequate vehicle movement for commercial
use and public safety.

Yes

See Section 5.16 – Transportation and
Circulation. The Project would improve
roadway frontages along South Figueroa
Street and East Harbor Boulevard to improve
amenities for pedestrian and bicyclists but
would not adversely affect vehicle movement.

8A – Reduce beach erosion, hillside erosion,
and threats to coastal ecosystem health.

Yes

See Sections 5.6 – Geology and Soils and
5.9 – Hydrology and Water Quality. The
Project would involve limited grading of the
flat Project site and soils would be balanced
onsite. All site runoff would be contained
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Applicable Downtown Specific Plan Policy

Consistent?
Yes/No

Analysis
during construction and would flow to the
City’s storm drain system during operation.
Therefore, the Project would not exacerbate
erosion or threaten the health of the coastal
ecosystem.

8B – Improve protection for native plants and
animals and maintain the urban canopy.

Yes

See Section 5.4 – Biological Resources. The
Project is currently undeveloped and does not
provide suitable habitat area, including
mature trees. The Project would include
native landscaping and tree installation to
enhance the urban canopy.

8D – Provide adequate public facilities and
services to serve new development and
maintain current services.

Yes

See Section 5.18 – Utilities and Energy
Conservation. The Project involves
improvements to Promenade Park to
enhance current services and serve new
development, particularly for special events
related to the proposed hotel and public.
These special events may impede existing
and future users visiting Surfer’s Point and
the Ventura Promenade during these events.
However, the use of the Park for special
events is currently and will continue to be
regulated by City Park Recreation &
Community Partnerships permitting
administration and all reservations are
permitted by the City to maintain the Park as
public open space.

The 1989 Comprehensive Plan also sets forth several policies related to managing and preserving
Ventura’s park lands, including the Resources Element and the Parks and Recreation Element, as
detailed in Table 15.
Table 15. 1989 Comprehensive Plan Policy Consistency
Applicable 1989 Comprehensive Plan Policy

Consistent?
Yes/No

Analysis

Resources Element
Policy 7.6 – Continue to ensure, as part of the
Park and Recreation Element, that a
comprehensive system of parks and public
recreation facilities, including the beach area,
is provided for recreation purposes.

Yes, with
mitigation

The Project includes improvements to
existing Promenade Park to enhance facilities
and increase visitation to the coastal park and
beach area. These improvements would
enhance the City’s existing system of parks
and public recreation with a greater capacity
to host special events and encouraging use
of the Ventura Promenade. With MM REC-3
to ensure public amenities are provided in
coastal/beach areas, this Project would be
consistent with this policy.

Yes, with
mitigation

The Project includes improvements to
existing Promenade Park to enhance facilities
and increase visitation to the coastal park and
beach area. Improvements include facilities
for private and public events, such as

Parks and Recreation Element
Policy 4.1 – Operation of special use facilities
such as golf courses, tennis courts, ballfields,
community centers, and group barbecue areas
should be designed so as to maximize public
accessibility and use. Attention should be
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Applicable 1989 Comprehensive Plan Policy

Consistent?
Yes/No

paid to sound financial strategies and energy
efficient measures in operation. Marketing of
special use facilities should focus on the
broadest possible audience. The use of
concessionaire or service contract
agreements should be pursued where
appropriate and where the provision of
services can be enhanced.

Analysis
weddings, concerts, and festivals as
permitted by City Parks Recreation and
Community Partnerships, with an event lawn,
stage, dining area, gazebo, and walking
paths. These improvements would enhance
the City’s existing system of parks and public
recreation. The upgraded Park would become
more attractive to a variety of users and
would draw additional audiences to the beach
area for special events. MM REC-1, MM
REC-2, and MM REC-3 would ensure the
Park remains available to general users as
well as special events, and this Project would
be consistent with this policy.

Policy 4.2 – To meet special use facility needs
within the community, the City should
recognize, facilitate, and promote cooperative
agreements between private and public
sectors.

Yes, with
mitigation

The Project includes improvements to
existing Promenade Park to enhance facilities
and increase special events that would be
supported by the proposed hotel services.
For example, the event lawn and gazebo may
be used for weddings that could be catered
by the hotel restaurant. Attendees may stay
at the hotel and the hotel may provide parking
and restroom amenities. However, the hotel
may not meet all needs of public visitors to
the public park. While amenities may be
provided to special events sponsored by the
hotel, the needs of general users may not be
met without further coordination between the
City and the hotel. Specifically, availability of
parking and restroom facilities would be
needed during any special event, including
those not sponsored by the hotel. However,
all special events held at the Park would be
required to obtain and comply with a special
event permit from Parks Recreation and
Community Partnerships that would require
provision of appropriate trash and restroom
facilities while limiting event timing, use of
amplified music, and sales of alcohol.
Further, with MM REC-1 to ensure the Park
users have access to adequate amenities
during special events, this Project would be
consistent with this policy.

Policy 4.3 – When considering the provision of
new City-wide parks or special use facilities,
the potential of that park or facility to create a
regional draw should be examined. It is the
intent of the City to maximize such
development for its attraction as a destination
location.

Yes

Promenade Park is currently located on the
Ventura Promenade, which is a regional draw
for recreation and beach access.
Improvements to Promenade Park would
increase the Park’s attractiveness to regional
users for special events and beach access as
a destination location in addition to a key
feature for visitors to the Ventura Promenade.
Therefore, the Project would be consistent
with this policy.

The Project is located within the Coastal Zone and, therefore, must comply with policies of the
California Coastal Commission as enacted under the Coastal Act, as described in Table 16.
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Table 16. Coastal Policy Consistency
Policy Section

Consistent?
Yes/No

Analysis

30211 – Development shall not interfere with
the public’s right of access to the sea where
acquired through use or legislative
authorization, including, but not limited to, the
use of dry sand and rocky coastal beaches to
the first line of terrestrial vegetation.
30212 – Public access from the nearest public
roadway to the shoreline along the coast shall
be provided in new development projects
except where (a) it is inconsistent with public
safety, (b) adequate access exists nearby, or
(3) agriculture would be adversely affected.
Dedicated accessway shall not be required to
be opened to public use until a public agency
or private association agrees to accept
responsibility for maintenance and liability of
the accessway.

Yes, with
mitigation

The proposed Project would not restrict the
public’s right of access to the sea as access
does not currently exist across the Project
site and the Project would not encroach on
South Figueroa Street, the local connector
between Downtown and the coast. Further,
the Project would not demolish or restrict
access to coastal stairs from the Ventura
Promenade to the beach. To help ensure that
low income visitors can access the coast, MM
LU-1 requires payment of a City in-lieu fee to
support development of low cost
accommodations in the City and County. With
this mitigation, the Project would be
consistent with this policy. (Municipal Code
24.310.050)

30213 – Lower cost visitor and recreational
facilities; encouragement and provision;
overnight room rentals.

Yes

The proposed Project would not hinder any
existing low cost coastal recreation facilities
and would provide additional overnight room
rentals within the Coastal Zone.

30221 – Oceanfront land suitable for
recreational use shall be protected for
recreational use and development unless
present and foreseeable future demand for
public or commercial recreational activities
that could be accommodated on the property
is already adequately provided for in the area.

Yes, with
mitigation.

The proposed Project would develop a vacant
lot with a mixed-use hotel, which would
support additional coastal recreational
activities. Further, improvements to
Promenade Park including a gazebo, event
lawn, stage, and additional support for special
events are included in the Project. With MM
REC-1, MM REC-2, and MM REC-3 to
ensure the Park remains available to general
users as well as special events, this Project
would be consistent with this policy.

30240 - Environmentally sensitive habitat
areas shall be protected against any
significant disruption of habitat values, and
only uses dependent on those resources shall
be allowed within those areas.
Development in areas adjacent to
environmentally sensitive habitat areas and
parks and recreation areas shall be sited and
designed to prevent impacts which would
significantly degrade those areas, and shall be
compatible with the continuance of those
habitat and recreation areas.

Yes

As documented in Section 5.4 – Biological
Resources, the Project site does not include
any environmentally sensitive habitat areas.
The proposed Project includes landscaping
and tree installation, as well as improvements
to Promenade Park, including additional
landscaping and event spaces.

30250 – New residential, commercial, or
industrial development, except as otherwise
provided in this division, shall be located
within, contiguous with, or in close proximity
to, existing developed areas able to
accommodate it or, where such areas are not
able to accommodate it, in other areas with
adequate public services and where it will not
have significant adverse effects, either

Yes

As discussed in this Section, the proposed
Project will be located on a site designated by
the Comprehensive Plan and Downtown
Specific Plan for development of a mixed-use
hotel as proposed. The Project site is vacant
lot along an otherwise fully developed stretch
of the coast in the Downtown area, and the
proposed visitor-serving uses would provide
additional accommodations in an attractive
area for coastal and beach recreation.
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Policy Section

Consistent?
Yes/No

Analysis

individually or cumulatively, on coastal
resources.
Where feasible, new hazardous industrial
development shall be located away from
existing developed areas.
Visitor-serving facilities that cannot feasible
be located in existing developed areas shall
be located in existing isolated developments
or at selected points of attraction for visitors.
30251 – The scenic and visual qualities of
coastal areas shall be considered and
protected as a resource of public importance.
Permitted development shall be sited and
designed to protect views to and along the
ocean and scenic coastal areas, to minimize
the alteration of natural land forms, to be
visually compatible with the character of
surrounding areas, and, where feasible, to
restore and enhance visual quality in visually
degraded areas.

Yes

See Section 5.1 – Aesthetics. While the
Project would rise to 76 feet in height, the
Project would not substantially obstruct views
of the ocean and coastal resources. Existing
view corridors would remain along South
Figueroa Street toward the ocean and to
regional visual features, such as the Ventura
hillsides.

30253 – New development shall:
Minimize risks to life and property in areas of
high geologic, flood, and fire hazards.
Assure stability and structural integrity, and
neither create nor contribute significantly to
erosion, geologic instability, or destruction of
the site or surrounding area or in any way
require the construction of protective devices
that would substantially alter natural
landforms along bluffs and cliffs.

Yes, with
mitigation

See Sections 5.6 – Geology and Soils and
5.9 – Hydrology and Water Quality. The
Project would involve limited grading of the
generally flat Project site and a minimal
amount of imported soil (80 cy) would be
needed. All site runoff would be contained
during construction and would flow to the
City’s storm drain system during operation.
While coastal flooding is not currently an
issue for the hotel site, sea level rise is
projected to adversely affect the site
beginning in 2030. With mitigation to address
future coastal flooding and wave run-up in
MM HYD-1 and MM HYD-2, these potential
effects of sea level rise would be addressed.
Therefore, the Project would not exacerbate
erosion or threaten the health of the coastal
ecosystem

The proposed project would be consistent with the above listed local and state coastal policies.
Therefore, the project would have not significant impacts on policy consistency.
The 2005 General Plan EIR identified a Class I, significant and unavoidable impact under scenarios 2
and 3, which would potentially accommodate the conversion of Prime agricultural land within the Olivas
expansion area, which is within the Coastal Zone. This conversion would be inconsistent with the
California Coastal Act policies relating to the maintenance of Prime agricultural land within the Coastal
Zone. However, the adopted 2005 General Plan does not include conversion of these agricultural
lands. Further, the Project site does not contain agricultural land, as discussed above in Section 5.2,
Agriculture and Forest Resources. Therefore, the Project would not contribute to this significant and
unavoidable impact of the 2005 General Plan.
As the Project lies within the CP Overlay Zone, it is subject to the requirements and standard mitigation
measures adopted by the City for development within the Coastal Zone. Within implementation of MM
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CUL-1 through MM CUL-5, the potential for disturbance and destruction of historic, archaeological, or
paleontological resources would be avoided. To help address a potential barrier to coastal access, the
CP Overlay requires payment of an in-lieu fee for new development of overnight visitor
accommodations that are not low- or moderate-cost facilities. To ensure consistency with the CP
Overlay Zone requirements, MM LU-1 would require payment of a fee prior to issuance of a coastal
development permit. Lastly, hazards and flooding, including potential effects of sea level rise, are
addressed through MM HYD-1 and MM HYD-2 to address adaptive management and response to
coastal flooding and wave run-up. With these mitigation measures, the Project would be consistent
with applicable policies and regulations and this impact would be less than significant with mitigation.
c. No Impact. No habitat conservation plan or natural community conservation plan applies to the
Project site. The proposed Project would not impact or conflict with the provisions of any applicable
habitat conservation plan. Therefore, no impacts would occur.

5.10.3 Mitigation
MM LU-1 - In-lieu Fee for Development of New High Cost Accommodations. The Project Applicant
shall pay an in-lieu fee of $30,000 per room or per 24.310.050 as a condition of approval of a coastal
development permit, to provide significant funding to support the establishment of lower cost overnight
visitor accommodations within the coastal area of Ventura County, and preferable within the City of
Ventura's coastal zone. The fee shall apply to 25 percent of the total number of proposed units that
are high-cost accommodations, as determined by the City Community Development Department.
Payment of fees shall occur prior to occupancy of the proposed hotel.
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5.11 Mineral Resources

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project:
a)

Result in the loss of availability of a
known mineral resource that would be of
value to the region and the residents of
the state?

b)

Result in the loss of availability of a
locally important mineral resource
recovery site delineated on a local
general plan, specific plan or other land
use plan?

5.11.1 Existing Setting
Two mineral resource recovery sites have historically been located within 2 miles of the Project site.
The nearest mine is the Ventura River mine which is now closed with no intent to resume operations,
located approximately 1.3 miles northwest of the Project site. The mining at this location consisted of
streambed or gravel bar skimming and pitting for plant or mill operations. Reclamation of this facility
has been certified as complete by the County of Ventura. The second nearest known mine is the
Rocklite quarry which has been abandoned, located approximately 1.6 miles north over the nearest
mountain ridgeline. The quarry was operated by Ventura Aggregates (California Department of
Conservation 2016). Additionally, no oil or gas wells are located within 0.7 miles of the Project site.
The nearest oil/gas wells are plugged Wells No.1 and No. 2 which were operated by Golden West
Association, located approximately 100 and 400 feet, respectively, west of the Project site.
Additionally, there are a number of mapped wells located approximately 2.5 miles north along the
southern boundary of the Ventura Oil Field (DOGGR 2015).

5.11.2 Discussion
a & b. No Impact. Since the proposed Project would occur in a developed, urban environment, the
Project would not result in the loss of availability of a known or locally important mineral resource. The
Project site currently does not support active aggregate or petroleum mining operations and given the
nature of mineral operations in the immediate vicinity and land uses of the area, no such operations
would be explored. Therefore, there would be no impact to mineral resources.
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5.12 Noise

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project result in:
a)

Exposure of persons to or generation of
noise levels in excess of standards
established in the local general plan or
noise ordinance or of applicable
standards of other agencies?

b)

Exposure of persons to or generation of
excessive ground borne vibration or
ground borne noise levels?

c)

A substantial permanent increase in
ambient noise levels in the project
vicinity above levels existing without the
project?

d)

A substantial temporary or periodic
increase in ambient noise levels in the
project vicinity above levels existing
without the project?

e)

For a project located within an airport
land use plan area or, where such a plan
has not been adopted, within two miles
of a public airport or a public use airport,
would the project expose people
residing or working in the project area to
excessive noise levels?

f)

For a project within the vicinity of a
private airstrip, would the project expose
people residing or working in the project
area to excessive noise levels?

5.12.1 Existing Setting
Noise is typically defined as unwanted sound that interferes with normal activities or otherwise
diminishes the quality of the environment. Prolonged exposure to high levels of noise is known to have
several adverse effects on people, including hearing loss, interference with communications and sleep,
physiological responses, and annoyance. The noise environment includes background noise
generated from both near and distant noise sources, as well as the sound from individual local sources.
These sources of noise can vary from an occasional aircraft or train passing by to continuous noise
from sources such as traffic on a major road.
The standard unit of measurement of the loudness of sound is the Decibel (dB). Since the human ear
is not equally sensitive to sound at all frequencies, a special frequency-dependent rating scale has
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been devised to relate noise to human sensitivity. The A-weighted decibel scale (dBA) performs this
compensation by discriminating against frequencies in a manner approximating the sensitivity of the
human ear. Decibels are based on the logarithmic scale. The logarithmic scale compresses the wide
range in sound pressure levels to a more useable range of numbers in a manner similar to the way
that the Richter scale is used to measure earthquakes. In terms of human response to noise, studies
have indicated that a noise level increase of 3 dBA is barely perceptible to most people, a 5-dBA
increase is readily noticeable, and a difference of 10 dBA would be perceived as a doubling of
loudness. Everyday sounds normally range from 30 to 100 dBA. Noise issues in communities are often
evaluated in terms of CNEL, the energy-averaged sound level measured over a 24-hour period, with
a 10-dBA penalty assigned to noise events occurring during typical sleeping hours of between 10:00
p.m. and 7:00 a.m., and a 5-dBA penalty for noise events during the evening between 7:00 p.m. and
10:00 p.m. CNEL is often used for its utility in identifying noise related sleep disturbance effects, often
a key community concern for increases in noise levels.
As established in Goal 1 of the 1989 Comprehensive Plan, the City aims to ensure that all citizens
within the City are provided a safe, healthy noise level such that noise levels not be physically or
psychologically detrimental.
The Project site is bounded by the Ventura Promenade to the south; South Figueroa Street and the
Ventura County Fairgrounds to the west; East Harbor Boulevard, the UPRR, and U.S. Highway 101 to
the north; and Beachfronter Apartments to the east. The land uses surrounding the Project site are
mainly commercial, residential, and retail. The northern portion of the Project site, including the
proposed hotel structure along East Harbor Boulevard is located within 70 dBA Community Noise
Equivalent Contour (CNEL); whereas, the southern portion of the Project site, including Promenade
Park, is located with the 65 dBA CNEL (City of Ventura 2005). The adjacent residential uses within the
Beachfronter Apartments are also exposed to the 70-dBA noise contour adjacent to East Harbor
Boulevard.
An Acoustical Analysis was conducted for the Project (Appendix D). Existing ambient noise levels were
monitored at six locations on the Project site. During the monitoring period, noise levels ranged from
47.7 to 91.1 dBA Lmin and Lmax, respectively. The highest noise level (91.1 dBA Lmax) was measured at
the northwestern corner of the Project site nearest to U.S. Highway 101, the UPRR, and the
intersection of East Harbor Boulevard and South Figueroa Street. The second highest noise level (89.3
dBA Lmax) was measured in the southern portion of the Project site within Promenade Park and
reached this level due to the passing of a freight train along railroad route at the northern border of the
Project site. The primary source of constant sound into the Project site was from U.S. Highway 101
and East Harbor Boulevard, with intermittent sound peaks from passing trains (Appendix D). This noise
environment, with CNEL 70 dBA decaying to 65 dBA seaward away from U.S. Highway 101 and UPRR
continues eastward along East Harbor Boulevard; however, acoustical screening of shoreward units
by landward units of the Beachfronter Apartments likely reduces perceived noise levels at these units
relative to that of the unscreened Project site at a similar distance from these noise generators. In
addition, to constant noise generators (U.S. Highway 101 and UPRR), the nearby Ventura Fairgrounds
music concerts during fair season and races most Saturday nights at the Ventura Raceway which have
recorded noise levels at South Figueroa Street of 80 dBA (City of Ventura 2005).
The closest noise sensitive receptors affected by the Project site are the Beachfronter Apartments
located directly (approximately 40 feet) east of the Project site, the Paseo Del Playa condominiums
located approximately 400 feet east of the Project site, and the Pacific Inn Motel approximately 500
City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

91

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

feet to the northeast. One school, Vista Real Charter High School – Ventura II, is located approximately
0.2 miles north of the Project site and is separated by the UPRR and U.S. Highway 101. There are no
other elementary or high school campuses, hospitals, or daycares located within 0.25 miles of the
Project site. Table 17 details the nearest noise sensitive land uses to the Project site.
Table 17. Sensitive Land Uses within 0.25 of the Project Site
Sensitive Establishment

Distance

Direction

Beachfronter Apartments

40 ft.

