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o begin with

The sea is a sound

A down and around pound of sound
A lot of swish and splish

The smell of something big

Mason Williams
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INTRODUCTION

The General Plan/Local Coastal Plan

The Pismo Beach General Plan/Local Coastal Program is Table 1
the City's constitution for physical development and change Mandatory/Non-Mandatory General Plan Elements
within the existing and future city limits. The Plan is a legal
mandate that governs both private and public actions. General Plan Elements Mandatory  Non-Mandatory
The general plan is atop the hierarchy of local govern- Cireulation X
ment law regulating land use. Subordinate to the general Conservation & Open Space X
plan are specific plans, ordinances and zoning laws. Zoning Design X
laws must conform to the adopted general plan. Eacilities X
State law requires every California City to adopt a Gen- Growth Management X
eral Plan that contains seven mandatory topics called "Ele- Housing X
ments", (Circulation, Conservation, Housing, Land Use, Land Use X
Noise, Open Space and Safety). Cities may also adopt other Noise X
topics which carry the same weight as mandatory elements. Parks and Recreation X
This Pismo Beach plan adds Design, Facilities, Growth Man- Safety X

agement and Parks, Recreation and access. All topics carry
equal weight and are designed to be consistent with each
other.
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A large portion of Pismo
Beach lies within the Coastal
Zone. The Coastal Act of 1976
requires the city to have a Local
Coastal Plan certified by the
State Coastal Commission. This
plan is a combined document
meeting both the state General
Plan requirements and Coastal
Plan requirements. Certain
sections and policies that are not a part of the Coastal Plan are
identified by the following distinguishing graphic:

General Plan Format

The Plan is divided into ten topics (chapters) that are
arranged alphabetically. The pages, figures and tables of each
topic are numbered to correspond to that specific topic.

Brief background material is provided for each topic.
Readers wishing more detailed background are directed to the
technical appendix. Each topicincludes one or more prin-
ciples. The plan's twenty-three principles set the desired

directions for the city.

The principles are followed by a series of policies that
establish more explicit directives for both public and private
actions aimed at preserving and creating a desirable Pismo
Beach.

Regional Setting

Pismo Beach is one of seven incorporated cities located
within San Luis Obispo County. The county is frequently
divided into four general sub-regions: The North Coast, the
Northeast County, the South County and Central San Luis
Obispo.

The South County includes the incorporated cities of
Pismo Beach, Grover City, Arroyo Grande and the
unincorporated communities of Avila Beach, Oceano and
Nipomo. The area known as "Five Cities" is part of the South
County and includes the incorporated cities of Arroyo Grande,
Grover City, Pismo Beach and Shell Beach (which is actually
part of Pismo Beach) and the unincorporated community of
Oceano.

The City of Pismo Beach lies within the San Luis Bay
Planning Area of the San Luis Obispo County General Plan.

Characteristics of the City

Pismo Beach has been a popular tourist destination since
the 1880’s when John Price moved his hotel from the Arroyo
Grande/ Avila Road — where it had been a failure, down to
the beach — where if thrived. Price laid out the townsite of El
Pismo around his hotel, and with the coming of the Southern
Pacific Railroad in 1895, and later the coastal routing of State
Highway 2 (now U.S. 101) in 1912, vacationers had easy access
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to the new town and the
broad sandy beaches of
central California.

Today, a hundred
years later, tourism is still
the dominant economic
activity in Pismo Beach.
The town is relatively small
— 7669 residents according
to the 1990 U.S. Census —
but visitors swell the local
population on the average by a third, and on summer holidays
by two to three times. The railroad no longer stops at Pismo
Beach, but the U.S. 101 Freeway now forms the spine of the
city, bringing travellers along this route to their only contact
with the ocean edge for some three hundred miles between
San Francisco and Santa Barbara County.

Communities that are popular vacation spots often tend
to be popular retirement areas as well. A comparison of age
statistics in the San Luis Obispo region shows that Pismo
Beach is no exception. According to the 1990 census, the
median age for the county was 30-34 years; for Pismo Beach,
40-44 years.

Pismo Beach stretches along the Pacific shoreline for some
seven miles. Most of the city lies within the California Coastal
Zone, although recent development in the southeastern sector
now extends into the foothills beyond the zone boundary. The
northwestern half of the city is confined on the northeast by
steep hillsides that rise to 1000 feet in some areas and form a
magnificent open space backdrop to the land and beaches
below. The State of California controls about a mile of sandy
beach within the city limits, as well as many of the public

beach areas that stretch to the south for some 20 miles. Mobile
home parks, RV parks, and camping areas extend along these
beaches. North of the downtown, the shore is lined with steep
cliffs to 100 feet above the water edge. Much of this area is
developed with large hotels and restaurants. The remainder of
the city is residential neighborhoods: smaller beach oriented
cottages and apartments in Shell Beach and the downtown;
larger, newer homes and condos east of the freeway and in the
extreme northwest sector.

The original El Pismo townsite that John Price laid out in
1886 is still the downtown section of the city. A new pier was
built in 1984 replacing one that had been built in the 1920’s.
The earlier pier had replaced the old wharf built on Price’s
land back in 1881. The downtown is showing its age. In 1989
the American Institute of Architects studied the downtown
area under the Regional Urban Design Assistance Team pro-
gram. The development directions that the R/UDAT sug-
gested have been explored in studies for the Downtown Spe-
cific Plan, and relevant items are included in this update of the
General Plan.

Pismo Beach has experienced considerable growth in

Introduction




Focus of the General Plan Update
This 1992 update of the General Plan replaces a plan that
was adopted by the City Council more than a decade ago. The
new plan comes at a critical period for Pismo Beach. Major
decisions must be made regarding the amount, location and
timing of growth; the support for housing for all income levels;
open space acquisition and preservation; the development and
allocation of water resources; the revitalization of the down-
town and other older areas; the timing and sizing of roads into
areas presently beyond the city’s jurisdictional
boundaries; and the expansion of city services
over the next twenty years into a sphere of influ-
ence. These issues are all addressed in the plan.
A few key features include:

Circulation:

v Expansion of U.S. 101 to 6 lanes.

v Expansion of Price Canyon Road to 4 lanes.

v Construction of a new Inland cross-city
route from Oak Park Boulevard to Price
Canyon Road.

v Connection of James Way to Bello Street

v Connection of Five Cities Drive to Price Street.

Conservation and Open Space:

¢ The creation of a public open space corridor along Price
Canyon Road.

¢ The protection of private open space on the ocean-facing
slopes of the foothills northwest of the Pismo Heights
area.

v’ Extension of lateral bluff-top parks and ocean accessways.
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Design:
v Adoption of 42 design guidelines to foster a more attrac-
tive Pismo Beach.

Facilities:
v Aprogram to assure public facilities (such as roads, sewer
and water supply) are in place concurrent with need.

Growth:

v/ The addition of 975 acres to the city's sphere of influence
or urban expansion area.

¢ The continuation of policies to control the city's rate of
residential growth in accordance with the availability of
services.

v Land-use policies that allow up fo 2,695 new dwellings,
over 648,000 sq. ft. of additional commercial uses and
1,208 new motel rooms to be developed within the next 20
year period.

Housing;:
v Avariety of policies aimed at retaining and developing a
mix of low and moderate income housing.

Land Use:
v A detailed land use plan that provides guidelines - neigh-
borhood by neighborhood for 18 sub-areas of the city.

Noise:
¢ Noise standards to preserve a livable community.

Parks & Recreation:

v Aseries of policies to expand on Pismo Beach attractive-
ness by completion of the ocean front parks, access ways
and trails.

v Policies to require the creation of new neighborhood and
community parks in the growing residential areas north-
east of U.S. Highway 101.

Safety:

¢ Recognition that protection of life and property from
hazards posed by flooding, earthquakes, bluff erosion,
slope instability and woodland fires, is a key community
goal.

Pismo Beach faces many problems relating to growth and
development that must be solved on a regional, and in some
cases, statewide basis. The chalienge to find solutions to these
problems, however, does not and should not preclude plan-
ning for the kind of future the city wishes to achieve.

The General Plan has a twenty-year horizon. Undoubt-
edly, as with all plans, changes and amendments will be
needed along the way. Nevertheless, the plan as now updated

presents a vision of the future for
Pismo Beach that is at once ambi-
tious and yet, with dedicated civic
leadership and community support,
both practical and attainable.

Pismo Beach General Plan




Circulation

et’s not forget that so offen when we talk
abouft the city’s problems - say, traffic congestion -
we overlook the fact that they are also evidence
of the city’s vitality. Cities work, despite all the prophecies of
chaos and doom.

Christian Science Monitor
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Background

The Circulation Element is one of the mandatory general
plan elements required by state planning law. Additionally,
policies on access and transportation are required by the
California Coastal Act. In order to project long term traffic
conditions, a detailed traffic study was conducted by Associ-
ated Transportation Engineers and is included in a technical
appendix to the General Plan.

Pismo Beach is an elongated highway oriented commu-
nity. Average daily traffic volumes (ADT’s) for a peak sum-
mer month in 1990 are shown in Figure C-1. The Figure also
shows projected traffic in the year 2010, assuming a full build
out of land use within the 1990 existing city limits and the
proposed urban expansion area.

Regional Facilities

The city sits astride the four lane U.S. Highway 101
freeway corridor. In 1990 this corridor carried an ADT of
50,000 - 66,000 vehicles. Volumes are increasing 4.2 percent
per year. Freeway volume increases are both locally and
regionally generated. However, even without local growth,

the freeway volumes will exceed the existing four-lane capac-
ity within the 20 year (year 2010) planning period.
CALTRANS has plans to widen the freeway to 6 lanes but this
widening has not yet been programmed into the state budget.

Two other regionally significant roads are Price Canyon
Road and State Route 1. The two-lane Price Canyon Road
provides regional access to the area via its connection to State
Route 227 and the City of San Luis Obispo. The current ADT
of 6,200 is increasing 6.8 percent per year which is higher than
expected from local and regional growth. The long term
projection of 20,760 ADT would require a four lane facility (see
Figure C-1).

The two-lane State Route 1 (Dolliver Street) has a 1990
ADT of 14,900 entering Pismo Beach from the south. The
traffic is increasing 5.2 percent annually and is projected to
increase to 28,900 which would require a four lane facility.
However, a four lane Dolliver Street would have negative
economic and policy impacts on downtown and is not recom-
mended.

In addition to the capacity problems on these three major

Circulation Element
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Average Daily Traffic Volumes
( Paak Summer Month)

KEY
CITYLIMITS ~ ===esseccessss
EXISTING ROADS —
PROPOSED ROADS ——
RAILROAD ————
SPHERE OF INFLUENCE
AVERAGE DAILY TRAFFIC
1990 —vQ—o
2010 ——r—

* This number could be reduced to 10,000 depending upen
final land use and freeway ramp configurations.

Figure C-1
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highways, there is also a problem with how the three streets
intersect as well as projected problems with the freeway off-
ramps in the downtown area. These three streets and certain
freeway ramps will need to be improved to avoid long term
congestion. Additionally, there is a problem in the inability to
get directly from one end of the city to the other without using
the freeway. The only crossing of the railroad is the freeway.

Intersection Levels of Service

Because traffic flow on urban arterials is most severely
restricted at intersections, a comprehensive analysis of Pismo
Beach traffic flow must examine the operating conditions of
critical intersections during peak flow periods. In rating an
intersection’s ability to accommodate peak hour traffic vol-
umes, “Levels of Service” (LOS) A through F are used, with A
indicating little or no congestion and F indicating severe con-
gestion. These service levels are defined in Table C-1.

Figure C-2 shows the location of the critical intersections
in the Pismo Beach area and Table C-2 lists each intersection,
the type of traffic control in 1990, the 1990 level of service and
the year 2010 level of service provided the various traffic
improvements recommended in the plan are completed. The
2010 level of service assumes the annexation and buildout of
the sphere of influence area. In 1990, the three Oak Park Bou-
levard intersections indicate a LOS of D (intersection numbers
33, 34, and 35). The two Fourth Street intersections indicate a
LOS of E-F (intersection numbers 29 and 30). All other inter-
sections are C or better.

Truck Routes
The purpose of designating truck routes in the Circulation

Table C-1
Intersection Level of Service Definitions

A Conditions of free unobstructed flow, no delays
and all signal phases sufficient in duration to clear
all approaching vehicles.

Conditions of stable flow, very little delay, a few
B phases are unable to handle all approaching
vehicles.

Conditions of stable flow, delays are low to moder-
C ate, full use of peak direction signal phaseds) is
expenenced.

Coenditions approaching unstable flow, delays are
moderate to heavy, significant signal time defi-

D ciencles are experienced for short durations during
the peck traffic period.

Conditions of unstable flow, delays are significant,

E signal phase timing is generaliy insufficient, con-
gestion exists for extended duration throughout
the peak period.

Conditions of forced flow, travel speeds are low

F and volumes are well above capacity. This condi-
tion is often caused when vehicles released by an
upstream signal are unable 1o proceed because
of back-ups from a downstream signail.

Element is to assure that the geometric cross section and
structural section of the designated roads are adequate to
service heavy and large vehicles. In addition, truck traffic
impacts adjacent land use, especially when trucks carry haz-
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ardous materials, or when truck routes are adjacent to residen-
tial areas. While trucks may utilize any public street for deliv-
ery of goods or services, the designation of truck routes (and
prohibition of trucks from certain streets) is desirable to limit
their unwanted intrusion into certain areas.

In the City of Pismo Beach, the U.S. 101 Freeway and State
Highway One (Dolliver and a portion of Price Street) were the
only designated routes as of 1992 for transport of hazardous
materials. Designated truck routes included these two roads
plus the remainder of Price Street, Five Cities Drive, Fourth
Street, and Price Canyon Road/Hinds Avenue from Dolliver
Street easterly.

Bikeways

The primary bike route in the area is the Class II Pacific
Coast Bike Route which follows Shell Beach Road, Price Street
and Dolliver Street for a distance of 7 miles. There are 25 miles
of Class III bikeways including Mattie Road and James Way.

Railroads
The Southern Pacific Railroad travels through the south-

- ern portion of the city. Passenger service is provided under

contract to AMTRAK with a depot in San Luis Obispo and
with north and south passenger trains daily. There is no
freight depot within the area; however, arrangements can be
made for carload operations at a privately-owned spur in
Pismo Beach.

Transit
The cities of Pismo Beach, Arroyo Grande and Grover
City have entered into a joint powers agreement with the

county to form the South County Area Transit (SCAT). The
operable system is a fixed-route bus system that provides
intercommunity transit service.

The Greyhound Bus Company provides several trips each
day to San Luis Obispo. The South County Area Transit sys-
tem is scheduled to provide connection to the Greyhound
system. This system provides the intercommunity transit
system for the entire South County area.

As part of the transit service system, the SLO Rapid Tran-
sit Authority offers a van pool for the handicapped. The van is
equipped with a wheelchair lift and operates on a dial-a-ride
basis. The “Runabout” service is available to anyone in the
county and operates on a 24-hour advance notice basis.

Another transit service available in the Pismo Beach area
is a ride sharing program. This is a self-initiative system with
commuter contact via a ride sharing office affiliated with
CALTRANS. Taxi services also are available.

Airports

The nearest airport facility is Oceano County Airport,
located 2-1/2 miles to the south on State Route 1. This airport
offers no commercial air carriers. It is a general aviation air-
port, used mainly by local residents and recreational flyers.

The nearest airport that offers commercial passenger
service is San Luis Obispo County Airport located 8 miles
north of Pismo Beach on State Route 227. Service is provided
by United, American and Delta Airlines. The residents of
Pismo Beach and the surrounding area will continue to de-
pend on this airport for commercial passenger services.

Circulation Element




Table C-2
-P.M. Peak Hour Inlersection Levels of Service (LOS) FI ure c 2
Nor  Intersection N Pype . los Alos y
0. nlersection Name Ype HH H
1. Aviia Beach Dr./Monte Rd./US 101 NB Off-Ramp 2-Way Stop A A crltlcal InterseCtlons
2, Avila Beach Dr./Pallsades Rd./US 101 SB Off-Ramp 2-Way Stop 8 8
3 Spyglass Dr./US 101 NB Ramips 2-Way Stop A B
4, Spygloss Dr./US 101 SB Ramps 1-Way Stop B B
5, Spyglass Dr./Shell Beach Rd. All-Way Stop A Cc P I S M O B E A C H
6. Shell Beach Rd./Vista Del Mar Ave. Al-Way Stop A B
7. Shell Beach Rd./Esparto Ave. All-Way Stop A B G E N E R A L P L A N
8. Shell Beach Rd./Windward Ave. All-Way Stop A C
Q. Mattie Rd./US 101 NB Ramps 2-Way Stop A A
10. Shell Beach Rd./Mattie Rd. Signal A B
11. Shell Beach Rd./Price St./US 101 SB Off-Ramp 1-Way Stop C A
12, Price §t./Dolliver §t./US 101 8B Off-Ramp All-Way Stop A A
13, Bello St./Bay St./US 101 NB On-Ramp 1-Way Stop A A
14, Bello St./Wadsworth Ave, All-Way Stop A A
15. Wadsworth Ave./US 101 NB Off-Ramp -Way Stop A C
16, Wadsworth Ave./Frice St. 2-Way Stop A A
17. Wadsworth Ave./Dolliver St. 2-Way Stop B A
8. Pomeroy Ave./Dolilver St, Signal A A
19, Price Canyon Rd./Lemoore S, 1-Way Stop A A
20. Price Canyon Rd./Belio §t. 2-Way Stop A B
21, Hinds Ave./Price St Signal B c
22, Hinds Ave./Dolllver 5t. Signat A A
23. Ocean View Ave./Price §t./US 101 Ramps 1-Way Stop B C
24, Dolllver St./Pismo Beach Moblle Home Park Signal A A
25, five Cifies Dr.fUS 101 NB On-Ramp I-Way Stop B .
26, Fve Citles Dr./US 101 SB Ramps 2-Way Stop A "
27, Flve Citles Dr./US 101 SB Off-Ramp Signail A *
28. Fourth St./James Way All-Way Stop A B
29, Fourth $t./US 101 NB Ramps All-Way Stop E-F A
30. Fourth 8t./Five Citles Dr. All-Way Stop E-F A
3. Oak Park Blvd./James Way Signal A A
32, Oak Park Blvd. /West Branch St All-Way Stop C *
33 Cak Park Blvd./US 107 NB Off-Ramps All-Way Stop D .
34. Oak Park Blvd./US 101 SB Ramps Ali-Way Stop D *
35. Oak Park Blvd./El Camino Real Al-Way Stop D B
36, Five Citles Dr./US 101 SB Ramps - - C
37. Five Citles Dr.fUS 101 SB Ramps (4th §1.) - - B
38. Camino Mercado-US 107 NB Ramps/West Branch St. - - B
39, Oak Park Blvd./West Branch $t.-US 101 NB On-Ramp - - A
40, Camino Real/US 101 SB Ramps - - B
41, Price St./US 101 88 Off-Ramp - - C
42, Shell Beach Rd./US 101 SB Off-Ramp - - A
43. Price Canyon Rd./Inland Collector - - A
44, James Way/Belio Street - - A
¢ Intersection no longer exsts under future street network - Intersection does ot exist in 1990 **  With needed mitigation

C-8
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Principle

Balanced Transporiation

The quality of life and economic vitality of Pismo
Beach is dependent upon a safe and efficiently
operating circulation system providing for pedes-
trians, bicycles, trucks, automobiles and public
transportation. Specific aspects of this system
include:

a.

Visitor Traffic

Because Pismo Beach is a visitor oriented com-
munity, good access is essential. This includes
highways, air and rail service. It is imperative
that good access via U.S. 101 be maintained.

Local Traoffic

Locdt streets should be designed to operate at
Level C or better during peak hours. A lower
standard may be used for the downtown area.

Pedestrian and Bicycle

Pedestrion walkways and bicycle paths are
important elements of the circulation system
and shall receive at least the same emphasis
and attention in future planning as facilities
designed for the automobile,

Visitor Parking and Traffic
Some street parking and traffic for regional

daily visitors is accepted within the known
constraints that the demand for beach parking

may often exceed the supply when the
weather and beach conditions are attractive.
Within this context, however, the volume and
regularity of parking and traffic infrusions in the
residential areas should be minimized where
practical.

e. Transporiation Design

The City will strive for safety, environmental
sensitivity and energy efficiency in all transpor-
tation designs and improvements.

The circulation system should be comprehen-
sible, complete and capable. Comprehen-
sible means the users can understand the
intent or function of the various streets in the
systemn and find their way in the city. Com-
plete means that the total joumey is consid-
ered and accommodated on a variety of
different streets, each designed to serve a
particular function. Capabile means each
individual component of the total system is
capabie of canying, safely and economically,
the traffic expected to use the facility.

Policies

C-1

Street Classification Plan and
Design Standards

Streets shall be classified and designed as shown in
Figure C-3. Functional characteristics of each classifi-

C-10
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C-3

cation are described in Table C-3. Cross sections define
the general right-of-way width and configuration for
each street and highway. The cross sections desig-
nated under this section will normally be required.
Specific plan or special (alternative) section streets may
also be adopted deviating from these standards. Wher-
ever such alternative cross section configurations are
used, each will be so designed as to create an orderly
transition from one to the next. Each alternative cross
section must further the goal of providing safe and
efficient circulation, as well as an aesthetically pleasing
urban form. Where streets are to be constructed by
developers, the city shall not permit installation of less
than a full street section. See related policies:

Design Element D-35 Curb Radius

Design Element D-40 Street Layouts

Land Use Element LU-N-8 New Reliever Road

Land Use Element LU-N-15 Future Annexation Areas

Land Use Element LU-N-21 Specific Plan Requirement
(Paragraph C)

Freeway U.S. 101—46 lanes

CALTRANS shall be encouraged to expand U.S. 101 to
6 lanes as early as possible but not later than the year
2000. New lanes shall be added within the existing
median whenever possible. All construction shall
implement the scenic highway designation of the
freeway. See related policies:

Design Element D-13 Freeway Landscaping
Design Element D-20 Special Landscape Feature
Design Element D-23 US. 101 Freeway

Design Element D-34 CALTRANS Freeway Signs

Price Canyon Road - 4 lanes

The County of San Luis Obispo and the City of Pismo
Beach shall undertake a design study of the Price
Canyon corridor. Such study shall establish the right-
of-way line for a future four-lane Price Canyon Road
and shall implement the scenic highway designation of
this road. Where feasible, the road shall include a
variable width median to emphasize a rural, open
space design element and a Class II bicycle lane. Re-
lated policies:

Conservation Element CO-22 Price Canyon Open Space
and Study Area
Design Element D-24 Price Canyon Road
State Route 227

CALTRANS in cooperation with San Luis Obispo
County and the City of Arroyo Grande shall be encour-
aged to upgrade State Route 227 to a high standard so
that this road can adequately perform its function
within the state system. The San Luis Obispo County
Plan sets forth improvements for this road as follows:

“This route should be reconstructed to mod-
ern standards between Arroyo Grande and
the town of Edna (located in the San Luis
Obispo Planning Area to the north). Im-
provements should consist of two lanes of
improved alignment and should occur within
the existing right-of-way wherever possible.
As a long-term proposal, Highway 227
should also be extended southerly of its
present junction with the Branch Street

Circulation Element

C-11




Street Classifications Figure C-3
Street Design Standards
KEY Street Curh to Median  #of Through  Streets In This Classification
Classifications ROW Curb Width Width Lanes
NOTE: Only streets within the city limits are
e Freeways 200'+ Varies Varles 46 U.s. 101 adoped as part of the creulation siament, The
o— 0! 102 12 4 Oak Park Boulevard streets in the sphere of influence are proposad and
Arerial Price C Road ] ) ]
fice Lanyon koa will be adopted at time of annexation.
Five Cltles Drive (Freeway ramps
— JOCONdary 66-84 56-64' - 4 south of raliroad to Fourth St.)
Anterials Fourth Street
Route 1(South of Pismo Creek)
Price Street (Dolllver to Ocedanview) SPHERE OF INFLUENCE
Minor '-72' 40'-62' - 2 Bello Street (portions)
nunmnenmmuser:  Arterials Dolllver Street CITYLIMITS -nneesesmmmm-
fFive Cities Dr. (Oceanview Ave. to
freeway ramps south of railroad) RAILROAD -+s—v—s—s
Hinds Avenue
James Way
New Inland Arterlal
Price Street north of Dolllver
Shell Beach Road
Collector &0' a0 . 2 Cypress Steet {Pomeroy to Hinds)
" Shreets H Camino Real
Highland Drive
Longview Avenue
Maln Street (Dolliver to Price St.)
Mattle Road
Oceanview Ave. (Dolllver to Price St.) U
Pomeroy Avenue -
Ridge Road
Ventana Drive
Wadsworth Avenue (East of Dolliver)
Whitecap (Highland Dr. to Ventana)
Industrial/ 64 44! - 2
Commercial
Collector
Local Street -56™ 356" - 2

*May be smaller under speclal circumstances (see Table C-3)
C-12 Pismo Beach General Plan
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Table C-3
Functional Characteristics of Streets

Freeways - 200' + ROW

Freeways are the largest circulation elements on the Circu-
lation Plan, These mdjor regional circulation routes carry
traffic to other regional areas and connect Pismo Beach 1o
a nationat circulation network. The freeway system has
limited access only at designated locations, thus allowing
traffic to flow uninterrupted over greater distances,

Major Arterial- 102' ROW

These arterlals carry the heaviest local traffic through the
planning area. Access should be limited on these routes to
permit efficlent, high volume fraffic circulation. These routes
may have raised medians, and accommodate up to 6
lanes. Turn channellzatlon will also be provided. Access to
adjacent property may be limited to a greater extent than
as in Secondary Arterlals.

Secondary Arterial - 84' ROW

Secondary arterials represent the smaliest of 4 lane arterial
highway classifications. Generally they provide routes for
through traffic across the clity/county. Left or right tum
channelization may be provided at Intersections. Individual
residential lot access is usually restricted from these roads,
and commercial or industrial access may be limited to
selected locations.

Minor Arterial - 60' to 72' ROW
Minor Arterials are two-lane faclliities which, due to their
location and termini, function as arterial routes. They gen-

erdlly serve built-up areas which do not generate four-lane
traffic volumes, but have appreciable amounts of through
fraffic. They may have a continuous left-turn lane and/or
additional turn lanes at intersections.

Industrial/Commercial Collector -64' ROW

Industrial commerclal collectors are designed for iIndustrial
and commercial traffic and land use. Their width accom-
modates both moving and parked trucks within the road-
way. This classification Is the minimum width considered
adequate for industrial streets, and is the preferred width
for commercial streets.

Collector Street - 60' ROW

Collector streetfs connect local streets to secondary arterial
streets. Several nelghborhoods may be accessed by a
collector street. This classification is the minimum width
consldered adequate for commercial streets. Widening
may be required at intersections 1o provide for tumn
channelization and/or fransit bus stops.

Local Street - 56' ROW

These local streets are the smallest In the hierarchy of
roadway classlfications, Local streets are designed to serve
individual subdlvisions and nelghborhoods within residential
areas. They are inappropriate for use in nonresidential land
use areas, due to their lack of adequate width of parking
and fravel lanes, especially for trucks. Standards may be
reduced below the 56' ROW when specifled and approved
in Specific Plans or when existing condlitions warrant,

C-14
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shopping area in Arroyo Grande. The exten-
sion should then continue southwesterly to
an interchange at U.S. Highway 101 in the
vicinity of the present Traffic Way inter-
change, then continue west of the freeway to
eventually connect into Valley Road.”

State Highway One

CALTRANS should be encouraged to improve State
Highway One to secondary arterial standards from
south of Pismo Creek, through Grover City and
Oceano, to the intersection of Valley Road.

Inland Arterial

A new inland minor arterial shall be designated to
connect Oak Park Boulevard to Price Canyon Road.
The design of this facility shall emphasize a pleasant
rural driving experience emphasizing views and
natural landscape. Existing rock outcrops and trees
shall be utilized as features. Ridge Road, Ventana
Drive and Highland Drive shall all be extended as
collector streets to intersect with the new inland
arterial.

Freeway Frontage Roads

New frontage roads parallel to U.S. 101 are proposed
as follows:

* Bello Street to James Way on the east side of U.S.
101(minor arterial).

C-9

Price Street to Five Cities Drive on the west side of
U.S. 101 (minor arterial). The new frontage roads

shall include bridges that span the full width of the
Pismo Creek channel. Refer to related policy:
Land Use Element

LU-M-2 Frontage Road

Downiown Pismo Beach—Sireet Connecilors

CALTRANS, in cooperation with the City of Pismo
Beach, shall be requested to participate in a detailed
design study of the U.S. 101 freeway ramps, frontage
roads and intersections relating to downtown.
Amongst other items, this study shall analyze the
following alternatives:

a.

Review of all freeway on and off ramps within or
near downtown, including right-of-way require-
ments for new ramps.

Widening of Price Canyon Road along its present
alignment into the city and over the freeway to
Price Street.

The use of both Dolliver Street and Price Street to
carry traffic through downtown.

Highway System Plan and Traffic Improve-
ments

a.

Improvements to Maintain Service Standards

The planned future street and highway network,
shown in Figure C-3, reflects numerous projects to
create additional capacity and to improve traffic

Circulation Element
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Table C-4

Planned Circulation Improvements
Needed to Hondle Year 2010 Troffic*
Improvement Category Locction of improvement Description
NEW ROADS . Inland Arterial 2-ane minct arterial
Oak Park Bivd. to Price Canyon Road
STREET EXTENSIONS James Way From Highland Dr. to Bello Street
Five Citles Drive 2-lane extension across Pismo Creek to Price Street
Highland Drive To connect to new inland arferial
Ventana Drive To connect to new inland arterial
Ridge Road To connect to new Inland arterial
ADD TRAVEL LANES U.S. 101 Freeway Widen to 6 lanes
Price Canyon Road Widen to 4 lanes
Dolliver Street/Ocean View Ave, South to City Limits Widen to 4 lanes

INTERCHANGE IMPROVEMENTS

Hwy. 101 at Cak Park Bivd.

Hwy. 101 at 4th Street/Five Cities Drive
Hwy. 101 at Hinds Ave.

Hwy. 101 at Dolliver St./Price Street
Hwy. 101 at Price Street

Hwy. 101 at Spyglass Dr.

Widen overcrossing ond raconfigure ramps
Widen overcrossing and reconfigure ramps
Relocate/freconstruct $B off-ramp

Improve geometrics and signalization
Signaiization

Reconshuct to provide hookramps/signaltzation

OTHER IMPROVEMENTS

Wadsworth Ave./Dolliver St

Oceanview Ave./Stimson Ave.

Dolllver Street

Fourth Strest/James Way

Signalization

Creation of 1-way couplets to channel part of Dolllver St. traffic to

Price St
Possible lane additions on some infersections

Minor reconfigurations of geometrics/signal

* These improvements are illustrative. Detailed studies to be conducted at time of need may modify these recommendations.
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flow. The most significant of these projects are

listed in Table C-4. The projects contained in this the city shall include within their circulation
plan create the additional capacity that is needed elements the measures that will be employed to
to accommodate the increased traffic volumes that finance and implement the planned circulation
will be generated by the growth allowed in the system and off-site traffic improvement
land-use element. Implementation of these im- projects.
provements will achieve the level of service stan- 5. The city shall participate in county-wide efforts
dards of this plan. to establish regional traffic impact fees and

b. Categories of Improvement Projects other measures to implement those highway

improvement projects that provide regional or
state-wide benefits. Any such regional fees
should equitably reflect the proportionate share
that development within the City contributes to
the total need for the improvement projects.

The categories of projects include new roads,
extensions of existing streets, creation of additional
travel lanes on some roads, interchange
reconfiguration/reconstruction, improvement of

street and intersection geometrics, and signaliza- v eqes . .
tion. d. Flexibility in the Timing of Improvements

¢. Local Measures to Finance Traffic Inprovements g;;meﬁisﬂggevi?f%f -Su;e;fngiigbﬁvg
. , . ntified in Table C-4 will be con-
1. The city shall est?bllsh and maintain traffic tingent upon the actual locations and amounts of
impact fees applicable to new development to future growth, actual traffic conditions experienced
aid in financing the costs of the planned off-site at the various locations within the city, as well as
drculation improvements. the availability of outside funding to supplement
2. Approvals of new development shall be condi- local revenues set aside for these purposes.
tioned upon the developer constructing im-
provements of street frontages adjacent to the

project and/or new public streets to be located

Truck Routes

within the project area. a. Hazardous Materials

3. Approvals of new large-scale commercial or The truck routes for hazardous materials shall be
residential projects may require the developer limited to U.5.101. The City shall request
to prepare and implement a transportation/ CALTRANS to remove Route 1 as a designated
parking management plan. hazardous materials route.

