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To: Commissioners and Interested Persons

From:  Madeline Cavalieri, District Manager
Kevin Kahn, Coastal Planner

Subject: STAFF REPORT ADDENDUM for Th20a
City of Pismo Beach Amendment Number 1-12 Part 2 (Land Use and Parks and
Recreation)

The purpose of this addendum is to modify the staff recommendation for the above-referenced
item. Specifically, in the time since the staff report was distributed, Staff received a letter from
the Northern Chumash Tribal Council (Council) dated December 22, 2012 (see letter attached as
Exhibit A). In that letter, the Council requests additional language in proposed Land Use
Element Policy LU-9 to more clearly address consultation requirements between the City and the
local Chumash. Specifically, the Council requests additional language to clarify that the City
must provide outreach to local Chumash by notifying the Native American Heritage Commission
(NAHC) of documents and studies prepared pursuant to CEQA, ensuring participation by the
Chumash of those projects and studies, requiring all archaeological studies to be performed by
members of the Register of Professional Archaeologists, and having any such archaeological
studies follow the standards recommended by the Secretary of the Interior.

Commission staff agrees that the requested language would clarify the process and standards by
which local tribes participate in coastal project review involving archaeological resources, and
would help ensure that any archaeological studies are performed properly, consistent with
Coastal Act Section 30244. Commission staff has consulted with City staff and Chumash
representatives regarding the proposed language, and all parties are supportive of modifying
Policy LU-9 to address the requested refinements.

Thus, the staff report dated prepared December 21, 2012 is modified as shown below.
Specifically, Policy LU-9 is amended to specify that the City is to notify the NAHC of all CEQA
documents and studies, which will then contact the appropriate members of the Chumash via the
“California Tribal Consultation List”. This list is maintained by the NAHC. Additionally, the
amended policy includes a requirement that archaeological studies are to be performed by
members of the Register of Professional Archaeologists (a similar requirement is in the City of
Carmel’s certified LCP), and that such archaeological studies should follow the Secretary of the
Interior’s Standards and Guidelines for Archeology and Historic Preservation.
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1. Add new Suggested Modification 7 on Page 6 of the Staff Report (and modify Policy
LU-9 on Page 1 of Exhibit B of the Staff Report to match) as follows:

Modify Land Use Element Policy LU-9 as follows:

LU-9 Chumash Cultural Resources Preservation. Appropriate measures for Chumash
Cultural Resources Preservation shall be provided with future development of private and
public property, including with California Environmental Quality Act compliance and
meaningful consultation with local Chumash- groups, as noted on the Native American
Heritage Commission’s “California Tribal Consultation List.”” Archaeological studies shall
be performed by members of the Register of Professional Archaeologists, and should follow
the Secretary of the Interior’s Standards and Guidelines for Archeology and Historic
Preservation.

2. Add Coastal Act Section 30244 to the end of the list of applicable policies on Page 8 of
the Staff Report as follows:

Section 30244. Where development would adversely impact archaeological or
paleontological resources as identified by the State Historic Preservation Officer, reasonable
mitigation measures shall be required.

3. Add the following text after the second paragraph on page 12 of the Staff Report, prior
to the conclusion:

Finally, language to clarify the process and standards by which local tribes participate in
coastal project review involving archaeological resources is necessary to help ensure that
any archaeological studies are performed properly, consistent with Coastal Act Section
30244 (see Suggested Modification 7). The suggested modification clarifies the process by
which the City will consult with the Chumash tribe on projects that may impact historic and
cultural resources. It also requires any archaeological studies to be performed by members
of the Register of Professional Archaeologists and follow standards recommended in the
Secretary of the Interior’s Standards and Guidelines for Archeology and Historic
Preservation. These standards are similar to requirements in other certified Local Coastal
Programs, including in the City of Carmel.



Northern Chumash Tribal Council

A Native American Corporation - NorthernChumash.org
67 South Street, San Luis Obispo, CA 93401 805-801-0347

California Coastal Commission December 22, 2012
725 Front Street, Suite 300

Santa Cruz, CA 95060

Madeline Cavalieri, District Manager

Kevin Kahn, Coastal Planner

RE: City of Pismo Beach Amendment Number 1-12 Part 2 (Land Use and Parks and
Recreation). Proposed major amendment to the City of Pismo Beach certified Local
Coastal Program to be presented for public hearing and Commission action at the
California Coastal Commission’s January, 2013 meeting. The amendment updates the
Land Use Element’s bluff setback and site design standards, and the Parks and
Recreation Element to provide current information on public parks and access ways

The Northern Chumash Tribal Council (NCTC) is concerned about the Cultural Resource
section LU-9 page 13 of your California Coastal Commission staff report “Prepared December
21, 2012 (for January 10, 2012 hearing)” Th20a. Itis NCTC understanding from many years of
working with Cities and Counties and we have learned that it is very important to include
specificity and how to proceed for a project that is located in one of the most incredibly
significant Chumash Sacred Places, the entire coast affected by this major amendment will affect
Chumash cemetery’s, Villages, and Sacred Places. NCTC would like to propose additional
language to safeguard Chumash Cultural Sacred Resources.

*Any and all proposed projects within the Pismo Beach Bluff coastal zone must follow CEQA
and California Coastal Act, the Native American Heritage Commission who is the trustee (EPIC v.
Johnson (170 Cal. App. 3d 604, 216 Cal. Rptr.502) of all California Native American Cultural Resources,
must be notified and their instructions MUST be followed.

*Chumash Native American Tribal Groups on the NAHC list must be contacted, at least two
times, requesting participation in the development of the proposed project.

*When doing cultural resource studies the archeologist must follow NAHC and the Secretary of
the Interiors standards for archaeological studies, surveys and excavations, must be on the
Register of Professional Archaeologist list, and in good standing with all local agencies and Tribal
Governments.

*Chumash Tribal Governments that want to participate will be included in the formation of an
archeological study plan, which may include Phase I, Il and 111 studies, in which Chumash will
be involved on the ground and involved in the scoping meetings.

Thank you for your consideration, we find that having built-in precautions always makes our job
more effective when everyone is on the same page.

Be Well,

Fred Collins
Tribal Administrator

ENVIRONMENTAL & LAND-USE CONSULTING
EDUCATIONAL SERVICES TEACHING NATURE, NATIVE CULTURES &
FARMING



NCTC
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To:

Coastal Commissioners and Interested Persons

From:  Madeline Cavalieri, District Manager
Kevin Kahn, Coastal Planner

Subject: City of Pismo Beach Amendment Number 1-12 Part 2 (Land Use and Parks and
Recreation). Proposed major amendment to the City of Pismo Beach certified Local
Coastal Program to be presented for public hearing and Commission action at the
California Coastal Commission’s January, 2013 meeting. The amendment updates the
Land Use Element’s bluff setback and site design standards, and the Parks and
Recreation Element to provide current information on public parks and accessways.

SUMMARY OF STAFF RECOMMENDATION

The City of Pismo Beach proposes to amend its certified Land Use Plan (LUP) to include new
standards for blufftop setbacks, parking, and residential design in the LUP’s Land Use Element,
as well as updating the Parks and Recreation Element to reflect completed parks and new public
coastal accessways.

The changes to the Parks and Recreation Element are minor in scope and reflect changes in
tables and charts from completed projects. These amendments, as proposed, conform with the
Coastal Act’s recreation and public access policies. Therefore, Staff is not recommending any
suggested modifications to the proposed Parks and Recreation Element amendments.

The proposed Land Use Element amendments update the requirements in Planning Areas C
through | (North Spyglass to Dinosaur Caves) for bluff setback distances and design/site
standards for residential buildings. The bluff setback amendments propose to change the setback
distances in the residential blufftop neighborhoods (Planning Areas D, E, G, and H). Currently,
the LUP requires development within these neighborhoods to be set back a minimum of 25 feet.
This distance may increase as determined by a geologic study. The proposed amendment
increases the required setback by requiring that all new development be set back to accommodate
100 years of erosion, plus an additional 10 feet, while retaining the minimum required setback of
25 feet. The additional 10 feet is meant to address uncertainty in erosion rates, as well as ensure
that after 100 years of erosion there remains some distance between the edge of the bluff and the
structure. Certain modifications are necessary to ensure internal consistency between other LCP
policies and standards. Specifically, Suggested Modifications 1-4 clarify that the more stringent
setback distances required in the proposed Land Use Element supercede other LCP sections that
address blufftop erosion and hazards.
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The amendment also seeks to change numerous other Land Use Element policies. In general, the
changes are minor and update background information pertaining to each of the Planning Areas.
However, there are some changes that are more substantive, including changes to parking and
residential design standards. Certain modifications are necessary to ensure clarity among these
standards and requirements and to ensure that Coastal Act issues related to access and
community character are enforced. Specifically, Suggested Modification 5 clarifies that all
existing public parking within Planning Area C shall remain open to the public. In addition,
Suggested Modification 6 retains an existing policy in Planning Area H that is proposed for
removal to ensure that residential development conforms to community character and design.
The suggested modifications will ensure that the Land Use Plan is consistent with and adequate
to carry out relevant policies of the Coastal Act with respect to public access and community
character.

Staff recommends that the Commission approve the LUP amendment with suggested
modifications. The required motions and resolutions to implement this recommendation begin on
page 5.

Staff Note: LCP Amendment Action Deadline

This proposed LCP amendment was filed as complete on July 30, 2012. The proposed
amendment affects the LCP’s Land Use Plan (LUP) and the original 90-day action deadline was
October 28, 2012. On October 10, 2012, the Commission extended the action deadline by one
year to October 28, 2013. Thus, the Commission has until October 28, 2013 to take a final action
on this LCP amendment.
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I. MOTIONS AND RESOLUTIONS
Denial as Submitted
Motion:

I move that the Commission certify Land Use Plan Major Amendment Number 1-
12 Part 2 as submitted by the City of Pismo Beach.

Staff recommends a NO vote. Failure of this motion will result in denial of the land use plan as
submitted and adoption of the following resolution. The motion to certify as submitted passes
only upon an affirmative vote of a majority of the appointed Commissioners.

Resolution:

Resolution to Deny. The Commission hereby denies certification of Land Use
Plan Major Amendment Number 1-12 Part 2 as submitted by the City of Pismo
Beach and adopts the findings set forth below on grounds that the land use plan
amendment as submitted does not meet the requirements of and is not in
conformity with the policies of Chapter 3 of the Coastal Act. Certification of the
land use plan amendment would not meet the requirements of the California
Environmental Quality Act, as there are feasible alternatives and mitigation
measures that would substantially lessen the significant adverse impacts on the
environment that will result from certification of the land use plan amendment as
submitted.

