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PCPL Fillmore Reuse Assessment 

Introduction 

A reuse assessment is a tool for developing reasonably anticipated future land use at Superfund 
sites  under  the  Comprehensive  Environmental  Response,  Compensation,  and  Liability  Act 
(CERCLA).  The objective is to select appropriate remedial action that is practical and consistent 
with  the  reasonably  anticipated  future  use  and  protective  of  human  health  and  the 
environment (EPA 2001).    Integrating remedial action with reuse  is a key component of EPA’s 
“green  remediation”  strategy  to  maximize  the  net  environmental  benefit  of  cleanup  by 
conserving resources and minimizing emissions without compromising cleanup goals (EPA 2008, 
2009b, 2009c).  Green and sustainable remediation is the practice of balancing environmental, 
economic,  and  social  factors  so  that  an  acceptable  balance  exists  between  the  effects  of 
undertaking remediation activities and the benefits that those activities deliver. 

Site History 

The  Pacific  Coast  Pipeline  (PCPL)  Superfund  Site  (Site)  encompasses  approximately  56  acres 
contiguous  to  the City of  Fillmore,  east of Pole Creek Channel  in Ventura County, California 
(Figure 1).   The Site was formerly an oil refinery from circa 1916 until 1950.   The refinery was 
shutdown in 1950, dismantled by 1951 leaving approximately eight (8) remaining aboveground 
storage  tanks  (AST),  and  converted  to  a  crude  oil  pumping  station  by  1952.    The  pumping 
station  contained  crude oil pipelines  connected  to  surrounding oilfields  (Figure 2).   Pumping 
station  operations  discontinued  in  2000  and  nearly  all  of  the  remaining  facilities  were 
dismantled and removed by July 2002.  The last remaining AST was dismantled and removed in 
August 2004. 

Site Description 

The Site  is elongate, approximately 3000  feet,  in the north‐south direction and narrow  in the 
east‐west  direction,  from  less  than  300  feet  to  approximately  1000  feet  at  its widest  point 
(Figure 3).  It is bounded at the south by a railway (Santa Paula Branch Line) owned by Ventura 
County  Transportation  Commission  and  on  the west  by  Pole  Creek  Channel  owned  by  the 
Ventura County Watershed Protection District.   The eastern edge of the Site  is a hillside.   The 
topography  is  relatively  flat  in  the area of  former operations with a stepped  rise  in elevation 
from about 480 feet above mean sea level (MSL) at the southern end of the Site to about 578 
feet above MSL at the northern edge.   The topography rises steeply on the eastern hillside up 
to an elevation of about 730 feet above MSL at the east edge of the Site.   The hillside flora  is 
predominantly native Ventura coastal sage scrub. 
 
The Site lies along the northern boundary of the Santa Clara Trough (Figure 4).  In the Fillmore 
area, the Santa Clara Trough  is bordered on the north by the San Cayetano Fault  (an Alquist‐
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Priolo listed fault).  The San Cayetano Fault passes beneath the Site and essentially follows the 
toe of  the  steep  slope  along  the  eastern hillside.    Fracturing of bedrock  along  the  fault has 
resulted  in  extensive  landslides  (Figure  4).    Fracturing  also  provides  conduits  for  naturally 
occurring petroleum hydrocarbons.  Crude oil seeps and tar sands are common features in the 
vicinity  (Figure  4).    The  near‐surface  geology  of  the  Site  can  be  characterized  as  laterally 
discontinuous  interlayers  of  unconsolidated,  fine‐  to  coarse‐grained  detritus  deposited  in 
stream channel, alluvial fan, and mass wasting depositional environments.   The Site  is  located 
within the eastern portion of the Fillmore Groundwater Basin and  is part of the overall Santa 
Clara River Watershed.  Groundwater flow is to the west, following the Santa Clara River. 
 
The Site  is currently vacant.   Active  facilities  include an agricultural water  supply well, water 
storage  tank, water pipelines, and electrical utilities.   Remaining  infrastructure  from pumping 
station  operations  include  idle,  subsurface  crude  oil  pipelines,  concrete  foundations,  and 
containment  berms.    Environmental  remediation  facilities  include  numerous  groundwater 
monitoring  wells,  storage  units  (seatrain,  shed),  small  field  office  trailer,  and  an  idled 
groundwater treatment system. 
 
Neighboring land uses are open space, rural residential, and agricultural to the north and east, 
low density residential and an elementary school to the west (separated from the Site by Pole 
Creek  channel),  and  industrial  /  commercial  to  the  south  and  southwest.    (Figure  5).    The 
railway at  the south boundary of  the Site  is currently utilized by Fillmore & Western Railway 
Company  for  tourist  extractions  and  film  productions.    Ventura  County  Transportation 
Commission has a long term vision to expand rail service for passenger transit between coastal 
cities in Ventura County and the City of Santa Clarita (Santa Paula Branch Line Corridor Study). 