4. New or amended specific plans approved by b. Other Truck Routes

Circulation Element C-17




Bikeway Plan

Class |

Bikeways that provide a completely separated right-of-wary
designated for the exclusive use of bicycles and pedestri-
ans with crossflows by motorists minimized.

Class | bikeways in Pismo Beach shall be:

Price Canyon comidor

{as part of the park/open space)
Portions of the ocean frontage

(to be determined In specific plans)

Class Il

Bikeways that provide a restricted right-of-way designated
for the exclusive or semi-exclusive use of bicycles with
through travel by motor vehicles or pedestrians prohibited,
but with vehicle parking and crossflows by pedestrians and
motorists permitted. Class Il bikeways in Pismo Beach shall
be:

Bluff View Drive {Ontario Ridge)
Dolliver Street

Matfie Road
New Inland Arterial

Five Citles Drive Qak Park Boulevard

Fourth Street Price Canyon Road

James Way Shell Beach Road
Class lll

Bikeways that provide a right-of-way designated by signs or
permanent markings and shared with pedestrions or motor-
ists. Class Il bikeways in Pismo Becach shall be:

Cypress Street Ocean Boulevard

El Portal Drive Placentia Avenue
Florin Street Price Street

Indic Drive Vista Del Mar Avenue
Main Street Windward Avenue

Figure C-4
PISMO BEACH GENERAL PLAN
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Designated truck routes shalil be:

Price Canyon Road
State Route 1
U.S. 101

Bikeways Plan

Bikeways shall be located and classified as shown in
Figure C-4. To the extent possible, bikeways shall tie
into state routes and routes of adjoining communities.
Permitted land uses adjacent to bicycle routes are
shown on Figure LU-2, land use map. Population
density and settlement patterns adjacent to the
bikeways are identified in the Land Use Element.
Bicyclists may utilize other methods of transportation
as identified in the other Circulation Element policies.
Public review and comment on the City’s bikeway plan
occurred throughout the General Plan update process,
in which a minimum of 4 public hearing were held.

Bikeways Encouraged

Bikeways shall be encouraged within the City and
adjoining jurisdictions as a complement to Pismo
Beach’s visitor and recreation emphasis, to reduce
automobile trips and for the convenience of visitors
and residents. The City’s bikeway plan will be coordi-
nated with the San Luis Obispo Area Coordinating
Council and Regional Transportation Agency and the
County of San Luis Obispo regional transportation
plan.

C-13

The City shall install bicycle storage facilities in public
areas such as the beach and in parks and in other
public facilities to encourage bicycle use. Bicycle stor-
age facilities shall be considered as a required condi-
tion of approval for new development applications for
proposed commercial hotel and major residential
projects. Bike lanes shall be located near restrooms,
drinking water, public telephones and air for bicycle
tires.

In the renovation and /or new construction of City
Hall, the City shall consider the installation of lockers,
showers and secure bicycle storage facilities.

Pedestrian Circulation

Sidewalks shall be required for all new developments
in residential and commercial areas. Normally the
sidewalk shall be located so that a landscape strip or
trees are located between the sidewalk and the vehicle
travel way. Techniques shall be encouraged to create a
pleasant walking experience including concern for
views, paving materials, landscape, street furniture
and pedestrian scaled lighting. All new sidewalk area
shall be designed to accommodate the handicapped.

The City and CALTRANS shall study the feasibility of
adding a pedestrian crossing of US 101 between the
Spyglass and Mattie Road interchanges. Also, the City
shall install (or cause to be installed) sidewalks or
footpaths along all collector or arterial streets that
connect with commercial centers, public gathering
areas and schools. See also policies:

C-20
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Conservation Element CO-4 Trip Reduction

Design Element D-2 Building and Site Design
Criteria

Design Element D-3 Subdivision Design
Criteria

Design Element D-9 Street Tree Locations

Land Use Element LU-I-3  Sidewalks

Parks & Recreation Element PR-5 Path System

C-14 Parking

Parking for both residents and visitors shall be pro-
vided as part of new development. Additional desig-
nated parking spaces for beach access may be required
as a condition of approval of new hotel or other com-
mercial development adjacent to the oceanfront. In-lieu
fees for commercial uses shall be encouraged rather
than on-site parking in the central commercial area. In-
lieu fees may also be considered for residential uses in
order to encourage ground floor, street facing residen-
tial dwellings. Parking shall be provided within the
vicinity of the coastline for recreational uses. How-
ever, within the downtown area, day use parking for
the beach shall primarily be located at the north or
south end of downtown rather than at the pier.

In order to assure that development projects will not
adversely affect the availability of existing parking for
shoreline access, an adequate quantity of on-site park-
ing spaces to serve the full needs of the development
shall be required, except as noted above for the down-
town area. Exact parking standards shall be established

by City ordinance, but minimum parking ratios for
new developments shall not be less than:

* Hotels, motels: 1 space per unit

* Multi -unit residential: 1.5 spaces per unit

* Single-family residential: 2 spaces per unit

* Commerdial: 1 space per 300 sq. ft. of gross floor area

* Restaurants: 1 space per 100 sq. ft. of dining area
New development projects located within one quarter
mile of the beach or bluff edge shall be evaluated to
assess their impact on the availability of parking for
public access to the coast. If a project would result in a
reduction of shoreline access parking, the project may

be required to provide additional parking spaces to
accommodate public access. See also policies:

Design Element D-2 Building and Site Design
Criteria

Design Element D-10 Parking Lots

Design Element D-15 Front Yards

Comprehensive Transit Services

The City shall support the availability of transit service
as a means to reduce automobile congestion, to pro-
vide transportation for those who have no other form
of transportation, as a means to reduce air pollution,
and as a service to visitors. Such support should
include, but not be limited to, South County Area
Transit (SCAT), Greyhound bus service, van pools,
shuttle bus systems, dial-a-ride and cab services.

Circulation Element
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5 Multimodal Transfer Areas

C-18

The City will work with CALTRANS, CCAT, the San

Luis Obispo Council of Governments (SLOCOG), and
the commuting public to develop a multimodal trans-
fer area that will incorporate auto parking areas, bike

parking, bus, transit, pedestrian bike paths, and park

and ride pick-up points for carpooling.

'Van Pools/Ride Share

The City shall encourage and support van pools and
ride sharing. A special program should be developed
in cooperation with the visitor industry to encourage
van pools and ride sharing for hotel and related work-
ers. Appropriate locations shall be designated for ride
share parking lots.

Inter City Rail Service

The existing Southern Pacific Railroad tracks through
Pismo Beach shall be considered as an asset for poten-
tial long term usage. Such usage might include, but
not be limited to:

a. Providing a station stop for AMTRAK or special
trains serving a destination resort in Price Canyon.

b. Providing regional commuter rail to San Luis
Obispo.

Downtown Troffic

To discourage traffic in the downtown area and reduce
the need for additional parking facilities, the City shall
work with the hotel/motel industry to 1) provide free
(or very low rent) bicycles for guests, and 2) to develop
a trolley system for summer months, weekends, and
special events.

C-21

xpress Bus or Transit Service

“The City will work with appropriate transportation

agencies and major employers to establish express bus
or transit service to San Luis Obispo and Northern
Santa Barbara County.

Subdivision Planning

As an element of the subdivision and specific planning
process, the City will require pedestrian and bicycle
pathways that provide “short-cut” links through the
development and that connect to commercial areas,
bus stops, schools, parks and collector and arterial
roads. Where possible, pathways of one development
should connect with those of adjacent developments.

irports

“The City supports the continued availability of the

Oceano County Airport for general aviation services
and the San Luis Obispo County Airport for commer-
cial passenger service.

C-22




Conservation
& Open Space

city where one cannot walk of an evening info the open, wherein millions
live and die without seeing the spring flowers and the June foliage and the
autumn harvest, from year’s end, is an incubus* of civilization.

Frederic Harrison,
The Meaning of History

‘nightmare




ion & Open Space Element

Conservat

Conservation & Qpen Space Element

CO-2




Introduction

California Planning Law requires the general plan to
include both a Conservation Element and an Open Space
Element. Because these elements are so interrelated, they
have been combined for the Pismo Beach General Plan.
Several issues that are mandatory under state law are not
applicable to the city including forests and harbors.

Natural Resources

The conservation issues focus on the natural resources of
Pismo Beach including air, water, biology, archeology and
physical geography. The intent of policies is to guide the
management of these resources to enhance the quality of life
of residents and visitors and to prevent waste, haphazard
exploitation, destruction, or neglect. Because the supply of
natural resources is limited, the importance of conservation
planning cannot be underestimated. The residents and visi-
tors to Pismo Beach depend heavily on natural resources,
whether they be water, clean air, the scenic and recreational
qualities of the community, or gas or electricity for cooking.
Responsibility for conservation of natural resources lies not
only with the City Council, Planning Commission and other
governmental bodies, but depends on the wise use of natural
resources by every resident and visitor.

Pismo Beach is located in a special environmental setting
on a narrow marine terrace bordered by the beach and ocean
on one side and the hills on the other. It is the only commu-
nity in central California where Highway 101, the ocean, and
the community converge in close proximity. The major physi-
cal factors and resources affecting the community’s develop-

ment include soil and landforms, such as the sandy beaches,
coastal bluffs and surrounding hills, the surface and ground-
water resources, climate, air quality, unique biological habitats
and the Pacific Ocean. These resources make up the special
essence of Pismo Beach’s environment. They are highly inter-
related and must be viewed in context with one another when
considering development within the city. These unique inter-
related resources are what makes Pismo Beach Pismo Beach.

Open Space

Open space is one of man’s most important nonrenewable
resources; a premium space that, once destroyed, can only be
recovered by expending tremendous energy and cost. Pismo
Beach relies heavily on its scenic, natural setting to maintain its
economic life stream of vacationers and tourists, not to men-
tion retirees and families who desire to live in Pismo Beach
because of its amenities. Table CO-1 compares Pismo Beach's
open spaces to six open space categories.

Biotic Habitants

Although open space lands are traditionally viewed as
unimproved, and park and recreation land as improved, in
reality the distinction often is blurred and lands serve dual
functions. This has what may be called a value multiplying
effect. For example, not only does the beachfront have recre-
ational and economic values, but also cultural, scenic and
biological values.

The natural resource conservation areas discussed in the
Conservation Element host a large number of diverse plant
and animal species—from tidepool organisms to shore birds
and terrestrial mammals. A listing of these animals and the

Conservation & Open Space Element
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acter of Pismo Beach is recognized as the founda-
fion for all other aspects of the community. These
physiographic characteristics enhance the quality
of life of residents and visitors and shall not be
wasted, destroyed, or neglected. They are gener-
alty nonrenewable and provide many of the sce-
nic, historic, economic, recreation, open space
and ecological values for the community.

Resources and Open Space Belong to
Everyone

Pismo Beach is an integral part of the larger Caii-
fomia coastal community, linked by shared re-
sources that are prized by the state, national and
even intemational community, Congenial and
cooperative use of these resources by both resi-
dents and visitors is recognized. Solutions for co-
operative use shall always be based on retaining
the areq’s fragile cham and resources.

Clean Air—A Must

Pismo Beach shall cooperate with the San Luis
Obispo Air Pollution Control District and all regional
jurisdictions to meet or better both federal and
state clean air standards. Clean air is not a nego-
tiable feature of the community.

Guaranteed Water Supply

The well-being of Pismo Beach is dependent on a
reliable source of clean water which shall be

v

v

v

available, expanded, and protected at all times.

The Big Three

The three primary resources and open space for
Pisrno Beach are:

The Ocean—A Resource For Everyone

The ocean, coastal cliffs, and shoreline resources
are vital to Pismo Beach for their wildlife habitat,
recreational use, open space, scenic vaiue and
the city’s overall economy. These natural assets
will be protected and made available to all.

The Foothills

It is recognized that the freeway foothills northwest
of Pismo Heights are both a visual and open
space asset to the community as well as a sensi-
tive environmental resource. The city shall pre-
serve the area's native flora and fauna and pre-
serve the foothills as an undeveloped visual back-
drop for the city.

Pismo Creek/Price Canyon—A Public
Resource

Pismo Creek/Price Canyon and environs are a key
natural resource/open space area and the major
inland entrance to the city. It shall be managed
as a public resource for the community.

Conservation & Open Space Element

CO-5



Air QUAlITY see rincipie p-0

Background

Overwhelmingly, the citizens of Pismo Beach have stated
that one of the greatest assets of the community has been clean
air and a pleasant climate. Traditionally, Pismo Beach and
other communities in San Luis Obispo County have used clean
air as an attraction for visitors and new residents. Unfortu-
nately, a side effect of increased population and tourism has
been increased traffic and commuting, and the consequent
degradation of regional air quality.

The state Air Resources Board has designated San Luis
Obispo County a nonattainment area under the standards of
the California Clean Air Act of 1988. Nonattainment occurs in
the levels of ozone and respirable particulate matter. The
standard for sulphur dioxide was achieved in 1990 by a nar-
row margin; however the region must make considerable
effort if this standard is to be maintained. From 1988 - 1992, the
City of Pismo Beach, along with other cities and the county,
worked with the Air Pollution Control District (APCD) to
develop a revised Air Quality and Attainment Plan, referred to
as the “Clean Air Plan”.

Pismo Beach is in an air quality basin known as the
Coastal Plateau. This plateau is five to ten miles wide and
varies in elevation from sea level to about five hundred feet.
Primary factors affecting air quality are the quantity, type and
location of pollutant emissions, topographic features, and the
prevailing meteorological conditions. The weather in Pismo
Beach is characterized by inversions (a high warm air mass
trapping a cooler air mass adjacent to the land and preventing

vertical movement of the air). Frequently, these inversions
severely limit the dispersion of pollutants from population
centers on the coastal plain.

Stationary sources of pollutants in the region are con-
trolled through the permit processes and monitoring of the
APCD. In the Pismo Beach area, major stationary sources
include the Avila tank farm, UNOCAL and the oil wells in
Price Canyon. Smaller sources include gas stations and dry
cleaning establishments. The APCD monitors vapor recovery
equipment and processes at these sources.

However, 50% of the ozone pollution in the region is
caused by automobiles. Vehicle miles traveled (VMT) has
almost doubled in relation to population growth over the last
ten years, evidencing a major increase in the amount and
distance of commuting. APCD reports that 30% of the VMT
are commuter miles. Additionally, increases in respirable
particulate matter are also caused by automobiles (on paved as
well as unpaved roads) and by dust from construction, demo-
lition, and grading activities.

The maintenance of air quality also is addressed in the
Coastal Act of 1976. Policies relating to air quality are con-
tained in section 30253.3 of the Coastal Act, which states that
new developments shall:

...be consistent with requirements imposed by an air
pollution control district or the state air resources
control board as to each particular development.

Also, section 30253.4 states that new development shall:

..mtinimize energy consumption and vehicle miles
travelled.
The objective of the APCD Clean Air Plan is to bring
ozone to levels better than the state standards, and to maintain
them at those standards by December of 1997. At a minimum,

CO-6
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this will require a 40% reduction in emission of reactive or-
ganic gases (ROG) and oxides of nitrogen (NO,), the primary
precursors to ozone formation. In order to achieve and main-
tain these standards over the long term, Pismo Beach, along
with other jurisdictions must adopt and implement a land use
planning strategy that will reduce air pollution. Additionally,
the City must work with citizens, developers, businesses and
regional agencies to effectuate transportation management
programs to reduce reliance on automobile travel.

To a considerable extent, the following policies will over-
lap and complement concerns raised in the Circulation, Land
Use, and Housing Elements of the General Plan.

Policies

CO-1 Siting of Multifamily Projects

In order to provide easy pedestrian access to commer-
cial areas, the City shall encourage the location of
multifamily projects in close proximity to transit routes
and to commercial centers. Mixed use development
shall be encouraged in most commercial zones. The
land use map shall also consider neighborhood com-
mercial development in reasonable proximity to resi-
dential areas.

CO-2 Jobs/Housing Balance

A mismatch of jobs to affordable housing in the exist-
ing city limits, as well as in developments that may
occur in annexation areas could cause unnecessary
commuting and consequently excessive energy con-

sumption and air pollution. The City shall require the
prevention or mitigation of these conditions as an
element of environmental review. Mitigation may
include inclusionary affordable housing and worker
housing as called for in the Housing Element. Trans-
portation management measures such as vanpools or
carpools, subsidized transit passes, or other incentives
to reduce automobile travel may be required. See:

Conservation Element CO-4  Trip Reduction
Housing Element H-16 Powntown Redev. Area
Housing Element H-18 Service Indus. Emp. Housing
Housing Element H-15 Inclusion of Afford. Housing
Within Existing City Limits
Housing Element H-23 Affordable Housing Dev.
in Annexed Properties

Grading, Construction, Demolition

The City shall require contractors to strictly adhere to
APCD guidelines regarding dust and combustion
emissions from construction and grading. Specifically,
the City will ensure that the grading site is frequently
watered, and that netting is used until new vegetation
is established. Additionally, the City will require that
dirt be transported in trucks with liners and covers
over the loads. Construction work may be halted when
excessive winds create air pollution problems. Related
General Plan Principles and Policies include:

Circulation Element P-1  Balanced Transportation
Circulation Element C-12  Bikeway Encouraged
Circulation Element C-13  Pedestrian Circulation
Circulation Element C-16 Multimodal Transfer Areas
Circulation Element C-19  Downtown Traffic
Circulation Element C-20  Express Bus or Transit Service
Circulation Element C-21 Subdivision Planning

Air Quality
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CO-4 Trip Reduction

In order to reduce air pollution, the city shall empha-
size various procedures to reduce the number of ve-
hicle trips in the community. Techniques shall include,
but not be limited to, transportation management
measures such as vanpools, carpools, and subsidized
transit passes; jobs/housing balance (Policy CO-2);
bikeways and facilities (Policies C-12, C-13, and C-22);
pedestrian facilities (Policy C-14); and transit improve-
ments (Policies C-19, C-21).

Archaeological Resources

Background

Archaeological sites resulting from thousands of years of
human settlement along the coast are among the most fragile
of resources. Protection of these resources is established in the
California Environmental Quality Act (CEQA), the California
Public Resources Code, and the California Health and Safety
Code.

The Central Coast area, including Pismo Beach, was the
home of the Chumash people at the time of early explorations
and settlements by Europeans. Evidence of the culture and
occupations by the Chumash may be found at numerous sites
in the vicinity of Pismo Beach. Most of the city’s archaeologi-
cal data comes from studies conducted as part of the CEQA
process. Additionally, a general map showing the status of
archaeology within the city has been prepared and is used in
the processing of development proposals.

Policies

CO-5 Protect Archaeological Resources

Archaeological and paleontological resources are
declared to be important to be conserved. The City
shall have available a map that identifies the possible
location of archeological resources.

As part of the CEQA process for all new development
projects, all known or potential archaeological re-
sources shall be fully investigated by a qualified ar-
chaeologist recognized by the state Historic Preserva-
tion Office. Appropriate protections shall be deter-
mined as part of the review process including:

a. Locations within the city known to have a high
probability of occurrence of archeological sites shall
be zoned in the Archeological Resources overlay
district.

b. Sites of statewide or national significance shall be
nominated for inclusion in the Registry of California

Historic Landmarks or National Historic Landmark
Program.

¢. Specific recommendations prepared by the archae-
ologist shall be incorporated into project approval
including: avoidance of portions of sites containing
resources, minimizing the impacts of the develop-
ment on the archaeological resources, preserving a
full archaeological record, and/or partial site dedi-
cation, and providing a native american monitor on-
site to observe excavations in locations where there
is a possibility of discovery of human remains.

CO-8
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C0-6 Construction Suspension

Should archaeological or paleontological resources be
disclosed during any construction activity, all activity
that could damage or destroy the resources shall be
suspended until the site has been examined by a quali-
fied archaeologist. Construction shall not resume until
mitigation measures have been developed and carried
out to address the impacts of the project on these
resources. See policies:

Land Use Element LU-B-7 Special Environmental
Conditions

Land Use Element LU-C-4  Special Environmental
Conditions

Land Use Element LU-F-5 Archaeology Reconnaissance

Land Use Element LU-J-6 Archaeology

Land Use Element LU-M-2  Route 101 (Paragraph g)

Land Use Element LU-N-6  Archaeology

Land Use Element LU-P-2 Lucia Mar School
Archaeology

Butterfly Habitat

Background

At Meadow Creek, on the south side of the city within the
state park North Beach campground, is a circular grove of
eucalyptus trees which is a habitat for the monarch butterfly.
Each year massive numbers of these beautiful butterflies come
here to make their winter homes.

The time the butterflies cluster in Pismo Beach is the most
sensitive part of the monarch'’s life cycle. The specialized
monarch butterfly habitat is of important scientific and educa-
tional interest and an open space resource for residents and
visitors alike.

Policies

CO0-7 Preserve Monarch Butterfly Habitat

The City shall cooperate with the state Department of
Parks and Recreation to preserve and enhance the
butterfly habitat. Specific actions shall include but not
be limited to:

a. If any tree is removed or lost due to disease or
threat to life or property, it shall be replaced with
appropriate species. Refer to policy:

Design Element D-12 Special Tree Preservation
b. Development within the park adjacent to the
butterfly habitat shall have a minimum setback

of 50 feet.

Butterfly Habitat
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c. The City shall pursue, with Grover City and the
Southern Pacific Railroad, mutual regulations to
preserve the groves on the east side of Dolliver
Street that supplement and support the habitat.

d. The City should request the state Department of
Parks and Recreation to place appropriate sign-
ing and develop adequate visitor parking for the
Monarch Butterfly Reserve.

Coastal FOOthills see princivie r-6)

Background

The city has three major coastal foothill areas, the Oak
Park Heights area, the Northwestern Freeway Foothills and
Price Canyon Foothills. Future annexations will also occur in
the foothills area. These areas provide a significant visual and
open space backdrop to the city and four major wildlife habi-
tats. The majority of the habitat is heavily grazed open lands,
followed by oak woodlands, riparian, and chaparral.

The Oak Park area drains into the sensitive Pismo Marsh
habitat. Due to residential development and grazing, only
islands of native chaparral vegetation remain. The eastern
portion of this area, which drains into the marsh, contains
open land, oak woodlands and riparian area and forms a
complex habitat that is particularly sensitive to certain distur-
bances.

The Freeway Foothills, which is the predominant land-
form in the northwestern portion of the community adjacent to
the U.S. 101, is a significant visual asset. The hills are generally
grassland with pockets of oak woodlands and coastal scrub.
Barrancas or finger canyons, which line the surface of the hills,
add visual texture as well as valuable habitat to the foothills.

The Price Canyon foothills drain into Pismo Creek and
form the major inland entry to the city. The habitat consists of
open grazing land, oak woodlands and riparian areas sur-
rounding the creek.

Terrestrial wildlife in the various foothill habitat areas
include a variety of rodents, such as ground squirrels, mice
and gophers, foxes, weasels, opossum, deer, and occasionally

CO-10
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mountain lions. Bird species include meadow larks, finches,
sparrows, turkey vultures, and predators such as owls, hawks,
and falcons. Wildlife populations are generally more numer-
ous in the steeper canyon areas which retain moisture and
provide protective cover. No rare or endangered species are
known to occur in the various foothill habitats.

Topography strongly affects the use of land and natural
features. It influences the formation of soil types and the possi-
bility for soil erosion. It guides the location of plant and animal
communities, and directs the location and rate of surface water
run-off. Moreover, slopes have been a controlling influence in
the shaping of Pismo Beach as a city. Steep slopes have tradi-
tionally constrained urban development, and city policies have
prohibited development on slopes over 30% in all areas except
Pismo Heights. Disturbance of the hillsides and natural drain-
age patterns, and removal of vegetation can result in slope

instability, land slides, and increased erosion. Siltation caused
by slope disturbance may lower downstream water quality.

Policies

Related policies include:

Land Use Element LU-N-10  Open Space
Land Use Element LU-A-2  Upper Slopes and Hillsides
Land Use Element LU-A-8  Open Space
Land Use Element LU-B-2 Open Space

CO-8 Regional Open Space
The City, in cooperation with San Luis Obispo County,
the State of California, private foundations and private

interests, shall work to create a coastal foothill open
space area as concepfually shown in Figure CO-1. This

under 400'
400'-600’
600"-800'
over 800"

| City Boundary

& Open Space Area
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open space area shall for all time preserve the ocean Heights facing U.S. 101, shall be designated as perma-

facing slopes overlooking U.S. 101 as an undeveloped nent open space (Policy CO-8). Development standards
natural area and as a scenic backdrop to the city of for parcels which extend above the 200 ft. contours are
Pismo Beach and the Shell Beach area. (See Parks and as follows:
Recreation Element PR-13, Pismo Creek/Price Canyon a. The maximum permitted number of dwelling
Regional Park and Open Space.) units shall be calculated on the basis of the
To accomplish this purpose the city shall: amount of land up to the 250 ft. contour but
a. Support retention of the existing restrictive low shall exclude any such lands with on an exist-
development intensity land use and resource poli- ing natural slope greater than 30%.
cies of the county as they apply to these lands. b. No building pads or structures shall be permit-
b. Request that any development reviewed by the ted above the 200 ft. contour.
County be requested to locate building sites outside Until such time that properties in this area
the designated open space area. request annexation to Pismo Beach, the City
¢. Encourage and support efforts to acquire the area as shall request the County of San Luis Obispo to
permanent open space including; maintain the open areas ‘of the ocean-facing
e  County park funds slopes as described herein.
e  Creation of open space district ¢. A scenic or open space easement prohibiting
*  Developer financial coniributions any development above the 200 foot contour
*  Developer land dedications shall be required to be dedicated to the City as
*  Private donations and loans a condition of approval of any development
*  Stateand federal park funds below the 200 foot contour.
See related General Plan policies:
Crowth Management  GM8  Annexations CO-10Slopes Over 30%—Permanent Open Space
Parks, Rec & Access ~ PR-13 gism:ngﬁlx Price Canyon No buildings or grading shall be permitted on existing
Land Use Element LUN.20 P:g‘m Cxeck Price Cangon natural slopes over 30%. The areas over 30% shall be
Adobe retained as permanent public or private open space.

CO-9 Land Above 200 Foot Contour CO-11Development Regulations—Slopes
All the land above the 200 ff. contour line, in the ocean Under 30%

facing slopes of the coastal foothills northwest of Pismo Development in all foothill areas with slope under 30%
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shall comply with the following:

a. Frosion. A drainage and erosion control plan shall
be required prior to approval of discretionary
permits. Erosion control methods shall be imple-
mented and maintained during and after construc-
tion

b. Landscaping. After completion of construction and
before occupancy of the structure, landscaping
shall be installed per approved landscape plans.
Landscape plans shall include the following;:

¢ All cut and fill areas shall be revegetated pre-
dominantly with native species that require littie
water and blend with the natural landscape; and

¢ Landscaping and trees shall be planted to soften
and partially obscure structures from the view-
shed below. Attention shall also be given to
conserving the views from the development.

v Development approvals shall incorporate a
landscape management plan which shall include
a monitoring program.

c. Sensitive Habitats. Development in the coastal
foothills shall minimize removal of natural vegeta-
tion and shall preserve sensitive habitats. Develop-
ment adjacent to areas considered to have environ-
mentally sensitive habitat(s) shall be designed to
minimize impacts that could degrade the habitat.

d. Grading. Development shall be designed to mini-
mize grading and emphasize natural land forms.
Techniques shall include contour grading, use of
daylight cuts and fills, use of 3:1 and 4:1 slopes,

and generally limiting cuts and fills to no more than
15 ft. in height.

e. Views. Development shall be planned to take ad-
vantage of views of the ocean and surrounding
hills. Such views shall not only be from private
properties but also from the public streets and open
space systems.

CO-12Finger Canyon Preservation

It is essential to protect the finger canyons and their
specialized vegetation. No disturbance except foot-
paths, trails, seating, picnic areas, or approved road or
utility construction shall be permitted in these areas.
Any construction shall minimize grading and restore
the barranca to its natural appearance.

CO-130ak Tree Protection

Native species of oak (e.g. Quesrcus agrifolia, Quesrcus
lobata, Quercus chrysolepis) should be preserved within
the City of Pismo Beach, both as an aesthetic resource
benefiting the entire community and for their ecological
value. The following policies shall apply to protection
of oak trees when considering discretionary planning
permits:

a. Applicability

The following requirements shall apply to all native
oak species, except scrub oak (e.g. Quercus dumosa),
measuring at least 6 inches in circumference at 4.5 ft.
above natural grade.

Coastal Foothills
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b.

Management Plan Required

All applications for development on parcels which
contain oak trees which meet the criterion in "a."
shall include a proposed vegetation management
plan. This plan shall be prepared by a registered
arborist or landscape architect that is experienced
in cak tree preservation. The plan shall include the
following:

1. Asite plan showing the location of all existing
trees by diameter, species and location; groves
of oaks that will not be disturbed by the devel-
opment may be shown by location only.

2. Identification of all existing trees that are pro-
posed to be removed.

3. Identification of all existing trees that will have
proposed grading or construction which en-
croaches within the tree protection zone as
defined below.

4. Identification of the protective measures that
will be undertaken to avoid or reduce adverse
effects on existing trees during grading, con-
struction and following completion of the
development project.

5. A monitoring and reporting program to verify
compliance with the management plan.

Removal of Trees
Oak trees may be removed only under these condi-
tions:

1. Atreeis diseased and a registered arborist or
landscape architect experienced in oak tree

preservation has evaluated its condition and
determined that protective measures would no

longer be effective in reversing the decline of
the tree.

The location of a tree presents a clear hazard to
the public safety.

The location of a tree creates a demonstrably
severe hardship to logical or harmonious con-
figuration of the development for which no
alternative design solution is feasible. This
provision shall pertain to individual trees and
shall not be used as a basis to allow removal of
a grove of oak trees. Any tree removed for this
reason shall be replaced as specified in the
City's tree protection ordinance and standards.

d. Construction Adjacent to Trees

1.

A tree protection zone shall be established for
each tree that may be affected by the proposed
development. The extent of this zone shall be
calculated as one foot of radius for each inch of
trunk diameter (measured at 4.5 feet above
natural grade).

Disturbance of the natural grade of the earth
within the protection zone by grading, trench-
ing, compacting or filling should be avoided.
Such disturbances may be permitted only when
necessary for logical or harmonious develop-
ment and a registered arborist or landscape
architect determines that such activities will not
adversely affect the health and survival of the
tree.
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3. Special measures such as fencing shall be re-
quired for tree protection during construction.

4. Landscape plans shall not include irrigated
plantings within the tree protection zone.

e. Tree Protection Ordinance and Standards

To implement the details of this policy, the City
shall prepare an oak tree protection ordinance and
accompanying standards and guidelines for protec-
tion of oak trees.

Design Element D-12 Special Tree Preservation

Land Use Element LU-P-5 Development Guidelines
(Paragraph e)

Land Use Element LU-N-5  Oak Trees

Land Use Element LU-Q-3 Minimize Impact on Foothills

CO-14 Riparian Habitat

Riparian habitat is the environment associated with
lands adjacent to freshwater sources—perennial and
intermittent streams, estuaries, marshes, springs, seeps.
The habitat is characterized by plant and animal com-
munities that require high soil moisture in excess of
that available from precipitation. Among the major
plants associated with riparian habitat in the Pismo
Beach area are sycamore, cottonwood, willow and
occasionally oak. Large riparian areas occur along the
banks of Pismo Creek, Meadow Creek, and Pismo
Marsh, although smaller areas can be found in the
planning area.

It is the policy of the City to preserve riparian habitat
under the following conditions:

. As part of discretionary planning permits, a

biotic resources management plan shall be
required.

. The biotic resources management plan shall

include standards for project development
which will avoid habitat disturbance.

. The standards specified in the biotic resource

management plan shall be utilized to determine
the extent of development. The minimum
standards that may be specified in the biotic
plan for the preservation of habitat shall in-
clude:

Preservation of groupings of trees in which at least
ten trees with a minimum six-inch diameter (mea-
sured four and one half feet above natural grade) will
be preserved.

Plants may be removed from the habitat areas if
diseased or if they present a hazard to public safety.
Such conditions must be certified by a professional
horticulturist or a certified landscape architect. Plants
removed for these reasons must be replaced with at
least four minimum 15 gallon specimens of each
species.

