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Introduction

History

The first Area Plan governing the Ojai Valley was part of the Land Use Element of the General Plan
for Ventura County and was adopted in 1963.

In March, 1977, the Board of Supervisors adopted an Emergency Ordinance to restrict subdivisions
in the Ojai Valley because questions were raised regarding the cumulative impacts on air quality,
traffic and water supply. They established a technical task force to prepare a report on the status
of services and the quality of the physical environment in the Valley. In conjunction with that effort,
County staff began work on the Ojai Valley Area Plan, which was subsequently adopted by the
Board of Supervisors on August 14, 1979.

In 1988, during discussions regarding the comprehensive update to the Countywide General Plan,
the Board of Supervisors directed County staff to "revisit" the Ojai Valley Area Plan.

Purpose

In general, the purpose of an Area Plan is to specify the distribution, location, types and intensity of
land uses within a prescribed area, as well as provide specific policies concerning development in
that area.

The specific purposes for updating the 1979 Ojai Valley Area Plan were to:

1. Update the Plan's technical information and goals, policies and programs in light of changing
conditions;

2. Ensure that Area Plan policies are consistent with Countywide General Plan goals, policies
and programs; and

3. Reformat the Area Plan to be consistent with other County Area Plans.

The planning area of the Ojai Valley Area Plan encompasses approximately 74,000 acres and is
generally bound on the north by the Nordhoff Ridge, on the south by the Sulphur Mountain
ridgeline, on the east by the mountain ridge between Bear Canyon and Santa Paula Canyon and
on the west by the Lake Casitas/Ventura River watershed boundary. Parcel lines, which most
closely match those identified geographic features, have been used as the actual boundaries in
order to avoid the splitting of land use designations and zoning of parcels.

Due to staff vacancies, work on the update did not begin until July 3, 1990 when the Board of
Supervisors adopted a Resolution of Intention directing staff to proceed with processing of a
General Plan Amendment to update the Ojai Valley Area Plan.

Process

County staff began work on updating the Ojai Valley Area Plan by preparing a Background Report
(separate document) which was completed in June, 1991. In order to provide for input from the
citizens of the Ojai Valley, an Area Plan Advisory Committee was formed consisting of six
representatives from District 1, appointed by Supervisor Lacey, and three representatives and one
alternate from District 3, appointed by Supervisor Kildee. From July, 1991 through February, 1993
the committee held public meetings at which time they formulated goals, policies, programs and
land use maps of the draft Ojai Valley Area Plan.

On February 8, 1993, the Ojai Valley Area Plan Advisory Committee preliminarily approved the
draft Ojai Valley Area Plan, and on December 12, 1994, made its final recommendation to the
County Planning Commission and Board of Supervisors. The Ojai Valley Area Plan was
subsequently adopted by the Board of Supervisors on July 18, 1995.

Relationship To Other County General Plan Elements

The Ventura County General Plan is the plan by which the unincorporated portions of Ventura
County will develop in the future. The County General Plan is divided into four chapters which
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encompass the State-mandated General Plan elements. In addition to the general goals, policies
and programs contained in these four chapters, portions of the unincorporated area of Ventura
County are governed by more detailed land use plans (area plans) designed to reflect the needs
and desires of those individual communities. The Ojai Valley Area Plan is the detailed land use
plan of the Ventura County General Plan for the Ojai and Ventura River Valley areas. It should be
noted that words in italics in the Area Plan are defined in its glossary or in the General Plan Goals,
Policies and Programs volume.

State law also mandates that all elements of a general plan be consistent with one another. To
achieve this consistency, the goals, policies and programs and maps of the Ventura County
General Plan were reviewed and used in drafting this Area Plan. The goals, policies and programs
of this Area Plan supplement those goals, policies and programs of the Countywide General Plan.

Overall Committee Goals For The Ojai Valley Area Plan Update

This Area Plan was developed in public meetings over a period of two years by a 10-member
citizen's advisory committee. The following overall goal statements were used by the committee in
drafting the Ojai Valley Area Plan:

A. The primary goals of the committee are to preserve and protect the character of the Ojai
Valley and ensure and maintain the quality of life for its residents. These goals can only be
met by ensuring that population densities, land uses, and development are consistent with the
appropriate utilization of existing valley resources. The committee intends to protect and
maintain a healthful and attractive environment for the inhabitants of the study area.

B. The character of the Ojai Valley is defined by its rural, small town qualities containing many
natural and cultural resources, and framed by its commercial agricultural and open space
lands which provide for scenic views and vistas. The committee, in establishing this list of
goals, expressly recognizes that with respect to its most important resources, particularly air
quality, transportation and water, the study area is at, nearing, or exceeding the limits of its
resources. The recommendations of the committee, both as to general and specific goals,
must be viewed in that context.

C. The committee recognizes that although the Ojai Valley comprises several distinct and
diverse neighborhoods, it is one valley-wide community, wherein everyone shares a common
air basin, road system, sources of water supply, etc.

