RancHO CANADA LLARGA

#| Cafiada Larga Road
Ventura, California 93001




P =

Bonsall Family
#| Canada Larga Road
Ventura, California 93001

4 RANCH

Total Ranch Acreage
658643 Acres

APN. Parcels

Legal Parcels
(19 Certificates of Compliance)

18 Parcels in L.C.A-
Williams Act totaling
6495.85 Acres
(All buc A & B)

EXISTING BOUNDARIES

Rancho Cafada
Larga Boundary

Current Sphere Line

800 Acre Sanitation
District Parcel

e

(AB & C = 300-400 acre usable)

North Ventura Ave.

m Annexation Area

. 120Acre

F‘!ﬁ; .~ Western Parcel

(A,B & western portion of C =
120 acre “Catalyst Site 6" In
Westside Economic Strategy
Study Oct, 2006, pg. 144-146)

PP A\ Cafada Larga Creek
. |00 Year Flood

SN
% Mitigation Area
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RancHO CANADA LARGA

WESTSIDE COMMUNITY BENEFITS OF INCLUDING THE WESTERN 120 ACRE PORTION OF
THE “SANITATION DISTRICT PARCEL” INTO THE CITY OF VENTURA'S SPHERE OF
INFLUENCE BOUNDARY ALONG THE NORTH VENTURA AVENUE:

e CONSISTENT WITH CITY PLANNING GOALS FROM VENTURA VISION (2000) THRU GENERAL
PLAN UPDATE TO THE WESTSIDE ECONOMIC DEVELOPEMENT STRATEGY (OCT. 2008).

e OPPORTUNITY TO SERVE NORTH VENTURA AVENUE COMMUNITY PLANNING NEEDS BY
FACILITATING BROOKS INSTITUTE NEAR AND LONG TERM EXPANSION GOALS:

"THE FREEWAY ACCESS AND VENTURA AVENUE FRONTAGE WOULD PERMIT COMMERCIAL
MIXED USE DEVELOPMENT ONM THE WESTERN PORTION OF THE PROPERTY WHILE THE
EASTERN SIDE OF THE HIGHWAY COULD SUPPORT ADDITIONAL BUSINESS PARK USES
AND POSSIBLY MULTIFAMILY/LIVE WORK RESIDENTIAL USES SUPPORTING THE BROOKS
CAMPUS AREA." (PG. 46 WESTSIDE ECONOMIC STRATEGY OCT. 2008)

e ECONOMIC CATALYST TO NORTH VENTURA AVEMUE, WESTSIDE AND DOWNTOWN BY
BRINGING CAPITAL INVESTMENT TO THIS AREA.

e OPPORTUNITY TO PROVIDE JOBS HOUSING BALANCE FOR NORTH VENTURA AVE,
NEIGHBORHOOD.

e ADJACENT TO WATER AND WASTEWATER FACILITIES AND WILL PROVIDE OWN
INFRASTRUCTURE IMPROVEMENTS WITHOUT IMPACT TO EXISTING CITY SERVICES

e ADJACENT TO HWY. 33/ CANADA LARGA RD. FREEWAY INTERCHANGE AND VENTURA AVENUE
ON EAST AND WEST SIDE OF HWY. 33.

& RECREATIONAL AND OPEN SPACE USES AVAILABELE WITH DIRECT ACCESS TO THE VENTURA
RIVER AMD VENTURA/OJAI BIKE PATH WITHIM THE WESTSIDE PARCEL AND CANADA LARGA
CREEK AND OAK WOODLAND HABITAT WITHIN EASTSIDE PARCEL.

s ANY FUTURE DEVELOPMENT PROPOSALS SUBJECT TO CITY OF VENTURA CONTROL.

COMMUNITY BENEFITS OF INCLUDING THE 680 ACRE BALANCE OF THE “SANITATION
DISTRICT PARCEL” INTO THE CITY OF VENTURA'S SPHERE OF INFLUENCE, INCLUDING
THOSE ABOVE:

e THE SOLUTION FOR THE 100 YEAR CANADA LARGA CREEK FLOOD INUNDATION OF THE
NORTH AVENUE NEIGHBORHOOD, FROM THE NEW AND EXISTING BROOKS INSTITUTE CAMPUS
SOUTH THRU ALL OF THE U.S.A. PETROCHEM PROPERTY, IS LOCATED WITHIN THE PARCEL.

s RURAL VERY LOW DENSITY DEVELOPMENT WITHIN THE PARCEL COULD FUND FLOOD
MITIGATION FOR THE NORTH VENTURA AVENUE NEIGHBORHOOD DOWNSTREAM.

e THIS EAST WEST ORIENTED VALLEY PARCEL WILL ACCOMMODATE GREEN SUSTAINABLE
BUILDING AND SMART GROWTH PRINCIPLES WITH RURAL "T2" USES ADJACENT TO “T3" AND
‘T4 NORTH VENTURA AVENUE NEIGHBORHOOD USES.

e ANY DEVELOPMENT OF THE 200-300 USABLE ACRES WOULD LEAVE AN AMPLE BALANCE FOR
RECREATIONAL AND OFEN SPACE USEES WITHIN THE PARCEL INCLUDING CANADA LARGA
CREEK.

e LIMITED DEVELOPMENT ON THIS PARCEL WOULD ENABLE THE PERMANENT PRESERVATION
OF THE BALANCE OF THE 6,000 ACRE RANCH IN OPEN SPACE WITH PUBLIC ACCESS
COMPQONENTS, CONSISTENT WITH THE TRUST FOR PUBLIC LAND AND VENTURA HILLSIDE
CONSERVANCY GOALS.

s ANY DEVELOPMENT PROPOSALS TO BE SUBJECT TO CITY OF VENTURA CONTROL BY BEING
IN THE CITY'S SPHERE OF INFLUENCE.
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RANCHO CaNADA LARGA

PHYSICAL SETTING

Rancho Cafiada Larga is a 6,500-acre-ranch property located Nnrth of the City of Ventura,
partially West (40 acres) and mostly East (6,460 acres) of the Highway 33 freeway at the Cafiada
Larga Road Interchange. The Ranch runs 3 ¥ miles East along Cafiada Larga Road. The Ranch

- is within a portion of the current City of Ventura’s Area of Interest and Planning Boundaries. It
15 adjacent to the City’s Water Plant and the Sanitation District’s Treatment Plant. Edison lines
and a 20 gas pipeline cross the property, The Sanitation District Boundary includes 800+ acres
of Ranch property running from the Westside (40 acres) and Eastside (50 acres) Highway 33
Freeway Parcels to East 3 4 miles along the Cafiada Larga Road valley floor (the “Samtatlon
District Parcel®, also known as “P.E.A. #1™)

TITLE
+ Four family owners, 25% undivided interest each
¢ Trust Deed and Loan Agteement with Waste Management Inc.

/COMMUNITY VISION
Annexation of the 800-acre Sanitation District Parcel (“P.E.A. #17) into the City of Ventura — or
its Sphere of Influence (3.0.1.) Boundary, Planning Boundary or a future C.U.R.B. Line.

RECENT POLITICAL HISTORY
~ » 1998-2000 City of Ventura's “Visioning Process” recommends 8.0.1. inclusion and/or
annexation in final “Ventura Vision March 20007 document {the only one of the 12
nltimate “P.E.A.’s” to be so recommended).

» 2000-2003 City of Ventura Comprehensive Plan Update Advisory Committee (“C.P.A.C.")
recommends “Cafiada Larga” as a “Potential Expansion Area” site (“P.E.A#17) as well as
inclusion in City's new Sphere of Influence Boundary.

« Fall 2003 City of Ventura Planning Commission confirms C.P.A.C. recommendations for
Caflada Larga “P.E.A. #1" to the City Council.

e Spring 2004 Ventura Westside Community Council supports Cafiada Larga “P.E.A. #1” to
the City Council for $.0.L inclusion and annexation,

* Spring 2004 Ventura Downtown Community Council supports Cafiada Larga P.E.A. #17 to
the City Council for S.0.1. inclusion and annexation.

e Spring 2004 Ventura Chamber of Commerce supports Cafiada Larga “P.E.A. #17 to the
City Council for 8.0.1. inclusion and annexation.

» August 2004 Ventura City Council votes 4-3 against total 800-acre parcel being part of
E.LR. study for General Plan Update. City Council votes to include the Western 120-acre
portiont of the 800-acre “P.E.A #1” into E.LR. Project Description. '

» Fall 2004/Summer 2005 E.LR. Draft completed.

» August 2005 Ventura City Council certifies E.LR. and passes final General Plan Update
while deferring action on P.E.A.’s to Spring 2006. (no action taken on P.E.A’s)

» October 2006 Westside Economic Development Sirategy Study identifies the Western 120
Acre portion of P.E.A.#1 as one of six “Catalyst Sites” in the Economic Chapter of the
Westside and North Avenue Community Plan.

» April 2007 Ventura City Council votes 7-0 to request LAFCO inclusion of the 120 Acre
Western Cafada Larga parcels mto the City’s Sphere of Influence (5.0.1.}.



Akt

=

1l
3\“'

P

~nut Moupta™

2 of | hterest

-

¥ ¢
i anning oundary
:
2 o
g“"-‘lr \-‘\- ; \“f‘uenc:efﬁi \h"\
=2 ) SPhere «,- -
: 3% £_-'s‘_ }
; Py ..-'f T gy
S o B oy J{ ‘-.‘I. F:-'”'t'-t e
o o s NN L ; ._“'- ’ g /
- s A e o, 4 ! -h - : el
. A a .‘r-'l.';_. _k £ A ol
il , 2 EY X
{E l = " DA [ N 7 .4
I . s I_‘é_m“ S0 3 : i i { : ! ; | r
:_I : = = Ry 'I- L L 3 ! N i = : -
! ' = > Al i % e (oY K S0 e AN
3 A0 T i i T L = l 3 I, 2 \‘“{& e
" - 1 ; leII_ ;E-L = Eﬁl Ih-'...-""':. . 5 '_'.\J o : \
Srn = - 1 L I.,‘.'.__p_..'. il
NN N, tiw . 2K
2w K= : T o T
: — N '[ 1 i‘f : " "r.'?':.
\ ] \\# = g
1
1'H--.._.l‘--_ r
This map is & product of the City of San Buenaventura, CA, Although réasonable efforts have besn mads to snsure the accuracy of this map, the City of Smksumwanmra cannof guarantee s acouracy
Definitions (from the California Planning Roundtzabls) |
3 . . Area of Interest: Thal area having a direct physical and social influsnce
Maf." of San Buenaventu ra, California on a city's planning area but not appropriate for annexation.
Sh P PlanninglAraa: The area directly addressed by the general plan, A
| owing city’s planning area typically encompasses the ity limits anc
%/ AREA OF INTEREST, PLANNING AREA, | ., Poenisly smesabllandwiti issphereof fuence
: ! phers of Influsnce; The able physical boundaries and service
e ; area of a local agency as determined by the Local Agency
¥/ SPHERE OF INFLUENCE, & CITY LIMITS g1 o e i oy m e by i Lo ——




VENTURA, CALIFORNIA

3
:
=

—

- =
DOWNTOWHN




City of Ventura
B "\I/"isionin"g ProCéSs" o

Community Out reach & Workshops
1998-2000



e T T .

Cify o

i the Futurse Citizens Ouireach Coammities
f San Buenaventura = Seize the futurs Cifizens Ouir i
1] o i

.




ACKNOWLEDGMENTS

Serre THE FUTURE WAS ACTIVELY MANAGED BY A BROAD-BASED CITIZENS OUTREACH COMMITTEE.

Bill Fulton, Chair Dadene Fuller, South Coant Area Transiz
Roma Armbrus, Ar-large D&husﬂmmh@

Geoff Cline, PatagonialLavge ewiployer Gary Jacobs, Veutuns Povt Districs

Mary Cook, Ar-Large John S. Jones, Ar-larpe

John Correa, Ar-loge Leslie Leavens-Crowe, Ceelteens! Affirs Comm.
Jim DaPea, Small employer Laneste McCaslin, Prerpons Comm. Council
Kenneth R. Edwardsen, Ar-lorge Glen Morris, Public Are Commission

Kay Faulconer, Vensara Comm. Coliege Disi: Paul E. Newman, Parks d= Recreation Comm.

Serze rere FUTUREWAS SPONSORED AND FUNDED BY THE Crry oF VENTURA

Sandy Smith, Mayer James §. Friedman, Cawnicilmember
Brian Brennan, Councilmerber James L Monahan, Comncrlmember
Dionna De Paola, Depuey Maver Carl Mormhouse, Counsifmember

Ray Di Guilio, Comncilmemnber

Serze THE FUTUREWAS OVERSEEN BY A STEERING COMMITTEE
Sandy Smith, Charr Brian Brennan, Laun Flack, Bill Fulton, Lynn Jacobs, James L. Monzhan, Ted Temple

Serze TrE FUTUREWAS ASSISTED BY A CITY OF VENTURA STAFF WORKING GROUE

Clark Owens, Ar-Lerge

Marciaz Rhodes, Tourism Commission

Marty Robinson, Couney of Vensuna

Neal K. Subic, Amervean Inuimoe of Architscs

Zoc Taylor, Greater Vertuent Chamber of Commerce

Paul Thompson, East Vemnnt Commuanity Council
Stephen B. Thompson, American Society of Ciuil Engineers
George Tillquise, Libriry Commission

Bob Tobias, Asrienteure

Eric Werbalowsky, Environmental Organizations

Swan Daluddung, Direcror of Commusnity Development

Fverers Millais, Project Leaders Andrea Anderson, Priscills Bailey, Kathy Bowrnan, Peter Brown, William L Danforth, Cindy Eaves, Geongeanne Lees, Richard Newsham, Skip Robinson,

Charles Spauiding, Cary Uribe, Jenise Wagar

CONSIITING ASSISTANCE FOR SEZE THE FUTURE WAS PROVIDED BY Moors Iacoravo Gorrssan Inc, (MIG).
Dianicl Tacofano, Principal-in-Charge; Joff Lowx, Project Manager; Ed Canalin, Jonathan London, Elizabeth Young



CHAPTER

v

Pl

Ventura Vision

WESTSIDE

Forming a narrow corridor centered on “the
Avenue” (Vennira Avenuc) berween Roure 33 and
the hillsides, the westside is a mix of residential,
commercial, and industrial uses, still making a rzan-
sition from the decline of the 6il industry. Residents
take pride in its historical roots (as Venturd’s first set-
tement area) and its cultural diversity (including its
vibrant Latino community) bur seek enhancement
of its economic sector and aesthetic character.

Westside residents have identified a range of chal-
lenges facing their area. For example, the westside
has a greater concentration of residential care facili-
ties, social service centers, and rental properties than
the other areas of the city: It also has a much greater
concentrarion of hazardous material sites (largely a
legacy of the oil industry) than other areas of the city.
Community improvement efforts have included
streetscape enhancements and a mixed-use neighbor-
hood libraryfaffordable housing development in the
newly renovated Casa de Anza building,

The "Take Parr”™ Westside Visioning framework,
developed in 1996, emphasized transitioning from
the oil industry o new economic activities and land
uses and building on the historical and culeural
resources of the area. The priorides idenofied in the

“Take Part” Visioning document were largely

affirmed hy the input from the Sesze the Futrre

process. Following are some of the leey elements of

the 1996 “Take Part” Visioning document. *

Sorategios

Ciresdation

o The city government showld improve circula-

tion: through and within the neighborhood
through enhanced public ransis along Ventura
Avenue, improvements w Stanley Avenue,
calming traffic on residential sreens, develgping
a nesghborbaod bike path, and providing access
to the plarmed vegional bike path. Make the

CatTrans to improve dangerous Route 33
entrances and exts.

Commmunity Identity
= Eggfg} g@gmwmm work with the
Westside Community Council and other orga-
nizations to celebrate the neighborbood with
street fairs, public art, farmers’ market,
and other events.

o The city government should work with
develgpers and property owners to retain the



PLaces

historical character of the neighborhood by
considering mare bistoric districes, putting
in historic streer lights: cobble stones, public
art, preserving historical siructures and
wing a varisy of syl of bigh qualy
architecture for new buildings. Encourage
home modification to allow seniors to age in
place. Provide livefwork spaces for arsists.

