Agenda Item:

Hearing Date: May 19, 2022

Project/Case No.:

8165/PD-4-15-27486, DRC-4-15-27487, CDP-4-15-27488,
EIR-4-15-27489, UP-4-15-27491

Applicant:

T.M. Mian

Planner:

Tamara Harrison, Contract Planner
Peter Gilli, Community Development Director

Location:

Southeast Corner Figueroa Street and Harbor Boulevard;
APN: 073-0-240-130, -150, -185, -040

Zoning/Land Use:

Commercial Tourist Oriented/Downtown Specific Plan

PROJECT DESCRIPTION
Conceptual review of a new four-story hotel with 160 rooms, lobby/porte-cochere,
restaurant, lounge, conference rooms, fitness center, pool and retail/day spa space and
improvements to the existing Promenade Park which include new landscaping, event
lawn space and gazebo on a 4.6-acre site in the Commercial Tourist Oriented (C-T-O)
zoning district within the Downtown Specific Plan (DTSP) within the Coastal Zone.
RECOMMENDATION
That the Design Review Committee provide design comments on the project.
BACKGROUND
The project site is located in the Downtown Specific Plan (DTSP) and within the Coastal
Zone at the southeast corner of the East Harbor Boulevard and Figueroa Street
intersection. The property is currently vacant, and the hotel portion of the project is
secured by a block wall with barbed wire atop. Highway 101 is located to the north of East
Harbor Blvd, and the Ventura County Fairgrounds are located west of Figueroa Street.
The project site is generally flat with no significant grade changes.
A three-story multi-family residential development (Beachfronter Apartments) is adjacent
to the east of the project site while a surface parking lot for the Ventura County
Fairgrounds is west of the site across Figueroa Street. East Harbor Boulevard is adjacent
to the site’s northern property boundary with the Union Pacific Railroad being located
further north beyond East Harbor Boulevard. Promenade Park is south of the project site.
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The DTSP has identified the project site and the surrounding area as Focus Area D,
Beachfront Promenade, which will aide in achieving the goals of the DTSP. Focus Areas
within the DTSP represent opportunities for development, including visitor serving
developments, that extend beyond a single-phase development and could have a regional
impact. The Ventura Beach is one of the City’s premier attractions and tourist oriented
uses such as hotels, shops and restaurants that front the beach are desired.
Project History
In 2009, the Planning Commission approved a 208,000 square-foot, 4-story hotel with 165
rooms and 24 timeshare units. That permit expired in 2013.

Figure 1: 2009 Embassy Suites

The applicant provided a revised design using a Mediterranean style and went to five
DRC meetings in 2014 and 2015. The applicant put the project on hold at that point,
partly because the Coastal Commission staff requested more environmental analysis.
The applicant is now revisiting the project. Before investing resources in finalizing these
plans for eventual Planning Commission action, the applicant wants to get DRC feedback
on the design. This is because the prior experience the applicant had with DRC was not
favorable, and the applicant does not want to invest in further studies and analysis if the
DRC is going to redesign the project.
The plans provided with this agenda item are basically the same as the 2016 plans. Staff
requests DRC feedback on the design, at which point the applicant can decide whether
to move forward with the project.
ANALYSIS
Project Overview
The project consists of a new 170,569 sq. ft., four-story hotel plus roof deck with 160 hotel
rooms and a lobby/porte-cochere that fronts Figueroa Street. The hotel will also include
a 5,716 sq. ft. restaurant, 5,283 sq. ft. of retail/day spa uses, a 3,396 sq. ft. lounge, 4,200
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sq. ft. of conference room space, a fitness center, and a pool terrace (second level). The
uses are distributed within one building that would follow a U configuration with the highest
point of the building at 69’6” feet (at dome feature). The balance of the building varies in
height with the majority of the building having a height of approximately 54 feet. The
project will require a variance since the C-T-O zoning has a 30-foot height limit, and the
applicant has maintained that height limit for the eastern portion of the building that is
closest to the neighboring housing project.
Landscaping for the hotel includes drought-tolerant plantings that consist of a variety of
trees, including palm trees, vines and espaliers as well as a variety of accent plants,
groundcover and shrubs. Decorative pavement is also proposed throughout the site at
key locations including driveway entries into the site from East Harbor Boulevard and
Figueroa Street; at hotel drop off; at the courtyard and at various retail spaces along
Figueroa. A first-floor outdoor courtyard with outdoor seating will also be located along
the Figueroa Street frontage. Proposed landscaping for the overall project, both the hotel
and Promenade Park would total approximately 21,962 sq. ft. or roughly 18% of the
project site area.
In addition, improvements being made to the existing Promenade Park include new
landscaping; an event lawn space; a dining terrace that extends from the restaurant; a
courtyard with trellis; a fountain and gazebo. New landscaping for the park consists of
shade trees and palms around throughout the park and approximately 14 types of native
plant species. Improvements to the park would allow the park to accommodate special
events such as weddings via the programmable spaces that are created under the
project. Special events would require the necessary permits from the City’s Parks and
Recreation Department.
Parking is provided in an at-grade parking garage and an at-grade surface parking area,
accessed from East Harbor Boulevard and Figueroa Street.
In addition, the project will be improving the street frontages along East Harbor Boulevard
and Figueroa Street with the installation of improved landscaping and the widening of
sidewalks along both roadway frontages.
The project is within the C-T-O zone which includes standards intended to provide an
emphasis on visitor-serving, commercial and recreational facilities, including within the
coastal zone and a high level of site and operational performance.
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Figure 2: Site Plan

