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DATE: January 24, 2001 
RECORD PACKET COPY 

TO: Commissioners and Interested Persons 

FROM: Peter Douglas, Executive Director ~r:}-­
Tami Grove, District Director 
Steve Monowitz, Coastal Planner 

SUBJECT: San Luis Obispo County Local Coastal Program Amendment No. 2-00 (Avila 
Beach Specific Plan). Concurrence with the Executive Director's determination 
that the action by San Luis Obispo County accepting certification of Amendment 
#2-00 to the County's Local Coastal Program is legally adequate. 

EXECUTIVE DIRECTOR'S DETERMINATION AND REPORT FOR 
COMMISSION REVIEW AT THE MEETING OF FEBRUARY 15, ~001 

Background 

The Coastal Commission certified Local Coastal Program Amendment # 2-00, which 
incorporates the Avila Beach Specific Plan into the San Luis Obispo County certified LCP, on 
November 15, 2000. On December 19, 2000, within the six-month time limit for acting on and 
responding to the Commission's certification of an LCP amendment, the Board of Supervisors 
acknowledged receipt of the resolution of certification. 

Recommendation 

Pursuant to Section 13544 of the California Code of Regulations, the Executive Director must 
determine that the action of San Luis Obispo County is legally adequate, and report that 
determination to the Commission. It is recommended that the Commission concur with the 
determination of the Executive Director that the action of the Board of Supervisors of San Luis 
Obispo County accepting the certification of LCP Amendment # 2-00 is legally adequate. 

Attachments 

• Draft letter to Board of Supervisors Chairperson Pinard 
• Copy of Resolution 2000-548 
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SfAli OF CAUFORNIA- THE RESOURCES AGENCY PE'IE WILSON, Govemor 

CALIFORNIA COASTAL COMMISSION 
CENTRAL COAsr AR£A OFFICE 

725 FRONTS'IREET, SUITE 300 

SANrA CRUZ. CA 95060 
(40&) 427...t863 

Peg Pinard, Chairperson 
San Luis Obispo County Board of Supervisors 
County Government Center 
San Luis Obispo, CA 93408 

DRAFT 

February 15, 2001 

Re: County of San Luis Obispo Local Coastal Program Amendment # 2-00 (Avila Beach Specific Plan) 

Dear Chairperson Pinard: 

This office has reviewed Resolution 2000-548, adopted by the Board on December 19, 2000. By that 
action the County acknowledged the receipt of the Commission's certification and has incorporated the 
certified amendment into the County's Local Coastal Program. I have determined, and the Commission 
has concurred, that the County's action with respect to Local Coastal Program Amendment # 2-00 
regarding the Avila Beach Specific Plan, is legally adequate to satisfy the requirements of Section 13544 
of the California Code of Regulations. This determination was reported to the Commission at the 
February 15,2001 Commission meeting in San Luis Obispo. 

Very truly yours, 

PETER M. DOUGLAS 
Executive Director 

CHARLES LESTER 
District Manager 

cc: John Euphrat, San Luis Obispo County Department of Planning and Building 
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IN THE BOARD OF SUPERVISORS 
COUNTY OF SAN LUIS OBISPO, STATE OF CALIFORNIA 

Tues day December 19 , 20QQ_ 

PRESENT: Supervisors Harry L. Ovitt, Shirley Bianchi, K.H. "Katcho" Achadjian, 
Michael P. Ryan and Chairperson Peg Pinard 

ABSENT: None 

RESOLUTION NO. 2000-548 

RESOLUTION ACKNOWLEDGING RECEIPT OF THE 
CALIFORNIA COASTAL COMMISSION'S CERTIFICATION OF 

AMENDMENT LCP #2-00 TO THE LOCAL COASTAL PROGRAM 

The following resolution is now offered and read: 

WHEREAS, the County of San Luis Obispo Board of Supervisors conducted public hearings 
on February 15, 2000 and continued to April 11, 2000, and an additional public hearing was held on 
October 17, 2000 to consider proposed amendments to the County General Plan, Land Use 
Element/Local Coastal Plan, including modifications of the Avila Beach Specific Plan and San Luis 
Bay Coastal Area Plan as suggested by the California Coastal Commission, with additronal 
modifications suggested by County staff pursuant to discussions with the Coastal Commission staff; 
3rd District; and 

WHEREAS, the County submitted the amendments to the Coastal Commission for 
I 

consideration on October 25, 2000; and 

WHEREAS, on November 15, 2000, the Coastal Commission approved the amendments 
proposed by the County, and certified them as set forth in Exhibits "A " and "B" , which Exhibits 
are attached hereto and incorporated by reference herein; and 

WHEREAS, pursuant to the California Code ofRegulations, Title 14, Section 13 544.5(a), the 
San Luis Obispo County Board of Supervisors acknowledges receipt of the Coastal Commission's 
resolution of certification. 

NOW, THEREFORE, BE IT RESOLVED AND ORDERED that the Board of Supervisors of San 
Luis Obispo County hereby acknowledges receipt of the Coastal Commission's action as set forth in 
Exhibits "A" and ''B" and directs staff to complete the necessary actions to submit this Resolution to 
the Executive Director of the Coastal Commission. 

Upon motion of Supervisor ~R.,_y,_,a...,n,__ ____ ,, seconded by Supervisor_--"'-B.!ciaeJn"-'c"'-h'-"i~-
and on the following roll call vote, to wit: 

AYES: Supervisors Ryan, Bianchi, Ovitt, Achadjian, Chairperson Pinard 

NOES: None 

ABSENT: None 

ABSTAINING: None 

the foregoing resolution is hereby adopted. · 

Chairman of the Board of' Supervisors 

ATTEST: 



. HJLIE TJ> RODEWALD 
Clerk of the Board of Supervisors 
[SEAL] 

BY: 

APPROVED AS TO FORM AND LEGAL EFFECT: 

Date: f1,..• 7·~ 
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EXHIBIT A 

A VILA BEACH SPECIFIC PLAN 

A copy of the Avila Beach Specific Plan 
is on file with the 

Clerk of the Board of Supervisors 



EXHIBITB 

COASTAL COMMISSION MODIFICATIONS 
TO G980009S 

AND SUBSEQUENT PROPOSED MODIFICATIONS 

This exhibit includes the Coastal Commission staff report and ~ 
original Coastal Commission modifications from the June 15, 2000 hearing, 

as subsequently modified and adopted by the Coastal Commission at its 
November 15, 2000 public hearing. 
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STATE OF CALIFORNIA-THE RESOURCES AGENCY 