Parks
o The city government should enhance access
t0 parks and open space by developing
pocket parks Ii?rmgﬁ out dhe area and a
large park next to De Anza School.
Consider a billside amphitheater. Provide
additional parks in older tract neighbor-
hoods develpped with few or no parks.
Facilities
o The city government should partner with
the VUSD, local non-profic organizations
and others to develop new public facilities ro
serve the neighborhood including a new ele-
mentary school, additional day care and
adult education centers, and a new commu-
nity pool at the Sheridan Way school. Make
berzer use of existing facilities.

L

Eronomic Development
e The city government should work with the

Chamber of Commerce and others ro
enbance business and commercial opporru-
nities with upgraded commercial areas
along Stanley, Ventura, and Main, and
revitalization of industrial sites for high
sechology industries

Additional Strategies

In addlition to the strategies identified by the 1996
Take Part Vision framework, the Seize the Ficture
process also provided the following strategics. §

Planning

P3.1 Suppore the active role of the Westside
Communiry Council, the Westside Business
Association, and other civic groups in revicaliza-
tion and other community planning efforts.

P3.2 Consider exeending che City of Venruras

sphere of influence boundaries and/or annexing

the North Avenue area gid Cafiada Larga o allow

more comprehensive plannine of the westside,

Vemtura Visron hod




City of Ventura
"C.P.AC.
(Comprehensi_v'e Plan Advisory Committée)
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RaNcHO CANADA LARGA

June 11, 2002

Comprehensive Plan Advisory Committee (C.P.A.C.)
City of Ventura

501 Poli Street

Ventura, CA 93002-0099

Attention: Lisa Porras

Dear Ms. Porras and C.P.A.C. Members:

[ am writing you on behalf of the Bonsall family. We own the property lmown as “Rancho Cafiada Larga”. The
Ranch, approximately 6500+ acres, is located north of the City of Ventura at the Cafiada Larga Road interchange of
the Ojai Freeway (Hwy. 33). The property lies partially west and mostly east of Hwy. 33, and on the north and
south sides of Cafiada Larga Road for approximately 3 miles. On the City of Ventura's Planning Map, the Ranch is
currently within the City’s Area of Interest, partially within the City’s Planning Boundary, adjacent to the current
Sphere of Influence, and borders the “island” of City Limits at the Ventura Water Filtration plant on Ventura
Avenue (please see enclosed map).

It has come to our attention, through both the Visioning Workshops of 1998-2000, and conversations with various
CPAC members and other community leaders, that there is some desire to consider adjusting the City's Sphere of
Influence, to include portions of Rancho Cafiada Larga. The March 2000 Ventura Vision book, by the City of
Ventura and the Seize the Future Citizens Outreach Committee, includes the following statement in the Chapter V
"Places" section on the Westside:

P3.2 Congider extending the City of Ventura's Sphere of Influence boundaries and/or annexing the
North Avenue area and Cafiada Larga to allow more comprehensive planning of the Westside.
(page 101)

Additionally, during the Westside Community workshops of the past few years, there has been some discussion of
the future potential of the Cafiada Larga valley as it relates to the North Avenue Plan. One C.P.A.C. member
contacted me in February 2002 to let me know of presentations by 2 other C.P.A.C. members concerning the
consideration of including additional portions of Rancho Cafiada Larga within the City’s various Planning
Boundaries through the current Comprehensive Plan Update process.

As a result of the Visioning process, these presentations, and follow up conversations with additional C.P.A.C.
members and other community residents, 1 have discussed these possibilities with other family members who have
an ownership interest in the Ranch. We would not be opposed to the portion of our ranch in Cafiada Larga valley,
within the current boundaries of the Sanitation District (the “Sewer District Parcels” - see map), being included
within the City's Sphere of Influence. We would also be willing to consider the inclusion of other areas of the
Ranch, contiguous to the Sewer District Parcels, upon mutual agreement with the City.

We recognize the fact that these 500 = acres of gentle terrain within the Cafiada Larga valley floor, with readily
available freeway access, and the proximity of existing utilities on the ranch, make this land adjacent to the current
Sphere of Influence a valuable potential resource to the City of Ventura’s planning process. We understand that the
inclusion of this property within the Sphere of Influence would allow for more comprehensive planning of the
Westside of Ventura, and that no specific development plans are being proposed at this time.

Please feel free to contact me with any questions or comments you may have on this matter,

Sincerely,

Dz O A\

Shull Bonsall, Jr.
(805) 565-0629

ERMGLOSUNES + 2 MAFS -
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Definitions {from the Califomia Planning Roundtable)

Map of San Buenaventura, California
Showing

'S AREA OF INTEREST, PLANNING AREA,
SPHERE OF INFLUENCE, & CITY LIMITS

Area of Inferest That area having a direct physical and social influence
an a city's planning area but not appropriate for annexation.

Planning Araa:  The area directly addressed by the general plan, A
city's planning area typically encompasses the ity limits and
potentially annexable land within its sphere of influence.

Sphere of Influence: The probable physical boundaries and service
area of a local agency as detarmined by the Local Agency
Formation Commission (LAFCO) of the County.
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ittee’s growth plan

ncludes Cafiada Larga

"roposal could touch off another Ventura fight

¢ Jahm Sehieibe
chigibeii nelderccom
- After more than 2% years of work, 2
ite committes has prepared a bloeprint
i Ventiera eirruwth uver the next 25 years
pat wortdd altose 1,300 new homes in the
anada Largn avea north of tawn,
| The cily’s Comprelieasive Plan, a Gen-
ral Plandike biueprint for development,
dtes to 1989 and is being updated. As
arl of that process, the Compeehensive
lae Advisory Commiltss aooroved [fs
scontmendatians Yednesday night,

The cammitiee’s report calls for build-
|g up to 17,800 uew homes across Ven-
#ra to house the 33,000 ﬂewl:lenpie that

hiomes could he built on of land
within the city ideatified by the commit
tee over the past 31 months, Others could
be built ia five larger “expansion areas”
currently outside city limits,

Three of those areas aze near east Yen-
tura, A foorth is near the northwestern
part of the city near Venlura Avenue,

But the committee’s inclusion of Cagia-
da Larga as the fifth area for expansion
Iras garneced the most atlention. Capada
Lovga iz nothwest of &ie ciy, just east oi
fHoster Park,

The committes, composed of citizens
and Councilman Carl Mozehouse, includ-

- T -

of Veniura,
used
primarily a
grazing lan
for cattle a
(g la74
agricullure.
=l its

4 developme
wauld not
require the
approvat o
Ml Ventura

e wtlors. s
1 ane of five
areas
identified &
possible
| developme
sites by the
city's
Compreher
sive Plan
Advisary
Commitlea

iiatt McClain / Star staf

Ganadaltarga
el nroject areat)

{4 Project boundary
Proposad housing
& Proposed parks
i Cafiada Larga Road
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Advisory panel urges Ventura to use Cafiada Larga

¢¢get the feeling that some peaple think
there's some clear and present danges,

and that's just not the case.”

Kigren WMass, Comprehensive Plan Advisory Committee member

GROWTH

From B2

ed 814 acres of Cafiada Lazgs as
21 expansion area on an 87 vote
at its Anug. 27 meeting. The vote
ciine late in the evening after
several on the 19%member com-
ritiee had aiready Iefi.

Cikty ptanners say about 1,300
homes could be built on 283
acres in Cangda Langa. Another
31 acres conld be used for offics
and refail development, and the
rest arkti. scizoals and open
space ALRE

& ﬂaemmaldatiuusS}muat
still be mtifisd by the Planamg
Commission and City Coundl.

The inclusion of grass-cov-
. ered Cafada Larga has stirred
visions of another nasty gm'th
fight 1o VYentura just as city
vecovers from last vear’s con-
tentious hiliside development
proposal.

M, for nue, don’t wank to sesa
that hapaen,” Liss Mangione of
Wentara said 2t the commtiess
final meeting Wednesday, She
urged the committee to remove
Canada Largs from its final re-
port, [est it lead to anather bat-
tle kike Measure A, the hillside
development plm overwhelm-
ingly rejected by ?entum voters
in November,

Morahouse, & county planner

BUYIL
SELL I,
AND [T

and the only councit member on
the comummittoe, szid he woted
agzinst including Cafrada Larga
because it would lead te more
suburban sprawl,

“I goes against gd plan
ning practice o do that kind of
step-ouf development,” More-
fiouse said.

But committee member Bart
Bleul szid he recormmended that
the commmittee add Caflada
Larga because of ils many al-
tractions. For example, uniike
the gther four expansion areas,
Cafiada Largs is aot zoned as
farmland, so developrment there
would not need voter approval,
Ventuzas growth-control law,
Save Our Agricoltural Re
scurces, only covers farmland,

Bleul said Ventura could easi-
[v provide water and sewage
services to Cafiada Larga be
cause it’s close to city treatment
plants.

“['s also near Highwav 33,7
Bleul =zid, and it's tucked away
in a valley out of sight from the
rest of the city. '

Bleul said all of this makes

|
Tiir ol

o ww

‘ $3999

i

Cafiada Larga an ideal placa fo
baild sorely needed executive
housing. Without such housing
Bleul said, it will be hard to at
fract job-rich companies to Ven-

- tura,

Committee member Kiorea
Boss reminded everyone
Wednesday that Cafiada Largais
still a Iang way from baing de-
veloped.

“I get the feeling thal soms
people think there’s some cleas
and present danger, and that's
Just not the case,” Bloss said.

Shull "Buz”™ Bomsall, who
owns 6,500 acres of Cafada
Eargs land, declined to com-
ment. [nstead, ke provided back-
ground material that inciuded 2
st of henefits Caflada Larga de-
velopmerd would bring to Ven-
turs,

Tlon Jenser, a civil enginesr
and friend of Bonsall who urged
the commitice to include Cafia-
da Larga, sald Yentaza needs to
develop the area fo maintain “a
fiealthy and growing economy.”

“I'm not in faver of paving
over &l of the ag land," said
Jeasen, bat much of Cafada
Lasga is now used for caftle
grazing, not agricaiiure.

Ivor Benci-Woodward, =2
member of Citizens to Preserve
ke Ojal, said this week that he's
concermed about how Caiada
Larga development could affect
the environment,

BenciWoodwand said prevail-
ing sea winds cacry 2ir pellation
generated i west Ventura north
toward Qjai. He called the cord-
dor “0jais breathimg tube”

He said Ventura already is in |

viclation of a 994 court order
restricting the amount of air pal-
lution that cag be generated in
the corridor, Devaloping Catiada
Larga “will only briag it mmote
sut of compliance,” BenciFYoad-
werd 5aid.
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“This is a classic urban sprawl propesal.
To leap-frog three miles outside our city
limits is a return to the old thinking about

urban development.” _
— Brian Brennan, Venrure City Councitinember and
SOAR Board Member ‘2
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WE NEED YOUR HELP!

If you agree that Canada Larga shouldn’t be opened for
development contact us so that we can organize a response to the
Ventura City Council: Email us at canadalarga@soarusa.org or
call 653.0061. Please leave you name, phone number and email

'so we can efficiently contact you.

See other side for exciting news about the 10 Annual Patagonia Salmon Run!



RancHO CANADA LARGA

November 2. 2003

Planning Commission
CITY OF VENTURA

+ 501 Poli Street

Ventura, CA 93002

Chair: John Hecht, Vice Chair: Carolyn Briggs, Michael Faulconer, Lauri Flack, Martel Fraser,
Rill Growdon, Curt Stiles

Re: Nov.4,2003 Meeting - Review & Consideration of 12 P.E.A.s lllustrated on the C.P.A.C.
Preferred Land Use Scenario and Discussed within the C.P.A.C. Issues and Alternatives
Report

Dear Commissioners:

I am writing you on behalf of the Bonsall Family, owners of Rancho Cafiada Larga, to bring to your
attention the following:

. Copy of my September 30, 2003 letter to the Planning Commission.

. Copy of an October 28, 2003 letter from LAFCO regarding relationships of General Plans
to Spheres of Influence.

. My comments on the “Characteristics”, “Opportunities”™, & “Constraints” Power Point
slides regarding “P.E.A.” #1 - Canada Larga, 814 acres.

Thank you for your review of these materials. Please feel free to call on me by phone or in person at your
meetings with any questions or comments you may have.

Sincerely,

%Z/ 17NN

Shull Boensall, Jr.
(805) 565-0629



RANCHO CANADA LARGA

Planning Commission September 30, 2003
City of Ventura

501 Poli Street

Ventura, CA 93002

Chair: John Hecht, Vice Chair: Carolyn Briges, Michael Faulconer, Martel Fraser, Bill Growdon,

Liauri Flack, Curt Stiles

Dear Commissioners;

T am writing you on behalf of the Bonsall Family. We own the 6,500 acre property known as Rancho
Cafiada Larga. An 800 acre portion of the ranch, adjacent to the City’s current Sphere of Influence
boundary and partially within the current Planning Area, has been identified in the Recommended Land
Use Scenario and Issues and Alternatives Report forwarded to you by the C.P.A.C. Committee. Their
report recommends including this portion of the property within the City’s Sphere of Influence boundary
during the Comprehensive Plan Update process. We support the C.P.A.C. recommendations for the
following reasons:

The designated 800 acre portion of the property would provide an opportunity for comprehensive
planning of a community with housing of all types (affordable to executive) as well as
commercial/industrial uses along Ventura Ave.

Any future development of the designated property would be an economic catalyst for the North
Ventura Avenue annexation area and the Westside of the City.

The property is accessed by existing street and freeway roadways (Canect Rd., Ventura Ave.,
Cafiada Larga Rd./Hwy. 33 Interchange) and adjacent to existing utility infrastructure (City water
facility and Sanitation District plant).

The property is not prime farmland and any future development will not displace viable
agricultural activity.

If the designated 800 acre portion of the property is included within the City’s Sphere of
Influence boundary, we are committed to including open space and parkland components in any
future planning of that property as well as on the balance of the entire ranch.

We would request that yon confirm the C.P.A.C. recommendations and include the designated portion of
our property within the City’s Sphere of [nfluence boundary during the Comprehensive Plan Update
process, We understand inclusion of this land will be a valuable planning asset for the City’s future and
that no specific development plans are being proposed at this time.

Please feel free to contact me with any questions or comments you may have on this matter.

Thank you,

a7 ondon i

Shull Bonsall, Jr,
(805) 565-0622



Ventura
lafc Local Agency Formation Commission

October 28, 2003

Susan J. Daluddung, AICP
Community Development Director
City of Ventura

P.O. Box 99

Ventura, CA 93002

RE: Relationship of General Plans to Spheres of Influence
Dear Susan:

Following the final recommendations by the City’s Comprehensive Plan Advisory Committee
about the update of the City's General Plan, | received several calls from CPAC members and
interested parties about the effects of the recommendations on the City's Sphere of Influence.
Also, both prior to the final CPAC recommendation and recently, | met with Shull Bonsall, Jr.,
the owner of the Canada Larga property, about this same issue. Based on several meetings |'ve
had during the past year with City staff, | believe that both you and your staff fully understand
the issues and relationships between the City’s General Plan update actions and the roles and
responsibilities of LAFCO, but others interested in the process still seem uncertain, Thus, |
thought it would be helpful to all to provide you with a letter that gives a perspective based on
LAFCO law and the policies adopted by the Ventura LAFCO.

In responding to the various questions | have been asked about the CPAC recommendations,
especially about including Canada Larga in the City’s Planning Area, | have tried io make sure
that the following basic facts are understood.

1. Cities do not determine their Spheres of Influence or city boundaries. These are
functions delegated by the State legislature to the Local Agency Formation Commission
in each County. LAFCO is solely responsible for establishing Spheres of Influence.
Generally, property can be annexed into the City only if it is within the City's Sphere of
Influence and only if the annexation is approved by LAFCO. Depending on
circumstances, a majority voie of the voters within an area to be annexed may alsc be
required in order for annexation to oceur.