No significant disruption of riparian vegetation will
be permitted. In addition, a minimum riparian buffer
area shall be identified for each riparian habitat area
at the time of development review. Except as speci-
fied in Policy CO-21 for Pismo Creek and Policy CO-
23 for Pismo Marsh, the minimum width of the buffer
area shall be as identified by the biotic resources
management plan and generally not less than 25 feet.
Development standards for the minor riparian habitat
areas and their respective buffer areas shall be the
same as provided in Policy CO-21 with respect to
kinds and locations of allowable uses.

Pacific Ocean, Beach and Coastal Cliffs
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Pacific Ocean, Beach
and Coastal CIliffs ee principie -6

Background

The Pacific Ocean is the most significant single natural
resource and open space for Pismo Beach. It provides a number
of unique opportunities. It is valued for its scenic beauty. The
community’s lineal physical form and related circulation pat-
terns reflect the residents’ strong desire to be as close as pos-
sible to the water. Historically, the community’s economic basis
was the ocean, and today the city’s major economic and em-
ployment source -visitor service- still depends on the ocean.
The coast is also Pismo Beach’s most vulnerable complex of
natural resources due to the intensity and types of uses to
which it is subjected. The city’s shoreline can be divided into
four tidal zones as described as follows.

1. Southern Beach Community

The beach from the southern city limits to approximately
three miles north is predominantly under the ownership of the
State of California, controlled by the state Department of Parks
and Recreation and managed by Pismo Beach. The beach is
used for both passive and active recreational and educational
purposes.

At the southern end of the city are sand dues that are
considered part of the coastal strand community, which is
composed mainly of beach and primary dunes. Since the plant
life must adapt to constantly shifting sand conditions created

by the winds, plants that are low growing and often succulent
are typical of the plant community. They have the ability to
bind sand into small stabilized hills, usuaily only a few feet
high.

2. Northern Rocky Beach Areas

The rocky beach areas, cliffs and rocky points extend from
northwest of the pier to the northern city limits. The dliffs
northwest of the pier are fronted by sandy beach and are
eroding from wave activity during storms, drainage from the
cliff tops, and related development activities.

Proceeding northerly from the Dinosaur Caves area to the
Sunset Palisades area and including Shell Beach, are marine
terraces. These are actually old wave-cut platforms that have
been uplifted. Beaches in this area have been formed by sand
being deposited on top of the wave-cut platforms by the ocean
currents. The more resistant rock that has withstood the effects
of the waves also remains.

The Dinosaur Caves area and the surrounding islet, con-
tain roosting areas for the endangered brown pelican, seal
haul-out areas, resident and migrating shorebird feeding areas,
and significant habitat for marine organisms.

In the Shell Beach area, a sand, small rock and cobble
beach occurs at the base of the cliffs. Offshore are rocks, islets,
and reefs. This area contains abundant marine life and is an
important habitat area.

These coastline characteristics occur up to the South
Palisades area, where narrow intermittent sandy pocket
beaches with flat offshore rock reefs occur. The rocky points
and reefs along the Sunset Palisades area is a particularly
valuabie habitat for shorebirds, invertebrates and vertebrates.

Potential conflicts exist between recreational use of the
rocky beach area and the wildlife. Habitat preservation is of
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primary importance for the rocky islets and reefs in the Dino-
saur Caves area, some of the coastline along Shell Beach, and
the coastline in the Sunset Palisades area north of Florin Circle.

3. Intertidal Zone

The intertidal zone lies between the high tide and low tide
lines. It is covered and uncovered by water twice each day. In
the Pismo Beach area, the intertidal zone is characterized
generally by semi sheltered coast and open bays where the
force of the surf is somewhat dissipated before it can crush the
more fragile life forms.

Within the boundaries of Pismo Beach, the intertidal zone

-is owned by the State Lands Commission, which has jurisdic-
tion over all matters concerning the area’s wildlife popula-
tions, most notably the populations of the Pismo clam. A
variety of bird species also feed in the intertidal zone.

The intertidal zone in the southern half of Pismo Beach is
a most valuable recreational resource area. During low tides, it
was in the past used intensively by clammers. Under the
protection of the state Department of Parks, the Pismo clam
has again begun to be found in the intertidal zone. Due to the
return to this region of the sea otter, there is only a limited
possibility that the clam beds will ever be re-established in the
size that once existed.

At high tides, this zone is popular for surf fishing. At all
times, the intertidal area is a popular spot for bird-watching,
pleasure walking, and jogging. It is characterized by a rockless
substrate, fine sand, and an unusually hard surface caused by
constant heavy tidal action. In the northern half of the city, the
intertidal area is rocky near the shore. Its ground surface is
characterized by rocks and pebbles.

Some conflict exists between utilization of the rocky
intertidal zone for recreational uses, and preservation of the

natural resources. Currently, it appears that the resources are
not in jeopardy because the more sensitive intertidal areas are
located where public access is limited.

4, Subtidal Zone

The subtidal zone lies between the mean-lower low tide
line and the point at which the ocean reaches a depth of 100
feet. At present the subtidal land between the mean high tide
line and the three mile limit which marks the boundary of
federal waters is under the jurisdiction of the State Lands
Commission.

The subtidal zone within the area of Pismo State Beach is
characterized by a sand or mud bottom and is relatively level.
The sea otter is an inhabitant of this area. This once endan-
gered animal has recovered under federal, state and local
protection.

In the northern half of the city, the subtidal area is rocky
near the shore. In this location are kelp beds, which are recog-
nized for their prime habitat value. Although the subtidal zone
is beyond city jurisdiction from a legal standpoint, the city
nevertheless has an indirect responsibility for activities that
affect the natural resources of the area.

Among the mammals identified offshore in the subtidal
area are the endangered gray whale, the humpback whale,
sperm whale, Pacific right whale, fin whale, North Pacific pilot
whale, dall porpoise and Pacific whitesided dolphins.

If the federal government leases offshore land on the
outer continental shelf, the potential exists for conflict between
the resource values of the subtidal zone and exploratory or
permanent oil drilling operations. Tidal and current action in
the vicinity of Pismo Beach would rapidly carry spilled crude
oil towards the shore, thus jeopardizing both recruitment clam
stocks and inhabitants of the lower intertidal levels. Accidental
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tanker spills from an offshore tanker terminal sited in this area
could also have similar adverse impacts. An additional poten-
tial impact of oil spills from offshore activity would be the
degradation, at least temporarily, of the recreational value of
the higher subtidal zones.

Policies

CO-150cean Shore - Principal Open
Space Resource

The ocean shore is, and shall continue to be, the prin-
ciple open space feature of Pismo Beach. Ocean front
land shall be used for open space, recreation and
related uses where feasible and where such uses do not
deteriorate the natural resource.

CO-16Drilling, Filling, Dredging, Diking

The drilling, filling, diking or dredging of open coastal
waters shall be prohibited, except as may be specifi-
cally permitted as part of beach restoration, pier main-
tenance, utility pipes and cables, or wetlands restora-
tion.

CO-17Man-made Changes

Shoreline structures, including piers, breakwaters,
channel dredges, pipelines, outfalls and similar struc-
tures shall be sited to avoid significant rocky points
and intertidal and subtidal areas. The design and
consfruction of revetment devices and other shoreline
structures shall be prepared by qualified engineers in

accordance with city standards which will avoid or
minimize disturbance of sensitive coastal ecological
resources. See Policies S-3 and 5-6 in the Safety Ele-
ment regarding standards for shoreline protection
structures.

CO-18Beach Access

Due to public safety and habitat protection consider-
ations, the construction of vertical accessways to the
ocean along the rocky coast area shall be limited to
those areas with sandy beaches. Prior to any approval
for new access to the shoreline, the request shall first be
evaluated in terms of protection of sensitive shoreline
resources and safety. (See Park and Recreation Ele-
ment, Access Component.)

CO-190il

Offshore drilling or other activities which may en-
danger the ecological resources of the coast shall be
prohibited within the city boundaries which extend
outward into the ocean for three miles. These activities
shall also be discouraged in nearby off-shore areas
beyond the city’s boundaries.

CO-20Clam Beds

The clam bed preserves within the City of Pismo Beach
shall be protected.

CO-18
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Pismo Creek/Price Canyon

{See Principle P-6)

Background

Pismo Creek, an intermittent stream 5.5 miles in length,
originates near the Community of Edna in the San Luis Valley.
The creek flows southerly via Price Canyon, bisects the city
and empties into the ocean south of the downtown area. The
actual creek bed, which is dry most of the year, is approxi-
mately 5 feet deep and 10 to 12 feet wide. The bottom is gravel
and sand-silt with some boulders in the slow moving portions
of the stream. At high tide, salt water flows into Pismo Creek
for nearly a half mile upstream. During low tide, a sand bar
separates the mouth of the creek from the ocean, creating a
small lagoon.

Fish surveys in the 1970s determined that the creek con-
tains species found in both marine and fresh water habitats.
Species included rainbow trout, speckled dace, prickly scuplin,
threespined stickleback, and brown bullhead. The tidewater
goby, starry flounder, jacksmelt, and white surfperch were
found to inhabit the estuary at the mouth of the creek. Other
than resident and migratory waterfowl, little wildlife inhabits
the creekside area south of Highway 101, due to its developed
character. North of the highway, various terrestrial and bird
species may be found, including deer, raccoons, opossums,
rodents, reptiles and amphibians.

At Price Canyon, the stream bed is well shaded by sy-
camores, oaks, willows, nettles and poison hemlock. Steep
hillsides of chaparral and oak woodland slope down to the
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lush vegetation growing along the edges of the creek. Some of
the vegetation has been cut back in the area of the city’s sew-
age treatment plant. The creek’s south bank, from west of the
railroad and U.S. Highway 101 crossing to the mouth of the
creek, has been graded. Although no rare or endangered
species, with the exception of the steelhead trout, have been
observed, the existing riparian habitat and estuary conditions
make the creek a valuable wildlife habitat. In order to accom-
modate the trout, a fish ladder has been constructed south of
the concrete railroad bridge crossing.

Although the city owns small pockets of the creek and
adjoining land, most of the creek and Price Canyon is under
private ownership and therefore is subject to development
pressure. Within the city limits, the creek’s alignment has been
altered by railroad and freeway construction. Over a period of
time nature has also changed the creek’s alignment. Impacts to
the creek have been loss of habitat, pollution and siltation.
Additionally, what was once solid ground has been eroded.
Property may be subject to inundation during severe storms.
The result has been additional berming, flood control improve-
ments, and some channeling of the creek.

Price Canyon lies between the 101 Freeway and Highway
227, a distance of 4.5 miles. The valley varies in width between
200 - 2000 ft. It is edged on both sides by hills rising to 500 -
600 ft. in elevation. Within the city limits the southern part of
the valley is developed with the PG&E facility and housing.
The northern portion is undeveloped. Outside the city limits
the entire valley is undeveloped except for an extensive oil
well facility near the intersection of Price Canyon Road with
Highway 227.

Policies

C0-21 Pismo Creek Protection

Pismo Creek shall be retained in its natural state and
protected from significant alterations. The following
measures shall be employed to accomplish this intent:

a. Streamside Protection Zone —There shall be a
minimum streamside protection zone to conserve
the environmentally sensitive habitats of the creek.
This buffer zone shall be measured from the outer
edge of the riparian vegetation or, where there is no
riparian vegetation, from the top of the creek bank.
The minimum width of the buffer shall be as fol-
lows:

West Bank 100 feet/Cypress northward to City
limits

25 feet/Cypress to the ocean

100 feet/U.S. 101 northward to City
limits

50 feet/U.S. 101 to Dolliver Street
25 feet/Dolliver to the ocean

A lesser buffer may be permitted if: 1) the mini-
mum widths set forth above would render a parcel
inaccessible or unusable for the purpose designated
in the land-use plan; or 2) there is a showing by an
applicant through the resource assessment study
identified in item "h" that a lesser buffer will not
result in loss of, or adverse effects on, streamside
vegetation or the biotic quality of the stream. Alter-

East Bank
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native mitigations shall be required where lesser
buffers are authorized. No new construction or
vegetation removal, except for normal mainte-
nance, shall be allowed in the buffer zone with the
exception of public roadways or bridges identified
in the Circulation Element, paths, trails, fences,
flood control structures, and other similar struc-
tures deemed not to adversely affect the creek.

Open Space—The sandpit and channel where
Pismo Creek enters the ocean and those portions of
parcels located within the creek channel shall
remain as open space and no structures or fill shall
be permitted thereon.

Conservation Dedication—Any new development
shall be required to dedicate as a condition of any
discretionary approval, an easement for the protec-
tion of the streamside area consisting of 25 feet or
more from the top of the creek bank. In addition,
new development shall provide access amenities

adjacent to the creek for the city to use as a greenbelt
and/or recreation corridor.

Structures in the Stream Corridor—No structures
shall be located within the stream corridor except:
dams; structures necessary for flood control pur-
poses; bridges, when supports can be located outside
of critical habitat; a public pathway and pipelines,
when no alternative route is feasible.

Limitations on Development—Ali development,
including dredging, filling and grading, within the
stream corridor shall be limited to activities neces-
sary for flood control purposes, bridge construction,
water supply projects, or laying of pipelines, when
no alternative route is feasible. When such activities
require removal of riparian plant species, revegeta-
tion with local native plants shall be required. Minor
clearing of vegetation shall be permitted for hiking
and equestrian trails, bike trails, view points, etc.
Minimize Impacts—All permitted construction and
grading within stream corridors shall be carried out
in such a manner as to minimize impacts from in-
creased runoff, sedimentation, biochemical degrada-
tion, or thermal pollution.

Channeling—No concrete channeling or other major
creek alteration shall be permitted, unless no viable
alternative exists.

Resource Protection Plan-A Resource Assessment
and Protection Plan shall be required and approved
concurrent with city action on projects located on

Pismo Creek
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Figure CO-2 parcels which have a portion within the streamside
Price Canyon Study Area protection zone. The plan shall include appropri-
ate measures to protect the creeks biological and
visual aspects.

i

22 Price Canyon Open Space and Study Area

e

Any development in Price Canyon and the surround-
ing hills shall emphasize the open space aspects of the
Price Canyon corridor. Preferred views from Price
Canyon Road shall be of open space rather than devel-
opment.

Pismo Beach, in cooperation with San Luis Obispo
County and affected property owners, shall prepare a
visual and open space study for the Price Canyon
corridor as illustrated in Figure CO-2. This plan shall
focus on retaining the corridor as a scenic entrance to
Pismo Beach and an open space corridor separating
Pismo Beach from the Route 227 corridor. See related

policies:
Circulation Element C3 Price Canyon Road
Conservation Element CO-8 Regional Open Space/Park
Design Element D-12 Special Tree Preservation
Land Use LUR Sections 1 through 10

Pismo Beach City Limits, 1991

=== Pismo Beach Extended Planning Area ‘

|/
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Pismo Marsh

Background

Pismo Marsh, also known as Pismo Lake Ecological Pre-
serve, is primarily a fresh water marsh with associated ripar-
ian habitat. However, an unusual area of salt marsh vegetation
exists in the southwest portion of the preserve. The elevation
of the preserve ranges from near sea level to approximately 32
feet. The 54 acre marsh is entirely within the Pismo Beach city
limits and is presently under the ownership and management
of the California Department of Fish and Game. The
preserve’s management does not presently allow any interpre-
tive, educational or passive recreational access to the marsh.
Since the preserve is completely surrounded by privately
owned land within both Pismo Beach and Grover City limits,
the state has no authority over adjacent land uses.

The marsh’s configuration has changed over the years. Its
original water source, Pismo Creek, no longer feeds it.
Meadow Creek, with a drainage basin of over 3800 acres, is
now the primary source of water. Although the marsh is not
entirely natural, it is an extremely valuable resource. The
diverse plant communities provide excellent habitat for a wide
range of wildlife species. The California Department of Fish
and Game has estimated that as many as 59 species of birds, 24
species of mammals and four species of reptiles and amphib-
ians may be found in the relatively undisturbed lake habitats.
Therefore, it plays an extremely important role as habitat for a
wide variety of wildlife. It also provides a vital link in the
Pacific Flyway used by numerous species of migratory birds.

Development has occurred nearby and contiguous to the

marsh resulting in direct impacts to the marsh. Increased
runoff, erosion, sedimentation and disturbance to the habitat
areas have occurred. The most damaging to the preserve is
increased sedimentation. This decreases open water areas and
circulation necessary to support marsh vegetation and migra-
tory birds. Pesticides and other toxic substances, nutrient-
laden agricultural runoff, and urban wastewater could also
constitute problems in maintaining water quality and wildlife
habitat. Commercial and residential developments adjacent to
the marsh have turned their backs to it rather than recognize it
as an important visual and open space asset.

Policies

C0-23 Marsh Protection Program (Buffer Zone)

Pismo Marsh shall be retained in its natural state and
protected from significant alteration. The City shall
encourage the development of a resource protection
program for Pismo Marsh in coordination with the
state Department of Fish and Game and Grover City.
As a protection mechanism, the City shall require a 100
foot buffer between the environmentally sensitive
areas and new development. All buffers shall be
measured from the landward most edge of the riparian
vegetation or where there is no riparian vegetation,
from the top of the marsh bank. Within the buffer, no
structures, diking, filling, or dredging shall be permit-
ted below the 45’ contour, except structures required
for flood control or the protection of public health and
safety. Lesser buffers may be permitted if the mini-
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mum marsh buffer standards set forth above cannot be
achieved because the small size or irregular shape of
the existing parcels proposed to be developed would
render such parcels inaccessible or unusable for the
purposes for which they are designated in the City's
certified Local Coastal Plan. Reductions in the pro-
posed minimum marsh buffer standards shall be based
upon the criteria for establishing buffer areas contained
in “Statewide Interpretive Guidelines for Wetland and
Other Wet Environmentally Sensitive Habitat Areas”
adopted by the State Coastal Commission on February
4, 1981. These criteria include:

1. Susceptibility of the parcel to erosion;

2. Use of natural topographic features to locate devel-
opment;

3. Use of existing cultural features to locate buffer
Zones;

4. Lot configuration and location of existing develop-
ment; and

5. Type and scale of development proposed. Any
reduction in the minimum buffer width shall
include alternative mitigations (such as planting of
appropriate vegetation or design modifications) to
alleviate potential impacts stemming from the
reduced buffer width (such as increased noise, light
or sedimentation) to protect adjacent riparian
vegetation and creek channels. Development al-
lowed in the buffer areas shall be limited to access
paths, fences necessary to protect habitat areas, and
similar uses which have either beneficial effects on
wildlife or no significant adverse effects. No prin-
cipal structures (whether attached or detached)
shall be permitted.

C0-24 Visual and Interpretive Access

The unique ecological system of Pismo Marsh needs to
be made available to the community as a whole. Since
protection of the habitat is the primary concern of the
Department of Fish and Game, physical access to the
preserve has generally been prohibited by the state.
Therefore it is essential to make the marsh available
visually. Private developments adjacent to the marsh
shall use it as a key visual and open space feature of
the development. Pedestrian spaces shall be oriented to

CO-24
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the marsh and view corridors to the marsh provided.
Additionally the state Department of Fish and Game,
in cooperation with Pismo Beach and Grover City,
shall be encouraged to develop the potential of Pismo
Marsh as an educational and passive recreational
resource.

C0-25 Development Adjacent to the Marsh Buffer

New development adjacent to the marsh, but above the
45 ft. contour, shall be limited to compatible uses that
will not result in adverse impacts such as additional
sediment, runoff, and other disturbances.

C0-26 Watershed Protection

Runoff from any new development projects within the
Meadow Creek watershed, which drains to the marsh,
shall be evaluated with a hydrology report to deter-
mine if its runoff exceeds the existing volume rate of
flow or suspended solids content. Existing rates should
not be exceeded unless restoration plans are devel-
oped. The utilization of permeable ground materials to
the greatest extent possible is encouraged as one
method of limiting increased runoff. Erosion control
measures, such as distillation basins and energy dissi-
paters, shall be incorporated within any grading plan
as necessary.

C0-27 Department of Fish and Game

The City shall consult with the California Department
of Fish and Game with regards to projects design and
mitigation measures when a private development
could potentially affect the marsh. See related policies:

Land Use Element
Land Use Element

LU-M-2
LU-N-2

Route 101 Frontage
Pismo Marsh

Soils and Drainage

Background

Pismo Beach’s development patterns have been strongly
influenced by its physical geography.

Soil, the combination of weathered minerals and decaying
organic material, covers the earth in a thin layer. Soil is af-
fected by both natural and human actions. Urban development
often increases soil loss through removal of protective vegeta-
tion. Paved surfaces can create excessive runoff. Structures can
cause the surface and subsurface materials to become com-
pacted, thereby reducing permeability of the soil and decreas-
ing its saturation potential.

There are no prime soils or agricultural production within
the current city limits. Within the proposed sphere of influ-
ence there are two small areas of class I soils totalling 25 acres.

The runoff of surface water and the land’s drainage pat-
tern, also play important roles in soil erosion and in support-
ing various plant and animal communities. The principal
water features in Pismo Beach, Pismo Creek, Pismo Marsh,
and the Pacific Ocean have all been discussed within this
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chapter. Secondary features include the valleys of the coastal
foothills and their intermittent stream beds.

Policies

C0-28 Natural Drainage Channels
Drainage channels shall remain in a natural open space C0-31 Grading and Drainage Regulations

state with minimal or no use of concrete channels.
Dredging, filling and grading within stream corridors
shall be limited to activities necessary for flood control
purposes, bridge construction, water supply projects,
or laying of pipelines when no alternative route is
feasible. Revegetation and restoration of the natural
setting shall be required.

Alteration of existing drainage patterns shall be pro-
hibited unless special studies prove that the proposed
alteration will not cause any adverse impacts down-
stream or to other aspects of the environment. Prior to
approval of any new development, a detailed analysis
of surface water runoff patterns shall be undertaken to
determine storm drain needs and identify mitigations
for any with possible adverse environmental impacts.
No runoff that will negatively affect the Pismo Marsh
shall be permitted.

C0-29 Mining

Mineral resources of commercial value are not known
to exist within the city. Mining and removal of materi-
als (sand, gravel, and other minerals) for commercial
use shall be prohibited.

C0-30 Soil Conservation

City grading regulations shall require soil conservation
measures. Construction of structures or pathways on
easily erodible areas shall be prohibited unless appro-
priate compensatory measures are taken.

The following specific grading and drainage policies
shall be applicable to development and construction
projects. The city's grading ordinance shall be revised
to include these policies:

a. Development plans shall minimize cut and fill
operations, and any development requiring exten-
sive cut and fill may be denied if it is determined
that the development could be carried out with less
alteration to the natural terrain.

b. Development shall be designed to fit or comple-
ment the site topography, soils, geology, and any
other existing conditions and be oriented to mini-
mize to the extent of grading and other site prepa-
ration.

¢ Retaining walls should be of minimum height and
length. Earth colored materials shall be preferred.
Long, straight line retaining walls shall be prohib-
ited.

d. Finished grading shall avoid a manufactured
appearance by creating flowing contours of vary-
ing gradients generally not exceeding slopes of 4:1.
Sharp cuts, fills and long straight-line slopes of
uniform grade should be avoided.

CO-26
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Native vegetation shall be preserved to the maxi-
mum extent possible. (See Policy CO-13 regarding
oak trees.)

All measures for removing sediments and stabiliz-
ing slopes shall be in place by November 1 prior to
the beginning of the rainy season.

. Sediment basins shall be required in conjunction
‘with initial grading operations, and maintained
throughout the development process as necessary.
- All cut and fill slopes in a completed development
shall be stabilized immediately with planting of
native grasses and shrubs, or appropriate non-
native plants within accepted drought-tolerant
landscaping practices.

Surface runoff waters that will occur as a result of
development shall be conducted to storm drains or
suitable watercourses to prevent erosion.

Degradation of the water quality of the groundwa-
ter basins, streams, or wetlands shall not result
from development of a project. Pollutants such as
chemicals, fuels, lubricants, raw sewage, and other
harmful waste shall not be discharged into or along
side streams or wetlands during or after construc-
tion,

- A runoff control plan designed by a licensed engi-
neer qualified in hydrology and soil mechanics
shall be required for all development on slopes
greater than 10 percent to mitigate any increase in
peak runoff.

The runoff control plan, including supporting

calculations shall be subject to the review and
approval of the City Engineer prior to commence-
ment of construction. Such a plan shall include the
following provisions:

L. Runoff control shall be accomplished by mini-
mizing grading and utilizing nonstructural
techniques such as on-site percolation galleries.
Energy dissipating devices at the terminus of
outflow drains shall be required.

2. All permanent erosion control devices shall be
developed and installed prior to or concurrent
with any on-site grading activities.

3. Prior to the commencement of any grading
activity, the permittee shall submit a grading
schedule which indicates that grading shall be
completed within the permitted time stipulated
in Paragraph f and that any variation from the
schedule shall be promptly reported to the City
Engineer.

4. Prior to the issuance of a permit for develop-
ment, 2 detailed landscape plan indicating the
type, size, extent and location of plant materi-
als, the proposed irrigation system, and other
landscape features shall be submitted for ap-
proval. Drought tolerant, native plant materials
shall be utilized to the maximum extent fea-
sible.

All grading activities for roads, building pads,
utilities and the installation of erosion and sedi-
mentation control devices shall be prohibited
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within the period from November 1 to March 31 of
each year, except that the following grading activi-
ties may be permitted outside the above time
constraints:

1. Grading on slopes if they do not drain into an
environmentally sensitive habitat area.

2. Grading on slopes less than 10 percent, if the
amount of material to be graded does not
exceed 50 cubic yards.

All areas disturbed by grading shall be planted
with temporary or, in case of finished slopes,
permanent erosion retardant vegetation. Native
species shall be planted wherever feasible. Such
plantings shall be accomplished under a plan
prepared and submitted by a licensed landscape
architect and shall consist of seeding, mulching,
fertilization and irriga-

tion adequate to provide
90 percent coverage
within 90 days of the
time of planting. Plant-
ing shall be repeated if
the required level of
coverage is not estab-
lished within the time
period stipulated above.
This requirement shall
apply to all disturbed
soils, including stock-

piles, and to all building
pads and road cuts.
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ommunities should be planned with an eye
fo the effect made upon the human spirit of being
surrounded by beauty instead of ugliness.

Thomas Jefferson
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Background

The Design Element is an optional general plan topic
under the state planning law. In addition to analyzing broad
communitywide design features, the Element also is impor-
tant for state Scenic Highways and for protection of scenic
and visual qualities of the city as required by the Coastal Act
of 1976.

In a recently published guide to the nation’s most attrac-
tive and “livable” non urban counties, San Luis Obispo
County and the quality of its small town life is rated at the
top of the list.” Such a rating may not come as a surprise to
longtime county residents or to the newcomers who have
recently retreated to the area from the congestion of
California’s large cities. It is, however, an indication of the
national importance placed on the scenic, small-town quali-
ties of California’s Central Coast.

For both residents and visitors, the aesthetic encounter
with the landscape of the Central Coast is presented along
the corridors of the principal roadways, and is complemented
by the sense of scale and “fit” of the townscapes within this
rural environment. In the Pismo Beach area, the two scenic
corridors that interact both with the town and the natural
backdrop of open space are U.S. 101 and Price Canyon Road.

U.S. 101 sweeps westward from the inland valleys of the
coast range and reveals to the freeway traveller a splendid, if
brief, view of the coastline—a view the roadway has with-
held from the traveler for many miles, the only ocean view
between the Golden Gate Bridge and Gaviota, a distance of
310 miles.

This highway is commonly known as “El Camino Real”.

" The Rating Guide to Life in America’s Small Cities, G.S. Seott Thomas, 1990

It is one of the major scenic highways in the United States; the
scenic qualities are among the best in the world. The highway
dominates the City of Pismo Beach, and it is precisely the
spectacular qualities of the U.S. 101 corridor along the central
spine of the community that gives the city a special identity
and defines its sense of place. The scenic views provided are
the Pacific Ocean and shoreline on one side, the Santa Lucia
Range (Pismo Hills) on the other, plus the corridor view of the
highway itself. It is estimated that 55,000 cars per day travelled
this route in 1990.

Price Canyon Road winds through an opening in the
Santa Lucia mountains and presents the city of Pismo Beach
and the ocean as its final destination. It is a scenic entrance to
the city and is one of the best examples of a rural scenic road in
the county.

The sensitive management of the Pismo Beach landscape
is the focus of the Design Element: the preservation of the
steep mountain backdrop that forms the abrupt east wall of
the U.S. 101 corridor; the rural transition along Price Canyon
from the more developed San Luis Obispo valley area to the
town and the coast; the openness of the viewlines and the
framing of those views; the attention to the details of the built
environment, and, of course, the ocean.

The Design Element sets policies for the city under the
following topics:

Building and Site Design Signs

Colors Special Design Studies
Historic Buildings Streets

Landscaping Utilities

Lighting View Corridors

Scenic Highways
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Principles

p-7

Visual Quality is Important

The visual quaiity of the city’s environment shall be
preserved and enhanced for the aesthetic enjoy-
ment of both residents and visitors and the eco-
nomic well-being of the community. Development
of neighborhoods, streets and individual properties
should be pleasing to the eye, rich in variety, and
harmonious with existing development. The feeling
of being near the sea should be emphasized even
when it is not visible. Designs reflective of a tradi-
tional California seaside community should be
encouraged.

Policies

Building and Site Design Policies

Creadtive Site Planning

In order to allow for creative site planning, the city
Zoning Ordinance may allow modification of all di-
mensional requirements except for density and size of
parking spaces. Minimum access standards for emer-
gency vehicles shall be maintained at all times. Within
particular specific plan areas, all dimensional require-
ments may be modified. Specific criteria and findings

shall be developed for when these modifications would,

be permitted. See related policy:

Land Use Element LU-H4 Residential Guidelines

D-2 Building and Site Design Criteria

a.

Small Scale

New development should be designed to reflect
the small scale image of the city rather than create
large monolithic buildings. Apartment, condo-
minium and hotel buildings should preferably be
contained in several smaller massed buildings
rather than one large building. Building mass and
building surfaces such as roofs and exterior walls
shall be highly articulated to maintain a rich visual
texture and an intimate building scale.

Maximum height, setback, and site coverage stan-
dards to achieve the desired small scale character
will be regulated by City ordinance. Except where
specified otherwise by this Plan or further limited
by the implementing ordinance, the maximum
height standard for new buildings shall not be
more than 25 feet above existing natural grade in
Neighborhood Planning Areas A through J, and Q;
and not more than 35 feet above existing natural
grade in the remaining portions of the Coastal
Zone.

Entrances

To residential buildings, to individual dwelling
units within the building, and to commercial struc-
tures should be readily identifiable from the street,
parking area, or semipublic areas and designed to
be of a pedestrian scale.

Views

Views to the ocean, creeks, marsh, and surround-
ing hills should be preserved and enhanced when-

D-4
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ever possible. The feeling of being near the sea
should be emphasized, even when it is not visible.

d. All Facades

Architectural features shall be consistent through-
out a development, even when a portion of the
development is hidden from public view.

e. Walls

Project perimeter walls should complement sur-
rounding architecture and neighborhood environ-
ment and should avoid monotony by utilizing
elements of horizontal and vertical articulation.

f. Driveway Widths

Driveway widths shall be kept narrow in order to
retain a pedestrian street scale. Minimum and
maximum driveway widths shall be as set forth in
Table D-1.

When redevelopment or rehabilitation occurs,
existing driveways shall be modified or eliminated
to conform to these standards. See also:

Circulation Element  C-14 Parking
Table D-1
Minimum & Maximum Two-Way Traffic Driveway Width
Number of Parking
Spaces Accessed Minimum Maximum
By Driveway Width Width
2-8 12°-0° 16"-0"
9-14 16 -0° 18" -0"
15+ 18" - 0" 24" -0
*May be Increased to 30' for large commercial shopping complexes.

g. Support Structures

The city shall establish guidelines for architectural
review of the appearance of support structures
allowable for homes jutting over steep slopes.

D-3 Subdivision Design Criteria
a. Pedestrian Paths

Pedestrian paths that connect to the public pedes-
trian systems shall be required in all developments
and clearly delineated with signage compatible
with surrounding development.

b. Views Through the Site

Projects should be designed to preserve some of
the significant views enjoyed by residents of
nearby properties which could be blocked by the
project. Especially on larger sites, portions of these
views can be preserved by clustering the buildings
or creating new public view points.