Site Ownership 

The  Site  consists  of  seven  parcels  owned  by  Texaco  Downstream  Properties  Inc  (TDPI),  a 
subsidiary of Chevron Corporation (Figure 6).   Chevron  is the sole PRP for the PCPL Superfund 
Site.    In addition, Chevron owns  two parcels  that extend outside  the Superfund Site.   One of 
these parcels is south of the railway.  The other parcel extends west of Pole Creek.  Texaco, now 
Chevron, maintains  a  long‐standing  relationship with  the  Fillmore  Lions  Club  and  Boy  Scout 
Troop 406.  Part of the parcel west of Pole Creek is licensed to the Fillmore Lions Club for Troop 
406 and includes a log‐cabin‐style Scout House constructed in 1965.  As noted in Figure 6, four 
of the nine parcels are within the County of Ventura and five are within City of Fillmore limits.   
 
The  splintered  nature  of  some  of  the western parcels  is  the  result  of  land  being  divided  by 
eminent domain  in 1973 when Ventura County Flood Control District channelized Pole Creek.  
Chevron requested and received legal lot determinations in 2006 from the County and the City.  
Several assessor parcel numbers  (APNs) exist separately solely  for property  tax purposes and 
are not separate legal lots.  The County determined that APN 041‐0‐250‐210 is one legal lot and 
that APNs  041‐0‐250‐110,  041‐0‐250‐120,  041‐0‐250‐190,  041‐0‐250‐080,  and  053‐0‐030‐220 
are part of two legal lots (Appendix A).  The City concluded that 050‐0‐202‐200, 053‐0‐160‐205, 
and 053‐0‐130‐230 are  three  legal  lots.   The six County and City  lots are each  legal, but non‐
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conforming due to size, configuration, and current zoning.  Any redevelopment of the property 
will require creation of conforming lots for the future land use. 
 
Site access is constrained by Pole Creek Channel, the railway, and the hillside.  The only access 
is from State Highway 126 that runs east / west, just south of the railway (Figure 3).   Chevron 
has a permanent, non‐exclusive easement across  the  railway.   There  is also an easement  for 
road and utility access granted to property owners in the rolling hills east of the Site (Figure 3).  
The  City  of  Fillmore  supplies water,  via  a  pipeline within  this  easement,  to  a  high‐security 
satellite  communications  facility  (IntelSat)  on  top  of  the  hillside.    San  Ysidro  Avocado 
Partnership licenses the Site agricultural water supply facilities for irrigation of avocado trees on 
top of the hills east of the Site.   Electrical utility to the Site  is supplied by Southern California 
Edison. 

Stakeholders 

Table 1 lists stakeholders for the Site.  Approximately 52 of the 56‐acre Site are located outside 
of  the  City  Limits,  but within  the  Sphere  of  Influence  for  Fillmore  (Figure  7)  and within  the 
Fillmore City Urban Restriction Boundary (CURB) (Figure 8).  The CURB was established by City 
Ordinance  02‐761  adopted  on  January  17,  2002  (Appendix  B).    The  CURB  creates  a  special 
status  area  in direct proximity  to  the City of  Fillmore,  to  allow City  staff  and  the  citizens of 
Fillmore more control over areas within the County but adjacent to the City to manage urban 
sprawl.  The CURB was established through the initiative process called SOAR (Save Open‐Space 
and Agricultural Resources) (Appendix C).  The City’s General Plan encompasses the area within 
the CURB and the City is responsible for land use planning and permitting within the CURB.   
 
The County of Ventura  is unlikely  to challenge any  land use  that  the City approves within  its 
Sphere of  Influence as  long as the proper environmental documents are approved by the City 
and there isn’t a request to change the sphere boundary.  County policy encourages applicants 
for  land use entitlements within Spheres of  Influence  to apply  to  the City, rather  than  to  the 
County  (Appendix D).   Therefore, Chevron and EPA have engaged primarily with City officials 
over the past three years regarding future land use potential for the Site.  Ultimately, after the 
City approves a General Plan Amendment for any new land use plan outside the City Limits and 
within  its Sphere,  the County LAFCO will also approve  the plan along with annexation of  the 
land to the City. 
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Table 1.  Stakeholders 

Stakeholder  Connection to the Site 

Chevron (TDPI)  Site Owner and sole PRP 

EPA  Lead agency 

DTSC  Secondary agency 

City of Fillmore  Land use planning & permitting  

Community  Neighborhood west of & adjacent to Site 

Boy Scout Troop 406  Scout House west of Site 

Fillmore Unified School District  Elementary school west of & adjacent to Site 

Ventura County  LAFCO defers to City on land reuse planning 

Ventura County Watershed Protection District  Pole Creek channel, west boundary of Site 

Ventura County Transportation Commission  Railway owner, south of Site 

IntelSat & other property owners east of Site  Road access easement 

San Ysidro Avocado Partnership  Agricultural water supply for farming 

 