2. Some cities, including Ventura, have adopted General Plans that cover areas outside
existing city boundaries and outside the city's Sphere of Influence. This is a matter of
local policy. Usually cities, including Ventura, refer to such an extended area as the
"Planning Area.” There is certainly nothing wrong with this approach and it can in fact
lead to befter long-range planning for land use and services. It is important to remember,
however, that City ordinances, plans, and policies are only fully effective and
implementable within the boundaries of the City. Such ordinances, plans and policies
have minimal effect on properties outside the City’s Sphere of Influence. The Guidelines
for Orderly Development, in reference to areas outside a city's Sphere of Influence, but
within a city's Area of Interest, indicate that, “The County is primarily responsible for local
land use planning, consistent with the general land use goals and objectives of the City.”

County Gevernment Center « Hall of Administration « B00 S, Victoria Avenue o Veniura, CA 93009-1850
Tel {B05) 654-2576 » Fax (805) 477-7101
hitp:fiwww.ventura.lafco.ca.gov



Susan J. Daluddung, AICP

Relationship of General Plans to Spheres of Influence
Qctober 28, 2003

Page 2 of 3

Also, the Ventura LAFCO has a written policy that a city's General Plan will be
considered as the primary Plan for areas within a city's Sphere of Influence. For any
area outside a city's Sphere of Influence the County’s General Plan is the prevailing
Plan.

3 All LAFCO actions are considered as projecis under the California Environmental Quality
Act. Thus, if LAFCO unilaterally decides to change a Sphere of Influence, LAFCO must
serve as lead agency under CEQA. If the City initiates an annexation or files with
LAFCO to amend its Sphere of Influence, the City would be lead agency under CEQA.
To date, the City has not developed a project description relating to its General Plan
update necessary for CEQA compliance and LAFCO has not commenced any action for
a Sphere of Influence update that requires CEQA review.

Given these basic facts, 1 have informed those who have asked about the effects of the CPAC
recommendations on the City's Sphere of Influence that, as of now, there are no effects. At this
time, the CPAC recommendations are just recommendations and are a long way from being
final, If the City Council decides to include any of the planning expansion areas outside the
City's Sphere of Influence, such as Canada Larga, in the project description for the General
Plan update EIR, either as the preferred project or as an alternative, and if that EIR properly
addresses LAFCO policies about conversion of agricultural and open space land to urban uses
and policies about provision of services, and if, based on a certified EIR, the City's Planning
Commission and City Council adopt a General Plan including areas outside the Sphere of
influence. and if LAFCO subsequently approves a change to the Sphere of Influence based on
the City’s EIR and the City Council actions, then the City's General Plan will have some effect.

| say “some effect” because for the City’s General Plan to be truly effective the property involved
must also be within the City limits (i.e. annexed to the City). This is true, not only in terms of
LAFCO actions, but also because of the various local SOAR ordinances. As you know, the
SOAR ordinances are based on the General Plan of a jurisdiction, but can be enforced only for
property within the boundaries of the respective jurisdiction. The City's SOAR ordinance is only
enforceable for properties in the City. Likewise, the County SOAR ordinance applies to property
in the County, including properiies within a City's Sphere of Influence, until the property is
annexed. If property is covered by the County’s SOAR, but then annexed to a city, it is the city’s
ordinances, policies and plans that control. Thus, LAFCO actions relating to Spheres of
Influence and approving annexations may have the effect of removing property from County
SOAR jurisdiction. If such pfoperty is not covered by a city's SOAR, or a similar measure
requiring voter approval, LAFCO actions could result in a property being removed from any
SOAR. This potentially would be the case with the Canada Larga property if LAFCO ultimately
includes the property in the City's Sphere of Influence and annexation is ultimately approved.

Separate from the City's General Plan update, as of January 1, 2001, each LAFCO in the State
must review and update, as necessary, the Spheres of Influence for every city and special
district every five years. Prior to, or in conjunction with, Sphere of Influence updates, LAFCO
must conduct "municipal service reviews" as specified in Govemment Code Sec. 56430.

The Ventura LAFCO has begun the municipal service review process by conducting reviews of
water and wastewater services. Under our current schedule, we anticipate complefing the
service reviews for the cities in the County in late 2005. If the City's General Plan update EIR



Susan J. Daluddung, AICP

Relationship of General Plans to Spheres of Influence
October 28, 2003

Page 3 of 3

has been certified by then, and if that EIR properly addresses LAFCO policies about conversion
of agricultural and open space land to urban uses and policies about provision of services, the
City could at that time request LAFCO to use that EIR and any adopted General Plan update as
the basis for a Sphere of Influence update. Keep in mind, however, that current LAFCO policies
relating to Spheres of Influence state:

“Consistency with ordinances requiring voter approval: For cities that have
enacted ordinances that require voter approval for the extension of services or
for changing general plan designations, LAFCO will not approve a proposal
unless it is consistent with such ordinances and voier approval has first been
granted, or unless exceptional circumstances are shown fo exist.”

Based on this policy, it is unlikely that the Ventura LAFCO would include any area covered by
the City's SOAR or by the City's Hillside Voter Participation Act in the City's Sphere of Influence,
unless such areas are first approved by the City voters for development and services. To the
extent that any areas covered by SOAR or by the City's HVYPA are already In the City's Sphere
of Influence it is probable, based on the existing LAFCO policy, that LAFCO will remove such
areas from the City's Sphere of Influence at the time of any LAFCO initiated Sphere of Influence
update.

| encourage you to use this letter to assist others in understanding the relationships between the
City’s General Plan and LAFCO's roles and responsibilities about Spheres of Influence. As the
City may now be embarking on the legally required processes to update its General Plan, it is
important that requisite documents and actions address the interests of other agencies,
including LAFCO. To that end we will be providing formal comments to the City about any EIR
for the General Plan update when we receive a Notice of Preparation. Of course, |.will be happy
to expand on any of the comments in this letter at any time as may be requested.

Sincerely,

Sait

Everett Millais
Executive Officer

oe! Shull Bensall, Jr.
LAFCO



Characteristics

1. Canada Larga, 814 acres
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1. Canada Larga, 814 acres
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Opportunities

Consistent with Vision
(P3.2)
Flat, developable lands
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Planning Commision
Recommended Land Use Scenario

Comprehensive Plan Update 2025
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RancHO CANADA LARGA

City Council Eebruary 2. 2004
City of Ventura

501 Poli Street

Ventura, CA 93002

Members: Mayor: Brian Brennan, Deputy Mayor: Carl Morehouse, Ne#l Andrews, Bill Fulton, Jim
Monohan, Sandy Smith, Christy Weir

Subject: City of Ventura Comprehensive Plan Update “Draft Land Use Alternatives.”
Dear Council Members:

1 am writing on behalf of the Bonsall family, owners of the 6,500 acre Rancho Cafiada Larga. Please find
enclosed copies from my file summarizing the inclusion of an 800 acre portion of our ranch (the
“Sanitation District Parcel”) into the current Comprehensive Plan Update process. Afler six vears of
process, we urge you to confirm the previous conclusions and recommendations of the Visioning Process,
the C.P.A.C. members and the Planning Commissioners to include this parcel within the City's Sphere of
Influence boundary. Your decision to include this parcel as a part of the “Draft Land Use Scenario” of
the Comprehensive Plan will enable staff and consultants to study all of the Alternatives and report back
to you. The resulting E.1. R. will provide the feasibility information on the Alternatives for your
consideration and final Comprehensive Plan Land Use Map decision. A current engineering analysis ol
the 800 acre parcel shows a potential “Development Footprint™ of 300-400 acres within the parcel.
regardless of density or use. Remaining acreage of the parcel would be parkland, riparian, and open
space uses of any future entitlement proposals submitted to you. This parcel provides the City with a
unique Planning resource, and enables the remaining 6,000+ acres of the ranch to be considered as
permanent open space with potential public access components,

Please feel free to call on me with any questions or comments you may have.

Sincerely,

Varz

Shull Bonsall, Jr.
(8035) 565-0629

Enclosures: (please retain packet for funirre reference and defiberations)
June 11, 2002 letter to C.P.A.C. w/ 11" x 17" City Planning Boundary Map & 8 14" x 11"
topographic map defail of parcel;
L September 30, 2003 letter to City of Ventura Planning Commission;

o January 7. 2004 Note of Meeting with 2 members of the Ventura Hillside Conservancy w/
8 " x 11" topographic detail map;

: January 2004 11" x 17" map of Planning Commission Recommended Land Use Alternative;

. Jensen Design & Survey 11" x 17" aerial photo map of parcel;

s Dave Sargent’s 11" x 17" Concepiual Neighborhood Plan for the North Avenue Annexation
Area. PEA. | and P.EA. 2;

= January 2004 letter from Scott Ellinwood re: narrative description of sustainable design standards

for any new redevelopment at R.C.L.;
. Miscellaneous comespondence.



Information Regarding Ranche Canada Larga

The following information was provided by Mr. Shull (Buz) Bonsall, Jr. during a meeting
with him, Brooke Ashworth, and Pat Perkins, on January 7, 2004.

(JEsTUA Wusi0s conse AN - VoW 'y
Purpose of the meeting:

Mr. Bonsall is one of four family member owners and the spokesperson for Rancho
Canada Larga. He provided physical and legal information about the property and
explained his ultimate vision for the property to us. He also informed us of the current
status, the steps required to achieve his vigion, his view of the alternative to his vision,
and his request for us to supperi his vision.

Description of Rancho Canada Larga:

The property is approximately 6500 acres, lying west and mostly east of Hwy 33 at the
Canada Larga Road interchange. It is mostly within the city’s current ‘Area of Interest’,
partially within the Planning Area, and adjacent to the current Sphere of Influence
boundary and the city limits at the Ventura water filtration plant on north Ventura
Avenue. The property includes about 800 acres of *Sanitation District Parcels” which
make up the valley floor along Canada Larga Road, extending approximately 3 miles to
the east of Hwy 33, as well as the east and west side of Hwy 33 and Ventura Avenue,
north of Canada Larga Road. The Visioning Process, CPAC and the Planning
Commission have recommended to the City Council that this 800-acre portion of Rancho
Canada Larga be included for study as a Potential Expansion Area (PEA) in the Comp
Plan Update EIR. If this portion of Rancho Canada Larga is approved as a PEA, the
City’s Sphere of Influence would be expanded to include at least this area. The remainder
of the ranch is hilly land both north and south of the 800 acres.

The Canada Larga Road exit off Hwy 33 is 4 miles from the Main Street and Hwy 33
interchange. It is a 5 to 10 minute drive from the downtown area via Hwy 33.

Cuwrrent Status;

The land is currently adjacent to Ventura’s city limits and Sphete of Influence at the
water treatment plant, and is in the county’s jurisdiction, All of the ranch is in
Williamson Act LCA contracts except two Sanitation District Parcels totaling about 100
acres, lying on the east and west side of the Hwy 33 freeway. All of the LCA land is
being used for cattle grazing,

There is an existing lease agreement with Waste Management for the future development
of a 500 acre land fill site in a canyon north of the Sanitation District (SD) Parcels at
Weldon Canyon. There is also a substantial loan to the property owners carried by Waste
Management, and presently secured by land to the north and mostly south of the SD
parcels, but which could be shifted to the land south of the SD parcels at the negotiation



Information Regarding Ranche Canada Larga

of the Bonsall family, or, at Waste Management’s preference, to the 500 acre site at
Weldon Canyon..

Mr. Bonsall's vision:
Mr. Bonsall has made the following proposals.

1) To have the east and west side freeway parcels and the valley floor area (i.e. the 800
acre Sanitation District Parcels) included in the city Sphere of Influence as part of the
Comprehensive Plan update. This land would be available for the development of
mixed use communities of varying densities over the next several years (residential in
the valley and office and commercial along Ventura Avenue). The total
“Development Footprint™ would be 300 — 400 acres.

2) The Waste Management lease and debt would be retired with income derived from
the future development potential of the Sanitation District Parcels. There would be no
land fill site.

3) The hillside land south of the valley floor (about 2000 acres) would be donated as
permanent open space which could be made available for public access by the
receiving entity.

4) The remainder of the ranch (about 3700 acres) north of the Sanitation District Parcels
would remain intact as a ranch or mitigation bank, with permanent open space
assurance (e.g., a conservation easement).

Alternative disposition of the land:

Mr. Bonsall stated that Waste Management would accept the 500 acre landfill site, which
had an approved EIR, as collateral, and the 6000 acre balance would be divided into 40 to
80 acre ‘ranchettes’ allowed by current zoning. Waste Management would own the land
fill site, and there would be no public access on any of the parcels.

Conclusion:
Mr, Bonsall feels his vision for the property would benefit Ventura as follows:

1) The designated 800 acte area would provide an opportunity for comprehensive
planning of a community with housing of all types (affordable 1o executive) as well as
commercial / industrial uses along Ventura Avenue.

2) Future development of the 800 acre area would be an economic catalyst for the North
Ventura Avenue area, the city’s west side, and the Downtown Specific Plan area.

1) The property is accessed by existing street and freeway roadways and adjacent to
existing utility infrastructure (water plant, sanitation plant, and 20 in. gas line, and
Edison transmission lines cross the SD parcels).



Information Regarding Rancho Canada Larga

4) The property is not prime farmland and any future development will not displace
viable agricultural activity, only grazing.

5y If the designated 800 acre portion of the property is included within the city’s Sphere
of Influence boundary, the owners are committed to including open space and
parkland components in any future planning of that parcel as well as the balance of
the entire ranch.

6) Current engineering review shows an actual potential Development Footprint of
approximately 300 — 400 acres of the 800 acre parcel. The approximately 2000 acres
to the south would be the Public Open Space opportunity.

Request for Action:

Mr. Bonsall requests that VHC take a position in support of his proposal. Brooke and I
stated that VHC does not normally take positions regarding land use proposals, but said
we would pass this information on to the board for discussion.

Respectfully submitted,

Pat Perkins

(MA@ HTAGIETD
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SCOTT ELLINWOOD & ASSOCIATES
IMCORPORATED

December | 1, 2003

Rancho Canada Larga
#| Canada Larga
Ventura CA, 2300 |

Attention: Shull Bonsall, Jr.

Dear Buz:

It was a pleasure to meet you and hear your vision of creating a prototype sustamable
commumity on the property named Rancho Canada Larga. | would be delighted to add my
expertise in sustainable architecture and planning to your effort. After touning the
property, | am struck by its wonderful potential. The East-West onentation of the canyon
5 ideal for solar access. |ts gently rolling central plain would allow development with
minimal grading. The location with access to both Highway 33 and Ventura Avenve
provides an easy connection to downtown.

My experience includes the development of a “Showcase’ project for the U. S. Navy that
was named one of the “Top Ten Green Frojects i the U. 5. for 2002" by the U. B.
Department of Energy and the American Institute of Architects Committee on the
Environment. | am also one of the founding members of the Sustamability Council of
Ventura County. Please see the attached resume for more information.

The end product would be a narrative description of proposed “sustainable’ or “green’
design and construction standards for any new development of Rancho Canada Larga. This
narrative would also describe the potential benehts that these standards would accrue to
the envronment and community of Ventura. lssves such as air quality, enerqy and water
conservation, aesthetic impacts, traffic impacts, urban sprawl, sustainable materal
selection, wildife habitat protection and enhancement and other issues affecting the guality
of Iife will be addressed.

| look forward to working with you on this exciting concept.

Respectiully,

“Teott Elinwood, FAIA

S USTAINABLE ARCHITECTURE & PFLAHNNING
1300 CRAVENS LAMNE SUITE 300 CARPINTERIA CA 2?3013

(805) 684 -0593 fax (805 684 -0834 e-mall:sefaja@acl.com wwwscottellinwood.com



SCOTT ELLINWOOD & ASSOCIATES
I NCORPORATED

RANCHO CANADA LARGA:
A SHOWCASE for SUSTAINABLE DEVELOPMENT

NARRATIVE DESCRIFTION of SUSTAINABLE DESIGN STANDARDS for DEVELOPMENT

This will be a narrative description of proposed ‘sustanable’ or “green’ design and
construction standards for any new development of Rancho Canada Larga. This narrative
will also describe the potential benefits that these standards would acerue to the
environment and community of Ventura, Issues such as air quality, energy and water
conservation, aesthetic impacts, traffic impacts, urban sprawl, sustainable material
selection, wildlife habitat protection and enhancement and other 1ssues affecting the quality
of life will be addressed.