East

Paseo Del Playa condominiums

400 ft.

East

Vista Real Charter High School – Ventura II*

980 ft.

North

Salvation Army Transitional (church)*

945 ft.

Northeast

Holy Cross School (private school) *

1,530 ft.

North

San Buenaventura Mission*

1,530 ft.

North

E. P. Foster Library (library)*

2,340 ft.

Northeast

Within 0.25 mile of Project site

Within 0.5 mile of Project site

*These uses are located north of U.S. Highway 101 and UPRR and any noise generated by the proposed hotel
use would be intercepted by these louder generators and the Project would not contribute to their ambient noise
environments.

For operational noise thresholds, the goal of the City’s Noise Ordinance is designed for “securing and
promoting the public health, comfort, safety and welfare of its residents.” The City’s Noise Ordinance
establishes the indoor and outdoor noise standards for residential land use as provided in Table 4.
These standards apply to sound levels generated by a property at a neighboring property. They do not
apply to ambient environmental sound levels. The Ventura Municipal Code Section 10.650, Noise
Control, dictates regulations for noise levels within certain hours, as detailed in Table 19.
Table 18. Transient Lodging Acceptable Noise Levels
Land Use Category

Normally
Acceptable

Transient Lodging
50 - 65
– Motels, Hotels
Source: City of Ventura 2002.

Conditionally
Acceptable

Normally
Unacceptable

Clearly
Unacceptable

60 – 70

70 – 80

80 - 85

The California Building Code requires an acoustical study whenever outdoor noise would exceed 60
decibels at a proposed duplex, multifamily residence, hotel, motel, or other attached dwelling. The
study must show that the proposed project design would result in interior noise levels of 45 dB or less.
The Ventura Municipal Code Section 10.650.150, Special Noise Sources, exempts construction
activities from the exterior noise level standards between 7:00 a.m. – 8:00 p.m. Construction activities
are permitted between 8:00 p.m. – 7:00 a.m.; however, the noise levels must remain compliant with
the above standards.
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Table 19. Exterior Noise Levels
Designated Zone

Time Interval

Exterior Noise Levels

Noise Sensitive Properties

7:00 a.m. – 10:00pm

50

10:00pm – 7:00 a.m.

45

7:00 a.m. – 10:00pm

50

10:00pm – 7:00 a.m.

45

7:00 a.m. – 10:00pm

60

10:00pm – 7:00 a.m.

55

Residential Properties
Commercial Properties

Industrial and Agricultural
Anytime
70
Source: City of Ventura Municipal Code
*Exterior noise standards are subject to change if ambient conditions meet the requirement of Section 10.650.130
subsection B item 4 concerning ambient noise levels in excess of the noise level limit, which states, “If the ambient
noise level exceeds that permissible for any of the noise level limits in subsections (a), (b), (c) and (d) of subsection
2. [noise level limits], the noise level limit shall be increased in five dB increments as appropriate to encompass
or reflect said ambient noise level. In the event the ambient noise level exceeds the noise level limit in subsection
2.(e) [exterior noise levels plus 20 dB], this limit shall be increased to the maximum ambient noise level.” In the
Project’s case, given the existing, ambient environment, the expected limit should be increased to 70 dBA.

While typically not a noise generating use, Promenade Park hosts special events intermittently
throughout the year that may increase traffic and visitation to the Park along with use of amplified
music. Past events at the Park have included the Aloha Festival, Beachside Pride Festival, and the
start and/or finish lines for several 5k and 10k footraces.
The closest airport is the Oxnard Airport that is located approximately 7.4 miles southeast of the Project
site, and as such the Project is not located within the vicinity of a public or private airport land use plan
or influence area.
The City’s Municipal Code and 1989 Comprehensive Plan do not state any requirements for, or
restrictions on, ground vibrations.

5.12.2 Discussion
a-b. Less than Significant with Mitigation. The proposed Project would create temporary noise and
vibration from construction activities. Hours of construction would be consistent with operational
construction hours detailed within Section 10.650 of the Ventura Municipal Code. Construction-related
noise and ground borne vibrations would be generated by various types of equipment as a result of
construction activities anticipated to occur in the Project site, including installation of Geopiers required
as mitigation of Project impacts to soils (see Section 5.6, Geology and Soils). Construction noise would
primarily occur during site preparation, grading, and paving activities. However, additional sources of
noise may occur from general truck movement and construction equipment. No piling driving is
proposed for the Project. The analysis of construction-related noise impacts is qualitative in nature,
discussing the potential range of construction-related impacts that could potentially occur from the
Project site. Construction noise levels for the Project are evaluated using data published by the U.S.
Department of Transportation, as indicated in Table 20.
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Table 20. Noise Ranges of Typical Construction Equipment
Construction Equipment
Noise Levels in dBA Leq at 50 Feet
Trucks
82–95
Jackhammers
81–98
Generators
71–83
Compressors
75–87
Concrete Mixers
75–88
Concrete Pumps
81–85
Back Hoe
73–95
Note: Machinery equipped with noise control devices or other noise-reducing design features does not generate
the same level of noise emissions as that shown in this table.
Source: U.S. Department of Transportation Construction Noise Handbook 2013.

These noise levels would diminish rapidly with distance from the construction areas, at a rate of
approximately 6 dBA per doubling of distance as equipment is generally stationary or confined to
specific areas during construction. For example, a noise level of 86 dBA measured at 50 feet from the
noise source to the receptor would reduce to 80 dBA at 100 feet from the source to the receptor and
reduce by another 6 dBA to 74 dBA at 200 feet from the source to the receptor. The noise levels from
construction at the off-site sensitive uses can be determined with the following equation from the Harris
Miller Miller & Hanson Inc. Transit Noise and Vibration Impact Assessment, Final Report prepared for
the Federal Transit Administration:
Leq = Leq at 50 feet – 20 Log(D/50)
Where Leq = noise level of noise source, D = distance from the noise source to the receptor, L eq at 50
feet = noise level of source at 50 feet.

Construction Noise and Vibration
Project construction would be expected to generate noise levels similar to those shown in Table 20.
Peak construction noise levels would occur during site clearing and grading when large equipment,
such as trucks and backhoes/excavators, is operating concurrently across the site. Peaks in noise
associated with grading would occur over a two-month period. Noise levels would be intermittent and
impermanent but could temporarily exceed residential ambient noise levels of the 50-dBA allotted level
within the City’s Municipal Code for sensitive (Zone I) and residential (Zone II) exterior usable spaces
between the times of 7:00am and 10:00pm.
Sensitive receptors in the Project site vicinity include multi-family housing (i.e., Beachfronter
Apartments and Paseo Del Playa condominiums) and church facilities within 0.25 miles as detailed in
Table 17, in addition to the Vista Real Charter High School, which is 980 feet north of the Project site
but intercepted by noise generators (U.S. Highway 101 and UPRR). The loudest temporary noise that
is likely to be emitted during construction of the Project site, without any mitigation is the use of a
jackhammer, which has an unmitigated noise level of up to 98 dBA. Additional temporary noise
generators during construction are likely to include excavation and recompaction of up to 10 feet of
soils as part of site preparation (Advanced Geotechnical Services, Inc. 2009). The closest noise
sensitive location, 40 feet from the site, would intermittently experience a noise level of 81 to 98 dBA
from a jackhammer, which is above the threshold level. However, the proposed Project construction
would be consistent with operational construction hours detailed within Section 10.650 of the Ventura
Municipal Code. The City’s Noise Ordinance exempts construction activities from the standards shown
in Table 19, Exterior Noise Levels, provided that they are conducted between 7:00 a.m. and 8:00 p.m.
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Project compliance with these timing restrictions would ensure that noise impacts associated with
construction of the Project would be less than significant.
According to the Project’s Acoustical Analysis, the northern property line facing U.S. Highway 101 and
the UPRR may experience noise levels up to 91 dBA and are mapped within the 70 dBA CNEL. As
stated above, temporary construction noise generation is exempted from the Ventura noise standards;
however, all but the loudest construction equipment, such as jackhammers and trucks, would produce
noise levels less than 70 dBA at the Beachfronter Apartments. For instance, a loud truck,
approximately 90 dBA at 50 feet, from the Beachfronter Apartments would produce noise levels
perceived at 86 dBA at 100 feet, 80.5 dBA at 150 feet, and 78 dBA at 200 feet. These levels are similar
in energy to those observed during the Acoustic Analysis produced by trains on the UPRR. Given the
existing, ambient sound environment with contributions from U.S. Highway 101 and UPRR, a sound
level of 70 dBA will not contribute to the existing ambient sound level.
Typically, ground borne vibration is of concern in urban areas when heavy construction (e.g., major
excavation) immediately abuts sensitive uses such as residences. Ground borne vibration typically
does not travel far and intensity of vibration is affected by soil type, ground profile, distance to the
receptor and the construction characteristics of the receptor building. The Caltrans Transportation and
Construction Vibration Guidance Manual provides a method to estimate potential effects from project
activities based on common human response to conditions and construction equipment. Table 21
indicates vibration levels at which humans would be affected. Table 22 identifies anticipated vibration
velocity levels (in/sec) for standard types of construction equipment.
Table 21. Caltrans Vibration Annoyance Potential Criteria
Human Response
Condition

Maximum Vibration Level (in/sec)
for Transient Sources

Maximum Vibration Level (in/sec)
for Continuous/Frequent
Intermittent Sources

Barely perceptible

0.04

0.01

Distinctly perceptible

0.25

0.04

Strongly perceptible

0.9

0.10

Severe
2.0
0.4
Source: Caltrans, 2013. Transportation and Construction Vibration Guidance Manual – Table 20.

Table 22. Vibration Source Levels for Construction Equipment
Construction
Equipment

Vibration Level (in/sec)
at 25 feet

Vibration Level (in/sec)
at 50 feet

Vibration Level (in/sec)
at 100 feet

Large bulldozer

0.089

0.041

0.019

Loaded trucks

0.076

0.035

0.017

Jackhammer

0.035

0.016

0.008

Small bulldozer
0.003
0.001
0.001
Source: Caltrans, 2013. Transportation and Construction Vibration Guidance Manual – Table 18.

As detailed in Table 22, Vibration Source Levels for Construction Equipment, vibration from a large
bulldozer would have the highest chance of affecting noise sensitive areas. At 100 feet, these
vibrations are almost imperceptible, by the criteria indicated in Table 21, and would not be perceptible
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at the nearest sensitive land uses. Nevertheless, the City does not place restrictions on potential
vibration impacts.

Operational Noise
Project operation has potential to expose adjacent sensitive receptors at the Beachfronter Apartments
to heightened noise levels from outdoor events at Promenade Park. The proposed Project would
transition Promenade Park from a passive coastal open space that receives light to moderate use into
a heavily used event venue with 200 or more special events per year with permanent improvements
such as a stage to support noise-generating uses. Special events would include weddings with
amplified music, outdoor dining, and other special events but would be required to obtain and abide
by special events permits from Parks Recreation and Community Partnerships limiting event timing,
use of amplified music and lighting, and alcohol sales, etc. Long-term operations of the proposed
Project would include noise from heating, ventilation, and air conditioning (HVAC) equipment, delivery
trucks, hotel parking operations, and Project-generated traffic (see Section 5.16,
Transportation/Traffic). Additionally, onsite noise activities associated with the proposed hotel –
including outdoor events, seating, amplified music, etc. – would result in additional day-to-day noise.

HVAC Equipment
Large HVAC systems like those associated with the proposed Project can result in noise levels that
average between 50 and 65 dBA Leq at 50 feet from the equipment. Noise levels from commercial
HVAC equipment can reach 100 dBA at a distance of 3 feet (USEPA 1971); however, these units are
typically fitted with noise shielding cabinets or are placed on the roof or in mechanical equipment rooms
to reduce noise levels. Typically, the shielding and location of these units reduces noise levels to no
greater than 55 dBA Leq at 50 feet from the source. The HVAC system for the proposed hotel would
be located on the roof approximately 100 feet from adjacent residential uses, which would help screen
visibility of the HVAC system and reduce or otherwise dampen associated noise emissions.
Additionally, noise from mechanical equipment associated with operation of the proposed Project
would be required to comply with the California Building Code requirements pertaining to noise
attenuation. Therefore, noise associated with the proposed Project’s HVAC system or mechanical
equipment noise would not exceed the City’s maximum exterior noise limits and would be less than
significant.

Delivery Trucks
Operation of the proposed Project would involve delivery of goods and trash hauling services to
support hotel and tenant restaurant and retail uses associated with the proposed Project. Loading
docks and trash/recycling enclosure would be located in the northeastern area of the Project site,
accessible from East Harbor Boulevard and South Figueroa Street. Two noise sources would be
identified with delivery and trash hauling operations: the noise of the diesel engines of the semi-trailer
trucks and the backup beeper alarm that sounds when a truck is put in reverse, as is required and
regulated by the California Division of Occupational Safety and Health (CalOSHA). The noise
generated by idling diesel engines typically ranges between 64 and 66 dBA Leq at 75 feet. This noise
would be temporary in nature, typically lasting no more than 5 minutes. Backup beepers are required
by CalOSHA to be at least 5 dBA above ambient noise levels. These types of noises would be similar
to existing activities in the vicinity, including truck loading and unloading for businesses at the Ventura
County Fairgrounds and trash pickup at nearby multi-family residential development. The
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trash/recycling enclosure would lie adjacent to the property line with the Beachfronter apartments but
would be separated from the residential uses on site by a 10.5-foot-tall wall and the carports serving
the residents within an approximately 50-foot buffer. Given the existing noise environment, noise
impacts related to deliveries and trash hauling would not exceed current levels. Proposed loading
zones and parking areas are located at least 60 feet from the nearest sensitive receptor (Beachfronter
Apartments). Therefore, impacts from loading operations on occupants of the proposed Project and
nearby sensitive receptors would be less than significant.

Parking Operation
Parking lots and garages can be a source of noise nuisance to neighboring uses due to automobile
engine start-ups and acceleration, tire squealing, and the potential activation of car alarms. Parking
garages can generate Leq noise levels between 49 dBA Leq (tire squeals) to 74 dBA Leq (car alarms)
at 50 feet. Due to the relatively high level of traffic noise along streets and pedestrian walkways in the
Project vicinity, proximity to U.S. Highway 101 and UPRR, normal daytime parking garage Leq noise
would likely be incrementally audible due to the masking of noise by traffic on nearby roadways.
Therefore, noise impacts relating to parking operations would result in a less than significant impact to
operational noise.

Roadway Noise
The proposed Project would incrementally increase traffic in the area, contributing a nominal amount
of noise to community noise levels. According to the Traffic and Parking Study (see Appendix I), the
proposed hotel is expected to generate up to 96 PM peak hour trips. Given the existing traffic volumes,
the additional trips associated with the proposed Project would be significantly below the 40 percent
increase that is estimated to raise noise levels by 2 dBA (Harris Miller Miller & Hanson Inc. 2006).
Therefore, Project-related increases in noise caused by traffic would not exceed established
significance thresholds. Therefore, the overall contribution to traffic noise would be negligible such that
roadway noise impacts from the proposed Project would be less than significant.