The specific recommendations made by the committee with respect to the Plan were governed by
the following general goals:

1. Ensure that the type, rate, amount and location of both the population and economic growth
do not compromise the public health and safety (e.g. air quality, water quality, geologic, fire
and flood hazards), nor exceed the Valley's ability to provide adequate public facilities and
services (e.g., roads, sewers, water supply, parks, trails and schools).

2. Ensure that any future development within the study area is of high quality, consistent with the
character of the Ojai Valley and beneficial to the community as a whole.

3. Within the limitations of the resources found within the study area, it is important to ensure
that land uses are planned and managed to foster a healthy commercial and economic base.

4. Promote adequate housing opportunities by ensuring, to the extent possible, that a diversity
of housing types for all segments of the population are provided.

5.  Protect and preserve the continued viability of commercial agriculture within the study area.

Ensure that adequate and efficient public facilities and services (e.g., roads, sewers, water
supply, parks, trails, public transportation, police, fire and schools) are provided to serve the
existing and future residents of the Valley and that these facilities be sized and located in a
manner which does not, in and of itself, induce and promote growth.
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Def

Utilize a common unified approach to land use planning and provide and enhance
mechanisms for decision-making by area residents. The fiscal and political feasibility of a
single valley-wide governmental entity should be explored.

Prevent the degradation of the Ojai Valley airshed from developments which are site specific
sources of air pollution, specifically including a dump site in Weldon Canyon or elsewhere
affecting the Ojai Valley airshed, whether privately or publicly owned and operated.

initions

The goals, policies and programs contained in this Area Plan express the intent of the Board of

Supe

rvisors, with input from the community and those governmental agencies responsible for

providing services to the area. Goals, policies and programs are defined below:

Goal

Polic

- The ultimate purpose of the County's effort stated in a way that is general in nature.
Example: "Discourage further land divisions of large parcels that are presently in
agricultural production or those that are suitable for agriculture.”

y- A specific statement guiding day-to-day actions and implying clear commitment to
carry out the goals of the General Plan in a prescribed manner. Example: "Land
outside the existing urban area which is primarily in agricultural use shall be
designated Open Space.”

Program- A coordinated set of actions to carry out the goals of the plan. Example: "Special

economic programs that aid agriculture, (e.g. the Land Conservation Act), will be
preserved and promoted."

An asterisk (*) next to a program means that particular program will not be pursued
until the budgetary constraints affecting the County are relieved and the Planning
Division is given direction by the Board of Supervisors to proceed with the program.

The goals, policies and programs are divided into four major sections as follows:

1.
2.
3.
4,

Resources
Hazards
Land Use

Public Facilities And Services

Overall Goals For The Ojai Valley Area Plan

The following goals establish the overall framework for the Ojai Valley Area Plan:

A.

The primary goals of the Ojai Valley Area Plan are to preserve and protect the character of
the Ojai Valley and ensure and maintain the quality of life for its residents. These goals can
only be met by ensuring that population densities, land uses, and development are consistent
with the appropriate utilization of existing valley resources. The Plan has been written to
protect and maintain a healthful and attractive environment for the inhabitants of the study
area.

The character of the Ojai Valley is defined by its rural, small town qualities containing many
natural and cultural resources, and framed by its commercial agricultural and open space
lands which provide for scenic views and vistas. This Area Plan expressly recognizes that
with respect to its most important resources, particularly air quality, transportation and water,
the Ojai Valley is at, nearing or exceeding the limits of its resources. The recommendations
of the Area Plan, both as to general and specific goals, must be viewed in that context.

This Area Plan recognizes that although the Ojai Valley comprises several distinct and
diverse neighborhoods, it is one valley-wide community, wherein everyone shares a common
air basin, road system, sources of water supply, etc.
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1. Resources

1.1 Air Quality
1.1.1 Goals

1. Promote a level of air quality which protects the public health, safety and welfare and
seeks to meet or surpass State and Federal primary and secondary standards.

2. Control oil and gas exploration/development, landfills and other industrial development
which are site specific sources of air pollution by imposing conditions in order to move
toward achieving State and Federal mandated air quality standards.

Promote public transportation with the intent of improving air quality.

4. Promote the development of alternative energy sources, with the intent of improving air
quality, which are not deemed to cause other significant environmental impacts.

1.1.2 Policies

1. Discretionary development in the Ojai Valley shall be found to have a significant adverse
impact on the regional air quality if daily emissions would be greater than 5 pounds per day
of Reactive Organic Compounds (ROC) and/or greater than 5 pounds per day of Nitrogen
Oxides (NOx).

1.1.3 Programs

1. The Planning Division will prepare a program proposal for the Board of Supervisors'
consideration to re-examine and lower the current pace of development in the Ojai Valley
concurrent with the next update of the VCOG population, dwelling unit and employment
forecasts.

*2. To the extent the methodology exists or can reasonably be determined, the Planning
Division will prepare a program proposal for the Board of Supervisors' consideration to
regulate the pace of commercial and industrial development.