The following analysis provides a breakdown of the City’s DTSP Design Guidelines.
These guidelines intend to ensure new development establishes a level of architectural
quality responsive to its context. Per the guidelines, development is encouraged to fit
within and contribute to the established or planned architectural character of Downtown.
Standards found in the guidelines include the following:
•
•
•
•
•
•
•

Context and Architectural Character
Building Mass and Articulation
Building Walls
Wall Openings
Roofs
Miscellaneous Building Elements
Site Improvements

The project is being reviewed based on these standards and guidelines. Also, further
studies for the environmental review, are currently in process. The full analysis of these
studies and requirements will be provided to the PC for their review and consideration
who is the final action body for this project.
The focus of this report is on the design of the project for the DRC’s review and
consideration.
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Context and Architectural Character
The project site is located along the Ventura Beach waterfront between the Ventura
County Fairgrounds and the Ventura Pier. The waterfront is developed with a variety of
uses including multi-family residential uses, public parks and visitor serving uses such as
the Crowne Plaza hotel and restaurants. The area has been designated as a focus area
by the DTSP given development opportunities within the area that have the potential to
aide in achieving the DTSP’s goals and for development in the area to have a regional
impact.
A mix of architectural styles and building types can be found in the surrounding area which
primarily range from one- to three-story buildings with the exception of the Crowne Plaza
hotel which is located approximately 0.1 miles to the east of the subject site. Buildings
associated with the Ventura County Fairgrounds, including the Derby Club can be found
to the west of the project site. The surrounding buildings incorporate a variety of different
neutral colors, materials, and details although stucco/plaster finishes have been used on
a- number of the buildings in the area.
The applicant has designed the proposed project in a manner that is contextually sensitive
to the area by maintaining the use of smooth cement/plaster finishes, accent banding and
a neutral tone which complements the beachfront location. The building design is one
common and similar to many hotels located along beach frontages in southern California.
Building Mass and Articulation.
The standard design guidelines indicate that each building should contain a distinctive
horizontal base; an occupied middle; and eave cornice and/or parapet line that
complement and balance one another. In addition, the guidelines identify the need for
vertical articulations; patterns of features such as windows, wall panels, etc. and building
entrances to upper floors being visible from the street as design elements that should be
included in the building architecture. The project has incorporated these standards into
the design.
Building frontages on both Harbor Boulevard and Figueroa Street (longest frontage)
contains a continuous commercial, pedestrian scale ground floor with hotel rooms and
other amenities located above. The building along these frontages does not present a
monolithic structure, rather, the structure contains various recessed portions and
articulation in vertical elements of the building along with wall plane reliefs such as a
recessed courtyard area, an opening for the porte-cochere along Figueroa Street. The
design also includes a pattern of archways along the ground floor which frames large
storefront windows and aides to break up the building and provide additional character to
the design. The design also differentiates between the ground floor commercial and hotel
rooms and amenities above through step backs, accent banding, changes in window
patterns and configuration, and the application of balconies, trellises, metal railings, wall
niches and other architectural accent details.
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Figure 3: West Elevation – Figueroa Street

Figure 4: Rendering of Corner of Harbor Blvd. and Figueroa St.