Certify with Suggested Modifications
Motion:

I move that the Commission certify Land Use Plan Major Amendment Number 1-
12 Part 2 if it is modified as suggested in this staff report.

Staff recommends a YES vote on the motion below. Passage of this motion will result in
certification of the amendment with suggested modifications and the adoption of the following
resolution and the findings in this staff report. The motion to certify with suggested
modifications passes only by an affirmative vote of a majority of the appointed Commissioners.

Resolution:

Resolution to Certify with Suggested Modifications. The Commission hereby
certifies Land Use Plan Major Amendment Number 1-12 Part 2 to the City of
Pismo Beach Local Coastal Program if modified as suggested and adopts the
findings set forth in this staff report on the grounds that the land use plan
amendment with the suggested modifications will meet the requirements of and be
in conformity with the policies of Chapter 3 of the Coastal Act. Certification of
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the land use plan amendment if modified as suggested complies with the
California Environmental Quality Act because either 1) feasible mitigation
measures and/or alternatives have been incorporated to substantially lessen any
significant adverse effects of the plan on the environment, or 2) there are no
further feasible alternatives and mitigation measures that would substantially
lessen any significant adverse impacts on the environment that will result from
certification of the land use plan amendment if modified.

Il. SUGGESTED MODIFICATIONS

The Commission hereby suggests the following modifications to the proposed LCP amendment,
which are necessary to make the requisite Coastal Act consistency findings. If the City of Pismo
Beach accepts each of the suggested modifications within six months of Commission action (i.e.,
by July 10, 2013), by formal resolution of the City Council, the modified amendment will
become effective upon Commission concurrence with the Executive Director’s finding that this
acceptance has been properly accomplished. Where applicable, text in eress-out format denotes
text to be deleted and text in underline format denotes text to be added.

1. Modify Policy LU-D-2 as follows:
The blufftop setback for Bdevelopment aleng-the-blutfs shall be-consistent-with exceed the
Policy S-3 and Coastal Zone Code Section 17.078.050 requirement for reguiring a 100 year
bluff retreat with the addition and-an-additienal-butfer of a 10° buffer. The with-a minimum
blufftop setback shall be no less than ef 25 feet from the top of the bluff.

2. Modify Policy LU-E-2 as follows:

The blufftop setback for Bdevelopment aleng-the-blutfs shall exceed be-subjeetto the Policy
S-3 and Coastal Zone Code Section 17.078.050 requirement for reguiring a 100 year bluff

retreat with the addition of and a 10’ buffer. set-back-witha The minimum ef blufftop
setback shall be no less than 25 feet from the top of the bluff. A geology study and report....

3. Modify Policy LU-G-2 as follows:
The blufftop setback for Bdevelopment aleng-the-bluffs shall exceed the Policy S-3 and
Coastal Zone Code Section 17.078.050 requirement for a be-set-back-a-minimum-of 100 year
bluff retreat with the addition of a 10° buffer. The with-a minimum blufftop setback shall be
no less than 25 feet foot-setback from the top of the bluff. Geology reports shall be
required...

4. Modify Policy LU-H-5 as follows:
The blufftop setback for Bdevelopment aleng-the-bluffs shall exceed the Policy S-3 and
Coastal Zone Code Section 17.078.050 requirement for a 100 year bluff retreat with the
addition of a 10’ buffer. The m|n|mum blufftop setback shaII be no less than 25 feet from the
top of the bluff. be-set-ba SaTIaTIaaTiTas
eetbaelem“—beelete#mneel—by Aa geology report teeletepm+nea—199—yeapbleﬁ—mtreat—ptes—19

feet shall be required for any development...
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5. Modify Policy LU-C-5 as follows:
LU-C-5 Public Parking
All existing public on-street and off-street parking spaces, including the 255 spaces identified
in this area in a 2008 field survey, shall be maintained. Adequate signing....

6. Retain Policies LU-H-4a.a and -4a.b in the Land Use Plan as follows:
LU-H-4a Residential Guidelines
a. Scale of Structures.
New residential development should be designed to reflect the small scale image of Shell
Beach rather than large monolithic buildings. Buildings should be designed with vertical,
horizontal and roof articulation of building faces.

b. Orientation of doors, windows, and balconies to street.
Street frontage should consist of residential units with windows, doors, balconies and
porches facing and in reasonably close proximity to the street, both in terms of height
(i.e., units at street level, rather than raised) and in distance from the street (minimum
setback). This type of orientation reinforces the traditional beach and street active
environment and increases street safety with “eyes” on the street. (See Design Element
D-4, Multi-family Design Criteria.) Where two-story buildings are proposed, the second
story shall be stepped back a minimum of 30% along the front elevation.

I11. FINDINGS AND DECLARATIONS

A. DESCRIPTION OF PROPOSED LCP AMENDMENT

The proposed LCP amendment seeks to change numerous policies in the Pismo Beach Land Use
Plan’s Land Use Element and Parks and Recreation Element for Planning Areas C though | (see
Exhibit C, Planning Area Vicinity Map). These Planning Areas are narrow neighborhoods along
the City’s northern coastline west of U.S. Highway 101, and consist of residential, commercial,
and institutional uses set on top of coastal bluffs, some of which are over 100 feet tall. The land
uses at the edge of the bluffs vary between Planning Areas, with some consisting of open space
and public recreation, and others consisting of private residences. Further inland, uses include
single and multi-family residences, hotels, schools, and parks.

The LUP’s Parks and Recreation Element amendments propose to update the parks and coastal
accessways inventory for Planning Areas A through I to reflect changes made since the LCP’s
certification in 1993. Specifically, Table PR-1, which lists the existing and proposed parks and
open space areas and characteristics of each for each Planning Area, and Table PR-4, which lists
the physical and visual coastal accessways for each Planning Area, are to be updated, as well as
their associated maps (Figure PR-1 and Figure PR-3). The updates include changing the status of
parks from “proposed” to “existing,” grammatical changes, and updates to the status of needed
amenities and improvements (such as restrooms and new walking paths).

The proposed amendment also changes the distance structures are required to be set back from
the edge of bluffs in order to protect them from erosion and other hazards. The certified Land
Use Element requires structures in Planning Areas D, E, G, and H, which include private
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residences on bluff-top properties, to be set back a minimum of 25 feet from the top of the bluff.
The proposed amendment seeks to increase this setback distance by requiring all development
within these four residential Planning Areas to be set back a sufficient distance to accommodate
100 years’ worth of erosion, as determined by a geologic study, plus an additional 10 feet, and
retains the existing minimum required setback distance of 25 feet.

The other proposed policy changes in the Land Use Element are to parking provisions in the
North Spyglass neighborhood (Planning Area C) and residential design standards in the Shell
Beach neighborhood (Planning Area H). The proposed parking changes include the removal of
specific language in Policy LU-C-5 that requires a minimum of 65 public parking spaces
available for beach access and other uses. The proposed policy language would not include a
minimum number of public parking spaces but instead would require all on-street parking in the
North Spyglass neighborhood to be maintained. Finally, the amendment seeks to remove an
existing certified policy in the Shell Beach neighborhood that addresses design standards for
residential development. Specifically, the amendment deletes Policies LU-H-4a and -4b, which
require all new residential development to reflect the small scale image and character of Shell
Beach rather than large monolithic buildings. To accomplish this goal, the policies require
second stories to be stepped back from the first floor, and the first floor is required to have
windows, doors, balconies, and porches to promote an active and visually pleasing street
environment, consistent with a traditional beach community. These policies are instead proposed
to be removed from the LCP, but still would be part of the General Plan (see footnote #1 above).
Thus, the policies would be applicable for other City development permits, but not for Coastal
Development Permit review.

Please see Exhibit A for the proposed Land Use Plan amendment text.
B. CONSISTENCY ANALYSIS

Standard of Review

The proposed amendment affects the LUP component of the City of Pismo Beach LCP. The
standard of review for the LUP amendments is that they must conform with the Chapter 3
policies of the Coastal Act.

LUP Amendment Consistency Analysis

Applicable Coastal Act Policies

The proposed amendments affect the LUP’s public access, visual and community character,
hazards, and parks and recreation policies in various neighborhoods of the City. Related Coastal
Act policies include:

Coastal Act Section 30210

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



LCP Major Amendment PSB-1-12 Part 2 (Land Use and Parks and Recreation)

resource areas from overuse.
Coastal Act 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.

Coastal Act 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.

Coastal Act Section 30252
The location and amount of new development should maintain and enhance public
access to the coast by...(4) providing adequate parking facilities or providing
substitute means of serving the development with public transportation....

Coastal Act Section 30253

New development shall do all of the following:

(a) Minimize risks to life and property in areas of high geologic, flood, and fire
hazard.

(b) Assure stability and structural integrity, and neither create nor contribute
significantly to erosion, geologic instability, or destruction of the site or
surrounding area or in any way require the construction of protective devices
that would substantially alter natural landforms along bluffs and cliffs.

(e) Where appropriate, protect special communities and neighborhoods that, because
of their unique characteristics, are popular visitor destination points for
recreational users.

Parks and Recreation Element Amendments

As discussed earlier, proposed amendments to the LUP’s Parks and Recreation Element are
simply updates to tables and maps of existing and proposed parks and coastal accessways in
Planning Areas A-1. The proposed language does not make any substantive changes and simply
brings the tables and charts up-to-date to reflect completed projects, needed facilities, and
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necessary upkeep. Therefore, the proposed Parks and Recreation Element amendments are
consistent with the public access and recreation policies of the Coastal Act.

Land Use Element Amendments

The Land Use Element amendments primarily propose minor changes to background
information and existing conditions for Planning Areas C-1. However, there are also more
substantive changes that engender major concerns regarding the proposed amendment’s
consistency with the hazards, public access, and visual protection policies of Chapter 3 of the
Coastal Act. One of these issues is the proposed amendment’s bluff setback provisions for
Planning Areas D, E, G, and H.