3. South Coast Area Transit (SCAT) should provide public transit service both intra-valley and
inter-city with particular emphasis on providing for senior and disabled persons and
increasing service for commuters desiring to take public transit to and from work.

*4, The Planning Division will prepare a budgetary proposal for the preparation of a brochure
to promote the use of alternative energy sources.

5. The Planning Division will amend the County Initial Study Guidelines so that the Ventura
River Municipal Advisory Council and the City of Ojai will have review authority over all
projects in the Ojai Valley Airshed that emit more than 5 Ibs./day of NOx and/or ROC.

1.2 Water Resources
1.2.1 Goals

1. Ensure that water which currently meets State standards shall not be degraded and ensure
that water quality which does not meet State standards is improved.

1.2.2 Policies

1. New development that generates sewage in aquifer recharge areas shall be required to
comply with the County Sewer Policy.

* See Page 4
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1.2.3

1.3
131

1.3.2

Existing homes and businesses with private sewage disposal systems that function
improperly shall be required to make necessary modifications or to convert to a sewer
system in compliance with the County Sewer Policy.

New oil and gas exploration and production activity shall not significantly affect the quality
or quantity of the water supply.

Discretionary development which has the potential to deposit a significant amount of
sedimentation, oil residue or other urban pollutants into the surface water drainage system
shall be conditioned as appropriate, to require retention basins and oily water separators
so that at least the first inch of rainfall from any one storm is retained within the project, in
order that contaminants from urban runoff do not significantly impact downstream surface
water quality and biological resources. The control devices used in the oily separators
shall be properly maintained for the life of the authorized use.

Programs

The Casitas Municipal Water District, in coordination with the Ojai Groundwater Basin
Management Agency, should investigate the conjunctive use of water, giving full
consideration to all affected beneficial uses of water, including in-stream and out-of-stream
beneficial uses.

The Ventura County Flood Control District, Public Works Agency-Water Resources
Division and Planning Division, City of Ojai, City of Ventura, water and sewer districts
within the Ojai Valley, and appropriate Federal and State agencies should explore the
development of a comprehensive watershed management study to address the full
spectrum of water quantity and quality issues of the Ventura River system.

The Agricultural Department will continue to encourage the use of alternatives to chemical
methods of pest control and fertilization.

Mineral Resources
Goals

Ensure that mineral extraction is conducted in a manner which is least impacting to the
environment and the public's health, safety and welfare.

Ensure compatibility between oil and gas exploration and production and neighboring land
uses.

Policies

Oil and gas exploration and production permits shall utilize "Best Available Control
Technology" (BACT), as outlined by APCD Rules and Regulations.

Gases emitted from all oil and gas wells shall be collected and used or removed for sale or
proper disposal, if feasible. Flaring or venting should only be allowed in cases of
emergency or for testing purposes.

Electrically powered oil and gas exploration and production equipment shall be used where
practical to alleviate pollution from internal combustion engines.

If it is determined there would be a significant visual impact created or if visible from a
public road or publically owned land, oil and gas production sites shall be landscaped in
accordance with an approved landscape plan.

Exploration activities for oil and gas shall be conditioned to require the restoration and
revegetation of the site if the exploration does not result in oil and gas production facilities.

* See Page 4
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1.3.3

1.4
14.1

1.4.2

Drill sites that would be silhouetted on a prominent ridge as illustrated by the Scenic
Resource Protection Overlay Zone on Figure 2 (Resource Map), shall not be permitted.

No refining facilities shall be permitted within the Ojai Valley.

All discretionary development permits for oil and gas exploration and production shall be
kept to a minimum size and area.

As existing oil and gas exploration and production permits are modified or come up for
renewal, they shall be conditioned so that drilling and production will be subject to current
policies, standards and conditions.

Programs

Conditions applied to conditional use permits for oil and gas exploration and development
will be enforced to the maximum extent feasible in order to protect the health and welfare
of the citizens and the character of the Ojai Valley.

Biological Resources
Goals

Protect significant biological resources within the Ojai Valley in order to maintain natural
ecosystems and also preserve the natural beauty of the area.

Balance the preservation of wetland habitats with the need to adequately protect public
safety and property from flooding hazards.

Recognize the role of fire in local ecosystems by supporting controlled burns and other fire
prevention measures.

Policies

A biological field reconnaissance report detailing the composition of species at the site, the
presence of rare, threatened, endangered or candidate plant or animal species, significant
wetlands, locally important plant communities, and suitable mitigation measures shall be
prepared by the County's biological consultant as part of the environmental assessment of
all discretionary development permits involving earth movement or construction on
previously undeveloped land where the natural vegetation still exists.

The California Department of Fish and Game, the U.S. Fish and Wildlife Service, the
National Audubon Society, the California Native Plant Society and the Los Padres National
Forest shall be contacted during the initial 30-day project review period for discretionary
development proposals when proposals are submitted which may adversely affect the
biological resources under their purview. This policy does not apply to emergency permits.