Outdoor Function Areas
Operation of the proposed hotel would draw patrons to the hotel lounge, second-floor swimming pool,
rooftop terrace, outdoor dining terrace (Promenade Park), retail stores, and event lawns in the modified
Promenade Park. While these activities would contribute to noise levels along Ventura Promenade, in
general the operation of the proposed hotel would be consistent with the existing day time and night
time commercial and multi-family residential uses in this area. Hotel pools and swimming areas
typically close at 10:00 p.m., but without a restriction on hotel operations, outdoor noise may extend
later than 10:00 p.m. Additionally, Ventura Municipal Code Chapter 10.650, which prohibits sustained
amplified music from the premises of any commercial establishment to cause a source of noise (i.e.,
amplified music) to 50 dB between 7:00 p.m. and 10:00 p.m. and 45 dB between 10:00 p.m. and 7:00
a.m. at a neighboring residential property such as the Beachfronter Apartments.
Outdoor noise would be primarily generated during events at the proposed rooftop terrace, proposed
second floor swimming pool and lounge area, and event facilities in Promenade Park. Individual events
may generate significant noise alone, but the Project also has the potential to host multiple events
concurrently, which increases the potential for overlapping nuisance noise. Noise associated with
these areas would include amplified music, guests socializing, and Public Address (PA) system
announcements. Noise levels generated by events would likely include amplified music and guests
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socializing. The modifications and uses proposed as part of the Project include a range of active and
passive recreational amenities which would generate varying levels of noise, the loudest of which are
likely to result from special events (i.e., weddings) held in Promenade Park, which currently supports
passive lawn use with periodic festivals. These events would concentrate visitors into the area and
can involve amplification of announcements and music along with cheering from spectators. These
noise levels would potentially occur regularly (i.e., weekly) depending on the Park’s programming. It is
anticipated that many of the events would occur in the evening until 10:00 p.m. and at times may
extend further into evening hours. Elevated noise levels from outdoor events would vary throughout
the year. During summer months, events held on the rooftop terrace and on the publicly accessible
second-floor swimming pool would be anticipated to occur more frequently, potentially with events or
larger gatherings occurring almost every weekend. During winter months, it is anticipated that outdoor
events would be less frequent and instead would be hosted in the ballroom/meeting room.
The greatest noise levels generated by special events would come amplified music or announcements
or cheering spectators. A single shouting person can generate a noise level of approximately 8090 dBA from a distance of 3 feet, while an event involving up to 350 guests socializing are anticipated
to generate sound levels of up to 110 dBA at 50 feet (M.J. Hayne et. al. 2011). Use of a PA system
can require six to 10 dB more than crowd noise to perform adequately during large event, though this
peak noise level is infrequent and avoidable when the PA system is offset from peak crowd noise.
Given these factors, maximum intermittent noise levels perceptible at the residences located
approximately 50 feet to the east from events at formal event lawn may exceed the acceptable noise
levels of 70 dBA for adjacent residential uses. Potential noise point sources proposed for the hotel and
Promenade Park include the outdoor swimming pool deck, rooftop terrace, Formal Event Lawn, and
Event Lawn. Given the varying distances, each of these locations would have individual noise output
thresholds above which the Beachfronter Apartments would receive greater than 70 dBA (Table 23).
Exceedance of these thresholds would result in significant noise impacts to the Beachfronter
Apartments.
Table 23. Proposed Noise Sources Relative to Beachfronter Apartments
Noise Location
Outdoor Pool Deck
Rooftop Terrace
Formal Event Lawn
Main Event Lawn

Distance to Nearest
Apartment Unit (feet)
150
248
50
251

Maximum Noise Level at Which Nearest
Unit Would Receive 70 dBA
80 dBA at 50 feet
70 dBA at 50 feet
85 dBA at 50 feet
85 dBA at feet

Further, events that occur after 7:00 p.m. would have reduced noise thresholds, which would cause
some special events to exceed thresholds and have additional significant impacts on sensitive
receptors. Disturbance from noise levels causing impacts to surrounding sensitive receptors from
outdoor special events and use of amplified music in the evening hours would be infrequent but
considered potentially significant if it exceeds the above thresholds.
The 2005 General Plan EIR identified a Class I, significant and unavoidable impact for the potential
exceedance of SCAG’s 2025 population growth projections for the City. The Growth Forecast
Appendix to SCAG’s 2012-2035 Regional Transportation Plan, which was adopted in April 2012,
projects that the City’s population will increase to 116,900 in 2020 and 128,800 in 2035. Therefore,
the 2025 General Plan projected population would exceed the RTP’s 2020 projection but would not
exceed the RTP’s 2035 projection. The Project would incrementally contribute to the Class I impact
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identified in the 2005 General Plan and the Downtown Specific Plan EIRs because planned growth in
the City would exceed regional growth forecasts. Although the Project would incrementally contribute
to the General Plan’s Class I population impact, this contribution would not be cumulatively
considerable because Project-related growth within what was forecast in both the 2005 General Plan
and the Downtown Specific Plan.
While special events have the potential to exceed City thresholds for outdoor noise perceptible by
sensitive residential receptors, measures to limit the timing, size, and location of events would ensure
the Project manages and reports on the use of the hotel complex and Promenade Park for events
consistent with City regulation. Mandatory compliance with Ventura Municipal Code 10.650, as well
as the implementation of MM NOI-1, MM NOI-2, and MM NOI-3, would reduce this impact to less than
significant with mitigation.
c. Less than Significant. Noise as Project would not substantially increase the number of local
average daily trips, as further described in Section 5.16, Transportation/Traffic. Based on expected
changes in traffic volume with development of the Project site, increase in volume is expected to be
less than 3 dB which is not noticeable, making additional traffic noise less than significant (Appendix
I).
d. Less than Significant. Project implementation would result in an incremental, temporary change
to traffic patterns and associated noise within the Project site vicinity and increase short-term noise
levels and ground-borne vibration from construction activities. Temporary construction noise and
vibration impacts would primarily be generated from cut and fill site grading and Park facility and
hardscape installation, which would take place throughout the Project site. The City requires
appropriate noise reduction and management measures during construction activities, including use
of BMPs and conformance with City policies such as restricted hours for construction operations that
would maintain temporary noise impacts to an acceptable level. Therefore, impacts would be less than
significant.
e-f. No Impact. The Project site is not located within two miles of an airport or located within an area
covered by an airport land use plan or located within two miles of the Project site. The Project does
not involve placing people in proximity to aircraft operations, including noise and vibration occurrences.
Therefore, no impacts from aircraft noise would occur.

5.12.3 Mitigation
MM NOI-1 - Outdoor Use Times of Operation. No outdoor uses, including the outdoor swimming
pool, rooftop terrace, or special events will continue after 10:00 p.m. The Applicant shall be responsible
for enforcing quiet hours post-10:00 p.m. for the Project property (outdoor pool deck and rooftop
terrace) as well as any hotel-affiliated event that takes place in Promenade Park. Signs shall be posted
on the outdoor pool deck and rooftop terrace that these areas will close at 10:00 p.m.
MM NOI-2 - Delivery Truck Hours and Idling. Deliveries from heavy-duty trucks, including
refrigerator trucks, trash and recycling pick-ups, and parking lot sweeping, shall be restricted to
daytime operating hours (7:00 a.m. to 4:00 p.m.); idling longer than 5 minutes in the same period shall
be prohibited. The Applicant shall be responsible for scheduling deliveries during daytime operating
hours. Signs shall be posted requiring delivery truck drivers to shut-off their engines if they would idle
for greater than 5 minutes during daytime operating hours (7:00 a.m. to 10:00 p.m.).
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MM NOI-3 - Special Events Management Plan. Within 60 days of the Project’s Use Permit approval,
the Applicant shall submit a Special Event Management Plan (SEMP), which shall include, but is not
limited to, establishment of procedures to limit noise generated by hotel operations and any outdoor
events that would utilize hotel facilities and/or Promenade Park. The SEMP must be approved in
content and form to the satisfaction of the Community Development Director (or designee) and City
Parks Recreation and Community Partnerships Director (or designee) prior to permitting of hotelrelated special events. The SEMP shall be implemented and maintained for as long as the Project
authorized by the Use Permit is operational and shall be updated and submitted annually for review
by the City Community Development Department and City Parks Recreation and Community
Partnerships. Annual Plan updates shall detail the total number of events during the previous year,
noise complaints received, and any changes to event operations that resulted from noise nonperformance issues. During annual review of the Plan, the City shall retain the ability to modify the
conditions in the Plan to address any concerns or non-performance issues that may arise. This would
potentially include, but not be limited to, a reduction in the number of events, restrictions on attendance
at outdoor events, and a reduction in the period allowed for outdoor amplified music.
At a minimum, the SEMP shall address notification requirements and coordination and noise incident
response protocols with the City Parks Recreation and Community Partnerships Department, City
Community Development Department, Ventura Fire Department (VFD), and Ventura Police
Department (VPD). The SEMP shall also detail the hours of event operation, event capacity, limitation
on multiple concurrent events, allowable noise levels, and appropriate staff response procedures for
violation of noise restrictions. Limitations on outdoor events shall include prohibiting the use of
amplification systems for outdoor events after 10:00 p.m., and review of the proposed sound system
by a qualified acoustical engineer, approved by the City, subsequent to Project construction to ensure
that design would meet acceptable noise criteria including an active noise meter at the eastern
property line of Promenade Park tied to any sound system that will cut system output by 10 dBA if
detected sound limits exceed a level set by the qualified acoustical engineer.
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5.13 Population and Housing

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project:
a)

Induce substantial population growth in
an area, either directly (e.g., by
proposing new homes and businesses)
or indirectly (e.g., through extension of
roads or other infrastructure)?

b)

Displace substantial numbers of existing
housing, necessitating the construction
of replacement housing elsewhere?

c)

Displace substantial numbers of people,
necessitating the construction of
replacement housing elsewhere?

5.13.1 Existing Setting
Using the U.S. Census Bureau American Community Survey (ACS) 5-Year Population Estimate, the
population estimate for the City of Ventura is 108,899, containing approximately 13 percent of Ventura
County’s population of 840,833 (U. S. Census Bureau 2015). Citywide population growth predictions
expect an 0.88 percent average annual growth in population, with an estimated 126,153 individuals by
2025 (City of Ventura 2007a).
The Project site is located within California census tract 111-0024.00. The tract contains approximately
1,558 housing units, 483 of which are one-to-four family units. Of the City’s 43,238 housing unit total,
the tract encompasses approximately 3.6 percent of the City’s housing units. The tract contains a
population of approximately 2,571 individuals, and has a minority population of approximately 982
individuals, comprising an estimated 35.7 percent of the census tracts’ population (Federal Financial
Institutions Examination Council 2017).
The percent of the population below the poverty line of the examined tract is approximately 21.89
percent, compared to the City’s overall estimated poverty rate of approximately 11.4 percent (Federal
Financial Institutions Examination Council 2017; U. S. Census Bureau 2015).
There are at least seven planned housing and commercial developments within the Downtown Specific
Plan area/Project vicinity depicted in Table 24.
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Table 24. City of Ventura Planned Housing and Development Projects
Project &
Location
Ventura Downtown
Housing
E. Thompson
Boulevard
Mixed use- condos
and commercial
property
Thompson Boulevard
and Ventura Avenue
Iron & Resin Façade
CHG and Addition
324 E. Main Street
Best Western
708 E. Thompson
Boulevard
Anacapa Courts
299 E. Main Street
45 S. California
Project
45 South California
Street
470 Poli Project
470 Poli Street

Distance &
Direction from
Project site
650 feet
(Northwest)

940 feet
(Northwest)

1,400 feet
(North)
2,240 feet (East)

Status

Description

Total
Units

All Planning
Approvals

Residential tract only (not
zoned for multi-family)

255

In Plan Check

5-Story mixed use;
condos. 6,142 square feet
ground floor commercial

140

In Planning
Process

Façade improvement;
tenant improvements;
addition; and storage
Remodel to include new
gym and meeting room;
new 2nd story addition
Mixed use development
including 42,350 square
feet ground floor retail
4-Story mixed use
including retail and 27
residential units

In Plan Check

1,500 feet
(North)

In Planning
Process

1,540 feet
(Northeast)

In Planning
Process

1,900 feet
(Northeast)

In Planning
Process

3-Story residential
development including
2,246 square feet ground
floor retail and condos

--

--

25

27

12

Source: City of Ventura Community. Development Planning Projects. (2018).

The roads adjacent to the Project site, including East Harbor Boulevard and South Figueroa Street are
used for thoroughfare travel and access to residential neighborhoods, some commercial businesses,
and the Downtown area. While there are residential properties adjacent to the Project site, there are
no existing habitable residential structures within the Project site.

5.13.2 Discussion
a. Less than Significant. Construction of the proposed mixed-use hotel is expected to employ up to
40 temporary construction workers, depending on the phase of construction (refer to Section 2.10.5,
Construction). However, these individuals are expected to be drawn from the existing workforce within
the County and would not be expected to move to or temporarily seek housing in the City. Hotel, staff
at the Project site would include 55 staff members. In addition to hotel staff, individual commercial
tenant staff would work in each of the retail and restaurant uses. Tenant retail uses would likely require
two to five staff members, while tenant restaurants would include up 14 staff during peak periods,
similar to the proposed hotel restaurant. In total, the Project would employ 74 personnel onsite at a
given time. However, similarly to construction, operational jobs associated with the proposed Project
are anticipated to be supplied by the local or regional labor force within the City and surrounding
Ventura County. According to the Southern California Association of Governments’ 2017 Local Profile
for Ventura County, approximately 51.3 percent of Ventura County residents live and work in the
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County. Consequently, it can be expected that approximately 38 of the employees working at the
Project site would live in the City. However, additional population and housing demands associated
with a hotel on the Project site were included in the Downtown Specific Plan’s population and housing
projections (City of Ventura 2007a). The proposed Project does not include the development of any
residential units and is not expected to directly or indirectly induce substantial permanent population
growth in the area. No new or extended roads or utilities are proposed as a part of the Project which
would induce population growth. Therefore, impacts of the Project on population growth would be less
than significant.
b-c. No Impact. The Project would construct a new retail and hotel development on an existing vacant
lot and would provide landscaping and hardscaping improvements to the existing Promenade Park. In
the process of development, no housing would be demolished and there would not be any
displacement of people. Additionally, the Project would not displace population or housing located
within areas adjacent to the Project site. Therefore, development of the site and would have no impact
associated with the displacement of persons or housing.
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5.14 Public Services

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

The Project would be considered to have significant impacts if the Project would result in substantial adverse physical
impacts associated with the provision of new or physically altered governmental facilities, need for new or physically
altered governmental facilities, the construction of which could cause significant environmental impacts, to maintain
acceptable service ratios, response times or other performance objectives for any of the public services.
Would the Project impact the below public services:
a)

Fire protection?

b)

Police protection?

c)

Schools?

d)

Parks?

e)

Other public facilities?

5.14.1 Existing Setting
Fire Protection
The Ventura City Fire Department (VFD), which operates under cooperative initiatives with the Ventura
County Fire Protection District, provides fire protection services and emergency medical (paramedic)
services within the City. The City has six stations that provide the community with emergency response
services. The VFD has approximately 70 firefighter personnel, with 0.64 firefighters serving every
1,000 people. Approximately 15,000 calls for service were responded to in 2016, among which
approximately 75 percent are for medical emergency services. The VFD has a response time goal of
5 minutes, which it is not currently meeting Citywide. Further, VFD is not currently meeting current
performance objectives for required annual residential occupancy inspections. However, the Project
site is located on the border of the primary response areas for Ventura Fire Department Stations No.
1 & No. 2 located at 717 North Ventura Avenue and 41 S. Seaward Avenue, respectively.

Police Protection
The Ventura Police Department (VPD) provides law enforcement and police protection services within
the City, with headquarters located approximately 4.4 miles east of the Project site. The Project site is
located in Beat 1, Reporting District 30 for the VPD. The VPD employs approximately 172 employees,
with 127 officers and 42 civilians. Currently, 1.16 officers serve every 1000 people. Over 90,000 calls
for service are responded to annually, with nearly 40,000 processed (City of Ventura 2015a). The
VPD’s Strategic Plan: A Crime Fighting Blueprint for Our Community 2015-2018 provides goals and
strategies for crime control, team development, active partnerships, safe neighborhood maintenance,
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and efficiency and accountability. Measures include arriving to emergencies and crimes within 5
minutes or less and reducing Ventura’s per capita crime rate from previous years (City of Ventura
2015b). The 180 day calls for service heat map does not indicate a higher amount of crime within the
Project site vicinity (City of Ventura GIS 2015).

Schools
The Ventura Unified School District (VUSD) provides public school education to the neighborhoods
adjacent to the Project site. The VUSD has approximately 19 elementary schools, 7 middle schools, 5
high schools, and a variety of additional programs. The nearest public schools and student capacity
are shown in Table 25.
Table 25. Location and Capacity of Closest Public Schools

School

Location

Distance

Students
Enrolled
(2015-16’
school year)

Maximum
Student
Capacity

Available
Seats

Lincoln
1107 E Santa
Elementary
0.8 mile (east)
256
282
26
Clara St.
school
Cabrillo
1426 E Santa
0.98 mile
Middle
906
1,354
448
Clara St.
(east)
School
Vista Real
300 Santa
0.2 mile
Charter High
933
--Clara St.
(north)
School
Note: Class size distribution data is unavailable for Vista Real Charter High School due to the practice
of independent study.
Source: (Ventura Unified School District 2016b, 2016a; Vista Real Charter High School 2017)

Parks
The City of Ventura Department of Parks, Recreation & Community Partnerships, located at 501 Poli
Street, Room 226, provides a variety of programs, services and activities for City residents and
communities. The City contains at least 32 parks covering more than 600 acres of land consisting of
beaches, recreation facilities, and community services (City of Ventura 2016c). The primary facilities
currently serving the Project area include Surfer’s Point at Seaside Park, Mission Park, Plaza Park,
Promenade Park, San Buenaventura State Beach, and San Buenaventura City Pier. Recreation
facilities are further discussed within Section 5.15, Recreation.

Libraries
The nearest two public libraries northwest of the Project site, which are a part of the Ventura County
Library system, include E. P Foster Library located approximately 0.45 mile away at 651 E. Main Street
and Avenue Library located approximately 0.8 mile away at 606 N. Ventura Avenue (Ventura County
Libraries 2015). The Ventura County Library system offers at least 179,750 books, 163,247 electronic
resources, 70,762 eBooks, and over 60,000 sound and video recordings. Though the Downtown
Specific Plan states that strategies would be put in place to revitalize and update the role of City
libraries, previous thresholds used by the City have included a standard of 2 books per resident.
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Considering solely books and eBooks available (250,512 items), the current book to population ratio
is approximately 2.3.