CALIFORNIA COASTAL COMMISSION 
CENTRAl COAST OISTRICT OFFICE 
7zS FRONT STREET. SUITE 300 

SANTA CRUZ. CA 95060 

(831 ) 427-4863 

October 26, 2000 

TO: Commissioners and Interested Parties 

FROM: Tami Grove, Deputy Director 
Charles Lester, District Manager 
Steve Monowitz, Coastal Planner 

GRAY DAVIS. Govetnor 

SUBJECT: SAN LIDS OBISPO COUNTY LOCAL COASTAL PROGRAM MAJOR 
AMENDMENT NO. 2-00 {A VILA BEACH SPECIFIC PLAN 
RESUBMITTAL). For public hearing and Commission action at its meeting of 
November 15, 2000, to be held at the Furama Hotel, 8601 Lincoln Blvd., Los 
Angeles. 

SYNOPSIS 

The Coastal Commission originally considered San Luis Obispo County's proposal to incorporate 
the Avila Beach Specific Plan into the San Luis Obispo County Local Coastal Program as ·LcP 
Amendment 1-00, on June 15, 2000. At that hearing, the Commission denied the amendment as 
submitted, and then approved it with modifications necessary to achieve Coastal Act conformance. 
The staff report adopted by the Commission on June 15,2000 is attached as Exhibit 2. 

While San Luis Obispo County is in agreement with many of the previously adopted modifications, 
others are proposed for revision. Most of these revisions are editorial in nature, and do not affect the 
substance of the Commission's previous action. There are, however, a few changes that are 
substantially different from the modifications adopted by the Commission. As a result, the package 
of changes to the previously adopted modifications desired to the County is proposed as a new LCP 
amendment. The changes to the previously adopted modifications proposed by the County are 
attached as Exhibit 1. 

In summary, the County has proposed substantive changes to the previously adopted modifications 
regarding: · 

• the use of vegetated drainage swales in hillside areas of the town; 

• the reservation of beach front and commercial areas for visitor-serving uses; and, 

• the location of new standards for drainage control and temporary events within the LCP. 

In the case of the drainage swales, the revised language eliminates the requirement that vegetated 
swales be used in the hillside areas of the town with less than a 5% slope. While the use of such 
swales remains an option, the new language provides for greater flexibility in the types ;;.(0 

C . v<l_) 
California Coastal Commission \ 
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Management Practices that can be used, and would allow for typical asphalt swales to be installed if 
downstream collectors can effectively accommodate and filter the runoff from these areas. 

With regard to the visitor serving issue, the proposed changes: 

• Require residential development in commercial areas to reserve adequate space to accommodate 
the number of lodging units estimated to be economically viable by the Plan's Market Overview. 
This means that the approval of residential development in the commercial areas of the tovvn 
would need to be accompanied by a finding that there remains adequate space for the provision 
of 80 to 90 visitor-serving units, rather. than I 00 units as previously approved by the 
Commission. 

• Exempt the development of residential units that woula be the only such unit on each 
commercial street :frontage :from the required finding regarding the reservation of ~ace for visitor 
serving units. Eleven residential units would qualify for such an exemption. 

• Remove the requirement that at least 56 of the required visitor-serving units be provided along 
Front Street. #" 

..• ' 

. 

• 

Finally, with respect to the new standards for drainage and temporary events, the County proposes to 
incorporate the~e standards into the San Luis Bay Area Plan rather than the Coastal Zone Land Use 
Ordinance (CZLUO). As a result,. these standards will no longer apply county\Vide, but will be • 
applicable only to the Avila Beach planning area. .. ; 

SUMMARY OF STAFF RECOMMENDATION 

The Commission staff has worked closely with County staff to resolve local concerns regarding the 
previously adopted modifications, and to develop alternative language that would both achieve 
County objectives and retain conformance with Chapter 3 of the Coastal Act. The submitted 
amendment can be found consistent with applicable Coastal Act standards because: 

• Changes regarding the use of vegetated swales in the hillside portion of the planning area do not 
eliminate the requirement that all runoff be adequately filtered to remove pollutants. If vegetated 
swales will not be used, other Best Management Practices either need to be in place, or installed 
as part of the development, to ensure that storm water runoff :from this area is appropriately 
managed. This revised standard, combined with the new drainage standards applicable to 
residential development, will effectively protect marine resources and water quality consistent 
with Coastal Act Sections 30230 and 30231. 

• Changes regarding the reservation of adequate space to accommodate visitor-serving uses reduce 
the minimum number of visitor lodging units by 10 to 20 units. This revision will not have a 
significant impac~ on the overall ability of the area to accommodate visitors, and does not ~hang~ ,~ 
the priority for visitor-serving uses within commercial areas established by the LCP. Combined 
with the many other provisions of the Specific Plan that enhance coastal access and recreational ). 1 

()..(\ ' 
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opportunities, the amendment conforms with the land use priorities established by Coastal Act 
Sections 30221 and 30222. 

• Changes regarding the location of the new standards for drainage and temporary events within 
the LCP retain the application of these standards to all new development within the Avila Beach 
planning area, which is the geographic scope of the amendment. Future opportunities to 
incorporate these standards into the LCP so that they apply county wide include the upcoming 
Periodic Review, the amendment to the County gr~ding ordinance currently being processed by 
Commission staf'f, and other future amendments to the LCP. 

Staff therefore recommends that the Commission approve the resubmitted Specific Plan as 
submitted. 

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 fmal refinement specifying how coastal development is to 
proceed on a particular parcel. The 1P 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. 

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. 

TABLE OF CONTENTS 
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EXHIBITS 

1. . Amendment Submittal 
2. Adopted Staff Report for LCP Amendment 1-00 

I. STAFF RECO.ivfMENDATION 

APPROVAL OF LAND USE PLAN AMENDMENT NO. 2-00 .AS SUBJ.\.:IITED 

MOTION; I move that the Commission certify"Land Use Plan Amendment 2-00 as submitted by 
~an Luis Obispo County. 