Discretionary development shall be located to avoid loss or damage to protected trees as
defined in the County's Tree Protection Ordinance. Removal of protected trees shall only
occur after review of the necessity of such removal, and in accordance with the provisions
of the County's Tree Protection Ordinance.

Required revegetation or landscaping plans shall incorporate indigenous plant species
where feasible in order to restore habitat in already disturbed areas.

Proposed discretionary development shall be coordinated with affected agencies that
regulate water courses and wetland habitats early in the planning stages so as to ensure
that appropriate mitigation measures and the concerns of these agencies are adequately
addressed, including protection of anadromous fish habitat.

Discretionary development within high fire hazard areas shall be reviewed with attention to
the environmental impact of required brush clearance to biological resources, particularly
on moderate to steep slopes. Brush clearance that reduces fuel volumes while allowing
the selective retention of native shrubs a minimum of 20 feet apart should be encouraged,
as permitted by the Ventura County Fire Protection District.
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7



7. Discretionary development which would result in a significant adverse impact to a Locally
Important Plant Community shall be required to replace such Locally Important Plant
Community proposed for removal on at least a 1:1 basis and will be required to monitor the
success of such planting for a minimum of seven years. In lieu of replacement, developers
may dedicate without compensation, acreage containing such Locally Important Plant
Community to a government agency or non-profit organization (e.g., a homeowners'
association, a land conservancy) provided such entity will provide assurances that the
dedicated Locally Important Plant Community acreage will be retained in a permanent
undeveloped state. Such dedicated lands shall be at least two times the acreage of the
Locally Important Plant Community which is proposed for removal. The form of such
dedication may be fee title, conservation easement or other instrument approved by the
County.

8. Discretionary development within 300 feet of the Ventura River, Coyote Creek, San
Antonio Creek/Reeves Creek and Lion Canyon Creek, or located within the Sensitive
Biological Resources Area (as illustrated on Figure 2) shall be reviewed to determine the
potential for interference with wildlife migration opportunities and potential for impact on
"Endangered”, "Threatened", "Rare" or "Locally Important” species and communities.
Projects which would result in significant adverse impacts to such resources shall be
denied unless they can be mitigated to a less-than-significant level or a statement of
overriding considerations is adopted by the decision-making body per CEQA requirements.

1.4.3 Programs

1. The U.S. Forest Service is encouraged to monitor and protect sensitive species, including
the Ojai Fritillary. Appropriate resource management efforts to protect the Ojai Fritillary
might include realignment of the Gridley Springs hiking trail and/or the transplanting of
specimens to minimize the risk of extirpation of this species.

2. For any proposed Highway 33 improvements between Sulphur Mountain Road and
Canada Larga Road, CALTRANS is encouraged to incorporate appropriate wildlife
migration mitigation measures, such as underpasses or other means that will allow safe
movement of wildlife between the Ventura River corridor and the Sulphur Mountain area.

1.5 Farmland Resources
1.5.1 Goals

1. Preserve agricultural land as a resource and economic benefit to the Ojai Valley.

2. Discourage the expansion of Rural and Existing Community designations into the East Ojai
and Upper Ojai Valleys.

3. Minimize land use incompatibilities between agricultural operations and other land uses.
1.5.2 Policies

1. Discretionary, non-agricultural land uses adjacent to agricultural operations shall be
required to establish appropriate buffers.

2. Land outside the Existing Community and Rural designated areas which is primarily in
agricultural use shall be designated Open Space.

1.5.3 Programs

1. The Planning Division will prepare a budgetary proposal to develop a brochure on the
County's Right to Farm Ordinance in order to increase public awareness of the ordinance.

2. Special economic programs that aid agriculture (e.g., Land Conservation Act) should be
preserved and promoted.

" See Page 4
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1.6
16.1

1.6.2

Scenic Resources
Goals

Preserve and protect the significant visual quality and aesthetic beauty of the Ojai Valley
which includes, but is not limited to, surrounding mountains, hills, and ridgelines, arroyos,
barrancas and protected trees.

Preserve the scenic view of State, Federal and local park land in and around the Ojai
Valley.

Ensure that discretionary development on or near ridgelines minimizes impacts from
grading activities in order to preserve the natural beauty of the area.

Discourage the proliferation of antenna and satellite dish facilities from developing on
ridgelines.

Policies

Discretionary development/grading which will significantly degrade or destroy a scenic view
or vista from public roads or publicly-owned land shall be prohibited, unless the
development/grading is a public project, or a private project for which there is a substantial
public benefit, and overriding considerations are adopted by the decision-making body.

The area within 400 feet (horizontal) of prominent ridgelines as shown in Figure 2 shall be
zoned "Scenic Resource Protection Overlay" in order to ensure that visual impacts of
grading and attendant structures are minimized to the maximum extent feasible.
Discretionary development shall be located and designed to minimize visibility and
silhouetting against the skyline as viewed from nearby public roads, and shall incorporate
as many of the following planning techniques as feasible:

a. Limit construction to single-story structures on or near ridgelines;

b. Ultilize large building pad setbacks (50 feet or more) from the edge of a ridgeline;

c. Utilize berms and landscaping to soften the visual impact of homes and graded areas;
d

Utilize raised foundations, split-level designs, roof materials consisting of clay or
concrete plate tile with a natural color, and other techniques to fit the home to the
hillside terrain, and to minimize the amount of grading equired.