5.14.2 Discussion
a. Less than Significant. During construction activities, use of heavy construction materials and
installation of electrical, plumbing, communications, and ventilation systems would occur, which have
the potential to result in a fire at the construction site. However, this is unlikely, and it is expected that
the electrical, plumping, and mechanical systems included in the development would be installed
properly consistent with California Building Code and City Municipal Code during framing to reduce
the potential for fire. Additionally, construction of the Project would be subject to City requirements
associated with water availability and accessibility to fire suppression materials. Adherence to these
requirements during construction would further reduce the potential for fire hazards, which reduces
the potential impact to fire protection services to a less than significant level.
Construction of the proposed Project would increase traffic within the Project vicinity due to commuting
construction workers, trucks, and other large construction vehicles. Slow moving construction-related
traffic may reduce optimal traffic flows on local roadways and could delay emergency vehicles or
contribute to a vehicle accident. However, due to the temporary and short-term nature of the
construction activities, and the implementation of standard best management practices, constructionrelated impacts to fire protection service response would be less than significant.
While the Project would require approximately 74 employees for operation of the proposed hotel, it is
anticipated that the local populace would supply most of the jobs and any increase in population
requiring fire protection services would be incremental. Increased development density within the
Downtown would potentially affect the VFD’s ability to maintain the existing call response times.
However, this Project is within the VFD’s existing service area and nearby stations, and this population
growth is expected under the Downtown Specific Plan. Therefore, the Project would not increase
demand to the extent that the construction of additional fire protection facilities would be required.
Further, the project site is located approximately equidistant between VFD Station Nos. 1 and 2. VFD
review of the Project to ensure that the Project contains adequate emergency access, emergency
water supply, proper sprinkler installation, fire alarms, and fire suppression systems, and compliance
with the California Fire Code and California Building Code standards would be required.
b. Less than Significant. The Project would incrementally increase the number of individuals requiring
police protection services, thereby increasing the number of incidents and frequency of calls. However,
this growth would be minimal and is accommodated under the Downtown Specific Plan. Additionally,
existing services have the capacity to accommodate additional demand in the Downtown area.
Property fencing, security lighting, and gates proposed under the Project would also increase security
of the development and reduce potential demand on VPD personnel. Vegetation would not
substantially block visibility from the surrounding roads, and police department response times would
not be affected by Project implementation. The VPD would not need to construct a new facility or alter
an existing facility to accommodate the proposed Project. Additionally, the VPD maintains a
countywide mutual aid agreement with all law enforcement agencies within Ventura County. Impacts
to public safety and police protection services would be less than significant.
c. Less than Significant. The Project site would have a minimal impact on the demand for schools.
Although most employees of the proposed hotel are expected to be local to Ventura County, an
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incremental increase in population could occur (see also, Section 5.13, Population and Housing).
Increased permanent populations may require use of local public schools. However, the proposed
Project does not have the potential to generate substantial population growth and would not result in
the need for construction of new school facilities. Furthermore, all new development is subject to
payment of School Mitigation Fees, including SB 50, requiring the developer of a Project site to pay
fees to the school district to mitigate potential impacts. Therefore, the Project would have a less than
significant impact on public schools with the payment of these required developer impact fees.
d. Less than Significant. As mentioned, it is anticipated that the local populace would supply most of
the jobs generated by the proposed hotel and any increase in population requiring additional park
facilities would be incremental. Additionally, the proposed development would provide improvements
to Promenade Park within the Project site, which would help to offset potential increased demand for
parkland. Further, MM REC-2 would ensure Promenade Park is maintained as publicly accessible
open space to meet the needs of existing and future residents (see Section 5.15, Recreation). Overall,
the private and public recreational facilities provided by the Project would provide a variety of amenities
to reduce the impact of the increased population on parks nearby. The Project would have a less than
significant impact.
e. Less than Significant. As previously described, implementation of the proposed Project is
expected to result in an incremental increase in population due to the increased availability of jobs.
With an increase in population, the number of individuals visiting nearby libraries would incrementally
increase. The Project would not increase the City’s population and would maintain existing population
projections under the Downtown Specific Plan, which would continue to be compliant with City
thresholds for 2 books per resident. Therefore, libraries would continue to adequately meet demand
and the Project’s impacts would be less than significant.
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5.15 Recreation

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project:
a)

Increase
the
use
of
existing
neighborhood and regional parks or
other recreational facilities such that
substantial physical deterioration of the
facility would occur or be accelerated?

b)

Include recreational facilities, or require
the construction or expansion of
recreational facilities, which might have
an adverse physical effect on the
environment?

c)

Substantially conflict with the area’s
established recreational uses?

5.15.1 Existing Setting
The City’s parks system includes parks, facilities,
and historic sites serving various interests in
Ventura’s diverse community. The City oversees
42 parks and facilities and nearly 600 acres of
developed park facilities. The City’s parks system
also contains historic sites depicting the City’s
heritage and two municipal golf courses.
Recreation facilities in the Project vicinity include
several coastal recreational amenities located
south of U.S. Highway 101, including state
beaches and other related facilities. These areas
include Seaside Wilderness Park, Ocean Avenue
Park, Ventura Promenade, San Buenaventura City
Pier, Marina Park, San Buenaventura State Beach,
and Surfers’ Point at Seaside Park. These
recreational areas offer walking trails, playgrounds,
picnic tables and basketball courts, coastal access
parking, as well as more passive amenities.

Promenade Park provides over an acre of
beachside lawn area and is a popular location for
local festivals, along with general use by visitors
to the Ventura Promenade and beach. Photo:
Ventura County Star

Within the Project site, Promenade Park offers 1.83 acres of lawn with a concrete walkway entrance
to the Ventura Promenade on the east and a concrete sidewalk on the west that reaches from the
Promenade to South Figueroa Street. No other recreational amenities exist onsite; however,
Promenade Park offers a gathering place adjacent to Surfer’s Point along the Ventura Promenade and
has historically provided space for local festivals (e.g., Ventura Aloha Beach Festival, Ventura Pride
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Festival) and many running/footrace events. Promenade Park does not include developed facilities,
such as public parking, restrooms or sources of potable water. Public restrooms, potable water,
showers, and picnic facilities are provided at Surfers’ Point at Seaside Park approximately 700 feet
west of the Promenade Park with additional public restrooms located in the parking garage at the
Ventura Pier approximately 1,500 feet to the east. The nearest potable water to Promenade Park is a
water fountain along the Ventura Promenade immediately south of the Park. The closest available
public parking for Promenade Park is the eastern 32-space parking lot for Surfer’s Point.
The Ventura Promenade is approximately 0.5 miles long and provides a paved pathway connecting
Seaside Park (Ventura County Fairgrounds) with the Ventura Pier for pedestrians and cyclists, as well
as a connection to the Omer Rains Coastal Bike Trail. The Promenade is also an important coastal
connection to surrounding recreational amenities, including the Ventura River Trail and Ventura State
Beach. The Ventura Promenade runs immediately south of the Project site and provides some shade
trees and seating areas for users, as well as formal beach access points.
The Downtown Specific Plan details the recreational setting within the Downtown area and describes
City standards for park area service ratios in the area. The City requires 10 acres of parks per 1,000
residents. Per the Downtown Specific Plan, the estimated Downtown population is approximately
5,908; the Plan addresses allowable new developments and population increases, including
development of the Project site. As such, the supply of parks accessible to Downtown provides
approximately 26 acres per 1,000 residents. Additionally, the Downtown Specific Plan specifies that
development fronting the Promenade must include visitor-serving uses and provisions for public
access.
The Parks and Recreation Element of the 1989 Comprehensive Plan identifies policies and actions
which pertain to the establishment and maintenance of parks and recreation opportunities in the City
of Ventura and include the following:
Goal 1: Provide diverse, quality leisure opportunities and facilities accessible to all City residents
and visitors. Encourage individuals to develop and enhance their human potential through creative,
experience oriented services and facilities.
Goal 5: Encourage and cooperate with other agencies, organizations, businesses and industries to
support and provide for the maximum effective use of public and private community facilities and
resources for the provision of community services.
Policy 1.1: Leisure services in the Planning Area are offered by a wide range of service providers.
The City should maximize resources and deliver the widest spread of compatible, complementary
and unique leisure opportunities reflective of community needs.
Policy 2.4: Renovation and infrastructure maintenance of parks and facilities should be considered
a priority for commitment of City resources.
Policy 2.13: The City should consider incorporating neighborhood and service area facilities into
existing city-wide parks that are under-used.
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Policy 4.3: When considering the provision of new City-wide parks or special use facilities, the
potential of that park or facility to create a regional draw should be examined. It is the intent of the
City to maximize such development for its attraction as a destination location.
Policy 5.1: Development and maintenance of the City’s urban forest and landscaped parkway area
(roadway medians, planters and linear parks) should first consider the aesthetic and recreational
benefits to the community as a whole and, secondarily, the benefits to or impact on adjacent
properties. Development should be directed by the City’s Park Development Guidelines and the
City’s Irrigation and Landscape Guidelines.
Policy 5.4: Landscaped areas should be maintained in accordance with standards identified in the
City’s Park Maintenance Standards Manual.
Policy 6.2: Stabilization and/or preservation of resources and facilities in the coastal area is critical.
Amenities along the coast catering to both residents and visitors experience heavy usage on a
year-round basis. In recent years, these amenities have experienced significant impacts from
natural forces. The City should employ necessary stabilization and/or preservation measures to
ensure that such parks and associated improvements do not suffer significant losses.
The Coastal Act further protects coastal access rights via the following:
Section 301210 Access; recreational opportunities; posting: In carrying out the requirement of
Section 4 of Article X of the California Constitution, maximum access, which shall be conspicuously
posted, and recreational opportunities shall be provided for all the people consistent with public
safety needs and the need to protect public rights, rights of private property owners, and natural
resource areas from overuse. (Amended by Ch. 1075, Stats. 1978.)
Section 301211 Development no to interfere with access: Development shall not interfere with the
public’s right of access to the sea where acquired through use or legislative authorization, including,
but not limited to, the use of dry sand and rocky coastal beaches to the first line of terrestrial
vegetation.
Section 30212 New development projects: (a) Public access from the nearest public roadway to
the shoreline and along the coast shall be provided in new development project except where: (1)
it is inconsistent with public safety, military security needs, or the protection of fragile coastal
resources, (2) adequate access exists nearby, or (3) agriculture would be adversely affected.
Dedicated accessway shall not be required to be opened to public use until a public agency or
private association agrees to accept responsibility for maintenance and liability of the accessway.

5.15.2 Discussion
a. Less than Significant with Mitigation. The Project would include redesign and redevelopment of
Promenade Park to transform the area from a passive lawn to a space for regular special events, such
as weddings, parties, and festivals. This Project component would provide additional landscaping and
hardscaping improvements to the existing Promenade Park (see Section 2.10.2, Promenade Park),
located in the southern portion of the Project site. Proposed improvements to Promenade Park would
include an event lawn with gazebo, formal event lawn with stage, dining terrace connected to the
adjacent proposed hotel, and additional planters and wall seating. The Project would stimulate
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increased use of the Park for private and public events, which could potentially result in physical
deterioration of the facility. However, private events occurring at Promenade Park would be permitted
through the City of Ventura Parks Recreation and Community Partnerships and would be subject to
existing special event permit regulations. Similar to existing City parks, public use of Promenade Park
would be closed at night, and the VPD would continue to provide routine patrols of the area. Nighttime
use of Promenade Park for special events, including weddings, at the event lawn and formal event
lawn, would require a special event permit authorized by the City Parks Recreation and Community
Partnerships. Further, landscaping and general maintenance of Promenade Park would be provided
by the Applicant to ensure regular upkeep of the facility under current City maintenance standards.
The City’s Downtown consists of several public parks within 0.5 mile of the Project site, including
Mission, Eastwood, and Plaza Parks. The proposed public and private use of Promenade Park may
reduce the demands on existing recreational facilities by offering an additional unique area for ocean
and sunset viewing. With an increase in visitation and special events to Promenade Park under the
Project, there would be a commensurate increase in demand for restroom amenities and potable water
onsite. For private events sponsored by the hotel, guests would presumably utilize hotel restrooms
and facilities. For public events, the nearest public restrooms are located at Surfer’s Point, which may
be insufficient to meet peak demand during larger special events and may deteriorate if use increases
substantially. The proposed hotel would have these amenities available nearby, but it is uncertain if
these amenities would be available to general users of the Park or for special event attendees that are
not affiliated with the hotel (i.e., festivals). Given the lack of restroom facilities, trash management
facilities, or potable water at Promenade Park, temporary restrooms, water sources, and trash
receptacles would be necessary to serve event attendees and members of the public, as required by
MM REC-1. With mitigation, this impact would be less than significant.
b. Less than Significant with Mitigation. Promenade Park is already developed with lawn and
walkways, and while its redevelopment into an event-oriented facility would result in the removal of
several small trees and shrubs and lawn area, these would be replaced with substantial new vegetation
and other improvements, limiting any potential for impact to existing recreation facilities. However, the
proposed Project would include the construction or expansion of recreational facilities with potential for
significant impacts on the environment, specifically to subsurface cultural resources. In addition, these
proposed facilities would be exposed to potential for direct wave runup and flooding within the
foreseeable future. For a complete discussion of these issues, please See Section 5.5, Cultural
Resources, Section 5.17, Tribal Cultural Resources, and Section 5.9, Hydrology and Water Quality,
including applicable mitigation measures to address these potential impacts. Considering the potential
Project would draw from by existing employees in Ventura as discussed in Section 5.13, Population
and Housing, 0 acres of additional parkland would be required per City requirements. Buildout of the
2007 Downtown Specific Plan is estimated to add approximately 4,112 residents to the Plan Area,
which would bring the total Downtown population to 10,020 by its 20-year planning horizon. A
population of 10,020 would need approximately 100 acres of parks based on the City’s standard of 10
acres of parks required per 1,000 residents. The 256.1 acres of parks currently available in the
Downtown area would provide approximately 15 acres per 1,000 residents, thus exceeding the City’s
standard. The Downtown Specific Plan identifies City-owned properties that would present
opportunities for development of additional parks to accommodate population growth. The Project
would occur within largely vacant parcels of land with limited potential for adverse physical effects. All
improvements to the Project’s open space areas would be confined to previously disturbed areas as
opposed to the removal of established biological systems. The Project would not necessitate additional
park facilities that may adversely affect resources, and as discussed elsewhere in this analysis (e.g.,
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Section 5.13, Population and Housing, Section 5.14, Public Services), adverse physical impacts from
the renovation of the existing open space and park areas would be less than significant.
c. Less than Significant with Mitigation. As previously described, the Project would include
substantial improvements to Promenade Park to transform the passive open space into an active event
venue, including the installation of event lawns, a fountain, gazebo, stage, and walkways. These
improvements would facilitate use of Promenade Park for both private and public special events, such
as weddings, and likely increase overall use of this Park, consistent with City policy. Policies of the
City’s Comprehensive Plan, as detailed above, encourage development that increases established
recreational opportunities including public/private partnerships and destination locations. However, the
proposed integration with hotel facilities and coastal setting of Promenade Park would be highly
desirable for private events and the proposed Project’s park design would create the potential that
general users of the Park would be displaced during use of the Park for private events, such as
weddings, while remaining open to the public at other times. During peak summer demand periods
and on weekends, it is likely that the Park would be fully programmed for events, similar to other
beachfront venues in Ventura and Santa Barbara County. Even though these improvements would
likely increase overall use and visitation of the Park, such displacement of the public from the Park
would not substantially conflict with the area’s established recreational uses. Mitigation to limit the total
number and frequency of private events would ensure equitable access to the Park’s amenities for
general users and ensure the public maintains access to Promenade Park (MM REC-1 and MM REC2). Further, the proposed design of Promenade Park, including three seating walls along the southern
edge of the Project site, could potentially indicate to general recreational users that the amenities are
intended for private users of the hotel and are not available to public visitation, including passersby on
the Ventura Promenade. Mitigation to ensure awareness of the public nature of the Park would prevent
confusion regarding the public ownership of the Park (MM REC-3).
With mitigation to ensure balance between public use, private permitted special events, and Citysponsored special events, this impact would be less than significant.

5.15.3 Mitigation
MM REC-1 - Special Event Support Amenities. To provide sufficient support for public special events
at Promenade Park, the City shall require event applicants to supply temporary restrooms, potable
water as needed, and solid waste management facilities to serve event guests, as required by City
Parks Recreation and Community Partnerships special event permit process. The number and location
of support amenities shall be determined by the Parks, Recreation and Community Partnerships
Director prior to issuance of a special event permit and/or rental agreement. Factors such as the
number of attendees, location, and type of event shall be considered to ensure facilities are included
to meet demand.
MM REC-2 – Limitations on Number and Frequency of Hotel Special Events. To ensure equitable
public access between the public and special event visitors to Promenade Park, the total number of
special events permitted for hotel related uses of Promenade Park shall be limited to 200 events per
year. Hotel event scheduling shall ensure that one day of each weekend is free from hotel related
special events per month between April and September annually. City Parks Recreation and
Community Partnerships shall maintain the calendar of events for Promenade Park to track and limit
special event reservations for Promenade Park consistent with this measure.
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MM REC-3 – Posting of Public Park Status at Park Entries. To ensure that the public is aware that
the Park is City-operated, the City shall post “reserved” signage detailing hours of Park operation and
City contact information for requesting a special event permit. Signage will be posted at the western
entrance to the Park via Figueroa Street and at the southern entrance via the Ventura Promenade.
Signage shall be installed prior to reopening of the Park following Project improvements.
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5.16 Transportation/Traffic

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project:
a)

Conflict with an applicable plan,
ordinance
or
policy
establishing
measures of effectiveness for the
performance of the circulation system,
taking into account all modes of
transportation including mass transit and
non-motorized travel and relevant
components of the circulation system,
including but not limited to intersections,
streets,
highways
and
freeways,
pedestrian and bicycle paths, and mass
transit?

b)

Conflict with an applicable congestion
management program, including, but not
limited to level of service standards and
travel demand measures, or other
standards established by the county
congestion management agency for
designated roads or highways?

c)

Result in a change in air traffic patterns,
including either an increase in traffic
levels or a change in location that results
in substantial safety risks?

d)

Substantially increase hazards due to a
design feature (e.g., sharp curves or
dangerous intersections) or incompatible
uses (e.g., farm equipment)?

e)

Result in inadequate emergency access?

f)

Conflict with adopted policies, plans, or
programs regarding public transit,
bicycle, or pedestrian facilities, or
otherwise decrease the performance or
safety of such facilities?

