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SYNOPSIS

The proposed amendment incorporates the Avila Beach Specific Plan into the San Luis Obispo County
Local Coastal Program (LCP). This Specific Plan has been developed in order to guide the
redevelopment of the town of Avila following completion of the Unocal clean-up. It was created with

. a great deal of participation by community members and interested parties, and reflects a vision for
Avila Beach that seeks to preserve its unique character and attractiveness as a small coastal town and
destination for coastal recreation. The Specific Plan is attached to this report in its entirety as Exhibit
5.

The Avila Beach Specific Plan will be incorporated into the San Luis Bay Area Plan component of the
LCP. The San Luis Bay Area Plan is one of the County’s four area plans, which, along with the
Coastal Plan Policies and Framework for Planning documents, comprise the Land Use Element of the
LCP. As set forth by the Land Use Element and the Specific Plan, all development within the Avila
Beach Specific Planning Area must conform to the Specific Plan. Such development must also
conform to all other applicable policies and ordinances of the LCP. In the event of a conflict between
the provisions of the Specific Plan and other sections of the LCP, the Specific Plan controls.

The planning area covered by the Specific Plan is defined by the Avila Beach Community Services
District boundary. As shown on page 3 of the Specific Plan, this area is generally bounded by Avila
Beach Drive, Cave Landing Road, the perimeter of the Unocal Tank Farm, the Pacific Ocean, and the
mouth of San Luis Obispo Creek. Major components of the plan include the creation of a pedestrian
zone along a one block portion of Front Street that will function as the town center; provision of a
“mid-block passage” that will connect an improved beach parking lot with the town center along the
alignment of the Avila Pier; construction of a public park at the western end of Front Street where it
intersects with Avila Beach Drive; and, the establishment of detailed design and development
standards intended to retain the “funky and eclectic” character of the town. Other objectives of the
. plan include improving the streetscape, circulation and infrastructure of the town; providing a mix of
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commercial uses that appeal to local residents and tourists; and maintaining and increasing the stock of
affordable housing.

SUMMARY OF STAFF RECOMMENDATION

The Commission staff has been an on-going participant in the development and review of the Avila
Beach Specific Plan, and, throughout this process, has closely coordinated with County staff to
identify and resolve the Coastal Act issues that have arisen. These include ensuring that the plan:
protects and enhances opportunities for visitors to enjoy Avila Beach by providing adequate public
parking and overnight accommodations; maintains the unique character and features of Avila Beach
that makes it a popular destination for coastal recreation; and, incorporates standards that effectively
protect the biological, visual, and marine resources of the Avila area.

The County has been responsive to Commission staff concerns, and the submitted Specific Plan is
generally consistent with Coastal Act objectives. There are, however, some areas of the plan that need
to be modified and/or supplemented to achieve consistency with Coastal Act standards. For example,
more specific standards regarding the extent of allowable residential development within commercial
areas are needed to prevent such development from consuming space that is otherwise needed to meet
the demand for visitor-serving accommodations. Similarly, revisions to the plan are required to avoid
future residential development from removing public parking that serves coastal access and recreation.
Other suggested modifications incorporate drainage control standards for new residential and
commercial development consistent with statewide objectives to reduce non-point source pollution.
The suggested modifications also provide additional specificity and timelines for a proposed in-lieu fee
parking program and proposed Access Management Plan, and incorporate the Commission’s
guidelines regarding temporary events. In response to concerns that have been expressed regarding the
location and operation of the existing Yacht Club, which is located at the base of the pier over the
beach, a suggested modification calls for future development activities within this building to
maximize opportunities for use by the general public.

Staff recommends that the Commission approve the Specific Plan with suggested modifications,
which are further summarized by Table 1, below. With these modifications, staff endorses the Specific
Plan as an important tool to guide the redevelopment of Avila Beach in a manner that is consistent
with Coastal Act requirements and carries out the vision that has been generated through the
community planning process.
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Table 1: Summary of Suggested Modifications

Priority for
visitor-serving
commercial
facilities
(Coastal Act
Sections 30213
and 30222)

Residential development in commercial
areas has the potential to consume land
that is otherwise needed to meet the
demand for overnight visitor
accommodations.

The amendment eliminates existing LCP
standards establishing priority for
visitor-serving developments along
Front Street.

The amendment proposes to allow
residential uses as a principally
permitted use within commercial areas,
which could diminish opportunities to
use discretion when reviewing such
projects.

Avila Beach Specific Plan
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Any residential development within
commercial areas must be accompanied by
a finding that there remains adequate
undeveloped space within these areas for at -
least 100 new lodging units.

Retain these standards and refer to them
within the Specific Plan.

Identify that residential uses in commercial
areas are conditionally permitted. However,
accommodate the Plan’s objective of
streamlining permitting for the rebuilding
effort by allowing such development to be
processed as a Minor Use Permit.

Provision of
adequate
parking,
transportation,
and upland
facilities to serve
coastal access
and recreation
(Coastal Act
Sections 30223
and 30252)

Rather than requiring all Front Street
businesses to provide on-site parking,
they can contribute to an in-lieu fund for
public parking and transportation
improvements. However, the ordinance
needed to implement this program has
yet to be developed.

The Plan indicates the potential for
some residential multi-family housing to
be developed in the area currently used
for public beach parking.

The Plan waives the requirement for
multi-family residential development to
provide guest parking if located within
200 feet of a public parking lot. This
could result in the loss of available
public parking

Identify that the in-lieu fee ordinance must -
be submitted to the Commission for
incorporation into the LCP by June 31,
2001. Otherwise, commercial development
must provide on-site parking consistent with
CZLUO requirements.

Require that any future residential
development within this area retain a
minimum of 355 public parking spaces in
the lot and protect lot landscaping.

Delete this exception.
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A section of the old railroad right-of-
way will be redesignated from
recreation to residential multi-family
housing, the development of which
could preclude future access and
transportation opportunities.

Require that any future development in this
area preserve future opportunities to use the
right-of-way for public access and
transportation purposes.

Maximum
Access (Coastal
Act Section
30210)

Unresolved issues regarding the
particular design and operation of
proposed “drop-off” areas for beach and
boater access will be addressed through
a future Access Management Plan. The
specific elements of this plan, and a
timeline for its completion, have not
been identified.

Concerns have been expressed during
Specific Plan review that the existing
Yacht Club building located at the base
of the pier is an exclusive use that
blocks public access and views.

The Specific Plan encourages the use of
special events to attract visitors to the
area. Such events have the potential to
interfere with coastal access and
recreation opportunities for the general
public.

Specify that the Access Management Plan
provide, among other things, details
regarding the location and terms of use for
all drop-off areas that maximize the
usability of these areas for both beach users
and boaters, consistent with public
safety/emergency access needs. Require
that this plan be submitted to the
Commission for incorporation into the LCP
prior to June 31, 2001.

Any new development involving the Yacht
Club building shall be sensitive to its
historic value and prominent location
adjacent to the public beach, and shall
enhance the public’s ability to use this
building and learn about its history.

Identify that such events should not
interfere with the general public’s ability to
access and recreate on the beach, and
incorporate the Commission’s guidelines
regarding when temporary events require a
coastal development permit

Protection of
coastal water
quality (Coastal
Act Sections
30230 through
30232)

Only currently existing CZLUO
drainage standards (as certified in 1985
and updated in 1995) will be applied to
private residential and commercial
development. These do not provide
progressive techniques for controlling
polluted runoff.

A coordinated program for managing
polluted runoff is not provided by the
Plan.

Incorporate new standards for residential
and commercial development that reflect
current best management practices for
minimizing non-point source pollution.

Establish a Watershed Management
Program for the San Luis Obispo Creek
Watershed.
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Asphalt drainage swales ate proposed in
hillside neighborhoods. These do not
maximize opportunities to reduce runoff
volumes and pollutant levels.

Require the use of vegetated swales on
slopes less than 5%

Protection of
Marine
Resources
(Coastal Act
Section 30230)

To address potential impacts of seawall
lighting on spawning grunion, the plan
states that such lighting should be turned
off, but does not identify the responsible
party or the schedule for turning off
these lights.

Specify that the entity responsible for
lighting maintenance (currently the Avila
Beach CSD) shall turn off seawall lights
during grunion spawning and develop an
annual schedule of when grunion spawning
events are expected.

Community
Character and
Visual Resources
(Coastal Act
Sections 30253
(5) and 30251)

The Plan unintentionally eliminates
existing LCP restriction regarding the
types of uses allowed within the
Commercial retail area.

The plan eliminates an existing LCP
standard that identifies bulk and view
corridors as critical factors to be
considered in the review of residential
multi-family development.

The Plan identifies the potential 35%
density bonus for certain types of
affordable housing

Retain current LCP restrictions regarding
the types of uses allowed in the Commercial
Retail area.

Retain and modify this standard in a manner
that requires all new residential
development be designed to protect public
view corridors to the beach and ocean

Such density bonuses can be granted only
where the resulting development will not
adversely impacts to coastal resources,
scenic views, or public access and
recreation opportunities, and will conform
to all other applicable LCP standards

ANALYSIS CRITERIA

The relationship between the Coastal Act and a local government’s Local Coastal Program (LCP) can
be described as a three-tiered hierarchy with the Coastal Act setting generally broad statewide policies.
The Land Use Plan (LUP) portion of the LCP incorporates and refines Coastal Act policies for the
local jurisdiction, giving local guidance as to the kinds, locations, and intensities of coastal
development. The Implementation Plan (IP), or zoning portion of an LCP typically sets forth zone
districts and site regulations which are the final refinement specifying how coastal development is to
proceed on a particular parcel. The IP must be consistent with, and adequate to carry out, the policies
of the LUP. The LUP must be consistent with the Coastal Act.

In this case, the proposed LCP amendment effects the LUP component of the San Luis Obispo County
LCP. Thus, the standard of review for the amendment is consistency with the Coastal Act.
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ADDITIONAL INFORMATION

For further information about this report or the amendment process, please contact Steve Monowitz,
Coastal Planner, at the Central Coast District Office of the Coastal Commission, 725 Front St., Suite
300, Santa Cruz, CA 95060; telephone number (831) 427-4863.
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I. STAFF RECOMMENDATION
A. DENIAL OF LAND USE PLAN AMENDMENT NO. 1-00 AS SUBMITED
MOTION I

“I move that the Commission approve Amendment No. 1-00 to the
San Luis Obispo County Land Use Plan as submitted by the County.”

Staff recommends a NO vote, which would deny the amendment as submitted and adopt the following
resolution. Only an affirmative (yes) vote on the motion by a majority of the appointed
Commissioners can result in approval of the amendment as submitted.

RESOLUTION I:

The Commission hereby rejects Amendment No. 1-00 to the Land
Use Plan of the San Luis Obispo County Local Coastal Program for
the specific reasons discussed in the following findings, on the
grounds that as submitted, the amendment does not meet the
requirements of Chapter 3 of the Coastal Act. There are feasible
alternatives available that would substantially lessen any significant
adverse impact which approval of the amendment would have on the
environment.

B. APPROVAL OF LAND USE PLAN AMENDMENT NO. 1-00 IF MODFIED AS SUGGESTED
MOTION II:

“I move that the Commission certify Amendment No. 1-00 to the San
Luis Obispo County Land Use Plan if it is modified as suggested.”

Staff recommends a YES vote. An affirmative vote by a majority of the appointed Commissioners is
required to pass the motion.

RESOLUTION II:

The Commission hereby certifies Amendment No. 1-00 to the Land
Use Plan of the San Luis Obispo County Local Coastal Program for
the specific reasons discussed in the following findings, on the
grounds that as modified, the amendment and the Land Use Plan as
thereby amended meets the requirements of Chapter 3 of the Coastal
‘Act, and, approval of the amendment as modified will not cause
significant adverse environmental effects for which feasible
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xhitigation measures have not been employed consistent with the
California Environmental Quality Act.

II. SUGGESTED MODIFICATIONS

There are two primary components to this amendment: the Specific Plan itself, which will be
incorporated into the Land Use Element of the LCP; and, the changes to the San Luis Bay Area Plan
that reference and establish internal consistency with the Specific Plan. The entirety of the Specific
Plan is attached to this report as Exhibit 5, and pages 145 — 154 of the Specific Plan identify the
proposed changes to the San Luis Area Plan needed to incorporate and achieve consistency with the
Specific Plan. Working with this format, the suggested modifications to the amendment submittal are
divided into two parts. Part A includes the suggested modifications to the Specific Plan, and Part B
includes the suggested modifications to the proposed amendments to the San Luis Bay Area Plan. In
both cases, suggested deletions to the amendment submittal are shown by stikeeuts and suggested
additions to the submittal are shown by underlines.

A. Suggested Modifications to the Specific Plan

1. Suggested Modification to 2™ paragraph on page 7 (Specific Plan Goal 5 — Provide a mix of
uses in Avila Beach to appeal to local residents and tourists):

To encourage the development of parcels with a Commercial Retail (CR)
designation that do not have the advantage of a Front Street location, the Specific
Plan would allow these parcels to be developed with a limited amount of
residential projects. This will help to ensure that the community can meet its full
economic potential.

2. Suggested Modification to last paragraph on page 8 (Specific Plan Goal 9 ~ Provide adequate
parking in Avila Beach in balance with enhanced pedestrian facilities and transit services):

The parking demand in Avila Beach is generated primarily by beach users and not

by the town’s shops and restaurants. For this reason, the Specific Plan eliminates

the existing requirement for on-site parking for commercial uses within the Front

Street commercial _area, in favor of an in-lieu parking fee that will be used to

provide and maintain public parking facilities and/or transit service from remote -
parking facilities.

3. Suggested Modification to 2™ paragraph on page 15 (Specific Physical Design Elements):

Former Mobile Home Park Site Plan. New visitor serving lodging er

affordable—multi-family—dwelling—units—ewould be constructed on the former

Mobile Home Park site, with retail development facing onto Front Street.

-
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Affordable residential units could be constructed at the site if necessary to comply
with statutes concerning replacement of affordable housing, and no alternative
sites are available.

4. Suggested Modification to last paragraph on page 16 (Town Center Conceptual Plan —
Proposed Uses):

Permitted second floor uses include housing, lodging and offices. Priority shall

be given to lodging uses, with residential and office uses being allowed only when

they do not preclude the provision of the minimum amount of lodging units
required by Section 4.B.1 of the Specific Plan. The construction of two story

buildings will permit property owners to take advantage of their ocean-view
property and is also consistent with the market study. In addition, the upper floor
uses will increase surveillance of the public streets by residents and visitors,
which will increase safety at the ground floor level.

5. Suggested Modification to last paragraph on page 18 (Town Center Conceptual Plan —
Pedestrian Zone):

Access Management Plan. The County will cooperate with the Harbor District,
CDF/County Fire, the County Sheriff, the Avila Yacht Club, and the Avila Beach
CSD to develop an “access management plan” which will establish procedures for
providing access to the pier and associated structures for normal operations,
maintenance and public recreation activities, as well as for emergencies. This plan

shall provide, among other things, details regarding the location and terms of use
for all drop-off areas that maximize the usability of these areas for both beach
users_and boaters, consistent with public safety/emergency access needs. The
access management plan shall be submitted to the Coastal Commission for
incorporation into the LCP prior to June 31, 2001.

6. Suggested Modification to first paragraph on page 19 (Town Center Conceptual Plan -
Pedestrian Zone):

Seasonal Access. The pedestrian zone eeuld has been designed to accommodate
vehicular circulation on a seasonal or occasional basis.__At the conclusion of the
first year of the use of this area by pedestrians only, the County will evaluate
whether it is desirable to allow for seasonal or periodic use of the area available

for general vehicle access. Any proposal to open the pedestrian zone for general
vehicle access shall require a coastal development permit from San Luis Obispo

County, which shall be appealable to the Coastal Commission.
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7. Suggested Modifications to 2™ and 3" paragraphs on page 24 (Key Private Development Sites
— Parking Lot/ Old Railroad Right-of-Way Site Plan):

New Multi-Family Housing. The residual land that would become available at
the north and south edges of the parking lot could be used to build new multi-
family housing. The units could be two-story triplex and duplex units, with
shared parking locations in ground floor garages. The housing units should front
onto Second and First Streets respectively, with parking access from the street
frontage. The units should have shallow front setbacks to be consistent with the
other development in the area. The development of these units and associated
infrastructure shall ensure that a minimum of 355 parking spaces are retained in
the parking lot, and shall protect parking lot landscaping. This site could be used
to provide affordable housing in Avila Beach.

New Single-Family or Multi-Family Housing. New single-family or multi-
family housing units could be located on the northern portion of the former old-
railroad right-of-way and served by a new local street that would connect from
Second Street to San Miguel Street. The units should face onto the new street,

and shall be sited in a manner that does not preclude future opportunities to use

the railroad right-of-way for public trails, a light railway, or some other public
transportation system. If it does not interfere with these future public

transportation and access options, Fthe old-railroad right-of-way could alse be
excavated in this area to permit the new housing units to topographically function
as part of the town by being located at the same base elevations as the units
located along San Miguel Street. The housing units should be set back from
Avila Beach Drive significantly in order to create a visual landscape buffer
between the street and the housing units. Two clusters of single-family homes
located along Second Street could have shared driveway access and interior
parking garages.

8. Suggested Modification to 1% paragraph on page 35 (Historic Preservation — Yacht Club)

Guidelines for the possible renovation are included in the Avila Cleanup Coastal
Development Permit. However, community interest in maintaining public views
of the ocean has led to a possible reconsideration of the Yacht Club’s permanent
location. In addition to complying with the guidelines for renovation contained in
the cleanup CDP, any future development activity involving the Yacht Club
should include measures to_enhance the general public’s ability to utilize this
building and learn about its history. All uses of this building should be conducted

in a manner that is sensitive to its historic value and prominent location above and
adjacent to the public beach and town center.
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9. Suggested Modification to last paragraph on page 36 (Affordable Housing Incentives):

Under State law, there are also some other incentives for the construction of
affordable housing. The most important of these are density bonuses, which
allow for a 35% bonus over the basic density allowed. These incentives would be
available to developers in Avila Beach when such density bonuses can be
accommodated without resulting in adverse impacts to coastal resources, scenic
views, or public access and recreation opportunities, and the resulting
development will conform to all other applicable L.CP standards.

10. Suggested Modification to last paragraph on page 40 (Streetscape Plan — Street Lights):

New pedestrian-scaled street lights would be installed on Front Street between
Avila Beach Drive and San Luis Street, and on San Juan, San Francisco, San Luis
(from Front to First Street), Second and San Miguel Streets. Additionally,
footlights would be installed along the seawall on Front Street to light the
sidewalks for pedestrians without interfering with night views of the ocean. Foot-
level lighting would be installed along the inner edge of the seawall with low-
level downward directed security lights installed on the outside of the seawall in
. areas where it becomes tall enough for people to be hidden from view. The low-
intensity seawall lighting eeuld-will be turned off on nights when grunion spawn
to minimize interference with the grunion’ s reproductive cycle. The entity

responsible for maintenance of the town’s lighting infrastructure (currently the
Avila Beach Community Services District) shall be responsible for turning off
these lights during grunion spawning events, and shall prepare or obtain annual

schedules of when grunion spawning is expected to occur. Palms trees would be
uplit with mounted light fixtures.

11. Suggested New Watershed Management Program, to be added as Section 2.1 of the Specific
Plan beginning on page 50 (the existing Section 2.1 Development Summary would be
renumbered as Section 2.H):

I. Comprehensive Watershed Management Program.

Water quality within Avila Beach cannot be protected without managing inland
development and land uses.  Therefore, San Luis Obispo County should
coordinate the development and implementation of a Comprehensive Watershed
Management Program designed to protect the water guality of the entire San Luis

Obispo Creek watershed. Implementation of this program will enable Avila Beach
and San Luis Obispo County to achieve numerous water quality objectives

including flood control, erosion control, sensitive habitat protection, and ocean
. water quality protection.
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The Comprehensive Watershed Management Program for the San Luis Obispo
Creek watershed should be designed to manage changes in land use and
development, support riparian _corridor restoration, and encourage the
implementation of Best Management Practices throughout the watershed. As part

of this program, the County should identify and pursue whatever changes to the
LCP and General Plan are needed to implement a coordinated set of programs and

ordinances that protect and restore water quality throughout the watershed.

Specific issues that should be addressed by the Program include the jmpacts to
water quality posed by development activities such as changing land use, grading
and earth moving, and altering drainage patterns. The objective of the program
shall be to avoid and minimize these impacts by, among other means:

reducing non-point source pollution
maintaining and restoring natural drainage patterns, native vegetation,
wetlands, riparian areas and other habitats that improve water quality; and

e completing and implementing of a Comprehensive Watershed Management
Plan that will guide water quality protection and restoration efforts at a
watershed scale.

To achieve these objectives, specific components of the Watershed Management
Program and future Watershed Management Plan should include:

e A Development Standards component that identifies specific measures to
minimize the cumulative impact of new development on the watershed and
avoids the alteration of natural drainage patterns (e.g., increased impervious
surface and runoff volumes).

e A Conservation, Restoration and Open Space component that identifies
specific areas of the watershed which, if restored, could improve water

quality. This component should also identify critical components of the
natural drainage system such as wetlands, recharge areas, streams. and flood

plains should be protected from adverse impacts of new development.

¢ A Public Participation component that identifies methods to encourage public
participation in managing development and minimizing urban runoff impacts
on the coast. This component should outline a public education and
involvement program designed to: raise public awareness about the SLO

Creek watershed and the potential impacts of water pollution; and, involve the
public_in the development and implementation of the Comprehensive

Watershed Management Plan,
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e A Monitoring component that provides a coordinated program to monitor,
document, and report water guality problems and improvements. This
component shall aim to coordinate various governmental and citizen water
quality _monitoring_efforts; evaluate the effectiveness of installed BMP’s;
ensure the effective and routine maintenance of storm drain infrastructure

(e.g., storm drain cleaning); and, provide rapid and accurate public notice of

hazardous beach water guality conditions.

12. Suggested Modification to 2™ and 3" paragraphs on page 50 (Development Summary —
Commercial and Lodging Uses) and associated Table 1 (Conceptual Plan Development
Summary):

As stated in Section 3.D, Market Conditions, it appears has been estimated that
Avila Beach can support a total of approximately 70,000 square feet of retail
space (including restaurants) and 70 to 100 new lodging rooms. As shown in
Table 1, 70,000 square feet of retail space and a minimum of 56 second floor
Front Street lodging rooms are assumed to be constructed as part of the Specific
Plan.

. This means that some parcels along First and San Miguel Streets that are currently
designated for commercial use may not be developed as such. Since there is not
enough demand to warrant commercial development in all of these areas, the
Specific Plan assumes that these areas will be developed primarily with visitor
lodging or housing, with higher priority being placed on_the provision of

overnight visitor serving accommodations.

Table 1 Conceptual Plan Development Summary Estimates'

Use Quantity
Ground Floor Retail ~70,000 square feet
Second Floor Apartments 62 units
Multi-Family Housing 56 units
Single Family Housing 27 units
Total Residential Units 145 units
Second Floor Lodging Rooms (Front Street) 56 rooms
Civic Association Building retained
Public Off-Street Parking 369 spaces (increase from existing)
Public On-Street Parking (town area) 583 spaces (decrease from existing)
Total Parking Spaces 952 (increase of 17 over existing)
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! The estimated residential and lodging unit counts provided in this table and the following

text may be altered by the addition of new standards establishing a minimum number of
visitor serving units to be provided in the Front Street and Commercial Retail Areas,
contained in Sections 4.B.1 and 4.C.1 of the Specific Plan.

13. Suggested Modification to the Hillside Street Improvements proposed on pages 42 and 43:

Drainage swales weuld will be constructed on all hillside streets where possible.
Locations for improvements are shown below. Vegetated swales (bio-filters) shall
be used as a water quality Best Management Practice instead of asphalt swales on
slopes of less that 5%. The drainage swales would will be installed to collect,
filter, and direct storm water run-off and to better define the street right-of-way.

14. Suggested Modification to the 4t paragraph on page 54 (Street Improvements and Vehicular
Circulation)

San Francisco Street and/or Second Street wcould be extended to create a new
intersection with Avila Beach Drive_if shown to be consistent with all applicable
LCP standards. The new street(s) and intersection would facilitate traffic
circulation in and out of Avila Beach, in particular to the parking lot area.

15. Suggested Modification to the last paragraph on page 62 and the first full paragraph on page 63
{Private Parking):

Currently, all new development in Avila Beach must supply its own on-site
parking, to meet County standards. This requirement has been identified as an
unnecessary burden on restaurant and retail development. In most cases,
commercial development in Avila relies on the beach itself to generate its
customers; visitors park for the beach and then walk to retail and restaurant
locations. Parking for dinner restaurants is readily available since many beach-
goers have vacated their spaces by late afternoon.

Therefore, this Specific Plan includes changes to the Avila Beach Area Standards
that will not require that new retail or restaurant development in the Front Street
Commercial District supply its own parking on-site. Instead, these commercial
uses would be-required have the option to pay an in-lieu parking fee to help
provide and manage the shared parking supply. An ordinance implementing this
program must be approved by the Coastal Commission as an amendment to the
LCP prior to June 31, 2001. Otherwise, all retail and restaurant development
approved after that date shall be required to provide on-site parking consistent
with CZLUO requirements.
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16. Suggested Modification to the section on Stormwater Runoff and Drainage on Page 64. Add
the following paragraph at the end of this section:

The Specific Plan also provides new drainage control standards for residential and

commercial development which supplement existing CZIUQ standards. These
standards call for new private development to incorporate Best Management
Practices for the control of polluted runoff.

17. Suggested Modification to Section B.1, Allowable Uses in the Front Street Commercial
District, on page 69:

B.1. Allowable Uses

All uses allowed in the Commercial Retail land use category by the Coastal
Framework for Planning (Table “O”) are allowed in the Front Street Comimnercial
District except: communication uses; schools-business and vocational; concrete,
gypsum and plaster products; food and kindred products: printing and publishing:
single family dwellings (except on the second floor); auto, mobile home and
vehicle dealers and supplies.

. Developments in the Front Street Commercial District are encouraged to include
residential-or visitor lodging uses on the second floor, and residential use shall be
conditionally allowed, to provide surveillance of streets and other public spaces,
increasing the level of safety in these places. Any Front Street development that
includes a conditional residential use on the second floor shalli be appeallable to
the Coastal Commission, but may be processed as a Minor Use Permit.
Consistent with _Avila Beach Area Standard 2 for Commercial Retail areas
priority shall be given to visitor-serving uses along Front Street. Low-cost visitor
serving facilities shall be protected, encouraged, and where feasible, provided.

To accomplish this obiective, approval of anv residential development on the

second story within the Front Street Commercial District shall be accompanied by
a_finding which demonstrates that there remains adequate undeveloped space to
accommodate a minimum of 56 new lodging units within the second floor areas
of the Front Street Commercial District and a minimum of 100 new lodging units

throughout the Front Street Commercial District_and Commercial Retail Areas
combined, less any new visitor-units constructed following the effective date of

this Plan. In the event that existing lodging units are converted to a different type
of use, the number of units converted shall be added to the minimum number of
new_units required to be provided. For purposes of this analysis, a lodging unit

shall be assumed to require a minimum area of 400 square feet, and must be

available for transient occupancy by the general public for a maximum stay of 84
. davs in a year {total) and 14 days between Memorial and Labor Day.
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18. Suggested Modifications to Section B.13.e (Parking Requirements in the Front Street
Commercial District) on page 82:

Uses other than residences or lodging (i.e., retail and restaurant uses) are not
required to provide on-site parking, but must have the option to pay in-lieu
parking fees, in an amount to be determined by the County, for any unbuilt
required parking spaces._ When residential or lodging uses are combined with a
retail or restaurant use, the development shall provide on-site parking as required
by the CZLUO for the residential and/or lodging use, and may, as an option, pay
in-lieu parking fees for any unbuilt parking spaces required by the CZLUO for the
restaurant or retail use.

The County shewld ghall prepare an ordinance to create a parking district and

enable the collection of fees, and shall submit this ordinance to the Coastal

Commission for incorporation into the LCP no later than June 31, 2001. In the

event that no such ordinance is submitted by this date, or the ordinance does not

become certified by December 31, 2001, all commercial uses shall be required to

provide on-site parking consistent with CZLUQO requirements. The ordinance

shall specify, among other things, that lin-lieu fees would will be used to fund

construction of community parking facilities, to establish a remote shuttle and .
parking lot, to provide transit subsidies or to provide other parking-related

facilities and services for Avila Beach, consistent with state statutes.

19. Suggested New Standard B.15 Drainage Reguirements for new development in the Front
Street Commercial District, beginning on page 82:

Commercial development shall use best management practices (BMPs) to control
and prevent pollutants from entering the storm drain system. BMPs shall be
chosen and sized to meet the guidance of the California Storm Water Best
Management Practices Handbook (Industrial/Commercial). Such Measures shall
include both source control and treatment control practices that insures
contaminants do not leave the site. Stormwater runoff from commercial sites shall
be filtered through BMPs that treat storm water runoff up to and including the gsh
percentile storm event. Restaurant and other commercial cleaning practices that
can_impact water quality (such as floor mat rinsing and vehicle cleaning) by
introducing chemicals to storm drain systems (detergents, oils and grease and

corrosive chemicals) shall provide designated areas that collect and dispose of this
runoff through the sanitary septic system. Street sweeping and cleaning shall use
best management practices outlined in the above referenced handbook or the
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Model Urban Runoff Programl to keep contaminants and cleaning products from
entering the storm drain system.

20. Suggested Modifications to Standard C.1 (Allowable Uses in the Commercial Retail area) on
page 84:

All uses allowed in the Coastal Framework for Planning (Table *“O”) are allowed
in the CR category in Avila Beach, except: fer bars; communication uses;
schools-business and vocational: concrete, gypsum and plaster products; food and
kindred products; printing and publishing; auto, mobile home and vehicle dealers
and supplies. 4 - O i i
Allowable uses within the CR area shall be subject to the following provisions:

¢ Business establishments may not be open for business after 10:00 p.m., any
night of the week.

+ Establishments whose principal business is the consumption of alcoholic
beverages on site are not permitted.

+ Residential uses shall be Prineipally Conditionally Permitted ¢“PP~} uses in
the CR district of Avila Beach and, as such, shall be appeallable to the Coastal
Commission. They may, however, be processed as a Minor Use Permit.
Residential uses shall be permitted on the ground floor if Planning
Commission approval of a Development Plan Review is granted, and if a
finding is made that there remains an adequate supply of land available for
visitor serving commercial uses. “Adequate supply” means that there remains

undeveloped space to accommodate a minimum of 100 new lodging units
throughout the Front Street Commercial District and Commercial Retail Areas
combined, less any new visitor-units constructed following the effective date

of this Plan. In the event that existing lodging units are converted to a
different type of use, the number of units converted shall be added to the

minimum number of new units required to be provided. For purposes of this
analysis, a lodging unit shall be assumed to require a minimum area of 400

square feet, and must be available for transient occupancy by the general
public for a maximum stay of 84 days in a vear (total) and 14 days between
Memorial and Labor Day. Residential use in the CR district shall comply
with all guidelines and standards applicable to residential use contained in this

' The “Model Urban Runoff Program: A How to Guide for Developing Urban Runoff Programs for

Small Municipalities” was prepared in July 1998 by the Cities of Monterey and Santa Cruz, the
California Coastal Commission, the Monterey Bay National Marine Sanctuary, the Association of

Monterey Bay Area Governments, Woodward-Clyde consultants, and the Central Coast Regional
Water Quality Control Board.
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Specific Plan. Projects of more than 4 and fewer than 11 units must include at
least one studio unit.

21. Suggested New Standard C.15 Drainage Reguirements for new development in the
Commercial Retail area, beginning on page 90:

Drainage requirements are the same as in the FCR category. See standard B.15.

22. Suggested deletion of standard D.4.a on page 93 (off-street parking requirements in the
Residential Multi-Family district):

Note: the following standards for Residential Multi-Family development should
be renumbered accordingly.

23. Suggested New Standard D.8 Drainage Requirements for new development in the Residential
Multi-Family area, beginning on page 94:

All new residential development shall provide Best Management Practices
(BMPs) to address polluted runoff. BMPs shall be sized and developed to meet
the requirements of the California Storm Water Best Management Practices
Handbook (Municipal). Such measures shall include, but not be limited to:

minimizing the use of impervious surfaces (e.g.. install pervious driveways and
walkways); dlrecnng runoff from roofs and drxvcs to vegetatlve stngs before it

installation of vegetated roadside drainage swales shall be encouraged and if

nsed, calculated into BMP requirements. The combined set of BMPs shall be

designed to treat and infiltrate storm water runoff up to and including the gsth
percentile storm event.

24. Suggested New Standard E.3 Drainage Requirements for new development in the Residential
Single Family area, beginning on page 98:

Drainage requirements are the same as in the Residential Multi-Family category.
See standard D.8.

25. Suggested Modification to 3™ paragraph on page 99 (Implementation — Area Plan Amendment)

The San Luis Bay Leeal-Coastal Area Plan will be amended to remove most of .
the existing Avila Beach Urban Area Standards, as detailed on pages 145 — 154 of
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this Specific Plan. These standards are replaced by Chapter 4 of the Specific
Plan.

26. Suggested Modification to 1% and o paragraphs on page 101 (Implementation — Parking In-
Lieu Fee):

Implementation of the Specific Plan would also require the adoption of a new
ordinance by the County of San Luis Obispo_and the California Coastal
Commission.

The County weuld—adept shall submit an in-lieu parking fee ordinance to the
California Coastal Commission for incorporation into the LCP, which would
allow commercial developers within the Front Street Commercial District to pay
into a fund that would augment the parking supply in Avila Beach. Property
owners would be permitted to pay the fees instead of supplying parking in on-site
locations for the business on their property. Preliminary in-lieu fee estimates are
$5 per square foot of building area. In-lieu fees would be used to construct
parking improvements, to maintain the existing parking supply and/or to provide
. remote parking lot and shuttle or other transit subsidy_that would improve public

transportation to Avila Beach. This ordinance will be propesed—fer—adeption
subsequent-to—adoption—of-the-SpeeifiePlan_submitted for Coastal Commission
review and approval as an amendment to the San Luis Obispo County LCP no
later than June 31, 2001. In the event that no such ordinance is submitted by that
date, or the amendment is not certified by December 31, 2001, all commercial
development must provide on-site parking consistent with CZLUO requirements.

27. Suggested Modification to 4. Entertainment and Special Events (Economic Recovery Strategy)
on page 110:

Avila Beach could hold special events either in the dedicated outdoor public space
created on Front Street,_consistent with the processing requirements identified
below, or in indoor venues such as expanded bars/restaurants with live music and
dancing. Other beach communities in the County have added these types of
facilities, and seen a significant attraction of tourist and County-resident
expenditures. In addition, Avila should focus on expanding existing local events
and traditions; this is one of the most effective ways to promote an identity which
will continue in visitors’ minds long after the actual visit. Avila events should be
planned to avoid conflicts with other regional events, and should not interfere
with the general public’s ability to access and recreate on the beach..

In accordance with the Coastal Commission Guidelines for Temporary Events
. adopted on January 12, 1993, a Coastal Development Permit shall be required for
any temporary events that meet all of the following criteria:
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‘e are held between Memorial Day weekend and Labor Day: and

e occupy all or a portion of sandy beach area; and,

e involve a charge for general public admission or seating where no fee is
currently charged for use of the same area (not including booth or entry fees).

However, temporary events may be excluded from coastal development permit
requirements when:

o the fee is for preferred seating only and more than 75% of the provided
seating capacity is available free of chjarge for general public use; or,

» the event is less than one day in duration;

s or the event has previously received a coastal development permit and will be
held in the same location, at a similar season, and for the same duration, with

operating and environmental conditions substantially the same as those
associated with the previously approved event.

Notwithstanding the above provisions, depending upon the permit jurisdiction in -
which the event is proposed, either the Executive Director of the Coastal
Commission, or the Planning Director of San Luis Obispo County, or their
respective Commissions, may be subject to coastal development permit review if
unique or changing circumstances exist relative that have the potential for the
temporary event t o have a significant adverse impact on coastal resources. Such
circumstances may include:

o the event, either individually or together with other temporary events

scheduled before or after the particular event, precludes the general public
from, use of a public recreational area for a significant period of time;

e the event and its associated activities or access requirements will either
directly or indirectly impact environmentally sensitive habitat areas, rare or
endangered species, significant scenic resources, or other coastal resources
such as public access opportunities, visitor and recreational facilities, water-
oriented activities, marine resources, biological resources, agricultural lands,
and archaeological or paleontological resources;

»
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28.

29.

e the event is scheduled between Memorial Day weekend and Labor Day and
would restrict public _use of roadways or parking areas or otherwise
significantly impact public use or access to coastal waters:

o the event has historically required a coastal development permit to address
and monitor associated impacts to coastal resources.

In the event of any conflict regarding a determination by San Luis Obispo County

as to whether a temporary event requires a coastal development permit, the matter
shall be referred to the Executive Director of the Coastal Commission for
resolution.