BACKGROUND:

Rancho Canada Larga 1s a 6,500-acre property located at the northern end of Ventura
Avenve. An 800-acre portion of the ranch 15 adjacent to the City of San Buenaventura’s
current Sphere of Influence boundary and 1s partially within the current planming area. This
portion has been identified i the ' Recommended Land Use Scenane’ and "Issues and
Alternatives Report’ by the aity’s C.P.A.C. Committee. This report recommends including
the 800-acre portion within the City’s Sphere of Influence boundary during the
Comprehenswe Plan Update process. At its December 2, 2003 meeting, the Planning
Commission also recommended including this parcel within the City’s Sphere of Influence
Boundary. Of the 800 acres, only some 300 to 400 acres would be appropriate for
possible future development.

DESCRIPTION:

(Canada Larga consists of a gently sloping valley floor running in 2 West to East direction. It
15 accessed from Ventura Avenue and both North and South directions of the Highway 33
Freeway. Canada Larga Road 1s a two lane County all weather road that runs along the
northern edge of the valley, eventually chmbing into the hills at the East end of the canyon. =
The sloping terran that nses from the valley floor 15 primarly covered with grasses and
coastal age scrub, while the valley floor 1s a rolling plane of non-native grasses. A seasonal
watercourse meanders along the southern edge of the three and a half-mile long valley.
Occasional clusters of oaks, sycamores and pepper trees are found scattered along the
watercourse and adjacent to the road. The valley and surrounding hills have served as
cattle grazng land for over 130 years. FPoor soil quality and lack of water has preciuded
any viable agricultural use in the valley.

S USTAINABLE ARCHITECTURE & PLANMING
1300 CRAVENS LANE SUITE 300 CARPINTERIA CA 93013

(B05) 684 -0593 fax (BOS5) 484 -0834 e-mall:sefaia@ocl.com wwwscottellinwoodcom



QUALITIES OF RANCHO CANADA LARGA:

This property provides a unique opportunity for demonstrating enlightened methods of
resolang the competing demands of providing adequate housing opportunties while
preserving and enhancing the natural environment that make Ventura such a desirable place
to live and work.

o |ts location 1s adjacent to existing residential and industrial development, with proximity
and connection to the Highway 33 Freeway and Ventura Avenue. This provides easy .
access to downtown. A five-minute drive takes one from the interchange to downtown.

@ It has existing topography that would allow for sensitive development with minimum
grading.

o |t could add recreational opportunities, open space with improved wildlife habitat while
preserving and enhancing aesthetic views.

e |ts east — west orientation optimizés solar aCCeEss.

e The natural topography will obscure any new development from existing public or private
viIEWs.

GOALS FOR SUSTAINABLE DESIGN STANDARDS:

e Protecting the wisual and environmental values of the land: preserving the hillsides as
open space, groundwater recharge and wildlife habitat.

e Reclamation from the effects of cattle grazing on the remaining open space portion of
the 800 acre parcel.

e Provide an alternative model to suburban sprawl by clustering development into
traditional style villages around commereial [ community centers with a mix of housing
opportunities within walking distance of the neighborhood centers. Require orientation
for solar access. Provide walking and biking pathways leading to the neighborhood
centers and on to regional trals. Public transit would then be viable and attractive to
residents, significantly reducing infrastructure demands.

o Prowide a range of new housing opportunities from affordable to execubive standards on
land that 1s not of prime agricultural quality. reducing the pressure on productive land.



Create construction specific standards that would require pragmatic environmentally
responsible planmng, design and methods of construction for bulldings and site
development. These standards would harvest ranfall, sunhght and wind to conserve and
collect water and energy, reduce ar pollution, minimize environmental impacts of
construction materals and methods of construction, IMpProving the quality of Ife.

EXAMPLES:
s Permeable paving for residential streets, drives and sidewalks;

o Rainwater harvesting for landscape irngation;
e Low water use planting;

e Permaculture plantings that use food producing plants n heu of purely ornamental
plantings with chemical pesticiae, herbicide and fertilizer free plant maintenance;

o Provision for composting and community gardens,
o Sustanably harvested andfor manufactured building materals;
s Construction methods that elimnate waste and allow for recycling of materials.

e Use of matenals that mnimize embodied energy n their manufacture or
transportation.

o Passwe solar heating and cooling of bulldings;
e Natural hghting of buldings;
e Solar water heating for domestic use, pools and 5pas;

o Roof designs to allow for optional solar-voltaic ntegration for electnc enerqgy
generation.

CONCLUSION:

This 800 acre portion of Ranche Canada Larga can provide the City of Ventura with a
unique opportunity to mest its future housing needs 1n an environmentally responsible
way. A development adhering to these sustainable desian standards and utiizing the
precepts of pedestran orented planning would provide the City of Ventura with a
‘Showease' to set an example for Ventura County’s future.



Potential Benefits of Including PEA #1 in Sphere

Recommended for Sphere of Influence inclusion by Visioning Process,
CPAC and Planning Commission.

City can plan North Avenue Annexation area and PEA # 1 as a coherent
assemblage of complete neighborhoods.

Future development proposals subject to City control.
To be planned using Smart Growth Principles
Complete, walkable, mixed-use and mixed-density neighborhoods.
Range of housing prices, from workforce to executive.
Land that could accommodate a range of job-producing uses.
Model sustainable neighborhood development with green building technologies.
Recreational and public open spaces within planning area.
"Adjacent to existing freeway access, water and wastewater facilities.
Consistent with objectives of SOAR, not displacing prime ag lands.

Balance of the 6500 acre ranch preserved as permanent open space, with
public access components.

Economic catalyst for beneficial change in the brownfields and the North
Avenue, Westside and Downtown neighborhoods.
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North Avenue Annexation Area & PEA #1
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15 March 2004

Ventura City Council
510 Poli Street
Ventura, CA 93002

Re: PEA 1 —Rancho Cafiada Larga

Dear Council Members,

As you may be aware, our firm has provided conceptual town planning and wban design Services
to the owners of the subject property to assist them — as well as you and your Planning Commission
— in envisioning the potential of that property as a future part of the City of Ventura. We recently
had & very brief opportunity to speak with you at the February 28 Comprehensive Plan workshop,
and are writing to mention some of the points we would have included in & longer presentation,

In considering the possibility of expanding the City into an unincorporated area, some of the main
questions that naturally arise are:

1. Does the City need to expand at all?

2. Is the area physically suitable for urban development?

3. Can the area be physically connected to the existing City m a meaningful way?
4. How could the expansion benefit the City as a whole?

How could the expansion benefit the neighborhoods to which it is immediately adjacent?

6. How do the potential benefits of this particular expansion compare to other expansion
opportunities?

7. What are the likely outcomes of not bringing the area under City control?

In the process of our early work on this property, we have made some initial observations and
arrived at some preliminary conclusions regarding these questions, which we outline briefly below.

1. Does the City need to expand at all?

This has been addressed at great length through the CPAC process and the answer so far
has been determined to be yes. There is a strong consensus, with which we surely agree,
that infill development opportunities should be maximized. And we would add to this, that
in ranking potential expansion options it would be appropriate to give a great deal of
weight to the potential that an expansion area may have to support, accelerate or improve
the quality of infill development in adjacent areas.

242 SouTH MiLLS ROab, VENTURA, CA 93003 T.005.844.1802 F 805.644.8082 CAVIDESARGENT TOWNPLANNING.COM
1283 GILMAN STREET, BERKELEY, CA 84700 T BI0.528.8300 F 5105388303 ROBCRTESARGENTTOWHPLANMING.COM
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2, Is the area physically suitable for urban development?

PEA 1 is a small portion of the overall Rancho Cafiada Larga, approximately 800 of the
6,500 acres. This is the area which the Visioning process, the CPAC, and the Planning
Commission have recommended be brought into the City’s Sphere of Influence for
planning purposes. Of the 800 acres, perhaps about half is appropriate for development.
The remaining approximately 5,700 acres of the property is not under consideration for a
Sphere adjustment, so we do not discuss it here.

PEA 1 is divided into three distinct areas, each with its own characteristics.

Area A: Industrially zoned parcels on the west side of Highway 33, along the Ventura
River., These are generally flat and immediately adjacent to Ventura Avenue,
obviously suitable for urban use.

Area B: The area along the east side of Highway 33, at the base of the hills. This arca
ranges from flat to gently sloping and is also accessed by Ventura Avenue and
Cafiada Larga Road. There is existing development on portions of the property,
and much of this area is could be easily developed for a variety of uses.

Area C:  The floor of the Cafiada Larga valley. This property varies in slope from flat to
pently sloping, with Cafiada Larga Creek and Cafiada Larga Road winding
through it. The land is historically and currently grazing land. Neighborhood
development within much of the valley floor would practical.

3. Can the area be physicaily connected to the existing City in a meaningful way?

For PEA #1, as well as the North Avenue Annexation Area, it is useful fo distinguish
between “access” and “connection”. The Highway 33 freeway provides access, and at the
same time interrupts connections at the neighborhood scale. Arcas A and B, nearest the
freeway, are currenily provided with good access from Highway 33 and Ventura Avenue,
capable of supporting a range of commercial, industrial and higher-density residential uses.

With the construction of the Highway 33 freeway, Caltrans chopped the westerly portion
of PEA 1 in half, separating it into what we are referring to herein as Aveas A and B. It did
the same to the rest of the North Avenue Annexation area. Since is appears politically
unlikely that the freeway will be extended to Ojai in the foreseeable future, as Caltrans had
hoped to do, we_would surely recommend that the City evaluate the possibility of
decommissioning some of the northernmost stretch of the freeway back to an urban avenue
configuration. Such a reconnection of surface routes has the potential to greatly increase
the utility and long-term value of the North Avenue area.

Area C, the interior valley floor area, is already provided with good access via the existing
off ramp from Highway 33. Neighborhood scale connection opportunities include 2
potential new primary access road to the north of Cafiada Larga Road, with Cafiada Larga
Road remaining as & good secondary access route. A number of existing vnpaved roads
running over the hills to midtown Ventura, which could be improved, provide additional
nejghborhood scale linkages, as well as access to potential recreational open space
opportunities.  This circulation pattern could support low fo moderate  density
neighborhood development.

PAaGE20F B
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4. How could the expansion benefit the City as a whole?

The Comprehensive Plan update process has identified the need to accommodate specific
amounts of residential and commercial development over the next 20 years. Of the
Potential Expansion Areas currently under consideration, PEA | is the only area not
subject to the SOAR initiative. Accordingly, it is the only PEA that could move forward to
development prior to 2020 with the approval of the City Council and without the need for a
referendum. This seems an important factor in giving our local government some measure
of control over the future structure of our City.

Over the past decade, and throughout the CPAC process, the need for new types of housing
not now readily available — such as executive housing — has been frequently discussed.
Area C, the valley floor area of PEA 1, unquestionably presents a unique opportunity to
develop new, high-quality, mixed-income neighborhoods, in 2 beautiful natural setting. By
their adjacency to natural open space on all sides, such neighborhoods could be extremely
desirable places to live, and could include properties that would be very attractive to
residents of virtually any income level.

Areas A and B present a unique opportunity to help kmit together a mixed-use
neighborhood or town center for the North Avenue area, combining neighborhood-serving
commercial uses, educational and employment uses, and medium-density, workforce
housing in a true mixed-use town center environment. We believe that the development of
such a place at the north end of the avenue would be a great amenity for those who already
live in the area, but who must drive elsewhere for most daily needs, and would also be a
magnet for new investment in high-quality development in an otherwise low=-value area.

We would anticipate that if the City elected in the future to zone portions of FEA 1 for
neighborhood development, the City would be in a strong position to require that:

a. The quality of the neighborhood development be very high.

b. The planning and design of the neighborhoods be a model of sustainable
development, in harmony with the surrounding natural setting.

¢, A high-quality master plan, or specific plan, with standards for mixed-use
development be prepared to ensure that the area develops in a coherent, unified and
pedestrian-oriented pattern.

d. Substantisl-portions of the remaining ranch property be permanently preserved as
natural open space.

e. A network of trails or other open space amenities be provided to allow recreational
access to and use of substantial portions of the ranch property.

5. How could the expansion benefit the neighborhoods to which it is immediately adjacent?

Rancho Cafiada Larga is located immediately adjacent to the North Avenue Annexation
Area, as identified in the Comprehensive Plan update process. A major City objective for
some time now has been the gradual transformation of the Westside from a patchwork of
older neighborhoods and industrial land into a coherent, vibrant and valuable collection of

FPacE3oF S



SARGENT
=
Tow

TV
FPLLA MR

neighborhoods, including significant jobs-producing uses. Important attributes of those
envisioned neighborhoods include:

a. A wide variety of residential choices, accommodating a range of household types,
sizes and Incomes.

h. A strong pedestrian orientation, such at residents have a varisty of amenities —
including schools, parks, transit and shops — within a pleasant walking distance of
the home.

¢. New employment centers and educational facilities — on sites perhaps including the
Mills School and USA Petrochem property, and brownfields farther to the south —
connected to neighborhoods, providing a range of housing and transportation
choices to workers.

The Conceptual Plan of Neighborhoods that we have prepared for this area demonsirates
that the North Avenue Annexation area and PEA 1 could be configured as a network of
such neighborhoods.

The quality of the existing development in the North Avenue area is generally low and
fragmented. In the effort to aftract reinvestment to the this area, we helieve that high-
quality neighborhood development in PEA 1 has the potential to act as a critical
component of the north anchor for the revitalization of the entire Westside area, just as the
Downtown has the potential fo act as the south anchor.

We also believe that the City should consider — in addition to a program of mixed-use
development along much of the Avenue — an aggressive strategy of mobility (transit) along
this corridor rather than just relying on the freeway as a local circulation route. High-
quality, high-frequency bus service — or better yet, streetcar service — along the Avenue
could completely transform the physicel and economic planming of that corridor for the
better, and would allow the development of the North Avenue arca to directly benefit the
Downtown, and vice versa.

How do the potential benefits of this particular expansion compare to other expansion
opporiunities?

This is what you will have to determine in the coming months, and we do not presume to
tell you the answer. We do mention, however, the following points:

a. Only PEES 2, 5 and 6 are closer to Downtown than PEA 1, PEA 2 is very small,
and PEA’'s 5 and 6 are both subject to SOAR and in the Coastal Zone,
complicating the chances of utilizing them for urban expansion.

b. PEA 1 does not include prime agricultnral land.

¢. PEA 1 provides a unique opportunity to permanently preserve large amounts of
accessible natural open space.

d. At the same time that it is relatively close to the historic center of the City (it is
actually the site of the original El Carmino Real way station and aqueduct, remnants
of which would need to be sensitively incorporated into any future development of
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the property) the majority of PEA 1 is a self-contained valley area, such that any
development would be:

i. Contained in its own unigue setting.

i, Unconstrained by the quality of existing adjacent development, which in
the case of several PEA’s is a significant challenge to attracting new, high-
quality neighborhood development.

iii. Mot be visible from other parts of town.

iv. Providing its own infrastructure and not burdening the infrastructure of
existing neighborhoods.

7. What are the likely outcomes of not bringing the area under City control?

The parcels along the west side of Highway 33 are already zoned for industrial use under
County jurisdiction, and could be expected to develop under those regulations. The
balance of PEA 1, as well as the remaining 5,700 acres of the ranch, could also he
developed into a number of ranchettes of 40-80 acres each under existing County zoning.
It is our understanding that the property owners will be moving forward to avail
themselves of these opportunities if the property remains under County land use control.
Waste Management Inc, retains a long-term lease and loan encumbrance on portions of the
property as well, which the property owners are moving forward to resolve.