Bluff Top Setbacks

With respect to hazards, the proposed amendment is intended to add a 10 foot buffer to the
existing blufftop setback requirements in the LCP. There is, however, currently confusion about
what the LCP’s setback requirements are because three different LCP policies and standards
apply to development within these Planning Areas. First, the Land Use Plan requires all
development within Planning Areas D, E, G and H to be set back a minimum of 25 feet from the
top of the bluff®>. Second, Policy S-3 in the certified LCP’s Safety Element requires all structures
to be set back a safe distance from the top of the bluff in order to retain the structures for a
minimum of 100 years, with a minimum setback of 25 feet for most single-family residential
lots. For the purposes of S-3, the 100-year bluff retreat distance is to be determined by a geologic
study, which is described in Policy S-4 of the LUP’s Safety Element and Section 17.078.050 in
the IP. The geologic study is to describe cliff geometry and site topography, historic and
foreseeable erosion rates, soils and geology, ground and surface water conditions, and all factors
that might affect slope or bluff stability, including sea level rise. Third, all parcels directly
abutting a blufftop fall within the Hazards and Protection (H) Overlay Zone (Section 17.078 of
the City’s certified Implementation Plan). Identical to Policy S-3, all development within these
parcels must be set back a sufficient distance to be safe from erosion and bluff retreat for a
minimum of 100 years as determined by a required geologic study, with a minimum distance of
25 feet for most residential structures. Thus, these three setback policies require differing setback
distances and standards.

While the proposed Land Use Element partly clarifies these differing standards by requiring all
development in Planning Areas D, E, G, and H to be subject to Policy S-3, requiring a 100-year
bluff retreat, with a minimum distance of 25 feet from the top of the bluff, there remains an
internal inconsistency with the proposed new requirement of the additional 10° buffer because
Policy S-3 and IP Section 17.078.050 were not amended to include this new buffer. This internal
inconsistency could create confusion regarding the appropriate setback, resulting in approval of a
project with a setback that will not minimize risks from coastal hazards. The amendment, as
submitted, therefore does not conform with the Chapter 3 hazards policies, and it must be denied

2 For Planning Areas C, F, and 1, since these neighborhoods are fronted by a public open space/recreational pathway,
setbacks are determined by Parks and Recreation Element Policy PR-23, which requires a setback distance equal to
the estimated 100-year bluff retreat, with a minimum setback of 25 feet. Land Use Element Policies LU-C-2, LU-F-
3, and LU-1-2.a require a setback distance equal to the estimated 100-year bluff retreat, with a minimum setback of
50 feet for these three Planning Areas and are not proposed for amendment.
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as submitted. To address this Coastal Act inconsistency, Suggested Modifications 1-4 clarify
that the more stringent setbacks required of the Land Use Element take precedent over Policy S-
3 and Section 17.078.050°.

Another concern raised by this proposed amendment is whether the additional 10 foot buffer is
itself consistent with the hazards policies of the Coastal Act. This extra buffer is meant to add a
safety factor should bluff retreat rates increase, and also ensure that after 100 years, there is still
protection for existing development, consistent with Coastal Commission guidance®. The
amendment therefore increases required bluff top setbacks to minimize risks from coastal
hazards.

A question remains, however, regarding whether the proposed amendment adequately minimizes
risks to existing structures on bluff top lots. Most of the parcels on the bluff tops in Planning
Areas D, E, G, and H are already built with residences, so the amended policies will apply
almost exclusively to redevelopment of these parcels, making it essential to determine whether
the proposed amendment address these existing structures as well as new development.

The IP’s existing Nonconforming Uses and Structures ordinance (Section 17.118) addresses the
allowable continuance of nonconforming structures and their repairs, maintenance, and
redevelopment. Should structures within the City not be in compliance with the LCP’s bluff
setback requirements, they would be considered nonconforming and fall under the
nonconforming structures ordinance. The ordinance allows existing legal nonconforming
structures to remain, but requires any enlargement or extension of a nonconforming structure to
be permitted only if the enlargement is in compliance with current LCP policies. Thus, for
blufftop development associated with non-conforming structures, for example, the existing LCP
requires that any such development meet minimum setback requirements. Additions and
improvements to such structures may not increase the size or degree of any existing
nonconformity and must comply with the current policies and standards of the LCP. Therefore,
any new development in Planning Areas D, E, G, and H, including with respect to bluff top
setbacks for nonconforming structures, will need to be found consistent with the LCP’s
requirements, including with the proposed bluff setback requirements of 100 years of retreat plus
an additional 10 foot buffer, and a minimum setback of 25 feet. The proposed amendment
therefore increases the required bluff top setback for additions or improvements to non-
conforming structures, thereby minimizing the risks to life and property from coastal hazards
posed by these developments.

Thus, as modified, the amendment ensures internal consistency among LCP policies, and is also
consistency with the requirement that bluff top setbacks minimize risks from coastal hazards,
consistent with Coastal Act Section 30253.

® Note that the City of Pismo Beach intends to update LUP Policy S-3 and IP Section 17.078.050 for Commission
approval in the near future to more comprehensively address hazards citywide.

* “Establishing development setbacks from coastal bluffs,” Mark Johnsson, Coastal Commission Staff Geologist,
2003
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Finally, it should be observed that the Commission has been grappling with shoreline hazard and
specifically blufftop development and redevelopment up and down the state, and updating LCPs
to be able to better respond to such hazards, including as they relate to global climate change,
rising sea levels, and adaptation planning, is critically important. In this case, however, the
current proposal is fairly narrow, including because it applies to a geographic subset of the City,
and serves to strengthen LCP setback requirements. Although it is clear that the LCP could be
further refined in terms of blufftop setback requirements, including in terms of redevelopment,
given the limited scope of the City’s proposal and the fact that it strengthens the existing LCP,
such refinements are better left to a future LCP planning process that can more holistically
evaluate and analyze blufftop development issues relative to Pismo Beach, including through a
local public process. The City indicates that such citywide hazards update will be pursued in the
near term.

Parking

Another proposed change to the Land Use Element includes Policy LU-C-5, which addresses
public parking requirements in Planning Area C, the North Spyglass neighborhood. This
neighborhood contains three major bluff-top hotels. An open space recreational pathway extends
laterally along the bluff-top between the hotels and the bluff edge. The current Land Use
Element requires a minimum of 65 public parking spaces in North Spyglass and South Palisades
(Planning Area B). This amount of parking may be satisfied by on-street spaces, and is in
addition to any required parking for private development. The proposed amendment deletes this
specific 65-space requirement and instead more generally requires that all on-street parking in
these Planning Areas be maintained. According to City staff, a 2008 field survey revealed 212
on-street public parking spaces in the two Planning Areas, 23 off-street public parking spaces
owned by the City, and a total of 20 off-street beach access public parking spaces located on the
three hotel properties in the North Spyglass neighborhood (these hotel parking spaces were
required as conditions of the hotels’ approval). While the intent of the proposed language is to
keep enough parking spaces available for public beach access, the amendment does not explicitly
protect both on-street and off-street public parking. As proposed, the amendment is therefore
inconsistent with Coastal Act policies protecting public access to the coast and must be denied.

If modified to clarify that all public parking spaces, and not just those that are on-street, shall be
maintained, the amendment can be found consistent with the applicable public access and
recreation policies. Thus, Suggested Modification 5 amends Policy LU-C-5 to require that all
255 of these existing public parking spaces be maintained within the North Spyglass and South
Palisades Planning Areas. As modified, Policy LU-C-5 is consistent with the public access and
recreation policies of the Coastal Act.

Visual Resources

Finally, this amendment seeks to delete Policies LU-H-4a and -4b from the LCP. These policies
would instead be part of the City’s General Plan, and would apply to other City development
permits, but would not apply as a standard of review for Coastal Development Permits. These
policies address the design of residential structures within Planning Area H, which is the Shell
Beach neighborhood. Shell Beach is a mostly residential community of small cottages on small
lots. The policies ensure that development and redevelopment of residential structures reflect the
small scale character of the Shell Beach neighborhood by requiring, among other things,
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stepped-back second stories, active street frontages with porches and windows, and building
articulation. These policies are needed to ensure that the neighborhood retains its character of
small single-family homes with expansive ocean and foothill views, which the Land Use
Element identifies as being at risk because of a trend to replace these small homes with larger
houses. Removal of these policies is inconsistent with the requirement in Section 30253(e) to
protect special communities and neighborhoods and the requirement of 30251 to protect the
visual qualities of coastal areas. The amendment must therefore be denied as submitted.

Suggested Modification 6 retains Policy LU-H-4a.a and -4a.b in the LCP, thereby requiring
protection of the unique character of the Shell Beach neighborhood and its visual qualities. As
modified, the proposed amendment is consistent with Coastal Act Sections 30251 and 30253(e)
with respect to visual resources and community character.

Conclusion

In conclusion, as modified, the proposed Land Use Element amendments update background
information and existing conditions for Planning Areas C though I, provide additional setbacks
for bluff-top development, ensure sufficient parking for public coastal access, and retain
important policy language that protects residential community character. Thus, as modified, the
Commission finds the proposed LUP amendment is consistent with the policies of Chapter 3 of
the Coastal Act.

C. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)

The Coastal Commission’s review and development process for LCPs and LCP amendments has
been certified by the Secretary of Resources as being the functional equivalent of the
environmental review required by CEQA. Local governments are not required to undertake
environmental analysis of proposed LCP amendments, although the Commission can and does
use any environmental information that the local government has developed. CEQA requires that
alternatives to the proposed action be reviewed and considered for their potential impact on the
environment and that the least damaging feasible alternative be chosen as the alternative to
undertake.

The City of Pismo Beach adopted a Negative Declaration for the proposed LCP amendment and
in doing so found that the amendment would not have significant adverse environmental impacts.
This report has discussed the relevant coastal resource issues with the proposal. All public
comments received to date have been addressed in the findings above. All above findings are
incorporated herein in their entirety by reference.

As such, there are no additional feasible alternatives or feasible mitigation measures available
which would substantially lessen any significant adverse environmental effects which approval
of the amendment would have on the environment within the meaning of CEQA. Thus, the
proposed amendment will not result in any significant environmental effects for which feasible
mitigation measures have not been employed consistent with CEQA Section 21080.5(d)(2)(A).

12



LU-9 Chumash Cultural Resources Preservation

Appropriate_measures for Chumash Cultural Resources Preservation shall be
provided with future development of private and public property with California
Environmental Quality Act compliance _and meaningful consultation with local
Chumash.

North Spyglass

Figure LU-6
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Background
The North Spyglass Area contains twe- three major hotels, (the Dolphin Bay Resort,
Cliffs Hotel, Spyglass Inn) ' - A key aspect of the

area includes a 50 ft. wide lateral access at the top of the bluffs and the stairway and
related public parking at the northern barranca. A bluff top trail spans the entire
planning area which provides access to a stairway to the beach adjacent to the Cliffs
Hotel and the South Palisades Planning area.