STAFF RECO:.MM:ENDATION TO CERTIFY: 

Staff recommends a YES vote. Passage of the motion will result in certification of the land use plan 
as submitted and adoption of the following resolution and findings. The motion passes only by an 
affirmative vote of a majority of the appointed Commissioners. 

RESOLtmON TO CERTIFY THE LAND USE PLAN AMENDtv.IENT: 

The Commission hereby certifies the Land Use Plan Amendment 2-00 as submitted by San Luis 
Obispo County and adopts the findings set forth below on ·the grounds that the amendment conforms 
with the policies of Chapter 3 of the Coastal Act. Certification of the Land Use Plan amendment . 
complies with the California Environmental Quality Act because feasible mitigation measures and/or 
alternatives have been incorporated to substantially lessen any significant adverse effects of the plan 
on the environment. 

ll. RECO.ivfMENDED FINDINGS 

Staff Note: To reduce redundancy, the previously adopted findings regarding the Specific Plan's 
consistency with Chapter 3 of the Coastal Act are not repeated, but are incorporated by reference and 
attached as Exhibit 2. The following . findings address the conformance of the currently proposed 
changes to the previously adopted modifications only. 

A. Priority Uses 

1. Applicable Policies . ... 

Section 30213. 

California Coastal Commission 

•\ ,,. 
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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 ipdustry. 

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. 

2. Analysis 

As originally submitted to the Coastal Commission in April 2000 as LCP Amendment 1-00, the 
Specific Plan proposed to allow residential development in the two commercial districts of Avila 
Beach. Within the Front Street Commercial Retail (FCR) area that fronts the beach, the Specific 
Plan proposed to allow residential uses on the second floor. Within the Commercial Retail (CR) area 
inland of Front Street, the Specific Plan proposed to allow residential uses on both the first and 
second floor. 

To address the Coastal Act priority for visitor serving uses, the originally submitted Plan required the 
approval of residential development on the first floor of the CR area to be accompanied by a finding 
that "there remains an adequate supply of land available for visitor-serving commercial uses". As 
detailed on pages 34 -40 the staff report adopted by the Commission on June 15, 2000 (attached as 
Exhibit 2), this approach was determined to be insufficient to carry out the Coastal Act policies 
identified above. . • · " 

. I'{{\ 

'9'0 
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To resolve this issue, the Commission suggested modifications to the plan that, among other things, 
called for all residential development within both the FCR and CR districts to be accompanied by a 
finding that there remains adequate space within these areas for at least 100 new lodging units. 
Space to accommodate at least 56 of the 100 visitor serving units was required to be reserved within 
the FCR. Single caretaker units accessory to a commercial use and the replacement of a residential 
use that was demolished during the clean-up were granted exemptions to this requirement. (Please 
see modifications 17 and 20 on pages 15- 18 ofExhibit 2.) · · 

The County is currently proposing the following changes to this approach: 

• • Require that residential development in commercial areas be accompanied by a finding that there 
remains adequate space throughout the commercial districts to accommodate "the numbers of 
potential new visitor lodging units contemplated in the Market Overview (as smnmarized in 
Appendix B, Section D.b. of this Plan)". As stated in the referenced overview of market 
conditions, "... it appears that a rebuilt Avila could support an additional 80 to 90 hotel 

nl rooms... . 
. ~ 

• Eliminate the need for an additional finding for the approval of residential development within 
the FCR area that demonstrates there remains adequate space to accommodate at least 56 new 
lodging units within the FCR. 

.. . 

• • 

• Exempt residential units that would be the only residential use on each commercial street • 
frontage from the required finding regarding the reservation of adequate space to accommodate 
visitor serving units. Eleven residential units fall into this category; one for each of the four 
commercial blocks along Front Street, one for each of the three commercial blocks facing first 
street, and four for each of the commercial side streets connecting Front and First Streets. This 
would be in addition to the exemptions previously established for a single caretaker unit and the 
replacement of a residential unit demolished during the clean-up. 

The text of the above changes can be found in numbers 17, 20 and 29 of the submittal, which is 
. attached as Exhibit 1. 

The replacement of the 100 unit minimum with a reference to Appendix B, Section D.b of the 
Specific Plan reduces the amount of space required to be reserved for visitor serving 
accoiiUilodations to 80-90 units. This is a minor change that will not affect the plan's consistency 
with the Coastal Act sections cited above, for the following reasons: 

• The reservation of space to accommodate 80 - 90 lodging units will protect opportunities to 
provide lower cost visitor and recreational facilities consistent with Section 30213, and at the 
same time provide greater opportunity to replace residential units that were demolished during 

. ~ . ' 
1 The full text of the referenced Market Overview can be found on pages 142- 143 of the Specific Plan, which is ~ 
attached to the originally adopted staff report as E.:mibit 5. The originally adopted staff report is attached to this report as ~ . .., 
Exhlbit2. . ~ 

. *)~ 
California Coastal Commission 
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the clean-up. This combination of residential and visitor development is a component of the 
community's character that should be protected pursuant to Section 30253(5). 

• Consistent with Section 30222, visitor serving uses are prioritized throughout the Front Street 
Commercial District and the Commercial retai~ area (please see number 4 of the submitted 
amendment, on page 16 of Exhibit 1 ). · First floor uses throughout the Front Street Commercial 
District is dedicated to commercial uses that will support coastal recreation and visitor 
opportunities. The space that must be reserved for 80 - 90 lodging units on the second story of 
the FCR and throughout the CR areas represents the minirz?.um amount of space that must be used 

· for visitor-serving accommodations. The provision of a greater number of lodging units, as well . 
as other visitor-serving uses, will be allowed, encouraged, and prioritized by the amended LCP. 

The elimination of the requirement that a specified portion of the area reserved for lodging uses be 
located in the FCR will also not affect the Plan's conformance with the above Coastal Act 
provisions. This is due to the fact that a 34,560 square foot parcel at the upcoast end of the FCR has 
been dedicated by the Specific Plan to the future development of a hotel/motel. It is estimated that at 
least 56 units can be accommodated on this ocean :front parcel, consistent with·all other applicable 
development standards. 

Finally, the additional exemption :from the finding required for residential development in 
commercial areas will not reduce the amount of space that must be reserved for visitor lodging, and 
will therefore not interfere with the provision of at least 80 -90 new lodging units in the redeveloped 
downtown area. 