Based on our analysis of this unique piece of property, we would respectfully recommend that you
accept the recommendations of the Visioning process, the CPAC, and your Planning Commission
o

e Include PEA | in the Comprehensive Plan EIR project deseription, so that the potential
environmental impacts of adding this property to the City in the future can be
evaluated,

o Request that LAFCO include PEA 1 in the City’s Sphere of Influence, giving the City
land use authority over the future of the property.

We will welcome any future opportunity to discuss this property with you or any of your staff or
COMINISSIONS.

Yours Truly,

YA

David Sargent, AIA, CNU
Principal

PacESOFS
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26 March 2004

Ventura City Council
510 Poli Street
Ventura, CA 93002

Re: PEA 1 —Rancho Cafiada Larga

Dear Council Members,

In a letter addressed to you couple of weeks ago, we outlined a series of reasons that we believe it
makes good planning sense for the City to include PEA 1 in the Draft Comprehensive Plan and EIR,
and in its Sphere of Influence. The core reasons mentioned in that letter include the fact that this
property could prove instrumental in allowing the City to meet its housing needs between now and
2025, and that it is strategically located to support the long-planned neighborhood revitalization of the
North Avenue Annexation area and the greater Westside community.

In that letter, we did not explicitly discuss the question of whether this property — if developed within
the life of your Comprehensive Plan — would constitute “step-out” development, of the sort that did so
much damage fo the City’s east end in past decades. We believe that it would not, and offer the
following points in support of that pesition:

| PEA 1is immediately adjacent to the North Avenue Armexation Area. Assuming that the City
proceeds to annex that area as currently anticipated, PEA 1 will be contiguous to the
incarporated City limits,

I

The portions of PEA 1 that are adjacent to Highway 33 — on both the east and west sidas — are
immediately adjacent to the North Avenue Annexation Area, and will be developed regardless
of whether PEA 1 is included in the City’s Comprehensive Plan. The key question is whether
that development will be well-connected to the City, and of a quality and character that is
consistent with the City’s aspirations for the Westside community. By including PEA 1 in the
Comprehensive Plan, the City can take land use control of the future of that property, rather
than leaving it to be developed under existing County zoning.

Separate from the “step-out” question, we continue to believe that as the only PEA m which housing
could be provided prior to2020 without a vote of the people, the City would be well-served by adding
this property to its list of options. In this recommendation, we are agreeing with your Visioning
Committee, Planning Commission, and Comprehensive Plan Advisory Committee.

We look forward to discussing this property with you at a future Council meeting, or at any other time
you wish.

Respectfully,

M-

David Sargent, ATA, CNU
Principal

248 50UTH MILLS Roan, VENTURA, TA 93003 T.805.544,1802  F B05.644.0002 DAVIDESARGENT T OWHPLANNING.COM
| 2RSS MAN STREFT RFRKFLEY. CA Q4708 T BI0HIBEI00 E 5105388303 ROBERTESARGENTTOWHPLAMMIMG.COM



WESTSIDE COMMUNITY COUNCIL

110 M. Olive Street, Suite I
Ventura, CA 93001
805:648-8133

April 12,2004

Ventura City Council
501 Poli Street
Ventura CA, 93001

Dear Mayor Brian Brennan, Deputy Mayor Corl E. Morehouse, and Councilmembers Neal
Andrews, Sandy E. Smith, James L. Monahan, Bill Fulton, and Christy Weir:

Pursuant to a unanimous vote at both the Westside Community Council
Revitalization and Westside Community Council regular meetings, we are writing to you to
convey our support for inclusion of Cafiada Larga in the City of Ventura Comprehensive
Plan Update Preferred Land Use Scenario. The Westside Comimunity Council supports
%ﬁﬁa Larga as a Planned Expansion Arca (PEA) within the City’s Sphere of Influence

The Westside Community Council believes that this juncture presents an excellent
opportunity to bring this area under the control of the City’s planning process. We also
believe that our position is consistent with the conclusions and recommendations of the
Visioning Process, the Comprehensive Plan Advisory Committee (CPAC) Report and the
Planning Commission. Accordingly, we respectfully sequest that you take action to incinde
Canada Larga as a PEA in the City’s Sphere of Influence.

Sincerely,

Lol .

Sharon Troll
Chair, Westside Community Council




DOWNTOWN

COMMURITY
COUNCIL

71 South Oak St
Ventura, CA 93001

(805) 648-8140

May 13, 2004

(¥ e

Ventura City Council
501 Poli Street
Ventura, Ca, 93001

Re: Comprehensive Plan Update Preferred Land Use Scenario and

Canada Larga

Dear Mayor Brian Bremnan, Deputy Mayor Carl E. Morchouse, and
Councilmembers Neal Andrews, Sandy Smith, James Monahan, Bill Fulton
and Christy Weir:

We are writing you in response to meetings and recommendations from the
Downtown Ventura Community Council General Meeting, Redevelopment
and Revitalization Committee as well as the DVCC Roard.

We have found nearly unanimous support in these meetings for inclusion of
Canada Larga in the City of Ventura Comprehensive Plan Update teo
Preferred Land Use Scenario.

The Downtown Ventura Community Council supperts Canada Larga as a
Planned Expansion Area (PEA) within the City’s Sphere of Influence
Boundary. ’

We comcur with the conclusions snd recommendations of the Visioning
Frocess, the C.P.A.C. Report, the Planning Commission and the Westside
Community Council. It appears this is an excellent opportunity to bring
this area adjacent to the projected city limits under the control of the City
of Ventura’s Planning Process. Canada Larga could be a great asset to the
Westside and Downtown Commumities.

We urge you to confirm the previous recommendations and include Canad
Larga as a P.E.A. in the City’s sphere of influence. -

== T,
Doug Halter/ DVCC R&R Committee

CC Susan Daluddung, Community Development
CC City of Ventura Planning Commission

=
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RaNcHO CANADA LARGA

July 20, 2004

Dear City Council Members:

As you prepare to put “pen to paper” for a Comprehensive Plan Draft Land Use Diagram for
E.LR review, I wanted to summarize the main benefits for the City of Ventura by including
portions of Rancho Canada Larga within the City’s Sphere Of Influence and the North Avenue
Plan: (Please see attached maps)

o Control
Any future development proposals for P.E.A. #1 (which is within and adjacent to
the North Avenue Plan area and is a City Annexation Area) would be subject to
the City of Ventura’s planning control and it’s “Principals, Goals & Policies”
adopted for the Comprehensive Plan, Leaving this parcel out of the Sphere Of
Influence abandons City control,

s “Principles For Growth"” Compatibility
The “A”, “B”, and “C" area of P.E.A. #1 can accommodate all or portions of four
out of the six “Principles For Growth” passed by City Couneil: (relevant portions
highlighted)

[ Emphasize ample opportunities for retaimng, expanding, and attracting high value and
mgh-wage jobs,
s  Pregserve and expand feasible sites for clean mdustry, flex space, office,
educational and institutional campus uses
»  Promote workioroe! executive housing
= Mamtmin iax base
= Revitalize brown fields and vacant and underutilized sites

[

Target nuxed-use and residentiol development m tmnsit-rich areas and pedestrian
oriented districts and corpidors
= Adhere o “Sman Growth™ principles for high quality residentin| design o
strenethen and create walkable, transit-onented traditional neighborhoods
and distiicis
= Promote environmental sustainabilivy and green design praciices
= Protect and respect cultural and historic resources and neighborhood
character

3. Provide flexibility to preserve economic opportunities, revitalize business districts and
accommodate change:

4 Achieve development poals within eity limits wherever possible and consider city
expansion o achiesve objectives that can not be miet through miill withm existng City
edees,

5. Target development with transit access and hinkages 1o strengthen and complete
diverse neighborhoods to achieve a balanced and connected commumly.

6. Tareel new development in oreas with inlistroctiore capacity and ensure thal
irtfrastruetuse 15 used elficiently



Placing P.E.A. #1 in the City’s Sphere Of Influence is also compatible with
the conclusions and recommendations of the Visioning Document, the
C.P.A.C. Report and the Planning Commission, as well as with the
endorsement of the Westside and Downtown Community Councils.

Open Space Preservation

Within the *"A”, “B” and “C” areas of P.E.A. #1 there are 300 to 400 acres
available as an appropriate development “footprint” regardless of density or
use. This potential land use could make possible the permanent
preservation of the 6,100+ acre balance of our ranch as intact Open Space
as well as the elimination of the landfill potential at Weldon Canyon.
Remaining out of the City’s Sphere Of Influence will result in subdivision
allowed under County zoning. Subdivision will result in multiple (up to
75) ownerships of a parcel under one ownership since the 1870°s and the
resultant distuption of existing wildlife corridors and ecosystems. Waste
Management’s security interest in the ranch will be perfected at the 500
acre Weldon Canyon landfill site, where an E.LLR. was certified in 1992.
The balance of the ranch will all be private property under multiple owners.
There will be no pubic access Open Space under this scenario.

I would urge your City Council to make the following determinations regarding the “A",
“B" and “C™ areas of P.E.A. #1: (see maps)

[nclude the “A” and “B" portions of P.E.A. #1 (“*A” = 40.59 acres on West
side of HWY 33 and Ventura Avenue, zoned M-2 and Open Space within
the City’s current Planning Boundary. “B” = 49.99 acres on East side of
HWY 33. Both are current Legal Lots not in Rancho Cafiada Larga’s 10-
year L.C.A. contract) in the North Avenue Plan and new Sphere of
Influence for near term annexation along with the North Avenue Area
and....

Include the “C" portion of P.E.A. #1 (10 A.P.N. parcels totaling 700+ acres
in the valley floor and under Rancho Cafiada Larga’s 10 year L.C.A.
contract) within the City’s new Sphere Of Influence boundary for long term
planning. Condition any development on a City vote if needed.

Different portions of P.E.A. #1 could provide land uses for the many different goals of
the City of Ventura's Comprehensive Plan:

Executive to workforce housing (Area “B” and “C”)
Commercial mixed use to campus style use (Area “A” and “B”)
Public access open space to Golf Courses (Area “C”)



e Maintain & expand tax base (Area “A", “B” and “C")

These possibilities could be proposals for the City’s future consideration if you decide to
mclude P.E.A. #1 within the City of Ventura’s growth boundary. Please put P.E.A. #1 in
the Draft Land Use Diagram with other alternatives for the appropriate Environmental
Review prior to yvour final decision. Proper development of this parcel, 5 to 10 minutes
from Downtown, could have major lasting benefits for the entire City. Don’t let “Sphere
OFf Influence” become “fear of influence™.

Thank you for your time and support on this important decision.

ez —

Buz Bonsall
Rancho Cafiada Larga
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RaNncHO CANADA LARGA

August 2, 2004

City Council

City of Ventura
501 Poli Street
Ventura, CA 93002

Members: Mayar: Brian Brennan, Deputy Mayor: Carl Morehouse, Neal Andrews, Bill
Fulton, Jim Monohan, Sandy Smith, Christy Weir

Subject: City of Ventura 2005 General Plan “Preferred Alternative Diagram™

Dear City Council Members:

We continue to urge the Council to include PE.A, #1 in the 2005 General Plan Preferred
Alternative Diagram for the General Plan E.LR. study and the ultimate selection decision in 2005.

In my July 20, 2004 letter to you, | summarized the main benefits of including the “A”, “B™,
and "C” Parcels of PE.A. #1 within the City of Ventura 2005 General Plan Preferred Alternative
Diagram. These benefits include compatibility with the “Principles For Growth™ and the
potential for achievement of “Major Planning Goals and Objectives,” both adopted by your
Council, Open Space Preservation with public access components and economic regeneration for
the North Avenue community beneficial to the Westside and Downtown areas. PEA. #] has
been recommended by the Visioning Document, the C.PA.C. Report and the Planning

Commission and is the only P.E.A. supported by the Westside and Downtown Community
Counecils.

On July 28, 2004, City stafl included the “A™ and “B™ Parcels of PE.A. #1 for your
consideration in the Revised Staff Recommendation 2005 General Plan Diagram Administrative
Report. We understand and appreciate the willingness of your staff to support our position that
Parcels “A"” and "B"” of the PE.A. #1 have the potential to contribute positively to the
regeneration of the North Avenue community. [f, after consideration, you decide to include this
portion of the P.E.A. #1 in the Diagram we would urge you to make the following determinations
for the Diagram (please see map):

s Include Parcel “A™ (40.59 acres west of and adjacent to Ventura Avenue and
Highway 33 freeway APN: 63-03-06, 63-03-07, 63-04-01)

e Include Parcel “B” (49.99 acres cast of and adjacent to the Highway 33 fieeway
APN: 35-21-24)

e Include the westernmost 30-40 acres of the 722 acre Parcel “C” (adjacent to the
Highway 33 freeway on the West, south of Parcel “B” and north of the Valley
Vista Tract at Canada Larga Road APN: 35-21-26)



= e huguse 2, 2004

We would request that these areas be designated on the map as “Neighborhood Medium” with
a “Neighborhood Center” overlay. We suggest these designations to provide some degree of
flexibility as to use and intensity when these areas are planned in the future. Our rational for
including the westernmost 30-40 acres of Parcel “C” with this designation is that, as future
detailed neighborhood planning is done, the exact location of the urban edge can be based on
good neighborhood design rather than an arbitrary parcel boundary. We understand that the
Planning Designations, as shown on the current draft of the General Plan Diagram, are
preliminary and diagrammatic and that the ultimate land uses of each area will be determined
through detailed master planning and neighborhood design. We support this particular approach
and anticipate that these portions of our property will be studied and planned in conjunction with
the existing residential propetties to the south, the existing industrial properties to the west and
south and the future Brooks Campus expansion to ensure that the North Avenue community is
ultimately developed as high-quality mixed-use neighborhoods and districts that meet the City’s
goals and objectives,

We would urge you to include the balance of Parcel “C™ (the East-West valley floor portion)
in the Diagram for the General Plan E.L.R. study and Aong term planning. Given that all four of
the Staff and Council Recommended P.E.A.'s are covered by the City's 8.0.A.R. designation, it
would seem responsible and prudent for the City to study this Area in the General Plan E.LR. or,
at a minimum, as an Alternative in the report. The current recommended Diagram relies on future
votes for currently identified growth. This would make the City’s General Plan contingent on
uncertain future events, as opposed to having an alternative P.E.A, that is available. This would
not preclude putting any future specific development proposal for this area to a city vote, if
needed. It would be a planning resource with certainty, unlike the other P.E.A.'S.

Please include P.E.A. #1 in the 2005 General Plan Diagram for study in the General Plan
E.LR. prior to your ultimate P.E.A, selection decision next year.

Thank you for your consideration,

Buz Bonsall
Rancho Cafiada Larga



¥ o I S e
SLROUGO N [3aH, 000 L=
e A

/ — :|_ e
: L i /

iy ) Fosh
| Foy

LEGEND

P currenTonoy  RANCHO CANADA LARGA s N
1: (GH!—‘{ Portiow of P;E.A. #1 STUtE0 E'l.ﬂ-> —i:mpf_;ﬂﬁ.am SCALE: 1"=301

7 &SURVEY,INC_ -A, B and Wﬁ?SE POI’tEOﬂ gf C GwNET LBABLE - 8340




SENT BY: VENTURA PLANNING DEPT.; 8056530763 ;

JUL-7-05 9:54AM; PAGE 1/

Torres, Sue
o St S e =

From; Lentz, Eric
Bent: Friclay, July 01, 2005 10:03 AM
To: Daluddung, Susan
Ce: Porras, Lisa; Glalkelsis, Karl
Subjeot: Buz 10 acre parcel
Susan,

This is & response lo a phone call you recaived regarding & question from Buz Bonsall's about his 10 acrs parcel norifi of
the City's water facilities being Included in the Sphere of [nfluence and not the remaining 120 acres on the east side of
Highway 33 in Wesiern Canada Larga,

First, the plan itself does not recommend a SO adjustment. The EIR analyzes the S80I in eix different scanarios.

Soenario 8 does Include Western Canada Larpa and an adjusted 80! to boot. 8o | am sort of unclear at what the problam
is but I'l giva it the old college try.