Page 21

Suggested Modification to o paragraph on page 140 (planned commercial projects — Port San

Luis):

The Harbor Terrace Inn, a 147-room medium to high-end hotel to be built in
approximately 30 cottages has been proposed within the jurisdiction of the Port
San Luis Harbor District. Additionally, as part of the Harbor Terrace Inn
planning, a second phase has been proposed that would result in re-aligning Avila
Drive and adding up to 95,000 square feet of commercial and retail space. The
LCP amendment submitted to the Coastal Commission by the County to allow for

this _development At—present;—the—Harbor—Terrace—Inn—environmental—and
development—review—process—are—not—considering—did not include this second

phase, and #-is—unelear-what-amount-efretatl-will-ultimatelybe-appreved: the
Commission denied the amendment associated with the first phase in February
2000.

Suggested Modifications to section regarding “Support for Overnight Accommodations”,

associated Table 9, on pages 142 and 143:

Currently the Avila Valley Area has 93 hotel rooms, as well as 140 time share
units that reportedly are available for occasional occupancy by non-time share
participants. However, only one hotel, the Inn at Avila Beach with 32 rooms, has
a beach orientation.

In addition to existing supply, a total of 217 hotel rooms are proposed (including
an approved expansion and two projects pending final approvals) by
approximately-2002, bringing the potential total for available actual rooms at that
time up to 310 in the Avila Valley, as shown in Table 9. Neither of the proposed
new hotels will be beach oriented. Currently Avila Beach has 32 hotel rooms. Six
rooms are available for transient occupancy at the San Luis Bay Inn—with-a

and
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The potential for additional hotel room market support is based on tourism data
from the range of sources described previously in this report and comments from
local business owners. Assuming an annual Avila Beach visitor total of 800,000
and that 40 percent of visitors are tourists with the potential to stay overnight,
approximately 140,000 annual hotel-nights are supportable in Avila Beach by
existing tourism. This assumes an average of 2.3 tourists per room. Based on an
assumption that a 50 percent capture rate is possible, and that hotel operators need
at least a 70 percent occupancy rate to support a hotel room, 272 rooms would be
supportable in Avila Beach. Thus, it appears that a rebuilt Avila Beach could
support at least an additional 86-te-—90-100 hotel rooms. This number may
increase depending on what is allowed at the Port San Luis Harbor Terrace site.
hHowever, this-finding the ultimate demand for lodging units will depend on the
type of hotel under consideration as well as the perceived attractiveness of the
reconstructed Avila Beach.

Table 9 Existing and Proposed Hotel Rooms

Ocean Oriented Inland-Oriented"

Facility Rooms  Facility Rooms
Inn at Avila Beach 32 Sycamore Mineral Springs 95
Harbor Terrace®™* 147  San Luis Bay Estates 30
San Luis Bay Inn 6

Sub-Total 185 125
Total 310 Rooms

* the 135 rooms to be located across from the Avila Hot Springs are not included
in Table 3 because there is no formal proposal for their completion at this time

*%

the LCP Amendment required to allow for the development of hotel units at the
Harbor Terrace was denied by the Coastal Commission in February 2000

30. Suggested Modification to last paragraph on page 145 (Regulatory Appendix — Land Use
Map):

- The land use map shown below identifies proposed new land use designations for
parcels within the Avila Beach Community Services District. The Official Land

Use Category Map for Avila shall be updated accordingly, with the Urban

Services Line as currently shown on the Official Map remaining in effect. Land
Use Designations are described in the Coastal Zone Framework for Planning.
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Limitations on the uses described in the Framework for Planning are described in
the Area Standards sections, following.

Note: A reduced copy of the Official Land Use Category Map, as currently certified,
is attached to this report as Exhibit 1.

B. Suggested Modifications to the Proposed Amendments of the San Luis Bay Area Plan

1. Renumber the Urban Area Programs in accordance with the proposed deletion of program
number 1 for the Commercial Retail category.

2. Suggested Modification to new Communitywide Standard 3° on page 153 of the Specific Plan:

Avila Beach Specific Plan Included by Reference. The Avila Beach Specific

Plan, and any amendments made thereto, is hereby incorporated into this Land

Use Element as though it were fully set forth here. All development within the

Avila Beach Specific Plan planning area (as shown above) is to be in conformity

with the adopted Specific Plan, as well as all other applicable LCP standards. In

the event of any conflict between the provisions of the San Luis Bay Leeal
. Ceoastal-Area Plan and the Speceific Plan, the Specific Plan shall control.

3. Suggested Modification to new Communitywide Standard 4 on page 153 of the Specific Plan
and page 8-9 of the San Luis Bay Area Plan:

Permit Requirements. Unless otherwise specified in the Avila Beach Specific
Plan, Minor Use Plan approval is required for all proposed new uses. All
development activities on the Tank Farm shall require Development Plan review

and approval.

4. Suggested retention and modification of Commercial Retail Standard 5. Page 153 of the
Specific Plan proposes to delete all of the existing Commercial Retail Standards, which can be
found on pages 8-9 and 8-11 of the currently certified San Luis Bay Area Plan, and are
attached to this report as Exhibit 3. Standard 5 for the Commercial Retail land use category,
which is recommended for retention by this Suggested Modification, would be renumbered as
Standard 1, and modified as follows:

Priority and Protection of Visitor-Serving Uses. Priority shall be given to visitor-
serving uses aleag throughout the Front Street Commercial District and the
Commercial Retail area. Low-cost visitor serving facilities shall be protected,
encouraged, and where feasible, provided.

? The existing Communitywide Standard 3 that will be replaced by the amendment, and other
. components of the currently certified San Luis Area Plan that are proposed to be amended by the
Specific Plan, are attached to this report as Exhibit 3.
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5. Suggested retention of standards regarding Public Facilities and Avila Beach Facilities. These
standards, which can be found on pages 8-12 through 8-26 of the currently certified San Luis
Bay Area Plan, and are attached to this staff report as Exhibit 3, are identified on page 154 of
the Specific Plan. The Specific Plan is not clear, however, if any changes to these standards
are proposed. This Suggested Modification retains these standards.

6. Suggested retention of a portion of Standard 1 for Residential Multi-Family and Residential
Single Family land use categories. Page 154 of the Specific Plan proposes to delete the
existing San Luis Bay Area Plan Standards for these land use categories, which can be found
on page 8-28 of the Area Plan and are attached to this report as Exhibit 3. As suggested to be
modified, the Specific Plan would retain a selected portion of these standards regarding the
protection of view corridors by replacing them with the following new standard:

RESIDENTIAL CATEGQORIES: The following standards apply only to lands
within the Residential Multi-Family and
Residential Single Family Land Use
categories.

1. View Protection. All new residential development shall be designed to
protect public view corridors to the beach and ocean.

7. Suggested retention of the Standard applicable to the Open Space Land Use Category. Page
154 proposes to delete this Standard, which can be found on page 8-28 of the certified San Luis
Bay Area Plan and requires riparian vegetation to be retained along creekways. This
Suggested Modification preserves this standard.

IIIl. RECOMMENDED FINDINGS
A. LCP Background

The San Luis Obispo County certified LCP is composed of seven parts: the Coastal Zone Land Use
Ordinance, which is the Implementation Plan (IP) portion of the LCP; the Framework for Planning, the
Coastal Plan Policies, and four Area Plans, which make up the Land Use Plan (LUP). The
Commission approved the LUP with modifications on October 14, 1982, and the IP was approved as
submitted on October 7, 1986. The County assumed permit-issuing authority on March 1, 1988.

LCP provisions that are applicable to Avila Beach include the Coastal Plan Policies, the development
standards contained in the Coastal Zone Land Use Ordinance, and the area plan standards contained in
the San Luis Bay Area Plan. These area plan standards, within which the Specific Plan will be
incorporated, provide the most specific development standards for new development proposed in Avila
Beach.




SLO Co. LCPA 1-00 Avila Beach Specific Plan Page 25

B. Specific Plan and Area Background

The town of Avila Beach is located west of Pismo Beach and about 9 miles south of the City of San
Luis Obispo. The character of this town, as it existed prior to the clean-up, is accurately described on
Page 18 of the Draft EIR for the Specific Plan as “an historic coastal town with a distinctive beach-
front character. The town’s history is evident primarily on Front Street, where several buildings have
false-front facades and are over 70 years old. The town has an old-fashioned beach resort feel,
attracting large number of tourists on summer weekends.” Distinctive features of Avila Beach and the
nearby surrounding area include the popular south facing beach, the Avila Pier, San Luis Obispo
Creek, Port San Luis, and the Irish Hills which provide a scenic backdrop to this less than half-mile
square town.

The intensive clean-up effort necessary to remove the hydrocarbons that leaked from underground oil
pipelines owned and operated by the Unocal Corporation has had a drastic impact on the town.
Among these impacts, the remediation has required the demolition of a significant number of buildings
along Front Street and First Street, and the excavation of almost the entire downtown area and a large
portion of the public beach.

In partial response to this catastrophe, the Avila Beach Specific Plan has been prepared, with a great
deal of Community participation, to guide not only the redevelopment of the downtown area, but all
new development throughout the entire Avila Beach community.

C. Amendment Description

This amendment is to the San Luis Bay Area Plan component of the LUP, which covers the south
central part of the San Luis Obsipo County coast from Point Buchon and Montaifia de Oro on the north
to the Nipomo Mesa on the south. The planning area to the north is Estero, while the planning area to
the south is South County.

As submitted, the amendment would revise the Planning Area Standards applicable to the Town of
Avila currently contained in the San Luis Bay Area Plan by incorporating the Avila Beach Specific
Plan. In complement to the LLCP’s Coastal Plan Policies and Coastal Zone Land Use Ordinance
(CZLUO), the Specific Plan provides new policies and standards with which new development in the
area must comply.

The planning area covered by the Specific Plan is defined by the Avila Beach Community Services
District boundary. As shown on page 3 of the Specific Plan, this area is generally bounded by Avila
Beach Drive, Cave Landing Road, the perimeter of the Unocal Tank Farm, the Pacific Ocean, and the
mouth of San Luis Obispo Creek.

Major components of the plan include the creation of a pedestrian zone along a one block portion of
Front Street that will function as the town center; provision of a “mid-block passage” that will connect
an improved beach parking lot with the town center along the alignment of the Avila Pier; construction
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of a public park at the western end of Front Street where it intersects with Avila Beach Drive; and, the
establishment of detailed design and development standards intended to retain the “funky and eclectic”
character of the town. Other objectives of the plan include improving the streetscape, circulation and
infrastructure of the town; providing a mix of commercial uses that appeal to local residents and
tourists; and maintaining and increasing the stock of affordable housing.

The Specific Plan is attached to this report in its entirety as Exhibit 5. A more detailed description of
the Plan can be found on pages 11 — 50 of Exhibit 5.

D. Coastal Act Consistency

The Chapter 3 policies of the Coastal Act provides the standard of review for proposed amendments to
certified Land Use Plans (LUPs; in this case, the San Luis Bay Area Plan component of the San Luis
Obispo County certified LUP). The following sections of this report analyze the consistency of the
proposed amendment with Chapter 3 requirements according to issue area, and explain why the
suggested modifications are necessary to bring the amendment into conformance with these standards.

1. Priority Uses

a. Applicable Policies

Section 30213.

Lower cost visitor and recreational facilities shall be protected, encouraged, and,
where feasible, provided. Developments providing public recreational opportunities are
preferred.

The commission shall not: (1) require that overnight room rentals be fixed at an
amount certain for any privately owned and operated hotel, motel, or other similar visitor-
serving facility located on either public or private lands; or (2) establish or approve any
method for the identification of low or moderate income persons for the purpose of
determining eligibility for overnight room rentals in any such facilities.

Section 30222.

The use of private lands suitable for visitor-serving commercial recreational
facilities designed to enhance public opportunities for coastal recreation shall have
priority over private residential, general industrial, or general commercial development,
but not over agriculture or coastal-dependent industry.
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Section 30253.

New development shall:

(5) Where appropriate, protect special communities and neighborhoods which, because
of their unique characteristics, are popular visitor destination points for recreational uses.

b. Analysis

In addition to being a popular destination for coastal access and recreation, Avila Beach is a residential
community. Thus, the Specific Plan needs to address the needs of both the residents and tourists alike.
This includes balancing the provision of adequate housing, including hosing for low and moderate-
income families, with the demand for visitor-serving accommodations. The vision for Avila Beach
presented by the Specific Plan is one where residents and visitors share in the enjoyment of all the
things that make Avila Beach a unique and special place.

To carry this vision forward, the Specific Plan calls for numerous streetscape, circulation, and parking
infrastructure improvements, and proposes numerous conceptual projects for affordable multi-family
housing, including incentives and policies that encourage such development. The Plan has
consolidated the commercial center of the town in order to maximize its economic potential, and has
designated the surrounding area for residential development that will replace and supplement the pre-
existing housing stock.

Within the commercial area, comprised of the Front Street Commercial District (FCR or Town Center)
and the surrounding Commercial Retail area, the Specific Plan allows for residential development
amongst lodging and other commercial uses. Specifically, residential development would be allowed
on the second floor within the FCR (as would lodging units), and on both the first and second floor in
the CR area. Currently, the LCP allows residential uses on the second floor, or at the rear of a
commercial building, only when the residential use is subordinate to the primary commercial use of the
site. The LCP prohibits residential development in commercial areas that have a “v” (visitor-serving)
overlay; there is such an overlay for Avila, but it only covers the beach area (see LCP map attached as
Exhibit 2).

To prevent residential development from consuming a large percentage of land needed for visitor
accommodations, the Specific Plan requires that when residential development is approved on the first
floor of the CR area a finding be made that “there remains an adequate supply of land available for
visitor-serving commercial uses”. This approach raises the question of what supply of visitor-serving
units is adequate, and what information will be used as the basis for such a finding?

In an attempt to answer this question, development of the Specific Plan was accompanied by an
economic analysis that considered the demand for overnight accommodations in light of the existing
and proposed supply of lodging units. As stated on page 137 of the Specific Plan, between 800,000 to



Page 28 Avila Beach Specific Plan SLO Co. LCPA 1-00

1 million people visit the Avila Beach/Port San Luis area annually. The Plan reports that only 10 to 15
percent of these visitors have typically lodged in Avila Beach. Existing beach-oriented lodgin
opportunities are limited to 32 rooms in the Inn at Avila Beach, and 6 rooms at the San Luis Bay Inn".
There are also 55 rooms at the Sycamore Mineral Springs, which is approximately 2 mile east of the
town and beach.

Given the high number of visitors to the Avila Beach area and the low number of beach-oriented
lodging units, the Plan identifies that there is the potential for the town to support additional lodging
facilities. Assuming that 40 percent of the more than 800,000 annual visitors have the potential to stay
overnight, with 2.3 visitors per room, the Plan identifies a demand of 140,00 hotel nights per year.
Based on a capture rate of 50%, and the need for a 70% occupancy rate to support a hotel unit, the
Specific Plan concludes that 272 rooms would be supportable in Avila Beach (Specific Plan, page
143).

Other planned and proposed development in the region that will help meet this demand, as noted on
pages 139 and 140 of the Specific Plan, include a proposed 30 room in at the San Luis Bay Estates in
Avila Valley; a locally approved 40 room expansion of the Sycamore Mineral Springs; and, the
potential for up to 147 hotel units at the Port San Luis Harbor Terrace site. Given the fact that neither
the San Luis Bay Estates or the Sycamore Mineral Springs provides a beach orientation, only the
proposed 147 unit Harbor Terrace project and the existing 38 lodging units at the Inn at Avila Beach
and the San Luis Bay Inn were considered as projects that respond to the estimated demand for 272
lodging units in Avila Beach. The Specific Plan therefore concludes that a rebuilt Avila could support
an additional 80 to 90 hotel rooms (page 143).

One problem with the above assumptions is that the provision of 147 units at the Harbor Terrace site is
subject to future LCP Amendments, since the existing LCP allows for Harbor Storage and campground
uses only. In February 2000, the Commission denied a proposed to the LCP that would allow for hotel
development on this site. While there remains the potential for some future lodging to be
accommodated on the Harbor Terrace site through the LCP amendment process, it is inappropriate to
assume that 147 units will be provided on this site by 2002, as stated on page 142 and 143 of the
Specific Plan. ‘

Thus, the number of lodging units that could be economically viable in Avila Beach is likely greater
than the 80 to 90 new units estimated to be supportable in the town by the Specific Plan. If no lodging
units are constructed at the Harbor Terrace site, the economic assumptions applied to the Specific Plan
would indicate that the town could support up to 234 hotel units.

The appropriate number of hotel units in Avila beach is not, however, purely a function of economics.
While Coastal Act Section 30222 establishes a priority for visitor-serving facilities, other relevant
Coastal Act policies call for the development of such facilities to be consistent with public service
capacities, the unique character of the community, and the protection of coastal resources. The
development standards included in the Specific Plan attempt to ensure that the type and extent of

3 The remainder of this 140 unit facility is available for time-share use only.
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future development will be sensitive to these constraints. Therefore, the potential buildout under these
standards provides a valuable tool for gauging the appropriate level of hotel development in the town.

Applying the proposed development standards contained in the Specific Plan, such as those that limit
development within the town to a maximum of 25 feet in height and establish minimum setbacks, the
County has estimated that up to 259 lodging units could be accommodated throughout the commercial
area. This estimation assumes that all of the second floor units of future development along Front
Street would be visitor-serving, and the first and second floor of all future development in the
Commercial Retail area would be visitor serving. Additional opportunities for visitor-serving
accommodations are provided by the LCP’s allowance of Bed and Breakfast facilities within the
residential areas of the town.

While this appears to indicate that is adequate capacity within the commercial areas of the town to
accommodate the demand for 234 new hotel units described above, it is important to consider the
impacts of such intense lodging development on the town of Avila. If all 234 lodging units were
constructed in the 6-acre commercial area of the town, the resulting density would be 39 units per acre.
This represents a high level of density that may be contrary to the character of the town and have
adverse impacts on local circulation. In the town of Cayucos north of Avila, the Commission recently
considered an appeal of a 30-unit 3 story hotel on a site just over one-half acre in size (Coastal
Development Permit Application No. A-3-SLO-99-60 for the Victorian Inn). This project gained
approval only an intense review of, and changes to, the design, scale and mass of the structure. Based
on this experience, it appears that a density of 39 hotel units per acre would be inappropriate for the
town of Avila, where structures are limited to two stories in height and the planning area is much
smaller in size.

In addition, as previously noted the Specific Plan is based on a vision of residents and tourists sharing
in the enjoyment of the rebuilt town center. As part of this vision, the plan proposes to mix residential
and lodging uses in the commercial area in order to create an active and safe pedestrian environment.
As stated on page 7 of the Specific Plan, “the adjacency of residents and lodgers to public streets will
encourage surveillance of the streets and public spaces, thereby increasing the level of safety in these
places™.

Taking these factors into consideration, the Suggested Modifications retain the mixed-use development
scenario proposed by the Specific Plan for the commercial areas of Avila Beach, but establish more
specific requirements that will better preserve opportunities for an appropriate level of visitor-serving
development within the commercial hub.

First, the suggested modifications require that an area need to accommodate a minimum of 100 new
lodging units within the Commercial Retail and Front Street Commercial Districts be reserved for such
use by the Specific Plan, minus any new lodging unit constructed in this area after the effective date of
the Plan. In other words, a total of 100 new lodging units must be realized by the Specific Plan. In the
event that any existing lodging units are converted to a residential use, this shall be compensated for by
adding the number of converted units to the minimum number of lodging units to be provided.
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With the exsiting 32 units at the Inn at Avila beach (the 6 units at the San Luis Bay Inn are outside of
the Specific Plan’s Planning Area), the provision of 100 new lodging units, represents a density of
approximately 22 hotel units per acre. It also provides adequate opportunity for a mix of residential
uses within the commercial area, as desired by the Plan. Considering that residential units require a
greater area than a lodging unit, it is estimated that approximately 80 residential units could be
accommodated in the commercial area with this modification®.

Second, the suggested modifications require that at least 56 of these units be located in the Front Street
Commercial District. Because of it beach frontage, Front Street is one of the more desirable locations
for visitor-serving accommodations that enhance coastal access and recreation opportunities. This is
consistent with the number of second floor lodging units on Front Street anticipated in the
Development Summary presented on page 50 of the Specific Plan, and also reserves opportunities for a
mix of second floor residential uses.

Third, the suggested modifications build upon the Specific Plan’s proposal to require a finding that
adequate space remains available to accommodate visitor-serving uses when a residential use is
proposed on the first floor of the Commercial Retail Area. The modifications require that such a
finding be made for all residential uses approved throughout the Front Street Commercial District and
Commercial Retail areas. As described above, adequate means that there is room to accommodate at
least 100 new lodging units. The modifications also specify that in order to be counted as a lodging
unit, the unit must be available for transient occupancy by the general public for a maximum stay of 84
days in a year, no more than 14 of which can be between Memorial Day and Labor Day.

Fourth, the suggested modifications identify that residential uses are allowed in the Front Street and
Commercial Areas of Avila Beach as conditional uses that are appeallable to the Coastal Commission.
The provides decision makers with greater discretion to decide is residential development is
appropriate during the review of each specific project proposal, and to ensure that the minimum
lodging requirements described above are achieved. However, consistent with the Specific Plan’s
objective of streamlining the permit process for the rebuild effort, the Suggested Modifications allow
for these conditional uses to be processed as a Minor Use Permit. (Projects that are appeallable to the
Coastal Commission are usually processed as a Development Plan, which requires a full public
hearing; Minor Use Permits only require a public hearing if one is requested by an interested party.)

Fifth, the Suggested Modifications retain an important development standard that currently exists
within the San Luis Bay Area Plan but is proposed for deletion by the Specific Plan. This is existing
Standard 5 for Commercial Retail areas within Avila Beach, which requires that priority be given to

* As previously described, the County estimated that the maximum number of hotel units that could be
accommodated in the commercial area under Specific Plan Development Standards is 259 units. This
was based on an assumed hotel unit size of 400 square feet, plus parking and reception needs. If 100
hotel units are constructed in the commercial area, the space that would otherwise accommodate the
other 159 hotel units is roughly comparable to the amount of space that could accommodate 100
residential units assuming a residential unit size of 800 square feet.
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visitor-serving uses along Front Street, and that low-cost visitor serving facilities be protected,
encouraged, and where feasible, provided.

Finally, the Suggested Modification clarify that the preferred option for the development of the former
mobile home site, which has a prominent location on Front Street adjacent to the new park, is visitor-
serving lodging, with retail development facing onto Front Street. Affordable housing can be
constructed on this site only if no alternative sites are available to meet requirements for the
replacement of affordable housing. Currently, it appears that such sites are available in other areas of
the town a few blocks inland of the coast.

While the minimum of 100 lodging units required to be provided in the commercial area by the
suggested modifications will not meet the total demand for overnight visitor accommodations, there
are other opportunities to meet this demand within other areas of the town and surrounding area. As
previously noted, Bed and Breakfast accommodations are an allowable use throughout the residential
areas of the town. In addition, redevelopment of the Unocal Tank Farm site following hazardous
waste remediation provides another opportunity for future recreational development that will benefit
visitors and residents alike. While this area will be subject to future planning’, pages 31 through 33 of
the Specific Plan preliminarily suggest that the site could be developed with pedestrian and bicycling
trails, with a conference center that could include lodging uses. Finally, it is expected that a
subsequent proposal for some lodging uses at the Port San Luis Harbor Terrace site will be
forthcoming, accompanied with a more comprehensive update of the Port’s overall development plans.

¢. Conclusion

As submitted, the Avila Beach Specific Plan conflicts with Coastal Act Sections 30213 and 30222
because residential development that would be allowed under the Plan could consume space that is
needed to accommodate visitor-serving recreational facilities. This inconsistency is resolved by
suggested modifications which reserve a minimum amount of space for an amount of lodging units.
This minimum amount of visitor lodging will enhance opportunities for visitor recreation, and reflects
an appropriate intensity for such development consistent with the unique character of Avila Beach,
consistent with Coastal Act Section 30253 (5).

2. Coastal Access and Recreation

a. Applicable Policies

Section 30210.

3 The Specific Plan proposes to allow new development within the Specific Plan area to be processed
via Minor Use Permit in order to expedite the rebuilding of the town. The Suggested Modifications to
clarify that any development on the Tank Farm site shall be subject to the higher level Development
Plan review, as the planning for this area has not yet been completed, and future remediation activities
have potential coastal resource impacts that require a full and detailed review.
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In carrying out the requirement of Section 4 of Article X of the California
Constitution, maximum access, which shall be conspicuously posted, and recreational
opportunities shall be provided for all the people consistent with public safety needs and
the need to protect public rights, rights of private property owners, and natural resource
areas from overuse.

Section 30212.5.

Wherever appropriate and feasible, public facilities, including parking areas or
facilities, shall be distributed throughout an area so as to mitigate against the impacts,
social and otherwise, of overcrowding or overuse by the public of any single area.

Section 30221.

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

Section 30223.

Upland areas necessary to support coastal recreational uses shall be reserved for
such uses, where feasible.

Section 30252.

The location and amount of new development should maintain and enhance public
access to the coast by (1) facilitating the provision or extension of transit service, (2)
providing commercial facilities within or adjoining residential development or in other
areas that will minimize the use of coastal access roads, (3) providing nonautomobile
circulation within the development, (4) providing adequate parking facilities or providing
substitute means of serving the development with public transportation, (5) assuring the
potential for public transit for high intensity uses such as high-rise office buildings, and
by (6) assuring that the recreational needs of new residents will not overload nearby
coastal recreation areas by correlating the amount of development with local park
acquisition and development plans with the provision of onsite recreational facilities to
serve the new development.
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Section 30253.

New development shall:

(5) Where appropriate, protect special communities and neighborhoods which, because
of their unique characteristics, are popular visitor destination points for recreational uses

b. Analysis

The Avila Beach Specific Plan contains many elements that will protect and enhance coastal access
and recreation opportunities throughout the Avila area. These include, but are not limited to:

®

Increased Public Parking. Prior to the Unocal clean-up, there were approximately 935 parking
spaces available for general public use in the downtown area. With re-striping and other
streetscape improvements proposed under the specific plan, the number of public parking spaces in
the downtown area will increase to 952. In addition to these spaces, the Specific Plan identifies
that parking in the residential hillside area of the town would continue to be uncontrolled and
available for use by beach-goers and tourists.

Circulation and Streetscape Improvements. The Specific Plan calls for many improvements to
local circulation patterns, transportation corridors and roadways that will certainly benefit access to
the coast. In particular, the Front Street pedestrian plaza proposed between San Francisco and San
Miguel Streets and the “mid-block passage” providing a pedestrian connection between the
improved public parking lot and the plaza along the same alignment as the Avila Pier, will provide
enhanced coastal access and recreation opportunities. Eliminating poorly functioning intersections,
providing increased signage and bicycle facilities, widening sidewalks, and improving parking
supply and beach drop-off areas will also benefit coastal access and recreation.

Beach Accessways. The number and extent of stairways and ramps to the beach, when compared
to pre clean-up conditions, will be expanded by the Front Street rebuild currently underway.

Public Park. The intersection of Front Street and Avila Beach Drive presented traffic and safety
problems due to a limited line of site. As part of the settlement between San Luis Obispo County
and Unocal regarding the hydrocarbon contamination, Unocal agreed to donate the corner parcel at
this intersection to the County for use as a public park. This enabled the closure of the problematic
intersection, and use of the Front Street right-of-way, as part of the 1.5 acre park proposed by the
Specific Plan at this location. The park will include a pedestrian promenade along the seawall with
benches for people to sit and observe the beach, picnic and play areas, a restroom building, and as
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requested a Community workshops, a basketball court®. The plan also identifies the possibility of
constructing a community building in the park in the future.

e Preservation of Community Character and Historic Resources. The Specific Plan calls for the
retention of the historic features of the community, and provides design guidelines aimed at
maintaining the “funky and eclectic” character of the community. These elements of the plan are
described in more detail in Section IIL.D.4 of this report, and will help preserve the unique
character of the community that adds to its popularity as a destination for coastal recreation.

Notwithstanding the overall benefits to coastal access and recreation opportunities provided by the
Specific Plan, there are some outstanding issues that require modifications and supplements to the plan
as submitted.

Parking Supply

As noted above, the Specific Plan will increase the amount of public parking available to beach goers
by approximately 17 spaces. Although this represents an increase in the overall quantity of parking
spaces, there are issues related to the different locations where such parking will be provided. There
are also issues related to the impact that buildout of commercial and residential uses under the plan
may have on the availability of these spaces for coastal access purposes.

First, with respect to location, 77 parking spaces along Front Street that existed prior to the clean-up
will be lost as a result of the pedestrian plaza and public park. This parking will be replaced by
reconfiguring the existing parking lot (also known as Earl’s Alley Parking Lot), and by increasing the
amount of parking on side streets (i.e., San Juan and San Francisco Streets) through the use of diagonal
parking.

The loss of parking spaces along Front Street will reduce opportunities for beach-front parking. In
most cases, the loss of such parking would be considered a significant adverse impact on coastal
access and recreation opportunities. In this case, however, a public plaza and a public park that will
enhance opportunities for the public to enjoy coastal views and recreational activities on Front Street
are replacing the parking spaces. In addition, the overall number of parking spaces that will be
available to serve coastal access and recreation in the town will be increased by the Specific Plan. The
areas where the lost Front Street parking spaces will be relocated to (Earl’s Alley Parking Lot and side
streets between Front Street and First Street) provide convenient access to the beach and recreation
areas (i.e., the pedestrian plaza and Avila pier). Thus, the Specific Plan provides adequate, safe, and
effectively distributed parking to serve coastal access and recreation, consistent with the Coastal Act
policies cited above. Moreover, the pedestrian plaza and park provide nonautomobile circulation and

® The conceptual Front Street Park Plan presented on page 47 of the Specific Plan has been superceded
by construction plans for this park, currently undergoing County review. These construction plans
provide a wider pedestrian area between the basketball court and seawall than that shown in the
Specific Plan.
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recreation facilities that will enhance coastal access and recreation, consistent with Coastal Act
Section 30252.

There is, however, the potential for the buildout of commercial and residential uses proposed by the
Specific Plan to result in greater competition for public parking needed to serve coastal access and
recreation. If adequate on-site parking is not provided by commercial and residential uses, there is the
potential that residents and businesses will occupy the parking spaces needed by those who have come
to Avila to enjoy the beach. The potential for this to occur may be exacerbated by components of the
Specific Plan that propose:

¢ a financial contribution for parking and transportation improvements from Front Street businesses
in-lieu of providing on-site parking;

e waiving the requirement that multi-family residential development provide guest parking if it is
located in close proximity to a public parking lot; and,

e new residential multi-family development in a portion of the primary parking lot (Earl’s Alley)
used for beach parking.

To evaluate these impacts, it is important to understand various factors influencing the demand for
parking in Avila. Obviously, the greatest demand for public parking is during peak beach use times,
particularly summer weekends and holidays. According to County estimates, presented on pages 59 —
61 of the Specific Plan, the demand for beach parking during periods of peak use is approximately 998
spaces; about 952 spaces will be provided (not including parking available in the hillside residential
area of the town). Thus, it is clear that there will be high competition for parking spaces during
periods of peak beach use. There is typically more than adequate public parking to serve coastal
access and recreation as well as commercial uses during the less busy times of the year.

Most of the commercial establishments within the Front Street Commercial District have been, and are
expected to continue to be, oriented to the beach visitor (e.g., swimwear shops, snack shops,
restaurants, etc.). As a result, the Specific Plan assumes that during the peak season, most of the
patrons of these businesses park their cars at the public lot or on the street for the day, go to the beach,
then walk to the commercial establishments. Many of the public parking spaces are vacated by the
late-afternoon, making room for parking that can be used for restaurant and other evening use parking.

Given this scenario, and the desire to make the highest and best use of valuable coastal property, the
Specific Plan has proposed the in-lieu fee program noted above. Under this program, retail and
restaurant development (in the Front Street Commercial District only) could provide a financial
contribution, estimated at $5 per square foot of the commercial establishment, rather than providing
on-site parking. This fund would be used to finance the improvement and maintenance of the town’s
parking supply, a beach shuttle service, and to provide subsidies for improved public transportation
service to Avila beach.
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This approach is, in general, consistent with the Coastal Act standards cited above, because it
represents a balanced approach towards an effective distribution of parking supply, providing upland
coastal access support facilities, reserving prime coastal areas for access and recreation, and
facilitating the use of public transportation. However, the specifics of the in-lieu fee program have
yet to be developed and incorporated into the LCP. To ensure that this occurs in a timely fashion, and
that the details of the proposed in-lieu fee ordinance complies with Coastal Act requirements, the
Suggested Modifications call for the program to be submitted to the Coastal Commission for
incorporation into the LCP no later than June 31, 2001. In the event that no such ordinance is
submitted by this date, or certified by December 31, 2001, all commercial uses shall be required to
provide on-site parking consistent with CZLUO requirements.

To address the Specific Plan’s allowance of Residential Multi-Family development in the area that is
currently used for beach parking, the Suggested Modifications require that any such development
maintain a minimum number of 355 parking spaces in the parking lot. This number of spaces has been
relied upon by the Specific Plan as a means to mitigate the loss of parking along Front Street, and are
needed to meet the demand for beach parking during periods of peak use. The modification also
required that the development protect parking lot landscaping, which not only enhances the visual
quality of the area, but has also been designed to intercept and filter stormwater runoff from the
parking lot.

Finally, the suggested modifications delete the proposed exception to the requirement that residential
multi-family development provide guest parking at a rate of 0.25 spaces per unit. This change is
needed to ensure that residents and their guests do not consume parking spaces that are needed to serve
Coastal Act priority uses.

Transportation

As called for by Section 30252 of the Coastal Act, the location and amount of new development
should maintain and enhance public access to the coast by, among other means, facilitating the
provision or extension of transit service. The existing San Luis Bay Area Plan indicates the potential
for the old Pacific Coast Railroad right-of-way, which runs parallel to Avila Beach Drive, to be used
by the proposed Pacific Coast Light Railway. Other options for public transportation and/or public
trail systems may be desirable to pursue in the future.

While the Specific Plan contains beneficial provisions for alternative transportation, such as the
proposed expansion of bicycle trails and facilities and the potential for a future beach shuttle, the Plan
does not effectively preserve the railroad right-of-way for future transportation and access options. A
portion of this right-of-way would be redesignated from recreation to residential multi-family. Such
development has the potential to preclude public transportation and access systems along the right-of-
way that would benefit coastal access and recreation.
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To address this issue, the Suggested Modifications requires that any future development in this area
preserve future opportunities to use the railroad right-of-way for public trails, a light railway, or some
other public transportation system.

Another transportation issue raised by the Specific Plan is the proposal to potentially allow vehicular
access to the pedestrian plaza area in the future. The Plan does not, however, identify what basis or
process shall be applied to such a determination. The suggested modifications clarify this issue by
referencing the County’s intention to evaluate seasonal or periodic vehicle use of the plaza area
following the first year of use of this area by pedestrians only; and, by specifying that any proposal to
open the plaza for vehicle access shall require a coastal development permit.

Temporary Events

As a means to enhance the economic recovery of the town, the Specific Plan encourages the use of
special events to attract visitors to the area. To ensure that such events do not preclude coastal access
and recreation opportunities for the general public, the Suggested Modifications incorporate the
Commission’s guidelines regarding when temporary events require a coastal development permit.
They also specifically identify that such events should not interfere with the general public’s ability to
access and recreate on the beach.

Boater Access

In terms of boater access, the loss of beach-front parking spaces and associated street closures may
make it less convenient to unload small boats to launch from the the existing boat hoist on Avila Pier,
or into San Luis Creek. Prior to the clean-up, vehicles with small trailered boats could park directly at
the base of the pier, where a dolly is available to pull the trailer to the hoist. Similarly, vehicles
carrying small boats such as kayaks could park at the western (up coast) end of Front Street, close to
where San Luis Creek runs under Avila Drive, and the kayaks could be easily carried to and launched
at the creek.

Under the redevelopment scenario proposed by the Specific Plan, vehicle access would be prohibited
along Front Street, between San Francisco and San Miguel Streets, where the pier intersects with the
public plaza. There would, however, be drop-off areas at the seaward terminus of both San Francisco
and San Miguel streets, where beach goers and boaters could temporarily stop to unload passengers
and equipment. Boaters would be required to dolly their boats about 200 feet from the drop off areas
to reach the pier.