¢. One Story/Two Story

In subdivisions care should be exercised in how
one story and two story houses are related. For
example, developers should not build single story
houses on every other lot to be later in-filled with
two story houses.

d. New Residential Tracts

In new residential tracts, developers should be
encouraged to sell a scattering of lots to individual
builders to provide more variety in the develop-
ment. The City may require such conditions as part

Building and Site Design Criteria
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of a Specific Plan or a tentative map approval.

e. Hillside Subdivisions and Related Roads
Subdivisions in hillside areas shall be designed
subject to the following criteria:

v compatibility with the natural terrain

¢ minimizing highly visible road cuts

v preservation of existing natural features, such as
trees, native vegetation, ridgelines, and drainage
courses

¢’ minimizing grading and alterations of natural
landforms

See related policies:
Circulation Element C-13
Land Use Element LU-5
Land Use Element LU-1-2

Pedestrian Circulation
Commercial Land Use
Hotel Site Development

Conditions
Land Use Element LU-N-1 Architectural Review
Land Use Element LU-N-12  Commercial Site (James Way
and Oak Park Boulevard)
Land Use Element LU-P-5 Development Guidelines
Land Use Element LU-Q Freeway Foothills
Land Use Element LU-R Price Canyon Area

MultiFamily Residential Design Criteria

The city shall develop specific design guidelines for
multifamily residential projects. The objective of such
guidelines is to ensure that the residential streetscape
is animated by the presence of dwellings and pedes-
trian activity, and does not become a lifeless procession
of blank walls, parking lots, parking garages, drive-
ways and garage doors. The goal is a pedestrian-

friendly environment that diminishes the impact of the
automobile.

Criteria and direction for these guidelines shall be as
follows:

a. Unit's Relation to Street

Generally the street frontage should consist of
residential units with windows, doors, balconies
and porches facing and in reasonably close proxim-
ity 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, active
street environment and also increases street safety
with “eyes” on the street. Whenever possible street
level frontage should consist of residential units
rather than parking lots or parking structures.

b. Architectural Elements

Architectural elements such as porches, bay win-
dows, balconies, entrances and windows all signal
human habitation and are essential ingredients in
creating street-level interest and human scale and
shall be required in new developments on all
stories.

¢. Building Articulation

Building surfaces shall be articulated by creating
changes in plane or height or shape to break down
the bulk and scale of larger building masses and
create a respectful transition between the existing
neighborhood context and the new structure.
Offsets should be meaningful in relation to the size

D-6
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of the building and shall normally not be less than
2 feet.

Street facades limited to two stories shall be re-
quired where such a limit reinforces the existing
neighborhood character. Upper stories, when
allowed, should be set back from the front facade
of the lower story.

. Utilities

Utilities such as gas meters, electrical meters and
panels, fire control panels, telephone, CATV pan-
els, and similar devices shall normally be screened
from conspicuous public view in a manner which
does not conflict with city and safety regulations.

Mechanical equipment, tanks, ducts, elevator
enclosures, cooling towers, or mechanical ventila-
tors shall be contained within an enclosed pent-
house or other portion of a building having walls
and roofs with construction and appearance similar
to the main building.

Trash Areas

Trash areas shall normally be screened from public
view on all sides by a six-foot solid wall or fence
and shall normally not be located in the front yard.
A chain link fence with slats does not qualify as a
solid fence. Trash areas shall be surrounded by
complementary landscaping. See related policies:

Land Use Element
Land Use Element

LU-H-4
LU-N-1

Residential Guidelines
Architectural Review

Colors Policies

Utilities and Fences

Utility structures such as water tanks and poles and
safety fences such as chain link shall be painted dark
earth tone colors with a light reflective value of less
than 40% in order to blend into the landscape. White,
blue, green and similar colors often chosen shall not be
used. The City shall request the oil company in Avila
to paint the large oil storage tanks a more appropriate
color. Related policies:

Land Use Element LU-G-6 School Landscape and Fence
Land Use Element LU-M-7 Water Treatment Plant
Land Use Element LU-P-7 Water Tanks

Hillside Development

Development on the hillsides should be visually subor-
dinated to the hills. Colors used on buildings and
structures shall be dark natural colors with a light
reflective value of less than 40%. Light colors such as
white, cream and blue shall not be allowed nor shall
the lighter or more brilliant colors of red fired clay tile,
brightly colored glazed tile or metal be used for roofs.
Development shall also be screened to the extent pos-
sible from freeway views through the use of trees and
landscaping. See related policy:

Land Use Element LU-Q-3 Minimize Impact on Foothills

Colors Policies - Historic Buildings Policies




Historic Buildings Policies

Buildings of Historic, Architectural or

“Cultural Interest

Buildings of historic, architectural or cultural interest
add to the ambiance of the city and should be honored,
restored, preserved and emphasized. Such structures
are generally found in downtown and Shell Beach and
include commercial buildings, older motels and cot-
tages and residential structures. (See related Principle
and policy:

Land Use Element  Principle-16 Historic Ambiance

Park and Recreation PR-21 John Michael Price

Survey of Buildings

The City shall undertake a survey of buildings of
historic, architectural or cultural interest and adopt
appropriate programs for recognition and preservation
of such structures as local landmarks.

Landscaping Policies

- Street Trees

The City shall review and amend, as appropriate, its
comprehensive street tree planting program. Whenever
feasible, street trees shall be located adjacent to the
curb with the sidewalk between the trees and the
buildings. This provides a pedestrian scale to the street
and creates a psychologically safe and pleasant walk-

D-10

ing area. Specific areas in the city that need street trees
include:

Land Use Element LU-L-5 Trees

Land Use Element LU-N-11 Pacific Coast Plaza
Shopping Center

Land Use Element LU-N-16 Trees

Street trees shall generally be required every 35-50 ft. per
street side. Trees shall be relatively mature, 24 inch box
minimum. See policies:

Circulation Element C-13 Pedestrian Circulation

Parking Lots and Large Asphalt Arecas

Parking lots and large asphalt areas such as gas stations
shall be extensively landscaped with trees in order to
remove the harsh visual impact and create a more
friendly pedestrian oriented scale. The City shall de-
velop incentives to encourage the owners of large pre-
existing parking lots and asphalt areas to install exten-
sive landscaping. Such incentives could include design
advice or assistance, certificate or awards, public recog-
nition, or assistance from various nonprofit organiza-
tions. Examples include:

Circulation Element  C-14 Parking

Land Use Element LU-G-6 School Landscape
and Fences

Land Use Element LU-L-5 Trees

Land Use Element LU-M-2 Route 101 Frontage

Land Use Element LU-N-11  Pacific Coast Plaza
Shopping Center

Land Use Element LU-04 PG&E Lands

D-8
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Large Buildings
Large public and private buildings and structures shall
be heavily landscaped with trees and shrubs to break

up the massive scale and create a more friendly pedes-
trian-oriented environment. Examples include:

Land Use Element LU-G-6 School Landscape and
Fences

Land Use Element LU-M-7 City Water Treatment Plant

Land Use Element LU-P-7 Water Tanks

Special Tree Preservation

A number of special and important trees or tree group-
ings exist within Pismo Beach and these trees should
be preserved. Examples include:

a. Oak Trees

Land Use Element LU-N-5 Oak Trees
b. Monterey Pines and Monterey Cypress

Land Use Element LU-F-7 Tree Preservation
¢. Eucalyptus Trees

Conservation Element CO-7 Butterfly Habitat
d. Monkey Trees

Land Use Element 275 San Luis Street
e. Sycamores

Conservation Element CO-22 Price Canyon

Freeway Landscaping

The 101 Freeway cut and fill banks and median strips
should be landscaped. The city shall develop jointly
with CALTRANS a landscaping design and implemen-

D-14

D-15

tation program for these areas. Problem areas in-

clude:
Land Use Element LU-A Sunset Palisades
Land Use Element LU-C North Spyglass
Land Use Element LU-F Terrace Avenue
See also:
Circulation Element Cc2 Freeway U.S. 101

Public Facilities

Public facilities and utilities should be attractively
landscaped. Specific examples include:
Land Use Element LU-M-7 City Water Treatment Plant

Front Yards and Street Rights of Way

Street rights-of-way outside the curb line 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. Examples include:

Circulation Element  C-14 Parking
Land Use Element LU-H-7 Street and Front Yard Paving
Land Use Element LU-J-8 Street and Front Yard Paving

Tree Maintenance

A Landscaping Program for each new subdivision and
commercial development shall be required. The pro-
gram shall include the maintenance of mature trees
and conditions for their removal. The City shall require
adherence to good landscaping practice; that is, con-
sider compatibility with soils, climatic conditions,

Landscaping Policies
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topography, existing developments, appearance and
maintenance as well as resistance to disease, shape, life
span, availability and height in relation to scenic ob-
struction.

Native and Drought Tolerant Landscaping

Native and drought tolerant landscaping with drip
irrigation shall be required within all new and rehabili-
tated development requiring discretionary approval in
conformance to city water conservation policies.

View Corridor Protection

Trees should be planted in locations that frame but do
not block important view corridors, such as views to
the ocean. Trees shall be shown on landscaping plans
and for new developments subject to city review and
approval. In view corridors and on bluff-top lots, tree
species should be limited to low-growing canopies that
will not impair views from nearby properties. (See
related Policy D-39, 40 & 41 under View Corridors.)

Special Landscape Areas

A number of areas in the city lend themselves to spe-
cial street tree treatment or themes. These include:

a, Oak Park Boulevard
Oak Park Boulevard is the dividing line between
Pismo Beach and Arroyo Grande and also serves as

the southern entry to the city. A distinctive row of
trees should be planted on the Pismo Beach side of

the boulevard to announce the start of Pismo Beach
and serve as a ceremonial entry point. Trees should
be tall, and 35 ft. on center. For the most dramatic
effects the trees should be tall and narrow. Pos-
sible species to be studied include Monterey cy-
press and Canary Island pine.

b. Shell Beach Road

Shell Beach Road connects many of the city’s
neighborhoods and is an important visual spine.
The heavy use of Monterey cypress trees has al-
ready created a distinctive corridor. Care should be
taken in the street tree program to not block views
of the ocean.

¢. Downtown

Streets within downtown should have a carefully
planned street tree program. Particular attention
should be given to Price Street, Dolliver Street and
Pomeroy Street.

D-20 Special Landscape Features

Special landscape features shall be preserved including
but not limited to:

a. The large rock in the 101 Freeway center divide.
Circulation Element  C-2 U.S. 101 Freeway

b. Rock formations in the Judkins School and
Boosinger Park areas.

c. Dinosaur Caves.

Parks, Rec & Access  PR-20 Boosinger Park

D-10
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City Entryways

A landscape plan shall be developed for all city
entryways as shown in figure D-1, Entrance Sign
Locations.

Lighting Policies

Pedestrian Scale Street Lights

Pedestrian-scaled street lights shall be used throughout
the community in new developments except for safety
lighting used for intersection lighting. The City shall
also consider a program of assessment districts to
retrofit existing neighborhoods with pedestrian scaled
street lights. Examples include:

Land Use Element LU-H-6 Street Lights (Shell Beach)

Scenic Highways Policies

D-23 U.S. 101 Freeway

The U.S. 101 Freeway, also known as El Camino Real,
is hereby designated as a Pismo Beach scenic highway.
The portion of this highway within Pismo Beach pro-
vides travelers with the only ocean view between the
Golden Gate Bridge (San Francisco) and Gaviota, a
distance of over 300 miles. The scenic views include the
City and ocean on one side and the Pismo Foothills on
the other. To implement this policy the City shall:

a. Request CALTRANS to designate the U.S. 101
Freeway as a state Scenic Highway.

b. Request San Luis Obispo County to designate the
U.S. 101 Freeway as a County Scenic Highway.

¢.  Require design review of all projects within 200
feet of the edge of the CALTRANS right-of-way for
their visual qualities as seen from the road.

d. Require that new commercial signs, soundwalls
and other new developments be modified in
height, size, location or design so that existing
“bluewater” ocean views from U.S. Highway 101
will not be blocked, reduced or degraded; the same
policy shall also apply with respect to existing
open views from U.S. Highway 101 to the scenic
upper slopes, generally above the 200 ft. contour,
which provide the visual backdrop for the City.
Exceptions will be allowed only for 1) residential or
visitor serving commercial structures where no
other use of the property is feasible, and 2) signs,
utility structures and public buildings where there
is no feasible alternative and all appropriate miti-
gation measure are applied to minimize adverse
visual impacts.

e. Review proposals for new landscaping within or
along the highway right-of-way to insure that these
ocean and hillside views will not be blocked by the
proposed plantings.

f.  Require that new structures shall not be placed on
ridgelines or slope breaks where they would pro-
file against the sky, as seen from U.S. Highway 101;
and that cut slopes, fill slopes, paving and struc-
tural development on hillsides in excess of 30%

Scenic Highways Policies
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slope will not be allowed in public views from the
highway.

Other General Plan policies intended to help imple-
ment the scenic highway designation include:

Circulation Element C-2 U.S. 101 Freeway
Conservation Element CO-8 Regional Open Space/Park
Conservation Element CO-9 Land Above 200 ft. Contour

Land Use Element LU-A-2 Upper Slopes and Hillsides

Land Use Element LU-A4 Hillside Development
Regulation

Land Use Element LU-A-7 Height of Structures

Land Use Element LU-A-8 Open Space

Land Use Element LU-B-2 Open Space

Land Use Element LU-B5 Visual Access

Land Use Element LU-C-3 Views

Land Use Element LU-C-5 Public Parking

Land Use Element LU-D4 Design Guidelines

Land Use Element LU-1-3 Sidewalks

Land Use Element LU-J-4 Development Conditions

Land Use Element LU-M-2 Route 101 Frontage D-25

Land Use Element LU-Q3 Minimize impact on Foothills

Price Canyon Road

Price Canyon Road for a distance of 4.7 miles from the
intersections with Highway 227 to U.S. 101 is hereby
designated as a Pismo Beach scenic highway. Price
Canyon Road is a scenic entryway to Pismo Beach
from the interior of San Luis Obispo County. Scenic
views consist of steeply sloped hillsides with oak
woodland and streamside riparian vegetation. Its
character is derived from the undeveloped rural nature
of the canyon that it traverses. To implement this
policy the City shall:

a. Request San Luis Obispo County to designate Price
Canyon Road as a County Scenic Highway.

b. Conduct a special design study of this corridor (see
Conservation Element CO-22, Price Canyon Open
Space & Study Area).

¢. Require design review for development on all
properties abutting the road right-of-way. See
related policies:
Circulation Element  C-3 Price Canyon Road
Conservation Element CO-22 Price Canyon Open Space
Land Use Element LU-O2 Pismo Creek Linear Park
Land Use Element LU-O4 PG&E Lands
Land Use Element LU-P-3 County Property
Land Use Element LU-P-5 Development Guidelines
Land Use Element LU-P-8 Price Canyon Road
Land Use Element LU-P-9 Private Open Space
Land Use Element LU-R-9 Access

State Highway 1/Dolliver Street

State Highway 1/Dolliver is hereby designated as a
Pismo Beach Scenic Highway. State Highway 1is a
scenic entryway to Pismo Beach from the south access-
ing the butterfly habitat, the State North Beach Camp-
ground and numerous private campgrounds and RV
Parks. Its character is derived from the large eucalyp-
tus trees and recreation environment. The street be-
comes urban as it enters downtown but retains a visi-
tors destination and recreation impression. To imple-
ment this policy the City shall:

a. Request CALTRANS to designate State Highway
1/Dolliver Street as a State Scenic Highway.

D-12

Design Element



D-26

D-27

b. Request San Luis Obispo County to designate State
Highway 1/Dolliver Street as a County Scenic
Highway.

¢. Conduct a special design study of this corridor.

d. Require design review for development on all
properties abutting the road right-of-way.

Shell Beach Road

Shell Beach Road is hereby designated as a Pismo
Beach Scenic Highway. Shell Beach Road is the scenic
road that ties together much of Pismo Beach. Its char-
acter is derived from the views of the ocean on one side
and the foothills on the other. To implement this policy
the City shall:

a. Conduct a special design study of this corridor.

b. Require design review for development on all
properties abutting the road right-of-way.

Ocean Boulevard

Ocean Boulevard is hereby designated as a Pismo
Beach Scenic Highway. Ocean Boulevard is one of the
few streets along the coast that closely parallels the top
of the ocean bluffs. Its character is derived from the
dramatic views and close proximity of the street to the
ocean and coastal bluffs. To implement this policy the
City shall:

a. Conduct a special design study of this corridor.

b. Require design review for development on all
properties abutting the road right-of-way.

D-28 Visual Quality

Any new development along city-designated scenic
highways should meet the following criteria:

a. Development should not significantly obscure,
detract from nor diminish the scenic quality of the
highway. In those areas where design review is
required, or the protection of public views as seen
from U.S. Highway 101 is an issue or concern, the
City shall require by ordinance a site specific visual
analysis. Such analysis shall utilize story poles,
photo montages, or other techniques as deemed
appropriate in order to determine expected visual
impacts, prior to approval of new development;
documentation shall be retained for evaluation of
permit conformance.

b. Development in the foothills area shall seek to
maximize scenic values, paying special attention to
minimizing erosion hazards. Holding of desig-
nated buildable areas in open space shall be en-
couraged through bonuses and transfer densities.

¢. The City shall adopt a comprehensive grading
ordinance to reflect the scenic highway necessities.

d. The existing city setback and height regulations are
necessary for the protection and enhancement of
scenic vistas. Planned residential zones should be
utilized to encourage view sensitive site planning,

e. The City shall encourage the County to retain the
Ontario Hills and freeway hillsides as open space
or grazing land.

Signs Policies
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f. Industrial facilities should be screened from view
of scenic highways.

g- The view of the bluffs over the Dinosaur Caves
area shall be carefully protected.

h. Existing ordinances shall be updated to reflect
scenic highway policies. Special attention shall be
given to the following:

* limiting of cut and fill

* tree preservation and planting

* bank seeding and planting

* low density or open space use of steep land

* cluster development and/or planned
development

* setback from water or bluff edges
* landscaping of objectionable views
* easement dedication
* screening
* road design
* right-of-way requirement

* underground utilities

* reservation of sites for park, schools, open space, or
other appropriate public uses consistent with the
policies of the general plan

* height and bulk of proposed development

Signs Policies

D-29 Pole Signs

D-31

Pole signs shall only be permitted for businesses di-
rectly catering to freeway traffic. Signs shall be no
higher than necessary for visibility. Monument signs
shall be encouraged. A visual impact analysis of any
proposed pole sign shall be required to determine
appropriate height for freeway visibility.

istoric Signs

Signs that have a tie to Pismo Beach’s historic ambi-

ance, or those that are designed to reflect this ambi-
ance, shall be allowed as exceptions to other standards
in the sign code. Examples of such signs include:
Palmist on Price Street

El Pismo Inn on Pomeroy Street

Chele’s on Pomeroy Street

Goose on Price Street

Humbug on Price Street

Brad’s (fish) on Pomeroy Street

Clam Digger (gate sign)

Pismo Seaport Village on Price Street

S e an op

Off-Premise Signs/Billboards

Billboards shall be prohibited within the city limits.
The City shall recommend to the County Board of
Supervisors that billboards in the San Luis Bay Plan-
ning area adjacent to the City of Pismo Beach be amor-
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tized and removed. The City shall specifically request
that the County take action to remove the Howard
Johnson’s billboard on Highway 101 at the north end

community. The City should request CALTRANS to
change the three signs described in Table D-2. See also:

Circulation Element C-2 U.S. 101 Freeway
of city.
Table D-2
Sign nghhng CALTRANS U.s. 101 Freeway Signs
The use of neon for downtown and Shell Beach com- Locakion Existing Sign Proposed Sign
mercial signs shall be encouraged. Internally illumi- Southbound Pismo Beach 5 Miles Pismo Beach Next
nated, "pan-type" signs shall be discouraged. When at Avila Road Exits
pan-type signs are used the lettering should be illumi- Northbound Grover Ciy- Oak Park Bivd.
nated rather than the background to the lettering. at Oak Pork Bivd., Oak Park Road
Land Use Element LU-J§  Street and Front Yard Paving North Bound Pismo Beach 3 Miles Pismo Beach Next
at Oak Park Bivd. Exits
City Entrance Signs
Attractive uniform “Welcome to Pismo Beach” signs
should be placed at all major entrances to the city as
shown on Figure D-1. See also: Streets Policy

Land Use Element LU-M-5 City Entrance.
Figure D-1 w
Entrance Sign Locations s
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CALTRANS Freeway Signs

Since CALTRANS freeway signs set the travelers
image of Pismo Beach, they should reflect the actual

Curb Radius

Curb radius shall be established by city street stan-
dards and specific local conditions. The goal shall be to
reduce curb radius as much as possible to shorten the
pedestrian route across the street and lessen the auto-
mobile dimensions of the intersection.See also Land

Use Policy:
Circulation Element C-1 Street Classification Plan
Land Use Element LU-H-7 Street and Front Yard Paving

Streets - Utilities - View Corridors Policies
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Utilities Policies

View Corridors Policies

D-36 Undergrounding Required

The long term goal shall be to place all overhead utili-
ties underground. Undergrounding of utilities shall be
required in all new subdivisions as well as for indi-
vidual lot development when possible.

(See also Scenic Highways)

D-38 Side Yard View Corridors

Where side yards provide a view from the street to the
ocean or a view to attractive hills and valleys, the side
yards should be maintained as open visual access
corridors the width of the required side yard setback.

D-37 Underground Priorities These areas shall be open to the sky and free from all
S . I . visual obstructions including trees and shrubs (except
f;:ontlizsciogtur:ec:eagé?ﬁ%dmg utilities shall be: for a see through gate or fence) from the front property
2nd: Shell Beach Road (LU-D-4) line to the rear property line. Design review shall be
3rd: Downtown L required to implement this recommendation. Existing
4th: Other street-side overhead utilities. structures are exempted from this policy. Examples
Examples include: include:
Land Use Element L7 g:nmk?:; gl;:;l;tor View and Design Element D-18 View Corridor Protection
. . Land Use Element LU-A-9 Side Yard Views
5th: Back property line overhead utilities Land Use Element LU-D-3  Side Yard Views
4 Figure D-2 N[ v Figg:e D-4La )
int Si iews and Street Layouts
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Land Use Element
Land Use Element

LU-E-5
LU-G4

Side Yard Views
Side Yard Views

D-41

D-39 Focal Point Sites

Properties at the end of streets, “T” intersections and
street bends often present unusual design opportuni-
ties and visual impacts on the communities due to their
unique locations (see Figure D-2). Design review shall
be required for all such parcels, many of which are
mapped on Figure D-3.

Specific sites amongst others to be considered include:

Land Use Element LU-D-4 Design Guidelines
Land Use Element LU-N-17 3.4 Acre Parcel, Site "2"
Land Use Element LU-N-18  Commercial Site - James Way
and Fourth Street
See also:
Land Use Element LU-B-5 Visual Access
Land Use Element LU-C-3 Views
Design Element D-18 View Corridor Protection

D-40 Street Layouts

New streets shall be laid out so as to emphasize views.
In many cases this means streets should be perpen-
dicular to the view as shown in Figure D-4. For ex-
ample, streets perpendicular to the ocean should be
open at the end toward the ocean and not blocked
with landscaping or buildings.

Examples include:
Design Element D-18 View Corridor Protection
Land Use Element LU-B4 Road System
Land Use Element LU-K-2 Specific Plan

Special Design Concerns

Figure D-3 maps areas of the city where special con-
cern for urban design is necessary. These sites and
features shall be included in the Zoning Ordinance,
Architectural Review Overlay Zone. Categories of
concern include:

a. Focal Point Sites (See Policy D-39)

These sites are generally at ends of streets or where
streets curve.

b. Special Design Considerations

These sites are similar to focal point sites but tend
to be linear in nature.

¢. Street Ends

New buildings or structures on parcels at these
street ends shall be sited so as to not block views,
or to minimize view impairment when no feasible
siting alternative exists.

Scenic Views Adjacent to the Cily

The City shall encourage the County to retain
the Ontario Hill and the hillsides adjacent to
Highway 101 and Price Canyon Road as open
space or grazing land and prohibit development
on slopes over 30%.

Special Design Concerns
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Special Design Concerns Figure D-3

PISMO BEACH GENERAL PLAN

QO Focal Point Sites
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End of street to be kept
open for views

..
k7 )
0,

—_—

BOUNDARY

=g Fm
@ nig; 0N
e




r
]
[
7
7
"'c___
\
N
»
K‘I -
———— "
- HIEE
g — !
ik
-
——
—f—
S

01

S N
\\\\\\\\\\\\\\\\\\\\\\X\\\\\\

\

1000

2000

\

(AL

.

D-19



T e fron e e

REYY
P -

D-20 Design Element




Facilities and Services

e will strive for the ideals and sacred things of the city, both alone and
with many; we will unceasingly seek to quicken the sense of public
duty; we will revere and obey the city’s law—; we will fransmit this city
not only not less, but greater, better and more beautiful than it was
fransmifted to us.

Oath of the Athenian City-State
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Inirod'uc’rion

The manner in which public facilities and services are
provided in California jurisdictions, as well as the manner in
which these are funded, has changed considerably in the past
few years. Both population growth and technological changes
have required a more regional approach to the planning and
provision of some facilities and services that were once the
exclusive concern of municipalities. At the same time, fiscal
constraints and legislative actions have shifted funding
methods from a reliance on the general obligations of taxpay-
ers to greater emphasis on individual development to “pay
its own way.” The Facilities and Services Element is a guide-
line to indicate future needs as the city continues to develop;
funding to meet these needs will come from a variety of
sources that must be considered in the capital improvement
planning process and the annual budget process. The Ele-
ment is linked to the Growth Management Element, which
correlates facility and service needs with projected popula-
tion and visitor growth and the annexation of areas in the
sphere of influence.

The need for public facilities and services of the city are

greatly affected by the intermittent presence of a transient
population. The city’s Vertex Cost Allocation Study estimates
an average daily tourist population in the city at 3,265 (2 per-
sons per hotel unit, 56% occupancy rate). However, this is only
an average. The occupancy rate can be as high as 90% during
summer months. Day visitors can bring total population in the
city to 20,000 - 30,000 people during summer week- ends and
special events. Given the highly fluctuating nature of the
visitor population, both the design of facilities as well as the
level of staffing must be flexible in order to respond to the
variations in demand.

During the summer of 1988, the City of Pismo Beach
established a strategic planning process to identify issues
resulting from growth of both the resident population and the
tourist industry. This strategic planning process entails an
ongoing review of departmental needs and achievements, and
a goal-setting process for each of the various city services.
Strategic planning workshops provide a forum for discussion
with the City Council and the public in which staffing and
capital facility requirements can be evaluated in terms of
available and proposed funding sources. The strategic plan-
ning process has become the context for setting the five-year
Capital Improvement Program and the annual budget expen-
ditures. The Facilities and Services Element of the General Plan
provides a long term policy framework within which incre-
mental facility, equipment, staffing and service needs can be
structured.

Along with the initiation of the strategic planning process,
the city also completed studies of the direct and indirect ser-
vice costs of the various city departments. As a result, certain
city departments have revised, and in some cases initiated,
user fees for more efficient cost recovery for services. A study

Introduction

F-3




of impact fees to meet the service needs created by new devel- H H
opment is to be completed in 1992. The impact study will bring P nn c’p I es

the city into conformance with recent state legislation (AB

1600), which requires the city to demonstrate the connection _—_— .
between an impact fee and the cost of facilities that will serve Facilities Concurrent With Need

new development. The City shall ensure that public facilities are avail-
In the following discussion, not all services and facilities able to adequately serve all new and existing
are under the direct control of the municipal government; development concurrently with new construction.
however, the policy commitments of the city greatly affect the For existing facilities requiring upgrading and/or
ability of other agencies to provide appropriate levels of ser- replacement, the City shall plan for adequate
vice to Pismo Beach residents and visitors. Circulation and funding of these improvements to preclude inter-
recreational facilities are not included in this element since ruptions or deterioration of service that may im-
they are discussed in the Circulation Element and the Parks, peril the health and welfare of the residents and
Recreation and Coastal Access Element. Topics are arranged visitors to Pismo Beach.

alphabetically and each section contains background and
policies. Topics are:

City Administrative Schools .l
Services - City Hall Solid Waste Generql POI ICIes
Fire Services Wastewater Services
Library Services Water Services : Equity of User Fee Structures
Police Services | The City shall emphasize a balance of revenues to costs

for user fee programs that fund the maintenance of
facilities and the provision of services, while consider-
ing the equity between ability to pay in relation to
benefits received.

N i
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. Impact Fees Required
The City shall establish impact fee programs to the

extent that a nexus can be demonstrated between the
cost of providing a facility or service and the needs
created by new development.

Cost Recovery

The City shall review annual updates of the Vertex cost
recovery studies to determine appropriate user fee
levels for city facilities and services, including prora-
tion of city-wide overhead costs where feasible. Over-
head prorations, including those for special assessment
districts, will be used to reimburse General Fund
expenditures.

Capital Improvement Planning

In order to effectively plan and budget for needed
facilities and the upgrade of service deficiencies, the
City shall update the five-year Capital Improvement
Plan annually.

F-5

Public Facility Locations

Public utilities and public works facilities which are
not dependent on the ocean shall be located away from
the ocean front. These facilities should be screened
from public view and shall be designed in a manner
that is compatible with the surrounding land forms.

City Administrative
Services—City Hall

Background

Perhaps the most “visible” public facility in Pismo Beach
is the city hall—the focus of contact between the residents of
the city and the local government.

The city hall was built as a school in the 1920’s and was
purchased from the school district for use by the city when the
building was condemned for use as a school after the Novem-
ber, 1952 earthquake. The building houses the city administra-
tive offices, council chambers, the Finance, City Clerk, Com-
munity Development (including Planning, Building, Recre-
ation and Redevelopment), Public Works, Fire and Police
Departments. The main fire station is on adjoining property.

The building is constructed of unreinforced masonry and
is potentially hazardous in the event of another earthquake. In
addition to the danger to people in and around the building
from structural failure, of particular concern is the potential
disruption of the city’s emergency communication system,
housed in the police dispatch center, and the telemetry connec-
tions, which operate the water and sewer systems.

State law (5B 547) requires that by 1993 the city hall
should either be strengthened and brought up to code, or it
should be demolished.

In addition to the safety problems of city hall, the building
is too small to adequately accommodate the existing and
anticipated space needs of the various departments. At the
present time several alternatives for building safety and ex-

General Policies - City Administrative Services




panding space needs are being considered:

* Renovation of the existing structure to bring it up
to code.

* Renovation of all or a portion of the structure and
the addition of new office space.

¢ Demolition of the structure and construction of a
new city hall either on the same site or elsewhere in
the city.

A citizen’s review committee has analyzed these alterna-
tives and evaluated future space needs and building costs. The
committee’s recommendation is to build an entirely new city
hall on the present site; the existing fire station would remain.
The proposed structure would contain about 28,500 square
feet.

In conformance with the notice issued under the Pismo
Beach Municipal Code, final decision on retrofitting or new
construction of the city hall must be made by 1992. A variety
of financing alternatives are possible such as: a possible state
grant of up to $750,000 from Prop. 122 funds, which have been
appropriated for retrofitting public buildings or new construc-
tion if retrofitting is not feasible; the sale of certificates of
participation; and impact fees.

Policies

e

State Funding

The City shall make application to the state for grant
funds set aside through Proposition 122 for retrofitting,
or if appropriate, new construction of the city hall.

3
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The City shall consider the establishment of an impact
fee to reimburse the city for the benefit of city hall to
new development.

Fire Services

Background

The Pismo Beach Fire Department is a combination full
time and paid call (volunteer) system. The authorized staffing
of 37 includes 7 full time and 30 part time positions. The part
time positions are limited to less than 1000 hours per year.

The department provides a wide range of programs
which include fire suppression, emergency medical services,
training disaster preparedness, fire prevention, weed abate-
ment, cliff and ocean rescue, and hazardous materials re-
sponse. In addition, the fire department runs a seasonal life-
guard program from May through September.

All fire department personnel have been trained as emer-
gency medical technicians. In addition, the department oper-
ates a semi-automatic defibrillation program which requires
specialized training. About two thirds of the emergency re-
quests the department receives annuaily are for emergency
medical services.

As of 1992 department personnel are not authorized to
transport victims. This service is provided by Five Cities Am-
bulance, which transports patients to either Arroyo Grande
Community Hospital or hospitals in San Luis Obispo depend-
ing on the nature of the injury or illness. In 1992 the City was

Facilities and Services Element




considering a paramedic program which would include trans-
port of victims.