Discretionary development for antenna and satellite dish facilities shall be prohibited unless
public need has been adequately demonstrated. When it can be demonstrated that
antenna and/or satellite dish facilities are necessary for public safety or to provide a
substantial public benefit, they shall be conditioned to minimize visual impacts to the
maximum extent feasible. The following standards shall apply:

a. Such facilities shall be colored to blend in with the background view and shall utilize
landscaping which is consistent with the natural character of the area to screen or
soften the visual impact of such facilities.

b. The height of such facilities, with the exception of monopole whiptype antennas, shall
be limited to 40 feet where technically feasible. Several shorter facilities are preferable
to one larger facility.

c. New facilities shall be avoided when feasible if there is available capacity on existing
antenna facilities.

d. Visual impacts of ancillary facilities (e.g., power lines, cables, equipment buildings)
shall be taken into consideration in the conditioning of antenna facilities.

e. Discretionary development permits for antenna facilities shall be reviewed by the
Planning Division at least once every ten years. The purpose of such review is to
ascertain whether there have been significant changes in antenna technology which
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would allow replacement of existing apparatus with smaller or less visually intrusive
equipment.

f.  Abandoned or unused antenna equipment shall be removed.

4. As a result of any discretionary development, the reshaping of the natural terrain to permit
access and construction shall be kept to the absolute minimum. Where possible,
improvements shall be designed to conform to the terrain rather than the reverse and shall
comply with the following:

a. Transition Design: The angle of the graded slope shall be gradually adjusted to the
angle of the natural terrain.

b. Angular Forms: Angular forms shall generally not be permitted. The graded form shall
reflect the natural rounded terrain, unless exposed rock faces can be used as a
desirable visual element.

c. Exposed Slopes: Graded slopes shall be concealed by landscaping, berms or other
measures.

d. The toe and crest of all cut and fill slopes in excess of five feet vertical height shall be
rounded with vertical curves.

e. Where cut or fill slopes exceed 100 feet in horizontal length, the horizontal contours of
the slope shall be curved in a continuous, undulating fashion in conformance with
natural slopes.

f. Where cut and fill slopes in excess of five feet in height are created, detailed
landscape and irrigation plans shall be submitted to and approved by the Planning
Division and Public Works Agency prior to the issuance of any grading permit,
conditional use permit or building permit. The plan will be reviewed for type and
density of ground cover, seed-mix, hydromulch mix, plant sizes and irrigation systems.

5. Discretionary development on parcels containing protected trees as defined in the County's
Tree Protection Ordinance, shall design necessary grading to ensure the survival and
health of all such trees, except those which have been expressly authorized for removal or
encroachment into the protected zone. These trees shall be protected from grading
activities. If a permit has been issued for encroachment into the protected zone, the
grading plan shall be accompanied by details for retaining walls and drainage devices
prepared by a landscape architect.

6. A sign program shall be submitted concurrently with a discretionary development permit for
all commercial and industrial development. Freestanding off-site advertising signs shall be
prohibited. All on-site freestanding signs shall be limited to five feet in height.

7. Cut or fill slopes for discretionary development which exceed a vertical height of 25 feet
shall be subject to a Planning Commission hearing.

1.6.3 Programs

1. The Planning Division will prepare a budgetary proposal, for the Board of Supervisors'
consideration, to develop ministerial ridgeline development standards which will regulate
the height, shape and color of structures built on or near prominent ridge lines. Once these
standards are adopted, the requirement for a Conditional Use Permit will be removed from
properties zoned Scenic Resource Protection Overlay Zone outside of the Lake Casitas
Resource Protection area. After the Planning Division prepares the proposal and before
action is taken by the Board of Supervisors, a citizen's committee will convene for the
purpose of reviewing and commenting on the proposal.

" See Page 4
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1.7
1.71

1.7.2

1.7.3

Cultural Resources
Goals

Preserve and protect the unique cultural resources within the Ojai Valley.

Ensure the utilization of proper archaeological research and assistance to precede future
development so as to prevent the loss or destruction of significant archaeological and
historic resources.

Encourage the maintenance and use of facilities and organizations, (such as libraries,
museums, historical societies and schools), which provides an understanding of the history
and diversity of cultures in the Ojai Valley and surrounding areas.

Policies

All discretionary development permits involving construction or earth movement within the
Ojai Valley shall be reviewed by the County's designated archaeological resource review
organization.

a. Whenever such discretionary development requires a field reconnaissance study, such
study shall be conducted by a County approved archaeologist to determine the
potential for surface or subsurface cultural remains.

b. A qualified archaeological monitor shall be present to monitor significant trenching or
earth movement at any such site if deemed to be needed by the study. If the
archaeological monitor is not a Native American and Native American cultural
resources are found at the site, then a Native American monitor shall be required.

c. Inthe event that artifacts of historical or archaeological significance are uncovered, the
qualified archaeological monitor shall be empowered to halt construction in the
immediate vicinity of such unearthed artifacts until disposition of the site has been
determined by the County Planning Division.