At the base of 50 ft. bluffs is a narrow sandy beach accessible during normal tide. Bluff

erosion is severe and is-estimated-to-average-about-6-inches-peryear.development in

this area requires a bluff erosion study and consistency with Policy S-3.

Exhibit A
PSB-1-12 Part 2 (Land Use and Parks and Recreation Elements)
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Policies

LU- Concept

C-1

The North Spyglass Planning Area is shall-be oriented to visitor-serving hotel uses with
related public and private beach access and open space. The area is shallbe
designated Resort Commercial and Open Space.

LU- Lateral Bluff-top Open Space and Access

C-2

The width of the lateral bluff-top conservation/open space and access dedication
requirement set forth in Policy PR-23 shall be increased to a distance equal to the 100-

year bluff retreat line plus 50 ft. for this planning area. FThe-miniature-golf-course-behind
the-Spyglasstn-should-connectto-the publiclateralaccess—Future development of the
Spyglass Inn will include a requirement for As-an-alternative-the-city-should-acguire a

path between Spyglass Drive and the public lateral access.

LU-  Public Parking
C-5

Adequate S|gn|ng notlfylng the publlc of the publlc parklng opportunltles and |dent|fy|ng
the location of the access-way shall be provided.

Exhibit A
PSB-1-12 Part 2 (Land Use and Parks and Recreation Elements)
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Spyglass
Planning Area D

Background

The Spyglass Planning Area is a fully developed residential area with multiple housing
types, a small commercial center and the Spyglass Public Park. The area serves as a
gateway to the City as both Highway 101 on and off ramps are located in this area.

Figure LU-7
D - Spyglass o Entire Planning Area in Coasta-lft]ne
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| Policies

LU- Concept

D-1

The Spyglass Planning area is a shall-beretained-as-a residential neighborhood
(Medium and High Density) with access to two parks and neighborhood shopping. The
emphasis is on conserving the existing housing stock and assuring that future changes
are compatible with the existing neighborhood.

LU- Bluff Setback and Protection

D-2

Development along the bluffs shall be consistent with Policy S-3 requiring a 100 year
bluff retreat and an additional buffer of 10’ with a minimum set back a-mirimum-of 25

Exhibit A
PSB-1-12 Part 2 (Land Use and Parks and Recreation Elements)
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feet from the top of the bluff. A geology study and report shall be required for any
development near the top of the bluff and a greater setback may be required based on
the findings of the report. Appropriate erosion control measures shall be required for
any project along the bluff-tops and must specify methods for maintenance.

Should the bluff top setback requirement render infeasible the opportunity to develop a
reasonably sized project, front yard setbacks may be reduced to less than the 15’
identified in the implementing ordinance without a Variance. However, the setback to
the garage shall be no less than 20’ from the public right of way. Reduced front yard
setbacks shall comply with California Buildng Code.

LU- Design and Safety Guidelines
D-4

a. Freeway Underpass open space areaThe City supports the San Luis Obispo
county requirements for the open hills on the eastern end of the Spyglass underpass of
the 101 Freeway to shall remain in permanent open space. (See Design Element D-40,
Focal Point Sites.)

b. Underground Utilities
Overhead utilities on Shell Beach Road should be placed underground.

C. Landscaping

New development, including additions or upgrading of existing development, shall be
fully landscaped and complementary to the Shell Beach Road frontage. Extensive
landscaping shall be required for large asphalt areas such as gasoline service stations
and parking lots._The east side of Shell Beach Road adjacent to the Spyglass
interchange should be landscaped to present an inviting entry area into the City.

d. Sidewalks

Sidewalks from the Spyaglass Highway 101 interchange to Shell Beach school in the
Shell Beach Planning area shall be _maintained and improved for safe pedestrian and
handicapped access.

e. Spvglass interchange pedestrian underpass
The City will work with Caltrans to develop a sidewalk at the Spyaglass interchange

underpass.

f. Improved beach access from Spyaglass Park
Beach access from Spyglass Park shall be improved for pedestrian access to the beach
below Spyaglass Park.

Exhibit A
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St. Andrews Tract
Planning Area E

 Figure LU-8
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Background
The St. Andrews Planning Area is almost completely developed with single-family
homes, apartments and a city fire station.

The ocean frontage consists of single family residences and Memory Park. These
homes are adjacent to ef-highly erodible cliffs, with rocky shoreline and small pocket
beaches below. During low tide there are small beaches accessible to the public.

There is a blufftop access from Naomi Avenue dedicated to the city and connected to a
city easement south of the planning area in the Spindrift Planning Area. This access
leads to a spectacular viewpoint, which is under private public-ownership. There is a
public access easement from Seacliff to Spyglass Park in the adjacent Spyglass
Planning area.

Policies
LU- Concept
E-1

The St. Andrews Tract Planning Area shall be retained as a residential neighborhood
with Low and High Density residential uses. The focus is on conserving the existing
housing stock and assuring that home additions and replacements are compatible with
the scale and character of the existing development. This will be achieved by:

Exhibit A
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a. Limiting the front yard setback for additions and reconstruction of existing homes or
construction of a new home to the front yard setback in place on the existing home
as _of January 1, 2012. The front yard setback for the single undeveloped lot in this
area, APN 10-505-003, shall comply with the implementing ordinance.

b. For additions or reconstruction of existing homes and the construction of new
homes. a front elevation minimum 10’ building stepback from the first floor to the
second floor .

LU- Bluff Setback and Protection

E-2

Development along the bluffs shall be subject to Policy S-3 requiring a 100 year bluff
retreat and a 10’ buffer set back with a minimum of 25 feet from the top of the bluff. A
geology study and report shall be required for any development near the top of the bluff
and a greater setback may be required based on the findings of the report. Appropriate
erosion control measures shall be required for any project along the bluff-tops and shall
specify methods for maintenance.

LU- Seacliff Drive Access
E-4

teallewpedestn&rmnd—ba#eles—The sign marked —anate—Read—Kee&Qﬁ—sheeﬂd—be
replaced-with-a-sigh-that-says-"Public Pedestrian and Bicycle Access - No Vehicles"
directing bicyclists and pedestrians to a narrow road behind Coburn shall be
maintained. The existing sign shall be revised to note beach viewing access and
Spyglass Park. When beach access from Spyglass park is completed, a beach access
sign shall also be added to this location.

LU-E-5 Sidewalk improvements
The sidewalk on Shell Beach Road between Seacliff and Coburn shall be improved for
a minimum width of 5’ for safe pedestrian and handicapped access.

LU-E-6 Beach access to Memory Park
The City shall consider opportunities for beach access to Memory Park.

Exhibit A
PSB-1-12 Part 2 (Land Use and Parks and Recreation Elements)
Page 6 of 26



Spindrift
Planning Area F

Figure LU-9
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LU- Development of Estates

F-4

Any further development of the estates fronting the ocean is discouraged. If, however,
further development is proposed it shall be required to adhere to the following criteria:

| a—A-specific-plan-shall-berequired-

a-b. Public access in the lateral bluff-top open space specified in Policy LU-F-3 and
Policy PR-23 shall be required. Compliant with geologic report recommendations to
protect the bluff top, public access improvements and landscaping shall be required
within this area.

| be.  Special attention shall be given to preserving view corridors to the ocean.

| cd.  Existing mature trees and bird habitat areas shall be preserved; any new
development should avoid the trees.

Exhibit A
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Terrace Avenue
Planning Area G
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Figure LU-10
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Policies
LU- Bluff Setback and Protection
G-2

Development along the bluffs shall be set back a minimum of a 100 year bluff retreat
with a 10’ buffer with a minimum 25 foot eet-setback from the top of the bluff. Geology
reports shall be required for any development near the top of the bluff to ensure that
adequate bluff protection measures are provided.

Appropriate erosion control measures shall be required for any project along the bluff-
tops and shall specify methods for maintenance.

LU- Ocean Boulevard Access

G-5

Development approvals for properties between Shoreline Drive and Ocean Boulevard
sheould-considerthe-possible-shall dedicate ien-of a pedestrian easement between the
two streets for se-aste-gain access to the Eldwayen Ocean park stairs to the beach in
the Shell Beach planning area.-As-an-alterhative; The city shall consider purchasing a
20-foot pedestrian access easement over its 20 foot wide sewer easement running

Exhibit A
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between Terrace Avenue and Vista Del Mar Avenue to allow for public pedestrian and
bicycle access. (See also Park and Recreation Element PR-5, Path System.)

LU-G-6 Improvements related to Shell Beach School Seheellandscape-and
Fenees

The school district should be encouraged to landscape the back of the temporary
classrooms located on Shell Beach Road and to add low-growing trees to the parking
lots. Additionally, the fences surrounding the school should be painted a dark color. The
sidewalk at Shell Beach Road and Terrace avenue shall be improved for safe
pedestrian and handicapped access. See also:

Design Element D-5 Utilities and Fences

Design Element D-10 Parking Lots & Large Asphalt Areas
Design Element D-11 Large Buildings

Design Element D-13 Freeway Landscaping

Shell Beach

Planning Area H

Background

s Figure LU-11
H-I%:lilil.eBeach
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Planning Area H, with the exception of scattered vacant lots, is essentially developed.
However, there is a trend to expand or replace small beach cottages on small lots with
large houses that are not always compatible with the character of the community. Shell
Beach embodies much of the historic ambiance and flavor of small California beach
towns.

A variety of retail and service uses front Shell Beach Road, including several small
motels. The area includes a small public library, several-churches- a private recreational
facility and the Shell Beach Veterans' building. The Shell Beach ocean bluffs are

Exhibit A
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significant recreational resources containing Eldwayen Ocean Park and Margo Dodd
Park two-eity-parks; which are the aesthetic focus of the community, along with
Dinosaur Caves Park which is located in the adjoining Dinosaur Caves Planning area.
The parks and development on top of the bluffs are seriously endangered by erosion.

Four beach access points are located in the Shell Beach Planning area, and Ocean

Blvd and the trail at the end of Ocean Blvd to Boeker street includes pedestrlan and

Policies
LU- Concept

Beach Road is bordered by a narrow commerC|aI strip backed by a narrow band of High
Density Residential. Behind the High Density residential area to the Ocean, a medium
density land use accommodates single family homes in the area. The focus of this area
is a more traditional beach community with small single-family lots, street activity, and
views of the ocean to the west, and the foothills to the east. The emphasis is on
assuring that new and expanded homes are compatible with the scale, bulk, and
character of existing neighborhood.