Environmental Considerations 

EPA  added  the  Site  to  the  National  Priorities  List  (NPL)  in  1989  due  to  groundwater 
contamination.   Groundwater  is  the  sole  source of  the domestic water supply  for  the City of 
Fillmore.  There are two distinct dissolved plumes that resulted from former refinery operations 
that ceased in 1950 (Figure 9).  Benzene and toluene are the two constituents of concern that 
exceed groundwater cleanup standards.  The Record of Decision (ROD) issued in 1992 identified 
unlined  waste  pits  used  during  refining  operations  as  the  source  of  the  groundwater 
contamination.  Texaco excavated 38,000 tons of waste and contaminated soil from the former 
main waste pit and smaller pits in 1986.  An engineered groundwater treatment system (GWTS) 
with soil vapor extraction (SVE), the remedy selected in the ROD, began in 1993 and continued 
until  this  technology  had  reached  its  effective  limit  in  2002.    The  remedy  functioned 
successfully  as  designed  and  dissolved  benzene  concentrations  declined  by more  than  90%.  
The groundwater plumes continue to decline by natural bioremediation.  A two‐year enhanced 
bioattenuation  study  with  oxygen  release  compound  (ORC®)  proved  to  be  ineffective  at 
accelerating  the  natural  decline  and  Chevron  proceeded  to  evaluate  natural  attenuation 
characteristics  at  the  Site.    In  the  2006  Second  Five‐Year  Review,  EPA  directed  Chevron  to 
continue evaluating monitored natural attenuation (MNA) with  institutional controls (ICs) as a 
final groundwater remedy.   
 
Soil remediation was not addressed  in the original ROD because the waste pits, unused since 
1950, had already been remediated and there was no evidence that shallow soils continue to 
contribute  to  groundwater  contamination.    The  Site  was  also  still  an  operating  crude  oil 
pumping station at that time.  Following dismantlement of the facilities, Chevron met with EPA 
in 2004 to discuss potential for  land revitalization and subsequently began a series of shallow 
soil investigations across the Site and conducted human health and ecological risk assessments.  
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The  constituents  of  concern  in  shallow  soil  that  need  to  be  remediated  based  on  the  risk 
assessments  are  organic  lead,  inorganic  lead,  and  benzo(a)pyrene.    Chevron  is  currently 
preparing the Remedial Investigation (RI) report and Focused Feasibility Study (FFS) in support 
of a ROD amendment for groundwater and soil. 
 
A barrier to reuse is the stigma of being a Superfund site, regardless of the remediation effort.  
It  is  important for Chevron, the City, and EPA to collaborate to determine acceptable  land use 
types  that  are  appropriate  and  reasonable  for  the  former  refinery  site,  and  to  develop  a 
remediation plan that is compatible and integrated with reuse.  Chevron plans to implement ICs 
that restrict future uses to non‐residential or similar, in order to manage risk of future liability.  
EPA concurred with this approach in the 2006 Second Five‐Year Review and recommended that 
Chevron investigate the feasibility for light industrial / commercial reuse.  Chevron also plans to 
retain ownership of the property as long as the land surface remains on the NPL.   

Land Use Considerations 

In 2003, after operations ceased and the pumping station facilities were dismantled, the City of 
Fillmore changed the land use designation for the Site from industrial to open space (Figure 10) 
and  suggested a potential  future use as a  regional park.   Potential uses allowed under open 
space  that would  not  require  re‐zoning  include  agricultural  uses,  commercial  stables,  active 
recreation, passive  recreation, or  cemeteries.   Mr. Kevin McSweeney, City Planning Director, 
advised Chevron and EPA  in a  joint meeting held February 11, 2008 that the City didn’t know 
what  the Site might become when  the General Plan was updated  in 2003 and  that  the open 
space designation is not firm.  The City is open to re‐zoning for other uses that may benefit the 
community, particularly uses  that generate  revenue  for  the City via property and sales  taxes.  
The process for changing land use involves (1.) a City pre‐screening application, (2.) preliminary 
CEQA studies, (3.) a City General Plan Amendment application, (4.) City EIR preparation (5.)   a 
public  comment period,  (6.) City Planning Commission  review and approval,  (7.) City Council 
review and approval, (8.) City Notice of Determination, (9.) County LAFCO annexation approval 
and (10.) City Council annexation approval.  This process is followed by applications for a tract 
map and planned development permit.   Chevron does not anticipate any change to the open 
space designation for the upper hill which has scenic value. 
 
Chevron’s parcel  south of  the  railway  is  zoned as  commercial highway  (CH).   The CH  zone  is 
intended  for  a  broad  range  of  commercial  uses  adjacent  to  State  Highway  126.    Chevron’s 
property west of Pole Creek, used by the Boy Scouts, is zoned as public facilities (PF). 
 