All structures and/or sites designated, or being considered for designation as County
Historical Landmarks within the Ojai Valley shall be preserved or appropriately salvaged,
when deemed reasonable by the permitting authority, as a condition of discretionary
development. All costs of preservation/salvage shall be borne by the developer. An
appropriate marker shall be placed on the site to describe the historical significance of the
structure, site or event.

Programs

The Planning Division will review the County's list of qualified archaeological monitors
every five years.
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2. Hazards

2.1 Geotechnical Hazards
2.1.1 Goals

1. Minimize the risk of loss of life, injury, damage to property, and economic and social
dislocations resulting from seismic and geological hazards.

2.1.2 Policies

1. Developers shall provide all necessary information relative to seismic and geologic hazards
which may affect their project. The developer shall specify how they intend to alleviate any
and all identified hazards.

2. Discretionary development shall be prohibited in seismic and geologic hazard areas (as
identified during the environmental review process) where such hazards cannot be
mitigated to less-than-significant levels.

2.2 Flood Hazards
2.2.1 Goals

1. Minimize the risk of loss of life, injury, damage to property, and economic and social
dislocations resulting from flood hazards.

2.2.2 Policies

1. New development shall be protected from flood hazards and shall not adversely affect the
flood carrying capacity of the area of Special Flood Hazard, as provided for in the Flood
Plain Management Ordinance.

2. Subdivisions of land within the 100 year floodplain of the Ventura River shall be prohibited
until flood control facilities to protect the area from the 100-year flood are constructed by
the Ventura County Flood Control District (VCFCD) or others.

2.2.3 Programs

1. TheCounty Sheriffds Department Of fice of Emergency S
Ventura County Flood Control District and the Casitas Municipal Water District, will
maintain and update as necessary an emergency warning and evacuation plan to protect
affected residents in the event of failure or spill-over of either the Matilja Dam or the

Casitas Dam.
2.3 Fire Hazards
2.3.1 Goals

1. Minimize the risk of loss of life, injury, damage to property, and economic and social
dislocations resulting from fire hazards.

2. Ensure that d dighé | afhwleny hhgMMd f iprowdeshadeguate d ar eas
protection of life and property.

3. Support controlled burn programs and other fire prevention measures.
2.3.2 Policies

1. Discretionary development permits shall be conditioned to provide adequate water and
access for fire fighting purposes as determined by the Fire Protection District. Adequate
access and fire flow improvements shall be completed prior to combustible construction.

2. All roads shall meet or exceed the standards of the Fire Protection District.
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3. Discretionary development i nhigit awmdr yi hi gho f i,a®edetbrmized byd ar eas
the Ventura County Fire Protection District shall be required to develop landscape plans
utilizing fire retardant plant material, cleared areas, or other acceptable means of reducing
fire hazards consistent with Fire Protection District standards.

4. A Fire Protection District approved fuel modification zone (fuel break) of at least 100 linear
feet shall be provided around all combustible structures locatedini hi gefig ery hi gho fir
hazard areas.

5. Fire-retardant roofing materials shall be required for new constructionin i hi gndédvery
higho fire hazard areas.

2.3.3 Programs

1. The Fire Protection District, in cooperation with the Los Padres National Forest Service,
will continue control burn programs as necessary.

2. The Ventura County Fire Protection District should continue the fire hazard management
(including enforcement of brush clearance requirements) program within the Ojai Valley.

3. The Ventura County Fire Protection District shoul
consideration, a budgetary proposal to upgrade the Oak View Fire Station.

2.4 Noise Hazards
2.4.1 Goals

1. Provide for a quiet environment within the Ojai Valley through proper land use planning
and permit conditioning.

2. Separate and/or buffer noise sensitive uses from noise generating uses.
2.4.2 Policies

1. Discretionary development which would create significant noise impacts shall not be
permitted to locate near residences and other noise sensitive uses (dwellings, schools,
hospitals, nursing homes, churches and libraries) unless the impact is mitigated to an
insignificant level, as defined in Section 2.16.2.1(4) of the Countywide General Plan.

2. Noise sensitive uses shall be buffered from excessive road noise by either the placement
of walls or berms, the establishment of setbacks, greenbelts and appropriate speed limits,
installation of double glazed windows, or other appropriate means.

3. Mufflers shall be used on all heavy construction equipment used in conjunction with
discretionary development and equipment used in oil/gas exploration and production
activities.

2.4.3 Programs

1. The Ventura River Valley Municipal Advisory Council (or successor group) will continue to
review all discretionary projects within its review boundaries that could generate significant
noise impacts affecting the Ojai Valley.

" See Page 4
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3. Land Use

3.1 General Land Use
3.1.1 Goals

1. Maintain the existing rural, small town character of the Ojai Valley.

2. Locate new development primarily within the existing urban communities and rural
residential areas in order to avoid encroaching into established agricultural operations and
undeveloped open space lands, and to minimize environmental degradation.