3. Conclusion: 

The minor revisions proposed by this amendment, in comparison to the modified Plan adopted by the 
Commission in June 2000, retains consistency with Coastal Act priorities for visitor-serving and 
recreational uses. 

B. Marine Resources and Water Quality 

1. 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. 
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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 otha means, minimizing adverse effects 
of waste water discharges and 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. 

2. Analysis: 

As detailed on pages 40-43 of the previously adopted staff recommendation, progressive standards 
for the control and management of storm water runoff must be incorporated into the Specific Plan in 
order to achieve consistency with Coastal Act policies protecting marine resources and water quality. 
These include requirements that residential and commercial development include Be$1 Management 
Practices to minimize polluted runoff, and the establishment of a Watershed Management Program 
for the San Luis Bay planning area. 

Revised Standards for Hillside Drainage Swales 

The proposed amendment includes all but one of the water quality protection provisions suggested 
by the Commission in its action of June 15, 2000; the requirement that street improvements on 
hillside areas of the town use vegetated drainage swales rather than asphalt swales where slopes are 
under 5%. The limited area of the Avila Beach planning area that is the subject of this previously 
proposed standard is s~own on page 43 of the Specific Plan, attached to the originally adopted staff 
report (Exhibit 2) as Exhibit 5. 

Rather than requiring vegetated swales throughout all portions of the hillside area with slopes less 
than 5%, the amendment provides greater flexibility in the types ofBMP's that can be used. Among 
these options, the amendment would allow for the use of typical asphalt swales where it can be 
demonstrated that downstream collectors have adequate capacity to accommodate, and effectively 
filter, the storm water runoff from the hillside area. This revised language is contained in number 13 
of the amendment submittal, attached as Exhibit 1. 

Because the revised language regarding the hillside drainage swales specifically requires that these 
and other drainage improvements throughout the planning area incorporate Best Management 
Practices to effectively manage storm water and minimize polluted nmoff, it is consistent with the 
intent of the modification previously adopted by the Commission. Combined with the drainage 
standards applicable to new residential and commercial development within the planning area2

, the 
.. 

• 

• 

2 These drainage standards can be found as items 8 and 9 on pages 17 and 18 of the amendment submittal, attached as /\. 

Exhibit 1. /\ \ 
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amendment will protect water quality and marine habitats consistent with Coastal Act Sections 
30230 and 30231. 

Revised Location for Residential and Commercial Drainage Standards 

As noted above, the proposed amendment incorporates the new drainage standards for Commercial 
and Residential Development, previously suggested by the Commission in its modifications to LCP 
Amendment 1-00. However, the current submittal places these new standards within the portion of 
the San Luis Bay Area Plan applicable to Avila Beach, rather than in the Coastal Zone Land Use 
Ordinance, which is applicable countywide. 

The County has proposed this change in order to streamline the process for effectuating the Specific 
Plan and avoid delays to the rebuilding of Avila Beach. Because the local review of the Specific 
Plan was focused on the limited geographic region of Avila Beach, public hearings and notices were 
oriented to the residents and interested parties of this area. The County has therefore determined that 
the adoption of new development standards that apply countywide would require a new round of 
public noticing and hearings for a wider audience, which could significantly delay the effective date 
of the Specific Plan. 

As discussed above, the current amendment contains standards for new development that will avoid 
and minimize storm water pollution within the geographic region addressed by the amendment, and 
is therefore consistent with Coastal Act Sections 30230 and 30231. Future opportunities to 
incorporate similar standards into the LCP that will apply countywide include the upcoming Periodic 
Review, as well as during the Commission's review of the pending amendment 2-99 to the county 
wide coastal grading ordinances. 

3. Conclusion: 

LCP Amendment 2-00 is consistent with the Chapter 3 policies of the Coastal Act protecting marine 
resources and coastal water quality because it provides standards for new development that ensures 
the effective management and treatment of storm water runoff within the planning area. 

C. Public Access and Recreation 

For the same reason that the amendment incorporates the suggested drainage standards into the San 
Luis Bay Area Plan rather than the CZLUO, previously suggested permit requirements for temporary 
events will also be included in the Area Plan rather than the CZLUO. Although this change reduces 
the geographic region where these permit requirements apply, the submitted amendment establishes 
an effective process for regulating temporary events in a manner that will protects coastal access and 
recreation opportunities within the Avila Beach planning area. All of the other suggested 
modifications regarding public access and recreation adopted by the Commission in response to LCP 
Amendment 1-00 are incorporated within the currently proposed amendment. · Therefflre, for ,the 
specific reasons discussed on pages 32 - 40 of Exhibit 2, the amendment is consistent with Coasta\\ . 
Act standards protecting public access and recreation opportunities. 

. - ./"": / 

c XJ;,\ 
,..._,:~---:- ,..... -- ~ l -



. 10 J SLO LCPA 2-00 (Avila Beach Resubmittal) SR 

D. Changes that Do Not Raise Coastal Act Issues 

The remaining differences between the subject amendment and the modified Specific Plan 
previously approved by the Commission are editorial only. These editorial changes fall into two 
categories: 

Changes that seek to improve the readability of the Plan. These include the changes identified in 
numbers 3, 6, 7, 9, 10, 18,28 and B.10 of the submittal, attached as Exhibit 1. And, 

Changes that eliminate redundancies by deleting modifications to narrative portions of the Plan that 
are unnecessary because they have been incorporated into the Plan's development ·standards. These 
include the changes identified in numbers 4, 12, and 15 of the· s~bmittal. 

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 en~onmental 
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 identified additional measures that would avoid adverse • 
environmental impacts in its staff report on LCP Amendment 1-00, adopted by the Commission on ..... ·· 
June 15, 2000. These measures have been effectively incorporated into the current amendment 
submittal. As a result, approval of the amendment as submitted complies with the California 
Environmental Quality Act because the amendment will not have significant environmental effects 
for which feasible alternatives or mitigation measures have not been employed. 