Similarly, there will be a drop-off area at the seaward terminus of San Juan Street, where kayakers or
other small boaters could stop and off-load their boats, and carry them down an emergency vehicle
ramp to the beach. Alternatively, those interested in launching boats into the creek could carry them
approximately 250 feet to the west, along the park promenade that follows the seawall. The seawall at
the west-end of the beach is typically about one feet above the sand, and can be stepped over. The
creek, depending on its flow pattern, is just west of the parks up coast edge.
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To ensure that the proposed drop-off areas function effectively for all users, consistent with the need to
maintain emergency vehicle access to the park, plaza, and pier, the Specific Plan calls for an Access
Management Plan to be developed by the County, Port San Luis Harbor District, CDF/County Fire, the
County Sheriff, and the Avila Beach CSD. The Suggested Modifications to the Specific Plan
contained in this report add the Avila Yacht Club as an organization that should participate in the
development of this plan, to ensure that it effectively considers the needs of boaters. In addition, the
Suggested Modifications require that the Access Management Plan be submitted to the Coastal
Commission for incorporation into the LCP prior to June 31, 2001. This establishes a specific timeline
to make certain that these issues are resolved in a timely fashion, and in a manner that is consistent
with the Coastal Act.

While the changes to Front Street parking and circulation may add a little inconvenience for launching
small boats at the pier or in the creek, the Specific Plan has not in any way precluded these important
coastal recreation activities from occurring. Rather, the Specific Plan has attempted to provide
enhanced coastal access and recreation opportunities for all users. It is also important to note that boat
launch ramps dedicated for vehicle use are available in close proximity (i.e., the launch ramps at Olde
Port Beach and Port San Luis). Thus, the Specific Plan is, overall, consistent with the Coastal Act
objectives of maximizing public access.

Yacht Club

Another access issue that has been raised during the development of the Specific Plan has been the
impact of the existing yacht club on coastal access and recreation opportunities, as well as its impacts
on visual access to the beach and ocean. The Commission and its staff have received numerous letters
with regard to this issue (attached as Exhibit 4), both in favor and against the replacement of this
structure at its original location. (It had been temporarily relocated during the clean-up, and has since
been replaced at its original location at the base of Avila Pier, above the public beach.) Some of these
letters have opposed the re-establishment of this building on the pier because it blocks public views of
the coast and limits use of the sandy beach beneath it. They have also expressed sentiment that the
building is used for an exclusive purpose that is inconsistent with its location on public property.

The Port San Luis Harbor District manages this building, and the property it is located on, and leases
the building to the Yacht Club. The building has been considered a Historic Resource, as its use dates
back to a World War II lookout. As a result, the Coastal Development Permit for the clean-up, as well
as the Army Corps permit, allowed for the building to be relocated to its original site upon completion
of the remediation. While the building does block some coastal views, it is a pre-existing structure that
is part of the town’s history and character.

Nevertheless, the Commission is sensitive to the concerns that have been expressed regarding the use
of this building for private purposes. Although the building’s primary use is by the Yacht Club,
groups including the Boy Scouts, docents for the Pecho Coast Trail, the Coast Guard Auxiliary and
others also make use of the building. While this is indicative that the Yacht Club has allowed the
building to be used for public purposes, there may be future opportunities to further enhance general
public use and enjoyment of this building. These could include incorporating some interpretive

-
»
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historical displays and information throughout the building, perhaps with a maritime focus;
establishing visiting hours for the general public; clarifying the terms and means by which the building
can be used by the general public and/or membership organizations; and providing greater public
outreach.

To further the objective of maximizing coastal access and recreation opportunities that complement
this historical resource, the Suggested Modifications to the Specific Plan require future development
activities involving this building to include measures that enhance the general public’s ability to utilize
this building and learn about its history. The modifications further specify that all uses of this building
should be conducted in a manner that is sensitive to its historic value and prominent location above
and adjacent to the public beach and town center.

¢. Conclusion

The Specific Plan proposes many improvements to the parking, circulation, and recreation facilities in
the town of Avila that will certainly benefit coastal access and recreation consistent with Coastal Act
objectives. There are, however, unresolved issues related to the proposed parking and access
management programs that will require further Commission review to ensure Coastal Act consistency.
In addition, modifications to the plan are needed to ensure that residential development will not
consume parking spaces needed to serve coastal access and recreation, and to enhance opportunities
for the public to use and enjoy the historic beach —front Yacht Club building. With the changes to the
plan and the additional Commission review called for by the Suggested Modifications, the Specific
Plan is consistent with the coastal access and recreation policies of the Coastal Act.

3. Marine Resources and Water Quality

a. Applicable Policies

Section 30230.

Marine resources shall be maintained, enhanced, and where feasible, restored.
Special protection shall be given to areas and species of special biological or economic
significance. Uses of the marine environment shall be carried out in a manner that will
sustain the biological productivity of coastal waters and that will maintain healthy
populations of all species of marine organisms adequate for long-term commercial,
recreational, scientific, and educational purposes.

Section 30231.

The biological productivity and the quality of coastal waters, streams, wetlands,
estuaries, and lakes appropriate to maintain optimum populations of marine organisms
and for the protection of human health shall be maintained and, where feasible, restored
through, among other means, minimizing adverse effects of waste water discharges and
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entrainment, controlling runoff, preventing depletion of ground water supplies and
substantial interference with surface water flow, encouraging waste water reclamation,
maintaining natural vegetation buffer areas that protect riparian habitats, and minimizing
alteration of natural streams.

b. Analysis:

The Avila Beach Specific Plan provides a unique opportunity to incorporate new information and
knowledge regarding coastal water quality protection and polluted runoff into the LCP. In addition to
taking advantage of this opportunity, the Specific Plan must address the potential impact that permitted
development may have on marine resources and water quality. In Avila Beach, a marine resource that
has the potential to be impacted by redevelopment is grunion, a type of fish that seasonally spawns in
the intertidal areas of Avila Beach.

Urban Runoff

Both state and federal authorities have identified urban runoff as a major source of pollution adversely
affecting the biological and beneficial uses of California’s waters. Urban runoff also contributes to

numerous beach closures in California each year, jeopardizing pubic health and limiting coastal access.

Urban runoff from Avila Beach is discharged into San Luis Obispo Creek and directly to the beach. It
is extremely difficult and expensive to control the composition of urban runoff discharges through
conventional wastewater technologies. Therefore, it is critical that measures to control the sources of
pollutants be implemented before the pollutants are actually discharged into the storm drain system.

To date, the redevelopment of Avila beach has been accompanied by the incorporation of pollution
control devices into the rebuilt infrastructure. These were required by the locally approved Coastal
Development Permits for the rebuild of Front Street, and include filter systems to remove urban
pollutants from storm water as it flows into catch basins; vegetated filter strips throughout the
improved public parking lot that will remove oil and particles from stormwater before it enters the
discharge pipe that leads to San Luis Obispo Creek; and, an energy dissipater/clean-out area at the
primary stormwater outfall to Avila Beach, where any trash contained in stormwater will collect and
be periodically cleaned-out. These features should help reduce the amount of pollutants contained in
runoff from the rebuilt streets and parking lots.

Lacking from the Specific Plan are provisions requiring new private development to install similar
pollution control devices to prevent runoff from private property from having an adverse impact on
coastal water quality and marine resources. Such runoff has the potential to contribute sediments and
urban contaminants (e.g., fertilizers, herbicides, heavy metals, hydrocarbons) that can have a
deleterious affect on coastal water quality and marine habitats. Also absent from the Specific Plan is a
coordinated approach towards monitoring, maintaining, and improving the facilities and natural
elements that protect water quality on the watershed level. Water quality within Avila Beach cannot be

«
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protected without managing inland developmenf and land uses, including the implementation of
similar water quality management measures throughout the watershed.

In order to address potential water quality impacts posed by runoff from private property, the
Suggested Modifications to the Specific Plan incorporate requirements for new commercial and
residential development. These standards prohibit urban activities that can contaminate water quality,
such as disposing restaurant mat, vehicle, and other wash water into the storm drain system. They also
require new development to minimize impervious surfaces, and install and route drainage through
vegetated filter strips, as a means to reduce the amount of contaminated runoff entering the creek and
ocean. As required by the Suggested Modifications, these specified Best Management Practices must
be sized to handle and treat runoff from all but the largest 15% of storms.

In addition to establishing water quality protection standards for commercial and residential
development, the Suggested Modifications promote a Watershed Management Program for San Luis
Obispo Creek. This program is intended to be a first step in a multi-tiered effort aimed at protecting
and restoring coastal water quality throughout the San Luis Obispo County coastal zone. The program
calls for the County to initiate and coordinate the various monitoring, maintenance, and reporting
functions necessary to maintain and improve water quality and protect public health. Such a program
is needed to ensure that the Best Management Practices installed during the rebuild are effectively
monitored and maintained, and that inland development does not jeopardize the water quality
protection efforts being implemented in Avila Beach.

Another change to the Specific Plan called for by the suggested modifications deals with the proposal
to construct asphalt drainage swales in the hillside residential neighborhoods. Such drainage channels
do not take advantage of opportunities to reduce the volume of runoff by increasing infiltration, nor do
the provide any filtering capabilities to remove pollutants. The Specific Modifications therefore call
for the use of vegetated swales instead, where slopes allow, which both allows for infiltration and
filters out pollutants from stormwater. In installed in conjunction with residential development, these
vegetated drainage swales can be applied the requirement that such development provide BMP’s with
adequate capacity to treat up to the 5™ percentile storm event.

Finally, the Suggested Modifications call for retention of the existing LCP for the Open Space Land
Use Category, which requires riparian vegetation to be retained along creekways (proposed for
deletion by page 154 of the Specific Plan). Riparian vegetation provides a critical component to the
natural drainage system that helps remove pollutants from stromwater runoff before it enters aquatic
habitats.
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Grunion

As previously noted, grunion use the intertidal areas of Avila Beach to spawn. In general, this occurs
for a period of 7 days following each of the 2 monthly spring tides from March through September.

During the review of the draft Specific Plan and associated Environmental Impact Report (EIR), a
concern was raised that lighting proposed on the seaward side of the seawall could adversely affect
grunion spawning. (This lighting is intended as a safety feature that illuminates areas of the beach
which otherwise may be hidden from view by the seawall.) In response to this concern, both the
Specific Plan and the EIR recommend that the seawall lights be turned off when grunion are spawning.
However, neither the EIR nor the Specific Plan identify who will be responsible for turning these
lights off.

The Suggested Modifications therefore specify that the entity responsible for maintaining the public
lights in Avila Beach (currently the Avila Beach CSD) shall be responsible for turning off the seawall
lights during grunion spawning events, and shall prepare or obtain annual schedules of when grunion
spawning is expected to occur.

c. Conclusion

With the suggested modifications to address polluted runoff and protect grunion, the amendment is
consistent with Coastal Act Sections 30230 and 30231.

4. Visual Resources and Community Character

a. Applicable Policies
Section 30251.

The scenic and visual qualities of coastal areas shall be considered and
protected as a resource of public importance. Permitted development shall be
sited and designed to protect views to and along the ocean and scenic coastal
areas, to minimize the alteration of natural land forms, to be visually compatible
with the character of surrounding areas, and, where feasible, to restore and
enhance visual quality in visually degraded areas. New development in highly
scenic areas such as those designated in the California Coastline Preservation and
Recreation Plan prepared by the Department of Parks and Recreation and by local
government shall be subordinate to the character of its setting.
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Section 30253.

New development shall:

(5) Where appropriate, protect special communities and neighborhoods which, because of their
unique characteristics, are popular visitor destination points for recreational uses

b. Analysis

Two important features of Avila Beach that make it a popular destination for visitors, as well as a
desirable residential area, is its small town character and beautiful coastal views. Both of these
characteristics receive appropriate attention by the Specific Plan, which includes detailed design
guidelines to ensure that future development takes place in a manner that retains the “funky and
eclectic” character of Avila Beach and its orientation as a beach community. The Specific Plan also
seeks to preserve unobstructed public views of the ocean, among other means, by preserving view
corridors from Avila Beach Drive down San Juan and San Miguel Streets, and by limiting the height of
new development to 25 feet. Palm trees were specifically chosen for street landscaping because in
addition to their hardiness, they have less of an impact on views than other types of street trees.

. To further protect coastal views, the Specific Plan recommends that the potential for construction of
retail space on Avila Pier be eliminated from the Port San Luis Harbor District Master Plan. This
recommendation is advisory in nature, as it will be up to the Harbor District to determine what
revisions to its Master Plan, if any, should be pursued. Any future development on Avila Pier would
require a Coastal development Permit from the Coastal Commission, and would need to comply with
the visual resource protection standards of the Coastal Act.

The Design Standards intended to protect the unique character of Avila Beach require new
development to be consistent in character and style with the pre-remediation buildings, through the use
of styles, materials, scale, articulation and signing that reflects the traditional design of the town. The
Specific Plan also protects the character of Avila by calling for the retention and replication of historic
structures such as the Avila Grocery, the former Custom House, the Sea Barn, and the Yacht Club.
Finally, the Specific Plan seeks to maintain an economic mix in Avila by calling for the replacement of
affordable housing units that were removed through the clean-up process.

There are, however, particular elements of the Specifc Plan that need to be modified and/or
supplemented to make sure that the character and scenic quality of Avila Beach are effectively
protected and restored.

- The Specific Plan proposes to replace an existing section of the San Luis Bay Area Plan that identifies
the range of allowable uses in commercial areas with two new sections of the Specific Plan that are
specific to the Front Street Commercial District and areas designated for Commercial Retail. This

. change has unintentionally removed a prohibition against some particular commercial uses contained
in the existing LCP (i.e., communication uses; business and vocational schools; concrete, gypsum, and
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plaster products; food and kindred products; printing and publishing; and, auto, mobilehome and
vehicle dealers and supplies). The Suggested Modifications retain the LCP’s prohibition against these
uses as a means to preserve the character of Avila Beach.

The Specific Plan also proposes to delete another section of the existing San Luis Bay Area Plan
identifying building bulk and public view corridors as critical factors to be considered in the review of
residential multi-family development (see Standard 1 for Residential Multi-Family Development
attached as Exhibit 3, page 7). As the amendment is suggested to be modified, this requirement would
be retained within the San Luis Bay Area Plan, and applied to the Residential Single Family Land Use
Category as well. The language of the standard would also be revised to make it clear that all new
residential development must be designed to protect public view corridors to the beach and ocean.

Finally, the Specific Plan indicates that density bonuses may be granted as incentives for the
construction of affordable housing. The Suggested Modifications clarify that such bonuses can be
granted only where the resulting development will conform to all other applicable LCP standards, and
not result in adverse impacts to coastal resources and public access and recreation opportunities. This
modification ensures that visual and community character issues (in addition to other coastal resource
protection policies of the Coastal Act and LCP) must be taken into account before density bonuses can
be granted.

¢. Conclusion

Minor modifications to the Specific Plan described above are needed to retain important components
of the existing LCP that protect coastal views in Avila beach and the character of the town which
makes it a popular destination for coastal recreation. With these modifications, the Avila Beach
Specific Plan ensures that redevelopment and new development will preserve the unique
characteristics of this special community, and its valuable scenic resources, consistent with the
requirements of Coastal Act Sections 30251 and 30253 (5).

5. Public Service Capacities

a. Applicable Policies

Section 30250.

(a) New residential, commercial, or industrial development, except as
otherwise provided in this division, shall be located within, contiguous with, or in
close proximity to, existing developed areas able to accommodate it or, where
such areas are not able to accommodate it, in other areas with adequate public
services and where it will not have significant adverse effects, either individually
or cumulatively, on coastal resources. In addition, land divisions, other than
leases for agricultural uses, outside existing developed areas shall be permitted
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only where 50 percent of the usable parcels in the area have been developed and
the created parcels would be no smaller than the average size of surrounding
parcels.

(b) Where feasible, new hazardous industrial development shall be located
away from existing developed areas.

(c) Visitor-serving facilities that cannot feasibly be located in existing
developed areas shall be located in existing isolated developments or at selected
points of attraction for visitors.

b. Analysis

As required by Coastal Act Section 30250, the extent of new development allowed by the Specific
Plan must be able to be accommodated by existing public service capacities. This necessitates an
evaluation of the buildout potential under the Specific Plan, and whether there is adequate
infrastructure, particularly water and sewer, available to serve this buildout.

As presented on page 51 of the Specific Plan and in Section 4.4 of the EIR, it has been estimated that
the existing LCP would allow for the build-out of approximately 667 units in Avila Beach, equating to
a population of 1,094. (The pre-remediation population of Avila Beach was 395.)

Under the Specific Plan, the area designated for multi-family residential development would increase,
but the development potential in visually sensitive areas would decrease (e.g., near the oak woodlands
along Avila Drive). The net result of these changes is estimated by the Specific Plan to result in a
buildout potential of 657 housing units, and a population of 1,077.

In terms of infrastructure, water is provided to the Avila Beach community by the Avila Beach CSD,
which receives an allocation of 65 acre feet per year from the Lopez reservoir. The CSD has also
contracted for an additional 100 acre-feet from the State Water project. According to page 75 of the
Draft EIR, this State water, along with the existing allocation from Lopez reservoir, is expected to be
sufficient for 820 total dwelling units, which exceeds the estimated buildout of 657 units, and should
be adequate to serve the potential visitor-serving development as well. The EIR and Specific Plan note
that Unocal has agreed to purchase five years of State Water for the CSD in acknowledgement that
groundwater and soil contamination issues have resulted in lost growth and revenues for the
community.

The Avila Beach CSD also provides sewer service to the community through the Avila Beach
Treatment Plant, which has a capacity of 200,000 gallons per day and discharges the treated
wastewater into San Luis Bay via ocean outfall. As stated on pages 64 - 65 of the Specific Plan, this
capacity is estimated to support 1,436 people, and is expected to be adequate to serve both residential
and commercial development until about the year 2010.
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One potential problem raised by the Specific Plan with respect to the provision of public services is the
proposed replacement of the existing LCP Land Use Map with the Land Use Map shown on page 145
of the Specific Plan. This replacement map does not show the boundaries of the Urban Services Line,
a critical feature for determining the allowable extent of public services and preventing urban sprawi
into rural areas. The Suggested Modifications clarify that the Urban Services Line, as shown on the
current LCP land Use Map (attached as Exhibit 1) remains in effect.

c¢. Conclusion

Adequate water and wastewater treatment services will be available to support the future development
proposed by the Specific Plan. Thus, the amendment is consistent with Coastal Act Section 30250.

E. California Environmental Quality Act (CEQA)

The Secretary of Resources has certified the Coastal Commission’s review and development process
for Local Coastal Programs and amendments as being the functional equivalent of the environmental
review required by CEQA. Therefore, local governments are not required to undertake environmental
analysis on LCP amendments, although the Commission can and does use any environmental
information that the local government has developed. In this case the County approved an EIR for the
Specific Plan/LCP amendment. Staff has used this information in the analysis of the amendment
submittal, and has identified additional measures that need to be incorporated into the amendment in
order to avoid adverse environmental impacts. These measures are embodied in the suggested
modifications to the County’s amendment submittal. With these changes, approval of the amendment
complies with the California Environmental Quality Act because as modified, the amendment will not
have significant environmental effects for which feasible alternatives or mitigation measures have not
been employed.
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AVILA BEACH

The following standards apply only to lands within the town of Avila Beach, to the land use
categories or specific areas listed. .

COMMUNITYWIDE: The following standards apply within the Avila Beach urban
reserve line and are not limited to a single land use category.

1.  Water Authorization Required. Submittal of a "will-serve” letter from the Avila
Water District is required prior to issuance of any building permits for construction

proposed to have water service.

2.  Avila Beach Drive and San Luis Bay Drive Level of Service. The Level of
Service (LOS) for Avila Beach Drive and San Luis Bay Drive shall be based on the
average hourly weekday two-way 3:00 p.m. to 6:00 p.m. traffic counts to be conducted
during the second week in May of each year. [Added 1995, Ord. 2702]

3. Front Street Enhancement Plan. All Development Plan applications involving
parcels with frontage on Front Street shall incorporate appropriate elements of the Front
Street Enhancement Plan, as shown in Figure 8-3. Installation of street trees and other
landscaping may be waived if a management entity does not exist to provide for the long-
term maintenance of these landscape elements. [Added 1996, Ord. 2776]

COMMERCIAL RETAIL: The following standards apply only to lands within the
Commercial Retail land use category.

1. Limitation on Use. Uses identified in Coastal Table O, Part I of the Land Use
Element as "A", "S" or "PP" uses may be permitted except: communication uses;
schools-business and vocational; concrete, gypsum and plaster products; food and kindred
products; printing and publishing; single family dwellings (except on the second floor);
auto, mobilehome and vehicle dealers and supplies.

2.  Permit Requirement. Development Plan approval is required for all proposed uses.
Building bulk and view corridors are critical factors to be considered in Development

Plan review.
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3.

S.

Height Limitation. Proposed structures are limited to a maximum height of 25 feet
above the highest corner of the lot, or 25 feet above the Front Street sidewalk (not to
exceed two stories), whichever is greater.

Signs. Signs shall be limited to the following:
a. One wall sign for each business or tenant, on each frontage or building face

having a public entrance, not to exceed 15% of the area of each building face and
not to exceed 80 square feet nor to be located above the second story.

b. Signs shall be of wood or wood appearing materials.
Priority and Protection of Visitor-Serving Uses. Priority shall be given to

visitor-serving uses along Front Street. Low-cost visitor serving facilities shall be
protected, encouraged, and where feasible, provided.

INDUSTRIAL.: The following standards apply only to lands within the Industrial

land use category.

1.

Limitation on Use - Tank Farm. Uses are limited to pipelines and power
transmission (including petroleum product storage and pipeline facilities); coastal
accessways; and water wells and impoundment.

Limitation on Use - Pier. Facilities at the existing pier are limited to those needed
to make the transfer of petroleum products and are not to include storage facilities.

Permit Requirement. Proposed industrial facilities or modifications/expansion of
existing facilities, will require Development Plan review and be subject to the following:

a. Phasing plan for the staging of development indicating the anticipated timetable
and Site Plans for project initiation, expansion possibilities, completion,
consolidation possibilities and decommissioning.

b. Oil spill contingency plan (using the most effective feasible technique) indicating
the location and type of cleanup equipment, designation of responsibilities for
monitoring, cleanup, waste disposal and reporting of incidents and pro- visions
for periodic drills by the operator, as requested by the county, to test the
effectiveness of the cleanup and containment equipment and personnel.
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5.

c. A fire protection system approved by the governing fire authority.

d. All facilities not requiring an ocean site to function, shall setback from the ocean
including: wastewater and ballast water processing facilities, major petroleum
storage facilities, offices and warehouses (excluding facilities housing oil spill
containment and recovery equipment).

e Effective screening of proposed and existing industrial facilities on the site from
public view. Effective screening would include removal of unused or unsightly
equipment from public view, the sitting of proposed facilities in an inconspicuous
manner by careful site design and the provision of contoured banks and grading,
extensive landscaping and decorative walls and fences. ‘

f. Any part of the facilities that cannot effectively be screened by the above methods

shall be painted with nonreflective paint and with colors which blend with the

surrounding natural landscape.

Air Pollution Standards. Any expansion or modification of existing petroleum
processing or transportation facilities or the construction of new facilities shall meet San
Luis Obispo County Air Pollution District (APCD) standards.

Coordination of Review. Any proposed extension of pier facilities to accommodate
ship sizes above those presently using the bay (approximately 30,000 dwt) is to be

- reviewed by the county and harbor district for possible onshore and harbor impacts.

Marine Terminal. Should expansion or construction of onshore pipelines prove
infeasible, new or expanded marine terminals shall be designed and operated to a)
provide maximum feasible and legally permissible multi-company use; b) minimize the
oil spill risk; ¢) minimize the risk of collision from movement of vessels; d) have ready
access to the most effective feasible containment and recovery equipment for spills; and
¢) have onshore deballasting facilities to receive fouled ballast water from tankers where

operationally or legally required.

PUBLIC FACILITIES: The following standards apply to the Port San Luis Harbor

District Plan for proposed harbor improvements, hillside area
development and potential plans to service offshore oil

development.
1.  Permit Requirement - Port Facilities. New development, ihcluding alterations to
port facilities (other than those approved by coastal commission permits or on-going
PLANNING AREA STANDARDS ‘ 8-12 SAN Luts BAY AREA PLAN (COASTAL)
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AVILA BEACH FACILITIES

t. Avila Beach Facilities Goals and Policies: The proposed objectives for the
Harbor District’s Avila facilities are as follows:

@)

@

3

@

General: Emphasize the recreational orientation of this area by
maintaining an attractive and usable beach and pier, convenient parking,
and complementary visitor-serving retail establishments in appropriate
locations. (PSL Policy AB-1)

Avila Pier: Enhance the utility of Avila Pier to a variety of recreational
users, including pier fishing, boating, sightseeing, and similar activities.
Permitted uses include the above activities plus a small area of additional
visitor-serving retain facilities, up to 12,000 sq. ft. of floor area, for a
restaurant, small shops, or similar uses. This area may be developed in
one or more leaseholds, located in a single location or at intervals along
the pier; provided, however, that not more than 2,000 square feet may be
located on the Pier Terminus. The location for this lease area and related
pier improvements are to be consistent with Figure 8-7, Avila Beach

Facilities Plan. (PSL Policy AB-2)

Beach Area: Restore and maintain the picnic and play ground facilities
for beach users, but avoid clutering the beach with unnecessary or
excessive structures. Permitted uses include public beach recreation
facilities, the existing yacht club, restrooms, and administrative offices of
the Harbor District; and non-motorized recreation equipment rental
provided that such concessions are not in an enclosed structure. (PSL

Policy AB-3)

Parking Lot: Permitted uses include public parking and related
landscaping, a "mini-park" adjacent to the Post Office building, and
Harbor District storage provided that the remainder of the parking lot will
still be able to accommodate at least 300 cars for general public parking.

(PSL Policy AB-4)

SLo LA 1-00
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L1323 § un
6] #xpry s e 14593 - . " AS 0BT THE
o L S : ) n
= Y3ld 40 ISYg——r” | o ,
Srwiray uie < cee 1 ¢ m
* ¥ " D A ) e . :
Y ?wﬁ x M'Au*« waw onadde- 83400 mm
ioidus WaLe t3id "
TR N oSSR T om
wion vz;«mm‘m.mao%%n-c. SNNINYAL Yald . ufm
03804004 i q “
21v08 ¢ Sil ;
:.-_.r.xcco “m..wwmm W ]
RISOIONS ~ N!
R 18 OINDINV NY®
=
i
R H
St HYS
e RN s REVELL
UO NOIN
% v

PLANNING AREA STANDARDS

4
)

Exh

8-27

SaN Luis BAY AREA PLAN (COASTAL)

GENPLAN\V9200501.PLN

REVISED MARCH, 1997




RESIDENTIAL MULTI-FAMILY: The following standards apply only to lands {"‘
‘ within the Residential Multi-Family land use 3

category.

1.  Permit Requirement. Development Plan approval is required for all uses in the
Residential Multi-Family land use category. Building bulk and view corridors are critical
factors to be considered in Development Plan review.

2.  Density Limitation. Multi-family lots fronting San Miguel Street are limited to ‘low
density, a maximum of 15 dwelling units per acre. Multi-family lots elsewhere in the
community may develop at high density, a maximum of 38 dwelling units per acre.

3.  Height Limitation. Proposed structures are limited to a maximum height of 20 feet.

RESIDENTIAL SINGLE FAMILY: The following standards apply only to lands
within the Residential Single Family land use

category.

1. Limitation on Use. Uses identified in Coastal Table O, Part I of the Land Use
Element as "A", "S" or "PP" uses are limited to: animal raising and keeping; home
occupations; residential accessory uses; single family dwellings; and temporary
dwellings. :

2.  Permit Requirement. Minor Use Permit approval is required for all uses.

3.  Height Limitation. Proposed structures are limited to a maximum height of 20 feet.

'OPEN SPACE: The following standards apply only to lands within the Open Space
land use category.

1.  Riparian Vegetation. Riparian vegetation is to be retained along creekways.

SLo LerPA 1-00
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RECREATION: The followmg standards apply only to lands within the Recreation

land use category.

l‘

2.

Pacific Coast Railroad Right-of-Way. Allowable uses are limited to the proposed
railroad line, bicycle and hiking trails. Construction of the proposed railroad shall
require Development Plan approval. '

RV Park Expansion. The existing camper park south of San Luis Obispo Creek is not
to be expanded into the creek floodplain.

Sycamore Hot Springs - Development Standards. Expansion of existing facilities
is to occur in accordance with the approved Development Plan, with no development
north of Avila Road.

Avila Road. The following standards apply to land bounded by San Luis Obispo Creek on
the north, San Luis Bay Drive on the west, Ontario Road on the east and Avila Beach Drive on

the south, except for the area shown in Figure 8-8.

4. .

5.
6.

Limitation on Use. Uses identified in Coastal Table O, Part I of the Land Use
Element/Local Coastal Plan as "A", "S" or "P" uses are limited to those uses allowed

in the Open Space land use category with the addition of uses contained in the definition

of outdoor sports and recreation.
Permit Requirement. Development Plan approval is required for all uses.

Flood Protection. Structural uses are to be protected from flooding or clustered on
connguous parcels under the same ownership.

Intersection of Ontario Road and Avila Beach Drive. The following standards apply
to land at the intersection of Ontario Road and Avila Beach Drive as shown in Figure 8-8.

7'

8.

Limitation on Use. Uses identified in Coastal Table O, Part I of the Land Use
Element/Local Coastal Plan as "A", "S" or "P" uses are limited to those uses allowed
in the Open Space land use category with the addition of: Libraries and Museums,
Outdoor Sports and Recreation, Eating and Drinking Places, Food and Beverage Retail

‘Sales, and Roadside Stands.

Permit Requirements. Minor Use Permit approval is required for all new uses
proposed in existing structures. Development Plan approval is required for all new uses

that propose any additional structures. Land use permits shall include a review of
SLOo LCPA 1-00
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FROM : PERRY MARTIN ~ SANTA CRUZ, CA  PHONE NO. : 831 425 1121 fpr. 02 2008 11:81AM P1

&

April 3, 2000

Coastal Commissioners
California Coastal Commission
45 Fremont Street, Suite 2000
San Francisco, CA 94105-2219

Subject: Public view and beach access at Avila Beach.

The townspecple of Avila Beach have, in their Spec¢ific Plan for the
town and by a resolution adopted by their Avila valley Advisory
Council, made it clear that they do not want the private club and
bar owned by the San Luis Yacht Club to be located on the public

beach.

This building blocks the public's view of the beach and ocean and
prevents the public from accessing about 3,000 square feet of the
most prime part of the public beach.

I am inquiring to find out why our concerns about this issue are
not being addressed?

Sincerely,
' ‘ Pexry &grtin
51 San Luis Street

P.0O. Box 75
Avila Beach, CA 93424

Copies to: Peter Douglas, Executive Director
Tami Grove, Central Coast Deputy Director
Steve Monowitz, Analyst, Central Coast District Office = .-
Renee Brooke, Analyst, Central Coast Distric Office g

. EXHIBITNO. & , 1

APPLICATION NO,
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STATE OF CALFORNIA - THE RESOURCES AGENCY

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE
725 FRONT STREET, SUITE 300
SANTA CRUZ CA 95060

(B31) 4274863

April 14, 2000

Perry Martin

- 51 San Luis Street
P.0.Box 75 :
Avila Beach, CA 93424

Subject: San Luis Yacht Club

Dear Mr, Martin:

Thank you for your letter of April 3, 2000 regarding the San Luis Yacht Club. Your letter states
that the townspeople of Avila beach do not want the “private club and bar owned by the San Luis

Yacht Club to be located on the public beach”, as it “blocks the public’s view of the: beach and
ocean and prevents the public. from accessing about 3,000 square féet of thé most prime ‘part of
~ the pubhc beach”. Your letter asks why these concerns are not being addressed.

. "As a matter of clanﬁcauon it is my understanding that the Port San Luis Harbor sttnct owns
-~ the building and leases it to the Yacht Club. - i

With respect to the replacement of this buﬂdmg at its former location (the base of Avila Pier), the
permits required for the cleanup activities provided for this replacement. The building was
considered a historic resource, and replacing it at its original location following the cleanup was
provided for in the Coastal Development Permit approved by the County for the cleanup. It is
‘my understanding that the rcplacemeut of this building at its original location was also a
condition of the Army Corps of Engineers permit for the cleanup. Given these actions, it does
not appear to be possible for the Coastal Commission to prohibit the Yacht Club from bemg

returned to its former location.

The Coastal Commission will, however, consider the issues and concerns raised by ‘your letter
when it reviews the Avila Beach Specific Plan. While the Commission may not be able to
* prohibit the buildings replacement, it may ¢ consider new policies as part of the Specxﬁc Plan that
" ¢ould, among other things, call for the “phasing out” of this building or current use. Any such

policies would need to conform to the Chapter 3 policies of the Coastal Act, which, in addition to

protecting public views and beach areas also protects facilities that serve recreational boating.

I look forward to working with yoﬁ in this regard. If you have any qucstions, or would like to
discuss these matters further, please contact staff analyst Steve Mo'nowi;z at (831) 427-4863.

Sincerely,

Tami Grove . | St LLPA 1'00

Deputy Director .
Central Coast District Ofﬁce E_ )(L\ flp;',’ 'L!‘/ f ‘ —Z,
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FROM :

PERRY MARTIN ~ SANTA CRUZ, CA  PHONE NO. : 831 425 (121 Apr. 22 2000 83:23AM P1

April 22, 2000

Coastal Commissioners
California Coastal Commission
45 Fremont Street, Suite 2000
San Francisco, CA 94105-2219%

4Suhjecti San Luis Yacht Club building. Letter from Tami Grove,
dated April 14, 2000.

The Port San Luis Harbor District does not own the San Luls Yacht
Club building. It is owned by the private¢, members only, San Luis

Yacht Club.

In November of 1998, while the townspeop..e of Avila Beach were
occupied with the chaos of the Unocal cleanup, the Yacht Club
members got their friends on the Port San Luis Harbor Commission
to scrap their existing eight year lease and replace it with a new
forty~-five year lease. At least one of the Harbor Commissioners who

participated was a member of the Yacht Club.

This replacement of a lease that still had eight years to expiration
was intended to bypass the efforts of the Avila Beach townspeople
to protect the public's access to the puklic beach and thelr view of

the beach, ocean and coastline.

Under the terms of this lease, the Yacht Club leases about'3,000
square feet of the public beach for about $375 per month.

The designation of this building as "eligible for listing" as a
historical building is another part of the effort to bypass the
public review process. As a corndition for giving Unocal cleanup
access to the property they lease, the Yacht Club got Unocal to have
one of their rubber-stamp contractors, Cannon Associates, do a
historic evaluation of their building, Cannon Associates in turn
found a "historian" who would find some h:.storic significance in the

building.

This historic significance sham was influential in getting the
County agencies and the Army Corp of Engiueers to give special con-
sideration to this building.’

None of the truly historic buildings in the town got this kind of
concern and they were demolished. The people of Avila Beach were by-
passed by this process., By the time of our Specific Plan meetings we
were told that this issue was a '"given". ile are now being told that
the only historic building we had in our lLown that was worth saving
intact was this private club and bar that was built in about 1939.

The County has since offered a location for the Yacht Club building
in their new park that abuts the public beach at the west end of
Front Street., In this location, the build:ng would be in a location
where public access and views are not being blocked.

SLo LcPA 1-00
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FROM : PERRY MARTIN ~ SANTA CRUZ, CA  PHONE NO. @ 831 425 l121 ‘ Apr. 22 2000 83:24AM P2 :

The Army Corp of Engineers and their historian officer, Steve Dibble,
have expressed an interest in this resoluizion. .

What is needed now is for the Coastal Commission to exercise their
authority to protect our coastal access and scenic resources.

Up to now, public input intoc this matter has been stiffled. The
Coastal Commission should investigate the way the other government
agencies have acted and you should take action to protect the public's
coastal access and views. A

For your further information, I am enclosing a copy of my protest to

the Department of Alcoholic Beverage Cont:ol regarding the issuance
of a license to the Yacht Club to serve alcoholic beverages at this

location,
Sincerely,
ﬂww
Perry ﬁartin
51 San Luis Street
P.O. Box 75
Avila Beach, CiA 93424
Attachment: Letter to the Dept. of Alcohullc Beverage Contrcl -
dated April 18, 2000. .

Copies to:  Peter Douglas, Executive Director
Tami Grove, Central Coast Deputy Director
Steve Monowitz, Analyst, Ceni:ral Coast District Office
Renee Brooke, Analyst, Central Coast District Office
Peg Pinard, S.L.0O. County Supervisor

SLo Lepa 1700 ®
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; FROM : PERRY MARTIN ~ SANTA CRUZ, CA  PHONE NO. : 831 425.1121 Apr. 22 200@ @3:235AM P3

oonas s bt CILR WIMJADCIININLA
Department of Alcoholic Beverage Control Dept. of Alcoholic

' 3810 Rosin Court, Suite 150 b 2average Control
{220 §. Higuera St., Suite 305

Sacramento, CA 95834
. San Luis Obispo, California 93404

[ hereby protest the issuance of a license under the Alcoholic Beverage Control Act to

San Luis Yacht Club

—
P.0. Box 247, KA BARIEN Qa 3404
Front Street west side of the avila .Beach pier.

-

For premises at
Exact address of proposed premises

on the grounds that: , .
The reputation of Avila Beach as a beach where children can safely

play in the ocean has made it a very family oriented beach. To promote
this image of the beach as a good place for parents to bring their
children, a playground has always been loc:ted on the public beach
adjacent to the west side of the public pi:r. This is also the location
of the public rest rooms and the town plazs. .