The department maintains two fire stations: station one is
located next to city hall and station two is located on Shell
Beach Road next to Seacliff Drive. A third site has been identi-
fied to service the continuing development in the Oak Park
area. This site is located at the junction of Ventana Drive and
James Way. Station construction is programmed in the Capital
Improvement Plan for 1993-94. However, the site will be
reevaluated prior to construction to insure long-term use.

The existing personnel is adequate to service the existing
city areas at the current service level. However, funding
mechanisms will need to be established in annexation areas to
provide funding for the personnel and equipment to maintain
the new and existing fire stations that will service these areas.

Policies

a Fire Prevention
To prevent loss of life and property damage, the City
will maintain fire prevention inspections and public
education programs.

Water for Fire Suppression and
Emergency Reserve
The City will require all new development to provide

water for fire protection by gravity flow with sufficient
storage to meet 1.5.0. requirements.

The City will maintain a minimum two day water
supply in the city reservoir system for fire suppression

and other emergency needs.

_Response Time

The City should maintain personnel, equipment and
facilities to achieve a minimum four-minute response
time 95 percent of the time on medical emergencies.
The City should also maintain same for a minimum
acceptable response time of five minutes 95 percent of
the time for all other emergency service calls to all
areas of the city.

. Paramedic Program

In order to meet the anticipated increase in demand for
emergency medical services, the City shall consider the
development of a paramedic program.

£:12 New Developments/Impact Fees

The City shall require all new development proposed
in the city and annexing properties to pay fees for
additional equipment and fixed facilities as needed to
service the new development. In annexation areas the
city will consider the need for additional fire stations,
equipment and manpower. The City may also require
the formation of fire protection districts to fund fire
suppression and emergency medical services. Water
facilities for fire suppression shall be in and serviceable
prior to flammable construction.

Fire Services




_Employee Housing/Housing Subsidy

In order to insure adequate paid-call personnel, the
City will consider providing employee housing or a
subsidy to those interested in service to the fire depart-
ment. (See Housing Element Policy H-8, Equity Shar-
ing.)

F-14

Fuel Clearance

All structures shall have fuel cleared for a minimum of
30 feet in moderate to high hazard areas as may be
specified by the Fire Department. Additional setbacks
from property lines may be required in relation to
severity of wildland fire hazards.

Library Services

Background
The City of Pismo Beach does not provide library services

to city residents. This service is provided by the San Luis
Obispo City-County Library system, which presently main-
tains a small neighborhood library (700 sq. ft., 4500 volumes)
in the Shell Beach area. More extensive services are provided
Pismo Beach residents at the South County Regional Library,
located in Arroyo Grande, approximately five miles from
Pismo Beach. The main library of the system is in the City of
San Luis Obispo, and provides a bookmobile and other out-
reach services as well as a larger collection and more extensive
reference resources than are available at the South County
branch.

The San Luis Obispo City-County Library has completed
a study of long range facility needs. Among the recommended
actions regarding the most efficient provision of services to the
county as a whole are certain recommendations that would
affect the residents of Pismo Beach. The study proposes an
enlargement of the South County Regional Library from its
present size of 12,000 sq. ft. to 20,000 sq. ft. by 1994. Concomi-
tant with this proposal for expansion of the regional facility is
a recommendation to close the Shell Beach neighborhood
library. However, no actual decision on this closure has been
made. Pismo Beach residents would be served only by the
expanded South County facility, the bookmobile service, and
the main library in the City of San Luis Obispo.

Since the provision of library services is not a function of
the government of Pismo Beach, decisions regarding the
growth of the system are not issues to be covered directly in
the city’s General Plan. However, the funding of the proposed
system expansion may affect development within the city as
well as on properties being considered for annexation. Of the
many forms of funding the improvements (state bond monies,
federal grants, a local capital improvement bond issue, a

special sales tax levy) development impact fees are one form
under consideration.

Policies

Shell Beach Library

The City shall encourage the San Luis Obispo City-
County Library to continue operation of the Shell
Beach neighborhood library.

F-8
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Library Impact Fees

The City shall assist the Library in the development of
an impact fee program as the Library determines
necessary to help meet the service needs arising from
new development.

Police Services

Background

The demand for police services in Pismo Beach is deter-
mined not only by the needs of the resident population, but by
the exceptional circumstances created by the presence of a
large fluctuating transient population. This transient popula-
tion consists of both overnight visitors residing in the hotels,
motels and recreational facilities within the city limits and
adjacent city and county areas, and day visitors attending
special events and the city’s beaches and other recreational
areas. Visitors staying the night in Pismo Beach can increase
the resident population by some 7000 people. Special events,
which occur on more than 30 weekends during the year, con-
tribute additional day visitors to the city's service population.
Several of the largest events which occur during the summer
swell the total city service population to 20,000-30,000 people.
Given the high demand for police services created by this large
population, police staffing needs in Pismo Beach exceed the
levels expected for a less tourist-oriented community with an
equivalent resident population.

Historically, the flexibility of response needed to meet the
demands of a fluctuating tourist population has been achieved

in three ways: full utilization of paid reserves; overtime for
full-time employees, and prioritizing the urgency of conflicting
demands for assistance. The department has a three-level
service spectrum: Level I services are emergencies as well as
current investigative cases; Level Il services are the general
maintenance of order; Level III services are community based
educational programs or responses to non-threatening situa-
tions such as parking violations, residential lock-outs, etc. The
department must meet increased demands for service during
heavy visitor periods by reducing the services provided in
Levels II and III of the service spectrum. This manner of meet-
ing intermittent increased demand for service decreases the
level of service available to full-time residents for non-emer-
gency needs.

The importance of maintaining an adequate level of police
service, as with all municipal services, must be considered as
new development and population growth occurs. However,
requirements for additional personnel and equipment are
rightfully the functions of the capital improvement planning
programs and the annual city operating budget rather than the
general planning process. Nevertheless, the provision of a new
police facility capable of providing adequate space and fixed
equipment to meet increased service demand over the long
range is indeed an important aspect of the General Plan.

The ability of the department to effectively meet service
demands is becoming increasingly difficult given the inad-
equacy of the existing police facility. The potential for commu-
nication shut-down could occur in the event of earthquake or
other disaster. As noted under the City Hall section of this
Element, the City Council must determine in 1992, the manner
in which the space needs of the police department will be met.

Police Services



Policies

‘E:]]  Staffing Requirements
The City shall maintain a level of police staffing that
will permit the department to give adequate attention
to calls for service, to patrol and prevention, and to
administrative requirements. New patrol units may
need to be established in future annexation areas.

8 Emergency Response

The City shall attempt to maintain a police response
time to emergency situations (Level I), of no more than

(5) minutes.

. Capital Improvement Planning

_(,

The City shall include necessary depreciation and
replacement of all police vehicles and equipment in the
capital improvement planning process.

0 Public Information

The City shall maintain public information and school
educational programs in crime prevention and drug
education, and shall assist residents and businesses in
developing neighborhood and commercial protection
programs.

New Developments/Impact Fees

The City shall require all new development proposed
in the city and annexing properties to pay fees for
additional equipment and fixed facilities as needed to
service the new development. This may include the
purchase and installation of radio repeater systems.

5

The City shall replace the existing, inadequate police
facility with a new central facility that will provide
protection for the department’s emergency operations,
as well as adequate space to meet anticipated staff
needs over the life of the General Plan.

Schools

Background

Pismo Beach school students in grades K-12 are served by
two school districts: San Luis Obispo Coastal Unified School
District and Lucia Mar Unified School District.

San Luis Obispo Coastal Unified School District

Pismo Beach students living north of Spyglass Drive
attend Bellview Santa Fe Elementary School, located on San
Luis Bay Drive. This is a small rural school with a current
enrollment of 66. The school site can be expanded as needed
with portable classrooms, and the district does not anticipate
the need for a new school. Junior high school students attend
Laguna Junior High in the City of San Luis Obispo, and the
San Luis Obispo High School serves high school students from
this area. Currently the district does not foresee the need for a
new junior high or high school.
Lucia Mar Unified School District

Most of the Pismo Beach K-12 students are served by the
Lucia Mar School District, which includes the surrounding
communities of Nipomo, Oceano, Grover City, Arroyo Grande
as well as Pismo Beach. District enrollment is expected to
almost double in the next ten years, and over half of the enroll-
ment growth is projected to occur in the Nipomo area.

E-10
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At present, the district maintains two schools in Pismo
Beach: Shell Beach Elementary and Francis Judkins Junior
High. With the completion of Mesa Elementary in September,
1990, the enrollment of Shell Beach Elementary was reduced
from 650 students to 300. The new elementary is located on
Halcyon Road, adjacent to Arroyo Grande, and will draw

students from the southern section of Pismo Beach. The district

projects a need for a new elementary school to be built in the
Nipomo area in approximately five years; another elementary
school will be needed in the Qak Park area, either in the city of
Pismo Beach or adjacent.

Francis Judkins Junior High School is projected to be at
capacity in the next three years. A new middle school is
planned for the Nipomo area to be built during 1993-94. A
bond issue to fund construction of the middle school will
appear on the ballot. This new school in Nipomo will free up
capacity in the Francis Judkins school by drawing away stu-
dents from other communities who presently attend school in
Pismo Beach.

High school students who reside in Pismo Beach within
the Lucia Mar District attend Arroyo Grande High School. The
district does not anticipate constructing a high school in Pismo
Beach in the foreseeable future. Arroyo Grande High School is
expected to reach capacity in 1997, and a new high school will
be needed in the Nipomo area by 2005. The new high school
will reduce enrollment at Arroyo Grande High School; Pismo
Beach students will continue to attend Arroyo Grande after the
new school is built.

The district has completed a study of projected enrollment
through the year 2000. Rather than use a standardized projec-
tion of students per dwelling unit by size of unit, the district
was divided into zones with student yield projected by unit

type for each zone. This method allows the district to more
accurately assess the student yield and anticipate construction
and site needs in the review of environmental impact reports.

Policies

. School Capacities

The City shall assist the SLO Coastal Unified and the
Lucia Mar Unified School Districts in determining the
development impact on school capacities prior to
development approval.

The City shall assist the school districts in identifying
school sites as necessary in the preparation of environ-
mental impact reports and in consideration of areas
proposed for annexation into the city. See:

Parks and Recreation
Land Use Element

PR-8 Joint School /Park Site
LU-G-6 School Landscape and Fences
chool Impact Fees

The city shall work with school districts to require
appropriate school impact fees.

! School capacity is a somewhat flexible concept. State standards consider amount of
playground area; Lucia Mar standards are 30 students per classroom. School capacities can
be extended through the use of portable classrooms as well as clasg scheduling. Decisions
regarding the need for new schools are based on ong range enrollment trends rather than
immediate capacities.

Schools




Solid Waste

Background

The City of Pismo Beach contracts with the South County
Sanitary Services for weekly waste pickup from residences and
businesses. Waste is transported to the Cold Canyon landfill
on State Route 227. The closest state-licensed toxic waste
disposal site is in Casmalia, near Lompoc in Santa Barbara
County. The 1986 San Luis Obispo County Solid Waste Man-
agement Plan indicates that the Cold Canyon site will reach
capacity by 1995. Thereafter, either the existing site will be
expanded, or a new site must be developed.

The recent passage of AB 939 mandates that waste pro-
duced in California jurisdictions be reduced by 50%. The City
has negotiated with a private recycling contractor to provide
curbside pick-up of recyclables—glass, aluminum, newspa-
per—to meet the requirements of AB939.

Planning for the disposal of solid waste is a function of
the County and Area Coordinating Council in conjunction
with the Solid Waste Management Advisory Committee. The
current (1986) management plan is already outdated; the
closure of one landfill site earlier than anticipated by the plan
has impacted other county sites. The County is selecting a
consultant to prepare a new plan; final recommendations are
expected in 1993.

Policies

Solid Waste Planning

The City shall assist the County of San Luis Obispo in
developing a long range solid waste disposal plan.

iting of Landfilis and Transfer Stations

In order to preserve lands in the City’s “sphere of
influence” and “area of interest” for future urban
development and open space, the City shall request
that landfill and transfer sites not be located within
these land areas. Landfills and transfer sites should be
located more distant from urban expansion, as appro-
priate.

Recycling

The City shall maintain a curbside recycle program to
minimize impacts on regional solid waste disposal
sites.

Wastewater Services

Background

The wastewater disposal system in Pismo Beach is com-
posed of the collection system, the treatment plant, located
adjacent to Pismo Creek, and the ocean outfall, operated
jointly with the San Luis Obispo County Sanitation District
and located near Oceano. Certain deficiencies exist in the
collection system; however, these are continuously being
corrected as old sewer lines are replaced and lift equipment
upgraded. Planning for the improvement of the collection
system is ongoing in the city’s Capital Improvement Plan. The
1991 capacity of the treatment plant is 1.3 mgd. The 16” force
main carrying treated effluent from the treatment plant to the
ocean outfall in Oceano has a capacity of 3.5 mgd; the outfall

F-12
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itself has a capacity of 8.5 mgd.

Average daily flow has remained fairly constant with the
1991 average flow at 1.05 mgd. However, the demand for
wastewater treatment and its volume of flow is variable in the
course of the day, with instantaneous peaks at certain hours.
Additionally, depending on wet weather conditions and/or
high visitor demand, flows can range from .8 mgd to a high in
excess of 2.00 mgd. Plant operations are sufficiently flexible to
accommodate occasional high demand.

The treatment plant operates under a joint State of Cali-
fornia/National Environmental Protection Agency order that
stipulates standards for the quality of the effluent. These
standards are currently being met. The plant has been oper-
ated since 1976 by a private company contracting with the city;
however, in 1990, the City Council determined to return the
operation to the control of the city staff.

The treatment plant has an expansion capacity of 1.4 mgd
with modification to the aerated grit removal tank and aera-
tion tanks. There is sufficient space at the existing plant site to
accommodate expansion to 2.0 mgd. For a build-out of the
1991 city limits, a flow of 1.4 mgd is projected. At a three
percent growth rate, 1991 plant capacity of 1.3 mgd would be
reached in 1998. The Sphere of Influence area would add an
additional .29 mgd of equivalent dwelling units. These figures
are based on the yield of single family dwellings. Yield from
other uses cannot be determined until specific plans are pre-
pared. Impacts from commercial development should be
monitored. However, with a site expansion capacity to 2 mgd,
the existing plant site should be adequate through the life of
the plan.

General maintenance and the correction of deficiencies in
the existing system are funded by user fees; system expansion

to accommodate growth is funded by impact fees on new
development. State law (AB 1600) states that impact fees can-
not be used for operations and maintenance, and further
requires that the city demonstrate clear connection between
impact fees and the cost of the needed expansion.

Policies

F-29 Trealment Plant Expansion

The City shall plan for treatment plant expansion when
average daily flow reaches 75% of current capacity;
expansion shall be completed before the plant reaches
90% of current capacity. When 90% capacity is reached,
approval of developments requiring additional waste-
water treatment capacity shall be limited to essential
public services, public recreation, commercial recre-
ation, and visitor- serving land uses. No development
shall be approved which would individually or cumu-
latively exceed the capacity of the wastewater treat-
ment system.

ecycled Wastewater

The City shall develop a process for the use of tertiary
treated effluent from the treatment plant as irrigation
for landscaping, recreational facilities, and aquifer
recharge.

Treatment Plant Screening

The City shall plant a screen of tall trees to screen the
treatment plant from the view of the U.S. 101 corridor.

Wastewater Services
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Master Plan Update

The City shall update the 1982 PRC Toups water/
sewer master plan within the next two years; thereafter
a new or updated masterplan shall be prepared every
ten years.

mergency Generators

The City shall install emergency generators at all lift
stations to protect the public health in the event of
system failure.

.Long Term Sludge Disposal

The City shall coordinate with the Central Coast Re-
gional Water Quality Control Board and local jurisdic-
tions to develop a long term sludge disposal plan.

nnexations

The City shall evaluate the cost effectiveness of extend-
ing connections to the existing treatment plant to serve
properties considered for annexation. In some cases,
annexing properties may be most effectively served by
independent tertiary treatment plants that will allow
reclamation for landscaping and recharge use.

Water Services reter o principio p-5

Background

One of the long-term and primary constraints for Pismo
Beach is the availability and quality of water. The city de-
pends on 3 sources for potable water as shown in Table F-1.

Table F-1
Pismo Beach Water Sources and Use Levels
(amount used in acre feeat/year)

Water Source 1989 1990 1991 Entiltement /Basin
Capacity
Lake Lopez (reservoir) 1673 919 900 8846+ annual surplus if any

Aroyo Grande 433 582 408 700

Water Basin

Meadow Creek 412 494 305 undetermined as of 1992
Water Basin(wells ¢ & 10)

TOTAL 2058 19951813

Pismo Beach is allowed to extract 700 ac. ft./yr. of water
from the Arroyo Grande water basin by gentlemen’s agree-
ment between the various agencies.

The city is entitled to 886 acre feet of water per year (ac-
ft./yr.) from Lake Lopez. In the past, the city has purchased
surplus water from the reservoir and should continue to do so
since it is the least expensive water source. However, since
there is no assurance that the surplus water from Lake Lopez
will be available in drought conditions or continue to be avail-
able to meet the city's demand for water, Lopez surplus water
should not be relied on for growth.

F-14
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Pismo Beach has recently drilled two new wells in the
Meadow Creek water basin. The long term yield and reliabil-
ity of these wells is undetermined at this time. In 1989 these
wells yielded 412 ac.ft. and maximum production at current
water levels would be 620 ac.ft. per year. The long term yield
from these wells may be much lower based on a substantial
lowering of the water table in the summer of 1989. A conser-
vative scenario estimates the yield at 300 ac.ft./yr.

In 1989, the demand for water in the city was 2058 acre
feet. The city's legal entitlement from Lake Lopez (without
surplus water) and the available water from the existing well
fields is inadequate, if the city is to reserve 5% of the available
water for emergency uses.

In November 1989, the Public Works Director concluded
that the city had overcommitted the firm available water
supplies of the city. This situation had come about through
underestimates of water usage for certain commercial develop-
ments; underestimates of the amount of irrigation water used
by residential developments on large lots; reliance on an ex-
pected yield of 700 acre feet per year from the Meadow Creek
wells that is unproven; and lack of a peaking source to meet
summer demand. This overcommitment precipitated an in-
terim urgency ordinance by the City Council requiring strin-
gent conservation measures. In effect, the ordinance restricts
the issuance of building permits only to those applicants who
can demonstrate that their projects will decrease current de-
mand on the existing water supply at a ratio of 1.5:1. This is
accomplished through retrofitting of existing development
with water conserving fixtures. Exceptions are permitted only
to projects supported by proven and assignable water from
sources other than those of the city.

User fees fund the operations and maintenance of the

water system. Expansion of the water system to service new
growth is funded by connection and development fees.

Clearly, to service proposed development that has already
received water commitments, as well as future growth, the city
must both find additional water supplies and continue to
impose strict conservation requirements. A new peaking well
was completed in the Arroyo Grande basin in 1991. In 1991-92,
funding is proposed for the development of a new water
source to service the continuing Oak Park development.

Future water sources are a matter of the cost per acre foot
to the city, the quality of water produced, and the reliability of
deliveries. At the present time, the most cost-effective and
proven quality of water is from the State Water Project. The
City has requested an annual allocation of 2000 acre feet per
year from this proposed source. However, assuming distribu-
tion into San Luis Obispo County is approved, it will take
several years to bring the water on line. Other local sources are
proposed for consideration, although the yield and quality of
these are not yet established: sustained pumping of the
Meadow Creek wells #9 and #10 to determine long term yield;
runoff from Pismo Creek; and wastewater reclamation for
irrigation purposes. Desalinization, while technically feasible,
is s0 expensive (up to ten times the cost of the proposed state
water) that it does not at present appear a reasonable option
for the city. However, the City should monitor future cost
effective advances in desalinization technology to evaluate
alternative development costs as additional water sources may
be needed. Annexations of areas in the sphere of influence
shall require a proven source of water before development can
be approved. This will require two to three years of sustained
pumping and quality analysis to verify the yield.

Water Services




Policies

F-36 Water Management Program

The City shall prepare and annually review a compre-
hensive water management program which shall in-
clude, but not be limited to:

1. Groundwater Depletion Analysis -~ Since the city
relies on groundwater for a significant portion of its
potable water, the depletion of the groundwater basin by
overdrafting the supply shall be avoided at all times.

2. Additional Water Sources-- The City should pursue a
variety of alternative additional water sources that will
be sufficient to support the General Plan. New develop-
ment should be allowed only as additional long-term
proven water sources become available.

When total annual water use reaches 90% of pro-
jected available supplies (based on known safe yield
levels determined by the Groundwater Depletion Analy-
sis, plus available entitlements from Lake Lopez and the
State Water Project), approval of developments requir-
ing increasing water supplies shall be limited to essential
public services, public recreation, commercial recreation,
and visitor- serving land uses. No development shall
have building permits issued which would individually
or cumulatively exceed the capacity of the City's water
supply systems. Projects which are dependent on the
availability of water supplies from the State Water
Project shall be paced in accordance with the projected
connection schedule, and shall not be approved until a
firm delivery date has been established and construction
on the delivery line(s) commenced. Interim individual
water wells will not be permitted where depletion of the

F-37
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City's existing groundwater resources could result.

3. State Water Project—The City reaffirms its interest in
participating in the State Water Project. Participation in
the project shall be evaluated against costs of alternative
sources such as surface water from Pismo Creek, addi-
tional groundwater sources, water reclamation and
desalination.

4. Water Conservation Program—The consumption of
water should be minimized by the adoption of a water
conservation ordinance that will set mandatory stan-
dards to reduce the consumption of potable water as
well as include incentives for water conservation such as
a tiered water rate program.

Water Reserves

The City shall maintain water reserves at 5% over aver-
age daily demand at all times and maintain a summer
peaking supply of 130% over average weekly demand.

Storage Capacity

The City shall require a minimum storage capacity in
conformance with San Luis Obispo County standards
for fire and other emergency needs prior to approval

of development projects.

Water Conservation—New Development

The City shall require water-conserving features in all
new development (i.e. low-flow fixtures, drought-toler-
ant landscaping, automatic timing for irrigation, etc.).

F-16
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F-40 Annexation Areas

The City shall require all areas considered for annex-
ation to demonstrate sustained long term water
sources prior to approval of annexations.

Alternate Water Sources

The City shall investigate alternative water sources,
including desalinization, to increase existing supply,
and shall continue to support the expansion of the
State Water Project into San Luis Obispo County.

The City shall develop water rates based on a reason-
able standard of usage per household. In order to
achieve equity in rates and water conservation, the city
shall utilize a tiered water rate system, wherein higher
use tiers will be priced on a higher per unit basis.

andatory Water Conservation

Although additional water sources may ultimately
become available as well as alleviation of the present
drought conditions, the City shall continue to impose
the mandatory Water Conservation Ordinance at a
minimum under “Normal Water Supply Conditions” ;
as defined in Chapter 13.06 of the Municipal Code. See T 1 L
Land Use Policy LU-M-7, City Water Treatment Plant. -
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Growth Management
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here is a mood in America. increasingly citizens are asking what urban

growth will add to the quadlity of their lives. They are questioning the way rela-

tively unconstrained, piecemeal urbanization is changing their communities
and are rebeliing against the tradifional processes of government and the market-
place which, they believe, have inadequately guided development in the past.
They are measuring new development proposals by the extent to which environ-
mental criteria are saftisfied—by what new housing and business will generate in
ferms of additional fraffic, pollufion of air and water, erosion and scenic disturbance.

Note: The Growth Mangement Element is not part of the Local Coastal Plan.

William K. Reilly
\ EPA Administrator
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Background

William Reilly’s comments concerning citizens' views on
growth (see cover page) were made almost two decades ago,
but his message still voices the concerns of many citizens and
their local governments today. This is especially true in
California, where voters across the state have unleashed a
plethora of growth control initiatives at the ballot box over
the last few years. Generally these initiatives are angry
reactions to changes that have already occurred. The chal-
lenge to local government, however, is to develop a proactive
plan for the long range needs of the city - one that will assure
that the very qualities that attract growth are not destroyed
for existing and future residents.

Growth management must be a part of a larger effort to
shape the community for the future - to assure not only the
preservation of natural, scenic and cultural resources, but to
assure as well that the less economically advantaged are not
forced to bear the economic burden of growth management
policy. It is in this larger context that all the policies of the
Pismo Beach General Plan have been prepared as a collective
set of growth management guidelines for the development of
an environmentally sound and economically balanced city.
The purposes of the Growth Management Element are to :

1. Establish the 20 year and ultimate boundaries for the
physical growth and development of the community.

2. Provide policies for future annexations of additional
lands into the city.

3. To manage the amount and timing of growth in
accordance with the ability to maintain acceptable levels of
service and quality of life for existing and new residents.

Growth History

Growth concerns have been an element of planning in
Pismo Beach for some time. Although the city’s growth rate
between 1970 and 1980 had averaged 3% on an annual basis,
by 1980 a dramatic increase in development applications was
beginning to occur. The city determined that the 1980 General
Plan should maintain an annual growth rate not to exceed the
3% of previous years. This was to be accomplished by limiting
the issuance of building permits to no more than a 3% annual
increase. However certain exceptions were permitted to the
3% rule and consequently by 1988, the city determined that
growth had actually been occurring at over 4% annually and
that the impacts of this growth were having deleterious effects
on certain city facilities and services. In 1989, the City Council
convened a citizen advisory committee to study and propose
solutions to planning and growth problems in the city. The
advisory committee identified fourteen critical issues, ranging
from problems with sewer inadequacies and traffic congestion
to the need for a new city hall. The City Council unanimously
adopted an urgency ordinance which provided “Prohibitions
and limitations upon the acceptance and processing of certain
development applications pending full City review of current
city ordinances and regulations which could be in conflict with
the city’s review of the General Plan/LCP and zoning regula-
tions.” This ordinance is in effect until January 1, 1993.

Also in 1989, the Public Works Director informed the City
Council that city water resources had been overcommitted to
already approved development applications. Hence a fif-
teenth “critical issue” was added to the previous list, and the
Council amended the Municipal Code, adding chapter 13.06
instituting mandatory water conservation measures. The

Background
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Council further determined that even though an applicant was
eligible to receive a building permit under the growth manage-
ment priority listings, the permit would be issued only when
the applicant could demonstrate that a project would either
conserve water at a savings ratio of 1.5:1, or that it would be
served by a proven new water source.

Sphere of Influence Area
The Cortese/Knox Local Government Reorganization Act
of 1985 sets forth the rules and regulations under which Pismo
Beach may expand its adopted city limits. The legislative
intention of this law is to encourage orderly growth and devel-
opment which is considered essential to the social, fiscal, and
economic well-being of the state. It recognizes that the logical
formation of local agency boundaries is an important factor in
promoting orderly development. Within the legislation, the
Local Agency Formation Commission (LAFCo) is given the
sole and exclusive authority for the annexation
of additional territory to a city.
Before LAFCo may approve a
territorial annexation, it must de-
velop and adopt the “sphere of
influence” for the local
agency. A sphere of influ-
ence is described as a plan
for the probable ultimate
physical boundaries and
service area of a local agency.
The San Luis Obispo

County LAFCo adopted the
Pismo Beach Sphere of Influ-

ence in 1983. This area was coterminous with the existing city
limits except for Ontario Ridge and 2400 feet of freeway front-
age along Mattie Road. The Sphere was amended in 1987, to
add the Los Robles del Mar property on Oak Park Boulevard.

Extended Planning Area

California planning law requires the city to adopt a gen-
eral plan within its city limits and also for any land outside its
boundaries which in its judgement bears relation to its plan-
ning. This is a means by which the city can communicate its
concerns for the future of lands under the jurisdiction of the
County or neighboring cities. One way to do this is through
the designation of an “extended planning area” which may
extend beyond the city limits and the sphere of influence area.
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Principles

Quality of Life

The focus of the Pismo Beach General Plan shall
be to provide a high quality of life for Pismo Beach
citizens and visitors. Quality of life factors shall
include:
¢ Environmental
Air Quality (see Conservation Element)
Noise (see Noise Element)
Open Space Preservation (see Conservation and
Park & Recreation Elements)
Sensitive Land and Water Protection (see
Conservation Element)
Visual Qudlity (see Design Element)
Water Quality (see Facility Element)
« Safety
Emergency Services (see Facility Element)
Fire Services (see Facility Element)
Flooding (see Safety Element)
Land Slides (see Conservation and Open Space
Element)
Police Services (see Facility Element)
Seismic Safety (see Safety Element)
* Services
Financing (see Growth Management and
Facility Elements)
Fire Services (see Facility Element)
Government (see Facility Element)
Libraries (see Facility Element)
Parks & Recreation (see Park & Recredtion Element)

Phasing of Development (see Growth Management
Element)
Police Services (see Facility Element)
Schools (see Facility Element)
Waste Management (see Facility Element)
+ Transportation
Airports (see Circulation Element)
Bicycle Routes and Facilities (see Circulation and
Conservation Elements)
Highways (see Circulation and Design Elements)
Railroad (see Circulation Element)
Sidewalks (see Circulation and Design Elements)

Urbanized Areas Should Be In Cities

Urbanized areas should be located within cities in
order to provide citizens with urban levels of ser-
vice and to focus on local issues with local con-
trols. Arecs located outside of cities should be
developed only with agriculture, rural or resource
uses.

Pro-Active Planning

To the extent that areas surrounding Pismo Beach
will be urbanized in the future, the city shall take a
pro-active, rather than reactive, role to planning
these areas. In the pro-active mode, the city shall
establish the goals it wishes to achieve for each
areq, include the areqin the cities expanded
planning area and sphere of influence areq, and
program annexations in a systematic way in con-
cert with overall city policy.

Principles and Policies

GM-5




Figure GM-1
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Policies

GM-1 Residential Growth Rate

The city's residential growth rate shall be managed to
assure that the amount of new development annually
is commensurate with the availability of public ser-
vices and infrastructure and will not result in a deterio-
ration of the quality of service to existing or new resi-
dents.

a. The issuance of building permits for new residential
units shall not exceed 3% per year, based on the
number of units estimated by the California De-
partment of Finance to exist within the city as of
January 1 of the preceding year.

b. A Growth Management Status Report shall be
prepared by the city staff and provided to the City
Council at least every three years, commencing in
1995. The report shall include the number of resi-
dential permits issued and the status of services
and infrastructure.

Financing

All new development within Pismo Beach shall be
required to pay its proportionate share for existing or
proposed public facilities. (See Facility Policy F-2)

Pismo Beach's Extended Planning Area shall include

the approximately 18,500 acres within the boundary

shown on Figure GM-1. This boundary defines an area

wherein future changes are likely to have an impact on
the city. It is the city's policy to review all proposals
affecting this area and to communicate the city's posi-
tion on these matters to the applicable decision-making
body. More specifically:

a. San Luis Obispo County shall be requested to refer
all planning studies and applications for develop-
ment permits located in this area to the City of
Pismo Beach prior to taking any action.

b. The City shall request San Luis Obispo County to
retain all lands within the extended area in land
use policy categories requiring a minimum of 20 to
320 acres per parcel.

To implement this policy, the County should take
the following actions:

Oak Park Road Area. The existing Residential
Suburban (RS) category allowing 1 du/1 to 5 acres
should be changed to Residential Rural allowing 1
du/5 to 20 acres until such time as this area is
annexed to Arroyo Grande or Pismo Beach.

Squire Canyon. The San Luis Bay Area Plan of the
County General Plan allows 1 dwelling unit per 3
acres for this area. It should be changed to require 5
to 20 acres per dwelling unit.

Avila Beach. The urban land use categories within
Avila Beach shall be recognized as pre-existing
categories but should not be expanded to additional
land area.

Extended Planning Area
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Figure GM-2
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Other Areas. All other areas in Pismo Beach's
Extended Planning Area should be retained in their
land use categories existing in 1992.

¢. Pismo Beach shall work to achieve mutually ben-
eficial goals with the County, other cities in the
South County area and various interested agencies
in addressing areawide or regional issues of con-
cern, such as traffic, water supply, transit, waste
management, air quality, and others.

rban Expansion Boundcaries/
Sphere of Influence

The urban expansion boundary of the city (sphere of
influence) shall be extended to include land in Price
Canyon and along Mattie Road as shown in Figure
GM-2. The Mattie Road expansion extends the 1990
sphere of influence, (approximately 30 acres) to the top
of the foothills and the entirety of the property hold-
ings (an additional approximate 85 acres, Parcel 1). The
Price Canyon expansion includes three parcels total-
ling approximately 975 acres. Parcel 2 is approximately
182 acres, Parcel 3 is approximately 258 acres and
Parcel 4 is approximately 450 acres.