Site  constraints  for  redevelopment  include  a  50‐foot  setback  requirement  from  the  San 
Cayetano Fault Line to any structures.  The exact location of the fault line at the toe of the steep 
slope  will  need  to  be  studied  prior  to  any  redevelopment.    There  is  no  specific  setback 
requirement  from Pole Creek, however, access must be provided along  the entire  length  for 
maintenance vehicles.  Part of the Site is subject to the 100‐year and 500‐year flood boundaries 
defined by the Federal Emergency Management Agency (FEMA) on Flood Insurance Rate Maps 
(FIRM), dated 1984 and 1985.   FEMA  is currently  revising  the  flood map  for Pole Creek.   Mr. 
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Bert Rapp (City of Fillmore Public Works Director) estimates that final adoption of a new flood 
map is two years away.  He believes that the revised flood limit lines will be close to the 1984 
and  1985 maps.    Ventura  County Watershed  Protection  District  plans  to widen  Pole  Creek 
channel along its west bank to expand its flood control capacity.  The timing for the expansion 
project is uncertain. 
 
The current population in the City of Fillmore is about 15,000.  The City’s Vision 2020 estimates 
growth  to  approximately 20,000.   Hills  and  streambeds  limit  the City’s  ability  to  grow much 
beyond  that  size.    Chevron  commissioned  a  study  in  2008  by  Alfred  Gobar  Associates  to 
evaluate  the  local  market  for  industrial  /  commercial  use.    Gobar  concluded  that  from  a 
practical  standpoint,  the  property  is  best  positioned  for  commercial  or  industrial  use, 
particularly  warehousing‐type  activities  and  self  storage.    The  City  of  Fillmore  already  has 
adequate office development planned for a 90‐acre business park and a smaller commercial / 
office  center  along  State  Highway  126.      The  size  of  the  community  and  lack  of  a  large 
workforce to draw from will challenge larger tenants.  Therefore, a commercial / industrial park 
should offer an array of facilities and accommodate a wide range of users (small to large).  The 
City’s Vision 2020 promotes locally‐owned business and industries. 
 
In  June  2009,  Chevron  Energy  Solutions  evaluated  whether  the  Site  may  be  suitable  for 
renewable energy, an option that EPA encourages (EPA 2009a) and fits with  industrial zoning.  
The  Site  has  excellent  potential  for  solar  power  generation.    It  is well‐lit  by  the  sun with  a 
southwest face that is not shaded.  The location adjacent to the City accommodates connection 
to  the  Southern  California  Edison  power  grid.    Thin  film  photo‐voltaic  (PV) would  be most 
suitable,  installed  in  the  relatively  flat  topographic area, no  taller  than 6  feet off  the ground.  
The size of  the Site would accommodate up  to a 3‐Megawatt  facility.   Thin  film PV would be 
reasonably attractive from State Highway 126.  Further evaluation will be needed to determine 
whether a solar energy facility is feasible. 

Community Input 

Chevron notifies neighboring residents, school, and City officials of all  its activities at the Site.  
Regular  communication  has  enabled  discussions  with  actively  interested  members  of  the 
community.  A few residents expressed concern that planned City projects in recent years over‐
emphasized  residential  development  and were  less  friendly  to  business  and  industry which 
contribute more  to  the  local  economy.    These  residents  would  like  to  see more  balanced 
growth that includes industry and would, therefore, support a commercial / industrial reuse for 
the Site.  The  imbalance  in residential growth  led to concerns about overcrowded schools and 
traffic impacts.  As a result, voters recently passed a measure that limits the density of homes 
proposed  for  the North  Fillmore  Specific Plan.    Long‐time  residents who’ve  seen Pole Creek 
flood historically,  also expressed  concern  about  a new  residential neighborhood  constructed 
south of Highway 126, within the flood plain.  
 
Some  residents  and  community  leaders  support  more  open  space  and  recreational  use.  
Neighboring residents are generally satisfied with the civic, recreational opportunities available 
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in the City.   Recent additions by the City  include a “state of the air” skate park, a community 
pool / tennis court complex, and an all‐weather track at the high school.   A  large City park  is 
under construction in the west part of the City, south of State Highway 126.  The neighbors are 
also supportive of improvements underway for the Boy Scout facility, including outdoor lighting 
for evening activities.    
 
In 2007, Chevron enlisted the services of an experienced  land use consultant  local to Ventura 
County, Urban Strategies.  Urban Strategies monitors City Council and other public meetings to 
keep Chevron  informed on community  issues.   Urban Strategies also advises Chevron on  local 
land use planning  and permitting  requirements  and  facilitates meetings with City officials  to 
gather input and collaborate on future reuse for the Site. 
 
Chevron and EPA met jointly with the City Manager and City Planning Director on February 11, 
2008 to seek  input.   Chevron explained the objective to return the Site to a beneficial use for 
the community  that generates  revenue and creates  jobs.   A barrier  to  reuse  is  the  stigma of 
being a Superfund Site and, therefore, it will be important to choose appropriate uses that are 
less  likely to place the PRP or agencies at risk of future  liability.   EPA advised the City that the 
Site will be made protective of human health and the environment and that an industrial‐type 
cleanup goal is anticipated.  Therefore, reuse options should not include residential, a hospital, 
or a school.  Chevron added that deed restrictions are planned to preclude these types of uses.  
The Planning Director  advised Chevron  that  the City does not want  residential development 
east of Pole Creek.    
 