To further enhance the safety of Avila Beach for everyone, an
ordinance prohibiting liquor consumption o: the beach has been in effect
for many years. . :

The San Luis Yacht Club is a private members (and guests) only club
and bar. It is located on a public beach where liquor consumption is
prohibited. It is adjacent to the public rest rooms, the public pier,

. the town plaza and the children's playground.
A.liquor license at this location should not be issued.

[,_Perry Martin ' ; , declare "inder penaity of pegjury:
Name of Protestant :

That [ am the protestant herein: That I have read the above protest and know the contents thereof:
That the same is true of my own knowledge except as to those muatters which are therein stated on
information and belief, and as to those matters I believe to be true.

Executed on APril 18, 2000 A at Avila Beach - California.

Perry Martin. “ <

Name (printed) ) <;.« Signature of Protestant

: N

805-783-1121

Telephone Number

. 51 San Luis Street/P.O. Box 75, Avila Beuch, CA 93424
Address of Protestant

SLO LCPA 1-00
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San Luis Yacht Club ¢
FC. Box 247 AP R10 2000

AiLA BEACH, CALIFCRNIA 93422 £
T om:

\

Feb.14, 2000
County Board of Supervisors
Subj. Avila Beach Specific Plan Hearing

The San Luis Yacht Club would like to formally express their view that the
Avila Beach Specific Plan is not in the best interests of the community,
nor complying with the California Coastal Commission guidelines on
Coastal use and should be so ravised to correct the following deficiencies.
1. The closure of Front Street to vehicular traffic will restrict public
access to the beach and pier, which are the main focuses of Avila. This
closure only serves to commercialize an area that should be valued for
its natural resources, not its restaurants and shops. The previous
commercial area adequately served the community and it should come
back similar, not as expanded commercial sites. A appropriate smalil .
community gathering spot is aiready planed on the beach side. This closure
creates a traffic plan that will be more congested both in flow and
parking access:bxhty
2. The club objects to the parking plan as proposed and the loss of spaces.
Businesses rebuilding are planning on larger facilities and are not being
required to provide for any parking. This will exacerbate an aiready -
historically serious problem. Funds in lieu of parking will do nothing to
resolve this issue. Parking needs to be well provided for or the public will
abandon this area as inaccessible There will be very limited parking under
the current plan, an actual loss of spaces, at a time when the community
is trying to grow. Proposed drop off sites are small and will service oniy
one or two vehicles at a time. Anyone who remembers how busy Avila was
can see that the current proposal is wholly inadequate.
3. The club objects to the inclusion of statements that the community
“does not favor the clubs return to the beach, This has not been shown to be
the facts as demonstrated by petitions submitted to the Board of
Supervisors previously. This item was added at the last planning

SLO LCPA 1-00 @




1]

. commission hearing on the Specific Plan, at the last minute at the

instigation of a very small but vocal group. The club was not even
represented in this hearing. If the members of that board had done their
homework they would have realized that there is a very large portion of
the county that does favor the club returning to its historic site adjacent

to the pier. The club represents true and appropriate coastal use.

4. The club does not want the county nor the community of Avila to control
and manage the beach and pier. We do not wish to see it commercialized
any further, as this plan proposes, nor see it turn into a county park. The
Port of San Luis has done an exemplary task of guarding this asset and
seeing that it is properly maintained. They are the only logical agency
with the resources to handle the job.

5. The club objects to the various street closures proposed and the
location of a park in an area that is meant for ocean recreation. The name
is Avila Beach, and the beach provides plenty of recreation. This limits
and denies the public access to the Pier and a federal navigable waterway,
San Luis Creek. It also hinders handicap accessibility as well as public
access to the waterfront for boat launching. This can only be done at the
creek or off of the Pier as boating is restricted in all other areas for

swimmer safety. The current plan denies public access to both sites. This

is a major loss to small boaters and another divergence away from
coastal public access promised to the residents of this county.

We trust the County Board Of Supervisors will recognize the inadequacy of

the current proposal and send it back to Planning to correct. The people of
the area have long stated that they want as much of old Avila back as
possible. We don't want malls, parks and street closures.

Thank You,

ol B

Rob Boffay

Commodore

San Luis Yacht Club

Avila Beach Ca.

Copy to: California Coastal Commission.

Page 2

SLO LepA 1-0p
E}&L% 4 /07

E e P T A



AVILA VALLEY ADVISORY COUNCIL - - DEC 2¢j950 - °

P.O. BOX 65 P
AVILA BEACH, CA 93424 :CAS‘;AEE}&;—\ ..
December 16, 1999

TO: Ms. Sara Wan, Chair

California Coastal Commission
ATIN:  Moria McEnespy /

Steve Monowitz
FROM:  Harlan H. Hobgood, Chair, .

The Avila Valley Adviso ouncil

SUBJECT: Relocation of the San Luis Bay Yacht Club

On December 13, at its regular monthiy meeting, the Avila Valley Advisory Council

adopted the attached resolution regarding the return of the Yacht Club to the public pier at

Avila Beach. In response to numerous requests from local citizens within our jurisdiction,

this matter had been under review by officers of the Council for the past several months. It

was decided a formal Council vote was required to clearly state the position of the majority

of the residents within our local communities on this issue. . .

The vote in favor of the resolution was 8 to 5 with one abstention. It should be noted,
however, that Mr. Rob Bollay, who represents Squire Canyon on the Council, cast one of
the votes against the resolution. He is also the new Commodore of the Yacht Club. Had
he abstained, due to conflict in interest, the tally would have been 8 votes in favor to 4

against with two abstentions.

Attached to the resoluﬁon you will find an introductory statement explaining the rationale
underlying this action. The statement had been prepared in executive committee of AVAC
to explain the background and the reasoning that led to crafting the resolution

Mr. John Salisbury, who chaired the December 13 meeting up to the election of new
officers and through the consideration of this agenda issue, allowed full debate, with
members of the public participating. Yacht club representatives as well as local residents
had ample opportunity to express their views prior to the vote. The strong desire of the
local citizens for not returning the Club building to the public pier was reinforced
throughout. Not surprisingly, opponents were primarily Yacht Club members.

We urge your earliest possible attention to this matter. AVAC considers this to be a
significant public policy issue for the State of California and the County of San Luis
Obispo. Due to the imminent reconstruction of the Avila Beach pier, time is critical.

For additional information you can reach me directly by phone at 805-595-9630, by email .
at >harlanhhobgood@cs.com<, and by fax (working hours) at 805-595-7213. My personal
mailing address is P.O. Box 2128, Avila Beach, and CA 93424.

SLO LcPA 1-00
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A RESOLUTION
Adopted at the regular meeting of the Council, December 13, 1999
FROM: THE AVILA VALLEY ADVISORY COUNCIL

TO: The California Coastal Commission
The San Luis Obispo County Board of Supervisors
The Board of Directors and Members of the San Luis Bay Yacht Club
~ Unocal Corporation
Port San Luis Harbor Commission (
The United States Army Corps of Engineers

Whereas the unprecedented clean-up of oil contamination at Avila Beach is an historic
opportunity to restore to the citizens of California a full, unfettered, safe public access to a
unique recreational treasure, and;

Whereas the proposed restoration of the San Luis Bay Yacht Club building, leased by a private
association, to its original location at the public pier and on the public beach constitutes a
significant restriction to full public access, and:

Whereas the proposed restoration of the Yacht Club building on its former site will constitute an
undesirable obstacle to the resident and visiting public’s panoramic view of the beach, the harbor

and the sea, and;

Whereas other nearby sites that will neither obstruct the seaward view of San Luis Harbor nor
impede pubic access to the beach could be made available for the relocation for the Yacht Club

building, . :
Now therefore, the Avila Valley Advisory Council, does hereby resolve,

That, in the public interest, the principle parties to the Unocal settlement and restoration
agreements, including Unocal, the Port San Luis Harbor Commission and the members of the
San Luis Bay Yacht Club, should expeditiously undertake to arrive at a voluntary agreement to
relocate the Yacht Club building to an alternate site that will neither restrict public access to the

beach nor obstruct the view of the bay, and; ' ‘

That if such agreement is not expeditiously reached by the parties, that the relevant public
authorities including the California Coastal Commission, the San Luis County Board of
Supervisors, the U.S. Army Corps of Engineers, et. al., should intervene to reconsider this
matter. Under their authority they should take the necessary measures to protect the public
interest by urging the parties to the existing Memorandum of Agreement regarding the Yacht
Club to seek an alternative site for its permanent relocation, and;

That the approved Front Street plan and the beach restoration to full public use should go
forward as scheduled, but excluding the restoration of the Yacht Club to the pier, while an

alternate site for the club building is sought. _
SLO L¢ePA 1-00
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Avila Valley Advisory Council

Introduction to the reselution regarding the San Luis Bav Yacht Club

The Avila Valley Advisory Council is recognized by the San Luis Obispo County Board of
Supervisors for the purpose of advising the Board on public policy issues within our jurisdiction.
The Council includes members from the town of Avila Beach as well as representatives of the
adjacent communities in this unincorporated portion of San Luis Obispo County.

Throughout the process of the clean up of Avila Beach by Unocal, the Council has been an
engaged participant or an active observer in each step of the undertaking. Recently, after careful
and detailed review, we recommended that the Board of Supervisors approve Avila Beach’s new
specific plan as an innovative regulatory-framework that reflects the community’s decisions
regarding the reconstruction of their town. In recommending the Board’s approval, we did
express one major reservation to a special provision within the plan. That provision is for the
reconstruction of the San Luis Bay Yacht Club on the public pier.

This building is used as a private club which has a dues-paying membership of only 175
persons. At a token rental rate approved by the Port San Luis Harbor Commission, this club has
enjoyed a long-term occupancy of a building at the foot of Avila Pier. It is unclear how a private
club obtained permission to build on the pier at the time it was constructed in 1939. But since
the formation of the Port San Luis Harbor District, the Harbor Commxssxon has granted the Club
successive leases to its on-pier site.

Private leases for commercial services, open to the public are not uncommon on public piers in
California. But this circumstance is very different with a members-only clubhouse and bar
dominating the very entrance to the public pier and restricting access to the public beach. The
visiting public cannot help but see this as a message about special privilege and elitism, visibly at
work in the affairs of our community.

AVAC does not dispute the claims by theYacht Club that in past years they have pursued a
liberal pelicy of opening their building to some non-profit associations and community
groups. Nor does AVAC question that, in the overall scheme of things, a private
membership yacht club may be an asset to our community and to the Central Coast.
Neither does AVAC question the authority of the Harbor Commission to extend the Yacht
Club’s lease in 1998, though the Commission did so against vigorous community protest
and at a lease-rate substantially below market values. (See the San Luis Obispo County
Grand Jury’s 1998-99 report.)

AVAC’s contention is that the interests of 175 private club members under a most generous

arrangement with the Harbor Commission should not - at this critical moment in the

reconstruction of Avila Beach - be given precedence to the interests of the general community

and the thousands who visit our public beaches each year. .

Although there may be some merit to the claim that the Yacht Club building is a building of
historical importance, it could as well be preserved at some nearby site. V
. | SLO LCePA 1-00
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It is our judgement that by bundling the preservation of the Yacht Club and its return to the pier
with all the other issues that were packaged in the Unocal settlement and subsequent agreements
for Avila’s reconstruction, this important issue did not get the separate public scrutiny that it

required.

With the reconstruction of the Avila pier about to start, time is of the essence in correcting what
could become a lasting offense to California’s most cherished principles regarding coastal land
uses including open public access to our beaches.

Given these considerations, the Avila Valley Advisory Council adopts the following resolution
and orders its immediate dispatch to the addressed parties as well as its dissemination to the

media and the general public.

SLo LerPA 1-00
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San Luis Yacht Clad
Q. Box 247
AVILA BEACH, CALIFORNIA 93424

Califormia Coastal Commission December 5, 1999
725 Front Street Suite 300
Santa Cruz, CA. 95060

Dear Com;i:issioners,

The Board of Directors of the San Lwds Yacht Club would like to take this opportunity to address issues that
will soon come before your commission. The issues are as follows: Return of the San Luis Yacht Club to
its historic leaschold site, Limited access to the beach, water and pier for, coastal users at Avila Beach,
Parking concems within the specific plan for Avila Beach and the Avila Community Services Distticts
future role. :
ThcmembexsoftthaansYachtC!nbhavebeenIoohngfmwardtoreoccupymgtheulnstenc
location at the foot of the pier in Avila Beach and leading the way to encourage recreational use of the
beach area in the town of Avila Beach. However, It kas come to the attention of this board that there are
some individuals outside the San Luis Yacht Club who feel the facility should not be allowed to retum to
its historic leaschold site. The disposition of the Yacht club was decided last year prior to the UNOCAL
cleanup. The Port San Luis Harbor District renewed the lease at the end of a public process at which time
some individuals stood up in oppesition to the Yacht Clubs historic and original location. Duetoa
countywide outpouring of support, which was sited as 2 key factor in the issvance of a new by the Port San
Luis Harbor District. The signed petitions in support of the club are currently public records. In addition
the Yacht Club was moved in good faith, with the understanding that it would be replaced at its leasehold
site as scon as possible after the clean up of the area. Our membership fluctuates around 175-185
memberships and represents approximately 400 people. Prior to the move and clean up our membership
was surveyed and the results indicated by an overwhelming majority to either 1. Not be moved from our
site on the pier. 2, To have the facility replaced to the pier immediately after the clcan up of the site. To
have the membership of the San Luis Yacht Club and the commumity it serves, subjected to the possibility
ofnothmngthefacxmyretnmedto:tshome,espemaﬂya!th:slatestagemtheclmuppmcessis :

TheSaansYacthIubhasbeenmognzeasoneof!hchxstoncbuﬂdmgsthatmﬂbeleﬁm
Avila Beach after the UNOCAL clean up is completed. The other historic building that will be left is the
old Avila Grocery. However, the grocery store, may not necessarily be return as a working grocery store.
In the beginning phase of the specific plan, the people of Avila Beach requested that their town be left
“Funky and Eclectic” with the feel and look of an old California beach community, The specific plan that
has been presented doés not reflect this. Instead, it is designed around a mall seiting that closes access to
the pier by recreational boaters who would like to access the hoist on the pier to launch their crafts. It also
limits access to the beach by sunbathers, day users and families, In short, the Avila Beach specific plan
does not take into consideration beach goers, boaters and recreational users.

The decrease of viable parking and the possible increase of residential housing as presented by
members of the San Luis Obispo county Board of Supervisors are not well thought out. An increase in
residents equals an increase in vehicles. The idea of alternative transportation into Avila Beach has been
mexntioned, in order to alleviate parking hassles. This is a good idea for shoppers; however, it does not
encourage recreational use of the beach. Taking your children, an ice chest, beach chairs, boogie boards,
kayaks and beach bags on to a bus for a day at the beach is not feasible. In addition the “angled” style of
parking in from of the shops on Front Street in no way is meant to accommodate day use boaters that tow

- ‘o 5(/0‘ LLPA 1-00
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. / In regards to the portion of the Avila Specific plan that “recognizes the communities desire for
jurisdiction” over the Beach, Pier and Parking lot. The Avila Beach Community Services District does not

have the mfrastructure or experience to maintzin these facilities. Nor does the ABCSD have the financing
or an approved plan on how to maintain the areas. These properties have been owned by and professionally
maintained and munaged by the Port San Luis Harbor district for many years. Under their management the
beach has been made accessible to the commumity and been maintain impeccably with the best interest of

beach. goers held paramount,
In closing, we have attached sections of our lease that detail our commitment to the community

and boaters along our coast. We appreciate the opportunity to have this letter and thc attached documents
read into public record by your commission.

Best Regards,

San Luis Yacht Chib Board of Directors

CC:; Port Samt Luis Harbor District
San Luis Obispo County Board of Supervisors

® - SLo Leph 1-00
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Lease Port San Luis Harbor District — San Luis Yacht Club .

5. Use of Premises ; , .
A. Allowable Use. The tenant agrees that the premises shall be use only for the (not for
profit) purposes related to the encouragement of recreational boating; water safety, and
activities related to the education understanding and appreciation of the Port San Luis
Harbor area..
C. Marine related publxc use. Tenant currently makes the Clubhouse available for
meetings, classes and seminars of non-profit entities, generally open to the public,
engaged primarily in the promotion of marine education, safety, recreation and
recognition such as Navy League, the Sea Cadets, and Coast Guard Auxiliary and as a
material condition of this Lease will continue to allow such use of the
Clubhouse.....Nothing in this paragraph shall be construed to prohibit Tenant from
continuing its existing practice of charging reasonable fees for membership or for use of
the Clubhouse or from otherwise setting reasonable rules and regulations for use of the
Clubhouse as long as membership is available to the public.
‘Activities held at Yacht Club
Past twelve months (12/15/98)
Beginning sailing classes
Boating safety classed
Port San Luis Commission Candidates N1ght
Sponsored Boy Scout Explorers :
Coast Guard Auxiliary Classes
Loran — C Navigation Classes
Celestial Navigation Classes
Pecho Coast Trail Docents
Scheol District Board
United States Lifesaving Association Training
Navy League
Central Coast Longboard Association
Pineapple Express Outrigger Race
Cal Poly Facility

_ Unocal Clean up Committee
Central Coast Aquarium Society
Power Boat Race (Morro Bay and Back)
Fishing Derby (non-member won this year)
Avila Ocean Swimmers

SLO Skiers ,
Underwater Media Show
Power Squadron Classes
Facilities historically made available to:
Boat repair and maintenance classes Department of Boating and Waterways
Commercial Fisherman’s Association Visisting Naval Vessels
Ambassador Tall Ship Californian SLO County Medical Society
US Army Corp of Engineers Avila Ocean Racing Events .
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CouUNTY OF SAN Luis OBISPO

Board of Supervisors

Harry Ovit, District 1

Shirley Bianchi, District 2

Peg Pinard, District 3
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2 Area Location

As shown above, the approach to Avila Beach is
through the Avila Valley, where major housing
tracts, a local school and two mineral springs
resorts are located. West of Avila Beach along
Avila Beach Drive is Port San Luis, operated by
the local Harbor District. Avila Beach Drive
also serves PG&E’s Diablo Canyon Nuclear
Power Plant.

The town of Avila Beach is less than a half-mile
square, bordered by Avila Beach Drive, which
forms the northern and western edges of the
town, the Pacific Ocean to the south, and the

former site of the Unocal Tank Farm to east.
San Luis Obispo Creek, which parallels Avila
Beach Drive, creates a natural division between
the town and the Avila Beach golf course and
the San Luis Bay Inn to the west and north. The
formerUnocal Tank Farm site was home to ap-
proximately 22 tank storage units for over 90
years. The tanks were removed in 1998, and the
Tank Farm site is now used to support the clean-
up project. Hills further to the east separate Avila
Beach from Shell Beach, the next town south
along the coast. The south-facing beach is one of
the most spectacular on the coast, due to both
the weather and the views.
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The Planning Area is the area within the Avila Beach Community Services District boundary.

Front Street, which parallels the beach, is the
main commercial street in Avila Beach, and of-
fered locals and tourists alike beach-supporting
retail, such as food service, rental equipment, a
small grocery and two bars, prior to the clean-
up activities. Local landmarks in Avila Beach
are the historic commercial storefronts on Front
Street and the Avila Beach Pier. The town has
an old-fashioned beach town feel, attracting large
numbers of tourists on summer weekends.
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3. Project Area

The project area for the Avila Beach Specific Plan
is defined by the Avila Beach Community Ser-
vices District (CSD) boundary, which is shown
above. The CSD includes the former Tank Farm
site and extends to Cave Landing Road to the
east, to the northern and western edges of the
Avila Beach Drive right-of-way, and to the Pa-
cific Ocean to the south. The boundary encom-
passes four parcels that extend north across Avila
Beach Drive 1o San Luis Obispo Creek.




B. The Vision for Avila Beach

The Avila Beach Specific Plan envisions Avila
Beach as a fun, funky and eclectic place widely
known for its weather, its beautiful, south-fac-
ing beach and its mix of shops and homes. The
charming and quaint town will continue to be
filled with people who value its serenity and iso-
lation. The sun and sand will continue to attract
many visitors, who will spend a day savoring
snow cones and corn dogs in a comfortable, ca-
sual beach town. People will come to Avila to
lie on the beach, throw a frisbee and take in the
coastline. The small town will welcome its visi-
tors with small rerail shops oriented to meet

beach and ocean needs.

Residents and visitors to Avila Beach will take
comfort in the safety of the community’s pub-
lic spaces, with informal surveillance provided
by residents living above the ground floor shops.

Avila Beach will continue much as it is today—a
town that is preserved as both a destination for
tourists and as a home for local residents in hous-
ing affordable to people from a range of eco-
nomic groups. Visitors will come from all over
Californta, although most will continue to ar-
rive from San Luis Obispo County and the Cen-
tral Valley, looking to spend a day on the beach
or to escape for a weekend. Avila Beach will
also attract new visitors touring the California

Awila Beach
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coastline to stay a little longer in the town, in
new hotel and bed-and-breakfast rooms.

As the numbers of visitors increases, many will
arrive in Avila by transit, bike or shuttle, allow-
ing the community to prosper without becom-
ing overwhelmed by the spatial needs of the pri-
vate automobile.

Residents will bring their children to playina
new park and playground area along Front Street,
and will stroll Front Street with locals and tour-
ists alike. New buildings in the town built after
the remediation will blend with the historic and
recent character of Avila Beach, and will con-
tribute to the unique and laid-back setting in
which visitors will enjoy the range of opportu-
nities created by the beach and the town.

C. Specific Plan Goals

Following are the goals of the Specific Plan, which
were defined at community meetings. Each goal
is followed by a summary of how it is addressed
in the Plan.

1. Preserve the fmiky and eclectic charac-
ter of Avila Beach.

The Avila Beach Specific Plan reflects the
community’s desire to retain the funky and eclec-
tic character of the town through the inclusion
of Design Guidelines in Chapter 4 of the Plan.
The Design Guidelines are specifically focused
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on guiding new development to have styles, ma-
terials, scale, articulation and signing consistent
with the traditional styles used in Avila Beach.
The Plan also suggests using simple paving ma-
terials and design elements for public improve-
ments, in keeping with the existing character of

the town.

2. Improve Avila’s image, streetscape and
infrastructure.

The Specific Plan takes several steps towards the
improvement of streetscape and infrastructure
in Avila Beach. The Specific Plan foresees im-
provements to all of the streets in town, includ-
ing utility undergrounding and drainage swales
on hillside streets. New sidewalks with curbs,
gutters, street trees and street lighting are rec-
ommended in the flat areas of town. Front
Street enhancements include street trees, street
lights, street furniture, widened sidewalks and
special paving in pedestrian areas.
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lowed in Residential Multi-Family (RMF) ar-
eas, and visitor lodging is allowed in Commer-
cial Retail (CR) areas.

To encourage the development of parcels witha
Commercial Retail (CR) designation that do not
have the advantage of a Front Street location,
the Specific Plan would allow these parcels to be
developed with residential projects. This will
help to ensure that the community can meet its
full economic potential.

Additionally, to further consolidate visitor-serving
retail development on Front Street, this Specific
Plan recommends elimination of the potential for
construction of retail space on Avila Pier. The
Harbor District should consider eliminating this
reference from its Master Plan.

This mix of uses foreseen under the Specific Plan
will create an active and safe pedestrian environ-
ment. The adjacency of residents and lodgers to
public streets will encourage surveillance of the
streets and public spaces, thereby increasing the
level of safety in these places.
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6. Recognize the community’s desire to ac-
quire jurisdiction over the beach, pier and
parking lot, currently administered by
the Port San Luis Harbor District.

The Plan recognizes the community’s desire to
acquire jurisdiction over the beach, pier and park-
ing lot by recommending improvements to these
facilities, such as reconfiguration of the parking
lot.

7. Improve bicycle, pedestrian and vehicu-
lar circulation in Avﬂa Beach.

Enhancements to the streetscape such as new and
widened sidewalks, street trees and street light-
ing would greatly enhance the pedestrian experi-
ence and would improve the visual character of
the community.

Pedestrian circulation would also be improved
through several major enhancements. In par-
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CoMMuNITY PLAN

This chapter describes and illustrates the physi-
cal design components that will implement the
goals and vision proposed in this Specific Plan.
The Conceptual Plan, shown in Figure 1, illus-
trates how Avila Beach might look if currently
vacant Jand were to be developed under the Spe-
cific Plan.

Many of the components of the Conceptual Plan
are a response on the part of the community to
the existing conditions in Avila Beach. The ex-
isting design and development conditions are
documented in Appendix B of this Specific Plan,
which includes a discussion of land use, historic
resources, urban design features, signing and de-

velopment opportunities. The existing condi-

tions were documented as a part of the discus-
sion process that led to the formulation of the
vision and goals for Avila Beach.

A. Conceptual Plan

Based on the vision and goals identified through
the community process, the community re-
viewed and selected among several alternatives
for the development of Avila Beach. The Avila
Beach Specific Plan represents a synthesis of the
components of the alternatives selected by the
community into a preferred alternative, shown
as the Conceptual Plan in Figure 1.

This view of the Front Street closure area shows how Front Street
will become a destination for residents and visitors alike.
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The Conceptual Plan illustrates the overall de-
sign direction for the town, but it is not intended
to specify actual projects that will be built in the
area, and does not bind either the County or
any private property owners to building specific
projects. However, the Conceptual Plan serves
as the basis for land use projections in the Spe-
cific Plan and EIR. The County will review
projects to ensure their general consistency with
the Conceptual Plan.

1 Specific Physical Design Elements
The Conceprual Plan includes many specific

components. Major components are described

here; more detail is included in subsequent sec-
tions of this chapter.

4 Town Center. The Specific Plan foresees
the creation a new town center through the
closure to vehicular traffic of the block of
Front Street berween San Francisco and San
Miguel Streets. This pedestrian zone creates
a flexible space that could be used by out-
door vendors, for cafe seating and special
events, and for general pedestrian circulation
between the beach and Front Street busi-
nesses. The zone could be designed to be
open to vehicular circulation on an occasional
or seasonal basis.

¢ Front Street Development. New develop-
ment on Front Street is focused on retail de-
velopment on the ground floor with residen-
tial and lodging uses on the second floor.
Building heights, setbacks, windows and

openings, signing and other design issues for
Front Street development are guided by the
proposed design guidelines discussed in Chap-
ter 6 of this document.

Mid-Block Pedestrian Connection. A new
mid-block pedestrian passage is proposed to
align with the pier. This would provide a
pedestrian-only connection from the Earl’s
Alley parking lot. The passage would create
additional retail opportunities along the watk-
way, where businesses could have outdoor
retail displays and seating.

Improved Parking Lot. A reconfigured,
more efficient surface parking lot is proposed
on the existing Earl’s Alley parking lot site,
and the residual land could be used to build
additional housing. Details regarding this lot
are included in Section C of this chapter.

Front Street Park. A new park would be
constructed at the corner of Front Street and
Auvila Beach Drive. Front Street would be
closed between San Juan Street and Avila
Beach Drive to permit the extension of the
park to the beach. The park would include
picnic areas, a basketball court, new
restrooms and a new community building.

Open Space Preservation. The scenic
wooded area along the northern part of Avila
Beach Drive could be preserved as open space,
along with the vacant lot on San Rafael Street.
This could be accomplished by acquisition
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or by adoption of conditions which would
allow development as long as the wooded
areas were retained.

Former Mobile Home Park Site Plan. New
visitor serving lodging or affordable multi-
family dwellings could be constructed on the
former Mobile Home Park site, with retail
development facing onto Front Street. Af-
fordable residential units could be con-
structed at the site if necessary to comply with
statutes concerning replacement of affordable
housing,

San Miguel Street Area. Multi-family infill
development would occur along San Miguel
Street, with the existing CSD building and
adjacent playground retained in their present
locations.

Hillside Development. New residential
infill development will occur on the vacant
lots in the hillside area. The new housing
would be single- or multi-family develop-
ment, organized to be consistent with the
existing structures in the area.

¢ Affordable Housing. The County will en-
sure that an appropriate supply of affordable
housing is built as part of new development
in Avila Beach by requiring compliance with
existing policies regarding the provision of
affordable housing and by adopting ordi-
nances as needed to facilitate its construction.
Potential sites for this affordable housing in-
clude a site on Laurel Street, the former
Mobile Home Park site, and the perimeter
of the reconfigured Earl’s Alley parking lot.

¢ Restrooms. New restrooms would be lo-
cated in significant destination areas close to
the beach - in the new Front Street Park and
at the foot of the pier, as shown in below.

¢ Accessibility. All new public and private
improvements will be built to allow full ac-
cessibility for the disabled, as required by the
Americans with Disabilities Act.

Most of these improvements are discussed in
greater detail in the sections that follow.
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B. Town Center Conceptual Plan

The creation of a town center for Avila Beach
would be accomplished through the closure of a
block of Front Street berween San Francisco and
San Miguel Streets and construction of the pro-
posed mid-block pedestrian passage to create a
connection between the pedestrian zone and the
Earl’s Alley Parking Lot to Front Street and the
beach beyond.

1 Proposed Uses
Along Front Street, uses foreseen in the Specific
Plan include ground floor beach-oriented shops,

restaurants, bars, and local-serving retail uses such
as grocery stores. These uses are consistent with
the projected supportable retail uses identified
in the market study conducted for the Specific

Plan.

Permitted second floor uses include housing,
lodging and offices. The construction of two
story buildings will permit property owners to
take advantage of their ocean-view property and
is also consistent with the market study. In ad-
dition, the upper floor uses will increase surveil-
lanice of the public streets by residents and visi-
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tors, which will increase safety at the ground
floor level.

2. Pedestrian Zone

The closed block of Front Street between San
Francisco and San Miguel Streets would be a pe-
destrian-only zone, accommodating a flexible
space that could be used by outdoor vendors,
pedestrians, and for restaurant seating and spe-
cial events. Additional seasonal or temporary
closure of the block of Front Street berween San
Miguel and San Luis Streets would be permit-
ted. The pedestrian zone would include the fol-

lowing elements:
# Street Furniture. Public streetscape ele-

ments that would be incorporated into the
closed block would include streetlights, street

palm trees \

street lights

i

trees, special paving, benches, trash recep-
tacles, railings, and bollards.

Street Trees. Street trees would be Wash-

ingtonia hybrid palm trees, which are a
cross-breed between California Fan Palms
(Washingtonia filifera) and Mexican Fan
Palms (Washingtonia robusta). The hybrid
wee will be more disease resistant than the
California Fan Palm in the humid coastal en-
vironment, but will be less tall and skinny
than the Mexican Fan Palm. The trees would
be located primarily on the business side of
the street, with some additional trees on the
south of the street to accent the terminal
points of the side streets into Front Street
and to frame the views of the ocean.

emergency and

service access
L 1L - 1 variable AL
pedestrian walkway retail zone setbacks
52 28’

Front Street Section - Closure Area
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Street Lighting, Street lights would be
installed at a 50" spacing in a line with the
palms and benches. Palms trees would be
uplit with mounted light fixtures. Foot level
lighting would be installed along the inner
edge of the seawall, with downward directed
security lights installed on the outside of the
seawall in areas where the wall becomes high
enough for people to be hidden from view.

Retail Zone. A 28-foot wide area in front of
the existing businesses would be defined by
the planting of a row of palm trees with a
regular pattern of benches and street lights
integrated among them. This “retail zone”
would be primarily used for pedestrian cir-
culation in and out of the retail establish-
ments, for outdoor retail displays and for
outdoor seating. Restaurants would be al-
lowed 1o have outdoor dining facilities in this

zone.,

Pedestrian Walkway. Beyond the “retail
zone” would be a beach-oriented pedestrian
walkoway between the palms and the seawall.
The walkway would be paved with standard
scored concrete sidewalks, with a band of
textured concrete paving in a wave pattern
running through it, as a reference to the
ocean. The band would be a darker paving
material than the remainder of the walkway.
Benches and trash receptacles would be lo-
cated next to the seawall in this area that
would allow passers-by to pause at the edge
and take in ocean views.

¢ Street Drainage. Drainage in the closure

area would be accomplished through a sys-
tem that permits the paved area to be designed
for pedestrians, without curbs and gutters
usually associated with streets. Area drains,
swales or trench drains would be utilized to
accomplish this purpose. Drains would be
selected to be consistent with the overall
street furniture palette for Avila Beach.

Special Event Consideration. Vaults or light
standards with connections for special event
electrical hookup would be included in the
street in order to facilitate outdoor events.

Emergency and Service Access. Access for
emergency vehicles and service access to the
pier would be provided via a bollard sys-
tem ateither end of the block, either through
automated retractable bollards, a bollard and
chain with a lock system, or removable
bollards. Permanent bollards would be in-
stalled along the remainder of the edges of
the closure area, in the location where the
closed block meets the side streets.

The County will cooperate with the Harbor
District, CDF/County Fire, the County Sheriff
and the Avila Beach CSD to develop an
“access management plan” which will establish
procedures for providing access to the pier and
associated structures for normal operations,
maintenance and public recreational activities,
as well as for emergencies.
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¢ Seasonal Access. The pedestrian zone could ¢ Observation Deck. A new observation

-be designed 10 accommodate vehicular cir- deck would be constructed at the end of San
culation on a seasonal or occastonal basis. Miguel Street that would extend over the
beach. The deck would provide an area for
¢ Drop-Off Zones. Pedestrian drop-off people to gather and take in views of the
zones would be created at both ends of the ocean. Also, the deck provides a place for
closed block as well as in other locations along the re-location of the James Keefe Memorial.
Front Street in order to provide improved
beach access. The drop-off areas would be in 3. Mid-Block Pedestrian Passage
the form of semi-circles located at the ends The Specific Plan proposes construction of a mid-
of the side streets. block pedestrian passage between First and

Front Streets to align with the pier, which would
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provide a pedestrian-only connection from the
Earl’s Alley parking lot. This connection would
create retail opportunities for shop ownersalong
the passage because of exposure to direct
pedestrian traffic flows to and from the parking
lot. Residences and visitor accommeodations on
the second floor above the passage would pro-
vide surveillance and reduce the likelihood that

unlawful or offensive activities might occur in
this public area. The passage would include the
following design components:

¢ Passage Orientation and Paving. The

buildings along the passage would be oriented
to the existing street grid but would have

20

paving running through it that would articu-
late the diagonal orientation of the pier. The
paving materials would be simple, as previ-
ously discussed, such as board-imprinted con-
crete, actual wood planks, rail road ues, or
simple concrete unit pavers, which would be
aligned to the angle of the wood planks on
the Avila Pier.

Passage Entries. The passage entries
would be demarcated with palm trees at ei-
ther end of the passage to frame the views of
the pier and ocean, and to help people iden-
tify its location from a distance.
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¢ Slopes. The walkway will be sloped from
its northern end up to the southern end in
order to accommodate the grade change of
approximately ten feet between First Street
and Front Street. The walkway could be

sloped at a gradual grade of less than five per-
cent, which complies with accessibility re-

quirements for disabled persons, or it could

consist of a series of low accessible ramps with

handrails connecting a sequence of level ter-

races, where outdoor seating for adjacent res- -

taurants could be located.

Street Furniture. Street lights and benches
would be installed in the passage at appro-
priate locations, such as at the edges of ter-
races and in front of the existing building at
491 First Street, which would have a blank
facade facing the mid-block passage. It may
also be feasible to provide direct access to this
building from the pedestrian passage.

Murals. Hand-painted murals by local art-
ists would be encouraged in the mid-block

 passage, particularly along the existing build-
ing at 491 First Street where it would face
the passage.
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¢ Lighting, Asan additional deterrent to un-
wanted activities, the passage would be
lighted with wall-mounted downlight fix-
tures that would illuminate the pedestrian
surface without directing light into undes-
ired areas, such as the windows of the sec-
ond floor residential units.

The Specific Plan consultant team completed a
financial cost/benefit analysis of this passage that

. shows that land values of the property along the
 passage would be approximately 27% higher than

their value without the passage. Implementa-
tion of the passage will require the participation
of affected land-owners.
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C. Key Private Development Sites

This section describes the proposed develop-
ments on key private sites in Avila Beach, as
shown below. The suggestions in this section
are not binding on the property owners. They
represent development concepts that are consis-
tent with the objectives of the Specific Plan. Itis
understood that there may be other development
concepts that differ from those depicted that are
also consistent with plan objectives.
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1. Parking Lot/Old Railroad Right-of
~ Way Site Plan

A reconfigured, more efficient surface parking
lot would be constructed on the existing Earl’s
Alley parking lot site and a portion of the former
railroad right-of-way along Avila Beach Drive,
with new housing built on the residual land that
would become available. The new parking lot
would contain at least 340 spaces in a large lot
and 14 spaces in a smaller dedicated post office
lot.