. " 
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--------------------------------------
en CALIFOO.~p ,, 

u.4STAL cofJir,",~(s,..toN 
CENTRAL COAST p}.EA 

· Coastal Commission Modifications to G980009S 
and Subsequent Proposed Modifications 

Modifications Adopted by the Coastal Commission 
The modifications to the General Plan Amendment G980009S adopted by the Coastal 
Corrimission are indicated by underlining. There are 30 modifications to the Avila Beach Specific 
Plan, numbered 1 through 30, below. In addition, there are ten modifications to the proposed 
amendments to the San Luis Bay Area Plan (Coastal). These are numbered B-1 through B-10, 
immediately following Plan modification number 30. The first seven of these are amendments 
adopted by the Coastal commission. Modifications B-8, B-9 and B-1 0 were intended by the 
Coastal Commission to be included in the Avila Beach Specific Plan, but are now proposed to 
shifted to the San Luis Bay Area Plan . 

IE.~,.Prs>posed "modifications to the modifications" are indicated by. strikeouts (deletions) and 
§pi.=gmg (additions). Coastal Commission modifications for which no additional modifications are 
proposed are included without any strikeouts or shading. 

1. Suggested Modification to 2"d 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. 

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

. Former Mobile Home Park Site Plan. New visitor serving lodging or 
a:ff01dable multi•famny d~eHing units cwould be constructed on the former 
Mobile Home Park site, with retail development facing onto Front Street. 
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. 

Modification to page 26 (Former Mobile Home Park Site). (This is a 
modification to a section of the Avila Beach Specific Plan that was riot the 
subject of a Coastal Commission suggested modification, but is proposed to 
clarify other sections of the Plan that were modified by the Commission.) 

• 

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

Permitted second floor uses include housing, lodging and offices. P1 i01 it Y 

shall be gi oen to lodging uses. ~ith ~esidential and office uses beiu2 a:llo ~ed 
onl v w]Jett tltey do uot pt eel a de the pa o vision of the ntinitnani at11oant of 
lodeiug units 1eguhed bv Section 4.D.l 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 
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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, maint~nance and public recreation 
activities, as well as for emergencies. This plan shall provide, among other 
thines. details reearding the location and tenns of use for all drop-off areas 
that maximize the usaoilitv of these areas for both beach users and boaters. 
consistent with public safetv/emereency access needs. The access 
mana2:ement plan shall be submitted for the review and approval of the ,.. 

· California Coastal Commission's Executive Director prior to June 31. 2001. 
Any chansze to the Access Manaeement Plan following the Executive 
Director's review and approval shall be subject to subsequent review and 
approval by the Executive Director before taking: effect.:. 

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

. . 
Seasonal Access. The pedestrian zone eotrld 1:!M besn m designed to 
accommodate vehicular circulation on a seasonal or occasional basis. At the 

7. Suggested Modifications to znd and 3rd 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 
av~ilable at the ?orth .and sou~h edges oft?e parking lot could be ~sed to · ... (\ 
bulld new multi-family housmg. The ututs could be two-story tnplex and 
dupl~x unit.s, with shared parking locations in ground floor gara~es. Th: n f\ 
hous.mg umts should front onto Second and First Streets respecttvely, With \/") ,l~~ 
parking access from the. street.frontage. The units should have shallow front \. J? yl'} 
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. 
setbacks to be consistent with the other development ·in the area. The 

New Single-Family or ~ulti-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 Se-cond 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~ part 
of the town by being located at the same base elevations as the units located 
along San Migu.el Str~et: The housing units should be set back from Avila 
Be.ach Drive signifi~tly in order to create a visual landscape buffer between 
the street and the housing uruts .. Two clusters of single-fanmy homes located 
along Second Street could have shared driveway access and interior parking 
garages. 

• 

8. Suggested Modification to 1st. paragraph on page 35 (Historic Preservation- Yacht Club) • 

Guidelines for the possible renovation are included in the Avila Cleanup 
Coastal Development P'ermit. However, community interest in maintaining 
public views of the oceaii has l~d 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. 

9. Suggested M~dification 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. 
would to developers in Avila Beach l'!I!m:~lt 

coastal resources. scenic views. or public access and recreation 
opportunities. and the resultimz development will conform to all other 
applicable LCP standards. 

',~ 
fh-
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lO.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 withJow-level downward dirt;21~~!..,.~,~-~urity lights 
installed on the outside of the seawall in areas where it tfieHV.hll becomes tall 

n 

~~!!@P.:i.!?.i:Rm.g:J The lo~-int"ensicy sea~ all lighting could .!!ill._be tamed off on 
nights ~hen gr ani'?n spa~ n to minimize inlet fet ence ~ ith the g1 wnon' s 
repr odactiv e c:y cle. The enti t:y r csponsiblc rot maintenance of the to~ n' s 
li2hting infrastructwe (cmr enth the Avila Beach Communi tv Se1 vices ,_. 
District) shall be responsible f01 tu111ing off these lights dm im2 grunion · 
spawniug e ve.tts, aud shall pt epat e ot obtain am mal s .... hedules of when 
grunion spawning is expected to OCCUt. Palms trees would be uplit with 
mounted light fixtures. 

ll.Suggested New Watershed Management Program, to be added as new Area Wide 
Program 1 in Section G. "Planning Area Land Use Programs" of Chapter 6 of the San 
Luis Bay Area Plan: 

I. Comprehensive Watershed Management Program. 

Water quality throughout the San Luis Bav Planning Area cannot be protected 
without mana2:ing inland development and land uses. Therefore, San Ltiis 
Obisoo County should coordinate the development and implementation of a 
Comprehensive Watershed Management Program designed to protect the water 
gualitv ofthe entire watershed of all coastal creeks and streams throughout the 
Planning Area. Implementation of this program will enable San Luis Obispo 
Countv to achieve numerous water quality objectives including flood control. 
erosion control, sensitive habitat protection. and ocean water gualitvprotection. 

The Comprehensive Watershed Management Program for the San Luis Bav 
Planning Area should be designed to manage changes in land use and 
development, support rioarian corridor restoration, and encourage the 
implementation ofBest Management Practices throughout the olanning area's 
watersheds. As part of this pro12:ram, the Countv 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 
gualitv throughout the watershed~. · 

'<\ 
/""> i' \ ,· ~'J'· ., 
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Specific issues that shocld be addressed by the Program include .the impacts to 
water quality posed by development ac~ivities such as changing land use, 
grading and earth moving, and altering drainage patterns. The objective of the 
program shall be to ·avoid a~d minimize these impacts· by, among other means: 

• reducing non-point. source pollution . 
• maintaining and restoring natural drainage patterns. native veszetation. wetlands. riparian 

areas and other habitats that improve water gualitv: and . . 
• completinsz and implementing Comprehensive Watershed Management Plans for each 

watershed that will wide water gualiey protection and restoration efforts at a watershed 
' scale. 