Urban Strategies coordinated follow‐up meetings with City officials during the first half of 2009 
to continue gathering their ideas for reuse.  The City would support reuse as an industrial park 
for the low‐lying part of the Site and is interested in heavier industrial use that may allow for a 
rail  spur.    Chevron will  evaluate  a  rail  spur  option;  however,  the  narrow  dimension  of  the 
property adjacent to the railway may be problematic for accommodating both a rail spur and 
road access.   Also, attractiveness will be an  important consideration, since  the Site would be 
the first view of Fillmore for visitors arriving from the east on Highway 126.   There may be an 
opportunity  to  utilize  recycled water  from  the  City’s  new  sewer  treatment  plant  for  future 
landscaping  on  the  Site.    The  City  is  also  amenable  to  exploring  the  idea  of  a  solar  energy 
facility.   
 
City  staff  suggested  extending Main  Street  onto  the  Site  via  a  bridge  across  Pole  Creek  to 
provide  additional  access.   Urban  Strategies  advised  that  the  community  is  likely  to  oppose 
increased traffic diverted through the residential neighborhood to an industrial park.  Traffic is 
always a controversial issue in Fillmore.  In addition, a bridge crossing would be expensive and 
need to be compatible with the proposed widening of Pole Creek. 
 
For the upper hill on the eastern portion of the Site (Figure 3), the City supports continued open 
space and may be interested in acquiring that part of the property for passive recreation (hiking 
/ biking trails).  The community would likely oppose any use of the hill that was not open space.  
Chevron also learned that San Ysidro Avocado Partnership may be interested in expanding their 
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avocado orchard to  include the upper hill on the Site,  if the  location of the agricultural water 
supply system were to remain unchanged.   However, the aging, agricultural supply well needs 
to be replaced within the next couple of years.  San Ysidro Avocado Partnership plans to locate 
a new well east of  the Site, and Chevron will abandon  the existing, onsite agricultural water 
system.  Chevron may consider agriculture as a future use, however, not to grow crops or raise 
livestock  for  human  consumption.    Greenhouses  may  be  appropriate  and  one  resident 
suggested horse stables.   
 
City staff expressed some interest in a cemetery as an open space option for the Site.  However, 
Chevron  believes  that  the  community would  likely  be  opposed  to  burying  loved  ones  on  a 
former Superfund Site.  EPA also has reservations about this type of use.  Therefore, a cemetery 
will not be considered as a viable reuse. 

Conclusions 

As stated in the introduction, a reuse assessment determines the reasonably anticipated future 
land  use  at  a  Superfund  site.    The  objective  is  to  select  appropriate  remedial  action  that  is 
practical and  consistent with  the  reasonably anticipated  future use and protective of human 
health  and  the  environment  (EPA  2001).    Integrating  remedial  action  with  reuse  is  a  key 
component of EPA’s “green remediation” strategy to maximize the net environmental benefit 
of cleanup by conserving  resources and minimizing emissions without compromising cleanup 
goals (EPA 2008, 2009b, 2009c).  Green and sustainable remediation is the practice of balancing 
environmental, economic, and social factors so that an acceptable balance exists between the 
effects  of  undertaking  remediation  activities  and  the  benefits  that  those  activities  deliver.  
Remediation  following  a multi‐functionality  approach  (conducting  remediation  to  render  the 
land suitable for any purpose no matter how sensitive) has major green and sustainability flaws 
and does not typically result in the greatest net environmental benefit.  The remedy proposed 
should be the solution that clearly emerges following an assessment of overall benefits, costs, 
and  environmental  effects;  value  and  circumstances  of  the  property;  community  needs  and 
views,  and  other  relevant  issues.    Off‐site  removal  of  contaminated  soil  to  a  landfill  only 
represents a  transfer of contamination  from one place  to another, even  if  it does  facilitate a 
redevelopment,  and  that  transfer  has  economic,  environmental,  and  social  costs  associated 
with equipment moving on highways, which may outweigh  the benefits arising  from any  risk 
reduction on an impacted site. 
 