The parking lot could be reconfigured by nar-
rowing its length to the north and south and
expanding its width to the west, into the former
old railroad right-of-way. This would require
some excavation into the slope of the property.
This project would include the following com-
ponents:

¢ Landscaping. The parking lot’s visual im-
pact on the community could be greatly
improved by the introduction of shade trees.
Trees would be planted in the parking lot
interior and surrounding the perimeter of the
lot 1o create a landscape buffer space be-
tween the lot and adjacent residential prop-
erties. Such species as the Brisbane Box
(Tristania conferta) should be considered for
this purpose. The trees would help shade the
parking lot and cars on hot summer days.

PLANNING COMMISSION HEARING DRAFT
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In the event that the parking lot reconfigura-
tion cannot be accomplished and new resi-
dential construction occurs along Avila Beach
Drive, residential development should be
clustered to prevent the construction of a long
row of separate units. Screening of units from
Avila Beach Drive may be accomplished by
the use of landscaping and fences with a high
degree of transparency, but not with solid
walls or fences.

New Streets. The parking lot could be di-
vided into two functional lots by the exten-
sion of San Francisco Street to Avila Beach
Drive. Second Street would be extended to
intersect with San Francisco Street and Avila
Beach Drive, or could end just before San

~ Francisco Street in a cul-de-sac. The exact

configuration of the intersection at Avila
Beach Drive will be determined through a
separate study to be conducted by the county.
San Francisco and/or Second Streets
would be built as standard streets, with curbs,
gutters, sidewalks, street trees and street
lights.

Parking Lot Access. Access to the parking
lots would be from San Francisco Street. The
post office parking lot would be accessed
from Second Street.

Parking lot fees could be collected upon ar-
rival by an attendant at each entrance or
through an honor system or ticket manage-
ment system.
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Pedestrian Circulation. Pedestrians would
come to and from the parking lot through
the proposed mid-block pedestrian pas-
sage. The passage opens onto First Street,
where a crosswalk would be located at the
intersection with San Francisco Street.

New Multi-Family Housing. The residual
land that would become available at the north
and south edges of the parking lot could be
used to build new multi-family housing.
The units could be two-story triplex and
duplex units, with shared parking located in
ground floor garages. The housing units
should front onto Second and First Streets
respectively, with parking access from the
street frontage. The units should have shal-
low front setbacks to be consistent with the
other development in the area. This site
could be used to provide affordable housing
in Avila Beach.

¢ New Single-Family or Multi-Family Hous-

ing. New single-family or multi-family
housing units could be located on the north-
ern portion of the former old railroad right-
of-way and served by a new local street that
would connect from Second Street to San
Miguel Street. The units should face onto
the new street. The old railroad right-of-way
could also be excavated in this area to permit
the new housing units to topographically
function as part of the town by being located
at the same base elevation as the units located
along San Miguel Street. The housing units
should be set back from Avila Beach Drive
significantly in order to create a visual land-
scape buffer berween the street and the hous-
ing units. Two clusters of single-family
homes located along Second Street could have
shared driveway access and interior parking

garages.
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2. Former Mobile Home Park Site

New visitor serving lodging or affordable multi-
family dwellings would be constructed on the
former Mobile Home Park site, with retail de-
velopment facing onto Front Street. Assuming
that replacement units for the affordable hous-
ing previously located on the mobile home park

site can be constructed elsewhere in Avila Beach
and that the statutory requirements for replace-
ment of previously existing affordable housing
are satisfied, the site should be used to provide
visitor accommodations. However, affordable
housing may be built on this site if necessary to
comply with statutory requirements.
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4 New Housing or Lodging Units. The hous-

ing could consist of two-story stacked flats
organized around small entry courtyards

with shared parking and open space in the -

rear of the lot. Stacked flats are individual

Stacked Flats and Courtyard Entries

units in a multi-story building that each have
their own entry onto the street, regardless of
the floor on which they are located, as shown
above. Visitor lodging could be provided in
the form of a hotel with underground park-
ing.

¢ Access driveways to the parking areas

should be accessed through the commercial
area parking lots. The ten individual build-
ings would be built with zero side setbacks

but should be massed as small scale build-
ings, rather than as fewer larger structures.

PLANNING COMMISSION HEARING DRAFT
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¢ Entries and Setbacks. The units should be

built at the property line and should front
onto the surrounding streets, with several
small shared entry courtyards. Along
First Street these courtyards could be created
by alternating small setbacks with two of the
building masses. Front doors to the units
could be located in the courtyards, as shown
below.

Shared Open Space. The units could share

a larger courtyard open space that could
include a grass area and trees, and a small play
structure or picriic area.

Visitor Lodging. If visitor lodging were
constructed on the former Mobile Home
Park site, it could be constructed with a simi-
lar site plan as shown for the housing, with
the following characteristics: the buildings
should wrap the site to minimize the visual
impact of the parking on the street; and the
building massing should be highly articulated
and consistent with the design guidelines
described in this Specific Plan, in order to
prevent the appearance of a monolithic struc-
ture.
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¢ Commercial Development. Commercial
development on the former Mobile Home
Park site should be consistent with other
Front Street commercial development.
Second floor residential and lodging uses
should have shared parking located at the rear
of the lots or underground parking. The
buildings should be articulated to reflect the
original land platting pattern of 25' and 50'
lots.

3. San Miguel Street

Along San Miguel street, new in-fill development
could occur along the edge of the parking lot,
facing onto the street. Because of its location
across from a residential district, development on
the west side of San Miguel Street should
mncorporate features common to residential de-
velopment. These features include building size
and scale, articulation of facades, roof forms and
landscaping. Parking access for the new de-
velopment should occur from the rear of the
project from a shared driveway that would be
accessed from First Street. For example, the
parking would be located under the first floor of
two-story residential units, which would be ac-
commodated by the approximately six foot
change in grade between San Miguel Street and
the parking lot. The first floor could be raised
approximately two feet to permit the construction
of the garages, and would result in small internal
staircases in the unit entries. Other infill multi-
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family units could be built at the discretion of
individual property owners. The Conceptual plan
shows a new duplex built on the east side of
San Miguel Street where a partially vacant parcel
is presently located.

San Miguel Street Development
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- The existing Avila Civic Association building

and adjacent playground would be retained in
their existing locations. A dedicated post of-
fice parking lot would be retained next to the
CSD building.

4, Vacant Lots in the Hill Area
New residential development would occur on
some of the vacant lots in the hill area.

¢ San Luis Street. The vacant San Luis Street
parcels would support the construction of
several housing units. These units should be
oriented to the street, with small (approxi-
mately ten feet) front yard setbacks to be
consistent with the surrounding neighbor-
hood. The building located at the bend in
the road should be articulated to have a sig-
nificant presence at the corner, either through
an L-shaped plan or an angled facade at the
corner. The largest parcel next to the Cal-
vary Church could accommodate two single-
family houses. Parking for the units should
be located at the rear of the lots and could
have shared driveways that would run along
the property lines.

¢ Second Street Lots. The two vacant parcels
on Second Street are held by the same owner,
and could therefore be developed with hous-
ing clustered around a common open space,

with shared parking located off of the drive-
way shared with the adjacent property.
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¢ Front Street Lots. The vacant lots located

on Front Street would be infilled with small
multi-family housing units. The two lots at
the corner of Front at San Antonia Street
could be developed with small duplexes or
single-family homes with driveway access
from Front and San Antonia Streets as fea-
sible. A larger building could be located on
the vacant lot mid-way berween San Anto-
nia and San Rafael Streets. This could be a
larger multi-family building that should be
similar in massing and detailing to the build-
ing adjacent to it.

San Rafael Street Lot. A new single-family
house could be constructed on the vacant lot
between San Antonia and San Rafael Streets
with driveway access from San Rafael Street.
The house could be terraced to reflect the
grade change between the two streets.

Laurel Street Lot. The vacant lot on Laurel
Street could be infilled with a new small four-
plex that should be consistent in character
with the surrounding buildings.

Lot at End of Laurel Street. The vacantlot
at the end of Laurel Street could be partially
developed with new housing. A portion of
the lot would remain undeveloped to pro-
tect the existing oak woodlands and to pre-
serve an existing access easement across the
property. This site could be used to provide
affordable housing in Avila Beach.
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5. Tank Farm

Although the Tank Farm site is within the area
addressed in this Specific Plan, recommendations
for its future use are to be considered as sugges-
tions only. Specific uses and a change in land
use category to enable those uses will be addressed
as part of the remediation process and in a fu-
ture amendment to the Specific Plan. The com-
munity has suggested that the development of

— ——

(o~ existing

the Tank Farm site could be focused on the cre-
ation of a conference center in a natural setting
with trails and open space, as described below:

¢ Conference Center. The major private de-
velopment on the Tank Farm site could be a
conference center providing facilities for
events and meetings. The conference center
could include lodging uses, a museum with a
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maritime, historical, or Native American fo-
cus and/or the proposed Marine Research
Institute. '

The center could be built to have a very natu-
ral and small-scale appearance, and could be
constructed in such a way as to be visually
unobtrusive when viewed from the town,
pier and the ocean. Low buildings could be
clustered into a small complex on the hill-
side, tucked in under oak trees and taking
advantage of ocean views. Smaller cabins or
lodging units could be connected to the main
center via a system of pathways.

The site area devoted to the conference cen-
ter and associated uses should be as small as
possible to enable a significant portion of the
site to be reserved for open space uses and
opportunities.

Trails and Open Space. Those portions of
the site not used for the conference center
could be developed with publicly-accessible
trails. Walking trail entries could occur
from the existing entries at San Rafael Street
and San Luis Street. The trails could be natu-
ral earth trails demarcated by stone edging.
A pedestrian and bicycle connection
from Avila Beach could traverse the Tank
Farm site from Front Street to Cave Land-
ing Road, and provide access to the Shell
Beach connection described in Chapter 5.

- The bicycle trail should be paved with as-
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phalt.

¢ Entries and Parking Areas. Vehicular ac-

cess to the former Tank Farm site could be
accomplished via the existing entries from
Cave Landing Road and Front Street. Park-
ing lots for the conference center, museum
and trail system could be located along the
access road, as close to the entrance points as
topographically possible. The development
should not provide for simple through ve-
hicle access from Cave Landing Drive to
Avila Beach which would provide short-cuts
into town. It should, however, provide the
through bicycle and pedestrian and
emergency access to Cave Landing Road
and Shell Beach described above. Visitors to
the conference center could walk from the
parking lot to the facility. Parking lots could
be planted with native vegetation such as low
shrubs, plants and trees.

Regrading and Revegetation. Redevelop-
ment of the Tank Farm site should involve
regrading to form natural looking topogra-
phy where the storage tanks were previously
located. The remediated and regraded areas
should be planted with native, drought-tol-
erant vegetation consistent with local plant
materials in the immediate vicinity of the site.
Any existing native vegetation should be
retained wherever feasible.

Future development of the Tank Farm site will
require an amendment to the Specific Plan that
will allow uses such as those suggested in this
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plan. Unui] then, the Tank Farm site will retain
its “Industrial” land use category to facilitate con-
tinued assessment and remediation of the site.

D. Historic Preservation

There are four structures of historical significance
within Avila Beach, which are the Custom
House, the Sea Barn, the Yacht Club and Avila
Grocery. Special design consideration and build-
ing construction procedures shall be used when
renovating, remodeling or replacing these
projects. »
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1 Custom House
In the design of any new structure on the exist-
ing Custom House site, the following design
guidelines shall be met:

a. Ontheformer Custom House site, the front
facade of any new structure shall replicate
the original Custom House both in charac-
ter and proportion. This includes the exte-
rior siding, door and window size and style,
and the main entry. Historic photos should
be referenced during design.

b. A new interpretive display shall be included
- in the new structure for public reference.
This should provide history of the Custom
House with historic photographs of Avila
and identification of the building portions
that are reproductions of the original struc-
ture. This display shall be provided by the
developer or contractor of the project.

¢. A permanent bronze plaque shall also be
included. It shall be mounted on the build-
ing facade and identify the location on Front
Street of the original Custom House.
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4. Yacht Club

Guidelines for possible renovation are included in
the Avila Cleanup Coastal Development Permit. -
However, community interest in main-taining
public views of the ocean has led to a possible
reconsideration of the Yacht Club’s permanent
location.
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E. Affordable Housing

Housing that is affordable to a range of economic
groups would be provided to the communiry of
Avila Beach through existing County policies
related to affordable housing, and through addi-
tional policies unique to Avila Beach.

L Affordable Housing Requirements
Coastal Zone policy stipulates that in new hous-
ing projects of 11 or more units, at least 15% of
the units must be affordable. For example, this
means that for a 20 unit housing project at least
three of the units would be affordable to per-sons
or families of low or moderate income.

In Chapter 4, the Specific Plan recommends re-
visions to this requirement in Avila Beach, as a
means to retain the town’s traditional wide range
of housing types and costs. Projects of more
than 4 and fewer than 11 units would be required
to include at least one studio unit to maintain an
inventory of smaller units that would be afford-
able to a larger segment of the market.
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2. Replacement Housing

The Coastal Zone Land Use Ordinance requires
construction of replacement housing on a one-
to-one basis for demolitions or conversions of
affordable units to non-residential uses or con-
dominium, cooperative or similar form of own-
ership units.

3. Mobile Home Park Replacement Housing
The former Mobile Home Park located at Front
Street, San Juan Street and San Francisco Street
contained a number of occupied mobile home
units prior to the vacation of the property for
the cleanup activities. Some of these units may
be required to be replaced with new affordable
units under the Coastal Zone Land Use Ordi-
nance and related state statutes pertaining to re-
placement of affordable housing.

If the requirements for replacement of afford-
able housing are satisfied at some other sites in
Avila Beach, the former Mobile Home Park site
should be used to provide visitor accommoda-
tions. However, if necessary, the former Mo-
bile Home Park site could be used to provide
these affordable units if no other site in Avila
Beach is available. Other potential sites include
the residual land around the reconfigured park-
ing lot or the lot at the end of Laurel Street.
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4. Affordable Housing Incentives
Under State law, there are also some other in-

centives for the construction of affordable hous-
ing. The most important of these are density
bonuses, which allow for a 35% bonus over the
basic density allowed. These incentives would
all be available to developers in Avila Beach.
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F. Streetscape Plan

This section of the Specific Plan describes
streetscape design for areas outside the Front
Street closure area and the mid-block passage.

1 Street Design

Areas for street redesign under the Avila Beach
Specific Plan include the new closed block of
Front Street, the open section of Front Street
and the side streets that comprise the town-side
street network. The streets would be redesigned
to include wider (and in some cases, new) side-

walks with streetscape elements such as street
trees, street lights and special paving.

¢ Front Street. Sidewalks in the non-closure
areas of Front Street would be widened to
the greatest extent possible, as permitted by
vehicular lane widths, on both sides of the
street. The widening would be accomplished
by a slight narrowing of the existing parking
strips and traffic lanes. Parking lanes would
be 17' wide for 30 degree and 45 degree di-
agonal parking and travel lanes would be 12*
wide, as shown below. Street trees would be
located in the triangular areas created by the
intersection of diagonal parking spaces with
the edge of the sidewalk. Streetscape elements
would be carefully located to minimize im-
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pacts on pedestrian flow and conflicts with
pedestrians exiting from parked cars.

Side Streets. Side streets would be widened
in some areas to permit construction of di-
agonal parking bays. On San Juan Street,
the right-of-way would be widened on the
west side to create space for diagonal park-
ing on both sides of the streer. San Francisco
Street would be widened 12' to the west in
order to permit diagonal parking on both
sides of the street.

All side streets in the flat areas of town, as
shown below, would be developed with ap-
proximately 8' wide sidewalks. This would
accommodate a four-foot wide planting area.
Tree pits would be mulched with decom-
posed granite to create a natural, simple ap-
pearance, and a one-foot wide strip of the
pit would be back-filled with concrete pav-
ing at the surface to widen the pedestrian

areato 5'.

7 TN TS ] i 1T
sidewalk  diagonal travel travel diagonal sidewalk
parking lane lane parking

Typical Side Street Section
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2 Street Trees .

Washingtonia palms (a Washingtonia hybrid)
would be planted on the north side of Front
Street, for the entire length of the street from
San Juan to San Antonia Streets. The naturally
occurring hybrid palm demonstrates better dis-
ease resistance in coastal environments than the
California Fan Palm (Washingtonia filifera), and
is shorter and slightly more stocky than the Mexi-
can Fan Palm (Washingtonia robusta). The palm
trees would be planted at approximately a 50’
spacing, to be consistent with the locations of
the existing property lines. This ensures that

Brisbane Box
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Washingtonia bybrid
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trees will not be located directly in front of build-
ing entrances.

Street trees on other streets would include Bris-
bane box (Tristania conferta) and Queen palms
(Arecastrum romanzoffianum), which would also
be planted at approximately a 50" spacing. Both
trees have been successfully planted in Avila
Beach as street trees. The proposed tree spacing
would maximize the feeling of openness that is
characteristic of Avila today, while still provid-
ing some shade and variety along the street
frontage. Tree spacing should be adjusted to
avoid obstruction of views from existing buildings.

3 Street Furniture and Paving

Street furniture, including the new street lights,
would be comprised of a concrete street furni-
ture palette with traditional design elements.
Front Street paving materials would be selected
to be consistent with the funky and eclectic char-
acter of the town, and include wood planking
and concrete pavers, in addition to asphalt and
concrete. Paving materials in the remainder of
town would be standard scored concrete side-

walks.

security

lighting foot level

lighting

Seawall Lighting
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4. Street Lights

New pedestrian-scaled street lights would be in-
stalled on Front and First Street between Avila
Beach Drive and San Luis Street, and on San Juan,
San Francisco, San Luis (from Front to First
Street), Second and San Miguel Streets. Addi-
tionally, footlights would be installed along the
seawall on Front Street to light the sidewalks
for pedestrians without interfering with night
views of the ocean. Footlevel lighting would
be installed along the inner edge of the seawall,
with low-level downward directed securiry lights
installed on the outside of the seawall in areas
where it becomes tall enough for people to be
hidden from view. The low-intensity seawall
lighting could be turned off on nights when grun-
ion spawn to minimize interference with the
grunion’s reproductive cycle. Palms trees would
be uplit with mounted light fixtures.

palm tree
uplighting

Palm Tree Lighting
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Concrete Street Furniture Palette
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5. Hillside Streets

Drainage swales would be constructed on all hill-
side streets, where possible. Locations for im-
provements are shown below.
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The drainage swales would be installed to col-
lect and direct storm water run-off and to berter
define the street right-of-way.

Asphalt Swales

|

swale and planting

Hillside Swales
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G. Front Street Park

A new park would be constructed at the cor-
ner of Front Street, Avila Beach Drive, and
San Juan Street. The new Front Street Park
would include a picnic area and a playground
area, as well as a basketball court next to the
beach and Avila Beach Drive. The buildings
in the park would be a community restroom
and a building for a community use, which
could be the proposed Marine Research Insti-
tute, a day care center, or some other use.

avila beach 5/“‘*
drive {1
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The elements of the park would include broad-
leaf trees, picnic tables, barbecues, trash recep-
tacles, drinking fountains, benches, play equip-
ment, decomposed granite pathways, showers
and a basketball court in addition to the restroom
and community buildings. The park could also
include bike racks. Specific components of the
park would include:

¢ DPark Terraces. The park would be terraced,
as shown below, with gradual slopes between
the terraces, to accommodate the grade dif-

san juan
street

upper gradual middle gradual lower
terrace slope terrace slope terrace
L play area community
building
Front Street Park Section
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ference berween Front Street/Avila Beach
Drive and San Juan Streer.

Park Buildings. The new buildings in the
park would include a community build-
ing and a restroom building. The com-
muniry building would be designed to be a
“generic” building that could be used to house
the proposed Marine Research Institute or
other commuaniry facility, as the needs of the
community change. The restroom building
would include restrooms and changing areas
for beach users.

¢ Bike Path Terminus. The park could func-

tion as a terminus to the bike path, and
would therefore be an ideal location for bike-
related facilities such as bike racks and show-
ers.

Playground Equipment. The park would
include a new play structure and sand
area for children. Although the beach is
nearby, this would provide alternative play
options for children visiting Avila Beach.
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H. Open Space Preservation

Several areas with significant natural vegetation
should be protected. These areas are:

¢ The wooded hillsides located along Avila
Beach Drive west of San Luis Street, which

create an oak-lined corridor along the south
edge Avila Beach Drive;

¢ The parcel located on the curve of San
Rafael Street, containing a stand of coast

live oak trees.

avila beach flirive

area

e —————————

By means of acquisition or by application of
development conditions, these areas would be
retained as natural open spaces to serve as visual
resources for the community, particularly the
area along Avila Beach Drive which serves as
the entry to Avila Beach and reflects the natural
setting of the area. No development, parking or
other non-open space use would be permitted in
these areas.

Open Space Preservation Sites
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1 Development Summary

This section summarizes the amount of devel-
opment foreseen under the Conceptual Plan.

1 Commercial and Lodging Uses

As stated in Section 3.D, Market Conditions, it
appears that Avila Beach can support a total of
approximately 70,000 square feet of retail space
(including restaurants) and 70 to 100 new lodg-
ing rooms. Asshown in Table 1, 70,000 square
feet of retail space and 56 lodging rooms are as-
sumed as part of the Specific Plan.

Tage | ConceptuaL PLan DEVELOPMENT SUMMARY

This means that some parcels along First and
San Miguel Streets that are currently designated
for commercial use may not be developed as such.
Since there is not enough demand to warrant
commercial development in all of these areas,
the Specific Plan assumes that these areas will be
developed primarily with visitor lodging or hous-
ing.

Use Quantity
Ground Floor Retail ~ 70,000 square feet

Second Floor Apartments (Front Street) 62 units

Mulu-Family Housing 56 units

Single-Family Housing - 27 units
Toral Residential Units 145 units
Second Floor Lodging Rooms (Front Streer) 56 rooms
retained

Civic Association Building

Public Off-Street Parking

369 spaces (increase from existing)

Public On-Street Parking (town area)

583 spaces (decrease from existing)

Total Parking Spaces

952 (increase of 17 over existing)
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2. Conceptual Plan Housing Units and
Population

The Conceptual Plan foresees development of
145 new infill housing units in AvilaBeach. They
would include a mixture of single-family homes,
apartments and multifamily housing units to
allow for a diversity of housing to accommeo-
date a range of income levels. Table 2 shows
total housing units in Avila Beach following the
remediation and including the addition of units
proposed in the Conceptual Plan.

Based on the average household size in 1997, a
total of 333 housing units would result in a popu-

lation of approximately 546 people in Avila
Beach.

As noted below, additional units could also be
built under full buildout as allowed by develop-
ment regulations. '

3 Potential Buildout

According to County staff, the current Local
Coastal Plan has an estimated build-out of 667
units, which implies an actual build-out popula-
tion of 1,094." The Specific Plan would desig-
nate several additional parcels for multifamily
development but would also lower multi-fam-
ily development potential in visually sensitive

areas. These changes would offset each other
and result in an estimated buildout potential that
is essentially identical to that of the existing LCP,
with 657 units and a population of 1,077. More
information on these estimates is contained in
the Avila Beach Specific Plan Final EIR.

Taste 2 Concerruat Pran Housing UnNits

Pre-Cleanup Housing Unit Total 234

Existing Units to be Removed* 46
Specific Plan Proposed Units 145
Total 333

! Maximum build-cut projections are based on construction of the highest density levels permitted under the zoning ordinancg on
undeveloped as well as already developed parcels. Hence, maximum build-out projections are somewhat theo'retxcal c:lcplmons
because they assume a level of development in the absence of existing development constraints and conditions. This figure adjusts the
theoretical maximum downward by 25% to account for variation in ultimate actual densities.
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3

CIRCULATION, PARKING AND INFRASTRUCTURE

This chapter summarizes the circulation, park- ture conditions. Existing conditions are de-
-ing and infrastructure improvements that would scribed in Appendix B of this document.

be implemented under the Specific Plan. These

improvements were selected by the community

through the planning process. A. Circulation
Many of the proposed circulation, parking and As a part of the Avila Beach Specific Plan, the
infrastructure improvements were selected based public and private transportation circulation
on a review of existing circulation and infrastruc- systems would be improved to better support
vehicular, pedestrian, bicycle and transit circu-
lation.
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Street Improvements and Vebicular
Circulation

The Specific Plan proposes several improvements

to road infrastructure and vehicular circulation,

as shown on the previous page.

4

54

Front Street Circulation. Front Street traf-
fic flows would be changed from the exist-
ing condition by a one-block closure of Front
Street berween San Francisco Street and San
Miguel Streets. Two-way circulation would
remain along the rest of the street. Service
to the buildings in the closure area would
occur from the side streets to the east and
west and from the parking lots at the rear of
some of the buildings. Additional seasonal
or temporary closure of the block of Front
Street between San Miguel and San Luis
Streets would be permitted. A connection
from Front Street to the Tank Farm would
be created for vehicles, pedestrians and bicy-
clists to access the future development on the
Tank Farm site.

‘Closure of Front Street at Avila Beach

Drive. Front Street would be closed at Avila
Beach Drive to eliminate turning movements
where sight distance is limited by the prox-
imity of the intersection and the bridge.

New Intersection. San Francisco Street and/
or Second Street would be extended to cre-
ate a new intersection with Avila Beach
Drive. The new street(s) and intersection
would facilitate traffic circulation in and out

of Avila Beach, in particular to the parking

lot area.

New Traffic Signal. A new traffic signal
would be installed at either the new intersec-
tion of San Francisco Street and/or Second
Street with Avila Beach Drive, or at-the in-
tersection of San Juan and First Street with
Avila Beach Drive. Determination of the
signal’s location will be made following a pe-
riod in which to monitor traffic flows with
the revised street network.

Directional Signing. Directional signing
would be installed at the San Luis and San
Miguel Street intersections with Avila Beach
Drive to direct beach-goers to the central
parking lot. This would be expected to re-
duce visitor traffic on San Luis Street.

Transit Stop. A new transit stop would be
located on the south side of First Street at
the intersection with San Francisco Street.
The shuttle from the potential remote park-
ing lot and other transit services would stop
at this location, which would allow riders to
walk directly into the mid-block passage or
down San Francisco Street to Front Street

and the beach.
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2. Bicycle Facilities
The Specific Plan proposes the following im-
provements 1o bicycle facilities in Avila Beach.

a. Bicycle Path Terminus

An extension of the existing bicycle path would
terminate at the Front Street Park, with the path
crossing under the bridge. If the crossing under
the bridge is shown to be infeasible for struc-
tural, environmental or other reasons, the bike
path will cross Avila Beach Drive at the signal-
ized intersection, and terminate at the Earl’s Al-
ley parking lot or some other location where

Ea g nERE
. ’,r" -
gl

ey
,,,,,,,,,,,,,,,,,,, B
i
axisting terminus at W
bridge Front Street Pazk S e P
¥, aRrad
""“"‘**ulunﬂ ni:aiooﬁhs:u“““’.‘ Wy
Bicycle Path Terminus

PLANNING COMMISSION HEARING DRAFT

AVILA BEACH SPECIFIC PLAN

bicycle racks can be provided. These locations
are shown below.

b. Bicycle Parking

Bicycle storage facilities would be located in the
town of Avila Beach at several key locations, as
shown below. There would be bicycle racks in-
stalled in the Front Street Park, at both ends of
the closure area, at the Post Office and CSD
building, and at the foot of the pier:
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c. Bicycle-Pedestrian Connection to
Shell Beach

A bicycle-pedestrian path berween Avila Beach

and Shell Beach via Cave Landing Road could

be constructed, as shown below. When existing

landslide damage in the area is repaired, the right-

of-way could be designed to emphasize the
route’s recreational function as a bicycle and
pedestrian facility. Efforts should be made to
obtain right-of-way to extend the bicycle/pedes-
trian route through the Tank Farm site to con-
nect with Front Street.

Avila Vauey Lo San Luis

to Santa

B arl: ara

Shell Beach Bicycle and Pedestrian Connection
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3. Pedestrian Circulation

Pedestrian circulation would be improved
throughout the town. Two new pedestrian con-
nections would be constructed; a mid-block pas-
sage connecting First Street to Front Street, and
a hillside stairway linking San Miguel Street to
Second Street. New sidewalks would be con-
structed where feasible.

a Mid-Block Passage

Pedestrian circulation would be improved by a
proposed connection between the Earl’s Alley
Parking lot and Front Street via anew mid-block
passage. The passage would permit access from
the parking lot to the beach that would require
only one street crossing.

b. Hillside Pedestrian Connection

As shown below, a pedestrian connection would
be constructed on the former Second Street right-
of-way to connect from San Miguel Street and
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the CSD building below to the hillside above.
The hillside connection would be a concrete stair-
way with landscaping in the areas where the stairs
would turn to create landings between sets of
stairs. There would be about 50 steps, grouped
into sets of 10 risers with intervening platforms
where people could pause to take in the view or
catch their breath. This connection would make
it easier for people to walk to the post office from
the hilltop residential area.

c Sidewalks

As noted in Chapter 2, concrete sidewalks with
concrete curbs and gutters would be installed on
Front Street between San Juan and San Rafael
Streets, First Street, San Juan Street, San Fran-
cisco Street, San Miguel Street, and San Luis Street
between Front and First Streets. In the hillside
area of town, drainage swales would be installed
on the south side of Front Street between San
Antonia and San Rafael Streets, on San Luis Street
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- between First Street and San Antonia Street, and
on Second Street, as shown on page 58. The as-
phalt swales would improve the deteriorating
edges of the existing streets and could provide a
safer place for people to walk at times when on-
street parking spaces are not occupied.

B. Parking

As shown in Table 3, parking demand in Avila
Beach is generated primarily by beach users.
When the beach is full, beach goers create a de-
mand for approximately 998 parking spaces.

Theoretically, commercial uses in Avila Beach
also create a demand for parking. On busy sum-

' PPTTLLITY,
Vi canngestiaRneRd

\y POTTA LLLL

\ RO L TN

‘.' ". . ‘.I'l \.\\
RRLI I TTTTSTTTIPROPPPT L Ll

m Existing Parking Count \
W Specific Plan Parking Count

Proposed Parking Count

PLANNING COMMISSION HEARING DRAFT
AVILA BEACH SPECIFIC PLAN 59




Tase 3 ParxkinGg DEMAND

Retail Parking Demand

@ 3 spaces per 1000 square feet

Proposed Retail (70,000 square feet) 210

Total Potential Retail Demand 210

Beach Demand*

Usable Beach Area 6.4 acres

Total Number of Possible Beach Users 3,485

Parking Spaces Required 998

Total , 998

* Assumptions: 1 person per 80 square feer of beach; 3.35 persons per car; 95.9% auto use

TaBLE 4 ParkING COUNT SUMMARY

Location Existing Parking  Proposed Parking
Supply Supply
Front Street 209 140
Side Streets 90 132
First Street 66 61
Earl’s Alley Parking Lot 305 355
Post Office Parking Lot - 15 14
Avila Beach Drive Curbside Parking 250 250
Total 935 952
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mer days, however, it appears that people visit
local businesses almost exclusively as a part of a
wrip to the beach, so parking demand for the
commercial uses is subsumed within the beach
parking demand. At less busy times, when
people make trips specifically to visit Avila Beach
businesses, the beach-serving parking supply is
more than adequate to serve the commercial uses.

While the Plan proposes an increase in visitor-
serving commercial development along Front
Street, the new development would serve the
existing number of visitors to Avila Beach, not
new visitors. This means that the existing park-
ing supply will be adequate to serve new com-
mercial development, and this supply will be
maintained at its current level under the Specific
Plan. New residential and lodging uses will be
required to supply their own on-site parking.

Overall, the public parking supply in Avila Beach

under the Specific Plan would increase slightly

when compared to the previously existing sup-
ply. While there would be a decrease in on-street
parking, this would be offset by an increase in
parking at the Earl’s Alley lot.

1 Public Parking

Public parking is currently supplied by the Earl’s
Alley parking lot, on-street parking in the com-
mercial area of town and parking along Avila
Beach Drive. This current parking supply, which
totals approximately 920 spaces, is sufficient to
meet the demand in Avila Beach, which is pri-
marily a function of beach capacity.
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In the Avila Beach Specific Plan, the parking sup-
ply would increase slightly overall to 952 spaces,
although the balance among the specific locations
shift somewhat, as shown below and in Table 4.
Front Street would have less parking in order to
accommodate the park and the street closure area,
There would be additional parking on the side
streets and in the Earl’s Alley lot. To the extent
possible, Front Street parking spaces eliminated
by the street closure would be replaced by in-
creasing the number of spaces on the side streets,
immediately north of Front Street. The capac-
ity of the public lot can be increased by a more
efficient layout of parking spaces. Some of this
parking could be made available for long term
fishing users.

Addirional key points about the public parking
supply are as follows:

¢ Front Street Diagonal Parking. Parking
along Front Street has historically been in a
diagonal parking arrangement. The Specific
Plan would maintain the historic parking
pattern along Front Street. Spaces would be
laid out at 45 degrees and 30 degrees on the
two sides of the street, in order to make it
possible to provide wider sidewalks.-

¢ Side Street Parking. Parking on some side
streets would be changed from parallel park-
ing in some locations to diagonal parking.
These locations include both sides of San Juan
Street and San Francisco Streets.
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¢ Residential Neighborhood Parking. Resi-
dential neighborhood on-street parking
would continue to be uncontrolled, which
would mean that beach-goers and tourists
could still park on residential streets. In con-
junction with installation of informal side-

walks and drainage swales, on-street parking
spaces could be designated with pavement
markings to create a more orderly arrange-
ment of spaces.
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2. Private Parking ,

Currently, all new development in Avila Beach
must supply its own on-site parking, to meet
County standards. This requirement has been
identified as an unnecessary burden on restau-
rant and retail development. In most cases, com-
mercial development in Avila relies on the beach
itself to generate its customers; visitors park for
the beach and then walk to retail and restaurant
locations. Parking for dinner restaurants is
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readily available since many beach-goers have
vacated their spaces by late afternoon.

Therefore, this Specific Plan includes changes to
the Avila Beach Area Standards that will not re-
quire that new rerail or restaurant development
supply its own parking on-site. Instead, these
commercial uses would be required to pay an
in-lieu parking fee to help provide and manage
the shared parking supply.

Other uses, such as residences and lodging, would
supply parking on-site. This means that build-
ings on Front Street would generally need to
supply on-site parking for second floor uses. Be-
tween San Francisco and San Luis Streets, such
parking could probably be provided on the
ground floor, below the level of Front Street, in
either surface lots, individual garages or shared
parking garages. On-site parking would be pro-
vided by the individual property owner to meet
parking requirements. No parking access would
occur from Front Street.

C. Infrastructure

As required by California State Law, a Specific
Plan must identify the distribution, location,
extent and intensity of major infrastructure ele-
ments to be located within the planning area and

1 1998 Annual Resource Summary Report, County of San
Luis Obispo.
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as needed to support the land uses described in
the plan. This section identifies the infrastruc-
ture needed to support the level of development
proposed in the Specific Plan, including sewage,
water service, stormwater runoff, solid waste

disposal and energy.

1 Water Service

Water services are provided to the community
of Avila Beach by the Avila Beach Community
Services District. The water supply is comprised

~of 65 acre feet of water from Lopez Lake and

100 acre feet of water from the State Water
Project. Historically, the Lopez Reservoir was
the only source of water for Avila Beach. In
recent years, the district contracted for another

100-acre feet from the State Water Project. With

the addition of the state water, water capacity is
expected to be sufficient for the foreseeable fu-
ture. } Unocal has agreed to purchase five years
of state water for the district in acknowledgment
that groundwater and soil contamination issues
have resulted in lost growth and revenues for
the community. This agreement terminates in
2002.

Although Avila Beach has historically had a re-
stricted supply of water, the acquisition of the
additional water from the State enables Avila
Beach to accommodate significant growth. In
1998, 55 acre feet of water were utilized by the
existing population. Use over the last 5 years
has ranged berween 55 acre feet to 62 acre feet
per year. The existing water supply is sufficient
10 serve a community of 820 dwelling units, a
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number greater than that which would result
from the build-out of Avila Beach under the re-
vised regulations of the Specific Plan.

2. Stormwater Runoff and Drainage

A reconfigured parking lot would require modi-
fications to the drainage system in order to en-
sure that surface runoff is adequately managed.
The implementation chapter and its cost projec-
tions in this Specific Plan assume that a new drain-

age system would be constructed in the Earl’s
Alley parking lot to collect parking lot runoff,
and that new drainage swales would be installed
on the hillside residential streets to direct runoff
in those locations. These improvements would
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enhance the drainage of the town and would bet-
ter support the development proposed under the
Specific Plan.

Drainage for Front Street (over its length from
Avila Beach Drive to San Luis Street) would have
a cross-slope down toward the beach, in order
to enhance the visual relationship from the street
to the ocean and beach, which is limited by the
existing condition in which the street slopes up
toward the beach. The storm water system will
be adjusted to ensure that no additional water
would impact the beach. Additionally, Best
Management Practices (BMP) and pollution con-
trol devices such as o1l and water separators will
be utilized where feasible to minimize pollution
impacts to the natural water systems.