The reason for the 10 acres to be included in Scenarios 1-4 and 6 of the EIR and not the 120 acres is quite sinple, the 10
acres (designated industrial) s the only non-voter restricted area thal is within the City's existing planning boundary and
eurrently not within our existing SOI. The 120 acres of Western Canada Larga is oulside the existing planning boundary,
which i why It's an expansion area. Adding this area to the 801 would require us to expand our planning boundary to
ineluds it ag well, This would be incansistent with the direciion received to leave the current planning boundary as ia.

Thanks,

Ers Lentz, Assoclate Flanher

Community Development, Advance Planning
City of Ventura '
G071 Poll Street

Ventura, CA 83001

(805) 658-4720

(805) 853-0T83 fox



RancaEO CANADA [LARGA

July 8, 2005

Factual corrections by Buz Bonsall to Eric’s 7/1/05 E-Mail sent to Susan Daludung,
copied to City Council members. Quote:

"Susm'l,

This is a response to a phone call you received regarding a question from Buz Bonsall’s
(sic) about his 10 acre parcel adjacent north of the City’s water facilities being included
in the Sphere of Influence and not the remaining 420-aeres-en-the 30 acre balance of the
legal parcel on the West side of Highway 33 (lotal 40 acres) and the remaining 80 acres
on the east side of Highway 33 in Western Canada Larga. (Fast & West side Hwy. 33

parcels total 120 acres)

First, the plan itself does not recommend a SOI adjustment. The EIR analyzes the SOl in
six different scenarios. Scenario 5 does include Western Canada Larga and an adjusted
SOI to boot. So [ am sort of unclear at what the problem is but I'll give it the old college

try..

The reason for the 10 acres to be included in Scenarios 1-4 and 6 of the FIR and not the
420 40 acres is quite simple, the 10 acres (designated industrial) is the only non-voter
testricted area that is within the City’s existing planning boundary and currently not
within our existing SOL (In fact, 25 acres of the 40 acre West side Hwy. 33 parcel is
zoned M2, the 15 acre balance zoned “Open Space.” The entire 40 acre West side parcel
is within the current Panning Boundary™) The 320 80 acres of Western Canada Larga is
outside the existing planning boundary, which is why it’s an expansion area. Adding this
area to the SOI would require s to expand our planning boundary to include it as well.
This would be inconsistent with the direction received to leave the current planning
boundary as is.

Thanks,

Eric Lentz, Associate Planner

Community Development, Advance Planning
City of Ventura

501 Poli Street

Ventura, CA 93001

(805) 658-4720

(805) 653-0763 fax"

*See City of Ventura Planning Boundary Map



City of Ventura
Clty Councu

Review of Draft * 'E. I R."
Certification of "E.LR."
| Passage of General Plan Update
- June-August
- 2005 |
(Contihua_nce of P.E.A. Process to Spring 2008)



BANCHO CANADA LARGA

June 25, 2003

City of Ventura 2005 General Plan Update Draft E.LR.
City Council & Planning Commission Joint Workshop#2
Review of the Draft ELR.

Re: General Plan Seenario 5: Intensification/Reuse +
North Avenue + Western Canada Larga

Dear Council Members & Commissioners:

Thank you for today’s opportunity to address you with my comments
Concerning the City’s 2005 General Plan Update Draft Environmental Impact Report.
Unfortunately, speaker time does not permit me to fully comment on all of the issues raised in
the analyses of General Plan Scenario 5. I will submit all of my written comments by the
conclusion of the 45-day review period July 18, 2005.

Today, I submit for your consideration a letter and maps concerning watershed flood
plain issues not addressed in the document’s “Upper North Avenue District Housing”
Alternative. This Alternative is a variation of General Plan Scenario 5 relating to the Brooks
Campus expansion and the Petrochem Refinery residential reuse. The attached County G.1.S.
maps illustrate those sites to be substantially within the 100 year flood plain of Canada Larga
Creek.

['will limit my oral comments 1o 3 issues raised in the Environmental Impact Report
analyses of General Plan Scenario 5, which includes the Westernmost 120 acres portion of the
original 800 acre P.E.A. #1 Canada Larga. Those issues are Density, Guidelines for Orderly
Development and Farmland Conversion.

Thank you,

QAT

Shull Bonsall, Jr.
Rancho Canada Larga



PUBLIC WORKS AGENCY
RONALD C, COONS

VENTURA COUNTY oo
WATERSHED PROTECTION DISTRICT

Jeff Pratt
District Directar

Peter Sheydayi
Design/Construction

June 23, 2005
Sergio Vargas
Planning/Ragulatary

Tom Lagier
Operations/Maintenance

Mr. Shull Bonsall, Jr. Lowell Preston, Ph.D.
Rancho Canada Larga Water Resources Division
#1 Canada Larga Road

Ventura, CA 93001

Subject: SUMMARY OF CANADA LARGA CREEK FIELD TRIP ON JUNE 2, 2005

Dear Mr. Bonsall:

The Canada Larga watershed is located about 5 miles north of the City of Ventura and
has a catchment area of about 12,311 acres (19.24 square miles). Current land usage
of the watershed are mostly natural woodlands and grass lands with cattle grazing.
Canada Larga Creek is one of the two largest tributaries of Ventura River. A preliminary
hydrologic study indicates that the 100-year peak flood flow discharge at the confluence
with Ventura River is about 13,386 cubic feet per second (cfs).

In January and February of 2005, two major storms struck Southern California and
resulted in over-bank flooding of Canada Larga Creek (approximately 40-year return
period), causing damages to properties, agriculture and infrastructures; especially at the
lower reach of Canada Larga Watershed.

To better understand the issue in Canada Larga Watershed, the District engineers,
Sergio Vargas, Denny Tuan and Yunsheng Su, visited the site with you on June 2,
2005. This letter summarizes the findings of that field trip:

1. Lower reach of the Canada Larga Watershed is subject to frequent flooding. It is
caused not only by undersized channels and road crossings, but also by the
excessive amount of debris and sediment.

2. The District has identified the needs to address the issues, and a project is proposed
in our Integrated Watershed Protection Plan (20-year plan). However, the present
benefit-cost ratio does not rank a higher priority than other urgently needed District
facilities improvements.

800 South Victoria Avenue, Ventura, California 93009-1610
{805) 654-2001 » FAX {805) 654-3350 » htlp:iwww vewalershed.org




Mr. Shull Bonsall
June 23, 2005
Page 2 of 2

3. You mentioned that the Brooks Institute Camp Expansion project is under planning
downstream of HWY 33, and that a land development project might be planned
upstream of HWY 33 in the future. Should there be funding opportunities due fo
future land developments, the District can provide information, mapping, and
engineering expertise in a watershed-wise evaluation for solutions of flood control,
water quality and habitat restoration.

4. You explained your concept for a potential detention/debris basin. However, before any
conclusion is reached, watershed-wise hydrology, hydraulics, and sediment transport
studies have to be conducted to evaluate the baseline (existing) and the proposed
conditions.

We appreciate the opportunities to work with you. Please feel free to give me a call at
805-650-4077 if you have any questions.

Z .

Sergio ¥argas, P.E.
[Ceputy Director

“Sincerely,

SV:ys:ahiC\PR\planning\Angela\etier-canada-larga-06-21-05 #2.doc

cc: Denny Tuan
Yunsheng Su

800 South Victoria Avenue, Ventura, Callfornia 93008-1610
(B05) 654-2001 = FAX (805) 654-3350 » http:/www vewatershed.arg
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City of Ventura 2005 General Plan Update Draft E.IR.
City Council & Planning Commission Joint Workshop#2
Review of the Draft E.I.LR.

Re: General Plan Scenario 5: Intensification/Reunse +
North Avenue + Western Canada Larga

Dear Council Members & Commissioners:

Thank you for today’s apportunity to address you with my comments
Conceming the City’s 2005 General Plan Update Draft Environmental Impact Report.
nfortunately, speaker time does not permit me to fully comment on all of the issues raised in
the analyses of General Plan Scenario 5. I will submit all of my written comments by the
conclusion of the 45-day review period July 18, 2005.

Today, I submit for your consideration a letter and maps concemning watershed flood
plain issues not addressed in the document’s “Upper North Avenue District Housing”
Alternative. This Alternative is a variation of General Plan Scenario 5 relating to the Brooks
Campus expansion and the Petrochem Refinery residential reuse. The attached County G.LS.
maps illustrate those sites to be substantially within the 100 year flood plain of Canada Larga
Creek.

I will limit my oral comments to 3 issues raised in the Environmental Impact Report
analyses of General Plan Scenario 5, which includes the Westernmost 120 acres portion of the
original 800 acre P.E.A. #1 Canada Larga. Those issues are Density, Guidelines for Orderly
Development and Farmland Conversion.

Thank you,

Atz

Shull Bonsall, Jr.
Rancho Canada Larga
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2005 Ventura General Plan EIR
Responses to Commentis on the Draft EIR

Letter 13

COMMENTER: Shull Bonsall, [r., Rancho Cafiada Larga

DATE: June 25, 2005
RESPONSE:

The commenter attaches a letter from the Ventura County Watershed Protection District, which
addresses flooding issues in the Upper North Avenue district and notes that portions of the
Brooks Institute campus and Petrochem refinery are within the 100-year flood zone. The
commenter is correct that portions of the Upper North Avenue area is within the 100-year flood
zone. This is discussed in Section 4.8, Hydrology and Water Quality. Any development within
the 100-year flood zone would be subject to FEMA requirements as well as the requirements of
the City’s Floodplain Ordinance. In order to clarify the flooding potential as it relates to the
Upper North Avenue District Housing alternative, the discussion under “Hydrology and Water
Quality” for that alternative on page 6-15 will be amended to read as follows (new text is
underlined):

Residential development within the Upper North Avenue District would be within the
100-year flood zone and would therefore be subject to the requirements of FEMA and the
City’s Floodplain Ovdinance. Placing residential development within the Upper North
Avenue district adjacent to the Ventura River would incrementally increase the
potential for water quality impacts within the river. However, possible impacts could be
addressed on a case-by-case basis through compliance with standard engineering
practices and runoff control requirements. Owverall, hydrology and water quality
inipacts would be somewhat greater than those associated with 2005 General Plan
Scenario 5, but could be reduced to a less than significant level.

r City of Veniura
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Memo of Buz Bonsall's 3-minute public comments at the June 25, 20035 City
Council/Planning Commission Workshop #2

Re: City of Ventura 2005 General Plan Update Draft E.LR.

e Achieving the Vision
Cafinda Larga was the only one of what ultimately became 12 P.E.A.s to be specifically
called out for in the March 2000 Vision document. Had the original 800 acre P.EA. L.
Cafiada Larga, been studied in this Draft E.LR.. there would be plenty of excess acreage for
Open Space, Parkland and School land use which were found lacking in Scenario 5:
lntensification/Reuse + North Avenue + Western Caflada Larga. All or part of that acreage 15
still available for those purposes.

° Density

Assigning 1700 housing units to the roughly 80 usable acres of the 120 Acre Western
Cafada Larga Expansion Area is a totally unrealistic density for this semi-rural area, making
for unrealistic impacts. | would not want 1700 umits on the entire original 800 Acre P.E.A.
much less on the reduced acreage. A 3-digit number would be mare appropriate for the land
either case.

° Guidelines for Orderly Development

In the potential Class 1. Unavoidably Significant Impacts of *Guidelines for Orderly
Development Inconsistency.” my conversations with Everett Mallais and Kim Uhlich of
L.A.F.CO. lead me to believe this is'an error. They say Scenario 2 and 3 would have the same
impacts it looked at the same way a8 Seenario 5 or there would be ne inconsistency with all
three Scenarios 2. 3 & 5. They will make their comments.

© Farmland Conversion

| refer you to Table 4.2-1 on Page 4.2-2. The 120 Acre Western Cafiada Expansion
Area has no Prime Farmland. Statewide Importance Farmland or Unique Farmland — 0 acres
total. This is also true for the original 800 acre P.E.A. All but 15 unusable riverhed and flood
plain acres of the Cafada Larga Expansion Area. 1 200 acres or 800 acres. does not reguire o
City S.0.AR. vote to be utilized. | would direct you to the Ventura County Office of
Agricultural Commissioner’s letter in the Appendix A commenting on the Revised Notice ol
Preparation quote: “In reviewing the alternative P.LAs under consideration we have the
tollowing observations:. .. Alternative #3 appears o be most in keeping with all the siated
policies and gouls of both the City and the County of Venmura, This Scenano requires
minimum expansion of Sphere of Influence. | imited removal of Prime Agricultural soils and
Lands protected under 8.0 AR, and provides direction for growth to 20257

In the revised NOP. the referenced Alternative #3 is now Scenario 3
lntensification/Reuse + North Avenue + Western Cafada Larga in this E.LR. document.

(aiada Larga has no Farmland Conversion by nsell

Thank you,

a7
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Memo of Buz Bonsall's 3-minute public comments at the June 25, 20085 City
Council/Planning Commission Workshop #2

Re: City of Ventura 2005 General Plan Update Draft E.1.R.

e Achieving the Vision
Cafiada Larga was the only one of what ultimately became 12 P.E.A.s to be specifically
called out for in the March 2000 Vision document, Had the original BOO acre P.EA, 1,
Cuftada Larga, been studied in this Draft F.1LR., there would be plenty of excess acreage for
Open Space. Parkland and School land use which were found lacking in Scenario 5:
Intensification/Reuse — North Avenue + Western Cafiada Larga, All or part of that acrezge is
still available for those purposcs.

@ Density

Assigning 1700 housing units 10 the roughly 80 usable seres ol the 120 Acre Western
Cafluda Larga Expansion Area is a totally unrealistic density for this semi-rural urea, making
for unrealistic impacts. | would not want 1700 units on the entire original 800 Acre P.E.A.
much less on the reduced aoreage. A 3-digit number would be more appropriate for the land in
cither case.

® Guidelines for Orderly Development

In the potential Class 1. Unavoidably Significant Impacts of ~Ciuidclines for Orderly
Development Inconsistency,” my conversations with Fvercrt Mallais and Kim U hlich of
L.A_F.CO. load me W believe this is an error. ‘They say Qeenario 2 and 3 would have lhe same
impacty if looked at the same way as Scenario 3 or tere would be no inconsisteney with all
three Scenarios 2.3 & 5. They will make their comments.

. Farmiand Conversion

I reler you Lo Table 4,2-1 on Page 4.2-2. The 120 Acre Westem Cafada Fxpansion
Area hus no Prime Furmland, Statewide Importance Farmland or Unique Farmland 0 acres
total. This is also rue for the original 800 uere P.E.A. All but 15 unusable riverbed and flood
plain acres of the Cufiuda Larga Expansion Arca. 120 ueres or 00 acres, does nut reguire a
City 8,0.A.R. vote to be utilized. | would dircet you o the Ventwa County Olfice of
Agricultural Commissioner’s letter in the Appendix A commenting on the Revised Notice of
Preparation quote: *In reviewing (he alternative P LLA.s under consideration we have the
following observations:,...Allemative #3 appears lo be most in keeping with all the stated
policies and goals nlboth the City and (he County of Ventura, This Scenario requires
minimum expansion of Spherc of lnfluence. Limited removal of Prime Agricultural soils and
Lands protected under S.0.A.R. and provides direction for growth 10 2025.”

I the revised NOP. the relerenced Alternative #3 is now Scenario 5.
Intensification/Rouse + North Avenue | Western C‘apada Larga in this ELR. document,

Cpfiada Larga has no Farmland Conversion hy itsell,

[hank you.

s
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2005 Ventura General Plan EIR
Responses to Comments on the Draft EIR

Letter 17

COMMENTER:  Buz Bonsall, Rancho Cafiada Larga

DATE: June 27, 2005

RESPONSE:

Response 17A

The commenter notes that the 800-acre Cafiada Larga area includes sufficient acreage to
accommodate open space, parks, and schools. It is correct that the 800 acres included in the
original Canada Larga area considered by the CPAC, Planning Commission, and City Council
would likely include sufficient acreage to meet school and park demands associated with
development of the area.