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

. - . 

• A Development Standards component that identifies specific measures to minimize the 
cumulative impact' of new development on the watershed and avoidfthe alteration of 
natural draina2e patterns (e.g .. increased·impervious surface and runoff' volumes). 

. • 

• A Conservation. Restoration and Open Space component that identifies specific areas of •. 
the watershed which. if restored. could improve water guality. This component should 
also identifY critical components of the natural drainage svstem 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 manaszing development and minimizing urban runoffirnpacfs on the coaSt. 
This component should outline a public education and involvement program designed to: 
raise public awareness about the watershed and the potential impacts of water pollution: 
and, involve the public in the development and .implementation of the Comprehensive 
Watershed Mana2ement Plan. · 

• 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 szovemmental and citizen water 
gualitv monitoring efforts; evaluate the effectiveness of installed BMP,s: 
ensure the effective and routine maintenance of storm drain infrastructure 
(e.sz .. stonn drain cleaning); and. provide rapid and accurate public notice 
of hazardous beach water gualitv conditions: 

. - \. 

12.Suggested Modification to 2nd and 3rd paragraphs on page 50 (Development Summary- /"A 
Commercial. and Lodgin$ Use~) and associated Table 1 (Conceptual Plan Development 'W' 
Summary): . ~ \ 
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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 lodging rooms. As shown in Table 1, 70,000 square feet of retail 
space and 56 lodging. rooms are assumed as part of the Specific Plan. 

This means that some parcels along First and San Mguel 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 Of housing, with hi~het piioiitv being placed Oil the 
ptovision ofove111ight visitor set ving accommodations. 

Table 1 Conceptual Plan Development Summary Estimates1 

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 3 69 spaces (increase from existing) 
Public On-Street Parking (town area) 583 spaces (decrease from existing) 
Total Parking Spaces 952 (increase of 17 over existing) 

The estimated residetltial and lod~in~ unit counts pt o vided in this table and the 
foHo wing text mav be alte1 ed bv 'the addition ofncw standat ds establishing a minimum 
numbet of visitor scr •in~ units to be provided in the F1ont Stt eet and Conimetcial Retail 
Areas. contained in Sections 4.D.l and 4.€.1 of the Spc?ific Pian. 

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

Drainage swales m~::!l!;§:~!!~tillij;~~#~~~!fig{j~lt~~flhl~Afit!~r£1~~ would will be 
constructed on all hill cations 

a water gualitv Best 'Management P.actice instead ofasghalt swales on slopes 

;~i~~~·-
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if.Hf~2m Tite dtainag~ sPVales PVottld !ill.Lbe installed to collect. filte1. a:nd 
dil ~et stt!llll w atex I an-off a:nd to bettet define the st1 eet tight-of• waJ.-

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

San Francisco Street and/or Sec~nd Street w,gould be e~ended 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 ~eet County standards. This requirement has been identified as an 
unnecessary burden on ~estaurant and retail development. In most dises, 
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 t eqaired have the option to pay an in-lieu parking fee 
to help provi~e and manage the shared parking supply. An ordinance 
implementing this pi oeot am mast be sab1 nitted to the Coastal Commission as an: 
ameudntent to the LCP prior. to June 31. 2001. In the e;ent that no, such 
01dinanee is submitted b;y this date. 01 eestified by the Commission by 
Deeembe1 31. 2001. all 1 etail and 1 estaux ant dev elopn1ent appt o v ed after that 
date shall be 1egtiir~d to p1ovide on=site pa1king 'consistent with CZLUO 
rea ail ements. · 

. . 
16.Suggested Modification to. the section on Stormwater 'Runoff and Drainage on Page 64. Add 

the following paragraph at the end of this section: 

. 

• 

new private development to incorporate Best Management Practices for the • · " !\ 
control of polluted runoff. . . /.. 1.. ( 

17.Su~g:sted M.odifica:ion to S~ction B.l, Allowable Uses in the Front Street Commerc£h . .r""" 
D1stnct, on page 69. "\.j~ ; / 
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B.l. Allowable Uses 
All uses allowed in the Commercial Retail hind use cate~:zory bv the Coastal 
Framework for Planning (Table "0") are allowed in the Front Street 
Commercial District except: communication uses: schools-business and 
vocational: concrete. gypsum and plaster products: food and kindred products; 
printing and publishinsz·: single family dwellimzs (except on the second floor); 
auto, mobile home and vehicle dealers and supplies. 

w.&.mi11.~~~;1a1l!lf11~it~~~~n111§t~~~t~~l~lll::lilr~tll~g!f.ffi!~i§~!w;MJ.#.~l~:;l~~ a 
~evelopments in the Front Street Commercial District ate encouraged to include . . . 

. . ·. . .... . . .. . . ,. ~~lfl.~.ii1 if~ll~ 
F10nt Street deuelopmeut that includes a conditional· residential use 011 the 
second floor shall be appeallable to the Coastal Commissioti. bat may be 
pt ocessed as a 'Pvfinor Use Pen nit. Consistent ~ith Avila Beach At ea Standard 
2 fm Commercial Retail ateas. pliotitv sliall be ~iuen to visitor-set uing uses 
along Ftont Street. Lo\1\1-cost visitm set ving facilities shall be protected, 
encom aged. and ~ het e feasible. pro u ided. 

To accomplish this ifi~§~ objectivd. prior to the approval of any residential 
development on the ~~~o~d storv ~ithin the Front-Street Commercial District 
other than a single cat etaket uuit accessot v to the pt oposed commercial use or 
the 1 eplacement of a 1 esidential use that \1\ias demolished during the clean-up. 
a finding shall be made which demonstrates that there remains adequate 
11ndeveloped space to accommodate a minimmn of56 ne\t lod~ing units \1\iithin 
fArP.J~gJ.!Q.!P:l~the Front Street Commercial District (including the area of the 

. ~ .g 



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 tt- retail and restaurant uses are 
not required to provide on-site parking, but n1t%St have the option to pay in-lieu 
parking fees, in an amount to be determined by the County, for any unbuilt 
required parking spaces. \-Vhentesidential or lodging ases are eombined with 
a retail or resta:ma:nt ase. the de;elopmeut shall ptowide on=site pa:tking as 
regaired by the CZLlJO foz the zesidential a:ndllor lodging ase; and mav, as an 
optio1t pay in-liea parking ~es fo1 am anbailt parldng spaees regahed by the 
CZLUO fot the 1 estaa1 ant or 1 etail ase. 