LU- Commercial Enhancement funding plan

H-3

a. For the Shell Beach Road commercial strip, a funding plan shall be prepared for
amenities such as but not limited to signage, street trees, sidewalk improvements,
pedestrian scale street lights, public parking, and public art.

b. The city shall consider the use of Grant funds to provide for the plan and for low
interest loans for commercial revitalization.
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LU- Residential Guidelines

H-4a

a. Scale of Structures.

New residential development should be designed to reflect the small scale image of
Shell Beach rather than large monolithic buildings. Buildings should be designed with
vertical, horizontal and roof articulation of building faces.

b. Orientation of doors, windows, and balconies to street.

Street frontage should consist of residential units with windows, doors, balconies and
porches facing and in reasonably close proximity to the street, both in terms of height
(i.e., units at street level, rather than raised) and in distance from the street (minimum
set back). This type of orientation reinforces the traditional beach and street active
environment and _increases street safety with "eyes" on the street. (See Design
Element D-4, Multi-family Design Criteria.) Where two-story buildings are proposed, the
second story shall be stepped back a minimum of 30% along the front elevation.

C. Incentives for single level development
Incentives for one level development will only be provided for proposals compatible with
the surrounding area with building articulation and site design reflective of the Shell
Beach small- scale image. While a 20’ setback to a garage is required, incentives for
single level development without a requirement for a variance include:
-expanded total building area in excess of that specified in the implementing
ordinance
-front, side, and rear yard setbacks reduced from that specified in the
implementing ordinance
-a singe car garage

LU- Commercial Development Guidelines

H-4b

a. Scale of Structures.

New commercial development design shall reflect Shell Beach’s small scale image.
Buildings shall be designed with building elevation vertical, horizontal and roof
articulation.

Exhibit A
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b. Building Articulation.

Multiple story buildings shall include step backs of 7 feet or more for a second floor and
10 feet or more for a third floor. Noncontiguous step backs shall be required for a
minimum of 30% of the front elevation frontage of each floor above the first floor.

C. Orientation of doors, windows, and balconies to street.

To reinforce interaction between the pedestrian and the commercial environment, street
frontage adjacent to Shell Beach Road shall include windows, doors, balconies, and
where applicable, paseo entries.

d. Public areas.

Public seating areas such as plazas, paseos, patios are required for development of
projects over two or more contiguous lots and single lots of 6,000 s.f. or greater.
Similarly, seating areas are encouraged for single lot development. Where public areas
are not provided adjacent to the right of way, buildings shall be placed at or within 8’ of
the public right of way.

e. Interior lots

New development or redevelopment of commercial structures adjacent to Shell Beach
Road, which are not adjacent to a side street, shall participate in a parking in-lieu fee
program for the Shell Beach commercial area. Parking on site is not required.

f. Trash hidden from view
Trash disposal facilities shall be screened from public view.

qg. Public art
Public art, subject to City approval, shall be included in new development and
expansion of 30% or more of existing lot area for additions or reconstruction of existing

development.

h. Incentives without a variance from the implementing ordinance.

-For commercial/residential mixed use projects, expanded total building area and
reduced parking for mixed use projects

-For commercial projects 50% smaller than the maximum permitted, a portion of the
parking requirements in the implementing ordinance may be waived.

LU- Bluff Setback and Protection

H-5

Development along the bluffs shall be set back a minimum of 25 feet or greater from the
top of the bluff. The setback will be determined by a geology reports to determine a 100
year bluff retreat plus 10 feet shall-beregquired for any development near the top of the
bluff to ensure that adequate bluff setbacks and protective measures are provided.
Appropriate erosion control measures shall be required for any project along the bluff-
tops and shall specify methods for maintenance.
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Should the bluff top setback requirement render infeasible the opportunity to develop a
reasonably sized project, front yard setbacks may be reduced to less than 15’ identified
in the implementing ordinance without a requirement for a Variance. The setback to the
garage shall be no less than 20’ and reduced front yard setbacks shall comply with the
California Building code.

For this area, site specific geologic studies required in Policy S-3 shall include an
analysis of appropriate planting material along the coastal bluffs.

LU- _Public Improvements Streettights

H-6
a. Street Lights
Where possible, pPedestrian scaled street lights should be used throughout the
Shell Beach area. (See Design Element, Policy D-22, Pedestrian Scale Street
Lights.)

b. Street and Front Yard Paving

Street rights-of-way and front yards shall not be paved except for driveways or
parking spaces officially approved by the city. The City shall not approve parallel
parking that is outside the normal area needed for travel ways and related street
parking. (See Design Element, Policy D-15, Front Yards and Street Right-of-Ways.)

c. Shell Beach Road improvements

Shell Beach Road improvements should retain the existing curb and gutter flow line
and profile of the street and ADA compliance through use of bulb outs and street
corner improvements. Additional improvements will include a multi-use trail,
benches, decorative light poles, bike racks, public art, trash receptacles, and
receptacles for recyclable material. A variety of paving changes and textures with
street furniture and decorative lights and street trees will enhance this area.

Existing public sidewalks and street amenities shall be maintained, and future
improvements shall be maintained in perpetuity.

Consistent with policies D-36 and D-37, Shell Beach Road overhead utilities shall be
placed underground. Undergrounding to the first adjacent residential street is

required.

d. Ocean Blvd improvements

Public improvements to Ocean Blvd shall include public art features where possible.
Examples include but are not limited to artistically sandblasted bollards and posts,
mosaic tiled trash and recycled containers, decorative paving , or art work on utility

boxes.
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LU- Lateral Access at Boeker Street

H-9

The City should pursue opportunities to create lateral pedestrian pathways connecting
Boeker Street to Placentia-Avende-or-Ocean-Beoulevard-te-the-north-and-te Windward
Avenue or Ocean Boulevard.-te-the-seuth. This requirement shall be implemented as
part of project approval, private gifts or dedications or possibility through public
acquisition. (See Parks and Recreation Element, Policy PR-5, Path System.)

Dinosaur Caves
Planning Area |

Background
The Dinosaur Caves area contalns the Shelter Cove Hotel and the 11 acre Dinosaur
Caves Park a-la

Dlnosaur Caves Park mcludes trails, open areas for public events ocean overlooks

play equipment, public parking and restrooms. Fhe-vacantsite-currenthy-is-utiized-by
travelersresidents-and-recreational-vehiclesfor-day-use-The open nature of the area

allows for dramatic views of the coastline from Highway 101. The edge of the bluffs is a
potential geological hazard; portions of the bluffs have collapsed in recent years.

Figure LU-12|
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LU-

Concept

-1

The Dinosaur Caves Planning Area is shal-be oriented to open space, parks and visitor
serving uses with related public lateral bluff-top access and open space. The area is
shall-be designated Open Space.-and-Resert-Commerciak The highly scenic nature of
this area and the protection of views from Highway 101 has been shall-be emphasized
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| with the development of Dinosaur Caves Park. inany-futdre-development: (See Parks
and Recreation Element PR-16, Dinosaur Caves.)

| LU- MaeantDinosaur Caves ParkSite
[-2
Dinosaur Caves Park is Fhisproperty-shal-be designated for public park and open
space uses which are visitor serving in nature. Non-visitor serving uses are shall-be
prohibited. Development of Dinosaur Caves Park -Ary-future-development shall be

consistent with the following requirements:
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1993 Table PR~1 Planning area sections A-l replacement

Table PR-1
Parks and Open Space
Flanning | No | Name Class Public pubsicaty Frivate Access Parking | Comments
Area ownedy OF Gluasi—
pui:iic (privately owned
with pubilc atcesa)
Exlsting | Propaged | Existing | Proposed
A, 1 | The Linear B.a : View along | OiF Includes public
Sunset Bluifs park bIUff top trail | strest access
Patisades easement, path
The and
Bluifs landscaping
2 | The Qpan 53+ No MNe MNatural open
Bluffs Bpace space, grazing
3 | Bunset Opan 5.2 Mo Off- Gated

Pallsades | Space sirest community,
landscaped
apen spacs

4 |Area Open 24 G- Z tennls and
between | Space sireat basketball

Hwey 104 courts. Beach

and Shell access parking

Beach neads to e

Road comipigted and
colts ighted,
Permansnt
restrooms shall
be considersd
In the fulurs.

5 | Palisades | Nelighbor- [ 5.7 8+ Mo Off - Grags,

Fark hood Park sirest playground,
plcnic tables,
horseshues,
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Table PR~1
Parks and Open Space

Flanning | Mo | Name Class Publlg pubicatly Frivate Agoees Parking | Comments
Area owned) OF Giuasl —
puble {mivaisly vvmed
Wit poblig aceess)
Exieling | Proposed | Exlsting | Proposed
A. 1 |The Linear 88 View along | Off- tncludes nublic
Sunset Bluffs park bluff top trall | strest access
Palisadas sasemant, path
iThe and
Bluffs landscaping
2 | The Open B3+ No Mo Matural open
Bluffs Space spacs, grazing
3 |Sunset | Open 82 No Oof- Gafted

Palisades | Spate sirest cammunity,
landscaped
Open space

4 |Area Qpsn 2.4 Off- 21ennis and
batween | Space sirest basketbail

Hwy 101 courts. Beach

and Shell actess parking

Beach neads fo be

Road complefed and
courts fighted.
Permanent
rastrooms shall
be considerad
in the future,

5 | Palicadss | Nelghboe- | 5.7 G+ Mo Off - Graiss,

Park hood Park street playground,
plenic fables,
horseshoss,

Tabia PR~
[ Parks and QOpeh Space
PEanniTg No | Name Class Public (putiicany Private Access Parking | Commaents
Area owmedy OF Giuasi —
publie jprvately ovned
with public access)

A,

Sunset

Palizsades

iThe

Bluffs

Cont...

B. ga | South Linear 2.8 4.3+ Viewing On- impravements

South Palisades | Park sctess strest concurrent with

Pallsades Bluff naw
deveiopment
Two parcels
yet to be
developed.
Improved
wigrass, picnic
{ables, and
bhenches.
Fedestran and
bieyrie path
that 15 a part of
the Califernia
Coastal Trall.