3 Sewage Disposal

The Avila Beach Community Services District
provides sewer service to the developed portions
of Avila Beach. Sewage treatment is provided
to Awvila Beach by the District at an existing plant
located on Avila Beach Drive near its intersec-
tion with San Miguel Street. The capacity of the
plant is 200,000 gallons of effluent per day, which
is estimated to support 1,436 people. > The
present estimated wastewater flow is 50,000 gal-
lons per day, and supports the existing popula-
tion of 395 people. Given these flows, the plant
is expected to be adequate unul about the year

Personal communication, Kathy Richardson, Avila Beach County Water District, as cited in the Unocal Avila Beach Cleanup Final

4 Personal communication, Sandy Wolfe, South County Sanitary Services, as cited in the Unocal Avila Beach Cleanup Final EIR/EIS.
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2010.° Thus the plant is operating at 25% of its
capacity and would support the increase in popu-
lation that would result due to the implementa-
tion of the Specific Plan.

4. Solid Waste Disposal

Municipal solid waste in the Avila area is col-
lected by a private company, South County Sani-
tary Services, and hauled to the Cold Canyon
Landfill. The company collects solid waste from
homeowners and commercial clients. *

Solid waste disposal facilities in the region in-
clude the privately-owned Cold Canyon Land-
fill and Chicago Grade Landfill. The Cold Can-
yon Landfill is the closest to the project site and
is undergoing expansion. Its expected closure
date is 2025. Given increased efficiency using an
alternative daily cover and a state-mandated re-
duction in solid waste streams, the likely closure
date will be further in the future. The annual
amount of waste received in 1995 and 1994 was
122,000 and 130,000 tons, respectively.

No additional solid waste disposal capacity for
AvilaBeach is required to support the additional
population resulting from the Specific Plan.

5. Energy

Electricity and gas are provided to Avila Beach
by Pacific Gas & Electric and the Southern Cali-
fornia Gas Company, respectively. PG&E has
stated that the growth proposed in the Specific
Plan is well within their planning horizons for
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service provision to Avila Beach. Circuit feeds
will be strengthened when they are relocated dur-
ing remediation. Southern California Gas has
also stated that there would be no impact to gas
service as a result of the growth foreseen in the
Specific Plan.
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4

DEesicN GUIDELINES AND DEVELOPMENT STANDARDS

This chapter is focused on the design details of
future construction in Avila Beach. It sets design
guidelines and siting criteria that will create a built
environment that supports the community vision.
The vision calls for the rebuilding of Avila Beach
in a manner consistent with the pre-remediation
design of the buildings in the town, with some
changes to development standards and design
guidelines to permit and encourage variety in
building form. The standards and guidelines are
divided into five sections, Affordable Housing and
sections representing each of four land use
districts - Front Street Cornmercial Retail (FCR),
Commercial Retail (CR), Residential Multi-
Family (RMF) and Residential Single-Family
(RSF). ‘

Standards are mandatory requirements that must
be satisfied to enable a permit for a new use to be
approved and for a newly-constructed project to
be used. In this plan, standards are indicated by
the use of words such as “shall” or “must”.
Guidelines comprise a set of non-mandatory but
strongly recommended criteria which will be used

~ to evaluate whether proposed development

projects achieve the community vision described in

the Specific Plan. In the plan, guidelines are

identified by the use of such words and phrases as
“should”, “may” and “are encouraged”.

Some of the guidelines are repetitious between

sections but are included for ease of reference.

This chapter sets forth the standards for
development within the Avila Beach Specific Plan
Area. Unless otherwise specified in the Specific
Plan, permit requirements are as specified in the
Coastal Zone Land Use Ordinance, Title 23 of the
County Code.
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A. Affordable Housing

This section describes regulatory changes to af-

fordable housing requirements in Avila Beach.

A.l.  New Housing

County policy stipulates that new housing
projects of 11 units or more must include at least
15% affordable units. In Avila Beach, this
requirement should be augmented by a require-
ment that all new housing projects of more than 4
and fewer than 11 units must include at least one
studio unit.

A2,  Mobile Home Park Replacement
_ Housing

The former Mobile Home Park located at Front
Street, San Juan Street and San Francisco Street
contained a number of occupied mobile home
units prior to the vacation of the property for
the cleanup activities. Some of these units may
be required to be replaced with new affordable
units under the Coastal Zone Land Use Ordi-
nance and related state statutes pertaining to re-
placement of affordable housing.

If the requirements for replacement of afford-
able housing are satisfied at some other sites in
Avila Beach, the former Mobile Home Park site
should be used to provide visitor accommoda-
tions. However, if necessary, the former Mo-
bile Home Park site could be used to provide
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these affordable units if no other site in Avila
Beach is available. Other potential sites include
the residual land around the reconfigured park-
ing lot or the lot at the end of Laurel Street and
land adjacent to the parking lot.

Front Street Commercial District
Area Standards

This section contains design guidelines for new
development in Avila Beach in the commercial
area defined by Front, San Juan, First and San
Antonia Streets, as shown below. This includes
all parcels with a Front Street Commercial Dis-
trict (FCR) designation.

The standards and guidelines contained in this
section are targeted at the creation of a commer-
cial district that will be visually interesting, with
great variety along the street edge created through
variable building heights and setbacks in combi-
nation with elements such as balconies, awnings
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and overhangs. These elements will create op-
portunities for human interaction by incorpo-
rating places for people to gather. Mixed use
development with residential units on the sec-
- ond floor above first floor businesses will pro-
vide a “neighborhood watch” over public areas

/

20’ maximum
setback

) ot o i 2
I SITLLEIN L 2

:
|
L property line

PLANNING COMMISSION HEARING DRAFT

AVILA BEACH SPECIFIC PLAN

such as public streets and pedestrian areas. The
district will also be reminiscent of Avila Beach
prior 1o the clean-up activities in that the signs,
building materials and building styles will reflect
those of historic and pre-remediation Avila.

B.1.  Allowable Uses

Developments in the Front Street Commercial
District are encouraged to include residential or
visitor lodging uses on the second floor to provide
surveillance of streets and other public spaces,
increasing the level of safety in these places.

1
B/ Front Setbacks

B.)’.:., Front Street Setbacks

Variable setbacks along Front Street will create
a variety of spaces in which people can gather to
purchase food and beverages, shop for local
goods, sit on benches to talk or take in views of
the ocean, and enjoy outdoor greenery. These
spaces will enrich the pedestrian experience, pro-
vide visual variety within each block face, and
will function as an extension of adjacent shops
and restaurants where outdoor sales can occur.

Buildings facing Front Street may have variable
setbacks up to twenty feet in the interior of a
block. In order to define the cormers of the blocks
and to create a framework in which the variable
setbacks will have an impact on the streetscape,
corner buildings may not have front setbacks.
This requirement will help to preserve the pre-
cleanup street and block pattern of Avila Beach
and is implemented through the allowable build-

ing height criteria (see paragraph B.4).
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B.g:b. Allowable Front Setback Uses

To enrich the pedestrian experience, allowable
uses in the front setbacks are landscaping, retail
display areas, and cafe or outdoor seating areas.
Parking, elevated platforms, ramps and/or stair-
cases are not permitted in front setbacks. Set-
backs may contain rails, low screen walls (not to
exceed 3-% feet in height) or planters at their
edges. These edge details may be set back three
to five feet from the property line to create a
space for bench seating along the edge of the
walkway.

B.ZZ Side Setbacks

Side setbacks in all commercial areas shall be zero
feet from the property line at the street front-
age, in order to create a continuous built edge
along the streetscape edge and to further define
the front setback outdoor areas.

B3 ¥ Rear Setbacks

Rear setbacks create a transition between uses at
the rear of a lot, by allowing some open space
and landscaping berween buildings. Rear set-
backs also create a place for service and parking
access, which minimizes pedestrian conflicts with
vehicles crossing sidewalks on main commercial
streets, and reduces the visual impact of parking
areas on the main streetscape.

B.Bff Minimum Rear Setback

In order to minimize visual and noise impacts of
commercial uses on adjacent residential proper-
ties, rear setbacks in the commercial retail area
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shall be 2 minimum 10’ setback from the prop-
erty line. Rear setbacks are not required on par-
cels adjacent to the mid-block passage.

&
BAb. Allowable Rear Setback Uses
Allowable uses in rear setbacks are landscaping,
service access and parking.

8.4:‘6 Mid-Block Pedestrian Passage Setbacks
Parcels underlying the proposed mid-block pas-
sage are subject to setbacks which will enable
implementation of this pedestrian facility, and
are required to provide public access to the mid-
block passage through offers-to-dedicate such
access, through public acquisition or by some
other acceptable means.

B.Jfb Allowable Building Heights

To prevent the development of a uniform wall
of two story buildings, to help recreate the scale
of single-story buildings which characterized old
Avila, and to encourage variety in building
heights, allowable building heights shall be a
maximum of 25' above the sidewalk of the “main
street frontage” (measured from the back of side-
walk), provided that one or more of the condi-
tions below are met.

“Main street frontage” means the frontage on
Front Street, First Street or a side street between
Front and First. If the building is located on a
corner parcel, the main street frontage shall be
considered to be the frontage on Front or First
Street. '
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All buildings may be 15’ tall. A building may
be up to 25' tall if at least one of the following
criteria are met:

a. Frontsetback = minimum of 7 feet.

b. Unenclosed second story setback = mini-
mum 10% of parcel depth or 8 feet, which
ever Is greater.

c. Project is located on a corner lot.

d. Project is located on the mid-block passage.

Projects located on corner lots or the mid-block
passage and built to the Front Street property
line may be 25 tall in an area extending no more
than 50 linear feet from the corner. If the build-
ing extends more than 50’ from the corner, the
remaining portions of the building may only
exceed 15 in height if they comply with items a

or b above.

ﬂ
Bf.  Building Style and Materials

B.gr:‘a, Building Articulation ,

All facades shall emphasize three dimensional
detailing such as cornices, window moldings, and
reveals to cast shadows and create visual interest
on the facade. Architectural elements used to
provide relief can include awnings and projec-
tions, trellises, detailed parapets, and arcades.
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B.Z:b. Building Materials

Building materials can reflect an historic period
in time and celebrate the traditional style of a
community. In order to meet this goal, build-
ing materials shall be consistent with the materi-
als of pre-clean-up and historic Avila Beach, with
emphasis on stucco, painted wood, lap-siding and
tile. Building materials may not include unfin-
ished wood or metal. The use of different build-

Painted Wood Sidiné : ing materials can also be used to enhance variety

along the streetscape and to enliven a district vi-

Tile
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sually. Property owners should seek to create
variety in building materials throughout the com-
mercial district. Materials used for accents that
differ from the dominant building materials are
encouraged.

q
B%.c. Roof Types

Roof types can help to define the overall style of
a commercial district. Historically, Avila Beach
was characterized by facades that created the vi-
sual effect of “flat roofs” behind a variety of para-
pet shapes. Therefore, new buildings in Avila
Beach shall have parapets with varied shapes in
front of their roofs. Small areas such as balco-
nies, overhangs and rooftop enclosures may have
sloped roofs or parapets as well.

Bg‘.‘d. Roof Detailing

Continuous identical roof lines can be monoto-
nous, just as jutting and large-scaled roofs can be
overwhelming along the street. Roof parapets
should be simply articulated and adorned for
visual interest. Roofline cornices, reveals and
detailed eaves should be developed to create in-
terest on the building facade and an interesting
skyline.
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1
B#$.e. Roof Materials
Roof materials shall be non-reflective.

B.g-.f. Overhangs

Overhangs and awnings are encouraged on each
building to provide shade and a sense of enclo-
sure for pedestrians. Balconies are also encour-

aged, and may project up to 5 feet over the side-
walk.

B.?? Building Scale

To help maintain the historical scale of Avila
Beach, new development should give the appear-
ance of being separate buildings on 25’ or 50’
wide lots. A single project may encompass two
or more adjacent parcels, but the buildings must
be articulated to reflect the historic parcelization
pattern.
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9
~ BE&  Windows and Openings

B.8.a. Ground Floor Windows

To promote a sense of connection between
people inside shops and restaurants and those
outside on the sidewalk, ground floors of build-
ings along Front Street in the commercial dis-
trict should include large amounts of glass and
other openings to promote visual permeability.
Storefront windows should be broken into ver-
tical segments with molding, columns, pilasters,
or other three dimensional detailing. Sills shall
be no higher than 36” in order to enhance the
indoor-outdoor visual connection.

4
B.§.b. Second Story Windows

To reinforce the human scale of two-story fa-
cades, window openings in upper floors should
have vertical elements in their designs, and should
appear to be “punched” into solid walls.

Bg?: Entries :

My _.WIL_J{_‘;T’ T,Vll\? - Building entries shall occur off main streets, and
"ﬁ'ﬁ' r|cr shall be accentuated by molding, lighting, over-
5 hangs, or awnings. Building entries should be
recessed into entry bays, to create transitional
spaces between the street and buildings.
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B,é‘.:‘d. Individual Business Entries

To promote a sense of connection between
people inside shops and restaurants and those
outside on the sidewalk, each individual com-
mercial retail establishment should have direct
frontage onto a street or the mid-block pedes-
trian passage.

BJ;'.O Landscaping

Landscaping is encouraged to create comfortable
outdoor spaces for pedestrians with visual
“breaks” from paving and building materials.
Permanent landscaping in front setbacks should
be of coastal, drought-tolerant, climate-appropri-
ate plant materials. Landscaping in planters may
be of any species that adds color and visual inter-
est to the streetscape. '
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1
B,}‘e:d. Irregular Shapes
In addition to icons, sign parts are encouraged
to have irregular shapes, such as the irregularly
shaped signs at Beachcomber Bills and the Jet
Ski Rental store formerly located on Front Street.

B.&g:e. Sign Lettering

To help achieve the traditional spirit of Avila
Beach, “informal” fonts, with mildly distorted,
iconic or exaggerated letters are encouraged for
beach-related establishments. “Formal” fonts,
with serifs, are encouraged for more formal din-
ing and beverage-oriented establishments.

»
B.t0.f. Sign Colors
Mounted signs should be colorful, to be consis-

tent with the signs of old Avila.
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i
B.40.g. Sign Illumination

Two methods of sign illumination are permit-
ted: building mounted light fixtures with subtle
direct illumination of the sign or neon accents
highlighting lettering and icons. Signs shall not
be internally lighted.

B.if(c‘fh. Sign Location

Signs shall be attached flush to the building fa-
cade or hung perpendicular from the facade.
Signs attached flush to the building shall be per-
mitred to extend to a maximum of two feet above
the roof line, but must be within the overall
building height requirement as specified in Sec-
tion B.4. Signs shall not be located above the
second story.
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B-I‘ft'v Building Lighting

Building lighting shall be mounted perpendicu-
larly to building facades and shall be comprised
of simple fixtures.

{
B.}Q? Off-Street Parking

(
B.]Z.a? Off-Street Parking Locations
Off-street parking shall be located at the rear of
the lot, with primary access from side streets or

access easements. Parking may be located under
buildings as grades permit or on surface parking
lots.

K
BZ.b. Parking Access

To avoid conflicts between vehicles and pedes-
trians in the commercial area of Front Street,
driveways crossing the Front Street sidewalk are
not permitted. Access easements across adjacent
lots to the rear or side of a property would be
arranged on a voluntary basis berween individual
property owners.

13 _
B.#2:c. Residential Buffer
Parking areas shall be buffered from residential
lots with fences, trellises and/or landscaping.

14
B.#2.d. Landscaping ,
Parking areas shall be shaded with tree cover.

PLANNING COMMISSION HEARING DRAET
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B.éll;:e. Parking Requirements

Uses other than residences or lodging are not
required to provide on-site parking, but must
pay in-lieu parking fees, in an amount to be de-
termined by the County, for any uobuilt re-
quired parking spaces.

The County should prepare an ordinance to cre-
ate a parking district and enable the collection of
fees. In-lieu fees would be used to fund con-
struction of community parking facilities, to
establish a remote shuttle and parking lot, to
provide transit subsidies or to provide other
parking-related facilities and services for Avila
Beach, consistent with state statutes.

The County may also accept considerations other
than fees in lieu of required parking spaces. For
example, the County may accept an offer to
dedicate additional public right-of-way for the
purpose of providing on-street parking available
to the general public. The County will determine
the value of the dedication, expressed as an equi-
valent number of parking spaces, and will credit
the parcels from which the dedication is made as
having contributed toward satisfaction of the in-
lieu fee requirement.

82

%
B.#Zf. Parking Credit, Block 214

Pursuant to paragraph B.12.¢, above, the south
one-half of Block 214 is credited with having
made in-lieu contributions, in the form of right-of-
way dedication and construction of off-site park-
ing spaces, equivalent to 19 parking spaces. This
in-lieu credit will be used in the calculation of the
parking obligation for the south one-half of Block
214 when plans are submitted for approval.

&
B.#3.  Mechanical Equipment

B.-l%‘.t Building Mounted Utilities

“To minimize visual clutter, building mounted

or adjacent utilities shall be hidden from view
by enclosures and/or building materials.

B—l"SA'/b Roof Top Mechanical Equipment
Rooftop mechanical equipment shall be screened
by integral architectural elements such as pitched
roofs or ornamental parapets. Rooftop equip-
ment shall not exceed the 25 foot maximum
allowable building height unless it complies with
paragraph 23.04.124.b(3) of the Coastal Zone
Land Use Ordinance.
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C. Commercial Retail District
Standards
(for Areas Not on Front Street)

This section contains design guidelines and stan-
dards that provide policy direction for new de-
velopment in commercial areas in Avila Beach
that are not on or related to Front Street. This
includes all parcels with a Commercial Retail
(CR) designation, as distinct from the FCR des-
ignation.

The standards and guidelines contained in this
section are intended to guide development in the
commercial areas of town in a manner that is
consistent with pre-remediation Avila, and cre-
ates a pleasant pedestrian environment.

The guidelines recognize that most commercial
retail use will prefer.a Front Street location, and
the market may not support commercial devel-
opment apart from the Front Street District.
Therefore, the guidelines are intended to encour-
age the development of visitor lodging and resi-
dential uses, as an alternative to commercial re-
tail in this area. Because these CR districts are
adjacent to residential areas, bars will not be al-
lowed and business establishments must not be

" open for business after 10:00 pm. In addition,

new development should incorporate features
common to residential development, including
building size and scale, articulation of facades,
roof forms and landscaping.
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C.1.  Allowable Uses

All uses allowed in the Coastal Framework for
Planning (Table “O”) are allowed in the CR cat-
egory in Avila Beach, except for bars. Specifi-
cally, Table “O” is modified as follows for this

category:

¢ Business establishments may not be open for
business after 10:00 p.m., any night of the

week.

¢ Establishments whose principal business is
the consumption of alcoholic beverages on
site are not permitted.

¢ Residential uses shall be Principally Permit-
ted (“PP”) uses in the CR district of Avila
Beach, and shall be permitted on the ground
floor if Planning Commission approval of
Development Plan Review is granted, and if
a finding is made that there remains an ad-
equate supply of land available for visitor
serving commercial uses. Residential use in
the CR district shall comply with all guide-
lines and standards applicable to residential
use contained in this Specific Plan. Projects
of more than 4 and fewer than 11 units must
include at least one studio unit.

C.2.  Front Setbacks

All parcels in CR commercial areas shall have
zero foot front setbacks or shall have front set-
backs that are consistent with setbacks on nearby

parcels.
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C3.  Side Setbacks
Side setbacks in all commercial areas shall be zero
t0 10 feet from the property line.

C4.  Rear Setbacks

Rear setbacks create a transition between uses at
the rear of a lot, by allowing some open space
and landscaping berween buildings. Rear set-
backs also create a place for service and parking
access, which minimizes pedestrian conflicts with
vehicles crossing sidewalks on main commercial
streets, and reduces the visual impact of parking
areas on the main streetscape.

C.4.a. Minimum Rear Setback

In order to minimize visual and noise impacts of
commercial uses on adjacent residential property,
rear setbacks in the commercial retail area shall
be a minimum 10' setback from the property
line.

C.4.b. Allowable Rear Setback Uses
Allowable rear setback uses are the same as in

the FCR category. See Standard BZb.
A
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C.5. Allowable Building Heights

To prevent the development of a uniform wall
of two story buildings, to help recreate the scale
of single-story buildings which charactenized old
Avila, and to encourage variety in building
heights, allowable building heights in the CR
category shall be a maximum of 25' above the
sidewalk of the main street frontage * (measured
from the back of sidewalk), provided that one

or more of the conditions below are met.

All buildings may be 15' tall. A building may
be up to 25' tall if at least one of the following
criteria are met:

a. Unenclosed second story setback = 10 per-
cent of parcel depth or 8 feet, which ever is
greater.

b. Project is located on a corner lot.

Side setbacks = minimum of 10 feet total.

* Main street frontage means First Street or a
side street between Front and First. If the build-
ing is located on a corner parcel, the main street
shall be considered to be First Street. .
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Cs. Bzdféiing Style and Materials

C.6.a. Building Articulation
Allowable building articulations are the same as
in the FCR category. See Standard B,é?a.

C.6.b. Building Materials
Allowable building materials are the same as in
the FCR category. See Standard B.8.b.

T "‘T —ur C.6.c. Roof Types
Beyond Front Street, buildings have had varied
roof shapes that included both exposed slope
roofs and parapets. Therefore, new buildings in
this district shall have parapets with varied shapes
in front of their roofs or shall have articulated .
roofs such as peaked or hipped roofs.

Diagram of Roof Types

C.6.d. Roof Detailing
Allowable roof detailing uses are the same as in
the FCR category. See Standard B,g,d.

C.6.e. Roof Materials
Allowable roof materials are the same as in the
FCR category. See Standard B.g.e.

7
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C.6.f. Overhangs

Overhangs and awnings are encouraged on each
building to provide shade and a sense of enclo-
sure for pedestrians. Balconies are also encour-
aged, and may project up to 5 feet over the side-

walk.

C.7.  Building Scale
Allowable building scales are the same as in the
FCR category. See Standard B.g 8
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C.8.  Windows and Openings

C.8.a. Ground Floor Windows

Any ground floor commercial establishments
should include large amounts of glass and other
openings to promote visual permeability. Store-
front windows should be broken into vertical
segments with molding, columns, pilasters, or
other three dimensional detailing. Sill heights
shall be no higher than 36 in order to enhance
the indoor-outdoor visual connection.

C.8.b. Second Story Windows

To reinforce the human scale of two-story fa-
cades, window openings in upper floors should
have a vertical orientation, and should appear to

be “punched” into solid walls.

C.8.c. Entries
Allowable entries are the same as in the FCR
category. See Standard B/ c.

C.8.d. Individual Business Entries
Allowable individual business entries are the
same as in the FCR category. See Standard Baf.d.

C.9. Landscaping

Allowable landscaping uses are the same as in
the FCR category. See Standard B,Ka
l
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C.10. Signs
Allowable sign uses are the same as in the FCR
category. See Standards B%a. to B

{ W
C.11. Building Lighting
Allowable building lighting uses are the same as
in the FCR category. See Standard B.}g;/

|

C.12. OffSireet Parking

C.12.a. Off-Street Parking Locations
Allowable off-street parking locations are the
same as in the FCR category. See Standard

B.lra
%

C.12.b. Residential Buffer
Allowable residential buffers are the same as in
the FCR category. See Standard B c.

iy

C.12.c. Landscaping :
Allowable landscaping is the same as in the FCR

category. See Standard BJ{I;CL
i

C.12.d Parking Requirements '
All uses in the CR land use category must provide
on-site parking in accordance with the provisions
of the Coastal Zone Land Use Ordinance
(CZLUO), section 23.04.162, et seq,

90

4
C.13" Mechanical Equipment

. ¢
CJ3a. Building Mounted Utilities
Allowable building mounted utilities are the
same as in the FCR category. See Standard

B.1Za.
\&

C. ]&l‘:/Roof Top Mechanical Equipment
Allowable rooftop mechanical equipment is the
same as in the FCR category. See Standard
B.14b
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D. Residential Multi-Family (RMF)

Area Standards

D.1.
In order to preserve the community’s character

Density

while providing increased residential opportu-

This section contains design guidelines that pro-
vide policy direction for new development in
Avila Beach in the residential areas of Avila Beach
for those parcels with a Residential Multi-Fam-
ily (RMF) land use designation. The purpose of
these guidelines and standards is to guide new
residential development to be consistent with the
existing fabric of residential development in Avila

met:

nities in Avila Beach, such as in apartments and
multi-family dwellings, allowable density shall
be low density (up to 15 units to the acre). In-
creased densities of up to 38 units to the acre
will be permitted if the following conditions are

a. there would be no greater obstruction of
Beach. public views and no greater limitation of
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solar access to adjacent properties than at 15
dwelling units per acre,

b. the bulk, massing and design character of
the project would be consistent with that
of the surrounding adjacent parcels, and

c. -all other design guidelines and standard ap-
plicable to RMF development are met.

These determinations will be made by the Plan-
ning Commission through the Development

Plan review process.

D.2.  Setbacks

To achieve conformance with existing develop-
ment patterns, front setback requirements should
be consistent with adjacent parcels.

D.3. Allowable Building Heights

In order to provide for roof variety, allowable
building height shall be up to a maximum of
25, provided that one or more of the conditions
below are met. All buildings may be 20’ in
height. A building may be up to 25' 1all pro-
vided that:

a. it would result in no greater obstruction of
public views and no greater limitation of
solar access to adjacent properties than a 20
foot building.

b. the building has a pitched roof with a slope
greater than 2.5 in 12, and the additional
height above 20 feet is used to achieve this
pitched roof. Height shall be measured as
specified in the Coastal Zone Land Use Ordi-

nance.
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D.4.  Off-Street Parking

D.4.a. Parking Requirements

Current parking requirements include guest
parking at 0.25 spaces per dwelling unit. This
requirement may be waived for residential
projects within 200 feet of a public parking lot.

D.4.b Parking Location :
To reduce visual impacts, required parking spaces
shall not be located in the front setback, except as

provided in paragraph 23.04.108.a(2) of the
Coastal Zone Land Use Ordinance.

D.5.  Landscaping Along Avila Beach Drive
Residential development shall be clustered to
prevent the construction of a long row of sepa-
rate units along Avila Beach Drive. Screening
of units from Avila Beach Drive may be accom-
plished by the use of landscaping and fences with
a high degree of transparency, but not with solid

D.6. Development Standards for Oak Wood-
land Preservation Areas

In the oak woodland areas on the south side of

Avila Beach Drive between San Miguel and San

Luis Streets and on the vacant lot on San Rafael

Street (as shown below), the following develop-

ment standards shall be met to preserve the natu-

" ral setting and entry into Avila Beach:

a. new construction in this area shall not re-
sult in the removal of any native tree witha
diameter at breast height (DBH) greater than
six inches, that is one of a group of trees that
forms a continuous, uninterrupted canopy,
except in such circumstances as described in
D.6.d., below,

b. new construction must be setback by a mini-
mum of five feet from the dripline of any
native tree to be preserved, and

walls or fences. - Il cspa, R
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C.
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no grading or construction activities may oc-
cur within the area defined by the dripline
of any native tree to be preserved.

if retention of trees in accordance with D.6.a.
would result in a significant reduction in the
development potential of a parcel, removal
of a limited number of native trees may be
permitted if it would not reduce the area of
the canopy by more than 15% or signifi-
cantly reduce the effectiveness of the canopy
in screening development from public view.
All such trees removed shall be replaced at
the rate of four trees for every tree removed,
and shall be located so they will become, at
maturity, part of the continuous, uninter-
rupted tree canopy.

D.7.  Inclusion of Studio Units

In order to maintain an inventory of smaller units
that would be affordable to a larger segment of
the housing market, projects of more than 4 and
fewer than 11 units must include at least one stu-
dic unit.
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E. Residential Single-Family (RSF)
Area Standards

This section contains new design guidelines to
provide policy direction for new development
in Avila Beach for those parcels with a Residen-
tial Single-Family (RSF) land use designation.
The purpose of these guidelines and standards is

to encourage new residential development to be
consistent with the existing fabric of residential
development in Avila Beach.
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T — E.1.  Allowable Building Heights
T ihi' Y/ gt In order to provide for roof variety, allowable
L, L == building height shall be up to a maximum of
[t:-— G _f:—; —-::a % a4 . 25 25°, provided that one or more of the conditions
) il — below are met.
= : .
: gg - AL UL All buildings may be 20’ in height. A building
=7 =i 1 may be up to 25' tall provided that:

a. it would result in no greater obstruction of
public views and no greater limitation of
solar access for adjacent parcels than a20foot
building.

b. the building has a pitched roof with a slope

. greater than 2.5 in 12, and the additional

height above 20 feet is used to achieve this
pitched roof. Height shall be measured as
specified in the Coastal Zone Land Use Ords-
nance. Buildings shall not be taller than two

stories.
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E2.  Windows and Openings

Windows and openings onto main streets create
opportunities for interaction among residents,
provide internal solar access and enhance neigh-
borhood safety due to the potential resulting
increase in surveillance of the street by occupants.

E.2.a. Entries

The main entry to a dwelling should be located
on the street side of the building at or above street
level to create a presence for the building on the
street.

E.2.b. Doors and Windows

Doors and window openings on the front fa-
cade are encouraged because they convey a sense
of human habitation, as well as the idea that build-
ing occupants can observe what goes on outside
on the street.

97




E.2.c. Transitional Areas

Covered front porches and sitting areas at the
fronts of houses are encouraged because they
define transitional areas berween the public realm
and the house. Front porches are encouraged in
fronr setbacks.

98 PLANNING COMMISSION HEARING DRAFT
AYILA BEACH SPECIFIC PLAN



5

IMPLEMENTATION

This chapter outlines the specific administrative,
financing and regulatory approaches that should
be followed to effectively implement the Avila
Beach Specific Plan.

A. Area Plan Amendment

In order to implement the land use recommen-
dations of the Specific Plan, the County will
adopt this Specific Plan as the regulatory
document for the portions of the Avila Beach
Urban Area included in this plan. This will
include the following steps:

1 Area Plan Amendment

The San Luis Bay Local Coastal Plan will be
amended to remove most of the éxisting
Avila Beach Urban Area Standards. These
standards are replaced by Chapter 4 of the
Specific Plan.

2, Adoption of the Regulatory Appendix
The County will amend portions of the San
Luis Bay Local Coastal Plan as indicated in
the Regulatory Appendix. Amendments will
update the narrative description of Avila
Beach land use, the section on Avila Beach
Urban Area Programs, and will incorporate
the Specific Plan, by reference, in the San
Luis Bay Local Coastal Plan.

3 Land Use Category Changes
Several changes to land use categories currently
mapped for Avila Beach in the San Luis Bay Lo-
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cal Coastal Plan should be made in order to
achieve the implementation of the Specific Plan.
These changes are illustrated on the next page.
The recommended changes are summarized be-
low, referenced by street or area:

¢ Front Street. A new Front Street Commer-
cial Retail (FCR) land use category would be
created to cover the commercial parcels on
Front Street and along the mid-block pedes-
trian passage. Differences between the new
FCR category and the existing CR category
are described in Chapter 4.

¢ Front Street. The three parcels at the cor-
ner of Front Street and San Antonia Street
would be designated as Residential Mulu-
Family (RMF) in order to concentrate Front
Street commercial retail to best serve visitors.
These parcels are located along Front Street
in a place where the steepness of the hillside
and change in character to other residential
uses occur, and are therefore more appropri-

ate as mult-family residential (RMF).

¢ Parking Lot Area. The parking lot itself
and the newly available land resulting from
the parking lot reconfiguration located on
First and Second Streets would be designated
as Recreation (REC). Since both residential
developments and parking lots are allowable
uses in the REC category, this would allow
the greatest amount of flexibility in achiev-
ing re-configuration.
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¢ Hillside Lots. The vacant land adjacent to mit the expansion of the parking lot or al-

the fire station would be designated as Resi- low for a residential use, and the northern
dential Multi-Family (RMF), to be consistent portion would be redesignated as Residen-
with the property adjacent to the east. tial Mulu-Family (RMF).

4 Old Railroad Right-of-Way. The southern
portion of the former old railroad right-of-
way would remain Recreation (REC) to per-

LEGEND: LAND USE CATEGORIES
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4. Parking In-Lieu Fee
Implementation of the Specific Plan would also
require the adoption of a new ordinance by the
County of San Luis Obispo.

The County would adopt an in-lieu parking fee
ordinance which would allow commercial de-
velopers to pay into a fund that would augment
the parking supply in Avila Beach. Property
owners would be permitted to pay the fees in-
stead of supplying parking in on-site locations
for the businesses on their property. Prelimi-
nary in-lieu fee estimates are $5 per square foot
of building area. In-lieu fees would be used to
construct parking improvements, to maintain
the existing parking supply and/or to provide
remote parking lot and shuttle or other transit
subsidy. This ordinance will be proposed for
adoption subsequent to adoption of the Specific
Plan.

S. Port San Luis Harbor District
Master Plan :

Overall, this Specific Plan is consistent with the

Port San Luis Harbor District Master Plan which,

like this Specific Plan, seeks to preserve the

unique character of the waterfront and beach

resources. However, the Master Plan permits the
construction of up to 12,000 square feet of
commercial space on the pier. This is in conflict
with two of the principles of the Specific Plan,

which are to “maintain and preserve unobstructed
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views of the ocecan” and to encourage the
concentration of retail development on Front
Strect. Therefore, to eliminate this conflict, the
Specific Plan recommends that the Harbor
District should consider amending its Master Plan
to eliminate the potential for retail facilities on the
pier.

B. General Plan Consistency

California State law requires that a Specific Plan
be consistent with the General Plan of the adopt-
ing locality. Once the Area Plan amendment
described above is made and the ordinances are
adopted, the County can find that this Specific
Plan is consistent with the General Plan. The
General Plan calls for Avila Beach to be main-
tained as a visitor-serving beach town, which the
Specific Plan will ensure.

101




Tase 5 CaPITAL IMPLEMENTATION PROJECTS

Proposed Projects

Project Description Estimated CostFunding Source

Front Street Enhancements

pedestrian plaza, streetscape improvements, n/a Unocal, 100%

James Keefe bench, observation deck, beach
access improvements, public restrooms

to Second Street

Front Street Park landscaping, playground, basketball court, n/a Unocal, 100%
picnic tables, public restrooms
Front Street Park community building n/a  Marine Institute, 100%
Parking Lot, Earl’s Alley  paving and restriping within current area n/a Unocal, 100%
Parking Lot landscaping and reconfiguration/expansion $513,300  In-lieu and daily
parking fees
Pedestrian Passage mid-block connection from First Street to $719,000 portion of
Front Streer settlement funds
Open Space Acquisition open space preservation along Avila Beach Drive  $879,000 portion of
. and San Rafael Street settlement funds
Bicycle Path bicycle path extension from San Miguel Street $176,000 portion of
to the Front Street Park settlement funds
Second Street Steps pedestrian stairway from San Miguel Street $124,000 portion of

sertlement funds

San Francisco/Second Street new street construction, new traffic $810,000 portion of
Signal & Improvements signal installation settlement funds
Undergrounding of Utilities utility undergrounding throughout town $601,000 portion of
settlement funds
Shell Beach Bicycle new asphalt bicycle and pedestrian $379,000 portion of
Connection trail from Avila Beach to Shell Beach settlement funds
Total - $4,201,300
Street Trees on Side Streets  San Juan, San Francisco, and San Luis $1,200/tree property owners*

(up to First Street), San Miguel Street,
First Street (to San Luis Street), Avila Beach Drive

Sidewalks on Side Streets

same as above

$45,000/25’

property owners™®

Hillside Swales

swales on hillside streets, including San Luis,
San Antonia, San Rafael, First Street {east of
San Miguel), and Second Street

$20,000/25

property owners*

Tl}e new residential street proposed between Second Street and San Miguel Street 1s not included in this list of projects because it is assumed that it will be a
rivately developed street that would occur as a part of the construction of the housing units on the old railroad right-of-way.

*Property owners would be responsible for costs as new development takes place.
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C. Public Improvement Costs

A number of public improvements, including
land acquisition and the construction of public
amenities such as streetscape improvements and
the new park construction will be needed in or-
der to attain the vision for Avila Beach identi-
fied in the Specific Plan. Table 5 shows the pro-
posed public improvements and their prelimi-
nary estimated costs.

D. Funding Sources

There are many funding sources available with
which to finance public improvements in Avila
Beach, primarily as a result of the Unocal clean-
up activities. A total of approximately $9.2 mil-
lion dollars are available for improvements
within Avila Beach, not including direct fund-

fore appears that the funding sources exceed the
costs of all the proposed capital projects. The
funding sources are shown in Table 6.

This section does not include a discussion of di-
rect funding from Unocal, which agreed to fund
Front Street improvements, the Front Street
Park, and new restroom facilities in Avila Beach,
as shown in Table 5. This funding would come
directly from Unocal.