Building Walls/Wall Openings.
A simple smooth cement plaster finish will be applied to the building walls given the
complex pattern of windows and doors used in the design, consistent with the DTSP
Design Guidelines. Side and rear facades have also been treated with the same
architectural detailing as the front of the building and the hotel does not contain any blank
wall areas. A variety of shapes and sizes have been used at wall openings such as
windows which further adds relief the wall surfaces.
Roofs
Additional visual interest has been provided for the building through the various roof forms
and elements proposed, including but not limited to, mansard and hip roofs. Prominent
corners of the building have also been given additional variety given their locations on the
site. Roofing at the intersection of Harbor Boulevard and Figueroa Street includes a dome
feature which provides a sense of arrival to the hotel while the southern corner of the
building along Figueroa where the building interfaces with the park has been provided
with a tower-like feature.
Building Materials
A variety of building materials are proposed in the design, including but not limited to, a
smooth cement plaster finish for wall surfaces, clay tile roofing, aluminum windows and
storefronts, metal juliette balconies and railings and wood trellises, etc. The materials
complement one another well and are consistent with and conducive to the project’s
location along the beach frontage.
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Figures 5 and 6: Exterior Renderings

Site Design/Landscaping
The southeastern portion of the proposed building will be located the closest to the multifamily development located to the east of the project site. Meeting rooms are proposed in
this portion of the building. The project proposes an approximately five-foot strip of
landscaping and a block wall between the two uses and an existing carport is located in
this area on the multi-family development side of the property line. According to the
landscape plan, five-gallon hedges are proposed to be planted along this area on the
project site adjacent to the closet building onsite. The parking lot and driveway entry on
the east side include a Eucalyptus variety (White Ironbark) and New Zealand Christmas
Trees.

Figure 7: Highlighted Landscaping Border (East)

Figure 8: Landscaping Plan for East Property Line
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Staff Recommendation: Should the applicant provide additional canopy trees in the
area between the proposed project building and the existing multi-family
development to the east.
Open Space
The project proposes improvements to the existing Promenade Park at the southern end
of the hotel building. The hotel restaurant, lounge, bar/café and meeting rooms are
proposed along this stretch of the proposed building which lends well to creating views
for patrons of those uses. The relationship of the hotel to the park also provides an
opportunity to activate the area and its spaces as patrons of the hotel’s restaurants, etc.
will often use the parks facilities and visitors to the park, whether attending a special event
or not, will likely use the hotels facilities for food and beverages.
The project provides an opportunity to significantly improve Promenade Park and the
relationship between the proposed hotel and open space. From the City and Coastal
Commission’s perspective, it is essential that the park be perceived by the public as a
public park, and not a park for the hotel users. There are many examples of such an
interface for hotels and restaurants along beach promenades.

Figures 9 and 10: Park Open Space
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Staff Request: That the DRC share examples of such interfaces they are aware of,
whether they are successful examples that the City should replicate or less
successful examples that show features the City should avoid.
SUMMARY
Staff believes the project is a quality Mediterranean design that meets the DTSP Design
Guidelines and successfully uses changes in wall planes and roof lines to vary the
massing, and tower elements at key locations. The project creates a sense of arrival to
this area of the Ventura beach for residents and visitors alike and provides a number of
visitor-serving uses for the area consistent with the Downtown Specific Plan. While the
height exceeds the C-T-O standard, the design pushes the extra height away from the
neighboring residential project. Staff doubts that the project site would be developed with
a quality hotel as proposed if the City did not provide flexibility for building heights.
This is a conceptual review, as there are many details still needing to be worked out.
Based on past experiences, the applicant would like to get DRC feedback before working
out these other details.
Major issues that will be analyzed:
1. Promenade Park integration and improvements. This will be taken to the Parks
and Recreation Commission for input, and Coastal Commission staff is expected
to heavily comment on this integration.
2. Parking.
Agreements with the Fairgrounds is expected for the site to
accommodate parking necessary for special events. The City would expect a
special pedestrian crossing of Figueroa and improvements to the street frontage
on the Fairgrounds side.
3. Environmental. Coastal Commission staff will continue to be heavily involved in
the environmental review component of the project.
4. Railroad crossing. A contribution to improving the pedestrian crossing of the
railroad is expected.
5. Design and compliance details.
Following the refinement of design details related to the topics above, the project will
return to DRC for a formal recommendation to the Planning Commission.
ATTACHMENTS
Vicinity Map
Exhibit A- Plans
Exhibit B – DTSP Design Guidelines
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