Based on  input from  land use experts and community  leaders, the reasonable and most  likely 
future use for the Site is a combination of (1.) commercial / industrial in the flatter area / lower 
hillside and (2.) open space (passive recreation) on the upper hill.   Remedial action objectives 
(RAO) developed for the RI and remedy selection in the FFS reflect this combination.  The RAOs 
will  support  other  beneficial  uses  that  include  prepared  surfaces  to  prevent  an  exposure 
pathway.   However, uses other  than  commercial  /  industrial may not be  reasonable  for  the 
former  heavy  industrial  Site.    It’s  appropriate  for  a  Site  that  was  always  an  industrial  use 
historically, to remain an  industrial use  in order to best manage and reduce risk.    Institutional 
controls will be implemented to maintain protectiveness. 
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Chevron  recommends  that  EPA  consider  de‐listing  the  land  surface  after  soil  remediation  is 
completed, with groundwater only as the remaining operable unit on the NPL.  This step would 
provide  the most  comfort  to  the  community  for  reuse  of  the  Site.    For  example,  the  City’s 
potential  interest  in  acquiring  the  upper  hill  for  passive  recreation  would  have  a  better 
likelihood of success if the land surface is removed from the NPL. 
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City and County Legal Lot Determinations 
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Fillmore City Urban Restriction Boundary Ordinance 02-761 
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County of Ventura SOAR 
 



Public Information
County of Ventura • Resource Management Agency • Planning Division

What is “SOAR”?
SOAR stands for “Save Open-Space and 
Agricultural Resources” from the title of 
initiatives submitted to several city coun-
cils and the Board of Supervisors.

Is there more than one SOAR 
ordinance/initiative?
Yes. The following jurisdictions have, 
by vote of their electorate or action of 
their legislative bodies, enacted SOAR 
ordinances/initiatives:

• San Buenaventura -November 7, 
1995

• Camarillo - November 3, 1998

• Oxnard - November 3, 1998

• Simi Valley - November 3, 1998

• Thousand Oaks - November 3, 1998

• Ventura County - November 3, 1998

• Moorpark - January 12, 1999

• Santa Paula - November 7, 2000

• Fillmore - January 17, 2002

What do the SOAR ordinances/
initiatives do?
Generally, the cities’ SOAR ordinances 
and initiatives establish “City Urban 
Restriction Boundary” (CURB) lines 
around each city and requires city voter 
approval before any land located out-
side the CURB lines can be developed 
under the city’s jurisdiction for urban 
purposes. 

The County SOAR ordinance requires 
countywide voter approval of any change 

to the County General Plan involving the 
“Agricultural,” “Open Space” or “Rural” 
land use map designations, or any 
change to a General Plan goal or policy 
related to those land use designations.

Are there any exceptions to 
obtaining voter approval?
Yes. Each of the SOAR ordinances/
initiatives contains a list of limited 
exceptions to the general requirement 
for voter approval. Please refer to each 
SOAR ordinance/initiative for a list of 
exceptions for that jurisdiction.

Where can I get a copy of the SOAR 
ordinances and initiatives?
Copies of each of the SOAR ordinances 
and initiatives can be obtained from the 
County Elections Division at the County 
Government Center, 800 South Victoria 
Avenue, Ventura, CA.

Copies of city or County S0AR ordinances/
initiatives can also be obtained from the 
respective city/County Planning Depart-
ments.

How long do these SOAR 
ordinances/initiatives remain in 
effect?
• Camarillo, Moorpark, Oxnard,  

Santa Paula, Simi Valley &  
Ventura County Dec. 31, 2020

•  Ventura:  Dec. 31, 2025

•  Thousand Oaks:  Dec. 31, 2030

Does the County SOAR ordinance 
affect my ability to use or sell my 
land?
No. The County SOAR Ordinance does 
not change the County General Plan 
and Zoning regulations governing your 
property, nor do they affect the process 
by which property is bought and sold. 
For more information regarding the 
County General Plan and Zoning regu-
lations affecting your property, please 
contact the County Planning Division 
(805/654-2488).

How do I obtain zoning and 
building permits on my property 
located in the unincorporated 
County area?
The procedures for obtaining zoning and 
building permits have not changed. All 
new or modified use(s) and structure(s) 
must be consistent with the provisions of 
the Zoning Ordinance Code and County 
Building Code, and be consistent with 
the land use designations and goals and 
policies of the General Plan.

SOAR
Questions and Answers
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Who do I call if I have further 
questions about the SOAR 
ordinances & initiatives?

PLN5128-3/05

How do I change the County 
General Plan land use designation 
on my property?
SOAR added a major additional step to 
the County’s General Plan Amendment 
process by requiring voter approval of 
most changes to the Agricultural, Open 
Space or Rural land use designations. The 
County’s General Plan Amendment (GPA) 
process includes the following steps:

1. GPA Screening application and hear-
ing before the Board of Supervisors.

2. GPA and other permit/entitlement 
applications (if approved at Screen-
ing hearing).

3. Environmental review & docu-
mentation.

4. Public hearings before the Planning 
Commission and Board of Supervi-
sors.

5. [Added by SOAR] If the GPA pro-
posing to change a land use desig-
nation of Agricultural, Open Space 
or Rural is approved by the Board 
of Supervisors and is not otherwise 
exempt under SOAR; the GPA is 
placed on the ballot for a general or 
special election.

All costs associated with processing a 
privately initiated GPA are the respon-
sibility of the applicant. The costs 
associated with placing an item on a 
general election ballot or the cost of 
conducting a special election can be 
significant. For information, contact 
Bruce Bradley, County Elections Division 
at 805/654-2700.