Additionally, the Marine Research Institute has
proposed to pay for and construct the commu-
nity building in the Front Street Park if it were
allowed to locate in the building. The Institute
has also offered to maintain the park during its
tenure in Avila Beach. The Institute funding is
not included in Table 6 or in this section since
the amount of funds available from the Institute

is unknown.
ing available from Unocal and the Marine Re- 15 unknows
search Institute as indicated in Table 5. It there-
Tage 6 CaPITAL FUNDING SOURCES
Potential Funding Sources Estimated Funds Available Purpose
California Department of Fish & Game $3,500,000 Natural Resources/Public

Facilities Improvements

Avila Beach Community Foundation $3,000,000 General Enhancements

Air Pollution Control District $900,000 Air Quality Improvements
Regional Water Quality Control Board $1,000,000 Water Quality Improvements
In-Lieu Parking Fees $350,000 Parking Lot Improvements
Daily Parking Fees $486,000% Parking Lot Improvements
Total $9,236,000

*The net present value of funds that would be generated by daily parking fees has been reduced by $10,000 per year to account for operations

and maintenance costs. .

PLANNING COMMISSION HEARING DRAFT
AVILA BEACH SPECIFIC PLAN 103




This discussion does not create a commitment
on the part of the County or the agencies listed
as overseeing these funds to spend funds in any
particular way. It is merely intended to show
the relationship between potential costs and fund-
ing sources.

1. - California Department of Fish & Game
The Office of Spill Prevention and Response
(OSPR) of the Department of Fish and Game
(CDFG) has received funding from the Settle-
ment Agreement that will be used to offset some
of the damage caused by contamination and
clean-up activities. The OSPR will administer
the implementation of the funds for projects that
will mitigate the loss of the use and enjoyment
of natural resources and public facilities, includ-
ing the public beach. The OSPR plans to allo-
cate the funds through a community participa-
tion process. CDFG funds could be used to fund

open space acquisition in Avila Beach.

CDFG has other funding available for biologi-
cal impact studies and biological restoration
projects which would not be applicable to the
public improvements proposed in the Avila
Beach Specific Plan. These funds are not included
in Table 6.

2 Avila Beach Community Foundation

The Avila Beach Community Foundation
(ABCF) has also received settlement agreement
funds from Unocal to fund “projects for the en-
hancement and betterment of the Avila Beach
community.” The funds from the ABCF could
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be used for a variety of purposes, including capi-
tal improvements and operations and mainte-
nance. lmprovements such as the mid-block pe-
destrian passage, utility undergrounding and
street improvements to town side streets and hill-
side streets could be funded with this source of
money.

3 Air Pollution Control District

The Air Pollution Control District (APCD) has
received settlement agreement funds to pay for
projects that would reduce air pollution in Avila
Beach. This funding could be used to pay for
pedestrian and bicycle facilities, such as the bi-
cycle path extension and terminus, the Shell
Beach pedestrian and bicycle connection in the
Avila Beach CSD, and the Second Street pedes-
trian connection.

4. Regional Water Quality Control Board
The Regional Water Quality Control Board
(RWQCB) has funding available to pay for
projects and improvements that would improve
water quality in Avila Beach. The funds would
not be applicable to the public improvements in
the Avila Beach Specific Plan.

5. In-Lieu Parking Fees

In-lieu parking fees would be collected from re-
tail business owners instead of requiring them
to provide parking for their retail establishments
on-site. The resulting funds could be used to
pay a portion of the cost to reconfigure and im-
prove the parking lot. The consultant team and
County staff estimate that retail owners would
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pay a one-time fee of approximately $5 per square
foot of retail space into the in-lieu fund. The
exact amount of this fee would be determined
when the County develops the parking in-lieu
fee ordinances.

6. Daily Parking Fees

Parking fees would be charged on summer week-
end days and holidays from Memorial Day week-
end to Labor Day weekend. These fees could be
used to pay for a portion of the costs of recon-
figuration and improvements to the parking lot,
and the San Francisco/Second Street improve-
ments. The consultant team and County staff
estimate that people would be willing 1o pay
approximately $5 per day on weekends and holi-
days to park in the parking lot, based on fees
that have been charged in the past in Avila Beach.
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6

EcoNoMic RECOVERY STRATEGY

This chapter describes economic strategies to as-
sist the community of Avila Beach to recover
completely following the completion of the
Unocal cleanup.

A. Introduction

For the vision of the Specific Plan to be success-
ful, the economics of Front Street must be re-
stored and enhanced. Beach-related tourism and
Front Street commercial activity provide the rev-
enue stream that allows Avila Beach to thrive.
The following strategies provide a framework
for implementing the Specific Plan.

These strategies are largely based on the nation-
wide and California Main Street programs. The
Main Street approach to revitalization is a com-
prehensive management strategy which builds
on the idea that the total image of an area must
be addressed for revitalization efforts to be suc-
cessful. The approach is a self-help methodol-
ogy which develops the necessary marker niche
for the rerail and professional services sectors;
creates a high-quality visual identity unique to a
community; and nurtures a cultural ambiance
associated with a community’s location, appear-
ance and way of life. Four major elements con-
tribute to a downtown’s total image - organiza-
tion, promotion, economic restructuring and
design. The Specific Plan has begun the process
of organizing the Avila community and laying
out a design framework. This economic recov-
ery strategy addresses further elements of orga-
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nization, economic restructuring and promotion
that are relevant to the post-cleanup rebuilding
of Avila Beach.

B. Organization

Identification and creation of an organization to
lead the commercial and economic rebuilding
of Avila Beach is an important first step. Though
an Avila Valley-wide business association has
existed in the past, it is recommended an Avila
Beach or Front Street District business associa-
tion or chamber of commerce should be formed
to implement the strategies and recommenda-
tions below.

1 Downtown Coordinator

The business association should select a Down-
town Coordinator. This person would be full
or part-time staff devoted to economic recov-
ery. The coordinator could be paid through the
business association or with mitigation funds.
The coordinator would be responsible for facili-
tating the process of revitalization including
working with merchants to set goals, develop
an advertising campaign, business attraction strat-

' egiesand developing other programs. Once goals

have been set, the coordinator would be respon-
sible for implementing the programs and goals.
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2, Vision and Annual Goals Statement
The business association should further refine

the vision for the Front Street District from a
retail and commerce perspective. This vision
should be refined from the vision laid out in this
Specific Plan and should assist the business asso-
ciation in developing a program for revitaliza-
tion. The vision should be updated and clear
goals and programs should be developed on an
annual (or more frequent) basis. A retreat or
some gathering with all interests represented
should meet to develop a sertes of actions to be
completed throughout the year, with a timetable
and assigned responsibility for ensuring that these
actions are completed. The Specific Plan and
this Economic Recovery Strategy can serve as
the first set of goals and actions but this should
become an ongoing participatory process.

3. Increase Off-Peak Activity

Avila Beach commerce is heavily dependent on
tourism and the attraction of the beach. The
business association should work to develop strat-
egies to become less dependent on revenues in
peak times, and summer weather. As noted in
the Economic Overview, the off-peak period

(October through March) represents almost 40

percent of taxable revenue in Avila Beach. Com-
pared to other tourism driven economies this
suggests the potential for a year-round (rather
than seasonal) economy.

{08

Further diversification would result in less di-
rect competition, less dependence on the weather
and beach-related tourism and more off-season
sale potential. Specific diversification opportu-
nities are discussed below,

4 Overnight Accommodations. The Specific
Plan recommends the construction of addi-
tional overnight accommodations in Avila
Beach, potentially as second story uses above
Front Street retail. Overnight accommoda-
tions allow Avila Beach to attract more rour-
ists that stay in Avila longer. More revenue
will be generated from tourism due to addi-
tional expenditures on accommodations,
food, rentals and other recreational activities.

¢ Bicycle rentals. Bicycles could potentially
be rented at the beach and perhaps at a re-
mote (1/2 to one-mile distance) parking site.
This would allow visitors to park their ve-
hicles and rent a bicycle to travel to Avila
Beach.

¢ Art Establishments. Art galleries, studios
and craft shops could be a target for attrac-
tion to Front Street. Given the events and
programming in the Avila Valley, the res-
taurants on Front Street, and new public
space for public art and arts related special
events, art establishments could build on re-
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gional assets and develop presence on Front
Street. This would represent a new source
of income which that is less seasonal and

weather based.

4. Coordinate Store Hours

Coordinated store hours can increase the conve-
nience and competitive position of Avila Beach
for local shoppers. Many small towns have ef-
fectively organized their merchants so thar all
agree on the same store hours, including adequate
hours on week nights, weekends and during pro-
motional and special events.

5. Storefront Displays, Signing and
Merchandising

In coordination with the overall physical im-
provements in the Specific Plan, individual store
owners should be encouraged to develop their
businesses with attention to character and ap-
pearance. This could be accomplished by the
business association by offering a workshop on
signs, merchandise and displays including the
history of Avila Beach signing and store decora-
tion.

6. Coordinate Parking

Though ground floor retail on Front Street does
not require off-street parking, second story uses
do require off-street parking. Lots in the middle
of blocks may have trouble acquiring necessary
access to provide parking behind their establish-
ments. These issues could potentially inhibit the
development of commercial uses in these areas.
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The business association should play a role in
coordinating parking requirements and needed
easements and access, or development of pooled
parking in order to more swiftly resolved these
issues.
7. Front Street Business Improvement
District
A Business Improvement District is a mechanism
to collect funds from local businesses to improve
and maintain common assets that will improve
the appearance and business climate of the com-
mercial district. The Front Street Commercial
District should begin the process of forming a
Business Improvement District, to fund one or
more of the recommended activities:

C. Promotions and Advertisement

Promoting the new Avila Beach is a critical step
for economic recovery. Local and tourist com-
mercial activities will not be fully restored until
visitors and tourists are made aware that Avila
Beach is rebuilding. This promotion should fo-
cus on the rebuilding process while it is under-
way, and on the “new” Avila Beach both before
and after it is created. The vision set forth in
this Specific Plan is a key ingredient of the pro-
motion process.

1 Promotional Campaign

A tourism promotional campaign will be needed
to re-attract visitors to Avila Beach once the
cleanup is done. The advertising campaign

should begin by targeting the statewide and re-
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gional tourists that have traditionally come to
Avila Beach (specifically those living in the Cen-
tral Valley) in the off-season before the Beach is
re-opened. This will allow for people who his-
torically return to Avila Beach to plan their va-
catons. Concurrently, ad placement in state-
wide and national tourism magazines/advertis-
ers should begin in order to raise awareness again
of Avila Beach as a destination. The business
assoctation should coordinate with the Visitor’s
and Conference Bureau for their opinion regard-
ing the most effective tourist ad placements.

Once the cleanup is completed, a local campaign
that includes local media ads, billboards and bro-
chures should be implemented to bring local visi-
tors and attract tourists already in the vicinity to
Avila Beach.

2. Coordination with the San Luis Obispo
County Visitor & Conference Bureau
(VCB)

Avila Beach should work with the VCB to en-

sure inclusion of Avila Beach in their marketing

materials and campaigns.

3. Cooperative Advertising Activities

Cooperative advertising that includes all busi-
ness in Avila Beach would help to increase over-
all sales. Ads could be run weekly to bi-monthly
in local media such as the San Luis Obispo Tri-
bune. The ads should feature special sales or
promotions as well as mentioning all of the stores
in the Front Street district and presenting the
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image of Avila Beach as outlined in the Specific
Plan. The ads should be developed by a graphic
designer and paid for by the business association
or individual businesses. The ads should empha-
size Avila as a local destination (including live

music events, restaurants, the selection and vari-
ety of swim and surfware etc.) and should be
targeted in the off-peak season. This will increase
attraction during historically off-peak times, and
reinforce the idea of Avila Beach as a year round

destination.

4. Entertainment and Special Events

Avila Beach could hold special events either in
the dedicated outdoor public space created on
Front Street, or in indoor venues such as ex-
panded bars/restaurants with live music and
dancing. Other beach communities in the
County have added these types of facilities, and
seen a significant attraction of tourist and
County-resident expenditures. Inaddition, Avila
should focus on expanding existing local events
and traditions; this is one of the most effective
ways to promote an identity which will continue
in visitors’ minds long after the actual visit. Avila
events should be planned 1o avoid conflicts with

other regional events.

5. Develop Attractions

The addition of the Front Street improvements,
including the closure between San Miguel and
San Francisco and the proposed pedestrian mall/
pass through from the parking area to Front
Street, will help lengthen the average stay of visi-
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tors, and could bring a more coherent theme to
the beachfront. These attractions would increase
spending by the additional people attracted and
the longer stays in Avila (allowing for more food
and beverage sales). In addition, there may be
opportunities for other attractions celebrating
the unique history or natural features of the area,
such as a visitor’s center, museum, or cultural
center focusing on the history of Avila Beach
dating to 1542 or Chumash Native American
culture.

D. Business Assistance

San Luis Obispo County has established a team
of County professionals to assist in the cleanup

and rebuilding of Avila Beach. This teamisan

important resource to expedite the rebuilding
process and creating a business climate where
new (or rebuilt) business can thrive. The team
consists of representatives from community plan-
ning, the energy section, an environmental spe-
cialist, and a liaison. This group can help Avila
Beach with the regulatory concerns necessary for
starting up and running a business. '

E. Development of Business Skills

There are numerous resources to help new busi-
ness owners. The U.S. Small Business Adminis-
tration (SBA) and organizations it sponsors are
the single biggest provider on business resources.
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Local chapters of some of these programs are

discussed below:

1. The SCORE Association

Service Corps of Retired Executives is a nonprofit
association dedicated to entrepreneur education
and the formarion, growth and success of small
business nationwide. SCORE is a resource part-
ner with the Small Business Administration
(SBA). SCORE Association volunteers serve as
“Counselors to America’s Small Business.”

Working and retired executives and business

owners donate their time and expertise as vol-
unteer business counselors and provide confiden-
tial counseling and mentoring free of charge.
There is a SCORE chapter located in San Luis
Obispo.

2, Small Business Development Center
Cuesta College in San Luis Obispo has a Small
Business Development Center sponsored by the
Small Business Administration. Consulting ses-
sions are offered at no charge to businesses cur-
rently located in or planning to locate within
San Luis Obispo County, Workshops/seminars
are held throughout the county. Services include:
Business Planning, Marketing and Sales, Sources
of Capital, Business Record Keeping, Manage-
ment, Financial Analysis, Business Start-up &
Purchase, Inventory Control, Personnel, and
Business Liquidation.




F. Financing and Funding
1. Public Information and Coordination
Program

As a part of the Unocal settlement, a Public In-
formation and Coordination Program (PICP)
has been established. The purpose of the PICP
is to assist residents and commercial stakehold-
ers in overcoming difficulties resulting from the

remediation activities.
Specifically, the program can:

¢ Fund commercial and financial loss claims
related to the remediation efforts.

¢ Process claims of commercial stakeholders,
including employees, for losses including loss
of business revenue, business shut-down,
employee termination costs, relocation,
moving costs, employees lost wages and ben-
efits.

¢ Provide for relocation of residents signifi-
cantly affected by the cleanup project.

Currently these services are being provided out
of the Unocal Project Avila office.

2. Unocal Loan Guarantee

Often, serious environmental contamination will
stop all businesses and real estate loan activity in
the impacted area. Unocal has established an
agreement with Mid-State Bank to allow busi-
ness and real estate loans to continue in areas of
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Avila Beach affected by environmental contami-
nation. Unocal has established a loan guarantee
fund that allows Mid-State Bank to make mar-
ket rate loans to any business or real estate ven-
ture within Avila Beach or the tank farm area.
Port San Luis and other surrounding areas are
not included. Additionally, the fund will cover
up to 2 points (2 percent of the loan amount) of
up front loan fees.

3 Other Unocal Assistance

Unocal has made numerous claims settlements
with residents and businesses in Avila Beach.
These settlements are generally confidential, but
it appears that some of the business settlements
include provisions for ongoing payment for busi-
ness interruption. Additionally, Unocal helped
fund the Avila Beach Business Association. This
association received $100,000 from Unocal.
Unocal is not involved with the association on

an ongoing basis.

4. Economic Vitality Corporation
San Luis Obispo County

The County, its cities and private business have
established the non-profit Economic Vitality
Corporation (EVC) to promote economic de-
velopment in the County. The EVC has a loan
guarantee program using Community Develop-
ment Block Grant funds. A business that has been
refused a commercial loan can apply for a cash
loan guarantee from the EVC. The business must
be a for profit business that creates new full time
jobs for low to moderate income county resi-
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dents. The program can guarantee up to $25,000
per full time job created. The EVC is in the
process of establishing a micro-loan program for
small businesses. Loans of up to $10,000 would
be awarded to small businesses.

5. State Trade & Commerce

¢ California Small Business Loan Guaran-
tee Program. The California Trade and
Commerce Agency provides loan guarantee
financing up to $350,000. It is especially de-
signed for small businesses that cannot qualify
for bank loans.

¢ California Capital Access Program
(CalCAP) The California Pollution Control
Financing Authority provides a form of loan
portfolio insurance which provides up to
100% coverage on certain loan defaults, en-
couraging banks and other financial institu-
tions to make loans to small businesses that
fall just outside of most banks’ conventional
underwriting standards. CalCAP insures
bank loans made to small businesses to assist
them in growing their business. Loans can
be used to finance the acquisition of land,
construction or renovation of buildings, the
purchase of equipment, other capital projects
and working capital. There are limitations
on real estate loans and loan refinancing.
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6.

Federal Programs: Small Business
Administration

SBA’s 7(a) Loan Guaranty Program The
Small Business Administration provides loans
to small businesses unable to secure financ-
ing on reasonable terms through normal lend-
ing channels.

SBA’s 7(A) Short Term and Revolving
Lines of Credit CAPLines. Program
CAPLines is the umbrella program under
which the SBA helps small businesses meet
their short-term and cyclical working-capi-
tal needs. A CAPLines loan can be for any
dollar amount.

SBA’s Micro Loan Program Small Business
Administration provides funds to nonprofit
intermediaries, who in turn make loans to
eligible borrowers in amounts that range
from under $100 to a maximum of $25,000.
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A. Reasons for Preparing
the Specific Plan

The need for the Avila Beach Specific Plan has
been largely created by the remediation of toxic
contamination in the downtown area. The re-
mediation requires the demolition of most of
the town’s commercial area. The rebuilding that
will ensue is a significant opportunity to ensure
that the town develops in a way that meets com-
munity desires. The Avila Beach Specific Plan
will guide this new development.

B. Process

The Avila Beach Specific Plan was developed
through a community process that began in Sep-
tember of 1998. The process consisted of eight
community meetings:

Workshop in Avila Beach
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APPENDIX A: PLANNING BACKGROUND

¢ Introductory Meeting. The process was
initiated with an introductory meeting ex-
plaining the Specific Plan process to the com-
munity.

¢ Existing Conditions. Atasecond meeting,
held in October 1998, the communirty re-
viewed existing conditions and generated pre-
liminary goals for the Specific Plan. Small
groups of participants worked together to
brainstorm about their goals for the com-
munity. Their ideas were summarized by
the consultant team into the goals for the
Specific Plan.

¢ Alternatives Ideas. The third meeting, held
in November 1998, was focused on the de-
velopment of alternative planning concepts,
which would become candidates for inclu-
sion in the Specific Plan. Community mem-

Group Diagram from the Alternatives Ideas
Meeting

-
»
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bers worked in small groups to mark up base
maps with their ideas for new development
in Avila Beach, which the consultant team
used as the basis of an Alternatives Work-
book, reviewed at the fifth and sixth com-
munity meetings.

Design Preferences. At the fourth meet-
ing held in December, the consultant team
presented a slide show illustrating different
building types and styles. The community
indicated their “design preferences” by select-
ing among the slides presented. Their pref-
erences were used by the consultant team to
develop design guidelines for the Specific
Plan.

Alternatives Workbook. At the fifth and
sixth meetings, held in January 1999, the com-
munity reviewed an Alternatives Workbook
that contained a set of alternatives for each
of the primary development issues in Avila
Beach, which were based on ideas generated
at the third workshop. At these meetings,
the community selected the preferred com-
ponents. The consultant team synthesized
them into a “Preferred Alternative” which
later became the basis for the Specific Plan.

Preferred Alternative. The Preferred Al-
ternative was presented at a seventh meeting
held in March 1999. At that meeting, the list
of goals for the Specific Plan were revised
and participants commented on the Preferred
Alternative.

Several additional workshops were held exclu-
sively for Avila Beach residents to ensure that
the Specific Plan would reflect resident desires,
including a meeting held in April to review pre-
liminary design guidelines for incorporation into
the Specific Plan.

A mandatory 45-day review period followed the
publication of the Draft Specific Plan and EIR,
during which time members of the community,
public, and interested agencies commented on
both documents. Subsequently, the Specific Plan
consultant revised the Specific Plan and EIR and
responded to the comments on them. The
County is now publishing a Public Hearing Draft
Plan and Final EIR. Adoption hearings before
the Planning Commission, the County Board
of Supervisors and the California Coastal Com-
mission will commence subsequently. Members
of the public will be invited to comment on the
Plan and EIR at the adoption hearings as well.
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AprPENDIX B: ExisTING CONDITIONS

This chapter describes the conditions that existed
in Avila Beach prior to the Unocal clean-up. It
includes discussions of the design, policy, circu-
lation and parking, and market conditions that
create the environment in which development
in the town may presently occur.

A. Design and Development

Cond.itions

The design and development conditions in Avila
Beach include historic resources, urban design

opportunities, characteristic signing, public
policy, circulation, parking, and opportunity sites
that are described in the following sections.

1 Historic Resources

There are several existing historic buildings in
Avila Beach, which are being removed and re-
placed or fully documented prior to demolition.
Historic buildings and potentially historic build-
ings in the demolition area are identified in the
diagram below. The historic character of the
town is evident primarily on Front Street, where
several buildings have false-front facades and are
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over 70 years old. The buildings in Avila Beach
that have been identified as significant buildings
include the Yacht Club, Avila Grocery, the Cus-
tom House and the Sea Barn. All four of these
buildings will be removed by the clean-up pro-
cess. Only the Yacht Club and the Avila Gro-
cery will be removed and replaced. Replacement
of the Custom House and the Sea Barn or new
construction on these sites will reflect the origi-

nal design for those buildings.
2. Urban Design

The urban design characteristics of Avila Beach
are illustrated graphically above. The following

{18

characteristics establish the urban design frame-
work for the town.

¢ Entries. The town has several gateways, or
distinet points of entry, created by the inter-
sections along Avila Beach Drive where ve-
hicles may enter the town. Atthe San Miguel
Street intersection, a sign reading “Welcome
to Avila Beach” marks a main entry point
into town.

¢ Edges and Views. The vacant former Pa-
cific Coast Railroad right-of-way creates an
open space edge along Avila Beach Drive. Be-
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cause the “shelf” of the former right-of-way
is higher than the remainder of the town,
motorists are afforded excellent views into
and through the town out towards the ocean.
In addition, there are significant ocean views
from the hillside residential areas. In the town
itself, the Front Street seawall creates a visual
barrier that limits views of the ocean from
several side streets; views of the ocean from
San Juan, San Francisco and San Miguel Streets
are not visible until one is approximately a
half block from Front Street itself.

Point of Arrival. On the busiest beach days,
the Earl’s Alley parking lot serves as a point
of arrival from which pedestrians circulate
into the town. Most tourists and beach-go-
ers prefer to look for parking in on-street
locations before heading to the parking lot,
but the lot fills quickly on many summer
weekends.

Districts. The town is topographically sepa-
rated into three districts. The Front Street
“Commercial Corridor” is defined by the
- commercial buildings, the seawall and beach.
It is visually separated from the “Local Core”
by the grade change between the lower level
parts of town and Front Street. The “Local
Core” consists primarily of residential uses
along with the Avila Civic Association build-
ing and Avila Post Office. Together these
two areas comprise a “town-side” area, The
major residential area is separated from
“town-side” by the steep topography of the
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hills in the eastern half of town. This resi-
dential neighborhood also includes a tele-
phone switching facility, fire station and
church. Because of its higher elevation, this
part of town enjoys relatively unobstructed
views of the ocean.

Streetscape. Street trees and street lights are
not consistent elements of the existing
streetscape character of Avila Beach. Those
that do exist in Avila include a row of Mexi-
can Fan Palms (Washingtonia robusta) along
the edge of the Earl’s Alley parking lot on
the north side of First Street and a few Bris-
bane Box trees (Tristania conferta) at the cor-
ner of San Francisco and First Streets. There
are also a few Queen Palms (Arecastrum ro-
manzoffianum) planted as street trees at the
corner of San Miguel and First Streets. Street
lights are cobra head fixtures located at an
infrequent and irregular spacing. The low
level of light creates an informal atmosphere
in town, and also helps to preserve night
views of the sky..

Natural Vegetation. Several areas of sig-
nificant natural vegetation exist in Avila
Beach. These areasare primarily along north-
ern Avila Beach Drive, and on a vacant lot
on San Rafael Street adjacent to the former
Tank Farm site, and are densely forested with
oaks and other woodland species. These ar-
eas create a natural setting for the town, be-
cause they visually emphasize the relation-
ship of the town to the surrounding natural

19







LEGEMND

ARSI EIRIA 80470 105 003 $82200 83 109500 PE
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unique hand-made signs and distinctive decora-
tion styles of the buildings lend much to the
“funky and eclectic” character of the town. The
colorful signs greatly enhance the commercial
district, particularly because the buildings them-
selves tend to be of simple design.

4. Land Use

Land uses in Avila Beach prior to the clean-up
generally consisted of retail buildings along
Front Street and residential buildings through-
out the remainder of town. Existing land use
is shown above.
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¢ Residential. Residential land uses consist of
single- and multi-family residences, many
built as vacation homes and subsequently oc-
cupied by permanent residents. Residential
uses are located primarily in the northeast
portion of the community in neighborhoods
consisting of one- and two-story structures
developed at densities ranging from about
six to twelve units per acre. AvilaBeach con-
tinues to offer relatively affordable housing
compared to other beach locations within the
County. Construction is typically wood-
frame with wood siding or stucco exterior.
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Commercial. The blocks between First
Street and Front Street west of San Antonia
Street are occupied by commercial and resi-
dential uses. Commercial parcels are gener-
ally small, and consist of retail, food-service
and motel establishments that cater to the
needs of beach-goers.

Recreation and Open Space. The beach
and pier are considered recreational land uses.

Public Facilities. Public facilities include a
post office and civic center, offices for the
local community services district, a fire sta-
tion, and public parking lots located at the
intersection of San Francisco and First Streets.
The sewage treatment plant, operated by the
Community Services District, is located
across Avila Beach Drive at San Miguel Street.

Industrial. The Unocal Tank Farm and
Pump Station provide support for the clean-
up activities. At the conclusion of the clean-

up process, these industrial uses will be dis-
continued. As part of the remediation pro-
cess for the Tank Farm site, proposals will
be considered to establish other land uses at
this location.

5. Opportunities

As shown 1o the right, there are many sites in
the town of Avila Beach that present opportuni-
ties for new development.

¢ Development Sites. In addition to the
many vacant and partially vacant parcels, the
clean-up underway by Unocal to remediate
groundwater and soil contamination has re-
sulted in the need to rebuild a substantial por-
tion of the town. Remediation will require
the demolition of much of Front Street and
the blocks adjacent to it. Additionally, Uno-
cal owns a number of parcels throughout the
town which it has acquired in order to facili-
tate clean-up activities and to compensate
property owners.
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¢ Pedestrian Connections. There are several eral vacant parcels between San Francisco and
potential pedestrian connections which could * San Miguel Streets. On the hillside, poten-
be developed. In the town-side area, a pedes- tial connections exist berween San Miguel and
trian connection could be constructed from Second Streets, and between San Antonia and
the Earl’s Alley parking lot and First Street San Rafael Streets.

to Front Street due to the existence of sev-
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B. Circulation and Parking cent to the former Tank Farmssite. The street
network in Avila Beach reflects this grade

This section describes the existing circulation and change, and consists of a basic grid pattern in
parking conditions in Avila Beach prior to the the town-side area with some variation in the
clean-up activities. residential streets on the hill.
1 Circulation ¢ Pedestrian Circulation. During the sum-
The circulation system in Avila Beach is shown mer, particularly on the weekends, Front
below. Street is a high congestion zone for both pe-
destrians and vehicles. The sidewalks on
¢ Street System. Topographically, Avila Front Street are heavily used for access to
Beach is defined by its lower level town-side the beach and to businesses along the north

area and upper hillside area, which is adja-
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side of the street. Sidewalks are generally
narrower than they should be to accommo-
date the large numbers of pedestrians present
during these periods of peak use. Sidewalks
along the route connecting from the Earl’s
Alley parking lot to Front Street and the
beach are very narrow or non-existent, which
forces many pedestrians into the street. The
absence of sidewalks in the hillside residen-
tial area means that many local residents also
use the streets for walks to and from the
beach. The steep hillside east of San Miguel
Street prevents the development of an east-
west street north of First Street. Therefore,
pedestrians have no convenient way to walk
between the hilltop area and the post office.

Bicycle Circulation. Bicyclists currently
enter the town from the bridge next to the
sewage treatment plant. Alternative routes
are under consideration by the County, and
include a possible connection to First Street
at a signalized intersection or via an under-

pass at the San Luis Obispo Creek Estuary.

Signalized Intersection. A signalized inter-
section was under consideration by the
County at the intersection of First Street or
San Miguel Street and Avila Beach Drive. As
the only thoroughfare connecting Avila
Beach, Port San Luis and Diablo Canyon to
the Avila Valley and to Highway 101, Avila
Beach Drive is a significant collector of ve:

hicular traffic.

PLANNING COMMISSION HEARING DRAFT
AVILA BEACH SPECIFIC PLAN

¢ Vehicular Circulation. Vehicular circula-

tion in Avila Beach is concentrated on Front
Street, where beach-going traffic collects to
look for parking and to enjoy the views of
the beach and ocean. Entrance routes into
Avila Beach contribute to the concentration
of traffic on Front Street. Most of the ve-
hicles entering Avila Beach from the east
make left turns from Avila Beach Drive on
to San Luis Street, with the percentage of cars
making left turns on San Miguel Street, First
Street and Front Street decreasing as cars
travel west along Avila Beach Drive. This
results in a disproportionate number of cars
entering Front Street at San Luis Street.
Conversely, one-third of traffic from the west
on Avila Beach Drive turns right onto Front
Street, also contributing to the concentration
of vehicle traffic on Front Street.

¢ Hillside Circulation. On the hillside
streets, where the street system shifts off the
town-side grid, the relationship between the
town and Avila Beach Drive isunclear. Toa
first-time visitor approaching from the east
on Avila Beach Drive, it is unclear if San Luis
Street connects through to the beach or only
to the hillside residential areas.
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2. Parking

The existing parking supply is generally consis-
tent with the potential demand generated by the
beach. The current supply, including designated
on-street parking spaces and the parking lot, is
approximately 935 spaces, and the maximum de-
mand, which is a function of beach capacity, is
estimated at 998 spaces. The Earl’s Alley park-
ing lot is heavily used on summer weekends but
is often empty at other times of the year. As
shown below and in Table 7, Avila Beach Drive
is included in the parking supply and provides
approximately 250 spaces. Front Street also pro-
vides a significant amount of parking through
diagonal on-street parking on both sides of the
street. Although some overflow parking occurs
in the residential neighborhoods on peak sum-
mer weekends, the number of on-street spaces

.
eSuranaueannnannasavanst

Existing Parknﬂ Count

Existing Parking Supply
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in the hillside residential area was not included

in the parking supply count because it is assumed
that parking in this area generally serves the resi-
dents.

Taee 7 PARKING COUNT SUMMARY

Location Existing Parking
Supply
Front Street 209
Side Streets 90
First Street 66
Earl’s Alley Parking Lot 305
Post Office Parking Lot 15
Avila Beach Drive Curbside Parking 250
Total ' 935
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C. Policy

This section describes the policy and planning
context in San Luis Obispo County. The Spe-
cific Plan is related to several County planning
documents, including the County General Plan,
the San Luis Bay Local Coastal Plan and the
County-wide Design Guidelines Manual.

1. Cowziy General Plan

The San Luis Obispo County General Plan is com-
prised of a set of documents that meet the re-
quirements of State General Plan law and the
California Coastal Act (Division 20 of the Pub-
lic Resources Code, Section 30000, et seg) and
provides a comprehensive framework for the
regulation, protection and management of
coastal resources. To comply with the require-
ments of the Coastal Act, the General Plan in-
cludes a set of documents that are used to imple-
ment the Local Coastal Program.

One of the elements of the General Plan is the
Land Use Element and Local Coastal Program.
This 1s not a single document, but a set of docu-
ments divided into two major groups, which are
the “Land Use Plan” and the “Ordinances.” Since
the Specific Plan is a policy-level document, this
discussion focuses on the documents that make
up the Land Use Plan, which is also a policy-
level document. The more specific Ordinances
include the Coastal Zone Land Use Ordinance,
Title 23 of the San Luis Obispo County Code,
and other related ordinances governing Water
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Wells, Building and Construction, and Real
Property Division.

In coastal areas, the Land Use Plan is comprised
of four types of documents, which include
Coastal Plan Policies, the Coastal Framework for
Planning, the Area Plans (of which there are four),
and land use category maps. The Avila Beach
area is within the jurisdiction of the San Luzs
Bay Local Coastal Plan.

Following are brief descriptions of land use poli-
cies contained in the Coastal Plan Policies, the
Coastal Framework for Planning, and the San Luis
Bay Local Coastal Plan.

a. Coastal Plan Policies

The Coastal Plan Policies of the Local Coastal
Plan provide overall policy direction for the man-
agement of land use within the coastal zone. The
Coastal Plan Policies document is divided into
chapters that cover shoreline access, recreation
and visitor serving facilities, energy and indus-
trial development, commercial fishing and rec-
reational boating, environmental and sensitive
habirat, agriculture, public works, coastal water-
sheds, visual and scenic resources, hazards, ar-
chaeology and air quality.

¢ Shoreline Access. The policies within the
Coastal Plan encourage the protection of ex-
isting coastal access and the provision of new
access, and require that new coastal access be
provided with new development.
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¢ Archeology. The Coastal Plan contains poli-
cies relating to the identification and preser-
vation of archaeological resources.

¢ Air Quality. The Coastal Plan encourages
the preservation and enhancement of air qual-
ity through implementation of the policies
and programs of the Air Quality Manage-
ment Plan.

b. Coastal Framework for Planning
The Coastal Framework for Planning portion of
the Land Use Plan defines the policies and pro-
cedures that apply to the unincorporated area of
the Coastal Zone, and describes how it is used in
relationship to the Coastal Zone Land Use Ordi-
nance. The primary components of the Coastal
Framework for Planning are:

¢ Land Use Categories. The document con-
tains descriptions of land use categories, and
the population density and building inten-
sity criteria used to evaluate individual de-
velopment projects. These land use catego-
ries are mapped in the Official Maps and are
further refined in the Local Coastal Plans.

¢ Land Division Review. The Coastal Frame-
work for Planning specifies parcel sizes, popu-
lation density and building intensity criteria
for consistency of land division proposals
with the General Plan and Local Coastal

Program.
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¢ Allowable Uses. Coastal Table O of the
Coastal Framework for Planning defines the
land uses that are allowed within a land use
category in which a proposed development
site is located. Coastal Table O identifies uses
that are allowed within a category as either
“allowed,” “principally permitted” or “spe-
cial standards required.” For those uses iden-
tified in the latter category, references are
cited to the appropriate sections of the Coastal
Zone Land Use Ordinance which define such
special standards. '

¢ Combining Designations. The document
also explains the criteria for application of
the land use categories and combining desig-
nations to planning areas. Combining desig-
nations generally apply to those areas in
which there are unique resources or poten-

tial hazards.

c. San Luis Bay Local Coastal Plan

The San Luis Bay Local Coastal Plan describes
the county land use policies for the Coastal Zone
portion of the San Luis Bay Planning Area, and
reviews public facilities and services, circulation,
resource management, land use, combining des-
ignations and planning area standards for each
of the identified areas within the San Luis Bay
area. The Local Coastal Plan recommends a num-
ber of programs for land management in Avila
Beach. It also contains detailed Avila Beach Ur-
ban Area Standards with which development in
Avila Beach must comply.
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L Area Standards

“Area standards” are mandatory requirements
for new development designed to address spe-
cial concerns in a particular community or sub-
area of a community. Planning area standards
can range from establishing special setbacks in
one neighborhood, to limiting the kinds of land
uses normally allowed by the General Plan be-
cause of specific community conditions.

The Avila Beach Urban Area Standards are or-
ganized under several headings describing loca-
tions in the planning area where they apply. The
first group is the Community-Wide Standards,
which are the following:

¢ Water Authorization. Proof of water au-
thorization must be submitted prior to issu-
ance of a building permit.

¢ Level of Service. Level of Service (LOS) cal-
culations on Avila Beach Drive will be based
on traffic counts conducted the second week
in May during weekday peak hours.