5.16.1 Existing Setting
Regional Transportation
Regional access to the Project site is provided via U.S. Highway 101 located adjacent to the northern
boundary of the Project site. In the area, U.S. Highway 101 provides northwest-southeast access along
the California coastline, passing through the City. The two nearest onramp locations to U.S. Highway
101 include a northbound onramp 0.27 mile from the Project site reached via East Thompson
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Boulevard and Oak Street and southbound onramp 0.34 mile from the Project site via East Harbor
Boulevard. Adjacent to the Project site, U.S. Highway 101 is approximately 140 feet wide and six lanes
across (three lanes in both directions).

Local Transportation and Traffic
South Figueroa Street and East Harbor Boulevard provide direct access to the Project site from the
western boundary and northern boundary, respectively. Additionally, pedestrians and bicyclists may
access the site at Promenade Park via the Ventura Promenade. The Promenade connects to the Omer
Rains Trail, which provides a Class I bike path link along the City’s waterfront connecting to the
Pierpont residential neighborhood located 2 miles to the east and the Ventura River Trail located
approximately 1 mile to the west. Bordering the Project site are U.S. Highway 101, the UPRR route,
and East Harbor Boulevard to the north; the Ventura Promenade to the south, and South Figueroa
Street to the west. No streets border the Project site on the east. (See Table 26 below for information
on bordering roads).
Table 26. Project Vicinity Roadway Details
Roadway

Classification

Width (curb-tocurb)

South
Figueroa
Street

Collector

30 to 40 feet

East Harbor
Boulevard

Collector

30 to 40 feet

East
Thompson
Boulevard

Arterial

55 to 65 feet

California
Street

Collector

25 to 60 feet

Quantity
of Lanes
2 lanes
(1 both
directions)
2 lanes
(1 both
directions)
4 lanes
(2 both
directions)
2-4 lanes
(1-2 both
directions)

Details
No parking;
some turning lanes at
intersections
No parking;
some turning lanes at
intersections
Varied parallel parking
both sides;
some turning lanes at
intersections
Varied parking both
sides;
some turning lanes at
intersections

Local Intersection Operations
Because traffic flow on urban arterials is most constrained at intersections, traffic flow analysis in the
Project area focused on the operating conditions of critical intersections during peak travel periods.
Intersection operation and congestion can be described by measuring the level of service (LOS) of an
intersection. LOS is a qualitative method for characterizing the operational conditions at an intersection
generally accounting for measures such as speed, delays, travel time, freedom to maneuver, traffic
interruptions, and comfort and convenience. In rating intersection operations, LOS A through F are
used, with LOS A indicating free flow operations and LOS F indicating congested operations. The City
considers LOS E to be the acceptable standard at freeway interchange intersections and LOS D to be
the acceptable standard at Principal Intersections within the City. Principal Intersections are
intersections that are regularly monitored by the City as a gauge of the operation of the City’s
circulation system. The City does not have a level of service standard for non-Principal Intersections,
except for those that are located on the Ventura County Congestion Management Program (CMP)
network, where LOS E is the acceptable standard.
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All signalized intersections were analyzed using the Intersection Capacity Utilization (ICU)
methodology. Unsignalized intersections were analyzed using the Highway Capacity Manual (HCM)
2010 methodology. The ICU method applied to the signalized intersections compares the peak hour
volume of traffic at an intersection to the traffic volume the intersection can carry under ideal conditions
(the capacity) and defines a volume-to-capacity (V/C) ratio for the intersection as a whole, which is
then related to LOS (see Table 27). For the HCM analysis methodology for unsignalized intersections,
LOS is defined instead by the average delay (in seconds) per vehicle occurring at the intersection. In
contrast to signalized intersections, where all approaches to the intersection must stop at a red light
and wait for the next green light, at stop-controlled intersections only the minor street traffic controlled
by the stop sign is required to stop (at two-way stop intersections). Through traffic movements on the
major street do not stop and turning movements from the major street must stop only if there is
conflicting traffic approaching in the opposite direction. At all-way stop intersections, all approaches
must stop.
LOS E (peak hour ICU less than or equal to 1.00) is the performance standard for freeway ramp
intersections and non-Principal Intersections that are located in the CMP network. LOS D (peak hour
ICU less than or equal to 0.90) is the performance standard for all other Principal Intersections. For an
intersection that is forecast to operate worse than its performance standard, a project’s impact is
considered significant if the project increases the intersection V/C ratio by more than 0.01. Additionally,
the California Manual on Uniform Traffic Control Devices (MUTCD) establishes guidelines and
standards for the establishment of traffic control devices such as stop signs, stop lights, signage, and
similar items. If the above guidelines are exceeded, the Project Applicant may be required to construct
improvements or implement other methods to reduce the impact. The thresholds above assume full
contribution to the City’s Traffic Mitigation Fee Fund.
Surrounding intersections that may be affected by Project generated traffic are contained in Table 27.
All 5 intersections are within allowable operating thresholds for intersections within the City, with PM
peak hour LOS levels generally at a worse LOS level than AM peak hour.
Table 27. Levels of Service – Existing Conditions1
AM Peak Hour

PM Peak Hour

ICU

LOS

ICU

LOS

Signal

0.34

A

0.47

A

STOP

9.2 sec

A

9.4 sec

A

California & Thompson

Signal

0.47

A

0.65

B

California & U.S. Highway 101 NB
Off-Ramp

STOP

11.4 sec

B

17.1 sec

C

Intersection

Control

Figueroa & Thompson
Figueroa & California

California & Harbor
STOP
11.4 sec
B
23.6 sec
C
Source: Associated Transportation Engineers Traffic Study for the Hilton Garden Inn Project, August 2014

Public Transit Services
Local and regional public transit in the Project vicinity is provided by the Gold Coast Transit District
(GCTD), the Ventura Intercity Transit Authority (VISTA), Amtrak, and Metrolink (City of Ventura n.d.).
The GCTD provides fixed-route bus as well as senior and Americans with Disabilities Act (ADA)
paratransit services within the cities of Ojai, Oxnard, Port Hueneme, Ventura and the unincorporated
areas of Ventura County. A total of 22 bus routes are provided via GCTD, with 6 routes traveling
City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

116

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

through the City of Ventura. VISTA provides connections between the cities of Ventura County and
between neighboring Santa Barbara and Los Angeles Counties. The service operates 6 regular bus
routes as well as 2 public “dial-a-ride” services. Amtrak runs along the UPRR to provide national and
regional rail service to the City at the train platform located at Seaside Park on Harbor Boulevard,
approximately 500 feet west of the Project site. Metrolink is a regional rail system, providing commuter
and other passenger services, linking communities to employment and activity centers within the
region. Current service is provided to the City at a station in the Montalvo area off Ventura Boulevard.
As discussed below, commuter-oriented transit service within the vicinity of the site is frequent during
weekday peak hours; however, commuter services slow or cease on weekends, leaving area
employees and other users limited to local transit service (i.e., buses) on weekends.

Gold Coast Transit District
Route 6 runs predominately in a northwest-southeast direction from north Ventura (Ventura Avenue at
Willet Street) to the Oxnard Transit Center. In the vicinity of the Project site, Route 6 runs along Ventura
Avenue and Main Street. The nearest bus stop to the Project site is located at the intersection of
Ventura Avenue and Main Street, approximately 0.35 miles north of the Project site. On weekdays,
the service operates between 4:45 a.m. and 10:22 p.m., with a headway of approximately 22 minutes
in the AM peak period and 28 minutes in the PM peak period. 15 During the weekend the service
operates between 5:15 a.m. and 10:00 p.m., with headway of approximately 30 minutes in the
Saturday and Sunday peak periods (Gold Coast Transit 2017).
Route 16 runs from the Ventura Transit Center at its southern end to Ojai at its northern end. In the
vicinity of the Project site, Route 16 runs along Ventura Avenue and East Thompson Boulevard, with
a stop at Ventura Avenue and Main Street, approximately 0.35 miles north of the Project site. On
weekdays, the service generally operates between 4:38 a.m. and 9:39 p.m., with a headway of
approximately 64 minutes in the AM peak period and 55 minutes in the PM peak period. The service
operates between 5:38 a.m. and 9:39 p.m. on Saturdays, and between 6:05 a.m. and 9:08 p.m. on
Sundays (Gold Coast Transit 2017).
Route 18F is a bus route serving Ventura High School and the local community and running on school
days only. The route runs along Ventura Avenue, Main Street, Loma Vista Road, and Mills Road until
it reaches the Ventura Transit Center. The nearest bus stop to the Project site is located at the
intersection of Main Street and Figueroa Street, approximately 0.3 miles north of the Project site. The
bus travels the route only once in the morning and has a headway of 60-70 minutes in the
afternoon(Gold Coast Transit 2017).

Ventura Intercity Transit Authority
The U.S. Highway 101/Conejo Connection route serves Ventura, Oxnard, Camarillo, Newbury Park,
Conejo Industrial Park, Thousand Oaks, and Woodland Hills (Warner Center). In the vicinity of the
Project site, the route generally runs in a northwest-southeast direction, with stops at the Ventura Pier
(weekends only) and the Ventura Transit Center, located approximately 0.4 and 2.71 miles east of the
Project site, respectively. On weekdays, the service operates from 6:00 a.m. to 8:33 p.m., with a
headway of approximately 30-60 minutes in the AM peak period and the PM peak period. On

15

Headway is defined as the time between transit at a given point.
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Saturdays, the service operates from 7:00 a.m. to 6:36 p.m., with a headway of approximately 60
minutes during the Saturday peak period (Ventura County Transit Commission 2015).
The Highway 126 route serves Fillmore, Santa Paula, Saticoy, and Ventura. The route generally runs
in a west-east direction, with the nearest stop at the Ventura Pier (weekends only). On weekdays, the
service operates between 5:45 a.m. and 10:15 p.m., with a headway of approximately 25 minutes in
the AM peak period and 65 minutes in the PM peak period. During the weekend, the service operates
between 8:00 a.m. and 6:15 p.m., with headway of approximately 60 minutes in the Saturday and
Sunday peak periods (Ventura County Transit Commission 2015).
The East-West Connector serves Ventura, Oxnard, Camarillo, Moorpark and Simi Valley on weekdays
only. The service operates between 5:55 a.m. and 9:25 p.m., with a headway of approximately 60
minutes in the AM peak period and 1.5 hours in the PM peak period(Ventura County Transit
Commission 2015).
The Coastal express route serves Ventura, Oxnard, Carpinteria, Santa Barbara, Goleta, and UCSB.
On weekdays, the service operates between 4:20 a.m. and 8:37 p.m., with a headway of approximately
30 minutes in the AM peak period and 25 minutes in the PM peak period. During the weekend, the
service operates between 7:25 a.m. and 7:58 p.m., with headway of approximately 50 minutes in the
Saturday and Sunday peak periods(Ventura County Transit Commission 2015).

Amtrak
As mentioned above, the Amtrak station in the City is located on East Harbor Boulevard, north of the
Ventura County Fairgrounds parking lot and approximately 500 feet west of the Project site. The Pacific
Surfliner route is the only route that stops at this train station. The northbound train arrives at the station
6 times daily between 9:35 a.m. and 11:59 p.m., with an average headway of about 2.5 hours, while
the southbound train also arrives at the Ventura station 6 times daily between 7:29 a.m. and 7:40 p.m.,
with an average headway of approximately 2 hours (Amtrak 2017).

Metrolink
One Metrolink rail provides service to the City on weekdays only, running in a north-south direction
from East Ventura to the Los Angeles Union Station. The one station in Ventura is located 6175
Ventura Boulevard, approximately 5.5 miles southeast of the Project site. The inbound rail starts in
Ventura and leaves the station at 5:21 a.m., 5:59 a.m. and 6:38 a.m., while the outbound rail ends its
route at the Ventura station at 6:20 p.m., 7:07 p.m., and 8:43 p.m. (Metrolink 2017).

Pedestrian and Bicycle Facilities in the Vicinity of the Project Site
Pedestrian Facilities
The gridded street network in the Downtown, in addition to small blocks, dense land uses, and low
posted speed limits, is geared toward pedestrian accessibility. Numerous City streets provide safe
pedestrian connections between Downtown and the beach, including South Figueroa Street, South
California Street, and South Ash Street. East Harbor Boulevard includes a landscaped sidewalk on
the south side of the street to provide walkability for residents and hotel guests between East Harbor
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Boulevard and the beach. Additionally, the Downtown is scattered with several City parks and plazas,
historical landmarks, and public art to provide focal points for residents and visitors.
However, as identified in the Downtown Specific Plan, aesthetically-inviting pedestrian connectivity is
lacking to some areas, including South Figueroa Street, which is identified within the Downtown
Specific Plan for improvements, as it provides the western connection from Downtown to the beach
and has existing visitor-serving assets, such as the Figueroa Street Mall. Figueroa Street is planned
to include a network or pedestrian paths, bikeways, and paseos to improve the pedestrian connection
between the beach and Grant Park. The Downtown Specific Plan also plans to reinforce pedestrian
character by providing the street with pedestrian amenities and visitor-serving uses, such as hotels,
restaurants/cafes and retail. Per the Downtown Specific Plan, development of the Project site should
support these roles.
California Street is also identified in the Downtown Specific Plan for improvements, including focus on
the pedestrian bridge over U.S. Highway 101, which would act as a direct connector between
Downtown to the beach. Wider sidewalks, streetscaping, and public art are encouraged for
establishment at the California Street pedestrian bridge.
Directly south of the Project site, the Ventura Promenade serves a high level of pedestrian activity.
The Ventura Promenade is heavily used year-round by pedestrians, bicycles, skateboarders, and
rollerbladers, particularly during weekends and the summer months. The Promenade provides a
concrete pathway adjacent to the beach, ranging in width from 30 to 50 feet, which runs for
approximately 0.5 miles from the Ventura Pier to its western terminus at Surfer’s Point. From there,
pedestrians can continue westward and northward along the Ventura River and Ojai Valley Trails. The
Ventura River Trail runs north for approximately 6.2 miles on the east side of the Ventura River, from
its mouth at the Pacific Ocean to its connection to the Ojai Valley Trail, which continues another
approximately 9 miles northward to the community of Ojai.

Bicycle Facilities
There are 3 primary classes of bike paths/routes, as established by the California Department of
Transportation (Caltrans). A Class I bike path provides a completely separated right of way for the
exclusive use of bicycles and pedestrians with crossflow by motorists minimized. A Class II bike lane
provides a striped lane for one-way bike travel on a street or highway and is typically designated by
bike lane signs and markings. A Class III bike route provides a shared use area with pedestrian traffic
or motor vehicle traffic, and is typically designated with a bike route sign (City of Ventura 2011c).
According to the City’s 2011 Adopted Bicycle Master Plan, the City contains 3 primary Class I bike
paths, including the Ventura River Trail, the Ventura Beach Trail (Omer Rails Trail/Ventura
Promenade), and the State Route 126 Bike Path. The primary Class II bike lane corridors are along
Main Street, Telegraph Road, and Telephone Road. The primary bicycling corridors that make up the
existing Class III bike route system are the Ventura River Trail, the Ventura Beach Trail, the State
Route 126 Bike Path, Main Street, Telegraph Road, Telephone Road, Victoria Avenue, and as EastWest Residential Streets Route. In addition, sidewalk bike lanes exist at Main Street at U.S. Highway
101 and Telephone Road at U.S. Highway 101, and shared lane markings are along the Seaward
Avenue, Poli Street, and Olive Street corridors (City of Ventura 2011c).
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As mentioned above, the Ventura River Trail is designated as a Class I bikeway. The trail is a
significant part of the regional trail system, as it connects trails within a tri-county area. The
approximately 6.2-mile trail links the State-owned Omer Rains Trail with the Ojai Valley Trail. The
Ventura River Trail serves pedestrian, bicyclist, and other trail user groups, and facilitates bicycle
commuting in the Ojai and Ventura areas. The trail is important for commuter use as well. The Bicycle
Master Plan states that weekly commuter use on the trail is estimated at 550 employees and 600
students per day, or a total of 8,225 commuter uses per week (City of Ventura 2011c).

Parking
Parking in the City’s Downtown area is abundant. Over 2,900 public parking spaces are provided in
the Downtown area in 10 all-day parking lots and four 4-hour parking lots. In addition, the parking
structure on Santa Clara Street between Chestnut Street and California Street provides a combination
of free 4-hour parking on floors 1, 2, and 3, and all-day parking spaces on floors 3, 4, and 5. A majority
of the streets running through Downtown also contain metered parking spaces, including South
Figueroa Street; however, there is no onstreet parking on South Figueroa Street or East Harbor
Boulevard fronting the Project site. The Ventura County Fairgrounds parking lot is located directly east
of the Project site, with over 1,400 spaces. Parking is free when there are no events occurring and a
$10 fee is charged for parking during events at the Fairgrounds. Free public parking is also provided
at Surfer’s Point, to the west of the proposed hotel, with 35 spaces lined along the Ventura Promenade
in the eastern lot adjacent to the Project site, and an additional 120 spaces provided in two east-west
rows approximately 1,000 feet further to the west. In addition, approximately 30 parallel parking spaces
line the south side of Shoreline Drive, directly north of the western parking lot. These public lots are
used for access to the beach, Ventura Promenade, and Promenade Park.
As described in Section 2.8, Zoning, the Project is partially located within a CTO zoning district. The
City’s Zoning Ordinance parking requirement for hotels within a CTO zone is 1 and 1/8 spaces for
each room plus 1 space per 250 square feet of retail/restaurant space and 1 spaces per 28 square
feet of meeting room space within a hotel.