Can my property’s zoning be 
changed or can the County Zoning 
Ordinance Code be amended?
This depends on whether or not the 
proposed change is consistent with all 
of the goals and policies of the General 
Plan that apply to the applicable land 
use designation.

Do the city SOAR ordinances and 
initiatives affect city annexations 
of properties outside city urban 
growth boundaries?
No. The SOAR ordinances and initiatives 
do not change the annexation process 
or procedures. Annexation of property 
to a city can be initiated by the property 
owner(s) and/or the city, and is subject 
to approval of the Ventura Local Agency 
Formation Commission (LAFCO). 

State law requires that LAFCO “consider” 
a city’s adopted general plan before it 
approves an annexation to a city. 

However, even if property outside a city 
CURB line is subsequently annexed to that 
city, the property could not be developed 
for urban purposes unless it is approved 
by vote of the city electorate.

Can unincorporated property 
inside the CURB line of a city, be 
annexed to the city?
Yes, but only if approved by LAFCO. State 
law prescribes the process, procedures 
and criteria LAFCO must follow in order 
to approve annexations to cities. 

In order for property to be annexed 
to a city, it must be located within the 
LAFCO-adopted “sphere of influence” 
for that city. A city SOAR ordinance or 
initiative does not change that city’s 
sphere of influence. 

If you need further information regarding 
annexations or spheres of influence, 
please contact the Ventura LAFCO.

Is it true the city CURB lines 
encompass different areas than 
existing LAFCO sphere of influence 
boundary for those cities?
Yes. In most cases the city CURB lines 
encompass area(s) not currently within 
LAFCO-adopted Sphere of Influence 
boundaries. Conversely, some CURB lines 
do not encompass all area(s) within that 
city's spheres of influence. 

Do the SOAR ordinances & 
initiatives affect Land Conservation 
Act (LCA) Contracts or otherwise 
reduce property taxes?
No. The SOAR ordinances and initiatives 
do not affect LCA contracts nor change 
the manner by which property taxes are 
assessed.

PLANNING DIVISION
Ventura County Resource Management Agency

800 South Victoria Avenue
Ventura, CA 93009-1740

County of Ventura: 
Bruce Smith .................805/654-2497

City of Camarillo: 
Bob Burrows .............. 805/388-5360

City of Fillmore: 
Kevin McSweeney 
 ..........................805/541-1500-Ext 116

City of Moorpark: 
David Bobardt ............ 805/517-6236

City of Oxnard: 
Marilyn Miller .............805/385-7858

City of Simi Valley: 
Al Boughey ..................805/583-6781

City of Thousand Oaks: 
John Prescott .............805/449-2100

City of Ventura 
Dennis Mackay ...........805/658-4721

Ventura LAFCO: 
Everett Millais .............805/654-2576
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County of Ventura Guidelines for Orderly Development 
 



The “Guidelines for Orderly Development” have been adopted by the Board 
of   Supervisors, all City Coun cils within Ventura Coun ty and the Lo cal 
Agency For ma tion Com mis sion (LAFCO).  ey refi ne the guide lines orig-

 i nal ly adopted in 1969 and main tain the con sis tent theme that ur ban development 
should be lo cat ed within in cor po rat ed cities when ev er or wher ev er prac ti cal.
 e revision of these Guidelines in De cem ber 1996 culminated an eff ort during 
the year by the Coun ty, Cities and LAFCO to im prove the clarity of re la tion ships 
be tween local agen cies with re spect to ur ban development projects.

Intent of Guidelines
• Clarify the relationship between the 

Cities and the County with respect 
to urban plan ning

• Facilitate a better understanding 
re gard ing development standards 
and fees 

• Identify the appropriate gov ern -
men tal agen cy re spon si ble for 
making de ter mi na tions on land use 
requests

*urisdictional 
FrameworK
 e Guidelines are a unique eff ort to 
en cour age ur ban development to occur 
with in Cities; en hance the regional 
re spon si bil i ty of County gov ern ment; 
and fa cil i tate the or der ly planning and 
de vel op ment of Ventura Coun ty by: 
• Providing a framework for coopera-

tive in ter gov ern men tal relations.
• Allowing for urbanization in a 

manner that will ac com mo date the 
development goals of the in di vid u al 
communities while con serv ing the 
re sourc es of the County.

• Promoting effi  cient and eff ective 
de liv ery of com mu ni ty services for 
existing and fu ture res i dents.

• Identifying in a manner understand-
able to the gen er al public the plan-
ning and ser vice re spon si bil i ties of 
local governments pro vid ing urban 
services.

General Policies
• Urban development should occur, when ev er 

and wherever practical, within in cor po rat ed 
cities which exist to provide a full range of 
mu nic i pal services and are re spon si ble for 
urban land use planning.

•  e Cities and the County should strive to 
pro duce general plans, ordinances and pol-
 i cies which will fulfi ll these Guidelines.

Policies Within Spheres of 
Infl uence
•  Applicants for land use permits or en ti -

tle ments for urban uses shall be encour-
aged to apply to the City to achieve their 
development goals and discouraged from 
applying to the Coun ty.