The urban expansion boundary, also referred to as the
sphere of influence, shall define the area to which the
city intends to provide municipal services and allow
the development of some urban land uses in the time
period between 1992 and 2010.

> Sphere of Influence (SOI)
Upon adoption of the General Plan, the City shall

request the San Luis Obispo County Local Agency
Formation Commission (LAFCo) to amend the sphere
of influence for the City to include the area identified
in Figure GM-2.

y Future Urban Development in the Sphere
The Land Use Element shall contain policies which

define the future types of land uses and development
that will be permitted on lands within the urban ex-
pansion boundary, and the standards for density and
building intensity.

! Area Of Interest/Future Additions to the SOI

The "Area of Interest” shown on Figure GM-3 shall
define those land areas that are outside the initial SOI
or urban expansion area, but which may be appropri-
ate to be included in the SOl in the future.

a. The City shall comprehensively evaluate the
boundaries of the SOI at least every five years, but
more often if appropriate. Such evaluations shall
address, among other factors, whether the supply
of land is adequate to accommodate projected
housing needs allocated by the SLOCOG.

b. The initial comprehensive evaluation of SOI
boundaries shall be undertaken no later than 1995.

¢ Any owner of property located within the Area of
Interest may request the City to consider an
amendment of the SOI boundary to add their lands

Sphere of Influence Area
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Figure GM-3
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to the SOIL. Any such proposal shall also identify
the requested land use designations and any other

necessary or appropriate amendments to the vari-
ous elements of the General Plan.

. In considering such requests, and at each periodic
comprehensive evaluation, the City Council shall
determine whether the public interest would be
served by designating additional lands to be pro-
vided municipal services and developed with
urban uses.

An amendment of the SOI to include additional
lands shall be subject to environmental review
pursuant to CEQA.

A proposal to amend the SOI to include additional
lands may be considered concurrently with an
annexation request. Such requests for concurrent
processing shall be subject to the provisions of
Policy GM-8.

. Requests to amend the SOI boundary and to ini-
tiate a specific plan study had been submitted to
the City by the owner of property "A" prior to the
date of adoption of this plan. Although it was
premature to include these lands within the SOI at
the time of adoption of this plan, it is the intent of
the City to consider these requests beginning in
1993.

. At the time of adoption of this plan, the city was
considering potential sites for a new City Hall.
Among the alternatives being considered was a
portion of property "D." If this site is ultimately

selected, it is the intent of the City to consider a
request to amend the SOI and annex this area at the
time that decision is made.

nnexations

All annexations of land into the City of Pismo Beach
shall comply with the following requirements and
criteria:

a. Annexation Study and Procedures

The City, or experts under contract to the City,
shall prepare a detailed annexation study address-
ing all of the items identified herein. The costs of
preparing the annexation study, including city
administrative costs, shall be borne by the property
owner(s) requesting the City to consider the annex-
ation.

1. A Comprehensive Study of Fiscal Impacts to
the City.

A comprehensive and detailed analysis of the
fiscal impacts of the annexation shall be pre-
pared, addressing the full range of revenues
and expenditures. One-time capital costs of
facilities as well as recurring operating costs
and revenues shall be evaluated.

2. Study of Fiscal Effects on Other Governmental
Entities/Tax Agreements

The effects of the annexation upon other taxing
entities should be analyzed. Proposed tax-
sharing agreements will be prepared.

GM-11



3. General Plan Amendment

An accompanying amendment of the Land-Use
Element, and other elements if necessary, shall
be prepared for review and adoption, which
states detailed City policies for the following:

a. The distribution, location and extent of the
proposed uses of the land within the annexation
territory, including open space;

b. Standards for density and building inten-
sity;

c.  Parks, Open Space, and conservation of
natural resources;

d. The proposed distribution, location, phas-
ing and extent of major components of traffic
circulation, wastewater collection and treat-
ment, water sources, drainage, schools, and
other public services and facilities appropriate
to serve development within the annexation
territory; and

e.  Phasing of future development, indicating
how development will be accommodated
within the City's 3% annual growth limit, and
standards and criteria by which development
will proceed.

Analysis of the City's Capacity to Provide
Facilities and Services
The study shall assess the ability of the City to

provide the various municipal facilities and
services that will be necessary to accommodate

the proposed annexation and planned develop-
ment therein. These should include: wastewa-
ter collection and treatment; stormwater man-
agement; water supply and distribution; streets
and circulation; fire protection; police services;
parks; and others as appropriate.

5. Prezoning Ordinance
A detailed prezoning ordinance shall be pre-

pared for review and adoption which ad-
dresses the following;:

1. Zoning district designations for the
territory

2. Any special zoning district regulations
and standards

3. Applicable overlay zones
4.  Any special development standards

5. Any special design criteria for future
development

b. Environmental Document
An environmental document shall be prepared by
the City or by an expert under contract to the City.
Normally, an Environmental Impact Report will be
required.

¢. Specific Plan May Be Required

The City Council shall determine: 1) whether a
Specific Plan shall be required to be prepared; and
2) if required, the Council shall decide if the spe-
cific plan will be prepared and considered at the

GM-12
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same time as the annexation request or following
completion of the annexation.

. Policy Criteria for Approvals of Annexations

a. The boundaries of the study area shall include all

parcels on which any portion of the planned Price
Canyon Golf Course would be located.

The following policy criteria shall be employed by b. The specific plan study shall be undertaken in two

the City in reviewing and taking action on annex- phases.

ation requests: Phase I shall be a detailed analysis of site opportu-
1. Positive or Neutral Fiscal Impact to the City nities and constraints. Upon conclusion of this

2. Compliance with existing General Plan Policies phase, the approval of the City will be required to

] . ) establish the permitted development program,
3. Compliance with Growth Management Policy including: the permissible number of residential
4. Capacity of City to Provide Services and Infra-

dwelling units within the range specified by the
structure to Accommodate Proposed Development

Land Use Element; the mix of development types;
5. Availability of Services/Infrastructure Concur- and land use areas to be dedicated or reserved for
rent with Need

public purposes, including a golf course site, other
e. City request to LAFCo

Following City Council approvals of the annex-
ation study, general plan amendment, prezoning
ordinance, and the related environmental docu-
ment, the City shall transmit the annexation re-
quest to LAFCo for its consideration and decision.

Price Canyon Annexation (Parcels 2 and 3)

Prior to considering annexation of parcels "2" and "3" in
the Price Canyon area, a specific plan study and
amendment of the General Plan Land-Use Element
shall be required. In addition to the requirements of
GM-8, the following approach shall be used in the
specific plan study:
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public park lands, and public streets rights-of-way.

Phase II shall include the preparation of the Spe-
cific Plan policy document, which will address the

following:

1. The locations and extent of various land uses.

2. The specific locations of the areas to be dedi-
cated as a public golf course and other facilities.

3. The general location and design standards for
public and private roadways.

4. The general locations and standards for public
infrastructure such as sewerage, drainage,
water, and other essential facilities.

5. Standards and criteria by which development
will proceed, including any phasing of devel-
opment and infrastructure construction.

6. Standards for the protection of environmental
and cultural resources, including the Price
House and Adobe.

7. Animplementation program, including regula-

tions, public works projects, and financing
measures.

A detailed environmental impact report on the
Specific Plan shall be prepared for the City concur-
rent with the preparation of the Specific Plan.

. Upon certification of the EIR and adoption of an

amendment of the Land-Use Element and Land-
Use Plan Maps, adoption of the Specific Plan and
prezoning of the property, the City shall request
LAFCo final action on a request for annexation of
the property into the City of Pismo Beach.

Related General Plan policies include:

Facilities Element E-2 Impact Fees Required

Facilities Element F-11 Paramedic Program

Facilities Element E-21 New Developments/
Impact Fees

Facilities Element F-35 Annexations

Facilities Element F-40 Annexation Areas

Golf Course Development and
Annexation (Parcel 4)

As of the date of adoption of this plan, the City of
Pismo Beach was conducting a study of the feasibility
of developing a public 18 to 27 hole golf course and
other recreational facilities on parcel "4." If it is deter-
mined that these facilities are feasible and the City
elects to proceed, the preparation of a "master plan”
and a related EIR for the development of this property
should be undertaken. The master plan and prezoning
shall be completed prior to requesting LAFCo final
action on annexation of the property.
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ne of the privileges which they should have as American
citizens is at least the privilege of living in reasonably decent
accommodations. | do not think anyone is asking for pal-
aces or beautiful, big apartments; but we are asking for sanitary, safe
dwelling unitfs, with adequate space in which to take care of a family.
Hubert H. Humphrey
Congressional Record 1949
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Background®

Consideration of the need for housing that is affordable to
residents and the workforce employed within the city at all
income levels is an integral part of the general planning pro-
cess. The Housing Element contains the policies of the city and
the proposals for programs that will help provide that housing
as well as maintain it at affordable prices.

The previous Housing Element of the Pismo Beach Gen-
eral Plan was developed during 1983. At that time it appeared
that there was an adequate supply of very low income hous-
ing, and that the city should concentrate on providing housing
affordable to low and moderate income households.! How-
ever, within only a few years costs began to escalate in Pismo
Beach and the San Luis Obispo region generally, driving
housing prices beyond the reach of many moderate income
families. This jump in prices was the market reaction to the
influx of new residents into the region. These newcomers came
from areas of the state where housing values were much
higher; hence they could spend large amounts gained from

! Income levels are determined annually by the U.S. Department of
Housing and Urban Development. Very low income households
earn up to 50% of the area median; low income households earn
up to 80% of the area median; moderate income households earn
from 80% to 120% of the area median. The 1990 median income
for a family of four in San Luis Obispo County was $36,900.

* NOTE: Housing Policies are no longer a requirement of the
Coastal Act.

Figure H-1
% Units Costing Less Than $100,000

1985

1988

appreciated equity for housing in San Luis Obispo County,
where prices had been much lower.

The suddenness of this price escalation is demonstrated
by sales information from the County Assessor’s Office. As
recently as 1985, 42% of the total housing sales in the county
were for units costing less than $100,000; by 1988 units in this
price range comprised only 12% of sales (see Figure H-1). In
the South County subregion, which includes Pismo Beach,
1988 sales in this price category were down to 6%. 1990 esti-
mates by Pismo Beach realtors put the average 2000 sq. ft.
single family house in the $280,000-$300,000 range; a 1500 sq.
ft. condo would sell in the $210,000-$225,000 range.

Rental costs have not escalated as greatly as purchase
prices. However here, too, the number of units available at
affordable cost is inadequate. The 1980 census indicated that

Background




83% of low income renters were paying more than 25% of their
monthly income for rent: current estimates by the San Luis
Obispo City Housing Authority is that these renters are prob-
ably paying at least 50% of their income on rent. The situation
is worsened by the fact that in the last five years (1985-1989) no
new apartments have been constructed in Pismo Beach, and
approximately 44 units, both single and multifamily, have
been demolished.

Housing Needs For All Income Levels
Table H-1 shows the number of new units added to the
housing stock by unit type between 1984 and 1990.

Table H-1
Units Added To Pismo Beach Housing Stock 1984-1990
(Figures From State Department of Finance)

Multitamily Multitamily
Single 2-4 Units Per 5+ Uniis Per Mobile
Total Units  Family Shucture Structure Homes
Existing 1990 4590 2795 457 631 707
Existing 1984 3485 1903 423 524 635
Constructed
(1984-1990) 1105 892 34 107 72

However, even with the great amount of building activity
in the city during this time, it is probable that only a few of
these new units were affordable to low and moderate income
households.

The estimate of affordable housing built over the last six
years is calculated here:

1. Table H-1 shows that between 1984 and 1990, 107
multi-family units in buildings containing five or
more units were added to the housing stock. Based
on permit valuations for the early years of this time
period, we can assume that about a third of these
units or 36 units were affordable to moderate
income households.

2. During 1983-1984 the Toucan Terrace development
provided 130 single-family homes at a moderate
price, $89,900. During 1984-1985 the Lifestyle
development provided 197 units at prices ranging
from $94,000 - $90,000. No eligibility requirements
were placed on the buyers, and the units had no
resale controls. Therefore the extent to which these
units met the needs of moderate income buyers is
not known. Nevertheless, it is probable that the
needs of at least 40 to 50 moderate income house-
holds were met by these two developments.

3. Table H-1 also shows that between 1984 and 1990,
72 mobile homes were added to the housing stock.
Mobile homes are generally affordable to low
income households, in this case low income senior
households, since the parks are restricted. Seniors
comprise 28.4% of the low income population of
the city.

The state Department of Housing and Community Devel-
opment in conjunction with the San Luis Obispo Areawide
Coordinating Council, has projected housing need in Pismo
Beach by income level for the years 1991 through 1997 as
shown in Table H-2.

H-4
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Table H-2
State Estimated Fair Share Housing Need
In Pismo Becach By income Level

Income 1/1/91 10 7/1/97
Very low 58
Other lower 48
Moderate 89
Above moderate 367
Total Units 562

It should be understood that Table H-2 indicates only the
minimum number of affordable units needed. The following
policies are aimed at providing as many as possible newly
constructed affordable units, and also at conserving the afford-
able housing that currently exists. The need of 195 affordable
units is estimated only through 1997. The policies are in-
tended to guide the city in balancing future development for
as long as such actions are necessary to support the principle
that residents and employees of all income levels should be
able to find an affordable home in Pismo Beach.

A more detailed background, analysis and implementa-
tion plan for each policy is included in the Housing Element
Appendix which is adopted as a part of the General Plan.

Principles

Affordable Housing For Residents
and Employees

It is the intent of the City of Pismo Beach 1o facili-
tate the provision of housing units affordable for
sale and rent to residents and employees of all
income levels. In support of this principle, the City
will carry out policies consistent with good plan-
ning practices, the maintenance of a healthy
housing market, and the protection of the special
qualities of the city environment. The City shall
strive to meet it's fair share housing allocation as
determined by the San Luis Obispo Area Coordi-
nating Council.

Policies

Overall Policies

. Range of Housing Types and Densities

The City shall maintain a range of density categories in
the General Plan that will permit the development of a
variety of housing types, including single family
homes, condominiums, rental apartments, mobile
homes and manufactured housing. The city shall
maintain at all times a supply of residentially zoned
land which is adequate to meet at least a 5 year need.

Housing Needs
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Density Bonus

The City will encourage and assist developers to utilize
the bonus provisions of the state Government Code
that allows an increase of 25% over the number of units
permitted in the underlying zone in return for the
construction of a percentage of the project for low and
very low income housing. The City shall adopt an
ordinance that determines the conditions of this bonus
increase and that provides for additional incentives as
permitted developers under the Code. Eligibility of
households and cost/resale controls shall be deter-
mined by the City using regional affordability criteria
determined annually by the County of San Luis
Obispo.

Density Bonus for Elderly Housing

The City will permit a density increase of up to 50%
over the unit limit in medium and high density resi-
dential General Plan categories for the development of
housing restricted to elderly households (using HUD
minimum age requirement of 62 years) if at least 50%
of the units are affordable to very low income elderly
households. Per unit resident parking requirements
may be reduced as determined appropriate by the City
Planning Commission. As a guideline, a reduction to
.67 resident spaces per unit may be used.

Code Enforcement

The City shall investigate all complaints regarding
substandard housing conditions and require code

compliance of the property owner. Failure to correct
deficiencies in rental housing will be reported to the
Franchise Tax Board, which, under the Revenue and
Taxation Code prohibits a taxpayer who derives rental
income from substandard housing from receiving tax
deductions for interest, taxes, depreciation or amortiza-
tion.

ontractual Agreement with San Luis
Obispo City Housing Authority

The City shall modify it's contract with the San Luis

Obispo City Housing Authority, or other similar non-

profit agency, to permit that agency to:

1. Monitor resale controls and rental restrictions on
below market rate units in the city;

2. Determine income eligibility of applicants for
affordable housing programs;

3. Issue tax exempt bonds and/or mortgage credit
certificates for housing developments in the city;

4. Make application for appropriate and available
state and federal funding programs to be used in
the city;

5. Continue current authorization to implement the
federal Section 8 Rental Assistance and state After-
care programs.

- Growth Management Priority

The total number of units required to be constructed
for low and moderate income housing and an equal
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number of market rate units in a project or phase of a
project may be given priority in the city’s Growth
Management Allocation System. Following adoption of
this element, the City shall prepare and consider revi-
sions to the growth management system to establish a
priority class for low and moderate income housing
units and the method for determining the number of
permits or units to be reserved annually for this class.
(See also Growth Management Element, GM-1, Growth
Rate.)

- Simultaneous Construction of Affordable
Housing

When a project is required to provide a percentage of
affordable units under these policies, such housing
shall be built simultaneously with the remainder of the
project or assured by bond or some other acceptable
form of security. Projects that are built in a series of
phases shall include the required percentage in each
phase.

. Equity Sharing Program

The City shall seek co-investors to provide an equity
sharing program to assist low and moderate income
people who work in Pismo Beach to purchase or reha-
bilitate housing within the city limits. Investors may
include the city or Redevelopment Agency, state De-
partment of Housing and Community Development,
private developers and lenders, pension funds, insur-
ance companies or nonprofit corporations. The City

may contract with the San Luis Obispo Housing Au-
thority or other non-profit agency to administer the
program. (See also Facilities Element, F-13, Employee
Housing/Housing Subsidies.

. Commercial Impact Fee

The City shall require new commercial development
(general commerecial, office, industrial) to pay an im-
pact fee calculated on a dollars-per-square-foot basis to
the city’s Rental Housing Fund. New hotel /motel
developments shall pay an impact fee calculated on a
dollars-per-room basis. These funds will be used to
assist housing for low and very low income house-
holds. The amount of these funds will be determined
by a study of the nexus between new commercial
development and the need that development creates
for affordable housing.

Policies for Retention of Existing Housing

. Conversion of Rental Housing

The City shall consider the effects on the rental hous-
ing market in reviewing requests for conversions of
rental units to condominium ownerships. Provisions
for conversions shall include the following require-
ments of the applicant:

1. Notification in writing to tenants of the intent to
convert at least six months prior to approval of
application.

2. Priority offering to existing tenants to purchase the
unit.

Overall Policies



3. Relocation assistance in finding suitable and af-
fordable alternative rentals.

4. Reasonable moving expenses.

5. Payments to the city’s Rental Housing Fund in
amounts determined by ordinance for provision of
affordable rental units in other locations in the city.

6. These rules are applicable to all tenants occupying
the unit at the time of notification unless the appli-
cant can demonstrate that a tenant has abused his
obligations by nonpayment of rent, destruction of
property, or by perpetuating a nuisance.

Conversion of Rental Mobile Home
Spaces to Ownership Spaces
Conversion of rental mobile home parks to ownership

parks will be considered by the city when the applicant
has met the following conditions:

1. The state-required report on the impact of the
conversion on displaced residents has been filed
with the city.

2. Notification in writing to tenants of the intent to
convert at least six months prior to application
approval.

3. Priority offering to tenants to purchase a space
within the park.

4. Relocation assistance as necessary in finding suit-
able and affordable alternative rentals.

5. Reasonable moving expenses.
6. At least ten percent of the spaces in the park re-

main as rentals under the management of the
homeowner's association at rental rates under the
control of the city’s Mobile Home Rent Stabiliza-
tion Ordinance, so long as this ordinance is in
effect.

7. These rules are applicable to all tenants occupying
the mobile home space at the time of notification to
convert unless the applicant can demonstrate that
the tenant has abused his obligations by nonpay-
ment of rent, destruction of property, or unwilling-
ness to abate a nuisance.

Demolition of Rental Housing
Outside Coastal Zone

The City may issue permits for the demolition of rental
housing when the applicant has met the following
conditions:

1. Rental units for demolition that have been rented at
rates affordable to low and moderate income
households at any time three years prior to the
application for demolition must be replaced within
the city on a one for one basis and rented at afford-
able prices. Immediate construction of the replace-
ment units is preferable; if this is not feasible, the
units can be secured by bond until replacement
opportunities become available.

2. Notification of intent to demolish has been offered
all tenants in writing at least six months prior to
demolition.

3. Relocation assistance has been offered existing
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tenants in finding suitable and affordable alterna-
tive rentals.

4. Reasonable moving expenses have been paid.

These rules are applicable to all tenants occupying
the unit at the time of notification unless applicant
can demonstrate that tenant has abused his obliga-
tions by nonpayment of rent, destruction of prop-
erty, or perpetuating a nuisance.

. Demolition or Conversion of
Rental Housing In Coastal Zone

The city may issue permits for the demolition or con-
version of existing residential housing occupied by low
to moderate income persons in the coastal zone when
the applicant has met the following conditions:

1. Rental units for demolition that have been rented at
rates affordable to low and moderate income
households at any time one year prior to the appli-
cation for demolition must be replaced within the
city on a one for one basis and rented at affordable
prices. In the event that an existing residential
dwelling unit is occupied by more than one person
or family, this standard shall apply if at least one
such person or family, excluding dependents, is of
low or moderate income.

2. Replacement shall occur on the site of the con-
verted or demolished structure or elsewhere within
the coastal zone if feasible. If replacement on the
site is not feasible, units shall be located within
three miles of the coastal zone.

3.

6.

The replacement units shall be provided and avail-
able for use within three years from the date upon
which work commenced on the conversion or
demolition of the residential dwelling unit. Imme-
diate construction of the replacement units is
preferable; if this is not feasible, the units can be
secured by bond until replacement opportunities
become available.

The following are exceptions to the replacement
rule, unless the City determines that replacement
of all or any portion of the converted or demol-
ished dwelling units is feasible:

a. The conversion or demolition of a residential
structure contains less than three dwelling
units, or, in the event that a proposed conver-
sion or demolition involves more than one
residential structure, the conversion of 10 or
fewer dwelling units.

b. The conversion or demolition of a residential
structure for purposes of a nonresidential use
which is either “coastal dependent” or "coastal
related”.

This rule shall not apply to the demolition of any
residential structure which has been declared to be
a public nuisance pursuant to the Uniform Dwell-
ing code.

Notification of intent to demolish has been offered
all tenants in writing at least six months prior to
demolition or conversion. (Conversion meaning
the recordation of a final map.)

7. Relocation assistance shall be offered to existing

Retention of Existing Housing Policies
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tenants in finding suitable and affordable alterna-
tive rentals.

8. Reasonable moving expenses shall be paid related
to relocation.

9. These criteria and requirements are applicable to
all tenants occupying the unit at the time of notifi-
cation unless the applicant can demonstrate that a
tenant has not paid rent or has caused excessive
damage to the property.

10. “Conversion” means a change of a residential
dwelling, including a mobilehome or a residential
hotel to a condominium, cooperative, or similar
form of ownership; or a change of a residential
dwelling, including a mobilehome to a nonresiden-
tial use.

11. “Demolition” means the demolition of a residential
dwelling, including a mobilehome or a residential
hotel.

12. “Coastal-dependent development or use” means any
development or use which requires a site on, or adja-
cent to, the sea to be able to function at all.

13. “Coastal-related development” means any use that is
dependent on a coastal-dependent development or use.

Older Motels and Cottages

The City may encourage the retention of older motels
and cottage courts. Where economically feasible, these
facilities may continue to provide moderately priced
overnight accommodations to Pismo Beach visitors.
Where these facilities have already converted to lower

income rentals, the City may assist owners to preserve
and improve the structures through available rehabili-
tation assistance programs. The housing assistance
fund referenced in Policy H-20 may be used to imple-
ment this policy, as well as state or federal program
funds. (See Land Use Element LU-4, Resort Commer-
cial Land Uses.)

Policies For Provision of New Housing

Inclusion of Affordable Housing Within
Existing City Limits
The City shall require that all new residential develop-

ment within the existing 1990 city limits provide a
percentage of affordable housing as follows:

1. Developments of ten units or more shall provide at
least 10% of the units for sale or rent at a cost
affordable to moderate income households.

2. Developments of less than 10 units, but more than
one unit shall pay in lieu fees to the city as deter-
mined equitable by city ordinance.

3. Inlieu fees shall be held by the city in a special
housing fund to be used to facilitate housing af-
fordable to low and very low income households.

4. Resale and/or rental controls shall be noted on the
deed and shall apply to all successors and assigns

in perpetuity.
5. Eligibility of buyers or renters and appropriate
rental and resale prices will be determined by the

H-10
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city and San Luis Obispo City Housing Authority,
using Consumer Price Index data or other appro-
priate regional affordability indices.

6. Priority for purchase or rent shall be offered to
applicants who have been employed in, or are
residents of, Pismo Beach for the previous two
years.

7. Conversion of any rental units to ownership units
occurring during the period the rental controls are
in effect will require the percentage of controlied
units to be offered for sale at a cost affordable to
the eligible moderate income household, and resale
controlled by the city or Housing Authority. This
policy applies to all properties for which develop-
ment application or specific plan has not been
previously approved at the time of adoption of the
Housing Element.

16 : Downtown Redevelopment Ared

st

S
S

After extensive public review, the RDA and City may
establish a redevelopment project area in the down-
town (See Land Use Element, Planning Area K). If a
redevelopment plan is prepared, it should include
areas for "mixed use" to promote the development of
affordable housing on upper floors above street-level
commercial and/or office use.

Emergency Shelters

The Government Code requires that the Housing
Element identify adequate sites to facilitate the devel-

opment of emergency shelters for the homeless. The
City shall revise the Zoning Ordinance to permit the
development of emergency shelters by right in com-
mercial zones, and by conditional use permit in multi-
family residential zones.

. Service Industry Employee Housing Policy
The City shall consider using a portion of the transient

occupancy tax to create a housing fund for the devel-
opment and/or rehabilitation of rental housing afford-
able to service industry employees. Service industry
employees will have first priority on all units devel-
oped or renovated with the assistance of these funds.
The Visitor and Convention Bureau shall be encour-
aged to conduct a survey of service industry workers
to determine average wage scales, place of residence,
and housing needs.

. Public Lands

The City shall make available for affordable housing
development any properties in its ownership that are
not needed for other identified public purposes. Sur-
plus land in the ownership of other public agencies
will be reviewed for possible affordable housing prior
to their disposal, and funds sought for purchase. Such
lands acquired by the city will be offered for sale or
lease to private or nonprofit organizations.

Provision of New Housing Policies
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Housing Assistance Fund Annexation Policies

The City shall investigate all possible sources of funds
to develop a housing assistance fund. Such sources . Affordable Housing Development in
may include developer in lieu fees, redevelopment Annexed Propetties

housing set-aside funds, condo conversion fees, state
and federal grants, sale of surplus city-owned proper-
ties, real estate transfer taxes, mortgage recordation

The City shall require the development of affordable
housing in all properties to be annexed to the city as

fees. These funds may be used for rental assistance, follows: _ _ L )
equity sharing, possible payment of fee waivers, or 1. All residential prolects_, in which the to_tal develop-
other uses supportive of affordable housing. ment on the property is 20 or more units shall be

required to provide 10 percent of the total project
units at a cost affordable to moderate income
households plus an additional 5 percent of the total

ousing In R-4 and RR Zones

Low and moderate income housing may be allowed in project units at a cost affordable to lower income
the Zoning Ordinance R-4 zones provided it is clearly a households, as defined by the most recent San Luis
secondary use to the hotel or motel and is established Obispo County regional housing affordability

to provide housing for the hotel or motel employees. criteria. The City Council may permit the required
Hotels and motels in RR zones shall be encouraged to affordable units to be developed elsewhere at other
provide housing for employees. The City will consider appropriate sites within the city.

incentives to encourage hotels and motels to provide
employee housing. (See Land Use Element LU+4,
Resort Commercial Land Uses.)

Projects which involve subdivision of residential
lots only shall be required to either:

a. dedicate a number of lots equal to 10 percent of
. . the total, or an equivalent land area, to the City for
Toucan Terrace Housing Site future development of low and moderate income
Consideration shall be given to acquiring land within housing; or
the Toucan Terrace specific plan area and the city
redevelopment area for low and moderate income
housing. (See Land Use Element LU-N-10.)

b. pay in-lieu housing fees as established by City
ordinance.

The City Council shall determine which of these
two options will be required for any particular
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project based on the individual circumstances of
the project and the appropriateness of the site for
low and moderate income housing.

Residential projects in which the total development
on the property is more than one unit but less than
20 units shall be required to either provide afford-
able units on the same percentage bases specified
in item 1 or to pay in-lieu fees as established by
City Ordinance. If affordable units are to be pro-
vided, the City may permit those units to be devel-
oped elsewhere at other appropriate sites within
the City.

In lieu fees paid to the city or Redevelopment
Agency shall be kept in a special city fund to be
used for the provision of housing affordable to low
and very low income households.

Resale and/or rental controls on the moderate and
low income units shall be noted on the deed and
applicable to all successors and assigns.

Eligibility of households applying for below mar-
ket rate units will be determined by the city or its
designee and the San Luis Obispo City Housing
Authority.

Priority for purchase or rent will be offered to
applicants who have been residents or working in
Pismo Beach for the preceding two years.

The percentages of this housing set aside shall
apply to the total development project and be
proportionally included in annual phasing.
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nature of its opportunities, so that the development of every city must be

along individual lines. This very fact allows full scope for the development of
that peculiar charm which, wherever discovered and developed irresistibly draws to
that city people of discrimination and faste, and af the same time begets a spirit of
loyalty and satisfaction on the part of the citizens.

E ach city differs from every other city in its physical characteristics and in the

Daniel Burnham
The American Plan
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Background

The Land Use Element establishes the framework for
development of the city, providing for the general distribu-
tion, location and extent of the uses of the land for housing,
business, industry, open space, recreation, natural resources
and other uses of public and private land.

The Element includes both land use plan maps and a
text. The policies and maps have been harmonized with all
other elements and policies of the General Plan. All elements
of the General Plan carry equal weight and the Land Use
Element does not supersede other elements. In addition to
policies that apply to the entire city, the Land Use Element
also contains specific policies for 18 individual neighborhood
Planning Areas.

Table LU-1 summarizes existing development within the
city and Table LU-2 summarizes a projection of additional
development that could be accommodated at full build out,
based on land use policies. Few cities actually ever com-
pletely build out so the number indicated can be considered
maximum. Data is shown for planning areas which are
illustrated in Figure LU-1.

In 1990, the city contained approximately 4,587 dwell-
ings in single-family, duplex, multi-family, condo and mobile
homes, with a U.S. census population of 7,669. Build out
shows a potential of 2,696 additional units for a total of 7,283
units. The buildout analysis includes a potential for another
2,103 units within the 1990 city limits plus another 593 units
within the Sphere of Influence. Complete buildout would
result in a population of about 13,000. From a residential
perspective, the existing city limits are 69% built out.

The existing city includes 1,831 hotel and motel rooms
with a potential of another 1,208 units for a total of 3,039. In
other words, from a hotel perspective, the city is 60% built out.
These uses would only be added as the market creates a de-
mand.

In the category of retail, service and office uses, the city
currently has 953,542 sq. ft. of building area. Build out projects
a potential for 648,000 additional sq. ft. for a total of 1,601,542
sq. ft. In other words, from a commercial perspective, the city
is 60% built out.

Within the Sphere of Influence area there is land available
for an additional 593 dwelling units.

At a 3% annual growth rate the entire city, including the
Sphere of Influence area, would be 100% residentially built out
by the year 2005.

4 Figure LU-1 I
Percent Buildout of Pismo Beach in 1990
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Table LU-1

Existing Land Use 1990
&S . ,,e:‘.