5.16.2 Discussion
a & f. Less than Significant. Project implementation would not conflict with any ordinance or policy
establishing measures of effectiveness for the performance of the circulation system, considering all
modes of transportation including mass transit and non-motorized travel and relevant components of
the circulation system, including but not limited to intersections, streets, highways and freeways,
pedestrian and bicycle paths, and mass transit.
In terms of roadway or intersection operations, the intersections of South Figueroa Street & East
Harbor Boulevard, South Figueroa Street & Thompson Boulevard, and California Street & East Harbor
Boulevard would experience an increase in turning movements with the anticipated increase of trips
generated by the Project sites’ proposed land uses (Table 29). Hotel guests would enter and leave the
Project site onto South Figueroa Street or East Harbor Boulevard and to access other arterial
roadways, areas of the City, or the nearby U.S. Highway 101. Visitors to the Project site’s amenities
and surroundings, including the Ventura Promenade and special events (e.g., weddings) at
Promenade Park, would also contribute to the number of vehicles on U.S. Highway 101, as well as the
nearby intersections and roadways. While it is anticipated that implementation of the Project would
result in an increase in vehicle trips, hotel patrons would be within a 10-15-minute walk of Downtown
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businesses, such as restaurants, entertainment, and groceries, with East Main Street located 1,500
feet north of the Project site. In addition, the Project site is directly adjacent to the Ventura Promenade,
a vital pedestrian and bicycle trail, which provides access to the beach, the Ventura Pier, and
restaurants along the Promenade. These access ways to nearby businesses and recreation facilities
may reduce the number of people using vehicles on the surrounding roadways.
Project implementation would attract a greater number of pedestrians and cyclists to the vicinity; as
the Ventura Promenade and Promenade Park are intended to serve both hotel guests and visitors of
the surrounding area, a portion of the visitors are likely to walk or bike to the site. Additionally,
implementation of the Project would include streetscaping improvements on South Figueroa Street
and East Harbor Boulevard, along the western and northern boundaries of the Project site.
Improvements would include enhanced paving, planting, and street trees. Sidewalks would also be
widened from approximately 5 feet up to 15 feet along the hotel perimeter on South Figueroa Street
and East Harbor Boulevard. These streetscape improvements would provide better pedestrian
facilities surrounding the Project site and would create a more walkable environment, thus resulting in
less vehicle congestion.
However, although South Figueroa Street and East Harbor Boulevard are fully developed with Class
II bike lanes and sidewalks, given that these roads are arterials and collector streets, the potential
pedestrians and cyclists visiting the site may be adversely affected related to traffic safety. In
conjunction with increased turning movements from South Figueroa Street and East Harbor Boulevard,
the increased presence of both vehicles and pedestrian and bicycle crossings at intersections near
the Project site (e.g. South Figueroa Street & East Harbor Boulevard) would result in increased trafficrelated hazards.
Regional transit would also likely be impacted by Project implementation. Some employees would
likely use public transportation to commute to and from the site daily. Ventura residents may use public
transit to travel to the retail spaces at the Project site. Special event guests may also use public
transportation to travel to meetings and conferences at the hotel, or weddings at the Promenade Park.
In addition, as the Downtown Ventura Amtrak station is located just 500 feet west of the Project site,
hotel guests would likely use the train for their stay at the hotel. Consequently, Project implementation
would increase the demand for public transportation in the vicinity of the Project site.
As discussed in the 2015 Parking Study (ATE 2015), a shared parking demand study was completed
that analyzed the expected peak hour parking demand of the hotel (see Table 28). As the proposed
Project would provide only 192 parking spaces, and the Parking Study estimated a total shared peak
demand of 223, implementation of the Project would result in impacts to parking in the Project vicinity.
The Parking Study analysis assumes that different uses within the mixed-use hotel will have different
hours of peak parking demand (e.g., hotel guests will be away from the Project site most of the day
and returning in the evening while retail shoppers would be on-site during the day and leaving before
hotel guests return). However, the Study does not account for hotel guests staying or leaving their cars
at the hotel during the day to walk or bike around the surrounding community. Consequently, the actual
Project impact on parking may be greater than was analyzed in the 2015 Parking Study.
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Table 28. Projected Peak Shared Parking Demand1
Parking Demand

Land-Use

Time

Hotel – Guests/Employees

9:00 p.m.

144 spaces

Restaurant/Lounge

9:00 p.m.

9 spaces

Meeting/Conference Space

9:00 p.m.

63 spaces

Retail – Guests/Employees

9:00 p.m.

7 spaces

Total Shared Peak Parking Demand

223 spaces

Proposed Parking Supply

192 spaces

1Data

obtained from Associated Transportation Engineers Parking Study for the Hilton Garden Inn
Project, May 2015

While the 2015 Parking Study includes estimates of special event guests for the meeting/conference
space included in the hotel, the Study does not include a review of expected parking demand
associated with Promenade Park, specifically special events occurring at the Park that are not related
to the hotel. Further, the Study does not assess increased demand from special events in Promenade
Park when they occur concurrent with events within the hotel complex. However, the Project would
not retain Promenade Park as public open space and only includes improvements to landscaping and
Park design. Therefore, it can be expected that typical day-to-day use of Promenade Park would
remain similar to the existing condition with demand highest during daylight hours. However, during
special events in Promenade Park, namely events such as weddings and receptions where event
timing overlaps with the hotel’s peak parking period, demand for parking would likely exceed the
capacity of the Project site. In these cases, event attendees, hotel guests, employees, and diners at
the Project restaurant would all compete for limited parking resources onsite and in the surrounding
areas, including other City parking lots and the Ventura County Fairgrounds. As discussed in Section
5.15, Recreation, overflow would likely spill over to public parking at the Surfers’ Point at Seaside Park
lot over 500 feet from the Project site, which may in turn result in adverse impacts to recreation at
Seaside Park. Given the unknown nature of potential event size and attendant traffic impacts,
implementation of MM TRANS-2 would ensure that special events held at Promenade Park would
coordinate with City Parks and Recreation, the VPD, and the Ventura County Fairgrounds to manage
traffic and parking impacts. Special event guests would be able to park at the Fairgrounds directly
adjacent to the Project site, with only a 5-minute walk to the Project site. Consequently, with
implementation of MM TRANS-2, impacts to parking and congestion would be assured to remain at a
less than significant level.
b. Less than Significant. As noted in Section 5.16.1, Existing Setting, the majority of intersections
within the Project vicinity currently operate with relatively free-flowing traffic conditions and acceptable
LOS of A or B, with all studied intersections operating at acceptable levels for peak hour conditions.
As shown in Table 29 below, the implementation of the proposed Project would generate additional
AM and PM peak hour trips from the proposed hotel. This total trip generation would not exceed the
100-peak hour trip threshold above which the City regards a potential impact to LOS at surrounding
intersections (ATE 2014). Further, special events held in Promenade Park would be required to obtain
and abide by the requirements of a City Parks Recreation and Community Partnerships special events
permit which would include limitations on numbers of visitors and parking at the City’s discretion as a
matter of public safety. These temporary, event-related increases in trip generation would be
incremental and would not reduce LOS at any of the studied intersections in the vicinity of the Project
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site. Consequently, implementation of the Project would result in less than significant impacts to traffic
congestion and LOS standards.
Table 29. Trip Generation for the Proposed Project
Land
Use

Size

ADT
Rate

Trips

AM Peak Hour

PM Peak Hour

Rate

Rate

Trips
(in/Out)

Trips
(In/Out)

Hotel
160 rooms
8.17
1,307
0.53
85 (50/35)
0.60
96 (50/46)
obtained from Associated Transportation Engineers Traffic Study for the Hilton Garden Inn Project, August
2014
1Data

The Project site was considered for development of a hotel, including the appropriate CTO zoning
designation, in the Downtown Specific Plan, which considered the growth potential for all the
Downtown District. The Final EIR for the Downtown Specific Plan, certified March 19, 2007, considered
the traffic impacts of this expected growth and development and found that anticipated build-out under
the Downtown Specific Plan would not reduce any of the observed intersections (including California
Street and East Harbor Boulevard to the east of the Project site) below an acceptable LOS as most
were preforming at LOS A in 2007. The Downtown Specific Plan also planned for Promenade Park to
continue as a publicly accessible park. Therefore, the use of the proposed Project would not conflict
with the Downtown Specific Plan and would have a less than significant impact on traffic.
As a majority of the intersections surrounding the Project site are currently operating at LOS A or B,
the Project’s contribution to peak hour and average daily trips would not reduce the LOS of these
intersections below the acceptable standard and result in adverse impacts to congestion on the local
roadway network. In addition, given the unknown nature of potential event size and attendant traffic
impacts, implementation of TRANS-2 would ensure that special events held at Promenade Park would
coordinate with City Parks Recreation and Community Partnerships, the Ventura Police Department,
and the Ventura County Fairgrounds to manage traffic and parking. With implementation of MM
TRANS-2, impacts to traffic and circulation would remain at a less than significant level.
c. No Impact. The proposed Project is located approximately 7.4 miles from the nearest airport, and
the Project does not involve any direct or indirect changes to air traffic patterns or frequency, runway
alignments, or flight approach zones. Therefore, this Project would have no impact to air transportation.
d. Less than Significant with Mitigation. The Project does not include any hazardous design
features, such as sharp curves or dangerous intersections onsite or offsite, nor does the Project
propose substantially hazardous or incompatible uses. Primary access to the front of the hotel would
be provided via a one-way looped drive aisle system that is served by inbound and outbound only
driveways on South Figueroa Street. Secondary access to the on-site parking lot would be provided
via a two-way driveway on East Harbor Boulevard. Transportation access to the Project site would
remain the same.
Project construction would be short-term and involve generally low traffic levels along the East
Thompson Boulevard, South Figueroa Street, and East Harbor Boulevard. Construction crews would
adhere to standard safety BMPs including posting of signs, use of construction cones, etc., and given
the low speed limit on the surrounding residential streets (25-30 mph) and relatively low existing traffic
volumes, construction would not cause considerable conflicts or safety hazards. The Project would
City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

123

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

require six 14-cy heavy haul trucks to import fill to the site, but these trips would be minor and would
not affect LOS or site accessibility. With implementation of MM TRANS-1, which would require the
adoption of a Construction Impact Mitigation Plan, impacts would be less than significant.
e. Less than Significant. As discussed above, construction may affect some surrounding roads for a
temporary amount of time due to construction worker vehicle trips, haul trips, and use construction
equipment. In addition, construction equipment traveling from the Project site to U.S. Highway 101
access points would require navigation north along South Figueroa Street and then east along East
Thompson Boulevard. However, implementation of MM TRANS-1 would prevent construction traffic
impacts on the surrounding street network so Project construction would not result in substantial traffic
conflicts upon either of the two adjacent roads. Specifically, MM TRANS-1 would account for limitations
or cessation of construction at the Project site during the annual Ventura County Fair, if construction
activity will occur during this time, to ensure that Project construction does not impact, and would not
be impacted by, temporarily elevated traffic demand in the Project vicinity.
Additionally, the lot is accessible from the north and west within the existing grid system, and Ventura
Fire Department Station No. 1 is located nearest to the Project site, approximately one mile to the
north via East Thompson Boulevard and Ventura Avenue. Consequently, emergency access would
not be adversely affected during Project construction or operation. As the Project would not
substantially affect emergency access or traffic flow, this would result in a less than significant impact
to emergency access.

5.16.3 Mitigation
MM TRANS-1 - Construction Impact Mitigation Plan. The Applicant shall prepare, implement, and
maintain a Construction Impact Mitigation Plan for review and approval prior to issuance of a building
permit to address and manage traffic during construction. The Plan shall be designed to:
•
•
•
•
•
•
•

Prevent traffic impacts on the surrounding street network.
Incorporate construction best management practices to control air emissions (see MM AQ-2).
Minimize parking impacts both to public parking and access to private parking to the greatest
extent practicable.
Ensure safety for both those constructing the project and the surrounding community.
Prevent substantial truck traffic through residential neighborhoods.
Prevent or hinder public visitor traffic to the Ventura County Fairgrounds during the annual
Ventura County Fair.
Facilitate coordination with adjacent or nearby construction projects.

The Construction Impact Mitigation Plan shall be subject to review and approval by the following City
departments: Public Works, Fire, Planning, and Police to ensure that the Plan has been designed in
accordance with this mitigation measure and meets City standards. Further, if construction activities
would occur during the Ventura County Fair, the Construction Impact Mitigation Plan would be
reviewed by the Ventura County Fair Board of Directors. This review shall occur prior to issuance of
grading or building permits. It shall, at a minimum, include the following:

Ongoing Requirements throughout the Duration of Construction

City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

124

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

•

•

•
•
•

•
•

A Construction Impact Mitigation Plan for work zones shall be maintained. At a minimum, this
shall include parking and travel lane configurations; warning, regulatory, guide, and directional
signage; and area sidewalks, bicycle lanes, and parking lanes. The Plan shall include specific
information regarding the project’s construction activities that may disrupt normal pedestrian
and traffic flow and the measures to address these disruptions. Such plans shall be
implemented in accordance with the appropriate approval.
Work within the public right-of-way shall be performed between 9:00 a.m. and 4:00 p.m. This
work includes dirt and demolition material hauling and construction material delivery. Work
within the public right-of-way outside of these hours shall only be allowed after the issuance
of an after-hours construction permit.
Streets and equipment shall be cleaned in accordance with established Ventura Public Works
Department requirements.
Trucks shall only travel on a City-approved construction route. Truck queuing/ staging shall
not be allowed on Ventura streets. Limited queuing may occur on the construction site itself.
Materials and equipment shall be minimally visible to the public; the preferred location for
materials is to be onsite, with a minimum amount of materials within a work area in the public
right-of-way, subject to a current Use of Public Property Permit.
Any requests for work before or after normal construction hours within the public right-of-way
shall be subject to review and approval by the Building and Safety Division.
Provision of off-street parking for construction workers, which may include the use of a remote
location with shuttle transport to the site, if determined necessary by the City of Ventura.

Project Coordination Elements That Shall Be Implemented Prior to Commencement of
Construction
•

•

•

•
•

The Applicant shall advise the Beachfront Apartments with direct mailings and the traveling
public of impending construction activities (e.g., information signs, portable message signs,
media listing/notification, and implementation of an approved Construction Impact Mitigation
Plan), as well as contact information for construction foreman and property owner.
The Applicant shall obtain a Use of Public Property Permit, Excavation Permit, Sewer Permit,
and/or Oversize Load Permit, as well as any Caltrans permits required, for any construction
work requiring encroachment into public rights of way, detours, or any other work within a
public right-of-way.
The Applicant shall provide timely notification of construction schedules to all affected
agencies (e.g., Ventura County Transportation Commission, Police Department, Fire
Department, Ventura Public Works Department, and Ventura Planning and Community
Development Department) and to all owners and residential and commercial tenants of
property within a radius of 500 feet.
The Applicant shall coordinate construction work with affected agencies in advance of start of
work. Approvals may take up to two weeks per each submittal.
The Applicant shall obtain Public Works Department approval of any haul routes for earth,
concrete, construction materials, and/or equipment hauling.

MM TRANS-2 – Special Event Parking and Traffic Control Plan. The Applicant shall coordinate
with the City of Ventura Community Development Department, City of Ventura Parks Department,
Ventura Police Department, and Ventura County Fairgrounds to prepare, implement and maintain a
Special Event Parking and Traffic Control Plan prior to issuance of a Conditional Use Permit for the
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proposed Project. The Plan shall be submitted and approved by the City prior to Project approval. The
Plan shall be designed to:
•
•

•

Inform and ensure permitting of special events at Promenade Park by the City of Ventura
Parks, Recreation, and Community Partnerships Department.
Coordinate with the Ventura Police Department to determine on a case-by-case basis if a
traffic control officer will be required at the intersection of South Figueroa Street & East Harbor
Boulevard.
Coordinate with the Ventura County Fairgrounds to develop a special event parking
agreement that would permit the use of the Fairgrounds parking lot nearest to the Project site
along with any required modifications to the access from the parking lot to hotel including
fencing or cross walks
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5.17 Tribal Cultural Resources

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project cause a substantial adverse change in the significance of a tribal cultural resource,
defined in Public Resources Code section 21074 as either a site, feature, place, cultural landscape that is
geographically defined in terms of the size and scope of the landscape, scared place, or object with cultural
value to a California Native American tribe, and that is:
a) Listed or eligible for listing in the
California
Register
of
Historical
Resources, or in a local register of
historical resources as defined in Public
Resources Code section 5020.1(k), or
b)

A resource determined by the lead
agency, in its discretion and supported by
substantial evidence, to be significant
pursuant to criteria set forth in
subdivision (c) of Public Resources Code
Section 5024.1. In applying the criteria
set forth in subdivision (c) of Public
Resources Code Section 5024.1, the
lead agency shall consider the
significance of the resource to a
California Native American tribe.

5.17.1 Existing Setting
AB 52, which went into effect on July 1, 2015, established a consultation process with all California
Native American Tribes on the NAHC List and required consideration of Tribal Cultural Values in the
determination of project impacts and mitigation. AB 52 established a new class of resources, tribal
cultural resources, defined as a site feature, place, cultural landscape, sacred place or object, which
is of cultural value to a Tribe that is either: (1) on or eligible for the California Historic Register or a
local historic register; or (2) treated by the lead agency, at its discretion, as a traditional cultural
resource per Public Resources Code 21074 (a)(1)(A)-(B).
Public Resources Code Section 21083.09, added by AB 52, required the California Natural Resources
Agency to update Appendix G of the CEQA Guidelines to address tribal cultural resources. Pursuant
to Government Code Section 11346.6, on September 27, 2016, the California Natural Resources
Agency adopted and amended the CEQA Guidelines to include consideration of impacts to tribal
cultural resources. These amendments separated the consideration of paleontological resources from
tribal cultural resources and updated the relevant sample questions to add specific consideration of
tribal cultural resources.
Native American entities, including the Santa Ynez Band of Mission Indians, the Coastal Band of the
Chumash Nation, and the Barbareño/Ventureño Band of Mission Indians, retain a presence and
interest in the west-central Ventura area. Based on a contact list provided by the NAHC, the City
contacted individuals representing these tribes for the purposes of AB 52 consultation, as further
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described below. The Project site is considered an area containing Sensitive Native American
Resources, as described in Section 5.5, Cultural Resources, including CA-VEN-03 within southern
portions of the Project site and surrounding the Project site.