&b | Area Qpen 1.3 Beach aocess
belween |space parking

Hwy 101 avallablg, slso

ang Shalt unimproved

Bsach areas

Road
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Tabie PR+
Parks and Opan Space

Planning |No | Name Ciass Pubic mubliceny Private Access Parking | Comments
[Area swnedy or Gleasi—
publiG (rvately nwned
with: public pceesg)
B. 7 | South Sandy 2.3 3 Beach on- Trash facilites
South Palisades | beatch access strest and benches
Palisades Beach slalrs from as a part of the
Cont... -end of heach access
Beach- stalrway
cofmber
drive
-Cliffs Hotel
slairs (#8)
-Sunset
Beach
Estales
subdivislon.
C.Horth |8 | Cliffs Open 1.0 Besch yas Barranca
Bpyylass Hotel Space access wiheavy
atabs vagetation,
Barranca path,
bluff fop walk
g | Dolphin Open 3.1 View with poseible | Public atcess
Bay Space Biuff top frall eagarnant for
Rasort acean bluff top
are trafl. Part of tha
Spyglass California
inn Cozstal Trall.
Table PR~
Parks and Opan Spage
Planning |No | Name Class Public pubicsty Frivate Access Parking | Comments
Area ownad) OF QuUas] —
pubdic privutsly swned
with pulilicarcess)
D. 10 | 8pyolass | Nalghber- [ 4.7 Qcean Off- Grass,
Bpyglass Park hood Park fronting strest Mayground,
bluff top penile BBQ,
path and Barranca,
steap trail to restroom.
beach improved
beach access
nhiseded,
1t | Spyglass | Sandy 1.6 path Off- Surfing ares,

‘ Beach Beach street access path
nesds. fimprove-
meirit

E. 12 | Memory | Linoar A8 Gesan O Grass and
St Park Fark fronting strest benches, plcnic
Andraws park with tables, BBQ,
ocean view Viste Polnt
13 | 8L Sandy B na On- Mo facilitles
Andrews | Beach street
beach
Exhibit A

PSB-1-12 Part 2 (Land Use and Parks and Recreation Elements)

Page 19 of 26



Table PR~1

Parks and Open Space

Planning | No | Hams Class Fublie iy Private Accoce Parking | Comments
Area st OF Guasi ~
publle prvawly owned
with public accessl
F 14 | Park Linser B cean no Publle access
Spiadritt proposed | Park Tronting with eassment from
ocean view the Park Piace
proposed sibdivision and
MNaami.
Expansion of
linear park v
southeast
proposed as
parl of estates
devalopment.
G 15 | Shell Neighbor- | 3.8 | Ocean View off strest | Two ball fislds
Terrace Beach hood Park at play
Ave Schooi schonl | equipment
joint syreemant
with City to
improve & use
flsld is
proposed.
16 | Terrace | Rocky 2 ne no No facilities.
Ave Beach
Beath
H. 17 | Eldwayen | Linear 1.3 Slairs at On- Grass and
Shel] Ogean Park Vista Del street penches, picnic
Beach Park Marand ables,
Caplstrano telescope.
Takile PR«
Parks and Open Space
Planning | No | Name Class Public guoliceity Private Access Parking | Commaenis
Area ownedy OF Gasi —
public privately owned
with gublic recess)
H. 18 | Shell Sandy B On- Mo facllities
Shell Beach Beach strest
Bouach 12 | Margo Linear AT Cecean View | On- Picnic tables,
Cont... Dodd Park street gazebo
20 | Margo Sandy ] Sigirs Oon- Tragh faclities
Dodd Heach at Plar Ave | sfrast with bearh
Baach
L 21 | Dinpsaur | Linear 15.0 Ocean View | Off - Linear park
Dinosaur Caves Park sireet with ocsan
Caves Sitel ohiservation
Janowicz areas, amphl-
Path theater, picnic
areas, play
equip and
parking.
22 | Dinosaur | Sarnicly 7 no 1o Mo fatcillies
Caves Beath
Beach
23 |Fresway |Opseh 34 No applicable, Cat Mo fackities,
frontage | Space Trans ROW part of road
right-of-way
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1893 Table PR-4 Planning area sections A-l replacement

Table PR-A %- Exlsting
Physical amd Visusl Ocean Accessl California Coastol Trali # - Proposed
See Figure PR-J for map {ocations
Planning | Aceess Public |Waldag | Direct | View | Lateral [Bor. |Parking | Perk- | Sigmage | Open | Commeats
Aren Polnts beach |[palh Heach |peints | Open  renca |on- ing Bdar o
access | mudiar Accons Space efrest | off amaiitles | Public
winirs Walking | tiv Tap of sfreet
with stalrs Buft
Ve
access
A Sunsef [{a X X X X X X improved public trait with access af fhe north epd
Nafnodes [The Blufla ronnecting to SLD Coundy trall,
Imé!ﬁ
b Indic drivae X X X X X On-street section of the Califerniz Gouastal Frait with
aosan swilooks.
[2. Encanio X X X ¥ o improvements
1% Topaz 84, X X X # Mo improvements
4. Florin 8 X x X & Inprovemendy complble.
B. South 5. x X X Fd X X x Lacated al keteral blwitop pork B0% improved with
Palisades ﬁaa::h- parkfopen space amenifies {benchos, picnic tables] and
mber slairs > 150 on sfreet parking spaces avaitabla,
B, Sunnet # # [ # # # # Morth side of barranes with secess b South Palisades
Beach Park avess ndjscen] io Ebb Tide. Appreved sobdivision
Estates stairs with Fnear park and beach acceas.
L. Rorth [fa Cliffs X X X X X Tragh recoptaclan avaifable.
Bpyglams  Hokel stairs
[Fh.Biuff fop X mproved public access bluff top =l 5t the earof the
fs et Bhlf's Holed, Dolphin Bay Resod, sod Spyglass fon.
D. Spyglass | # X X X X # X Steep dirt {rall at the pdge of baranca provides baach
Spyglass ?’\Mk acesss but shiould be improved, Benches and frash
receptadies avalialle along biuff op.
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Table PRA4 X-Exlsting
Physical and Visuat Ocesn Accessf Californda Coastat Trail # . Proposed
$ue Figore PR-3 formay focations
Flanning | Access Public {Walking | Direct | View |lateral [Bee- [Parking |Pask- [Sighage [ Open [ Comments
Aree Points beach | path Beach |points [ Opea [fanca |on- ing |&for to
access | andfar Access Space street | off anenities | Public
alafrs Walking | No Tap of séroat.
with staira Bl
View
ACCLsH
E &L Be Memory | # X X X X X Bapches, lables, rash receptacles avaiiablo. A beach
Andrews  [Park access stairway fo St. Andrews Beach shafi be instalied
1ract n s area.
Bk, Seselif X # Wallking path between 182 and 188 Seachif, pubic
fensas path acesss sasoment hatwean 51 Andrews Tract
subdivision and Spygiass Park. Ongoing biulf erssion
L may affect the finclionality of this avcess sasement in
tha futura.
F. 0 Linear # # # # # # X Area jor {aleral park to be dedicaled with fulus
Spimdrit  (Bluff top park development of the estafos purssant to Policy UU-F-3
mn LUF-4. Podustive aceess b the g 3s om
Macmi and Bark Flace. Pedeskian sceess cusemsnt
over the park shall be no eloser than 25 frem the fop of
Thie blufy.
H.8hel |iln X X A X X * X Beach access at Vista Del Mar and Cuayama. Cuyama
Beach [Eidwayen £laire requite imgavements,
[Ocern Park
b X X E X X X Access path frem Placentia to Bosker along oceanfrent,
Boaker Futuro public bluff lop sccees through s Doean Bivd to
vertook the south iffwhen devalopment oceurs directly to the
southwest of Boeker.
B X X X X X ES X Baneclt sl Troesh Gacilifies avafulde
Fier Avarie
stairs
Table PR4 ¥- Existing
Fhyslcal and Visuad Orean Access! California Coaetal Trall # . Proposad
See Faurg PR3 for map locations
Planning | Access Public  Walkisg | Direct |View |latersl Bar- |Parking | Park- |Signoge | Open | Comments
Aiea Points beach  path Baach  |polmts | Open  panca [on- ing &ior .
acceas  andlor | Access Spues strast | off amenities [ Public
stairs Walking | No Top of straet
with staire Bl
View
ROCHEE
H. Bhelt |17 X Gazebo, picoicking, trash faciiies available,
Honch Fiargo Dodd
ot Paric
3 13. X X X X X X An impraved poark with four ocaan overlooks, bludf top
Dinozaur  [Dinosaur frad, and mulfiple park amanifies.
{aves Caves
m“éc;z
[t Shelter # X X X X X X Public parking at the Shelter Gove Hotel,
feove
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l Table PR-4 table section to be deleted

Table PR - exipting
Physical & Visual Ocean Access Q- ppascd
Ses Fgure PR-3 for map locotions - CHBtNg & proposed
Meaming Aren Acess Pointy
A, Sunse! Palisades. i Ontziio Mdge QO 2{ 01 O Eoposad
2. Enconko Ave, " L2 O] & i Fnpiovement

& Topozdt » [ ] o1 ». - i verTiont

4. oo Seoat L (AR TR ) Eoking In neal-by Poisades park
2. South Polisschus & 8 Pollsacies ] » ) - O] - Fateral park gty Impovert (2 oot sl progpiosed)

& Clitfy Hotel rle OL L vie :QI £Bting sinim cescans Soulh fido of Bemancs, Fopossd new

. Aol on Moty ide of Baranea go fo & Frlades bajard) Pork
£. Norih Spvglass ¥ Nothfpvdas 8i of O wd e} ""?I ciedioation of laterol 0.8, eosement
2. Spyglon B, Spyuloss Park » e vlelw Barranea nalure walk propdset], Tnaiove oEoos Hain
& St Andrews Fract Q. Mooy Polk ¥ e » K.
¥ Splowintt W3 Vista Polndsfuiue Fork ] L [EINS e Eposod lateml pomk 19 oonnet! 16 eadthp view Dot
SyecRss STOlis o conngat Fo 8t Andisws Beroh,

H. Shel 2each 1. Cleon Pk LR LI | ] ] » Gens stalrs of Plor Avis., Gnd of Wity Del Mar

12 Morgo Do Parn b L. » ] @ ALY
1 Dinesour Conves 18, Dihg Covesflonowez fath O v i 2ol o LFOUp Pl tiea desiratie

14, Bhelter glove AL  » - ey
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Figure PR-1 sections for Planning areas A-l to be deleted and replaced

(peints 1-22 only, excluding points 57-60)

Parks and Open Space Figure PR-1

PISMOBEACH GENERAL PLAN

KEY
EXETINGPUBUCE |
CUASIPUBLIC PARKS ‘
PROFOSEDPURLIC &
QUABIPUBLIC PARKS %
orengeacE RS
SEACHES [;:::]
(HUMBERS COURESHOND Y0 TABLE #711)
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Figure PR-1 sections for Planning areas A-l replacement

(points 1-22 only, excluding points 57-60)

| existing public & quasi public parke

Parks and Open Space

Flgure PR~ /4 proposed public & quasi public parks

‘ﬁé% open space

12 3 17/

MPism‘o Beach General Plan
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Figure PR-3 sections for Planning Areas A-l to be deleted and replaced

Access Component Figure PR-3
PIBMOBEACH GENERAL PLAN.

e %

.
Figure P {# sections for Planning Areas A-l replacement
>F

California Coastal Trail and Pismo Beach Beach Access
Figure PR-3

Pismo Beach Senaral Plan
indin on-straet fralt

ke

B

Eneamts 1ol md
REAMD ropaz  Fiarin

5
South Palisades
4
Giiffs Hotet”
North 5 " 10
orth Spyglas Future '
8 / Park Spindrigt i
Spyvglass Park 43 Daves
a iarge Dod
Eldwayen Ocean Park! o Dodd
110 Boeker Overlpply’ 116 Pier Ave. Stars
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LU-9 Chumash Cultural Resources Preservation

Appropriate_measures for Chumash Cultural Resources Preservation shall be
provided with future development of private and public property with California
Environmental Quality Act compliance _and meaningful consultation with local
Chumash.