3. Ensure that future discretionary development within the study area is of high quality,
consistent with the character of the Ojai Valley, and beneficial to the community as a
whole.

4. Ensure that there are adequate public facilities and services available to serve the needs of
the present and future residents of the Ojai Valley before additional growth is allowed to
occur.

5. Promote the annexation of property located within the Ojai Sphere of Influence to the City
of Qjai,i n accor dance wiuitelinesfdr @rde@iyoDevelbpynéns.

6. Establish zoning and | and use @&phsrée o miluenceains wi t hi n
reflect existing parcel sizes and uses so that future discretionary development requests
would be required to annex and develop under the auspices of the City.

3.1.2 Policies

1. All zoning shall be in conformance with the Land Use Maps (Figures 3, 4, 5 and 6) and
Zoning Compatibility Matrix (Figure 7). A Summary Table (Figure 8) lists each land use
designation and its total area, building intensity, population capacity, and population
density.

2. Outward expansion of the boundaries of the Existing Community areas, as delineated on
Figures 4, 5 and 6, shall be prohibited.

3. All discretionary development projects shall be reviewed and conditioned to ensure that
they are compatible with their surroundings, are of high quality and good design, are
consistent with the character of the Ojai Valley, and are beneficial to the community as a
whole.

4. Discretionary development shall be required to demonstrate that there are adequate public
facilities and services available to serve the needs of the proposed development.

5. Property owners requesting a discretionary permit in conjunction with existing development
(e. g. a modification to an exi s tSpherg offlubnceor PD) wi
shall be encouraged to request annexation to the City of Ojai prior to consideration of their
request by the County.

6. The following annexation policies shall apply to all requests for subdivisions of land and all
requests for discretionary development permits which would result in new uses on land
designated Existing Community or Rural within the Ojai Sphere of Influence:

a. Owners of property contiguous and legally annexable to the City of Ojai shall be
required to request annexation to the City prior to consideration by the County of any
subdivision of land or request for new discretionary development. Such subdivisions
and discretionary development requests shall not be accepted by the County unless an
application for annexation has been denied by the City or the Local Agency Formation
Commission (LAFCO).

b. Owners of property not contiguous and legally annexable to the City shall be required
to record an agreement to annex when such property becomes legally annexable, as a
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3.1.3

3.2
3.2.1

3.2.2

3.2.3

condition of any subdivision or new discretionary development approved by the
County. This agreement to annex shall contain language that is binding on all future
owners of the property.

Programs

The City of Ojai will be requested by the Planning Division to process discretionary permits
concurrently with any request for annexation.

The Planning Division will prepare a budgetary proposal to develop, with suitable public
input, a set of guidelines that will ensure that discretionary development projects are
compatible with their surroundings, are of high quality and good design, are consistent with
the character of the Ojai Valley and beneficial to the community as a whole. The general
parameters of these guidelines have been included as Ap p e n d iofxthe @j& Valley Area
Plan.

The Planning Division will prepare, on behalf of the Board of Supervisors, a request to
LAFCO to amend the existing city Sphere of Influence line in the area north of El Roblar
and west of Highway 33 in the Existing Community of Meiners Oaks.

Open Space

Goals

Preserve the undeveloped lands which surround and frame the urban and rural
communities of the Ojai Valley as a means of retaining the existing natural, scenic
resources of the area.

Preserve agricultural lands as a valuable resource in the Ojai Valley.

Prevent development from occurring in areas where it would exceed the ability to provide
public facilities and services.

Policies

Open Space designated parcels shall be zoned in conformance with the Land Use Map
(Figure 3) and Zoning Compatibility Matrix (Eigure 7) which have been developed in
accordance with the above goals. Within the Open Space designation, there are four
subcategories, each with a different minimum parcel size. The minimum parcel size for the
OS 10 subcategory is 10 acres, OS 20 is 20 acres, OS 40 is 40 acres and OS 80 is 80
acres.

The Open Space designation shall be used to define the boundaries of the Existing
Community and Rural designated areas, in order to prevent urban sprawl and to promote
the efficient use of public facilities and services by confining the areas of development.

All discretionary development that would have a significant unavoidable impact on
agricultural operations in Open Space designated lands shall be prohibited unless a
statement of overriding considerations is adopted by the decision-making body.

Programs

The County will continue to support the work of the Ojai Valley Land Conservancy, the
Ventura County Agricultural Land Trust and Conservancy and other similar preservation

organizations that might acquire and maint ai n fAPubl i c Open SQ@aceo

Valley.

" See Page 4
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3.3
3.3.1

3.3.2

3.4
34.1

3.4.2

3.5
3.5.1

3.5.2

Rural Institutional
Goals

Recognize the camps and educational uses in the Ojai Valley that require large acreage
and are set in a rural environment.