Response 17B

The commenter states an opinion that the 1,700 residential units assumed for the Western
Cafiada Larga expansion area included in EIR Scenario 5 is unrealistic. The density assumed in
the Draft EIR was directed by the City Council. City staff agree that the density assumed is not
realistic; therefore, an alternative that reduces the density for the Western Cafiada Larga and
North Avenue expansion areas as compared to Scenario 5 was included in Section 6.0,
Alternatives. That alternative, known as the “Upper North Avenue District Housing”
alternative would replace some of the development assumed for the Western Canada Larga
expansion area with additional development in the Upper North Avenue district.

Response 17C

The commenter suggests that the conclusion regarding an inconsistency of the Western Cafiada
Larga area with respect to the Guidelines for Orderly development is an error. In its comment
letter on the Draft EIR (Letter 3), the Ventura LAFCO suggested that inclusion of the Western
Carfiada Larga within the City’'s sphere of influence at this time would be inconsistent with the
Guidelines for Orderly Development since that area is not contiguous with the current City
limit. The LAFCO also suggests that development of the North Avenue expansion area may be
inconsistent with the Guidelines for Orderly Development since it is not contiguous with the
City boundary and, therefore, may not be annexed at this time. The LAFCO notes that
annexation of the Olivas area (which is included in Scenarios 2 and 3) would not conflict with
the Guidelines for Orderly Development. It should also be noted that, in response to the
LAFCO letter, portions of the EIR Project Description and Section 4.14 were re-written to clarify
how and when boundary adjustments may occur in the future and how the General Plan
relates to future boundary adjustments. Because no boundary adjustmments are being sought by
the City at this Hime and it is presumed that future boundary adjustments would be sought only
at such time as they could be found to be consistent with applicable State and LAFCO policies,
the impact with respect to consistency with LAFCO policy has been changed to Class III, less
than significant, for all scenarios.

r City of Ventura
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2005 Venlura General Plan EIR
Responses to Comments on the Draft EIR

Response 17D

The commenter notes that the Western Caflada Larga expansion area does not include any
important farmlands and that the Agricultural Commissioner’s Office has stated an opinion
that Scenario 5 appears to be most in keeping with the policies of the City and County (note
that the current Scenario 5 was called Scenario 3 in the Notice of Preparation). As discussed in
Section 4.2, Agricultural Resources, it is correct that the Western Canada Larga expansion area
does not include any farmland designated as Prime, Statewide Importance, or Unique.

r City of Ventura
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RancEO CARADA LARGA

June 27, 2005

Memo of Buz Bonsall’s 5-minute public comments at the June 25, 2005 City
Council/Planning Commission Workshop #2 continuing June 27, 2005.

Re: June 17, 2005 Administrative Report: Attachment D
Good Evening Council Members & Commissioners

I would like to comment on Staffs’ characterization of the Western Cafiada Larga
Expansion Arca in Attachment@of the June 17, 2005 Administrative Report concerning long
term Potential Expansion Strategy. | quote:

“The Western Cafiada Larga Expansion Area would consist of expanding the City’s
Planning Boundary, which is net consistent with the City’s top priority of infill development.
This area is furthest from existing developed areas and would not be conducive to mixed use
and pedestrian oriented areas due to its location.”

The 120 Acre Western Cafiada Larga Expansion Area is already partially within the
City’s Planning Boundary on the West side of the Hwy. 33 Freeway (North of the City’s
Water Treatment Facility) as well as adjacent to the City’s current Sphere of Influence. The
Area is 3007 + from the Valley Vista Tract neighborhood of 234 homes. The Area is
adjacent, across Hwy. 33, to the existing Brooks Institute Campus property. | am told that
currently, before its planned expansion, Brooks has more students attending than does Cal
State University Channel Islands. They are currently walking and driving the Area
neighborhood as well as up Cafiada Larga Road on video, film and photography projects.
Our Expansion Area could be very conducive to a Specific Area Plan for the Brooks Institute
expansion given the Expansion Area’s coverage by the Y4 mile radius from the Campus and
the current need to provide a well-planned. mixed-use adjunct to the Campus. The Area does
not compete with infill but adds 1 existing ared renewal. Stall goes on to say quote:

“Future development in the North Avenue area could be accommodated within the
Upper North Avenue and Avenue Districts as well as the North Avenue Expansion Area, if
needed. Development of Western Cafiada Larga is not necessary.”

The Draft E.LR. looked specifically at accommodating further development in its
“Upper North Avenue Distriet Housing Alternative.™ That is not consistent with the
proposed General Plan and its industrial designation lor the Petrochem Refinery and Upper
North Avenue Area. The County Watershed District maps of the Cafada Larga Creek 100
year flood plain zones, as well as this winter's rains. further illustrate development problems
for the Petrochem Refinery and Brooks expansion properties. The potential solution for
those problems could well be within the Cafiada Larga Expansion Area. The Brooks Campus
expansion, within the existing Sphere of-Influence and adjacent to the Western Cafiada Larga
Expansion Area, is going forward now at the County.
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If vou must prioritize the Expansion Areas. you should place a high priority on
Expansion Areas adjacent to current existing development plans already going forward such
as Brooks Institute and the Area adjacent to it: Canada Larga and the North Avenue. If you
must prioritize, a high priority should be given to Expansion Areas with least amount of
SOAR protected lands: Cafada Larga and the North Avenue. You can place Cafiada Larga
in the General plan now through a Sphere of Influence adjustment without a SOAR vote. 1f
you must prioritize. a high priority should be given to Expansion Areas with the minimum
conversion of Prime, Statewide and Unique Farmlands: Cafada Larga and the North Avenue.

1 would again direct you to the Ventura County Office of Agricultural
Commissioner’s letter in the Appendix A commenting on the Revised Notice of Preparation
quote: “In reviewing the alternative P.E.A.s under consideration we have the following
observations:... Alternative #3 appears to be most in keeping with all the stated policies and
goals of both the City and the County of Ventura. This Scenario requires minimum
expansion of Sphere of Influence. Limited removal of Prime Agricultural soils and Lands
protected under S.0.A.R. and provides direction for growth to 2025

In the revised NOP, the referenced Alternative #3 is now Scenario 5:
Intensification/Reuse + North Avenue + Western Canada Larga in this E.LLR. document.
Canada Larga has no Farmland Conversion or SOAR vote by itsell.

Thank you,

ez

Buz Bonsall

|1 ]
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ATTACHMENT D - LONG-TERM POTENTIAL EXPANSION STRATEGY

The new Draft General Plan sets ferth an unambiguous emphasis regarding potential
expansion:

“It is the clear desire of the community that before the city expands any further, first
priority for achieving our planning goals should go to already urbanized areas of the city
{0 avoid paving over farmland and sensitive araas in our hilisides and afong our rivers.”

(Page 3-1)

“. . . the community has indicated that before the city expands any further, the first
priority for achieving planning goals should be in the vacant and underutitized areas of
the city. Yet even the most successful efforts {0 achieve community ptanning goals
through infill may need to be supplemented at some point by expanding into areas
outside the city limits. Such expansion may not only be necessary to fulfill development
objectives; it may also be needed to provide cpen space, parklands and natural areas to
be preserved and restored. To address this, citizens discussed which areas, i any,
shouid be possible expansion areas. These areas were identified because thay
embody opportunities for achieving a variety of community vision objectives that may
not be feasible within existing city limits, The community further went on to agree upon
a sel of rules about how these areas should be planned. These areas have been
analyzed as part of the preparation of this Pfan. Should any areas be selected for future
planning, a specific plan, a public vote and an amendment with the regulatory planning
framework would have to occur.” (It should be clarified that a public vote is required in
those areas covered by the SOAR initiative, which include most, but not all, of the

Potential Expansion Areas.) (Page 3-10) Bt QA 3y uﬂam
———— ) ; ACA .

To cleanly differentiate the first-priority planned future development of areas of infill from
second-priority pofential expansion, the policies regarding Potentlal Expansion Areas
have not been included in the Draft General Pian itself. Separating these expansion
areas from the draft document gives the City several advantages including. (1)
separates first priority policies where there is greater consensus from second priority
potential policies which may prove distracting and divislve, (2) provides the City with
ample opporunity (following the adoption of the plan) to discuss how the expansion
areas, if any, are selected to undergo a specific plan and vote process, (3} sets forth 2

mechanism {o process these areas.

A range of Potential Expansion Areas were addressed by the community during the
process of updating the 1989 Comprehensive Plan. Based on recommendations from
the CPAC and the Planning Commission, the City Council selecled several
combinations of expansion scenarios, including North Avenue, Western Canada Larga,
Olivas, Serra, and Poinsettia (illustrated on Map B-1). While these areas are isolated
from the Draft 2005 Ventura General Plan document, including the General Plan
Diagram, the environmental impacts have been thoroughly analyzed within the Draft
Environmental impact Report {DEIR) as potential development scenarios.



ATTACHMENT D - LONG-TERM POTENTIAL EXPANSION STRATEGY

» Seek to establish a long-term “Curb line" which is applied to the other cities in the
County under SOAR which would establish a long-term overall voter-approved
strategy for potential expansion.

None of these is mutually exclusive, but the key will be to not aliow disagreement over
the direction, timing and process for consideraticn of potential expansion areas o divert
or delay adoption of the “infill first" General Plan vision.

B.

FRAMEWORK FOR DEVELOPMENT OF EXPANSION AREAS

(Adapted from, Final CPAC Issues & Altematives Report, September 2003}

Each specific plan will be required to address all of the following:

1.

=T S RN

SRR

Assume that the expansion area has the opportunity not onty to provide amenities to
its residents directly, but also to improve quality of life for the larger community,
including by responding to unmet needs in nearby existing neighborhoods.
Acknowledge traditional village center-type commerce districts and urban
neighborhoods as critical anchors for economic and community vitality.

Encompass one or more complete neighborhoods, each with an identifiable center
that includes village green space, facilities for civic and community activitias,
neighborhood-serving commerce, and residences.

Establish compact neighborhood form based on walkability: neighborhood centers
would serve pedestrians from homes within a quarter-mile.

Require a mix of housing types that mests affordability ranges and emphasizes
walk-up units such as row and town houses without stacked flats.

inciude a circulation network that connects efficiently within the neighborhood and to
adjoining areas, and that balances pedestrian, bicycle, and vehicular movement.
Provide ample public open space, parks, and frails at convenient walkable intervals.
Protect sensitive habitat and watershed land, and restore and enhance natural

resources,

C. CRITERIA AND PROCESS FOR SITE SELECTION

Is the location compatible with regional plans that encourage public transit?

Are there existing and adequate infrastructure and resources available?

Would the development integrate with and enhance existing neighborhoods,
districts, and corridors?

Would development provide a positive contribution to the area by addressing
unrasolved issues related to infrastructure, public services, and improving the City's
system of theroughfares?

Doas the location connect with adjacent developments and thoroughfares?

Is there area divisible into walkahle neighborhoods (i.e. ¥4 mile from center to edge)?



ATTACHMENT D - LONG-TERM POTENTIAL EXPANSION STRATEGY

Development into the Serra area would eliminate the urban/agriculture conflict that has
been an ongoing concern in this area due to the close proximity to residential areas.

The foliowing expansion areas are considered low priority to provide for future growth if
future development cannot be provided by infill development alone.

Qlivas

The Olivas expansion area shares many of the same opportunities as the Serra and
North Avenue expansion areas. However, the dominating constraint to this area is that
it is in the Ventura-Oxnard Greenbelt, a jointly recognized city ardinance by the City of
Ventura, City of Oxnard, and the County. Also, development in this area would result in
a loss of prime farmland. The westem end of Olivas expansion area is within the
California Coastal Zone Act. Protecting prime farmland is a top pricrity of this act,

Poinsettia

The Poinsettia expansion area has relatively few constraints. However, it was not a top
priority of the CPAC, Planning Commission, and City Council. This area does not
provide as many benefits to the community as Serra expansion area and would not be
necessary given the majority support for the North Avenue and Serra expansion areas.

Western Canada Larga

The Westem Canada Larga expansion area would consist of axpanding the city's

planning boundary, which is not consistent with the city's top priority of infill -
development. This area is furthest from existing developed areas and would not be
conducive to mixed use and pedestrian oriented areas due to its location. Future
developmert in the North Avenue area could be accommodated within the Upper North
Avenue and Avenue Districts as well as the North Avenue Expansion Area, if needed.

‘Deveiopment of Western Canada Larga is not necessary.
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July 18, 2005

Kari Gialketsis, Principal Planner

City of San Buenaventua Community Development Department
PO Box 99

Ventrua, CA 93002-0099

RE: 2005 Ventura General Plan EIR Comments
Dear Kari;
CITY OF VENTURA DRAFT ENVIROMENTAL IMPACT REPORT JUNE 2005

Comments and (orrections by Buz Bonsall, owner of the 120 acre Western Cafiada Larga
Potential Expansion Area.

Pg. 8-1 2" q “...Theee I'ivc “Expansion Areas™

Fig. 2-1a & Fig. 2-1b “Planning Area” Boundaries inconsistent on maps at City Water
Facility in Cafiada Larga area.

Pg. 4.1-18 Photo 13 caption “... Portions of the hillside area fronting the freeway eeuld
peienﬁai&y—‘b@-gaded—l..n. already been removed and graded for SR33 FFreeway and could

be repraded_and developed if this expansion area is selected.”

Pg. 4.1-18 Photo 14: This photo depicts M2- Indusirial zoned industrial land on the

Westaide of SR33 and does not represent the grazing land on the Eastside of HEK33.

Pg. 4.2-1 Legend “Row Crops” incorrectly depicted on Western most portion (West of
bike path) of Western Cafiada Larga Expansion Area

Pg. 4.4-24 Photo 3: Depicts o Caltrans SR33 Freeway 15+ acres hillside removal and

grading project (Late 1969) with natural plant recovery.

Pg. 4.4-25 Scenario 5 paragraph, final sentence “the Western Cafiada Larga area is the
Jaast most disturbed of the expansion areas (15+ acres of hillside removal and massive
grading for the SR33 freeway in 1969),

Pg. 4.4-26 First paragraph reference to Photo 3: There is no native bunch grass or oak
woodland present in photo 3. Line 5 “Saata-ClaraRiver” should be Ventura River
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Pg. 4.5-17 “Scenario 5” paragraph...."” A portion of the mission aqueduct is located
within outside (o the south of Western Cafiada Larga expansion area.”

Pg. 4.11-51 Top of page final sentence *.....with that scenario.” i should be noted that
the owners of the Western Cafiada Larga Expansion Area have over 6000 acres adjacent
to the Area for potential parkland. There is no shortfall of acres.

Pg. 6-20 Public Services: It should be noted there is a Ventura County Fire Department
Station building on North Ventura Avenue next to the City’s Water Treatment facility,

General Comment: As noted by the D.E.LR. authors at Pg. 4.1-19 Scenario 5,

1700 housing units assigned to the reduced acreage (120 acres) of the original 800 acre
Potential Expansion Area of Cafada Larga is “unrealistic”, hence the unrealistic impacts
in D.E.LR. data (such as sewer plant capacity etc.) throughout the report.

Thank you for the opportunity to comment. If there are any questions regarding my
comments, please feel free to contact me at 805-565-0629.

Sincerely,

iz

Buz Bonsall
Rancho Cafiada Larpa
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July 18, 2005 PLANNING DIVISION

Kari Gialketsis, Principal Planner
City of Sun Bucnaventua Community Development Department

PO Box 99
Ventrua, CA 93002-0099

RE: 2005 Ventura General Plan EIR Comments
Dear Kari:
CITY OF VENTURA DRAFT ENVIROMENTAIL IMPACT REPORT JUNE 2005

Comments and Corrections by Buz Bonsall, owner of the 120 acre Western Cafiada Larga
Potential Expansion Area.

A

Fip. 2-1a & Fig. 2-1b “Planning Area” Bounduries inconsistent on maps at City Water _B
Facility in Caliada Larga area.

Pp. S=1 2" 9 “...-Fhree Five “Expansion Areas” “

Pg. 4.1-18 Photo 13 caption “.., Portions of the hillside area fronting the frecway eould
{ has already been removed nnd graded for SR33 Freeway and could e,

be regraded and developed if this expansion area is selected.”