5.17.2 Discussion
a, b. Less than Significant with Mitigation. As discussed in Section 5.5, Cultural Resources, the
potential to discover tribal cultural resources within the Project site is high, particularly within
Promenade Park and in southern portions of the hotel development area. Given the Project site setting
within CA-VEN-03, it is likely to have tribal cultural resource value in addition to containing cultural
resources, as described in Section 5.5.
AB 52 requires lead agencies to consult with California Native American Tribes that request such
consultation in writing prior to the agency’s release of a Notice of Preparation of an Environmental
Impact Report; or notice of a Mitigated Negative Declaration; or Negative Declaration (ND). The City
sent out a letter to all the tribes on the Native American Heritage Commission List for the County that
have previously requested notification of interest in City Projects pursuant to the requirements of AB
52 on June 18, 2018 (see Appendix F). In response, the City received requests to consult from one
Tribal Chair and two tribal representatives. A summary of the consultation outreach conducted to this
point is provided in Table 30.
Table 30. AB 52 Outreach to Tribal Representatives
Consultation Representative

Tribe

Julie Tumamait-Stenslie, Chair
Patrick Tumamait
Raudel Joe Banuelos, Jr.

Barbareño/Ventureño Band of Mission Indians
Barbareño/Ventureño Band of Mission Indians
Barbareño/Ventureño Band of Mission Indians

Requested
Consultation

Yes
Yes
No Response as
of July 30, 2018
Eleanor Arrellanes
Barbareño/Ventureño Band of Mission Indians
YES
Kenneth Kahn, Chairperson
Santa Ynez Band of Chumash Indians
NO*
Mia Lopez
Coastal Band of the Chumash Nation
No Response as
of July 30, 2018
* Per City conversation with Freddy Romero in July 2018, consultation may be deferred to local tribal
representatives

The City completed consultation with all parties that requested so and in compliance with the
requirements of AB 52, the lead agency agreed with the Tribal Chair that additional mutually agreeable
mitigation measures were appropriate and feasible for the Project, as detailed below. With mitigation
measures MM CUL-1 through MM CUL-5 and MM TCR-1 through MM TCR-3, as well as conditions
of approval to stop work until further evaluation occurs for any cultural or tribal cultural resource
discovered onsite, impacts would be less than significant.

5.17.3 Mitigation
MM-TCR-1. Ethnobotanic Landscape Plan and Signage. To commemorate and honor the
importance of tribal cultural resources onsite, specifically the history and connection of the Chumash
to the Project site, the Project landscape plans shall be revised to incorporate not less than 50 percent
ethnobotanic specimens, selected appropriate for the Project’s coastal setting, within Promenade Park
total planted area excluding lawn space, which are plants used by and associated with the Chumash.
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The proposed range of ethnobotanic specimens to be installed shall be derived from Chumash
Ethnobotany: Plant Knowledge Among the Chumash People of Southern California by Jan Timbrook.
The revised plant palette shall seasonally showcase a range of endemic species, such as elderberry,
toyon, wild rose, and other appropriate species. Additionally, each of the ethnobotanic specimen
plantings shall be accompanied by educational identification signage that includes both the English
and ethnobotanical name of each specimen along with key facts or associations between the species
and the Chumash, as feasible. The Applicant shall submit the revised landscape plan to City
Community Development Department staff and the Native American tribal representatives identified
in the AB 52 consultation process as having an interest in the site for review and approval prior to the
Confirmation of Details before the Design Review Committee. The Applicant shall maintain all
landscaping of Promenade Park, including ethnobotanic specimens and educational identification
signage, pursuant to the revised landscape plan as approved by City staff, tribal representatives, and
City decision-makers for the life of the project.
TCR-2. Cultural Education Sculpture and Plaque. To commemorate and honor the importance of
tribal cultural resources onsite, specifically the history and connection of the Chumash to the Project
site, the Project plans, including landscape plan, shall be revised to include an educational sculpture
with descriptive plaque describing the Shisholop Village and its importance to the Chumash
community, along with information about Cabrillo’s landing and the “First Contact” within Shisholop.
The location of the education sculpture and plaque shall be identified on the revised project and
landscape plans prior Confirmation of Details review by the Design Review Committee. The Applicant
shall work with the City to commission a sculptor who is preferably local to the Ventura area to design
and construct the sculpture. The design of the sculpture and text of the educational plaque shall be
submitted to City Community Development Department staff and tribal representatives that requested
consultation for review and approval prior to final occupancy of the Project. Installation of the sculpture
and plaque shall occur within 6 months of final occupancy of the Project. The Applicant shall maintain
the educational sculpture and plaque pursuant to the revised landscape plan as approved by City staff,
tribal representatives, and City decision-makers for the life of the project.
TCR-3. Cultural Mitigation Plan Review and Monitoring. To limit the potential for the installation of
the proposed Promenade Park improvements, including patios, walkways, gazebos, walls and
terraces, to adversely impact subsurface cultural resources, the Applicant and City will coordinate the
final grading and proposed siting of the Park improvements with both a qualified archaeologist and
Native American tribal representatives identified in the AB 52 consultation process as having an
interest in the site. Pursuant to MM TCR-1, the Park landscape plan shall be subject to review by
Native American representatives prior to City Community Development Department approval and
issuance of building permits. Further, site design and grading consultation shall occur prior to
excavation and installation of the proposed Promenade Park improvements. During construction, the
Native American monitor shall observe and advise the final location of Park features, pursuant to MM
CUL-2 requiring Native American monitoring during all ground disturbing activities. If during
construction, the Park features are modified from the approved plans and to document changes to
project approval, the Applicant shall submit a revised as-built plan set as part of an administrative
Minor Change application to the City Community Development Department and tribal representatives
prior to final inspection.
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5.18 Utilities and Energy Conservation

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

Would the Project:
a) Exceed
wastewater
treatment
requirements of the applicable Regional
Water Quality Control Board?
b)

Require or result in the construction of
new water or wastewater treatment
facilities or expansion of existing
facilities, the construction of which could
cause significant environmental effects?

c)

Require or result in the construction of
new storm water drainage facilities or
expansion of existing facilities, the
construction of which could cause
significant environmental effects?

d)

Have sufficient water supplies available
to serve the project from existing
entitlements and resources, or are new
or expanded entitlements needed?

e)

Result in a determination by the
wastewater treatment provider that
serves or may serve the project that it has
adequate capacity to serve the project’s
projected demand, in addition to the
provider’s existing commitments?

f)

Be served by a landfill with sufficient
permitted capacity to accommodate the
project’s solid waste disposal needs?

g)

Comply with federal, state and local
statutes and regulations related to solid
waste?

h)

Use large amounts of fuel or energy in an
unnecessary, wasteful, or inefficient
manner, or require or result in the
construction of new electrical generation
and/or transmission facilities?

i)

Use energy in a wasteful or inefficient
manner?
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5.18.1 Existing Setting
The Project site lies within the Downtown Specific Plan area, which is served by a range of utilities,
including water, wastewater (sewer), solid waste management, and energy facilities and services. To
address increased demand for utilities, the Downtown Specific Plan includes:
Action 8.17. Where existing facilities are inadequate, new development shall only be approved
when the following conditions are met:
1. The developer and/or City can demonstrate that all necessary public facilities will be
adequately financed and installed prior to project occupancy (through fees or other means);
and
2. The facilities improvements are consistent with applicable facility plans approved by the
City or other agencies in which the City is a participant.

Water Supply
As stated in the City’s 2015 Urban Water Management Plan (2015 UWMP), the City’s water system is
a geographically complex system of 16 pressure zones, 10 active wells, 21 booster stations,
approximately 380 miles of pipelines ranging from 4-inches to 36-inchs in diameter, and a total storage
capacity of approximately 52 million gallons (MG) in 32 tanks and reservoirs. The City operates three
purification facilities, including one membrane filtration treatment plant for surface water sources on
the west side of the City and two iron/manganese removal treatment plants for groundwater sources
on the east side. The City also maintains and operates the VWRF, which generates recycled water.
Five distinct sources provide surface and groundwater to the City supply system:
•
•
•
•
•

Casitas Municipal Water District (CMWD)
Ventura River surface water intake, subsurface water and wells (Foster Park)
Mound Groundwater Basin
Oxnard Plain Groundwater Basin (Fox Canyon Aquifer)
Santa Paula Groundwater Basin

The City also holds a State Water Project entitlement of 10,000 Acre-feet per year but cannot currently
take delivery due to lack of infrastructure.
The UWMP is required by the California State Water code. The UWMP is a long-term planning tool
that provides water purveyors and their customers a broad perspective on water supply issues over a
20 to 25-year period. The UWMP is a management tool, providing the framework for action but does
not function as a detailed project development plan.
In addition to the UWMP, in March 2013 the City Council directed the Ventura Water Department and
the Community Development Department to work together to develop a short-term balance of water
supply and estimated demands. The result of this collaboration is the annual Comprehensive Water
Resource Report (CWRR) completed each year by Ventura Water. The CWRR focuses on a short
timeframe and on near-term demand changes as well as long-term projection of demand and supply.
The CWRR estimated demands from approved projects whereas the UWMP estimates demands from
population projections.
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The current (normal year) available water supply for the City per the most recent (2017) CWRR is
21,292 acre-feet per year (AFY). Drought condition water supply for 2017 is estimated to range from
a low of 14,988 AFY to a high of 16,847. With the current drought conditions, the estimated drought
water supply is very close to current water demand. The 2017 CWRR also includes information on
tightening water supply restrictions. The report includes estimated total future water demands based
on existing water demands (17,111 AF baseline demand, 10-year average) plus estimated demands
for approved development projects at an absorption rate of 350 unit per year (350 units). The total
future water demands (18,519 AF) estimate do not account for any other recently initiated or pending
projects.
The 2017 CWRR indicates that “the spread between the current water demand and the current water
supply is very tight, and in some conditions the supply could be less than the demand.” This presents
challenges for the City moving forward in its ability to allocate water supply to development projects
that will generate additional water demands. The projected 2018 drought water supply numbers are
less than the projected water demand numbers. This indicates that if the drought continues and the
water shortage persists, the City’s customers will need to continue to conserve water and comply with
the Stage 3 water shortage emergency conservation measures and/or pay penalties for overuse of the
City’s water supply sources.
A report (Final Report 10/27/15) titled Water System Hydraulic Evaluation and Supply Requirements
(Water Report) for the Hilton Boutique Hotel in the City of Ventura was completed for The Mian
Companies by Michael Baker International on August 3, 2015. According to the Water Report, the
Project site is located in the southwest corner of the 210 Zone, which services the west and southwest
areas of the City’s water distribution system. As such water services to the Project site is provided
primarily from the CMWD via Lake Casitas and the Ventura River diversion near Foster Park north of
the City. Current water demands for the site are associated only with Promenade Park, as the
proposed hotel development area is currently vacant. According to the City Parks Department, typical
existing water demand at Promenade Park provided by the City is approximately 64 hundred cubic
feet16 (hcf) per month, or about 47,875 gallons per month (1.76 acre-feet per year). Water demand
varies month to month with lower usage months typically requiring 25 hcf while summer months
typically require up to 100 hcf. The increased area of impervious surface along with a shift from turf to
drought-resistant landscaping in parts of the Park suggest that future Park water demand would be
similar to the existing condition.

Wastewater
Wastewater treatment is primarily handled by the Ventura Water Reclamation Facility (VWRF) located
in the Ventura Harbor area, near the mouth of the Santa Clara River. As stated in the City’s 2015
UWMP, the VWRF is permitted at 14 million gallons per day (MGD) and discharges up to 9 MGD. The
VWRF provides wastewater collection and treatment services for approximately 98 percent of City
residences as well as McGrath State Beach Park and the North Coast Communities (County Service
Area No. 29). The City collection system consists of approximately 290 miles of gravity sewers,
approximately 10 miles of force mains, 11 wastewater lift stations, and the VWRF. Additionally, the
City has taken over 7.5 miles of sewer mains formerly owned by the Montalvo Community Services
District. The collection system generally conveys flows from east to west and north to south to the

16

1 hcf = 748.05 gallons of water
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VWRF for treatment and approximately 7 percent of the treated effluent is reused as recycled water
and the remainder is discharged to the Santa Clara River Estuary.
The Los Angeles RWQCB in connection with the implementation of the National Pollutant Discharge
Elimination System (NPDES) program, impose requirements on the treatment of wastewater and its
discharge into local water bodies. For instance, the NPDES permit requires that once the average
daily dry-weather flow equals or exceeds 75 percent of the VWRF design capacity (10.5 million gallons
per day) a report must be submitted to RWQCB outlining steps to provide additional capacity.
A report (Final Report 5/11/16) titled Sewer Infrastructure Review (Sewer Report) – Hilton Ventura,
Ventura CA was completed for T.M. Mian & Associates by Kennedy/Jenks Consultants on March 10,
2016. Based on the Sewer Report, two existing gravity sewer/force mains run through Promenade
Park to connect to the Seaside Transfer Station located approximately 800 feet west near Surfer’s
Point. The existing sewer system near the Project site consists of an existing 8-inch sewer pipe,
upstream of pipe P-5944 where the wastewater flows south along Figueroa Street to an 8-inch pipe P5940 before entering an easement that takes the wastewater west through two connected 8-inch pipe
segments, P-5941 and P6199, to the 42-inch inlet pipe P-6198 to the Seaside Transfer Station. Per
the Sewer Report, the Project would include sewer line upgrades for P5941 and P6199 to be upgraded
from an 8-inch to a 12-inch pipe. The Seaside Transfer Station pumps the wastewater through a 20inch force main to the east and then south along East Harbor Boulevard until just south of Beachmont
Street, where it reaches a 36-inch gravity sewer at manhole MH-88. Wastewater flows south through
this 36-inch gravity sewer until it reaches the VWRF.

Solid Waste
Section 5.408 of the California Green Building Standards Code requires all new construction projects
to file and implement a construction and demolition Waste Management Plan (WMP). The City’s
Environmental Sustainability Division works in conjunction with the Building and Safety Division to
review and assist applicants with WMP plans. The WMP must be submitted and approved as a part of
the plan-check process before a building permit can be issued. Implementation of the WMP must result
in diversion of at least 65% of the waste generated during construction.
Solid waste disposal services throughout the City are provided by EJ Harrison and Sons, the sole
provider of solid waste and recycling collection services in the City of Ventura. Waste is sorted at the
Gold Coast Recycling Facility, where approximately 70 percent is diverted from landfills, exceeding
the state mandate of 50 percent diversion (City of Ventura 2016a). Curbside trash and recyclables are
transferred to Gold Coast Recycling and Transfer Station in Ventura. Trash is then shipped to the
Toland Landfill near Santa Paula, while the recyclable materials are hauled to the Materials Recovery
Facility at Gold Coast Inc. in Ventura. There, recycles are sorted, bailed, and transported to various
recycling markets. Yard waste is hauled directly to a composting facility near Santa Paula. The site,
owned by Limoneira and operated by Agromin processes all of Ventura's yard waste into valuable
compost, which is applied to Limoneira's many orchards (City of Ventura 2017a). Net solid waste
generation associated with development under the Downtown Specific Plan EIR was estimated at 14
tons per day (City of Ventura 2007c).
Construction and demolition (C&D) solid waste is managed by the City of Ventura Environmental
Sustainability division manages the City’s Construction and Demolition Debris program. In accordance
with the California Green Building Standards Code (CalGreen), all new residential, commercial, and
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mixed-use construction projects in Ventura are required to divert a minimum of 65 percent of
construction and demolition (C&D) waste from landfill disposal. To ensure that all projects in the City
are compliant and to assist the City with its goal of zero waste by 2020, building permit applicants must
submit a Waste Management Plan (WMP) for approval before receiving a permit and a Final Report
at the time of Final Inspection of their project.

Energy
Electric power and natural gas services are provided by Southern California Edison (SCE) and
Southern California Gas Company (SoCal Gas), respectively. SCE prepares ten-year preliminary
forecasts for California energy demand, and implements facilities to provide for the demand (State of
California 2007). According to the 2014-2024 preliminary forecast, peak electricity demand is projected
to reach between 23,499 and 26,602 megawatts by 2024 (California Energy Commission 2013).
Existing surface SCE utility access is located within the eastern residential area and along the north
and northwestern property lines of the Project site. City goals to conserve energy include switching to
LED street lighting (City of Ventura 2016a). SoCal Gas delivers natural gas to the City via high pressure
distribution pipelines, which operate at pressures above 60 psi and deliver gas in smaller volumes to
the lower pressure distribution system to customers in the City.