Area 4; fﬁdfp& jf &ds" d"‘ ‘@"
A Sunset Palisades/ 305 - - -

Ontario Rdge
B. South Palisades 13 50 - - - -
C.  North Spyglass - - - 249 12,550 -
D. Spygkass 12 140 - - 17 400 -
E. St. Andrews 111 76 - - - Hre Station
F. Spindrift 15 50 - - - -
G. Tefrace Avenue 21 14 - - - Elementary School
H. Shell Beach 725 169 - 33 222,869 Church, Ubrary, Day Care/School
L Dinosaur Caves - - - - - -
J. Motel 28 37 - 526 | 64,100 -
K. Downtown 195 403 - 653 246,203 -
L Pismo Creek - - 524 - 3520 811 RV Hook Ups & Campsltes
M. Pismo Marsh - - 183 370 205,100 -
N. Oak Park Heights 458 213 - - 150,000 Church, Post Office
0. Industrial - - - - - PG&E, Sewer Plant
P. Pismo Heights 544 176 - - - Clty Hall, Jr. High, Vets Hall, Church
Q. Freeway Foothills 17 108 - - 31800 -

TOTALS 2,444 1,436 707 1,831 953,542
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Table LU-2

Build Out Land Use Projection (Additions to Existing Development)

LN
N S o »
°X° 4 Qo@ ® S « > & ;_peog @\3"6
& g‘o‘*‘b& Qp&’ O af N &
Areq & dﬁg& “‘6" Qp\,oqp‘f @Od&" %\19
A. Sunset Pallsades/ 43 - - - - -
Ontaiic Ridge
B. South Palisades g 153 - - - -
C. North Spyglass - - - 70 - -
D. Spyglass 2 - - - - -
E. St. Andrews 3 8 - - - -
F. Spindlrft - 46 - - - -
G. Terrace Avenue 6 2 - - - -
H. Shell Beach 13 93 - - 21000 -
L Dincsaur Caves - - - 249 - -
J. Motel - 14 - - - -
K. Downtown - 400 - 264 250,000 -
L Pismo Creek - - - 275 - 10RV's
M. Pismo Marsh - - - - 84,000 -
N. Oak Park Helghts-City 290 513 - 350 293,000 Fire Station
QOak Park Helghts-Sphere 210 150 - - - Private School
o. Industrial - - - - - -
P. Pismo Helghts 101 102 - - - -
Q. Freeway Foothills-Clty 19 286 - - - -
Freeway Foothils-Sphere 93 140 - - - -
R. Price Canyon-Sphere - - - - - Golf Course, Recreation Fac., and Open Space
SUBTOTAL 1991 Clly Limits 486 1,617 - 1,208 648,000
SUBTOTAL Sphere 03 290 - - -
TOTALS (Cily & Sphere) 789 1,907 - 1,208 648,000
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Principles

2Kkl Natural Resource Preservation

All land use proposals shall respect, preserve and
enhance the most important natural resources of
Pismo Beach; those being the ocean and
beaches, hilis, valleys, canyons and ciiffs; and the
Pismo and Meadow Creek streams, marsh and
estuaries. (See related principles and policies in
the Conservation Element.)

Immediate Ocean Shoreline

The ocean, beach and the immediate abutting
lond are recognized as an ireplaceable national
resource to be enjoyed by the entire city and
region. This unique narrow strip of land should
receive careful recognition and planning. The
purpose of the beach is to make available to the
people, for their benefit and enjoyment forever,
the scenic, natural, cultural, and recreational
resources of the ocean, beach and related up-
lands. (See related principles and policies in the
Conservation Element.)

Visitor/Resident Balance

The Cadtifornia coast is an extremely desirable
place to live, work and recreate that belongs to
all the people. As such, congenial and coopera-
five use by both residents and visitors is recog-

P-16

nized. Such use should capture the best attributes
of the city and creatively determine the accept-
able place, scale, intensity, rate and methods for
development consistent with resource protection
and public benefit.

Historic Ambiance

Pistno Beach contains the historic ambiance of
the small Califomia beach town. This is particularly
evident in downtown and Sheil Beach. Although
hard 1o define, the preservation of this ambiance
is important and the city shail encourage its pres-
ervation. This ambiance provides a link with the
paost, creates a pleasant experience, and adds to
community diversity.

Policies

LU-1

LU-2

Land Use Maps

Land uses shall be regulated as shown on the Land Use
Map, Figure LU-2 and the maps for individual neigh-
borhood planning areas. In case of conflict, the maps
for the individual planning areas shall take precedence.
Land-use categories applicable to the Downtown area
are stated in the policy section for that subarea.

Residential Uses

Residential land uses include the categories of Low,
Medium and High density. Specific policies for resi-

LU-6
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dential uses are:

a.

Variety of Residential Land Uses Encouraged

In order to provide a variety of housing choices for
all income groups and create residential areas with
distinctive identity a wide variety of densities and
housing types shall be encouraged.

Cluster Development Encouraged

Cluster developments are encouraged where they
provide increased open space, better visual quali-
ties, additional preservation of sensitive sites,
decreased cost of municipal services or an opportu-
nity to provide affordable housing.

Churches

Churches may be allowed on lands in the residen-
tial categories as set forth in the Zoning Ordinance.
Normally a conditional use permit should be
required.

Densities

Permissible housing densities are established
within three broad categories shown in Table LU-3.

Table LU-3
Housing Categories and Density
Category Density
Low Density 1 to 4 units per ac.
Medium Denslty 5 to 10 units per ac.

High Density 11 to 30 units per oc.

These densities are maximums. It may not be
desirable or appropriate to meet these densities in

any specific situation. The maximum number of
dwell ing units shall be determined for individual
parcels as follows:

¢ Gross parcel area is computed in square feet or acres.

» The amount of parcel area that is unbuildable is calcu-
lated, including but not limited to acres with slopes
greater than 30%, existing roadways, waterways.

Net buildable parcel area is calculated as a-b.

* The maximum number of units or lots is the product of the
density factor and the net buildable area.

Population density is estimated as follows:
¢ 2.05 persons/unit within the 1981 city limits
¢ 2.5 person/unit in sphere of influence

See also Conservation/Open Space Element CO-1,
Siting of Multi-Family Projects

. Density Bonuses

In return for provision of housing that is affordable to
lower income households, the City may permit a resi-
dential density bonus of 25% over the number of units
otherwise allowed by the housing density categories
shown in Table LU-3. (see Policy H-2)

For housing projects which are (1) located in the me-
dium or high density residential use categories and (2)
restricted to elderly households, the bonus may be
increased to 50% above the density shown in Table LU-
3 for the applicable category, provided that 50 % of the
total units in the project are affordable to very low
income elderly households. (See Policy H-3)
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LU-3 Public and Semipublic Land Use

LU-4

The Public and Semipublic category shall designate
land in public ownership that should be developed for
public use and various public facilities. This category
does not include public parks.

Resort Commercial Land Uses

The Resort Commercial land use shall allow various
visitor services including motels, hotels and R.V. Parks.
Floor area ratios shall not exceed 1.25. Specific policies
for these uses are:

a. All Income Levels

Resort commercial activities shall be promoted
catering to visitors of all income levels.

. Conversion Prohibited

Conversion of visitor-serving lodging to other
nonvisitor-serving types of uses shall be prohibited
unless the cost of rehabilitation is greater than 50
percent of the market value of the structure or the
city finds, based upon supporting data, that the
existing use can no longer be made economically
viable. Where conversion is allowed, the city may
require on or off site replacement of the lost visitor
serving lodging. (See related Housing Element H-
13, Older Motels and Cottages.)

R.V. Parks Restricted

R.V. parks shall be restricted to the Pismo Creek
Planning Area "L".

. Nonvisitor-serving Uses

The Resort Commercial category is specifically
intended to be set aside for visitor-serving uses.

Residential and/or nonvisitor-serving commercial
uses may be permitted on lands designated within
this category only if one of the following findings is
made:

. The size, shape or location of the parcel make it

inappropriate for a visitor-serving use; or

. The use is low- or moderate-income housing that is

clearly subordinate and accessory to an on-site
hotel or motel use and is established for, and lim-
ited to occupancy by, employees of the hotel, motel
or other nearby visitor-serving establishments.

Uses which shall be specifically prohibited include
office space for general or medical businesses, and
nonretail commercial services.

Condominium Hotels Permitted

The subdivision of hotels into airspace condo-
minium units may be permitted with the approval
of the City Council, provided that such units are
clearly designed as hotel rooms or suites rather
than dwelling units and are restricted to occupancy
on a transient basis. Approvals of any such subdi-
vision shall be subject to conditions that will assure
the development functions primarily as visitor
accommodations.

Such conditions shall require recordation of en-
forceable deed restrictions limiting occupancy by
any individual to a maximum of 30 calendar days

LU-8
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per year, cumulative; compel participation in a
rental program open to the general public on the
same basis as non-condominium hotels; and dis-
courage design features which would be character-
istic of long term occupancy.

Commercial Land Uses

The Commercial land use designations shall allow
visitor- serving, neighborhood and regional commer-
cial uses. Floor area ratios shall not exceed 2.0. Specific
policies for these uses are:

a. Attractive and Stimulating Surroundings

Commercial areas should be enjoyable places in
which to shop and work. This means providing
pedestrian scaled design, landscaping of building
and parking lots, street trees, screening unsightly
storage areas and banning out of scale advertising,.

b. Secondary Residential Uses Encouraged

Residential uses are encouraged on upper floors in
all commercial areas except the "central commer-
cial" area. Secondary residential use may be re-
quired in selected areas. See also:
Design Element D-2 Building and Site Design
Criteria
¢. Drive-Thrus Prohibited

In order to maintain and promote a more pedes-
trian-oriented community character, as well as to
reduce the high volume of vehicle trips attracted by
drive-thru establishments, the City shall prohibit
any new development of drive-thru services in

LU-6

restaurants, banks, dry cleaners and other business
establishments in all planning areas.

Industrial Land Use

The Industrial land use designations shall permit
nonpolluting, warehousing, distribution, assembly and
light manufacturing uses. Floor area ratios shall not
exceed 1.5. Specific policies for these uses are:

a. Pismo Creek & Pismo Marsh Impacts

Industrial development shall not adversely impact
the sensitive habitats of Pismo Creek or Pismo
Marsh.

b. Industrial Standards

Industrial uses shall comply with industrial regula-
tions and standards, including: air pollution, noise,
waste disposal, access for delivery vehicles and
light and glare. These uses should be designed to
present a pleasant appearance and shall include
appropriate landscaping.

c. Open Storage Yards

Open storage yards of material and equipment are
discouraged and subject to design review, may be
prohibited.

Child Care Facilities

The City may grant a density bonus or provide other
incentives for developers of commercial or industrial
projects to include a child care facility within their

project.
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Land Use Figure LU-2 KEY
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Neighborhood Planning Areas Figure LU-3
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LU-8 Open Space

Open space land use designations include public parks
and private lands intended to remain in open space or
private parks. Open space lands shall not be developed
intensively with buildings or other structures.

Neighborhood Planning Areas

Background

The City has been divided into 18 Neighborhood Plan-
ning Areas as shown on Figure LU-3. Specific background and
policies applying to each area are indicated in the following
sections.

Sunset Palisades/Onftario Ridge
Planning Area A

Background

The Sunset Palisades area is an ocean oriented, low profile
residential neighborhood with a backdrop of the coastal foot-
hills. The planning area is almost totally developed in low
density residential use with only a few scattered vacant resi-
dential lots. It includes the Ontario Ridge area which was
annexed to the City in 1990 and was being developed as of
1992

The bluff tops along the Sunset Palisades stretch of coast
are primarily under private ownership.

The bluff tops in Ontario Ridge consists of a 9 acre open
space/recreational parcel under ownership of the
homeowners association but with public access rights.

The base of the bluffs is an intertidal habitat, natural
resource area, which should be protected. Public access to this
sensitive area should be limited. Damage by wave conditions
is possible and bluff erosion is an ongoing process. Some
residences along the bluffs have provided their own stairways
to small beaches. Some of these have been damaged in past
storms. Seawalls to protect an existing structure are permitted
only if there is no other less environmentally damaging alter-
native.

The Sunset Palisades area contains 6 acres of private open
space in a gated community as well as the 5.7 acre Palisades
public park. Fifty three acres of land on the upper slopes of
Ontario Ridge are in permanent open space. The property
between Shell Beach Road /Palisades Drive and U.S. Highway
101 is subjected to high noise levels from both U.S. Highway
101 and Shell Beach Road/Palisades Drive. Archaeological
resources are evident in the area.

Ontario Ridge Policies

LU- Concept
Al The Ontario Ridge area should be designated for Low
Density residential Development and Open Space with
an emphasis on preservation of the Ontario Ridge in its
natural setting and with public access and recreation
along the ocean bluffs.
LU-  Upper Slopes and Hillsides
A-2

The upper slopes and hillsides of Ontario Ridge are
subject to an open space easement and shall be re-
stricted to agricultural open space for limited cattle

LU-14
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grazing. No structures shall be permitted in this area.
See Conservation/Open Space, Coastal Foothills.

steep, unstable bluffs preclude vertical access to the
beach from within the City.

LU-  Blufftop Park LU-  Hillside Development Regulations

A-3  Thebluff top park, owned by the homeowners associa- A-4 Development shall be prohibited on lands with slope
tion shall include public walking and bicycle trails and in excess of 30 percent and above the 200 ft. contour.
public parking spaces in order to assure the public
right of access to the bluff top and lateral access across  LU-  Bluff Protection and Setbacks
the entire Ontario Ridge area. The lateral blufftop A-5

access route along The Bluffs Drive in the Ontario
Ridge area shall be clearly and conspicuously posted
for public access and use. The management of lateral
blufftop access within the City should be coordinated
with the County of San Luis Obispo to assure continu-
ity of access to the Cave Landing Road area. Extremely

4 Figure LU-4
A - Ontario Ridge/Sunset Palisades

Entire Planning Area in Coastal Zone

Setbacks for the public road and public pedestrian
walkway and bikeway shall at a minimum meet a 50
year bluff erosion setback; setbacks for residential

development shall meet a 100 year bluff erosion set-
back plus 20 feet.
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Sunset Palisades Policies land divisions shall be approved in this area. Density

transfers, public acquisition or other methods shall be

utilized to achieve the open space goal. Properties for
LU- = Concept density transfer need not be in thegsame ownpgrship.
A-6 Sunset Palisades, an area of existing homes with scat- Density transfer on a 3:1 basis may be allowed to any

tered vacant lots, shall be designated for Low Density location in the city. Any development that may be
Residential. The emphasis is on maintaining coastal approved on-site shall be required to maintain the
views, open space and protecting the coastal bluffs and open space character. The amount of site area that may
intertidal habitat area. Infill development shall be be developed with improvements shall not exceed
compatible with the existing community. 5,000 sq. ft. or 60% of gross site area, whichever is

lesser.

LU-  Height of Structures '
A-7 a. ElPortal Drive, Indio Drive Side Yards Views

No structure shall exceed 15 feet in height when operties on the west sides of Indio Drive, Florin
measured from the hjghest point of the site natural Street, and Hermosa Drive shall be subject to the De-
grade to the highest point of the structure; Nor sign Element D-39, Side Yard View Corridors.
shall any such structure exceed 25 feet, in height,
when measured from the highest point of the roof
above the center of the building foot print to the
elevation of the natural grade directly below that
point.

b. Remainder of Planning Area

No structure shall exceed 15 feet in height as mea-

sured from the height of the center of the finished LU- Beach Access and Bluff Protection
building pad grade as designated in the final tract A-11

Grading Plan at the time of recordation. The coastal tidat and subtidal areas should be pro-
tected by limiting vertical accessways to the rocky
beach and intertidal areas. Lateral Beach access dedi-
LU-  Open Space cation shall be required as a condition of approval of
A-8  The area between Shell Beach Road and the 101 Free- discretionary permits on ocean front parcels pursuant
way shall remain in permanent open space. No further to Policy PR-22. No new public or private beach stair-

Any development on lots adjacent to U.S. Highway 101
or Shell Beach Road shall provide mitigation to reduce
exposure to excessive noise levels. {See Noise Element
for standards.)
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LU-
A-12 The Topaz Street, Florin Street and Encanto Street

ways shall be allowed. If existing stairways are dam-

aged or destroyed they shall not be repaired or re-
placed.

All structures shall be set back a minimum of 25 feet
from the top of the bluff in accordance with the re-
quirements of Policy 5-3. Appropriate erosion control
measures shall be required for any project along the
blufftops.

Topaz Sireet, Florin and Encanto Street

undeveloped accesses shall be developed as coastal
viewpoints rather than as stairways. (See Park &
Recreation Element, Figure PR4, No. 2 & 3. See also
Design Element D-13, Freeway Landscaping.) Low-
lying drought tolerant prickly vegetation which will

-
—
L
~—
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—
—

Figure LU-5
Palisades

X OPEN SPACE

Entire Planning Area in Coastal Zone

deter undesignated access paths should be planted at
the top of the bluff. Park benches are recommended to
encourage use of these areas as viewpoints. Attractive
railings should be used to protect the bluffs rather than
chain link fencing. The Topaz cul-de-sac may be elimi-
nated in favor of a pocket park or expanded view
point. The access points should be maintained so that
the landscaping of abutting properties does not intrude
on them.

South Palisades
Planning Area B

Background

The South Palisades Planning Area is developing by the
guidelines of a Specific Plan adopted in 1986. The focus in this
area is on clustered residential development, with 60 percent
of each parcel in open space, preservation of views from U.S.
Freeway 101 to the ocean, and a 100 ft wide lateral access
dedication for public parks and open space along the entire
cliff. Dedication of the blufftop area may be in fee or by ease-
ment at the discretion of the city.

The ocean bluffs range in height from 40-50 feet at the

== north end to 80 feet at the south end of the planning area. San
€z Luis Obispo County has an easement from the toe of the bluff

to the mean high tide line. A sandy beach extends for most of
the length of the oceanfront in this area. One public stairway to
the beach below exists and two more public stairways are

£ planned.




LU-
B-1

LU-
B-2

Concept

The South Palisades area is designated for Medium
Density Residential to be developed under the stan-
dards of the South Palisades Specific Plan. The entire

area shall be considered as one neighborhood with an

emphasis on open space and scenic corridors. A 100 ft
wide lateral blufftop open space area/accessway shall
be the focus for the area.

Open Space

The area between Shell Beach Road and the 101 Free-
way shall be retained as permanent open space. No
further land division shall be approved in this area.
Density transfers, public acquisition or other methods
shall be used to achieve the open space goal. Proper-
ties for density transfer need not be in the same own-
ership. Where properties on both sides of Shell Beach
Road are owned by the same owner, no development
shall be allowed between Shell Beach Road and the
101 Freeway. Where a structure already exists within
the open space area, it will be permitted to remain
until the parcel in the same ownership is developed.
At that time, the building shall be either moved out of
the open space or demolished. Density transfer on a
3:1 basis may be allowed. Any development that may
be approved on-site shall be required to maintain the
open space character. The amount of site area that may
be developed with improvements shail not exceed
5,000 sq. ft. or 60% of gross site area, whichever is
lesser.

LU-
B-3

LU-
B-4

LU-
B-5

Lateral Blufftop Open Space and Access

The width of the lateral blufftop 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 100 ft. for all devel-
opment on the shoreline in this planning area.

Road System

A loop road system as shown in the South Palisades
Specific Plan shall allow for public access to the linear
blufftop park and visual access to the ocean. The loop
system shall provide for bicycle paths which shall
connect with the bluff top trail along the city utility
easement. Development shall conform to the proposed
loop road system, and will be required to construct the
necessary road improvements as part of the develop-
ment approval. (See Design Element D-42, Street Lay-
outs.)

Visual Access

Development of the South Palisades area shall protect
visual access to the ocean and to dominant coastal
landforms. Specifically, the size and location of struc-
tures shall retain to the maximum extent feasible inter-
mittent views of the ocean from U.S. Highway 101. To
accomplish these design objectives, the following stan-
dards shall be incorporated into the Specific Plan:

1. The building pads for all development shall be at or
below existing grade.

2. Residential units shall be predominantly attached
and clustered.

LU-18
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3. A minimum of 60 percent of each of the existing
parcels within the planning area as of 1992 shall be
retained in open space.

4. Structures immediately landward of the required
bluff setback shall not exceed 15 feet in height from
the existing natural grade.

5. Heights of structures other than those identified in
subsection 4 above shall not exceed a maximum of
25 feet above natural grade. Two story structures
shall be permitted only where it is determined that
views of the ocean will not be blocked or substan-
tially impaired. A visual analysis of potential view
blockage shall be required for each development
proposal.

6. Road right-of-way widths shall be complemented
by an additional building setback of a minimum of
20 feet.

7. Open space shall be arranged to maximize view
corridors through the planning area from public
viewing areas to protect and maintain views of
both the ocean and coastal foothills, as well as the
visual sense of the coastal terrace landform. Ac-
cordingly, common open space shall have continu-
ity throughout the development and shall not be
interrupted by fences or other structures. (See also
Design Element D-40, Focal Point Sites.)

Stairway Access to the Beach

Three stairway accesses to the beach shall be provided.
(See Parks, Recreation & Access Element, Table PR-4

LU-

LU-
B-8

and Figure PR-3.) All developments within the South
Palisades Planning Area shall contribute fees for con-
struction of the stairways. The city may require, as a
condition of approval of development projects, the
installation of beach stairways, with reimbursement as
fees are collected.

As part of the public access at the drainage swale,
parking spaces should be provided in several small
lots. (See Parks, Recreation & Access Element, Figure
PR-3, Access #6 and Policy PR-26, Specific Access
Points.)

Special Environmental Conditions

Due to the sensitive nature of the South Palisades area,
ali developments shall include archaeological analysis,
surface water runoff analysis, and U.S. Highway 101
noise mitigation. Geologic reports for development
near the bluffs shall also be required. See also:

Conservation/Open Space CO-6  Construction
Suspension

Public Parking

As a condition of development, a minimum of 65
public parking spaces shall be developed within the
buildable portions of the South Palisades and North
Spyglass Planning Areas. The parking spaces shall be
equitably distributed over the subject parcels of the
two planning areas, and may be located adjacent to
either side of Shell Beach Road. Such public parking
shall be required in addition to the parking require-
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ments for private uses contained in the city’s certified LU- Lateral Blufffop Open Space and Access
Local Coastal Plan. A portion of this parking may be C-2
located on public streets and shall have signage identi-

fying the parking spaces for beach access. Addition-

ally, adequate signing notifying the public of the public
parking opportunities and identifying the location of

the accessway shall be provided.

The width of the lateral blufftop 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 plan-
ning area.
The miniature golf course behind the Spyglass Inn
should connect to the public lateral access. As an
North Spyglass alternative, the city should acquire a path between

: Spyglass Drive and the public lateral access.
Planning Area C PYpiass Drive and fe public a

W RESORT COMMEHCF

CPEN SPACE

Background

The North Spyglass Area contains two major hotels, (the
Cliffs Hotel, Spyglass Inn) and one vacant site for a future
hotel. 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.

At the base of 50 ft. bluffs is a narrow sandy beach acces-
sible during normal tide. Bluff erosion is severe and is esti-
mated to average about 6 inches per year.

Policies
LU- Concept
C-1

The North Spyglass Planning Area shall be oriented to
visitor-serving hotel uses with related public and Figure LU-6
private beach access and open space. The area shall be C- North Spyglass

designated Resort Commercial and Open Space. g _
\}Entlre Planning Area_ in Coastal Zone
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LU-

LU-
C-4

LU-
C-5

Views

Ocean views from U.S. Highway 101 and Shell Beach
Road shall be protected to the maximum extent pos-
sible in the review and approval of development
projects. View corridors shall be provided within any
proposed development project.

Special Environmental Conditions

Due to the sensitive environmental features of the
North Spyglass Planning Area all development applica-
tions shall include archaeological analysis, water run
off and erosion analysis, and geologic reports for
projects which have frontage on the ocean bluffs.

See also:

Conservation /OS5 COo-5 Protect Archaeological
Resources
Conservation /OS5 CO-6 Construction Supervision
Design Element D-39 Focal Point Sites
Public Parking

As a condition of development, a minimum of 65 public [

parking spaces shall be developed within the buildable
portions of the South Palisades and North Spyglass
Planning Areas. The parking spaces shall be equitably
distributed over the subject parcels of the two planning
areas, and may be located adjacent to either side of
Shell Beach Road. Such public parking shall be required
in addition to the parking requirements for private uses
contained in the city’s certified Local Coastal Plan. A
portion of this parking may be located on public streets
and shall have signage identifying the parking spaces

for beach access. Additionally, adequate signing
notifying the public of the public parking opportunities
and identifying the location of the accessway shall be
provided.

Spyglass
Planning Area D

Background

The Spyglass Planning Area is a fully developed residen-
tial area with multiple housing types, a small commercial
center and the Spyglass Public Park.

/Flgure LU-7 Entire Planning Area in Coastal Zone
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Policies

LU- Concept

D-1 The Spyglass Planning area shall be retained 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-  Biuff Setback and Protection

D-2

Development along the bluffs shall be set back a mini-
mum of 25 feet from the top of the bluff. A geology
study and report shall be required for any develop-
ment 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 blufftops and must specify
methods for maintenance.

Side Yard Views

: Properties on the west side of Spyglass Drive shall be
subject to the Design Element, Policy D-39, Side Yard
View Corridors.

Design Guidelines
a. Freeway Underpass

The open hills on the eastern end of the Spyglass
underpass of the 101 Freeway shall remain in

LU-
D-5

permanent open space. (See Design Element D-40,
Focal Point Sites.)

b. Underground Utilities

Overhead utilities on Shell Beach Road should be
placed underground.

¢. Landscaping
New development, including additions or upgrad-
ing of existing development, shall be fully land-
scaped 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.

Lateral Blufftop Access Not Required

The lateral blufftop access dedication requirement set
forth in Policy PR-23 shall not be applicable to this
planning area.

Land Use Element



St. Andrews Tract
Planning Area E

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 high 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 public ownership.

Policies

LU- Concept

E-1 TheSt. 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 addi-
tions and replacements are compatible with the scale
and character of the existing development.

LU-  Bluff Setback and Protection

E-2 Development along the bluffs shall be set back a mini-
mum of 25 feet from the top of the bluff. A geology

study and report shall be required for any develop-
ment 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 re-
quired for any project along the blufftops and shall
specify methods for maintenance.

LU- Viewpoint Marking

E-3 The blufftop access from Naomi Street and the
Memory Park area should be clearly signed for public

coastal viewing access.

LOW DENSITY RESIDENTIAL t‘

Figure LU-8 >
E - St. Andrews Tract

uEntire Planning Area in Coastal Zone
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LU- Seacliff Drive Access

E-4  In 1957 the city acquired an easement for constituting
and maintaining an access road from Coburn Lane to
Spyglass Park. The city shall clarify or renegotiate this
easement to allow pedestrians and bicycles. The sign
marked “Private Road - Keep Off” should be replaced
with a sign that says “Public Pedestrian and Bicycle
Access - No Vehicles”.

Side Yard Views

Properties on the west side of Shell Beach Road shall be
subject to the Design Element, Policy D-38, Side Yard
View Corridors.

LU- Lateral Blufftop Access Not Required

E-6 The lateral blufftop access dedication requirement set
forth in Policy PR-23 shall not be applicable to this
planning area.

Spindrift
Planning Area F

Background

The Spindrift Planning Area is almost completely devel-
oped. The area contains two estates along the bluff tops,
single-family residences along Park Place and a large condo-
minium development in the southern half of the planning area
with a private stair access to the beach. Public coastal access is
limited to a city easement off Naomi Avenue in the St.
Andrews Tract Planning Area E.

Policies

LU- Concept

F-1  The Spindrift Planning Area shall be retained and
developed as a Medium Density Residential area. Any
developments shall focus on a public park lateral
access adjacent to the bluffs.

LU-  Blufftop Protection

F-2 Appropriate erosion control measures shall be required
for any project along the blufftops and shall specify
methods for maintenance.

LU- Lateral Blufftop Open Space and Access

F-3  Thelateral blufftop 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.

LU-24
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Development of Estates (" Figure LU-9

i MEDIUM DENSITY RESDENTIAL
Any further development of the estates fronting the F - Spindrift
ocean is discouraged. If, however, further development Entire Planning Area OPEN SPACE
is proposed it shall be required to adhere to the follow- 'in Coastal Zane

ing criteria:

a. A specific plan shall be required.

b. Perpendicular access shall be required to access the
lateral blufftop open space required in Policy LU-F-3 _

c. Special attention shall be given to preserving view  |SE=2==
corridors to the ocean. '

d. Existing mature trees and bird habitat areas shall . L
be preserved; any new development should avoid \eNp oz
the trees. \ :

Archaeological Reconnaissance

An archaeological surface survey shall be required as
part of any development applications for projects in
this planning area. See related policies:

A

Conservation /05 COb5 Protect Archaeological SCALE: 1" = 815' | “ o/
Resources -
Conservation/OS CO-6 Construction Supervision

Tree Preservation

Monterey pines, Monterey cypress and other mature
trees in this planning area shall be preserved as a part
of new development activity. (See also Design Element
D-12, Special Tree Preservation.)
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Terrace Avenue
Planning Area G

Background

The Terrace Avenue Planning Area includes of the Shell

Beach Elementary School and a residential neighborhood
consisting primarily of large two-story homes. Because of the
moderate degree of slope and the openness of the Shell Beach
School site, there is an unobstructed ocean overview from U.S.
Highway 101 in this area. Substantial bluff retreat has oc-
curred in this area. There are four private stairways to a sandy

beach.

Policies

LU-
G-1

LU-
G-2

Concept

The Terrace Avenue Planning Area shall be designated
for Low Density Residential uses and the Shell Beach
School. The focus shall be conserving the existing
housing stock and assuring that future changes are
compatible with the existing neighborhood.

Bluff Setback and Protection

Development along the bluffs shall be set back a minj-
mum of 25 feet 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.

LU-
G-3

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

Bluff Protection

Bluff protection devices may be necessary to protect
existing development in this area, but they shall not be
permitted unless the city has determined that there are
no less environmentally damaging alternatives for the
protection of existing structures, based on geologic
reports.

E.Side Yard Views

28 properties on the west side of Shoreline Drive shall be

subject to the Design Element, Policy D-38, Side Yard
View Corridors.

Ocean Boulevard Access

Development approvals for properties between Shore-
line Drive and Ocean Boulevard should consider the
possible dedication of a pedestrian easement between
the two streets so as to gain access to the ocean park
stairs to the beach in the Shell Beach planning area. As
an alternative, 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-26
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School LandSCGpe and Fences 4 Figure LU-10 LOW DENSITY RES!DENTIAL\

The school district should be encouraged to landscape G - Terrace Avenue -
the back of the temporary classrooms located on Shell |  Entre Planning Area in Coastal Zone B cvoevsimvresoenma

Beach Road and to add low-growing trees to the park-
ing lots. Additionally, the fences surrounding the
school should be painted a dark color. See also:

PUBLIC/SEMI-PUBLIC

OPEN SPACE

pey=yRSTRIPEPY
Design Element D-5 Utilities and Fences A CYLT I e P s WA PR T G AT :
Design Element D-10 Parking Lots and Large P e s i e
Asphalt Areas , >
Design Element D-11 Large Buildings
Design Element D-13 Freeway Landscaping

LU-  Lateral Blufftop Access Not Required

G-7  Thelateral blufftop access dedication requirement set
forth in Policy PR-23 shall not be applicable to this
planning area.

A
Q SCALE: 1" =815’
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Shell Beach
Planning Area H

Background

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. A variety of retail and service uses front Shell
Beach Road, including several small motels. The area includes
a small public library, several churches and the Shell Beach
Veterans’ building.

The Shell Beach ocean bluffs are significant recreational
resources containing two city parks which are the aesthetic

focus of the community. The park and development on top of
the bluffs are seriously endangered by erosion.

Shell Beach embodies much of the historic ambiance and
flavor of small California beach towns.

Policies
LU- Concept
H-1

The Shell Beach area is designated for Low Density
Residential west of Ocean Boulevard and Medium
Density Residential from there toward Shell Beach
Road. Shell Beach Road is bordered by a narrow
commercial strip backed by a narrow band of High
Density Residential. The focus of this area is a more
traditional beach community with small single family

Figure LU-11
H - Shell Beach

\ Entire Planning Area in Coastal Zone

,. LOW DESITY RESIDENTIAL

4 MEDIUM DENSITY RESIDENTIAL
&7 W ricoensTy ResienTIAL

— 2" A\Y COMMERCIAL

m PUBLIC/SEMI-PUBLIC -

SCALE: 1" =815 OPEN SPACE "‘/
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LU-
H-2

lots, street activity, and views of the ocean to the west,
and the foothills to the east. The emphasis is on assur-
ing that new and expanded homes are compatible with
the scale, bulk, and character of existing neighborhood.

Shoreline Qualities

The unique shoreline qualities of Shell Beach shall be

protected by:

a. Maintaining and improving public access along the
blufftops.

b. Pursuing all available sources to provide the neces-
sary funds to improve and maintain the parks
along the Shell Beach bluffs.

¢. Instituting measures, such as signing and policing,
to prohibit removal of tidepool marine life.

d. Designating the vista point at the end of Boeker
Street as a bird observation area and leaving it in
its natural state for neighborhood use.

e. Making drainage pipes in the park areas as incon-
spicuous as possible and landscaping park areas
with drought resistant, low maintenance plants.

f. Continuing the program of erosion and animal

control to protect the park areas.

Commercial Revitalization
‘a. A detailed specific plan study shall be prepared for

the Shell Beach Road commercial strip and abut-
ting High Density Residential zone. The purpose
of the plan shall be to promote upgrading of the

commercial district. The study shall include spe-
cific recommendations for signage, street tree type
and locations, sidewalks, parking, and building
massing,

. The city shall consider the use of Block Grant funds

to provide for the specific plan study and for low
interest loans for commercial revitalization.