North Spyglass

Figur;I_. U_:éﬂx“\

C - North Spyglass

Entre Flarnihg Area nCoasial Zone
| resort commercial

S5 open space

0 150 320

| 1 1 ] 1 I ]
Background
The North Spyglass Area contains twe- three major hotels, (the Dolphin Bay Resort,
Cliffs Hotel, Spyglass Inn) [ - A key aspect of the

area includes a 50 ft. wide lateral access at the top of the bluffs and the stairway and
related public parking at the northern barranca. A bluff top trail spans the entire
planning area which provides access to a stairway to the beach adjacent to the Cliffs
Hotel and the South Palisades Planning area.

At the base of 50 ft. bluffs is a narrow sandy beach accessible during normal tide. Bluff

erosion is severe and is-estimated-to-average-about-6-irchesperyeardevelopment in

this area requires a bluff erosion study and consistency with Policy S-3.

Exhibit B
PSB-1-12 Part 2 (Land Use and Parks and Recreation Elements)
Page 1 of 15



Policies

LU- Concept

C-1

The North Spyglass Planning Area is shall-be oriented to visitor-serving hotel uses with
related public and private beach access and open space. The area is shall-be
designated Resort Commercial and Open Space.

LU- Lateral Bluff-top Open Space and Access

C-2

The width of the lateral bluff-top conservation/open space and access dedication
requirement set forth in Policy PR-23 shall be increased to a distance equal to the 100-

year bluff retreat line plus 50 ft. for this planning area. The-miniature-golfcourse-behind

the-Spyglasstn-should-connectto-the publiclateralaccess—Future development of the
Spyglass Inn will include a requirement for As-an-alternative-the-city-should-acguire a

path between Spyglass Drive and the public lateral access.

LU- Public Parking
C-5

All existing public on-street and off-street parking spaces, including the 255 spaces

identified in this area in a 2008 fleld surve¥! shall be malntalned A&areendmenei

Adequate signing notifying the public of the public parking opportunities and identifying
the location of the access-way shall be provided.

Exhibit B
PSB-1-12 Part 2 (Land Use and Parks and Recreation Elements)
Page 2 of 15



Spyglass
Planning Area D

Background

The Spyglass Planning Area is a fully developed residential area with multiple housing
types, a small commercial center and the Spyglass Public Park. The area serves as a
gateway to the City as both Highway 101 on and off ramps are located in this area.

Figure LU-7
D - Spyglass o Entire Planning Area in Coasta-lft]ne

b
.,

low density residential
- high density residential
commercial
@ open space

0 173 350 700 Feet

L L1 I L |
-
| Policies
LU- Concept
D-1

The Spyglass Planning area is a shall-beretained-as-a residential neighborhood
(Medium and High Density) with access to two parks and neighborhood shopping. The
emphasis is on conserving the existing housing stock and assuring that future changes
are compatible with the existing neighborhood.

LU- Bluff Setback and Protection

D-2

The blufftop setback for Ddevelopment alengthebluffs shall be-consistentnith exceed
the Policy S-3 and Coastal Zone Code Section 17.078.050 requirement for reguiting a
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100 year bluff retreat with the addition and-an-add tionalbuth er of a 10’ buffer. The with
& minimum blufftop setback shall be no less than sf 25 feet from the top of the bluff.

Should the bluff top setback requirement render infeasible the opportunity to develop a
reasonably sized project, front yard setbacks may be reduced to less than the 15’
identified in the implementing ordinance without a Variance. However, the setback to
the garage shall be no less than 20’ from the public right of way. Reduced front yard
setbacks shall comply with California Buildng Code.

LU- Design and Safety Guidelines
D-4

a. Freeway Underpass open space areaThe City supports the San Luis Obispo
county requirements for the open hills on the eastern end of the Spyglass underpass of
the 101 Freeway to shall remain in permanent open space. (See Design Element D-40,
Focal Point Sites.)

b. Underground Utilities
Overhead utilities on Shell Beach Road should be placed underground.

C. Landscaping

New development, including additions or upgrading of existing development, shall be
fully landscaped and complementary to the Shell Beach Road frontage. Extensive
landscaping shall be required for large asphalt areas such as gasoline service stations
and parking lots. The east side of Shell Beach Road adjacent to the Spyglass
interchange should be landscaped to present an inviting entry area into the City.

d. Sidewalks

Sidewalks from the Spyaglass Highway 101 interchange to Shell Beach school in the
Shell Beach Planning area shall be _maintained and improved for safe pedestrian and
handicapped access.

e. Spvglass interchange pedestrian underpass
The City will work with Caltrans to develop a sidewalk at the Spyaglass interchange

underpass.

f. Improved beach access from Spyaglass Park
Beach access from Spyglass Park shall be improved for pedestrian access to the beach
below Spyalass Park.

St. Andrews Tract
Planning Area E
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 Figure LU-8

| low density residential 0 2125 428 eS0Feet a

Background
The St. Andrews Planning Area is almost completely developed with single-family
homes, apartments and a city fire station.

The ocean frontage consists of single family residences and Memory Park. These
homes are adjacent to ef-highly erodible cliffs, with rocky shoreline and small pocket
beaches below. During low tide there are small beaches accessible to the public.

There is a blufftop access from Naomi Avenue dedicated to the city and connected to a
city easement south of the planning area in the Spindrift Planning Area. This access
leads to a spectacular viewpoint, which is under private public-ownership. There is a
public access easement from Seacliff to Spyglass Park in the adjacent Spyglass
Planning area.

Policies
LU- Concept
E-1

The St. Andrews Tract Planning Area shall be retained as a residential neighborhood
with Low and High Density residential uses. The focus is on conserving the existing
housing stock and assuring that home additions and replacements are compatible with
the scale and character of the existing development. This will be achieved by:

a. Limiting the front yard setback for additions and reconstruction of existing homes or
construction of a new home to the front yard setback in place on the existing home
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as of January 1, 2012. The front yard setback for the single undeveloped lot in this
area, APN 10-505-003, shall comply with the implementing ordinance.

b. For additions or reconstruction of existing homes and the construction of new
homes. a front elevation minimum 10’ building stepback from the first floor to the
second floor .

LU- Bluff Setback and Protection
E-2
The blufftop setback for Bdevelopment aleagthebluffs shall exceed besubjestts the

Policy S-3 and Coastal Zone Code Section 17.078.050 requirement for reguiring a 100
year bluff retreat with the addition of ard a 10’ buffer. setback=with-a The minimum ef

blufftop setback shall be no less than 25 feet from the top of the bluff. A geology study
and report shall be required for any development near the top of the bluff and a greater
setback may be required based on the findings of the report. Appropriate erosion control
measures shall be required for any project along the bluff-tops and shall specify
methods for maintenance.

LU- Seacliff Drive Access
E-4

teﬁnew—pedesmans&nd—bm#eles—The sign marked —anate—Read—Keeﬁgﬁ—shemd—be
replaced-with-a-sign-that-says-"Public Pedestrian and Bicycle Access - No Vehicles"

directing bicyclists and pedestrians to a narrow road behind Coburn shall be
maintained. The existing sign shall be revised to note beach viewing access and
Spyglass Park. When beach access from Spyglass park is completed, a beach access
sign shall also be added to this location.

LU-E-5 Sidewalk improvements
The sidewalk on Shell Beach Road between Seacliff and Coburn shall be improved for
a minimum width of 5’ for safe pedestrian and handicapped access.

LU-E-6 Beach access to Memory Park
The City shall consider opportunities for beach access to Memory Park.
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Spindrift
Planning Area F
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Figure LU-9

F - Spindrift open space
Entire Planning Area in Coastal Zone EEH medium density residential
0 187.5 375 750 Feet
I T R NN NN SN S B - high density residential
N J
LU- Development of Estates
F-4

Any further development of the estates fronting the ocean is discouraged. If, however,
further development is proposed it shall be required to adhere to the following criteria:

| a—A-specific-plan-shall-berequired-

a-b. Public access in the lateral bluff-top open space specified in Policy LU-F-3 and
Policy PR-23 shall be required. Compliant with geologic report recommendations to
protect the bluff top, public access improvements and landscaping shall be required
within this area.

| be.  Special attention shall be given to preserving view corridors to the ocean.

| cd.  Existing mature trees and bird habitat areas shall be preserved; any new
development should avoid the trees.
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Terrace Avenue
Planning Area G

-H'\

= Entire Planning Area in Coastal Zons |
Figure LU-10

G - Terrace Avenue

7
- low density residential m public

- high density re5|dent|al open space ? 125 E?DI 5?0 Feet
.

11 1 11 .

Policies
LU- Bluff Setback and Protection
G-2

The blufftop setback for Bdevelopment alengthebluffs shall exceed the PO|IC¥ S-3 and

Coastal Zone Code Section 17.078.050 requirement for
100 year bluff retreat with the addition of a 10’ buffer. The with=a minimum qufftog

setback shall be no less than 25 feet feetsetback from the top of the bluff. Geology
reports shall be required for any development near the top of the bluff to ensure that
adequate bluff protection measures are provided.