¢ Front Street Enhancement Plan. All de-
velopment applications for Front Street shall
include portions of the improvements iden-
tified in the Front Street Enhancement Plan.
The Front Street Enhancement Plan was cre-
ated through a community process, and calls
for the installation of palm trees, tree grates,
pedestrian crosswalks, handicapped facilities,

parking improvements, drainage improve-
ments, and street lighting along Front Street
between Avila Beach Drive and San Luis
Street, and a new restroom, observation deck,
performance area and handicapped ramp to
the beach at the foot of San Miguel Street.

Additionally, there are area standards that imple-
ment the land use designations contained in the
Coastal Framework for Planning. The areastan-
dards result in the following land use designa-

tions in Avila Beach:

¢ Commercial Retail. The commercial retail
(CR) designation is intended to provide ap-
propriately-located areas for stores, offices
and service establishments offering a wide
range of commodities and services scaled to
meet neighborhood and community needs.
The Area Standards for Commercial Retail
uses specify allowed business types, develop-
ment plan approval requirements, building
heights, and sign guidelines.

¢ Public Facilities. Public facilities in Avila
Beach include the beach, pier and parking
lot, all of which are owned and operated by
the Harbor District, as well as the fire sta-
tion, post office/community building and the
wastewater treatment plant. The Area Stan-
dards permit the construction of visitor-serv-
ing retail uses on the pier in addition to other
recreational uses, and specify the types of ac-
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tivities and uses permissible on the beach.
The parking lot may be used for public park-
ing and landscaping.

¢ Residential Multi-Family (RMF). The
RMEF designation generally allows for the de-
velopment of apartments and other types of
multi-family residences. In Avila Beach, the
Area Standards require Development Plan
approval for RMF development, particularly
to assess building bulk and the preservation
of view corridors.

¢ Residential Single Family (RSF). This
designation is applied to areas intended for
single-family residential neighborhoods
(with one residence per lot) at densities
ranging from one to seven units per acre.
In Avila Beach, the Area Standards limit
RSF development to single family dwell-
ings, home occupations, animal raising and
keeping, and residential accessory uses.
Building heights are also limited.

¢ Recreation. The Recreation designation is
applied to visitor-serving recreation and re-
sort-oriented development and to priority ar-
eas within the coastal zone, such as ocean-
front land. Within the townsite, the Recre-
ation designation is applied to the beach and
the land along the south side of Avila Beach
Drive, which was previously a Pacific Coast
Railroad right-of-way. The Area Standards
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limit the uses of some of the specific sites in
Avila with a Recreation designation.

¢ Industrial. The Industrial land use designa-
tion applies to the Unocal tank farm site
which adjoins the townsite to the east.

Combining designations surrounding Avila
Beach fall into two primary categories, geologic
study area and sensitive resource area. The com-
bining designation relevant to Avila Beach is the
San Luis Creek Estuary. This small estuary is
located immediately west of the town and is an
important feeding ground and resting area for
migratory water fowl.

i Other Area Plan Programs
“Programs” are non-mandatory actions or poli-
cies recommended to achieve community or
area-wide objectives identified in an area plan or
LCP. There are a number of other programs
outlined in the Local Coastal Plan, two of which
are particularly relevant to Avila Beach:
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¢ Transportation Demand Management
Program (TDM). The Local Coastal Plan
calls for the use of alternative transportation
methods to increase capacity and reduce traf-
fic volumes on Avila Beach Drive.

¢ Central Business District Design Plan. The
Plan calls for the creation of a CBD Plan
which would address desired improvement
and development standards for the CBD and
its adjacent public facilities.

LEGEND

LAND USE CATEGORIES

[KEC]  RECREATION

[BBF] RESIDENTIAL SINGLE FAMILY
(IMF]  RESIDENTIAL MULTI- FAMILY
COMMERCIAL RETAIL
[PF} epuBLC FAQILINES
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d. Official Maps

The Land Use Plan also consists of Official Maps
that show the locations of the Land Use Catego-
ries and the Combining Designations that apply
in Avila Beach and throughout the County. The
basic land use categories and combining designa-
tions are described in the Coastal Framework for
Planning, and modifications to them for indi-
vidual communities are included in the Area
Plans. A map of land use categories in Avila

Beach is shown below.
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2 Clean Air Plan (CAP)

The San Luis Obispo County Air Pollution Con-
trol District (APCD) has prepared a Clean Air
Plan in accordance with relevant sections of State
and federal air quality laws. The purpose of the
Plan is to achieve and maintain healthful air qual-
ity for county residents. The Plan contains con-
trol strategies for stationary and mobile sources
that are intended to reduce the emission of air
pollutants and their precursors.

3. County Design Gu;'cfelz'nes

The San Luis Obispo County Design Guidelines
are intended to provide a set of design guidelines
and standards o help guide the future develop-
ment of the unincorporated areas of San Luis
Obispo County. Specific design guidelines con-
tained in Area Plans supersede guidelines identi-
fied in the Design Guidelines Manual.
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4. Port San Luis Harbor District Master
Plan and Local Coastal Program

In accordance with the Coastal Act, the PortSan
Luis Harbor District adopted a port Master Plan
and Local Coastal Program in March, 1984. The
Plan was updated in 1994. The purpose of the
Master Plan is to provide an overall management
framework for the port and related facilities and
to help resolve certain issues relating to the use
of port facilities; for the capacity of port services
and the expected demand for new services; and
the preservation of the unique character of the
District’s waterfront and beach resources. The
Plan contains policies intended to achieve these

broad objectives, including goals and policies for -

the Port’s Avila Beach facilities which include
the pier, beach area and parking lot.
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D. Market Conditions

This section provides a demographic overview
of the market area, describes the local- and visi-
tor-serving retail market in Avila Beach, and
provides recommendations for rebuilding the
commercial district. The market conditions

overview was conducted by Bay Area Econom- San Luis Obispo

ics, part of the Specific Plan consultant team. ~
Census Tract 116

Table 8 summarizes the existing market condi-
tions in Avila Beach and indicates what Avila
Beach could support in terms of additional sales,
retail square footage and hotel rooms.

1 Demographic Overview
This section examines key demographic at-

. . . . G Tract 116
tributes and trends affecting retail and tourist de- s 4
TasE 8 MARKET CONDITIONS SUMMARY
Existing Tourist Serving Retail 28,400 square feet
1997 Front Street Taxable Sales $3,957,400
Taxable Sales per Square Foot $139.35
Estimated Annual Visitors to Avila Beach " 800,000 to 1 million
Potential Sales in Avila (based on $12 per visitor average) $12 million
Potential Retail Square Footage - approx. 60,000
Potential Local Serving Retail Square Footage approx. 10,000
(50% eating and drinking establishments)
Existing Hotel Rooms in Avila 87 rooms
Planned Hotel Rooms in Avila Valley 237 rooms
Potential Additional Rooms in Avila 50 to 100 rooms
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mand in Avila Beach, the surrounding Avila

Valley, and the County of San Luis Obispo.

Only limited data is available for Avila Beach,
primarily because it is part of a large census tract
which includes Avila Valley, as shown on page
30. Avila Valley is the smallest unit that reliable
data was available for and it represents the area
for which Avila Beach is the closest shopping
district. This section summarizes key findings
about the local demographics.

¢ Population and Household Growth. Avila
Beach contains a 1998 estimated population
of 395 residents living in 176 households.
Avila Valley has an estimated 3,230 residents
in 1,314 households. Avila Valley has expe-
rienced relatively moderate increases in popu-
lation since 1990, with a 0.3 percent average
annual growth rate. In contrast to Avila
Beach and Avila Valley, the County has ex-
perienced relatively more rapid growth since
1990, with an annual average change of 0.9
percent. The County had a 1998 population
of 238,974 persons.

¢ Household Size and Composition. Avila
Beach has small average household sizes, with
an average of 1.64 persons per household in
1997. Thuis is a slight decrease from the 1990
level of 1.70 persons, and is very small com-
pared to Avila Valley, with 2.41 persons per
household, and the County, with 2.54 per-
sons per household (Census 1990).
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¢ Tenure. Only 24 percent of Avila Beach
households owned their dwelling unitin 1996
(Avila Beach Cleanup Final EIR/S). This
compares to a much higher owner-occupancy
rate in Avila Valley (71 percent) and the
County, where 60 percent of households
owned their dwelling uni.

¢ Age Distribution. A relatively low propor-
tion of Avila Beach’s population (11 percent)
is under the age of 18, compared with ap-
proximately 18 percent of total population
under age 18 in Avila Valley and 22.5 per-
cent in the County. The median age is lower
in AvilaBeach (39.6 years) compared to Avila
Valley (45 years), but slightly higher than the
County as a whole (36.6 years). These facts
suggest that Avila Beach has a relatively high
percentage of young adults compared to
Avila Valley or the County.

¢ Household Income. Household income is
an important indication of the amount and
type of retail uses that are supportable in an
area. Avila Beach had a 1996 median house-
hold income of $39,166; Avila Valley, which
includes Avila Beach, had an estimated me-
dian household income of $65,761 in 1998,
compared 1o 2 County median of $38,512.
Approximately 62 percent of Avila Valley
households had incomes above $50,000 in
1998, and 43.5 percent had household income
above $75,000. This compares to 36 percent
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of households with income above $50,000 in
the County. This data indicates Avila Val-
ley households are generally more affluent
than Avila Beach and the County and will

tend to have more disposable income.

¢ Reported Home Values and Rents. In
1990, the median reported value for owner-
occupied homes in Avila Valley was

$336,000, compared to $215,300 in the

County. Data for home values specifically
in Avila Beach was not available. The me-
dian monthly rent was $475 in Avila Valley
and $510 in the County. Avila Beach aver-
age rent was estimated as $551 in 1996 (Avila
Beach Cleanup Final EIR/S).

In summary, Avila Beach residents can be char-
acterized as having similar incomes but living in
smaller households than the County as a whole.
Avila Beach households have significantly lower
home-ownership rates than Avila Valley or the
County overall. The population of Avila Beach
appears to consist of a mix of long time aging
residents, young people attracted by the beach,
and households employed nearby including the
Avila Beach Commercial district, Port San Luis,
and Diablo Canyon.

With respect to retail market support, the popu-
lation base of Avila Beach and Avila Valley, to-
taling slightly more than 3,200 residents in 1,300
households, represents a very limited source of
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local demand. Typical neighborhood serving
retail uses generally require at least 5,000 house-
holds to support small grocery and restaurant
facilities, with larger numbers of households
needed to support chain grocery and drug stores.

2. Tourism Trends and Conditions
Tourism on the Central Coast is largely based
in the coastal resort communities of southern
San Luis Obispo County and Hearst Castle near
Cambria. Tourists come for the beaches and
related beach and ocean activities. The average
overnight visitor to the County spends $75 per
day, stays 3.3 nights, and is in a party of 2.3 people
(UCSB Economic Forecast Project, 1998). Be-
sides lodging, tourist expenditures go to food,
shopping items, and recreation activities in that
order. Overnight visitors typically spend 20
percent more than day visitors (UCSB Economic
Forecast Project, 1998).

Avila Beach on an August Saturday
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¢ Avila Beach Recreational Opportunities.
Set on the scenic Central Coast, Avila Beach
offers an attractive beach, a pleasant year-
round climate (it is said that if it is sunny
anywhere on the coast it will be sunny in
Avila Beach), and the charming atmosphere
of an old-time beach town. These features
make Avila Beach a popular tourist destina-
tion.

¢ Visitors to Avila Beach. Tourism in the
Avila Beach/Port San Luis area is reportedly
high; estimates range from 800,000 to over
one million visitors per year (Port San Luis

staff, Avila Beach Cleanup Final EIR/S). The

peak capacity of Avila Beach given the cur-

rent parking inventory and typical turnover
rates has been estimated to be just under 5,000
visitors per day or a total of 1.8 million per
year (Avila Beach Cleanup Final EIR/S). Of
the Avila Beach visitors seeking overnight
accommodations, only 10to 15 percent lodge
in Avila Beach, suggesting potential support
for additional lodging facilities.

In summary, in contrast to the limited potential
retail demand from local residents, Avila Beach
attracts a strong tourist population, upwards of
800,000 persons per year. These visitors, com-
ing primarily from nearby communities, but
‘with a significant minority coming from the
Central Valley and other places, could easily
spend from $11 million to more than $20 mil-
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lion in Avila Beach/Port San Luis, if appropri-
ate lodging, shopping and dining facilities were
avatlable. '

3. Existing Retail and
Visitor-Serving Facilities

There are two commercial centers in the local
market area, which is the area that provides com-
mercial opportunities within the project vicin-
ity. The two commercial centers are the Avila
Beach commercial district located on Front Street
and the Port San Luis area. The two centers are
home to a wide variety of businesses including
tourist serving establishments, business and per-
sonal services (such as architects and real estate
brokers), fishing, and manufacturing. Front
Street in Avila Beach is oriented toward the beach

to San Luis

Obispo

market
area

Awila Beach Market Area
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rates at these facilities appear to be strong, and
seasonal occupancy is very strong, although ex-
act data are not available. Other facilities in the
town of Avila Beach that once were transient
hotel facilities appear to have been converted to
apartments when the Diablo Canyon power
- plant opened in the late 1970,

4. Recent Sales Activity

In Avila Beach, total taxable sales have varied
from a low of $3.3 million in 1996 to a high of
almost $4.0 million in 1997. Avila Valley total
taxable sales have varied during the two year
period, from a low of $5.6 million in 1996 to a
high of almost $6.2 million in 1997.2 While these
sales levels are encouraging, they are significantly
below the possible tourism expenditures identi-
fied in the previous section ($11 million to $32
million). Restaurant sales predominated in both
years reported, ranging from 76 percent of total
sales in 1996 to 68 percent in 1997.

The peak tourism period of April through Sep-
tember (i.e., the 2™ and 3 quarters) accounted
for over 60 percent of the taxable sales. How-
ever, it should be noted that weekend visits in
the winter season (starting in January) and other
off-season visitation account for a significant 40
percent of taxable sales reported by Avila Beach
establishments.

5. Planned and Proposed

Competitive Supply
This section details proposed projects in Avila
Valley that would compete with Avila Beach for
local-serving and tourism retail expenditures.

¢ San Luis Bay Estates Master Plan. The
adopted San Luis Bay Estates Master Plan in-
cludes 50,000 square feet of office and retail
space and 12,000 square feet of club uses (in-
cluding banquet and recreational facilities).
As of October 1998 only 2,500 square feet of
these allowed commercial uses had been built;
the space is used as an office facility. A small,
upscale general retail store is planned for de-
velopment in the near future. This facility,
which will be less than 3,000 square feet, will
offer convenience items, wine, prepared food,
and golf and tourist items.

¢ Avila Valley Proposed Hotel Facilities.
There is also one hotel project currently in
the planning/approvals stage and one hotel
expansion in Avila Valley. A 30-room me-
dium to high-end inn is included in the San
Luis Bay EstatesMaster Plan. This phase of
the project has been approved subject to fi-
nal environmental analysis, which is in the
process of being completed. Sycamore Min-

2 Sources of taxable sales in the Avila Valley include businesses in Port San Luis and other retail establishments, such as the Avila Hot

Springs.
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eral Springs Resort has zoning approval to
build 40 additional rooms across Avila Beach
Drive from the current facility. Another
facility has recently been discussed which
would be located across Avila Beach Drive

from the Avila Hot Springs. The project -

would be comprised of 135 rooms. No plans
have been submitted to the County for the
project at this time.

¢ Port San Luis. The Harbor Terrace Inn, a
147-room medium to high-end hotel to be
built in approximately 30 cottages has been
proposed within the jurisdiction of the Port
San Luis Harbor District. Additionally, as
part of Harbor Terrace Inn planning, a sec-
ond phase has been proposed that would re-
sult in re-aligning Avila Drive and adding up
to 95,000 square feet of commercial and re-
tail space. At present, the Harbor Terrace
Inn environmental and development review
process are not considering this second phase
and it is unclear what amount of retail will
ultimately be approved.

6. Potential Sales and

Supportable Square Feet
The following section discusses the potential re-
tail sales, retail square footage and potential ho-
tel rooms that would be supportable in Avila
Beach.
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a. Retail Space

This section reviews the potential for retail sales
and thereby the amount of supportable square
footage of retail space in Avila Beach. The esti-
mated potential is a based on a combination of
factors including potential sales from local resi-
dents, from Diablo Canyon employees, and sales
from tourists.

¢ Sales from Local Residents. There are few
local-serving retail categories that could be
supported by the Avila Beach population,
even assuming capture of a large percentage
of resident retail sales. There is potential for
a rebuilt Avila Beach 1o retain enough of the
local sales to support one small local-focused
specialty retail store. There is also support
for a local restaurant, but eating establish-
ments are more likely to focus on a combi-
nation of tourist and local markets. There
may also be the potential for a re-built Avila
Beach to capture enough local sales from
Avila Valley to support two small locally tar-
geted specialty retail stores and two eating
establishments.

4 Sales from Diablo Canyon Employees.
Diablo Canyon employees are another
source of potential local retail sales. Approxi-
mately 2,000 workers are employed at Di-
ablo Canyon, along with periodic mainte-
nance efforts that add over 1,000 workers ap-
proximately about once a year for a six week
period. If 10 percent of the workforce were
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to eat lunch or shop in Avila Beach on any
given work day and spend an average of $10,
this source of demand could account for al-
most $600,000 annually in sales for Avila
Beach businesses. This demand would be
accounted for primarily in the eating and
drinking establishment category, along with
some convenience items, and would be met
in local-serving facilities.

Sales from Tourists. The 1995-96 County
Visitor and Conference Bureau Visitor Sur-
vey found that visitors to Avila Beach spent
an average $40 per capita a day, though the
survey did not specify where the money was
spent. The 1983 MDW Associates beach sur-
vey found that over half of Avila Beach go-
ers surveyed on the beach spent less than five
dollars per day. Given these disparate statis-
tics, it can be assumed that there are two types
of visitors to Avila Beach: 1) tourists who
come from some distance to vacation and
recreate in the San Luis Obispo County area,
and whose spending will be in line with the
County Visitor and Conference Bureau sur-
vey, and 2) beach-goers, who come from sur-
rounding communities to enjoy the beach,
but spend very little. Based on the MDW
Associates survey, it appears likely that spend-
ing by beach-goers might continue to be ap-
proximately $8 per day and that tourist
spending in Avila Beach will approximate 75
percent of $40 per day, with the balance of
spending occurring at Port San Luis, Avila
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Valley and other destinations. Assumingan
annual visitor total of 800,000 and that 40
percent of visitors are tourists and 60 per-
cent beach-goers, total tourist-serving poten-
tial sales are estimated at $12 million per year.

This level of tourism-serving sales would trans-
late, 4t the current sales per square foot of Avila
Beach establishments, to approximately 60,000
supportable square feet of tourism-serving retail
space, which would represent an approximate
tripling of existing retail space. Approximately

Inn at Avila Beach
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30,000 square feet of this space would be in eat-
ing and drinking establishments, and the balance

would be in retail and recreational establish-

ments.

In summary, the above analysis explores poten-
tial sales and supportable square feet of retail space
from three sources of demand - residents of the
immediate market area, Diablo Canyon employ-
ees, and tourists (both vacationers and beach-
goers). While the independent analyses each re-
sult in supportable space, the actual result in small
commercial districts such as Avila Beach’s Front
Street typically cater to a blended market of lo-
cal residents, workers, and visitors. The amount
of space that would be supported by local resi-
dents alone would not be enough to create a com-
mercial district. Infact local demand would only
support a few small stores. However, the addi-
tion of a large visitor/tourist population means
that Avila Beach could support a viable com-
mercial district catering primarily to visitors.

Tase 5 ExisTiNG AND ProPoseD HoTeL RoomMs

The estimate of space supportable by tourists and
locals, 70,000 square feet, should be considered
the upper bound of the potential support from
all sources of demand. The District presently
contains approximately 28,400 square feet of
commercial space; this upper bound estimate
means that up to an additional 31,600 square feet
of space could potentially be supported.

b. Support for Overnight
Accommodations

Currently the Avila Valley area has 93 hotel
rooms, as well as 140 time share units that re-
portedly are available for occasional occupancy
by non-time share participants. However, only
one hotel, the Inn at Avila Beach with 32 rooms,
has a beach orientation.

In addition to existing supply, a total of 217 ho-
tel rooms are proposed (including an approved
expansion and two projects pending final approv-
als) by approximately 2002, bringing the total

Ocean-Oriented Inland-Oriented*

Facility Rooms Facility Rooms

Inn at Avila Beach 32 Sycamore Mineral Springs 95

Harbor Terrace 147 San Luis Bay Estates 30

San Luis Bay Inn 6

Sub-Total 185 125

Total 310 Rooms

* the 135 rooms o be located across from the Avila Hot Springs are not included in Table 3 because there is no formal proposal for their

completion at this time,
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for available actual hotel rooms at that time up
to 3101n the Avila Valley area, as shown in Table
9. Neither of the new hotels will be beach-or-
ented. Currently Avila Beach has 32 hotel
rooms. Six rooms are available for transient oc-
cupancy at the San Luis Bay Inn, with a poten-
tial for 147 more rooms at Port San Luis for a
total of 185.

The potential for additional hotel room market
support is based on tourism data from the range
of sources described previously in this report and
comments from local business owners. Assum-
ing an annual Avila Beach visitor total of 800,000
and that 40 percent of visitors are tourists with
the potential to stay overnight, approximately
140,000 annual hotel-nights are supportable in
Avila Beach by existing tourism. This assumes
an average of 2.3 tourists per room. Based onan
assumption that a 50 percent capture rate is pos-
sible, and that hotel operators need at least 2 70
percent occupancy rate to support a hotel room,
272 rooms would be supportable in Avila Beach.
Thus, it appears that a rebuilt Avila Beach could
support an additional 80 to 9C hotel rooms; how-
~ ever, this finding will depend on the type of hotel
under consideration as well as the perceived at-
tractiveness of the reconstructed Avila Beach.

Hotel rooms in Avila Beach could be built in
the form of a traditional hotel/motel complex.
However, in this Specific Plan construction of
visitor lodging incorporated as second story ac-
commodations above Front Street retail estab-
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lishments is encouraged. The construction of
second story lodging units would also increase
safety in public areas due to the increased level

of surveillance lodgers would have of the street
level.
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This appendix to the Avila Beach Specific
Plan contains the revised Avila Beach Land
Use Map, amendments to the San Luis Bay
Local Coastal Plan, to update the plan
narrative for consistency with the Specific
Plan, changes to Avila Beach Urban Area
Programs, and incorporates the Specific Plan,
by reference, in the San Luis Bay Local
Coastal Plan.

LEGEND: LAND USE CATEGORIES

{REC!  RECREATION
{RSF]  RESIDENTIAL SINGLE FAMILY
{RMF  RESIDENTIAL MULTI-FAMILY
[CR] COMMERGIAL RETAIL

APPENDIX C: REGULATORY APPENDIX

A. Land Use Map

The land use map shown below identifies pro-
posed new land use designations for parcels
within the Avila Beach Community Services
District. Land use designations are described in
the Coastal Zone Framework for Planning. Limi-
tations on the uses described in the Framework
for Planning are described in the Area Standards
section, following.
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Awila Beach Land Use Map
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B. Avila Beach Land Use

This section of text supersedes text from the San
Luis Bay Area Local Coastal Plan, Chapter 6, pages
64 to 6-7.

Text changes are shown in strikeout-text for text
that has been deleted, and new text is shown in
bold italic text.

Avila Beach

This area includes the townsite of Avila Beach,
the Union Oil Company property and the Port
San Luis Harbor District lands. This total area
is contained within the Urban Services Line.

Lep)
Residential Multi-Family

Existing development is primarily residential,
with the majority of structures being single-fam-
ily residences or duplexes. There are also sev-
eral a few motel units that are rented as apart-
ments fall through spring. Many Some of the
older residences are—older—structures—and are
run down conditrorrthat and detract from the
visual quality of the community, Somretrew

apartments-havealsorecently-beenconstructed:
(LCP)

The character of Avila Beach will continue to
be that of a resort recreation community. Itis
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also expected that the residential type will con-
tinue 1o be single-family and duplexes on small
lots, with the net resultant density being that of
multiple residential. New development propos-
als for multiple family dwellings must be consis-
tent with the total community character and also
be responsive to the varied terrain and viewsheds
of existing development. Becauseof-the-differ
. e e devel

- PO & 1 . h PPN
LIS,y uy WU UL LJCS. dULA LT VLA dd wdd

sitecharacteristies; viewsard-visuat tmpaetsfrom
the-restof-towm—E hrough-thrsplanrdest
| VPN 2PR A WY § Hluusu TedXard Fl“l uCM.o

ty—trorme— The Avila Beach Specific Plan
adopted for the Avila townsite specifies the type
and density of new Residential Multi-Family
projects. Mixed use projects, where appropri-
ate, are encouraged, including the combination
of visitor lodging and traditional multi-family
dwellings. (LCP)
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Residential Single Family

The only area designated as Residential Single
Family is bordered on the north by San Luis
Street, on the west by San Antonio Street, on
the south by First Street, and on the east by the
Union Oil Company industrial lands. (LCP)

Commercial Retail

The Central Business District (CBD) is concen-
trated within the blocks between Front and First
Streets, extending from San Juan Street to a point
east of San Rafaet Antonia Streers: In 1999, a
majority of this area was demolished as part of
a clean-up operation by the Unocal Corpora-
tion. The extsting uses prior to the demolition
were are varied and included bars, restaufants, a
mobile home park, motels, auto repair, grocery
and several residences. (LCP)

The commercial establishments provide for resi-
dents’ daily needs, but are most heavily depen-
dent on the recreation/tourist trade for their
continued economic survival. Residents must
travel to other communities for major retail

purchases. Existing-development-suffersfrom
1 —sochas—ird L
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L e b Lol Y x
structuresand-grounds-aretmrarrunkempt;run-
dowmreonditron— (LCP)

Future commercial development should con-
tinue to emphasize the—resort-visitor-serving
commercial uses. Attenttonrshoutd-begivenrto
ik b mriforirret]
l b bl facad ed
. ieres—Resohrion-ofd e i
. A e b otd bt

stressed— T he Specific Plan sets forth standards
that allow the pProper delineation of roadway,
parking and pedestrian areas camalso-to lessen
some of the present—past adverse conditions.
Improved The Specific Plan also recommends a
redistribution of public parking adjacent to the
commercial areas, coupled with a pedestrian
plaza and pedestrian walkways to the
beachfront, will-also to benefit the commercial
establishments. Traffic congestion might even
be further lessened if, in the future, the proposed
Pacific Coast Light Railway (a tourist conces-
sion) or some other system could be extended
from Avila Valley to the Avila townsite and pro-
vide a shuttle-type service that would permit
parking of cars in the outlying areas rather than
in town. (LCP)

Recreation
Avila Beach StatePark, considered one of the

best swimming beaches in the county, extends

the full length of Front Street. The park beach
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has restrooms, picnic facilities and some play-
ground equipment, and the Avila Pier is a pub-
lic pier used for fishing, Both the beach and the
pier are~owmed-by-the-state;-butfactittes—are

operated and maintained by the SamEmsSbrspo
Eounty: Port San Luis Harbor District. (LCP)

In the future, better pedestrian access should be
provided between the beach and parking facili-
ties located on the perimeter of the CBD. The
old Pacific Coast Railroad right-of-way could be
utilized by the proposed Pacific Coast Light
Railway to connect Avila Valley to Avila Beach
recreation resources, The railway is also pro-
posed for ultimate extension out to Port San Luis
and could serve not only as a tourist attraction,
but could become an important aspect of the
area’s circulation system. (LCP)

Public Facilities

This land use category is applied to lands along
Harford Drive owned by the Port San Luis Har-
bor District. The lands owned by the harbor
district are proposed for a wide variety of recre-
ational uses, to be constructed in phases over a

period of several years. (LCP)

B 1 ] : ] el
developed-aspart-of-the Harborfmproverment
Project— Uses contemplated are berthing for
commercial and pleasure craft, boat repair, auto
and boat trailer parking, and a restaurant, all of
which would be compatible with the harbor
character. (LCP)
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Due to the unknown nature of crew base require-
ments at this time, any such improvements will
require amendment to the harbor plan and
county development plan approval based upon
the criteria identified in the Avila Beach Urban

AreaPrograms and Standards {€haprer$). (LCP)

The district has also acquired additional prop-
erty at the northeast corner of Harford Drive
and the PG&E access road, which they intend
to develop as a supplemental boat storage and
parking area to serve future harbor development.
A little further east of this site is an existing 41
space trailer park. This use of these properties is
being phased out. (LCP)

The Public Facilities category also applies to the

county-owmed parking lot north of First Street.
This should be up-graded and integrated into the
‘ o ; e Rowd:
cratty-theproposed-tightrattway. uses adjoining
the parking lot. (LCP)

Industrial

This land use designation is applied to the Union
Oil Company property adjacent to the easterly
edge of the townsite, and to the company pier
west of San Luis Obispo Creek. The site of ap-
proximately 120 acres is located on a large hill
overlooking the town and has been used for
many years as a site for Union Oil's tank farm

for petroleum storage. Fankerspresently-handle
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erytocatedrorrtie Nipomoesz: The tank farm

site is 2 major visual feature of-the-community

as it overlooks and can be seen from all points of
the community. (LCP)

The storage site is relatively flat, with slopes of
0-15%, but this turns to rather steep cliffs on all
sides of the site with over 30% slopes. At one
time, F there are were approximately 12 major
storage tanks on the flat section of the site with
small tanks and accessory buildings (i.e., water
tanks, truck loading facilities) scattered through-
out. In conjunction with the clean-up of petro-

leum contamination in the community, Union

Oil Company bas removed the tanks and other
facilities, except for small water tanks. The prop-
erty is fenced and access is restricted to Union
Oil Company officials. “Fhe-entirePetroteum

Bk Fermingh- Facthert - -

stanttat-and-hrstorreatuse: Future utilization of
the site;heoweversshould not infringe on the steep
wooded slopes along the northern perimeter
above Avila Road or damage the bluffs along
the waterfront. Union Oil maintains their own
sewage disposal system and fire protection fa-
cilities, but receives water from the Avila Beach

County—Water-Dustrret Community Services
District. H-amotrpurpose-spectat-distrret-ts
formed-irrthe-futureconsideratron-shroutd-be
) b dietrs " rcesssimoet

NN )
bme: (LCP)
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C. Avila Beach UrbanArea Programs

This section of the text supersedes text from the
San Luis Bay Area Local Coastal Plan, Chapter 6,
pages 6-21 1o 6-23.

~ The following programs apply within the Avila

Beach urban reserve line to locations in the land
use categories listed.

Communitywide

1. Priority Coastal-Dependent and Coastal-
Related Uses. Priorities and policies of the Cali-
fornia Coastal Act and the San Luis Obispo
County Local Coastal Plan shall be considered
in reference to any development proposal in the
Avila Beach Urban Area, which could impact
traffic levels on Avila Beach Drive. [Added 1995,
Ord. 2702] ‘

Commercial Retail
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Fheplanrshoutd-alsomeorporate recommended
berresfomirrro] ST
mecessary-changesto-the-Famd-Hee-Element:

2. Parking. The county should work with prop-
erty owners toward development of adequate
parking facilities needed to serve the downtown
and beach areas.

3. Facility Management. The county should
cooperate with the town of Awila, the Avila
Beach Community Services District, the Avila
Beach Community Foundation, the Port San
Luis Harbor District, and Front Street property
owners to facilitate implenrentation manage-
ment of facilities theFront-Street Enhancerment
Pl shown-m-Frgure83 in the downtown
area of Avila Beach, including the beach and
pier, the park, and the parking lot.

Industrial

The following programs apply to the Union Oil
marine terminal and tank farm.

4.3 On-Shore Pipeline Alternative. The
county should encourage expansion or construc-
tion of onshore petroleum pipelines when and
where feasible in lieu of any expansion of ma-
rine terminal facilities or operations.

shouldrequest-Coastat Energy Impact Program

Fanl ok 5w h| 4] .
UL gl LU eV anatcrrosts A aternatves
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5. Abandonment of Pier. At such time as the
Union Oil Pier is no longer needed for petro-
leum operations, the county, the State Depart-
ment of Parks and Recreation or other public
agency should be offered the right of first refusal
if the pier is determined appropriate for recre-
ational use.

6. Onshore Pipeline. The county should en-
courage the State to study extending the onshore
pipeline being proposed to service offshore ol
development in the Santa Barbara Channel and
northern Santa Barbara County, nerthward to
intercept oil presently being exported through
Port San Luis.

Public Facilities

The following program applies only to the Port
San Luis Harbor District.

7. Future revisions to the harbor master plan
should be based upon the following prioriues:

Priority I: Coastal-Dependent Uses

a. Commercial fishing and related mariculture/
aquaculture

b. Sport fishing
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¢. Recreational boating and other oceanfront
recreational uses
d. Energy-related facilities

Priority II: Coastal-Related Uses
a. Other visitor-serving retail commercial uses
and other coastal-related uses.

Priority III: Other Uses
a. Other uses which are neither coastal depend-
ent related.

Priorities and policies of the California Coastal
Act shall be considered in all harbor develop-
ment. Prior to approval of any use which is not
coastal-dependent the harbor district shall make
a finding that adequate resources and services
have been reserved for all coastal dependent uses
proposed in the master plan. (PSL Policy C-3)

8. Facility Management. The county should
pursue coordinated review of any harbor im-
provement plans with the California Coastal
Commission, the U.S. Army Corps of Engineers,
the California Department of Water Quality
Control Board and the Port San Luis Harbor
District to ensure a timely response to the pro-
posed project and incorporation of the concerns
of each of these agencies into the approval of the
development plan.

FPLANNING COMMISSION HEARING DRAFT
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Recreation

9. Avila Beach. Future recreation uses at Avila
Beach should be compatible with the €EBB-plan

Awila Beach Specific Plan. when—that-plan-ts
adopted:

10. Floodplains. The county Engineering De-
partment should work with owners of develop-
ing properties to acquire protective easerments

over floodplain areas.

11. Pacific Coast Light Railway. The county
should assist the railroad operator in acquiring
right-of-way to extend the proposed Pacific Coast
Light Railway from Avila Valley through Avila
Beach. The old Santa Fe School building east of
Ontario Road should be incorporated into the
proposed railroad facilities development.

12. Screening. The county should work with
property owners and the State Department of
Transportation to initiate 2 program to landscape
and screen existing and proposed recreational
uses from view of U.S. 101 and to remove un-
sightly fill from San Luis Obispo Creek.
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13. Avila Pier. Atsuch-ttme-asthecountypro-
poses-to-zbamdonthe-Avitaprer-thePort-San
refusak: The county shall encourage discussions
between the Port San Luis Harbor District and
the Avila Beach Community Services District
regarding management of the pier, beach and
parking lot.

D Avila Beach Urban Area
Standards

Text changes are shown in strikeout-text for
text that has been deleted, and new text is
shown in bold italic text.

-l

\ Ep——

Awila Beach Community Services District
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AVILA BEACH

The following standards apply only to lands
within the town of Avila Beach, to the land
use categories or specific areas listed.

COMMUNITYWIDE: The following
standards apply within the Avila Beach
urban reserve line and are not limited
to a single land use category.

Delete existing paragraph 3. Add new
paragraph 3, as follows:

3. Avila Beach Specific Plan Included
by Reference. The Avila Beach Specific
Plan, and any amendments made thereto, is
hereby incorporated into this Land Use
Element as though it were fully set forth
here. All development within the Avila
Beach Specific Plan planning area (as
shown above) is to be in conformity with the
adopted Specific Plan. In the event of any
conflict between the provisions of the San
Luis Bay Local Coastal Plan and the
Specific Plan, the Specific Plan shall
control.

Delete Figure 8-3.

4, Permit Requirement. Unless otherwise
specified in the Avila Beach Specific Plan, Minor
Use Plan approval is required for all proposed
NEW uses. k
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COMMERCIAL RETAIL: The
following standards apply only to lands
‘within the Commercial Retail land use

category.

Delete entire section.

INDUSTRIAL: The following
standards apply only to lands within the

Industrial land use category.

1.  Limitation on Use - Tank Farm.
Uses are limited to pipelines—and power
storage—and—pipeline—facilittes); coastal
accessways; and water wells and
impoundment. Future use of the site will be
considered during the remediation review
process and a subsequent amendment to

the Avila Beach Specific Plan. The.

amendmentwillinclude arequestto amend
the Specific Plan to change the land use
designation from Industrial (IND) to a new
category which would enable development
similar in physical scale and functional
characteristics to that described in the
Specific Plan.
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PUBLIC FACILITIES: The following
standards apply to the Port San Luis
Harbor District Plan for proposed
harbor improvements, hillside area
development and potential plans to
service offshore oil development.

OPEN SPACE: The following -
standards apply only to lands within the
Open Space land use category.

AVILA BEACH FACILITIES

RESIDENTIAL MULTI-FAMILY:
The following standards apply only to
lands within the Residential Multi-
Family land use category.

Delete entire section.

RESIDENTIAL SINGLE-FAMILY:
The following standards apply only to
lands within the Residential Single-
Family land use category.

Delete existing paragraph 3.

154

Delete entire section.

PLANNING COMMISSION HEARING DRAFT
AVILA BEACH SPECIFIC PLAN