The County should shall prepa;e 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. 200L all commercial uses shall be 
reguired to provide on-site parking consistent with CZLUO requirements. The 
ordinance shall specify. among other things, that fin-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 Remlireme11ts for: new development in the Front 
Street Commercial District, beginning on page 82: 

. 

• 

• 

20.Suggested Modifications to Standard C. I (Allowable Uses in the Commercial Retair area) ·on/').,. 

page84: \. 

Q:j?~ 
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All uses allowed in the Coastal Framework for Planning (Table "0") are 
allowed in the CR category in Avila Beach, except for 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. Specifically, Table "0" is n1odi£ed as foHo~s for 
this category Allowable uses within the CR area shall be subject to the 
following provisions: 

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

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

+ Residential uses shall be Pz incipally Conditionallv Permitted ("PP") uses in 
the CR district of Avila Beach and. as such. shall be appeallable to the 
Coastal Commission. Residential uses on the second floor and the 
replacement of anv residential unit demolished during the clean-up may. 
however. be processed as a Minor Use Permit. while all other residential 
uses pennitted on the ground floor if Planning Connnission appz o v ai of a 
shall require Development Plan Review is gz anted, and if . Prior to the 
approval of a residential use on either the first or second floor. other than 
a single caretaker unit accessoty to a proposed commercial use. or the . . 

... . ,· a finding is-shall be made that there remains an adequate supply of 
land available for visitor serving commercial uses. "Adegu~~e StJ.pply" 

1 eo new lod~illS! units tln OUS!hout the FI Oilt Sti eet Commet cia! Disttict and 
Commez cial Retail At eas combined. less any new visitor-units constructed 
following the effective date of this Plan. In the event that existing IodiZing 
units are converted to a different type of use. the number of units converted 
shall be added to the minimum number of new units reguited to be 
provided. For purposes of this analysis. a lodging unit shaH be assumed to 
be 400 square feet, and must be available for transient occupancy bv the 
general public for a maximum stav of84 davs in a vear (total) and 14 days 
between Memorial and Labor Dav. Residential use in the CR district shall 
comply with all guidelines 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 . 
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21. Suggested New Standard C. IS Drainage ReCJJtirements for new development in the • 

Commercial Retail area, beginning on page 90: 

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

Ccuxent pm:k:ing xequhements include guest pm:king at 0.25 spaces per 
dweHing unit. Tins xeqaheme1't.may be wai\ied fox residential pxc;>jects 
within ~00 feet of a public pax king lpt. 

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

23. Suggested New StandardD.S Drainage Requirements for new development 
in the Residential Multi-Fanu1y area, beginning on page 94: 

24. Suggested New Standard E.3 Drainage Requirements for new development 
in the Residential Single Family area, beginning 0.11 page 98: 

25. Suggested Modification to 3nt paragraph on page 99 (Implementation­
Area ~Ian Amendment) 

The San Luis Bay Local Coa.-sta.l Area Plan will be amended to remove 
most of the existing Avila Beach Urban Area Standards. as detailed on 
paees 145- 154 of this Specific Plan. These standards are replaced by 
Chapter 4 of the Specific Plan. 

• 

' .. ,. . ,~· -.\-"1. 
~ t \ .. . ' 

. . 
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26.Suggested Modification to P' and 2nd 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 would adopt" 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 wo~ld 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 
proposed for adoption subsequent to adoption of the Specific Plan 
submitted for Coastal Commission review and approval as an 
amendment to the San Luis Obispo Countv 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 reguiremwts 
identified bv Section23.08.248 of the CZLUO. 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 v.rith th,e. 
ee.n.er.Cil P1J~Ii.c:~ ~ _a~ilitv to access and recreate on the beac:h: ......... RfASI~!!ig 

• llllf~~~ ·~ _(\ 
28.Suggested Modification to 2nd paragraph on page 140 (planned commercial projects-P\h. · · ' ... 

San Luis): " · 1~ ,y; 
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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 Countv to allow for this 
development At pn:sent; the Ila:Iboz Tenace Inn envixornnental and 
development 1evievw process me not eousideiing did not include this 
second phas~ and it is anciem what mnoant ~fxetail will uitimately be 
appi o 11 ed. t- ihe Commission denied the amendment associated with the 
first phase in February 2000. 

. 

• 

29. Suggested Modifications to section regarding "Support for Overnight Accommodations", 
and associated Table 9, on pages 142 and 143: 

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

In addition to ~xisting supply, a total of217 hotel rooms are proposed. 
(mcluding 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 
potential fot 147 more Ioon~s at Pott"Smt Lois foi a: total of 185._ 

The potential for additional hotel room market support is based on 
tourism data from the range of sources descn"bed previously in this 
report and comments from local business owners. Assuming an annual 
Avila Beach visitor total of800,000 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 
aot,ea:rs that a rebuilt Avila Beach could support at least an additional 

.:..::..::::...·--.- ...... rooms. This number mav increase dependinsr on 
what is allowed at the Port San Luis Harbor Terrace site. ~owever, 
this. finding the ultimate demand for lodein2 units will dep~d on the 

• 

'_<ft 
..... ·' ' 
. l; \ 

/~ . ..t..a ·-· ... 
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type_ofhotel under consideration as well as the perceived attractiveness 
of the rec·onstructed 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 Bav 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 develooment of hotel units at 
the Harbor Terrace was denied by the Coastal Commission in February 2000 

30.Suggested Modification to last paragraph ori 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 Catee-ory Mao for Avila shaH be 
updated accordinely. with the Urban Services Line as currently shown 
on the Official Map remaininsz in effect. Land Use Designations are 
descnbed in the Coastal Zone Framework for Planning. 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 P~oposed 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 . 
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. 
2. Suggested Modification to new Communitywide Standard 32 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 PI~· 
well as all other applicable LCP standards. In the event of any conflict between the 
provisions of the San Luis Bay Local Coa:stai ~Plan and the Speceific Plan, the 
Specific Pian·Sh.all 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 otherwis~ 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 reguire Development Plan review and approval. 