Pg. 4.1-18 Photo 14: This photo depicts M2- Industrial zoned industrial Jand on the 3
Westside of SR33 and does not represcnt the grazing land on the Eastside of SR33, '
Pg. 4.2-1 Legend “Row Crops” incorrectly depicted on Western most portion (West ol

bike path) of Western Cafiada Larpa Expansion Area

prading project (Late 1969) with natural plant recovery.

Pg. 4.4-25 Scenario 5 paragraph, final sentence “the Western Cafiada Larga arca is the
leest most disturbed of the expansion areas (15+ acres of hillside removal and massive
grading for the SR33 lrecway in 1964)....7

Py. 4.4-26 First paragraph reference to Photo 3: There is no native bunch grass or oak

Pg. 4.4-24 Photo 3: Depicts a Caltrans SR33 Freeway 15+ acres hillside removal and F
woodland present in pholo 3. Fine 5 “SantaClaraRiver” should be Ventura River. H
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Pg. 4.5-17 “Scenario 5" paragraph...." A portion of the mission aqueduct is located
within outside 1o the south of Western Cafiada Larga expansion area.”

Pg. 4.11-51 Top of page final sentence «__with that scenario.” Lt should be noted that
the owners of the Western Cafinda Larga Expansion Area have over 6000 acres adjacent
to the Arca for potential parkland. There is no shortfall of acres.

Pg. 6-20 Public Services: Tt should be noted there is a Ventura County Firc Department
Station building on North Ventura Avenue next to the City’s Waler Treatment facility.

General Comment: As noted by the D.E.LR. authors at Pg. 4.1-19 Scenario 5,

1700 housing units assigned to the rcduced acreage (120 acres) of the original 800 acre
Potentiul Expansion Area of Cafiada Larga is “unrcalistic”, hence (he unrealistic impacts
in D.E.LR. data (such as sewer plant capacily ctc.) throughout the report.

Thank you for the opportunity to comment. If there are any questions regarding my
comments, please feel frce to contact me at §05-565-0629.

Sincerely,

QAL —

Buz Bonsall
Rancho Cafiada [.arga

—T25~
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2005 Ventura General Plan EIR
Responises to Comments on the Draft EIR

Letter 19

COMMENTER: Buz Bonsall, Rancho Cafiada Larga

DATE: July 18, 2005

RESPONSE:

Response 19A

The commenter notes a typographical error in the Summary. This will be corrected in the Final
EIR.

Response 198

The commenter notes an inconsistency in the depiction of the Planning Area shown in Figures
2-la and 2-1b. The Planning Area boundary shown in Figure 2-1a will be corrected in the Final
EIR.

Response 19C

The commenter suggests a clarification of the caption accompanying Photo 13 in Section 4.1 of
the EIR to note that the area shown was previously graded as part of the SR 33 construction.
The caption will be amended as suggested by the commenter in the Final EIR.

Response 19D

The commenter correctly notes that the area shown on Photo 14 in Section 4.1 is designated
Industrial. The caption accompanying that photo will be revised in the Final EIR to read as

follows:

Agricultural land adjacent to the Western Cariada Larga expansion area looking south
from SR 33. This area is within the Upper North Avenue District and is currently
destgnated Industrial,

Response 19E

The commenter notes that the area west of the bike path within the Western Cafiada Larga
expansion area is not in row crop production, as shown on Figure 4.2-1. Figure 4.2-1 will be
corrected in the Final EIR to show that area as “Grazing/ Livestock” Jand.

Response 19F

The commenter notes that the area shown in Photo 3 in Section 4.4, Biological Resources, was
previously graded as part of the SR 33 construction. This comment is noted, though no change
to the photo caption is necessary.,

r City of Venfura
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2005 Ventura General Plan EIR
Responses to Comments on the Draft EIR

Response 19G

The commenter states an opinion that the Western Cafiada Larga area is the most disturbed
among the expansion areas. Even though much of the area in ques tion has been disturbed
historically by past grading activity, the open lands of the Western Cafiada Larga area
maintains higher biological resource value than the irrigated agricultural lands associated with
the other expansion areas, Therefore, from a biological resource perspective, it would be
considered the least disturbed.

Response 19H

The commenter notes that Photo 3 on Figure 4.4-4 does not depict native bunch grass or oak
woodland, The commenter also notes that the reference to the Santa Clara River on the fifth
line of page 4.4-26 should be to the Ventura River. The reference to the Santa Clara River will
be corrected in the Final EIR. Although Photo 3 does not depict the habitats mentioned by the
commenter, the statement to which the commenter refers merely notes that the Western
Cafiada Larga has the potential for such habitats. Site specific surveys of the area would be
needed to determine whether such habitats actually are present. Such surveys would
appropriately be conducted in conjunction with the environmental review of any specific
development project for the area.

Response 191

The commenter requests a clarification of the location of the Mission Aqueduct, as discussed on
page 4.5-17. The Mission Aqueduct is known to be in the North Avenue area, but actual
location of the Mission Agueduct is not known with certainty. In response to this comment, the
sentence noted by the commenter will be revised to read as follows (new text is underlined):

A portion of the Mission Aqueduct is located tn the vicinity of the Western Cafiada
Larga expanston ared.

Response 19]

The commenter notes that acreage is available for parks within Rancho Canada Larga. This
comment is noted, though the areas mentioned by the commenter are not within the Western
Cafiada Larga expansion area discussed in the Drait EIR.

Response 19K

The commenter notes that there is a County Fire Department station next to the City’s water
treatment facility, This comment is noted, though the City would need to provide fire
protection service in the event that properties within the North Avenue area are annexed and
developed.

Response 19L

The commenter states an opinion that the development total assumed for the Western Canada
Larga expansion area are unrealistic. Flease see Response 17B.

r City of Ventura
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August 15, 2005

Memo of Buz Bonsall’s 3-minute public comments at the August 8, 2005, Ventura City
Council Meeting to certify the E.LR. (E.LR. 2452) for the General Plan and adoption of the
2005 Ventura General Plan (MP-151).

Re: Administrative Report dated August 2, 2005, for the August 8, 2005, meeting re:
General Plan.,

Good Evening, Mayor, Council Members and Staff

I support the passage of the General Plan tonight. It has been too long coming and its
passage will move us on to the Polential Expansion Area issue ol my interest that was
interrupted at 1:15 a.m. at the June 27, 2005 Joint City Council Planning Conmumission Meeting.
[The “Attachment D" of the June 17, 2005, Administrative Report that dealt with the P.EA.
issues|

Tonight my comments are directed to you concerning the Resolution to certify the
General Plan E.LR. While I cannot compete with the great lawyering preceding me [Soderman
& Ring Harbor Project lawyer], I have to point out a major factual error in tonight’s Resolution
you’'re being asked to vote on to certify the General Plan E.LR. In attachment A, page 9. ltem 1D
“Alternative 4: No Important Farmland Conversion™ [ quote: “This alternative assumes that no
Prime, Statewide Importance, or Unigue Farmland is converted. Therefore, none of the Potential
Expansion Areas would be included...™ This is a major factual error. Both the original 800
Acre P.E.A. #1 Caiiada Larga and the 120 Acre Western Canada Larga P.E.A. have N Prime,
Statewide Important or Unique Farmland Acres, unlike all of the other P.E.A.s. Therefore, this
P.E.A. could be included. Hence, major factual error. Therefore, development would not be, as
incorrectly assumed in the E.LR., limited to the districts and corridors,and a broader mix of
housing types would be available by including P.E.A. #1 this non-S.0.A.R., No Important
Farmland Conversion parcel within the City’s planning boundary, as well as providing land
adjacent to the Brooks campus expansion to help meet the City’s economic development
objectives. Therefore, the major factual error led to major incorrect conclusions in the draft
E.LR. Alternative 4 study and hence the problem with the Resolution you are being asked to vote
on. Thank you.

@Draft ELR. Pg 4.2-2 Table 4.2-1 titled “Important Farmlands designated for Non-Agricultural
use and within Potential Expansion Areas.”



proposed Sphere of Influence that are currantly designated for non-agricultural LIses
could be converied under this alternative.

This altermnative may incrementally reduce iraffic and noise impacts as well as fulure
demand for utilities and services. It also appears 10 climinate the unavoidably
significant impact of the 2005 General Plan discusses above relating to excesdance of
growth projections containad in the Ventura County Ajr Quality Management Plan and
SCAG Regionsl Tranaportation Plan. However, this alternative would requite a growth
restriction system that would inhibit development of sufficient land for all development
nesdz including the necessary infil devetopment to provide adeguate housing,
employment ceniers, and transporiation conneciions. This altemative would fail 0
achisve the General Plan "wall planned and designed” objectives of a mix of land uses,
range of housing opportunitios and choices, walkable communitias, and a variety of
sransportation options, and is therefore considered Infeasible.

D. Alterpative 4. No Important Farmiand Canversion. This alternative assumas that no
Prime, Statewide Importance, of Unique Farmiand is converted. Therefore, none of the
potential expansion areas would be included and all lands within the Planning Area that
have Important farmlands and are currently in agricultural use, but designated for non-
agricultural uss would be redesignated. The averags annual poputation growih rate for
this altornative is assumed 1o be .88%.

This aliernative would eliminate the significant impac relating to 8 conversion of
Prime, Statowide importancs, and Unigue farmiand, but would focus more devalopment
ir districts and corridors, would not be expecied 1o accommodate as broad a mix of
housing types, NoY would it provide adequate jobs/housing balance of mast the City's
aconomic gevelopment objectives. in acldlition, all of the existing Planning Area conflicts
relating to agricultural/urban interface would remain under this alternative, and it I8
therefore consldered infaasible.

£, Alternative 9. Uppar Norih Avenue Dishic Hougzing, This altemnative is a varation f
2005 Ganeral Plan RBcenario 5 in which s0me of the development that would ocour
within the North Avenue and Westarn Ganada Larga areas would instead ocour within
the Upper Norih Avenug District, adjacent to Brooks Instilute and the Petrochem
Refinery site. This would entail changing the land use designation for these areas from
indusirial to Residential.

This alternative would reduce the development intensity in the Morth Avenue and
Wesiern Ganada Larga expansion areas and would redevelop the Petrochem piant and
other properiies in the Upper North Avenue district. However, e fact that residential
development within the Upper North Avanue district could be expesed 10 conflicts with
adiacont industrial activity ard B8 33 resulis In ihis alternative being environmenially
infarior.

£IR-2452
POIOTAS0BMGARANIEN
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INTRODUCTION

The Westside neighborhood has been the subject of several
cconomic and land use planning effotts over a number of
years. Just last year, the City adopted its new General Plan
and is now prepared to draft and adopt 2 Community Plan
for the Westside and North Avenue to help facilitate the
community’s vision for development. The Economic
Strategic Plan is intended to provide an economic
development framework for the Community Plan, to ensure
that the economic goals of the community can be
implemented in a realistic and feasible way. As such, the
Strategic Plan represents a summary of the past community
planning work that has occurred in recent years, rather than a
new direction for economic growth in the area. The Strategic
Plan draws on a number of documents that have been
completed to address various facets of economic
development and design in the Westside, including:

7 Westside Economic Initiative

> Feasibility Study for BCO Industrial Park
?  Westside Revitalization Plan

#  Westside Urban Design Plan

?  Ventura Vision

?  Ventura Economic Development Strategy

?  Ventura General Plan

ECONOMIC STRATEGY FOCUS AREA

The focus of the Economic Strategic Plan begins at the
southern end of Ventura Avenue where the Westside abuts
the Downtown area along Park Row. Moving north, the area
includes the neighborhoods between SR 33 and the bluffs all
the way past the City boundaries to the area just north of the
Canada Larpa interchange (See Figure 1 — Avenue to the
Futute). About half of the project area is cutrently in County
jurisdiction, although most of it is within the City’s Planning

WESTSIDE ECONOMIC STRATEGY
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current Boundary for the General Plan, and the City’s current
Sphere of Influence (SOL).

The northernmost properties in the focus area are
immediately north of the City’s water treatment facility (See
Figure 2 — Site 6). These properties are not within the City’s
current SO, although the portion of Site 6 west of SR 33 1s
within the General Plan Planning Boundary an rder the
Ciry’s current 301 boundary. The portion of Site 6 east of SR
33 is not within the Planning Boundary. These properties
were included in the economic study in order to evaluate their
economic potential in relation to potential projects on other
properties south of the treatment plant, particularly the
Brooks Institute site and other sites to the south,

WESTSIDE ECONOMIC STRATEGY
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recommendations from the Revitalization Plan, but predicts
instead about 750,000 sq.ft. of retail., office and industrial
development in the Westside, which we estimate would
support growth of more than 1,400 jobs (Table B-10).

As part of the economic analysis for this study, we have
projected development scenarios for six catalyst sites, also
shown in Table B-10. Some of these sites, such as the Selby
site and the USA Petroleum site (sites 1 and 5) probably have
strong potential to redevelop over the short term. Others,
such as sites 3 and 4 are longer-term opportunities since the
existing oil production uses are likely to continue for some
tume.

Site 6 is largely dependent on the Brooks Institute expansion
and development of Site 5, so it represents more of a medium
term opportunity (5-10 years). Site 6 is currently adjacent to
the City Sphere of Influence (SOT) on both the western and
eastern sides of Ventura Avenue & Hwy 33. The General
Plan recommends that the western portion be included in the
next Sphere update, the eastern portion would also have to be
included before it’s economic development potential could be
realized.

A brief description of each site is provided below.
1. Selby (Rocklite and Ventura Avenue)

This site is about 25 acres and is owned by the Selby Family.
Although it is designated for industrial use in the General
Plan (with an ovetlay along the Ventura Avenue Cotridor) its
key feature is its Gateway location as Stanley Avenue
intersects Ventura Avenue east of the freeway. As a catalyst
for development and renewal in this immediate area, the site
would perform better with a higher value mix of uses, We
recommend a mix of ground flootr commercial on Ventura
Avenue with second and/or third story office above. The
eastern portion of the property could support high density
residential uses to cteate a true mixed use development that
would be a showcase for travelers as they exit the freeway at
Stanley. In terms of economic development potential, we
ptoject about 27,000 sq.ft. of retail and 54,000 sq.ft. of office
(Table B-10).

WESTSIDE ECONOMIC STRATEGY PAGE 43



Trie ey Erbyed San i
2 MOV 2008 I@E\iwmhnm!mmn;?nnhnulwlmrmumc;ﬂMIWMnmp

Figure 2

WESTSIDE ECONOMIC STRATEGY

PAGE 44



current market terms is its proximity to the Brooks Institute
campus, which is planning a major expansion. The Brooks
expansion is perhaps the most significant short term
economic development opportunity for the Westside in that
it can create a substantial concentration of education and
technical support activities centered on photography and film
production. In order for the expansion to realize its full
economic development potential, however, it will be
necessary to add housing adjacent to the campus. Thercfore,
plans are developing for residential development on the
northern portion of the USA site, with the southern portion
devoted to business park uses, which can provide a transition
between the residences and the industrial uses further south,
These concepts are entirely consistent with our market
research, which shows substantial potential for information
technology businesses in the Westside as well as a variety of
professional services that would seek office space rather than
industrial spaces.

fi. Bonsall (North of Canada Latga)

These two properties, cast and west of the freeway and
immediately north of the City water treatment plant and the
Canada Larga interchange, represent a logical extension of the
neighborhood center created by the Brooks campus. The
freeway access and Ventura Avenue frontage would permit
commercial mix use development on the western portion of
the property while the eastern side of the highway could
support additional business park uses and possibly
multifamily/live work residential uses supporting the Brooks
Campus area. Both of these sites are currently adjacent to the
City Sphere of Influence (SOI), and the General Plan
recommends that the western property be included in the
next Sphere update. The eastern property is outside the City’s
planning area as well as its SOI but within the City’s Area of
lnterest. The economic development potential of these sites
in the short term is dependent on the implementation of the
Brooks expansion. Exen with that, the USA Petroleum site
would have a more immediate effect in support of the
campus expansion. However, if Brooks® plans move forward,
it would be in the City’s interest to plan for business
development on the Bonsall sites to complete the northern
edge of the Westside job center.
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