Policies

Rural institutional development shall be zoned in conformance with the Land Use Maps
(Figures 4, 5 and 6) and Zoning Compatibility Matrix (Figure 7) that have been developed
in accordance with the above goal.

The principal uses allowed in the Rural Institutional designation shall be camps and
educational facilities. Other permitted uses include those uses which are found to be
necessary to maintain the principal use, or other accessory uses that are customarily
incidental, but subordinate to the principal permitted use.

The minimum parcel size consistent with the Rural Institutional land use designation is 20
acres.

Rural Residential
Goals

Recognize and plan for low density, large lot (2 to 10 acres in size) residential development
and other compatible and ancillary land uses in a rural setting.

Provide a transitional land use designation to buffer agricultural and open space lands from
the more densely developed urban areas.

Policies

Rural Residential designated parcels shall be zoned in conformance with the Land Use
Maps (Figures 4, 5 and 6) and Zoning Compatibility Matrix (Figure 7) that have been
developed in accordance with the above goals. Within the Rural Residential designation
there are two subcategories, each with a different minimum parcel size. The minimum
parcel size for the RR 2 subcategory is 2 acres and RR 5 is 5 acres.

Minimum parcel size consistent with the Rural Residential land use designation for
residential parcels is 2 to 10 acres.

Urban Residential

Goals

Ensure that existing and future Urban Residential land use patterns result in cohesive and
consolidated neighborhoods.

Promote adequate housing opportunities by ensuring, to the extent possible, that a
diversity of housing types for all segments of the population is provided.

Provide housing opportunities affordable to people of all income levels.

Encourage t he -PDOe zofnet men R devel oped parcel s

larger which are designated Urban Residential, except in situations of in-fill development
where it would not result in a cohesive, consolidated neighborhood.

Improve the condition of existing substandard housing and housing otherwise in need of
rehabilitation.

Policies

Urban Residential designated parcels shall be zoned in conformance with the Land Use
Maps (Figures 4, 5 and 6) and Zoning Compatibility Matrix (Figure 7) that have been
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3.5.3

3.6
3.6.1

3.7
3.7.1

developed in accordance with the above goals. Within the Urban Residential designation
there are five subcategories, each with a different density limitation. The density range
permitted in the UR 1-2 subcategory is 1 to 2 DU/acre, UR 2-4 is 2 to 4 DU/acre, UR 4-6 is
4 to 6 DU/acre, UR 6-10 is 6 to 10 DU/acre and UR 10-20 is 10 to 20 DU/acre.

New residential discretionary development shall be conditioned so as to be compatible with
its surroundings and to maintain the character of the Ojai Valley.

Programs

The Area Housing Authority will continue to administer the HOME improvement program
(funded by Community Development Block Grants) to provide low interest loans, deferred
payment loans and grants to qualified low income home owners within the Ojai Valley for
the purpose of rehabilitating substandard or deteriorated housing.

The Planning Division will investigate ways to provide preferential treatment to affordable
housing projects on the Ojai Valley Clean Air Ordinance waiting lists.

Commercial

Goals

Provide commercially designated property to meet the convenience shopping and service
needs of the residents of the Ojai Valley.

Locate and design commercial land uses so as to minimize land use incompatibility with
urban and rural residential, open space and agricultural land uses.

Discourage the expansion of strip commercial development.
Policies

Commercially designated parcels shall be zoned in conformance with the Land Use Map
(Figures 4, 5 and 6) and Zoning Compatibility Matrix (Figure 7) which have been developed
in accordance with the above goals.

Discretionary development in Commercial designated areas shall be subject to either a
Planned Development or a Conditional Use Permit to assure compatibility with neighboring
land uses. Such review shall give careful attention to landscaping, signage, access, site
and building design and size, drainage, on-site parking and circulation, operating hours,
fencing and mitigation of nuisance factors.

Industrial

Goals
Recognize the current industrial uses within the Ojai Valley.

Provide for industrial uses that are sensitive to the environment and to re-enforce the need
to conserve local resources.

Locate and design industrial land uses so as to minimize land use incompatibilities with
urban and rural residential, open space and agricultural uses, and to minimize aesthetic
impacts.
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3.7.2 Policies

1. Industrially designated parcels shall be zoned in conformance with the Land Use Maps
(Figures 4, 5 and 6) and Zoning Compatibility Matrix (Figure 7) which have been developed
in accordance with the above goals.

2. Discretionary development in Industrial designated areas shall be subject to either a
Planned Development or Conditional Use Permit to assure compatibility with neighboring
uses. Such review shall give careful attention to aesthetics, landscaping, signage, access,
site and building design and size, drainage, on-site parking and circulation, operating
hours, fencing and mitigation of nuisance factors.

3. Expansi e2no oanxdMizMoni ng shall be prohibited.
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Figure 3
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Figure 4
_ Land Use Map
Oak View, Casitas Springs, Live Oak Acres and Vicinity
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Figure 5
Land Use Map
Mira Monte, Meiners Oaks and Vicinity

Ventura County General Plani OJAI VALLEY AREA PLAN (02-05-2008 edition)

23







