•  e City is primarily responsible for local 
land use planning and providing municipal 
ser vic es.

•  Prior to being developed for urban pur-
poses or to receiving municipal services, 
land should be annexed to the City.

• Annexation to the City is preferable to the 
for ma tion of new or expansion of existing 
Coun ty service areas.

•  Land uses allowed by the County without 
an nex ation should be equal to or more 
re stric tive than land uses allowed by the 
City.

•  Development standards and capital 
im prove ment requirements imposed by 
the County for new or expanding devel-
opments should not be less than those 
imposed by the City.

Policies Within Areas of 
Interest Where a City 
%xists 
�outsiDe tHat City�s 3PHere of )nm uence	

•  Applications for discretionary land 
use per mits or entitlements shall 
be re ferred to the City for review 
and comment. The County shall 
re spond to all com ments re ceived 
from the City. 

•  The County is primarily respon-
sible for lo cal land use planning, 
consistent with the gen er al land use 
goals and ob jec tives of the City.

•  Urban development should be 
al lowed only within Existing 
Communities as des ig nat ed on 
the County General Plan.

•  Existing Communities as des-
ignated on the County General 
Plan should fi nan cial ly sup port 
County-administered ur ban ser-
 vic es which are comparable to 
those ur ban ser vic es pro vid ed by 
the Cities.

Policies Within Areas of 
Interest Where .o City 
%xists
•   e County is responsible for land 

use plan ning and for providing 
municipal ser vic es.

•  Urban development should only be 
al lowed in Unincorporated Urban 
Cen ters or Ex ist ing Communities 
as des ig nat ed in the Coun ty Gen-
eral Plan.

•  Urban development in Unincorpo-
rated Ur ban Centers should only be 
allowed when an Area Plan has been 
adopted by the Coun ty, to en sure the 
proposed de vel op ment is con sis tent 
with the in tent of the Guidelines.

Guidelines for Orderly Development

Public Information
County of Ventura • Resource Management Agency • Planning Division
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AR%AS OF I.4%R%S4- A plan adopted by LAFCO which divides the 
County into major geographic areas reflective of community 
and planning identity. 7ithin each Area of Interest, there is to 
be no more than one city (but there will not necessarily be a city 
in each Area). Areas of Interest also serve as planning referral 
boundaries of the County Planning Division.

D%6%LOP-%.4 S4A.DARDS - Local regulations which determine 
the provision of essential services and infrastructure within 
designated land use districts or jurisdictions and which control 
the architectural and engineering design of buildings, structures 
and roadways.

%8IS4I.G CO--U.I49- A land use designation of the County 
General Plan which identifies existing urban residential, com-
mercial or industrial enclaves located outside Urban designated 
areas (i.e., cities or Unincorporated Urban Centers). 

      An Existing Community may include uses, densities, building 
intensities and zoning designations which are normally limited 
to Urban designated areas but do not qualify as Unincorporated 
Urban Centers. 

      This designation has been established to recognize existing 
land uses; to contain these enclaves within specific areas so as 
to prevent further expansion; and to limit the building intensity 
and land use to previously established levels.

LOCAL AG%.C9 FOR-A4IO. CO--ISSIO. (LAFCO)
 A regulatory 
commission empowered by State law to coordinate logical and 
timely changes in local government boundaries; conduct special 
studies which review way to reorganize, simplify and streamline 
government structure; and prepare Spheres of Influence for each 
city and special district.

SPH%R%S OF I.FLU%.C% - Plans adopted by LAFCO which desig-
nate the probable boundaries of each city and special district. 
The adoption of Spheres of Influence is required by Section 
56425 of the Government Code.

U.I.CORPORA4%D URBA. C%.4%R - A term of the County Gen-
eral Plan which refers to an existing or planned urban commu-
nity which is located in an Area of Interest where no city exists. 
The Unincorporated Urban Center represents the focal center for 
community and planning activities within the Area of Interest, 
and may be a candidate for future incorporation.

URBA. D%6%LOP-%.4- Development shall be considered urban if 
it meets any of the following criteria:

1.  It would require the establishment of new community sewer 
systems or the significant expansion of existing community 
sewer systems

2. It would result in the creation of residential lots less than two 
(2) acres in area; or

3. It would result in the establishment of commercial or indus-
trial uses which are neither agriculturally-related nor related 
to the production of mineral resources.

BELL
CANYON

OAK
PARK

LAS POSAS

PIRU

LAKE SHERWOOD
HIDDEN VALLEY

OXNARD

SIMI VALLEY

THOUSAND OAKS
CAMARILLO

MOORPARK
VENTURA

OJAI

SANTA
PAULA

FILLMORE

PORT
HUENEME

Sphere of Influence Boundary

Areas of Interest / Spheres of Influence

City Limits

Area of Interest Boundary

City Limits

Area of Interest Boundary

Sphere of Influence Boundary
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