Storm Water Facilities
The City’s Downtown is served by a system of storm drains and culverts. The Downtown does not
include any natural waterways. Drainage patterns within the City generally begin in the hills north of
the City and terminate in the Ventura River, Santa Clara River or the Pacific Ocean. The City’s storm
drainage facilities are designed to convey the runoff generated from a 10-year storm event, while City
streets convey flows above the 10-year storm. Major City drains (over 48”) within the Downtown
Specific Plan area include a drain underneath Fir Street that runs from above Poli Street to the beach,
a drain underneath Oak Street south of Main Street, a drain underneath Oak Street that connects to
the Fir Street drain, and a drain underneath Main Street west of Ventura Avenue. In the Project vicinity,
street gutters convey flows to a lateral on East Harbor Boulevard. City storm drains are located at the
northeastern and southeastern corners of the Project site. Storm water discharges flow to a storm
drain beach outfall at the terminus of South Figueroa Street. This outfall collects runoff from portions
of the City’s Downtown, a portion of U.S. Highway 101, the Seaside Park Fairgrounds, and
undeveloped hillsides above the City. Please see Section 5.9, Hydrology and Water Quality for
discussion of the City storm water system.
The City’s Comprehensive Plan (Resources Element, Policy 3.3) encourages consideration of on-site
storm water retention devices to reduce peak storm water runoff for new development (City of Ventura
1989). City goals to improve storm water quality include installing screens in storm drain inlets near
high litter areas to keep trash out of coastal waters (City of Ventura 2016a). Further, the Downtown
Specific Plan includes the following action to ensure that future developments incorporate appropriate
storm drain designs to address their impacts.
Action 8.11. Require all new development to preserve natural drainage features and vegetation to
the maximum extent practical or to otherwise maintain pre-development site hydrology by using
site design techniques that store, infiltrate, evaporate or detain runoff. All new development shall
comply, at minimum, with current municipal National Pollutant Discharge Elimination System
requirements for peak flow, storm water quality and runoff volume.
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5.18.2 Discussion
a, b, & e. Less than Significant. The Project would increase demand for potable water to support the
proposed hotel, restaurant, retail, and recreational (landscaping) uses proposed. The Project would
also generate new wastewater that would be treated by the City’s sewer system. However, the
increases would not exceed the existing capacity of these systems and would not result in adverse
environmental effects since the upgrades per the Project-specific water and sewer system studies
would be completed as part of the Project (Kennedy/Jenks Consultants 2016; Michael Baker
International 2015). The Project would involve installation of new water and wastewater systems onsite
and offsite as required per the studies and would include payment of water resource net zero fees.

Water Analysis
As indicated in the City’s 2005 General Plan and General Plan EIR, project proponents are required
to conduct evaluations of the existing water distribution system, pump station and storage
requirements for the proposed development to determine if there are any system deficiencies or
needed improvements for the proposed development. A report (Final Report 10/27/15) titled Water
System Hydraulic Evaluation and Supply Requirements (Water Report) for the Hilton Boutique Hotel
in the City of Ventura was completed for The Mian Companies by Michael Baker International on
August 3, 2015. The Water Report included the analysis of a 4-story hotel with 160 rooms, restaurant,
retail, and upper roof lounge; pool/spa area; parking garage; and landscaping, constructed on a parcel
of approximately 2.75 acres.
The Project’s Water Report examined the impacts of the Project specifically on the City’s domestic
water distribution system; however, the onsite system (anything including or downstream of a meter
and/or backflow prevention device) was specifically excluded from the evaluation and should be
conducted by the developer during design. Since this Project is a new development, the water demand
introduced as part of the Project was treated as a direct addition to the City’s existing water demands.
The Project is projected to require an annual water supply of 48.98 AFY (subject to revision based on
the final design) to meet the projected water demand requirements.
The hydraulic model results for the City’s existing domestic water distribution system as a result of the
addition of the proposed Project are minor and are identified on Page 14 of the Water Report. No
improvements to the City’s existing water distribution system are identified due to the addition of the
Project. The hydraulic model results indicated that the City’s existing domestic water distribution
system has available capacity to support the increased water demand of the Project and is able to
meet the required fire flow (estimated fire flow of 3,875 gallons per minute [gpm], although ultimately
subject to the approval of the local fire authority) without introducing any new pressure deficiencies in
the Project vicinity provided that the Project must at a minimum receive water service from the 12-inch
waterline in Harbor Boulevard. A utility plan was not available at the time of preparation of the hydraulic
analysis; it was therefore assumed that water service was taken from a single connection point off the
existing 12-inch waterline in Harbor Boulevard.

Sewer Analysis
As indicated in the City’s 2005 General Plan and General Plan EIR, project proponents are required
to conduct sewer collection system analysis to determine if downstream facilities are adequate to
handle the proposed development. A report (Final Report 5/11/16) titled Sewer Infrastructure Review
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(Sewer Report) – Hilton Ventura, Ventura CA was completed for T.M. Mian & Associates by
Kennedy/Jenks Consultants on March 10, 2016. The Sewer Report included the analysis of a 4-story
hotel with 160 rooms, restaurant, retail, and upper roof lounge; pool/spa area; parking garage; and
landscaping, constructed on a parcel of approximately 2.75 acres.
As described in concept in the Sewer Report, two sewer pipes would be abandoned and relocated
under implementation of the Project. These sewer lines are located in previously disturbed areas,
underneath the central portion of the Project site as well as bordering the south portion of the site on
the east, between the Project site and the Beachfronter Apartments. New manholes will be constructed
to accompany the new pipes. The conceptual plan includes constructing a new pipeline that would
bisect an existing 8-inch pipeline with a new manhole. The feasibility of this conceptual design will
need to be confirmed by the Applicant during final design. In addition, the Sewer Report determined
that an existing 8-inch offsite sewer main was deficient. This offsite sewer line would be upsized to 12inches and corresponding manholes would be replaced and/or modified to accommodate the larger
sewer line. Temporary construction related to this pipe replacement would have limited secondary
construction-related impacts related primarily to coastal access and recreation but would not have a
significant impact to offsite areas.
No improvements would occur within the existing sewer easement within Promenade Park. No trees
would be located within the easement, but shrubs and ground covers are permitted. All proposed
improvements must be approved by the Ventura Water General Manager. Any realignment of the
City’s existing sewer lines must be approved by the Ventura Water General Manager.
Water supply system and sewer infrastructure upgrades to accommodate the Project would occur in
compliance with existing requirements, including proposed onsite and offsite improvements, as well
as required payment of a water net zero fee per Municipal Code Chapter 22.180. This impact would
be less than significant because the increases would not exceed the capacity of these systems and
would not result in adverse environmental effects since the upgrades per the Project-specific water
and sewer system studies would be completed as part of the Project (Kennedy/Jenks Consultants
2016; Michael Baker International 2015).
c. Less than Significant with Mitigation. As discussed in Section 5.9, Hydrology and Water Quality,
the Project would direct storm water runoff from the 4.56-acre site into the existing storm drain at the
southeast corner of East Harbor Boulevard and South Figueroa Street. Implementation of the
proposed Project would result in an increase in impermeable surfaces which would increase the
volume of storm water runoff in the Project vicinity, However, semi-permeable pavers would be
installed throughout the hotel parking lot to allow for percolation of storm water. Additionally, as shown
in Table 2, approximately 21,962 sf, or 18.3 percent of the Project site would consist of permeable
surfaces, which would primarily be located within the landscaped area at Promenade Park.
Regardless, threat of inundation due to coastal flooding or tsunami would have the potential to impact
storm water drainage facilities on the Project site. Implementation of MM HYD-2 would help prevent
such impacts to onsite storm water drainage systems. Thus, the Project would not require additional
storm water drainage facilities that may cause adverse environmental effects. Impacts on public storm
water drainage facilities would be less than significant with mitigation.
d. Less than Significant. The proposed Project including the hotel, pool/spa area, and landscaping,
would require an estimated 15,957,435 gallons of water per year, or 48.98 AFY (Michael Baker
International 2015). Promenade Park currently requires approximately 1.76 acre-feet per year. Given
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the proposed increase in impervious surfaces and replanting of portions of existing turf with droughtresistant native landscaping, total water demand for Promenade Park is expected to incrementally
decrease under the Project.
The 2017 CWRR indicates that “the spread between the current water demand and the current water
supply is very tight, and in some conditions the supply could be less than the demand.” This presents
challenges for the City moving forward in its ability to allocate water supply to development projects
that will generate additional water demands. The projected 2018 drought water supply numbers are
less than the projected water demand numbers. This indicates that if the drought continues and the
water shortage persists, the City’s customers will need to continue to conserve water and comply with
the Stage 3 water shortage emergency conservation measures and/or pay penalties for overuse of the
City’s water supply sources.
Since this Project is a new development, the water demand introduced as part of the Project was
treated as a direct addition to the City’s existing water demands. The Project is projected to require an
estimated annual water supply of 48.98 AFY (subject to revision based on the final design) to meet
the projected water demand requirements.
The City has implemented a Water Rights Dedication and Water Resource Net Zero Policy per
Municipal Code Chapter 22.180. The proposed Project is 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.
In addition, prior to approval by the City, a grant deed dedicating to the City all water rights developed
from the historic extraction of surface or ground water and the right to develop all water found or taken
from under that portion of said property shall be submitted to the City. This grant deed is required to
be recorded concurrently with the Project approval. The Developer shall assist in the transfer of any
allocations as required by a Basin Water master or other water authority. Taken together, impacts to
public water supplies would be less than significant.
f. Less than Significant. Construction of the Project would result in the need for solid waste disposal
at the County’s landfills and would be subject to Section 5.408 of the California Green Building
Standards Code as described above. Additionally, Project construction activities would generate C&D
waste such as asphalt, concrete, and wood. However, the construction activities would not place a
large demand on the landfill due to existing requirements, including C&D diversion. Because the City
diverts approximately 65 percent of its solid waste through best management practices such as
recycling, the quantity of waste sent to landfills would not comprise a significant amount of waste per
day. This potential Project waste is accounted for within the Downtown Specific Plan’s estimated 14
tons per day of growth and would be accommodated by the remaining available landfill capacity. The
Project would not impact the ability of these landfills to accommodate solid waste generated.
Therefore, the Project would be served by a landfill with sufficient capacity and would result in a less
than significant impact.
g. Less than Significant. All waste generated by construction and operation of the Project would
comply with applicable federal, state, and local statutes and regulations related to solid waste, such
as compliance with Section 5.408 of the California Green Building Standards Code. In line with City
goals and policies, the Project would require that waste is handled, disposed, and recycled following
all applicable policies and guidelines, and disposed of at an appropriate facility.
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The 2005 General Plan EIR identified a Class I, significant and unavoidable impact for solid waste
generation. The 2005 General Plan EIR found that projected growth would increase solid waste sent
to landfills by an estimated 84 tons per day by 2025, which is within the currently available daily
capacity at Toland Road Landfill. However, the 2005 General Plan EIR concluded that area landfills
are projected to close in the 2022-2027 timeframe; therefore, regional waste generation increases
could exceed the daily capacity of area landfills.
Net solid waste generation associated with growth under the Downtown Specific Plan (after waste
diversion) was estimated at 14 tons per day. This represents about 19 percent of the projected Citywide
increase per the General Plan EIR and about 14 percent of the available capacity at the Toland Road
Landfill. Assuming that the City would continue to generate about 25 percent of the waste sent to the
landfill, the City could send about another 25 tons on a daily basis without exceeding the landfill
capacity. Although the 14 ton-estimate for the Downtown Specific Plan is within the available capacity,
the Downtown Specific Plan’s contribution (19 percent) to the General Plan’s significant cumulative
impact was considered significant. Therefore, the Downtown Specific Plan’s cumulative impact related
to solid waste disposal were considered Class I, significant and unavoidable.
The proposed Project’s increase in solid waste would remain well within the currently available
capacity of area landfills, as discussed above, and falls within the Downtown Specific Plan’s estimated
14 tons per day of growth. As such, although the Project would incrementally contribute to the Class I
impacts identified under the 2005 General Plan EIR and the Downtown Specific Plan EIR, this
contribution would not be cumulatively considerable. Therefore, landfill capacity and solid waste
disposal impacts would be less than significant.
h & i. Less than Significant. As an undeveloped site, existing uses on the Project site do not have
measurable energy demands. The Project would require the use of natural gas and/or electricity
utilities. The proposed Project is anticipated to have a natural gas demand of approximately 193,450.1
therms per year and an estimated electricity demand of approximately 2,337,534 kilowatt hours per
year (refer to Table 31). Consequently, the development of the proposed hotel would constitute an
increase in the demand for natural gas and electricity from the Project site. SCE has adequate supplies
to meet the needs of the Project, however, the Applicant would be required to engage the SCE
planning department and submit a request for a meter spot. SoCal Gas also has capacity to serve the
Project. The Applicant would be required to submit a formal application to SoCal Gas for commercial
gas facilities at least 10 to 12 weeks before the gas line and meter would be installed. At this time, a
SoCal Gas planning representative would plan the installation project and a determination would be
made regarding the available energy services. If it is determined that the current natural services in
the area are not adequate to support the proposed Project, the Applicant would be required to pay a
fee to cover the cost of the additional natural gas services required (SoCal Gas 2010).
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Table 31. Estimated Energy Demand of the Proposed Project
Land Use

Area/Quantity

Hotel
Restaurant
Retail

196,080 sf
13,096 sf
5,283 sf

Total

214,459 sf

Hotel
Restaurant
Retail

196,080 sf
13,096 sf
5,283 sf

Total

214,459 sf

Consumption Factor2
Electricity Demand
12.13 kWh/sf/yr
47.45 kWh/sf/yr
14.06 kWh/sf/yr

Estimated Electricity Use2
2,378,450.4 kWh/yr
621,405.2 kWh/yr
74,279.0 kWh/yr
3,074,134.6 kWh/yr

Natural Gas Demand
0.42 therms/sf/yr
10.6 therms/sf/yr
0.35 therms/sf/yr

82,353.6 therms/yr
138,817.6 therms/yr
1,849.1 therms/yr
223,020.3 therms/yr

Source: (California Energy Commission 2006)
Note: Estimated energy demand is highly conservative as the demand factors do not account for the most current
energy efficiency standards of the Title 24 of the California Code of Regulations (CalGreen).

Additionally, Project conformance with CalGreen and the City’s Downtown Specific Plan policies would
reduce impacts associated with increased demand for energy by implementing energy efficient
standards. These standards would help reduce the amount of energy required for lighting, water
heating, and heating and air conditioning in the buildings. The proposed Project would also implement
strategies to promote additional energy conservation. Installation of the solar PV system and solar
water heating system would reduce the Project’s energy demand on local energy providers. The solar
cells and solar hot water system would be installed on the roof of the proposed hotel and would offset
an undetermined portion of the Project’s electrical power requirements. The Project’s energy-saving
and energy-generating features ensure that the Project does not use energy in a wasteful or inefficient
manner. The incorporation of standard regulatory requirements established by local and regional
regulations on energy standards would ensure that the Project is consistent with the City’s energy use
goals. Therefore, the Project would not constrain local or regional energy supplies, would not require
the expansion or construction of new electrical generation and/or transmission facilities, and would not
use large amounts of fuel or energy in an unnecessary, wasteful, or inefficient manner. The proposed
Project would comply with all existing energy standards and impacts would be less than significant.

City of San Buenaventura, Planning Division
501 Poli Street
Ventura, CA 93001

139

Draft Initial Study & Mitigated Negative Declaration
Ventura Hilton Project

5.19 Mandatory Findings of Significance

Potentially
Significant
Impact
a)

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

b)

Does the project have impacts that are
individually limited, but cumulatively
considerable?
"Cumulatively
considerable"
means
that
the
incremental effects of a project are
considerable
when
viewed
in
connection with the effects of past
projects, the effects of other current
projects, and the effects of probable
future projects.

c)

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

Potentially
Significant
Unless
Mitigation
Incorporated

Less Than
Significant
Impact

No Impact/
Beneficial
Impact

5.19.1 Discussion
a. Less than Significant with Mitigation. The Project site is not located within an area recognized to
usually contain sensitive wildlife species and habitats, as described in Section 5.4, Biological
Resources. Impacts to the environment have been determined to have no impacts, to be less than
significant, or to be less than significant with mitigation. In addition, the proposed Project would not
cause a fish or wildlife population to drop below self-sustaining levels or threaten to eliminate a plant
or animal community.
Section 5.5, Cultural Resources and Section 5.17, Tribal Cultural Resources, describes the potential
for cultural or significant paleontological resources to be encountered due to the proposed Project.
Because the Project activities would potentially disturb significant cultural or paleontological resources,
inclusion of mitigation measures during construction to avoid impacts to cultural resources would
ensure that potential impacts to such resources are less than significant.
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b–c. Less than Significant and Beneficial Impact. Based on the analysis provided in this IS-MND
and list of cumulative projects provided by the City, the proposed Project would not result in any
significant impacts on an individual or cumulative level and would not result in any significant adverse
effects on human beings. Cumulative development within the Project vicinity include multiple pending
and proposed residential developments and commercial and retail projects. There are a variety of
other proposed developments within the City. Among those 73 projects include the following, in various
stages of planning, approval, and current construction:
•
•
•
•
•
•

15 commercial projects;
9 projects currently in conceptual planning stages;
5 industrial projects;
2 institutional projects (including one project within another City park);
15 multi use projects; and
27 residential projects.

The Project would provide a beneficial impact for employment, aesthetics, and recreation for the
proposed cumulative projects near the proposed site. The Project would not greatly hinder the visual
aesthetics of any other projects with its implementation and would integrate as much as possible with
the aesthetics of the area. Cumulative industrial and commercial projects would benefit from new
visitor serving uses proposed by the Project. Cumulative residential projects would benefit from the
project via installation Promenade Park improvements and improved connections to the beach via
South Figueroa Street. These aspects of the Project would serve as an additional recreational resource
that would help to meet the recreational demand generated by new development.
Cumulative construction impacts related to the proposed Project and other development projects has
the potential to result in cumulative air quality, GHG, noise, and temporary traffic safety and circulation
impacts. There is the potential for future projects (existing or not yet existing) in the vicinity of the
proposed site to undergo construction simultaneously with the Project, resulting in temporarily adverse
impacts, but such impacts would be short-term due to the temporary nature of construction. Cumulative
construction impacts therefore be would be adverse but less than significant. Mitigation measures
incorporated into this IS-MND in Section 5.3, Air Quality, Section 5.4, Biological Resources, Section
5.5, Cultural Resources, and Section 5.16, Transportation and Traffic, would mitigate the Project’s
contribution towards cumulative construction impacts.
Operation of the Project in combination with cumulative projects would increase demand on City
public services and utilities; however, as described in Sections 5.14, Public Services and 5.18,
Utilities and Energy Conservation, the Project would not necessarily result in the need for additional
City infrastructure beyond what is proposed under the Project and included within mitigations and
actions of the Downtown Specific Plan. Therefore, cumulative impacts and impacts to human beings
from the proposed Project would be less than significant.
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