Appropriate erosion control measures shall be required for any project along the bluff-
tops and shall specify methods for maintenance.

LU- Ocean Boulevard Access
G-5
Development approvals for properties between Shoreline Drive and Ocean Boulevard

should-considerthe possible-shall dedicate ien-of a pedestrian easement between the
two streets for se-aste-gain access to the Eldwayen Ocean park stairs to the beach in
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| the Shell Beach planning area.-As-an-alterhative; The city shall consider purchasing a
20-foot pedestrian access easement over its 20 foot wide sewer easement running
between Terrace Avenue and Vista Del Mar Avenue to allow for public pedestrian and
bicycle access. (See also Park and Recreation Element PR-5, Path System.)

LU-G-6 Improvements related to Shell Beach School Seheellandscape-and
Feneces

The school district should be encouraged to landscape the back of the temporary
classrooms located on Shell Beach Road and to add low-growing trees to the parking
lots. Additionally, the fences surrounding the school should be painted a dark color. The
sidewalk at Shell Beach Road and Terrace avenue shall be improved for safe
pedestrian and handicapped access. See also:

Design Element D-5 Utilities and Fences
Design Element D-10 Parking Lots & Large Asphalt Areas
Design Element D-11 Large Buildings
| Design Element D-13 Freeway Landscaping
Shell Beach

Planning Area H

Background

e Figure LU-T1
H-I%:lilil.eBeach

Entire Planning Ar=a in Coastal Zone

HWY 101

— - e

low density residential m public \:\ - -
- high density residential open space 0 295 450 900 Feet
IE‘ medium density residential m commercial T T Y T

J

Planning Area H, with the exception of scattered vacant lots, is essentially developed.
However, there is a trend to expand or replace small beach cottages on small lots with
large houses that are not always compatible with the character of the community. Shell
Beach embodies much of the historic ambiance and flavor of small California beach
towns.
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A variety of retail and service uses front Shell Beach Road, including several small
motels. The area includes a small public library, several-churches- a private recreational
facility and the Shell Beach Veterans' building. The Shell Beach ocean bluffs are
significant recreational resources containing Eldwayen Ocean Park and Margo Dodd
Park two-eity-parks; which are the aesthetic focus of the community, along with
Dinosaur Caves Park which is located in the adjoining Dinosaur Caves Planning area.
The parks and development on top of the bluffs are seriously endangered by erosion.

Four beach access points are located in the Shell Beach Planning area, and Ocean

Blvd and the trail at the end of Ocean Blvd to Boeker street includes pedestrlan and

Policies
LU- Concept

Beach Road IS bordered by a narrow commerC|aI strip backed by a narrow band of High
Density Residential. Behind the High Density residential area to the Ocean, a medium
density land use accommodates single family homes in the area. The focus of this area
is a more traditional beach community with small single-family lots, street activity, and
views of the ocean to the west, and the foothills to the east. The emphasis is on
assuring that new and expanded homes are compatible with the scale, bulk, and
character of existing neighborhood.

LU- Commercial Enhancement funding plan

H-3

a. For the Shell Beach Road commercial strip, a funding plan shall be prepared for
amenities such as but not limited to signage, street trees, sidewalk improvements,
pedestrian scale street lights, public parking, and public art.
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b. The city shall consider the use of Grant funds to provide for the plan and for low
interest loans for commercial revitalization.

LU- Residential Guidelines

H-4a

a. Scale of Structures.

New residential development should be designed to reflect the small scale image of
Shell Beach rather than large monolithic buildings. Buildings should be designed with
vertical, horizontal and roof articulation of building faces.

b. Orientation of doors, windows, and balconies to street.

Street frontage should consist of residential units with windows, doors, balconies and
porches facing and in reasonably close proximity to the street, both in terms of height
(i.e., units at street level, rather than raised) and in distance from the street (minimum
set back). This type of orientation reinforces the traditional beach and street active
environment and _increases street safety with "eyes" on the street. (See Design
Element D-4, Multi-family Design Criteria.) Where two-story buildings are proposed, the
second story shall be stepped back a minimum of 30% along the front elevation.

C. Incentives for single level development
Incentives for one level development will only be provided for proposals compatible with
the surrounding area with building articulation and site design reflective of the Shell
Beach small- scale image. While a 20’ setback to a garage is required, incentives for
single level development without a requirement for a variance include:
-expanded total building area in excess of that specified in the implementing
ordinance
-front, side, and rear yard setbacks reduced from that specified in the
implementing ordinance
-a singe car garage

LU- Commercial Development Guidelines
H-4b
a. Scale of Structures.
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New commercial development design shall reflect Shell Beach’s small scale image.
Buildings shall be designed with building elevation vertical, horizontal and roof
articulation.

b. Building Articulation.

Multiple story buildings shall include step backs of 7 feet or more for a second floor and
10 feet or more for a third floor. Noncontiguous step backs shall be required for a
minimum of 30% of the front elevation frontage of each floor above the first floor.

C. Orientation of doors, windows, and balconies to street.

To reinforce interaction between the pedestrian and the commercial environment, street
frontage adjacent to Shell Beach Road shall include windows, doors, balconies, and
where applicable, paseo entries.

d. Public areas.

Public seating areas such as plazas, paseos, patios are required for development of
projects over two or more contiguous lots and single lots of 6,000 s.f. or greater.
Similarly, seating areas are encouraged for single lot development. Where public areas
are not provided adjacent to the right of way, buildings shall be placed at or within 8’ of
the public right of way.

e. Interior lots

New development or redevelopment of commercial structures adjacent to Shell Beach
Road, which are not adjacent to a side street, shall participate in a parking in-lieu fee
program for the Shell Beach commercial area. Parking on site is not required.

f. Trash hidden from view
Trash disposal facilities shall be screened from public view.

g. Public art
Public art, subject to City approval, shall be included in new development and
expansion of 30% or more of existing lot area for additions or reconstruction of existing

development.

h. Incentives without a variance from the implementing ordinance.

-For commercial/residential mixed use projects, expanded total building area and
reduced parking for mixed use projects

-For commercial projects 50% smaller than the maximum permitted, a portion of the
parking requirements in the implementing ordinance may be waived.

LU- Bluff Setback and Protection

H-5

The blufftop setback for Bdevelopment alengthebluffs shall exceed the Policy S-3 and

Coastal Zone Code Section 17.078.050 requirement for a 100 year bluff retreat with the
addition of a 10’ buffer. The m|n|mum qufftog setback shall be no less than 25 feet from
the top of the bluff g
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retreatplus10-feet shall be required for any development near the top of the bluff to
ensure that adequate bluff setbacks and protective measures are provided. Appropriate

erosion control measures shall be required for any project along the bluff-tops and shall
specify methods for maintenance.

Should the bluff top setback requirement render infeasible the opportunity to develop a
reasonably sized project, front yard setbacks may be reduced to less than 15’ identified
in the implementing ordinance without a requirement for a Variance. The setback to the
garage shall be no less than 20’ and reduced front yard setbacks shall comply with the
California Building code.

For this area, site specific geologic studies required in Policy S-3 shall include an
analysis of appropriate planting material along the coastal bluffs.

LU- Public Improvements StreetLights

H-6
a. Street Lights
Where possible, pPedestrian scaled street lights should be used throughout the
Shell Beach area. (See Design Element, Policy D-22, Pedestrian Scale Street
Lights.)

b. Street and Front Yard Paving

Street rights-of-way and front yards shall not be paved except for driveways or
parking spaces officially approved by the city. The City shall not approve parallel
parking that is outside the normal area needed for travel ways and related street
parking. (See Design Element, Policy D-15, Front Yards and Street Right-of-Ways.)

c. Shell Beach Road improvements

Shell Beach Road improvements should retain the existing curb and gutter flow line
and profile of the street and ADA compliance through use of bulb outs and street
corner improvements. Additional improvements will include a multi-use trail,
benches, decorative light poles, bike racks, public art, trash receptacles, and
receptacles for recyclable material. A variety of paving changes and textures with
street furniture and decorative lights and street trees will enhance this area.

Existing public sidewalks and street amenities shall be maintained, and future
improvements shall be maintained in perpetuity.

Consistent with policies D-36 and D-37, Shell Beach Road overhead utilities shall be
placed underground. Undergrounding to the first adjacent residential street is

required.

d. Ocean Blvd improvements

Public improvements to Ocean Blvd shall include public art features where possible.
Examples include but are not limited to artistically sandblasted bollards and posts,
mosaic tiled trash and recycled containers, decorative paving , or art work on utility
boxes.
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LU- Lateral Access at Boeker Street

H-9

The City should pursue opportunities to create lateral pedestrian pathways connecting
Boeker Street to Placentia-Avendve-or OceanBoulevard-to-the-north-and-te Windward
Avenue or Ocean Boulevard.-te-the-seuth. This requirement shall be implemented as
part of project approval, private gifts or dedications or possibility through public
acquisition. (See Parks and Recreation Element, Policy PR-5, Path System.)

Dinosaur Caves
Planning Area |

Background
The Dinosaur Caves area contalns the Shelter Cove HoteI and the 11 acre Dinosaur
Caves Park a-la

Drnosaur Caves Park mcludes trails, open areas for public events ocean overlooks

play equipment, public parking and restrooms. Fhe-vacant-site-currently-is-utilized-by
travelers,residents-and-recreational-vehiclesfor-day-use-The open nature of the area

allows for dramatic views of the coastline from Highway 101. The edge of the bluffs is a
potential geological hazard; portions of the bluffs have collapsed in recent years.

~ Figure LU-12
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The Dinosaur Caves Planning Area is shall-be oriented to open space, parks and visitor
serving uses with related public lateral bluff-top access and open space. The area is
shall-be designated Open Space.-and-Resort-Commercial: The highly scenic nature of
this area and the protection of views from Highway 101 has been shall-be emphasized

with the development of Dinosaur Caves Park. inany-futdre-development: (See Parks
and Recreation Element PR-16, Dinosaur Caves.)

| LU- VaecantDinosaur Caves ParkSite

[-2

Dinosaur Caves Park is Fhis-property-shall-be designated for public park and open

space uses which are visitor serving in nature. Non-visitor serving uses are shall-be
prohibited. Development of Dinosaur Caves Park -Ary-future-development shall be

consistent with the following requirements:
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Neighborhood Planning Areas Figure LU-3
PISMO BEACH GENERAL PLAN
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