4. Suggested retention and modification of Commercial Retail Standard s:- 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 Prot~ on ofVisitor-Serving Uses. Priority shall be given to visitor-serving 
uses along throughout the Front Street Commercial District and the Commercial Retail 
m!· Low-cost visitor serving. facilities shall be protected, encouraged, and where 
feasible, provided. · 

S. SuggestedretentionofstandardsregardingPublicFacilities 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 

2 The ex:istin_g Communitywide Standard 3 that will be reg_laced by the • · ~ 
amendment, anaother components of the currently certified San Luis Area Plan \.. 
that.a.:e proposed to be amended by the Specific Plan, are attached to this report lJ.< \ / · 
Exhibit 3. ··-~v . 
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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: 

lffiSIDENTIAL CATEGORIES: The following standards apply only to 
lands within the Residential Multi­
Family and Residential Single Family 
Land Use categories .. 

l.View Protection. All new residential development shall be desi!:med 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 orthe certified San Luis Bay Area Plan and requires 
riparian vegetation to be retained along creekways. This Suggested 
Modification preserves this standard. 

w. 
8. Suggested addition of new Commercial Retail standard 6 ~: 

~- Storm Drainage. Commercial development shall use best 
management practices CBivfPs) to control and prevent pollutants from 
enterine the storm drain system. BMPs shall be chosen and sized to meet 

· the euidance of the California Storm Water Best Management Practices 
Handbook Qndustrial!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· 
throueh B:MPs that treat storm water runoff up to and including the 851b 
percentile storm event. Restaurant and other commercial cleaning practices 
.that can impact water guality ·(such as floor mat rinsing and vehicle 
cleanine) bv introducine chemicals to storm drain svstems (detergents. oils 
and grease and corrosive chemicals) shall provide desienated areas that 
collect and dispose of this runoffthroueh the sanitary septic svstem. Street 
sweeping and cleaning shall use best management practices outlined in the 
above referenced handbook or the Model Urban RunoffProeram3 to keep 
contaminants and cleanine products from enterine the storm drain svstem. 

~The •'Model Urban Ru.noffProeram: A How to Guide for 
Developmg Orban Runoff Programs for Small MumCipahues" was 
prepared in Julv 1998 by the Cities ofMonterev and Santa Cruz, the · "() 
California Coastal Commission, the Monterey Bay National Marine 
Sanctuary, the Association ofMonterev Bav Area Governments, t'":J ... ·\ 
Woo~ward-Civde consultants. and the Central Coast Reeional Water )/-)·1}\· 
~uahtv Control Board. V/ . 
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9. Suggested addition of'Residential ?vfulti=Family standard 4- i: 
~.~ Storm Drainage. All new residential development shall provide Best 
Management Practices (BMPs) to address polluted runoff. B:MPs 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): directing runoff from roofs and drives to 
vegetative strips before it leaves the site: ·and/or mana2ing runoff on sites (e.g. 
percolation basin). The installation of vegetated roadside drainage swales shall 
be encouraged and. if used. ealculated into BMP requirements. The combined 
set ofBMPs shall be designea to treat and infiltrate storm water runoff up to 
and including the 85th percentile storm event. 

23.98.248-4. Temporn.ry Events: Where 7 uses by the Land 
Use Element, temporary events are subject to the of this 
section. (Swap meets axe subject to the standazds ofSeetion23.0S.lo44 =Sales 
Lots a:n:d S""a:p Meets.) 

a. Penn~t Requirements: Minor Use Permit approval, except as follows: 

Public Events.. Except as otherwise provided in pat t fi v) of this 
section, no land use permit is required for; · 

Events occuning in approved theaters, convention centers, meeting 
halls or other approved public assembly facilities; or 

Admission free events held at a public park or other land in public 
ownership when conducted with the approval of the public agency 
having jurisdiction, provided that the event is conducted in 
accordance with ali applicable provisions of this title; or· 

Other free admission events which are eight hours or less in duration 
and are operated bY. non-profit organizations. 

firl In accordance with the Coastal Commission Guidelines for Temporary 
Events adopted on Januarv 12. 1993. a Coastal Development Permit 
shall be required for anY. temporary events that meet all of the 
following criteria: 

• are held between Memorial Dav weekend and Labor Dav: and. 

• occupy atl or a portion of sandv beach area: and. 

• • 

• 

. " 
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• involve a charge for general public admission or seating where no fee 
is currently char2ed for use of the same area (not including booth. or 
entry fees). 

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

~ . the fee is for preferred seatin2 only and more than 75% of the provided 
seating cauacity is available free of charge for !Zenerai pubiic use; or .. 

• the event is less than one day in duration: 

• or the event has previouslv 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 substantiallv the 
same as those associated ~th the previouslv approved event. 

to coastal development permit review ifunigue or chan!Zing circumstances 
exist rela:ti ve that have the potential for the temporary event to have a 
sienificant adverse impact on coastal resources. Such circumstances may 
include: 

• the event, either individually or to!Zether with other temporarv events 
scheduled before or after the particular event. precludes the general 
public from. use of a public recreational area for a si~Znificant period of 
time: 

• the event and its associated activities or access reguirements will either 
directly or indirectly impact environmentanv· sensitive habitat areas. rare 
or endaneered species. significant scenic resources. or other coastal 
resources such as public access opportunities. visitor and recreational 
facilities. water-oriented activities. marine resources. biological 
resources. a!Zricultura! lands. and archaeolog:ical or paleontological 
resources:· 

• 

• 

the event is scheduled between Memorial Dav weekend and Labor Day 
and would restrict public use ofroadwavs or oarking areas or otherwise 
significantly imoact public use oraccess to coastal waters: 

the event has historicallv required a coastal development permit to 
address and monitor associated impacts to coastal resources. 
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In the event of any ·conflict ree:arding a detennination by San Luis Obispo 
County as to whether a temporary event reguires a coastal development 
permit. the matter shall be referred to the Executive Director of the Coastal 
Commission for resolution. 
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