Where new development or redevelopment of
commercial structures occurs along Shell Beach
Road, parking areas shall be provided in rear or
side yards. Side yard parking areas should include
a minimum 10 ft. landscape strip along Shell Beach
Road frontage. New buildings shall be placed at or
near the front property line.

. Trash disposal facilities shall be hidden from public

view.

Residential Guidelines
H-4 a. Scale of Structures.

New 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 articu-
lation of building faces. Where two-story buildings
are proposed, the second story should normally be

stepped back.

. Orientation of doors, windows and

balconies to street.

Generally the street frontage should consist of
residential units with windows, doors, balconies
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H-6

and porches facing and in reasonably close proxim-
ity 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 orienta-

tion reinforces the traditional beach and street
active environment and also increases street safety
with “eyes” on the street. (See Design Element D-4,
Multi-family Design Criteria.)

Bluff Setback and Protection

Development along the bluffs shall be set back a mini-
mum of 25 feet or greater from the top of the bluff.
Geology reports to determine bluff retreat 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 blufftops and shall specify
methods for maintenance.

__ Street Lights

Pedestrian scaled street lights should be used through-
out the Shell Beach area. (See Design Element, Policy
D-22, Pedestrian Scale Street Lights.)

Street and Front Yard Paving

Street rights-of-way and front yards shall not be paved
except for driveways or parking spaces officially ap-
proved by the city. The City shall not approve parallel

H-9

LU-

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.)

verhead Ulilities

: Where overhead utilities are above the street rather

than above the back property line they should be
placed underground. (See also Design Element, Policy
D-36, Undergrounding Required and D-37, Under-
ground Priorities.)

Lateral Access at Boeker Street

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

Lateral Blufftop Access Not Required

H-10 The lateral blufftop access dedication requirement set

forth in Policy PR-23 shall not be applicable to this
planning area.
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Dinosaur Caves Policies
Planning Area |
g LU- Concept

Background -1 The Dinosaur Caves Planning Area shall be oriented to

The Dinosaur Caves area contains the Shelter Cove Hotel, open space, parks and visitor-serving uses with related
and a large vacant parcel. The area has historically been rec- public later:itl blufftop access and open space. The area
ommended for public acquisition but funds have not been shall be designated Open Space and Resort Commer-
available for this purpose. The vacant site, which is proposed cial. The highly scenic nature of this area and the
for hotel use, currently is utilized by travelers, residents and protection of views from Highway 101 shall be empha-
recreational vehicles for day use. The open nature of the area sized in any future development. (See Parks and
allows for dramatic views of the coastline from Highway 101. Recreation Element PR-16, Dinosaur Caves.)

The edge of the bluffs is a potential geological hazard;
portions of the bluffs have collapsed in recent years.
s Entire Planning Area in Coastal Zone \ /~ gms Entire Planning Area in Coastal Zone ™\

Figure LU-12 e Figure LU-13 . -
|- Dinosaur Caves &y iixm Dinosaur Caves Planning Area 1\
T HIGHWAY 101
DINOSAUR
CAVES
NORTH
B
Q“"Sh
(| LEGEND
m RESONT COMMERCIAL _J saneenn  Blufftop Corservation/
. Q.C}' £ .. Open Space Zone
' OPEN SPACE 4 & i Open Space Area
S| [;
SCALE: 1" =815’ - 100 Yaar Biutf Retreat Zone
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Vacant Dinosaur Caves Site

As an alternative to public park or open space uses, as
provided in Policy PR-16, this property shall be desig-
nated for development of visitor-serving resort com-
mercial uses and open space. Nonvisitor-serving uses
shall be prohibited and subsection "d" of Policy LU-4
shall not be applicable to this property. Permissible
uses include a hotel with a maximum of 175 rooms,
other coastal-related commercial uses, conference
facilities, public facilities, a restaurant, and accessory
uses customary to a small hotel. Any future develop-
ment shall be consistent with the following require-
ments:

a. Comprehensive Development Plan Required

The City shall not permit any development of this
property until the owner has submitted and the
City has reviewed and approved a comprehensive
development plan for the entire site. The intent
shall be to accomplish a harmonious and coordi-
nated development pattern for the site rather than
consider partial or incremental development pro-
posals.

b. Blufftop Conservation and Open Space Area

Required

All development, except for public access facilities,
shall be set back from the top of the bluff as shown
schematically in Figure LU-13. The extent of the
blufftop conservation and open space zone shall be
a distance equal to the 100-year bluff retreat line
plus an additional 50 feet. The extent of the 100-

year bluff retreat shall be established through a
site-specific study conducted by a qualified regis-
tered geologist. Permissible public access facilities
within this zone shall be limited to paths or walk-
ways, bicycle racks, observation decks or plat-
forms, benches, picnic tables, and landscaping. Any
facilities shall be a safe distance from the edge of
the bluff, as determined by the geological study.

Dedication of Blufftop Open Space and Access
Zone

As a condition of development, an irrevocable offer
to dedicate in fee or by an appropriate easement in
perpetuity, the blufftop conservation and open
space zone defined in “b” above shall be made to
the City or another appropriate public agency.
Such offer shall be for the purposes of protecting
fragile blufftop areas and assuring that any public
coastal access is provided in a manner compatible
with public safety and conservation of the blufftop
area.

. Additional Open Space Areas Required

The portion of the site oceanward of a line ex-
tended from Pearl Street through the site, as shown
schematically in Figure LU-13, shall be required to
be set aside as an open space area. This private
open space area may be developed with active
recreational or visitor-serving uses, including an
outdoor swimming pool and dining, provided that
such development is limited to low-profile,
unroofed structures and does not detract from
public views of the ocean. Public park and recre-

LU-32

Land Use Element



ation facilities may also be considered within this
area. Parking spaces set aside and signed for
public shoreline access may be required to be
developed adjacent to Cliff and Pearl Streets.

Protection of Rock Qutcrop

The rock outcrop at the south end of the Dinosaur
Caves property is a sensitive archaeological site
and shall be left in open space. Public access shall
be required via an extension of the public easement
along the bluff top. The access shall connect with
the Elmer Ross Beach and public parking shall be
provided in conjunction with the accessway.

Protection of Scenic Highway Corridor

The height, bulk and scale of any development on
the Dinosaur Caves property shall not detract from
the ocean view from U.S. Highway 101. Heights of
all structures shall be below the elevation of the
nearest freeway travel lane. See also:

Moftel District
Planning Area J

Background

Planning Area ] is developed with seven hotels (Shorecliff
Inn, Whalers Inn, Knights Rest, Seacrest, Tides, Motel Pismo
and Kon Tiki) and a small neighborhood of single-family
residences and apartments.

The northern part of the area has rocky dliffs, about 70 feet
high, which are undercut by unstable wave tunnels or sea
caves. In the center of the area and at its southerly boundary
are barrancas with riparian vegetation. The southern area has
a sandy beach owned by the State Lands Commission and
managed by the State Department of Parks and Recreation.

The Elmer Ross Beach is located to the north of the
Shorecliff Inn. Access to this man-made beach is via a spiral
staircase down the edge of the cliff north of Shoredliff Inn.
Public parking is provided at the inn for beach users. The inn
also has two tennis courts located on the bluff top that are

Parks & Recreation  PR-16 Dinosaur Caves open to the public when not in use by motel guests. Theinn
also has a scenic blufftop walk with two gazebos that are open
- to the public when not in use by motel guests.
Sidewalks

There is also a public stairway to the beach at the end of
Wilmar Street, and some of the motels have semi-public stairs
to the beach. This portion of the city is highly used by out-of-
town visitors, primarily because of the concentration of motels
and the close proximity to the downtown area and beachfront.

. Sidewalks along Price Street in the Dinosaur Caves
'Planning Area should not be located next to the curb
but should be set back four to eight feet to allow for a
landscaping buffer between the street and sidewalk.

LU-33



Policies

reports shall be required for any development to en-
sure that adequate bluff setbacks are provided.

LU- Concept Appropriate erosion control measures shall be required
- . ) for any project along the blufftops and shall specify
F1 The Motel Dl,smd shal! be deggna?ed for Resort Com- methods for maintenance, including landscaping and

mercial, Medium Density Residential and Open Space. sethacks

The area shall serve as a key focus for Pismo Beach’s '

visitor-serving industry with special consideration LU- Lateral Blufftop Access and Open Space

given to ocean views and bluff access. Retention or J-3  The lateral blufft dedicati .

upgrading of the existing motel uses is a major empha- e lateral Op access dedication requirement set

sis of the plan forth in Policy PR-23 shall apply except that the width

plan. may be up to 25 additional feet beyond the 100 year
] bluff retreat lines, depending upon the size of the

Ll:Jj-Q Bluff Setback and Protection parcel and the location of existing structures. It shall

Development along the bluffs shall be set back a mini-
mum of 25 feet from the top of the bluff. Geology

be the intent to develop a continuous blufftop path
within the lateral open space area; development ap-
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Figure LU-14
J - Motel District

\_ Entire Planning Area in Coastal Zone
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LU-
J-4

LU-

LU-
J-6

provals shall require installation of pathway segments
in a manner which connects with adjacent segments.

Development Conditions

a. Vertical and lateral public accessways to the beach
and along the blufftop, respectively, shall be re-

quired as a condition of development permits if not

already adequately provided, except where the
configuration of the bluff makes vertical access
infeasible or satisfactory vertical access is already

provided nearby as shown on Table PR~4 and PR-3. .

More frequent vertical accesssways may be re-
quired to serve particular concentrations of hotel
and motel units.

b. New structures should be carefully sited and
designed to provide ocean corridor and/or over-
views from U.S. Highway 101. A visual analysis
for such views shall determine the extent of build-
ing height for properties fronting Price Street.

Barrancas

The barrancas shall be left in natural open space and
used as view corridors to the ocean.

Archaeology

An archaeological reconnaissance shall be required
prior to approval of any development project in this
planning area. See also:

Conservation/O5S CO-5 Protect Archaeological
Resources
Conservation/OS CO-6 Construction Suspension

‘Underground Ufilities and

The existing overhead utilities on Price Street should
be placed underground. The city shall pursue the
formation of assessment districts for street improve-
ments including landscaping and undergrounding of
utilities on Wilmar, Harbor View and Franklin Street.
(See Design Element, Policy D-37, Underground Utili-
ties.)

Street and Front Yard Paving

:Street rights-of-way and front yards on Franklin Drive,
Wilmar Avenue and Harbor View Street shall not be
paved except for driveways or parking spaces officially
approved by the city. The city shall not approve paral-
lel 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-
Way.)

LU-
J-9

Lateral Access

In order to access the Wilmar Avenue stairs, develop-
ment approvals for properties between Franklin Drive
and Wilmar Avenue or between Wilmar Avenue and
Harbor View Street shall be required to dedicate a
pedestrian pathway easement between the streets.
Where developments have already blocked this access
the city should consider acquiring land as necessary
and constructing a pedestrian path. (See Parks, Recre-
ation & Access Element, Policy PR-5, Path System.)
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Downtown Core
Planning Area K

Background

The Downtown Core area encompasses downtown Pismo
Beach, an important visitor-serving center of the city. Many
motel and hotel uses are located here, primarily along Price,
Pomeroy and Dolliver Streets and the oceanfront. The major-
ity of commercial uses are between Dolliver Street and the
ocean and Main and Stimson Streets.

Property landward of the ocean is gently sloping; how-
ever, the bluff and beach areas are varied in their physical
characteristics. The bluffs along the northern portion of the
area are about 40 feet high and have eroded to such an extent
that Cypress Street has been turned into a one-way street, and
a portion of the road has been closed. The bluffs begin to
decline in elevation until they reach about five feet at the pier.

The Pismo Creek estuary and lagoon at the southern end
of downtown is a sensitive wetland habitat. High tides occa-
sionally reach the seawalls located at the pier parking lot and
northward; none of the sandy beach can be used in the Com-
mercial Core during some high tide periods in the winter
months. The sandy beach provides excellent habitat for clams.
Near shore, fish species are also prevalent in this stretch, thus
making Pismo Beach a popular surf fishing area.

The state beach forms the major recreation area in the
City. There are eleven major public access points to the wide
sandy beach in the downtown area. These are located at ends
of streets and off public roads along the bluff tops. Some of

the motels and condominiums have private or semiprivate
access to the beach; however, all of these private accesses lead
to public beach areas. Public lateral access exists along the
entire state beach.

In addition to the sandy beach, the city has a two-acre
park complex adjacent to Pismo Creek consisting of the Ira
Lease Park to the east of State Highway 1 and the Mary
Harrington Park to the west of Highway 1.

The Commercial Core is a major tourist destination in the
City. The sandy beaches provide opportunity for surfing,
swimming, walking, surf fishing and other beach-oriented
recreational activities. The close proximity of tent camping,
motels and recreational vehicle park and related commercial
services provides the necessary overnight lodging to support
the attractive beach areas.

In the 1980's the 1983 Pismo Beach General Plan/Local
Coastal Plan, the 1984 Waterfront Revitalization Plan and a
1989 study provided by a regional Urban Design Assistance
Team (R/UDAT) addressed future revitalization of the down-
town. In 1991, the city embarked on the creation of a down-
town specific plan to pull together the many ideas from these
plans. This specific plan includes land use policies, design
guidelines, a streetscape program and public facility improve-
ments to enhance public access to the beach and develop a
more pedestrian-oriented downtown.
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Principles

Downtown Focus for Residents and Visitors

Downtown Pismo Beach shall be a city focal point
with a blend of cultural, commercial, professional,
residential and recreational uses catering to both
visitors and residents of all ages.

Tourism and visitor services shall be emphasized,
carefully and conscientiously blending shopping.
recreational and cultural activities for the visitor,
with housing, retail and professional services
needed by the residents of the community.

The downtown area of Pismo Beach serves resi-
dents year-round, and in this context the down-
town must remain inviting and pleasant to the
citizens of the community. New development and
revitalization of downtown should enhance the
quality of life for the residents as well as better
serve the needs of visitors.

People-Pedestrian Scale

Downtown should be a "people downtown”. It
should be a “walkable” environment, identifying
pedestrian routes throughout the commercial and
visitor- services districts, with obvious and conve-
nient accessibility to an oceanfront boardwalk,
the pier and a Pismo Creek trail. The entire area
should be walkable with pedestrian and bicycles

given equal weight with the automobile. Devel-
opment and public facilities should create inter-
esting places that entice people to walk. Parking
areqas should be subordinate to an active pedes-
trian scaled street life.

Historic Preservation

Downtown Pismo Beach contains much of the
historic ambiance of the entire community. While
hard to define, the preservation of this ambiance
is the key to a revitalized downtown. Maijor build-
ings in the area should be identified as local land-
marks and encouraged to be restored and pre-
served. Downtown’s historic role in the community
should be emphasized, providing a link with the
past, creating a pleasant ambiance, and adding
to the architectural diversity of future new devel-
opment.

Land Use Element



Policies

Land Use Concept

The downtown area is designated for Central Commer-
cial, Mixed Residential, Resort Servicing Commercial,
and Open Space categories as shown in Figure LU-15.

Specific Plan

A Specific Plan shall be developed for the downtown
area that corresponds to the following policies.

a. Oceanfront Boardwalk

A continuous pedestrian boardwalk from Main
Street to Pismo Creek shall be established. This
boardwalk shall include pedestrian amenities such
as, but not limited to, seating, lighting and land-
scaping. Properties adjacent to the future board-
walk location shall be required to dedicate up to 20
feet of the ocean frontage of the property for the
boardwalk. Installation of the boardwalk may be
required as a condition of approval of development
projects. The amount of dedication shall be subject
to the size of the ocean-facing parcels and the area
required to minimize bluff erosion identified in
geologic studies submitted with development
applications. The boardwalk will connect into the
Pismo Creek trail at the end of Addie Street.

b. Pismo Creek Trails

A creekside trail system shall be developed on both
sides of Pismo Creek from its mouth at the ocean

inland to the future golf course/recreation area in
Price Canyon. Public improvements such as trash
cans and seating shall be included with the devel-
opment of the creek trails. Dedication of a portion
of properties adjacent to Pismo Creek for a public
pathway shall be required with new development
applications. These dedications shall include the
buffer zone as identified in the conservation and
open space element. Development approvals by
the City shall require the installation of trail im-
provements. See also: Conservation Element Poli-
cies 21 and 22.

Interpretive Panels or Signage

Appropriate interpretive panels shall be provided
for the pier, boardwalk and Pismo Creek trail.
These may be required as a condition of approval
of development projects. Funding should be
sought from a variety of sources.

. Downtown streets perpendicular to the ocean

Streets in the commercial core area which end at
the ocean shall be developed into cul-de-sacs
compatible with public safety standards for safe
turn-around. Owners of ocean-front properties
shall participate in the cost of developing cul-de-
sacs on a per development basis.

City-owned Addie Street property
The City shall provide improvements to the Addie
Street parking lot which will include landscaping

in the parking lot and extension of the boardwalk
along the ocean frontage to the Pismo Creek Trail.
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LU-
K-3.1

LU-

The structure located in Mary Herrington Park on
the west bank of Pismo Creek shall either be:

1.Removed and replaced with additional parkmg
and/or a picnic area; or

2. Upgraded or replaced, to include reservation of
the appropriate creekside protection and trail
area. See also:

Parks & Recreation PR-15 Ira lease/Mary Harrington Park

Districts

Downtown shall have five districts or land use catego-
ries as shown in Figure LU-K-1.

The specific plan shall include additional policies for

each district as appropriate. The Districts and their
permitted land use are described as follows:

Mixed Residential (MR) District

The Mixed Residential or MR District shall permit a
mixture of hotels and motels along with apartments,
condominiums and other similar residential uses.
Restaurants may be permitted when secondary to
onsite hotel use. It is expected that the visitor-serving
uses will gravitate toward the beach and the major
thoroughfares. Small convenience markets that serve
the daily needs of residents and visitors would be
allowed in this district.

Resident-Serving (RS) Commercial District

K-3.2 The Resident-Serving or RS Commercial District repre-

sents opportunities to segregate local traffic from the
more tourist-serving areas of the downtown. This

LU-

district shall permit retail, personal and business ser-
vices, and professional office uses. Residential units
may be allowed above the first floor. The focus of this
district is provision of services for local residents, such
as offices, (i.e. insurance, medical, financial), retail uses
(i.e. furniture, appliance, and hardware stores), food
markets, and other goods and services needed by the
residents of Pismo Beach and the South County area.
Mixed use projects with residential uses above the first
floor will be encouraged. Residential uses orientated
toward seniors are permitted, especially on floors
above ground-level commercial uses. Visitor-serving
retail uses such as gift and souvenir shops will not be
encouraged as these are more appropriately located in
the central Commercial District.

Central Commercial (CC) District

K-3.3 The primary land use focus for the Central Commer-

cial District is commercial, recreational and cultural.
Commercial uses shall be oriented towards visitors (i.e.
gift shops, clothing stores, restaurants). Residential
uses, shall be limited to one accessory apartment per
parcel located above ground floor retail uses. Mixed
use projects are encouraged which incorporate office
uses above the first floor. A pedestrian orientation will
be promoted for all development in this district. The
pier and boardwalk provide the focus for pedestrian
activities in this very “walkable” downtown commer-
cial area.

Improvements in the Commercial Core shall include
reconfiguration of the pier parking lot for a more
cohesive traffic flow from Pomeroy to Hinds and
maximum use of the pier parking lot; dedication of a
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portion of the property adjacent to the city parking lot
for vehicles and pedestrian access between those two
streets; and a cohesive streetscape program to comple-
ment and encourage the pedestrian emphasis of down-
town.

LU-  Mixed Use (MU) District

K-3.4 The Mixed Use or MU District will provide for a wide
variety of land uses including commercial, office, and
residential uses (including hotels and motels). The
more intensive commercial uses and visitor-serving
uses shall be encouraged to locate along the major
thoroughfares. Office, resident-serving retail, and
residential uses are more appropriate at interior loca-
tions. Mixed use projects are encouraged throughout
the district.

LU- Open Space District
K-3.5 Open Space is the designated land use for the pier, the
beach, Mary Herrington Park, and Ira Lease Park. The
pier and the beach will provide the catalyst for devel-
opment of a boardwalk along the beach from Main
Street to Pismo Creek. Passive recreational uses are
permitted in these areas.

The extension of the Pismo Creek trail from Cypress
Street to Highway 101 will be located along the west
bank of Pismo Creek adjacent to Mary Herrington and
Ira Lease Parks. Pedestrian and bicycle uses will be
permitted along the trail adjacent to these parks.

Pismo Creek
Planning Area L

Background

The Pismo Creek Planning Area consists of a year-round
mobile home park (236 spaces), three recreational vehicle
parks with 996 spaces, the state Department of Parks and
Recreations North Beach Campground with 103 campsites,
and related RV storage and repair.

The area inctudes the sensitive wetlands habitat at the
mouth of Pismo Creek, riparian vegetation along side the
creek, sand dunes along the beach front and a monarch butter-
fly habitat area.

The major beach accesses are through the Pismo Coast
Village Trailer Park and the North Beach Campground. The
accesses are open to general use but are not marked. Both the
trailer park and campground have constructed access ways
over the delicate dune vegetation to reduce unnecessary foot
traffic through this sensitive area. The public campground
and the semiprivate trailer parks have recreational facilities for
use by guests only. The beach is open for public recreational
use but there are no restrooms, parking lots, fire rings or
recreation equipment available for free public use.
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Policies (
Figure LU-16
LU- Concept L - Pismo Creek
L-1 . . Entire Planning Area in Coastal Zone
The Pismo Creek area shall be designated Resort Com- ot
mercial, Mobile Home Park and Open Space with land
uses oriented to visitor-serving activities.
LU-  Pismo Creek §\\\\
L2 The creek area should be preserved in its natural state '\\\
with special attention given to preserving scenic, . %
recreational and education resources. More specifi- ) J\%
cally: = \%%
a. The City should protect and enhance the riparian \\
woodland along Pismo Creek for the purpose of :
improving the scenic quality as well as its ecologi-
cal value.
b. The City should recommend to a state agency that
the property adjacent to Pismo Creek mouth and
those portions of properties located within the
creek channel be acquired for open space or recre-
ational use.
¢. Public trails shall be developed along the entire
length of Pismo Creek adjacent to both the RV
parks and behind the 7-11 store. i
d. The 7-11 store should be encouraged to remodel in i+22] Moblle Home Park
keeping with the creek/recreation atmosphere. AN resort commercia
e. Benches, paved paths, and signs should be pro- Open Space
vided for Pismo Creek trail and for the North - - A
Beach dav- h h "===== New frontage Road/ P 1“
€ach aay-use area as soon as the access to these \_ See Policy C-7 SCALE: 1" =815 )
areas is established. :
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LU-

LU-
L-4

Route 1 Improvements & City Entrance

a. The City should request the state in conjunction
~with plans for the widening of State Highway 1 to
include a coordinated landscaping plan for both
sides of State Highway 1.

b. The City should request CALTRANS to include
curbs, gutters, and pedestrian and bicycle path-
ways in conjunction with the plan to widen State
Highway 1 (see Circulation Element).

¢. Theright-of-way at the intersection of Cypress and
Dolliver Street should be landscaped and curbed to
prohibit informal parking.

d. Pismo Beach, Grover City and the Southern Pacific
Railroad should enter into an agreement to pre-
serve the eucalyptus grove and butterfly habitat at
the entrance to Pismo Beach and Grover City.

f. RV storage areas should be attractively fenced and
their street frontages planted with trees.

Pismo Coast Village Storage

The RV storage and repair area next to Pismo Creek
should be moved to a less important place on the site.
Areas next to Pismo Creek should be used for Pismo
Creek trails and open space and visitor related uses
such as additional RV spaces.

The developments on the east side of State Highway 1
should plant a substantial number of trees on their
properties, particularly focusing on the state highway
frontage as a gateway to the city and also to create
more atfractive RV campsites. See also:

Design Element D9 Street Trees
Design Element D-10 Parking and Large
Asphalt Areas

RV Storage East of Route 1|

Owners of the RV storage area should be encouraged
to move their storage yard inland to a less prominent
site. The freed site should be used for an additional RV
park or a hotel. Trails connecting the site to the beach
should be created along with the new development.

An attractive “Entering Pismo Beach” sign should be
placed at the entrance to the city along State Highway
1. (See Design Element Policy D-33. See also Parks &
Recreation Element, Policy PR-18, Pismo State Beach
and Conservation Element, Policy CO-7, Preserve
Monarch Butterfly Habitat.)
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; contains the Pismo Marsh State Ecological Preserve. It also
Pismo Marsh includes a large portion of the Five Cities Redevelopment

Planning Area M Project Area.

Background Policies

The Pismo Marsh area includes the new Williams Broth-
ers shopping center, the older Five City’s Shopping Center, the | |J- Concept
183 lot Hacienda del Pismo mobile home park, three motels M-1
containing 371 rooms, and a variety of miscellaneous commer-
cial uses along with a small medical center. The area also

The Pismo Marsh area shall be designated for regional
commercial uses (Commercial), moderate cost highway
visitor-serving uses (Resort Commercial), a Mobile
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Ei-’ﬁg Open Space

""" New Frontage Road/
See Polley C-7
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Figure LU-17

fﬁ M - Pismo Marsh
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LU-44 Land Use Element



LU-
M-2

Home Park, Industrial and Open Space with an em-
phasis on protection of the marsh habitat. Retaining
and enhancing pleasant views from the 101 Freeway
are important.

Route 101 Frontage —
Development Guidelines

The entire 101 frontage from the William Brothers
shopping center north to the railroad is likely to un-
dergo substantial changes in the future as a result of
redevelopment project activities. Development shall
only be approved that meets the following guidelines:
a. Frontage Road

A frontage road (Five Cities Drive) shall be dedi-
cated along this entire frontage. The right-of-way
should be adjacent to the freeway and allow for 4
lanes except for the segmerit between the railroad
and Ocean View, which shall be two lanes. No on-
street parking shall be permitted. Street trees shall
be planted on both sides of the street. (See Circula-
tion Element C-7, Freeway Frontage Roads.)

b. Mobile Home Park Views

The western side of any development should be
carefully planned so as to create attractive views
from the mobile home park. This may require
giving special attention to roof designs, loading
and storage areas.

¢. Parking Location

Parking for new buildings shall be located and
landscaped so as to provide attractive views of the
area from the freeway.

. Landscaping

Extensive landscaping shall be required along the
frontage and in parking lots. (See Design Element
D-10, Parking Lots and Large Asphalt Areas.)

Pedestrians, Bicycles and Transit

Commercial uses shall be oriented to a pedestrian
scale with parking lots subordinated in the design.
Bike and pedestrian paths shall be provided in
such a manner that interference with automobile
traffic can be minimized. Provisions for a transit
bus turn-out and shelter should be included in any
new development on the Five Cities Shopping
Center site.

Marsh Protection

A drainage plan shall be required for any new
development along the marsh to ensure that ad-
equate protection to the marsh from runoff and
sedimentation is provided; development designs
must contain appropriate erosion control measures
which specify methods for maintenance. (See
Conservation/Open Space Element CO-26, Water-
shed Protection.)

Archaeology

An archaeological reconnaissance shall be required
as part of any development project.

. Sound and Landscape Buffers

Development of the Five Cities Shopping Center
property shall include appropriate sound and

landscape buffers for the adjacent mobile home
park.
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Mobile Home Park

The existing mobile home park should be retained

~ since it provides lower cost housing. The City shall
retain the ordinance to protect this mobile home park
use. The owners of this park are encouraged to plant
street trees to improve the appearance and livability of
the park.

LU- Fourth Street Vacant Parcel

M-4 The vacant two-acre parcel lying between Fourth Street
and the Pismo Marsh is the only remaining parcel
within the city that has good visual and physical access
to Pismo Marsh. The City Redevelopment Agency :
should consider buying this parcel to assure the ben-
efits of the marsh can be shared by the entire city.
After providing for both vertical and lateral access, the
Agency could lease the remainder of the site for a
restaurant and/or low and moderate income housing.

Should the site be developed privately, any future use
of this parcel shall require open space facilities for both
public and private viewing of the Pismo Marsh. Uses
shall be oriented to take advantage of the marsh’s
visual attraction.

City Entrance

The Fourth Street entrance to the city should retain its
~ natural open space appearance. Improvements to this
entrance shall include:
a. An attractive “Welcome to Pismo Beach” sign. (See
Design Element D-33, City Entrance Signs.)

b. An improved Pismo Marsh sign.

¢. Screening of the back of the Williams Brothers
shopping center with trees.

d. Access to the marsh for viewing purposes.

ive Cities Shopping Center

e preferred use of this site shall be retail trade servic-

ing regional needs such as a factory outlet center.

Replacement of existing buildings with a new structure
is encouraged.

City Water Treatiment Piant

. The city water treatment plant at the intersection of
Five Cities Drive and Fourth Street should be attrac-

tively landscaped and walled. See also:

Design Element D-5 Utilities and Fences
Design Element D-14 Public Facilities
Facilities Element F-39 Mandatory Water

Conservation
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Oak Park Heights
Planning Area N

Background

The Oak Park Heights area includes the entire northeast
quadrant of the city lying northeast of the 101 Freeway, north-
west of North Oak Park Boulevard and Southeast of the South-
ern Pacific Railroad. The area consists of the three neighbor-
hood subareas of Toucan Terrace, Pismo QOaks, Pacific Es-
tates. Los Robles del Mar an undeveloped area which is
currently outside the city limits is also included. The Land Use
Element for Oak Park Heights includes policies for the entire
area plus policies for each of the four subareas.

Policies

Architectural Review

Architectural review shall be required for all develop-
ment in Oak Park Heights. Special attention shall be
given to preserving views from Oak Park to the ocean
and views of Oak Park from the freeway. See also:

Design Element D-2 Building and Site Design
Criteria
Design Element D4 Multi-Family Residential
Design Criteria
LU- Pismo Marsh
N-2

All development shall be reviewed to ensure that
development will not increase soil erosion or create
contamination of Pismo Marsh.

. Energy Conservation

Energy conservation methods such as site planning
and solar collection, either passive or active systems,
shall be encouraged.

Grading and Drainage

A grading and drainage report shall be required for
any new development to ensure that adequate control
measures are taken to protect downslope parcels.

Oak Trees

. Provisions for the protection of native oak trees shall

be incorporated into all development plans. See also:
Conservation Element CO-13 Oak Tree Policy
Design Element D-12 Special Tree Preservation

Archaeology

An archaeological reconnaissance shall be required
prior to any development project in this planning area.

See also:
Conservation/OS CO-5 Protect Archaeology
Resources
Conservation/QOS CO-6 Construction Supervision

_ Public Facilities

- Sites for schools, fire stations or other facilities that are
deemed necessary by the city shall be required as a
condition of development.

LU-47



. New Reliever Road - Oak Park Bivd. to
James Way

A new local roadway adjacent and parallel to the U.S.
101 Freeway between Oak Park Blvd. and James Way
shall be retained as an option for future development.
The purpose of this roadway would be to serve as a
supplemental reliever route to James Way, thereby
reducing adverse impacts of higher traffic volumes to
residences along that road.

Toucan Terrace
Subarea N-1

Background

The Toucan Terrace subarea was encompassed within the
Toucan Terrace Specific Plan adopted in 1983, except for a
small two acre parcel at the corner of Oak Park Boulevard and
the 101 Freeway. Development includes traditional single
family structures, duplexes, manufactured housing, a large
church complex, the Pacific Coast Plaza Shopping Center
(Albertson's), the post office, and a large area of private open
space which was set aside as part of the original Specific Plan
approval.

In addition to a few scattered vacant single family lots
there is a large vacant commercial parcel on the northeast
corner of Oak Park Boulevard and James Way, a vacant hotel /
motel site south of the Albertson Center and the previously
mentioned 2-acre site.

Policies

- Concept

iti The Toucan Terrace area shall be designated for Low
Density Residential, Medium Density Residential,
Open Space, Commercial and Resort Commercial. This
mixed use residential area focuses on the major open
space area and development shall be controlled by the
Toucan Terrace Specific Plan.

,..H,
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The open space area shall be primarily left in natural
open space with a minimum of man-made structures
and changes to the natural slope, fauna and flora.
Recreational uses may be permitted subject to city
review and approval. (See Conservation/Open Space
Element, Coastal Foothills.)

Pacific Coast Plaza Shopping Center

 The Pacific Coast Plaza shopping center should be

encouraged to add a considerable number of trees to its

parking lot area as well as street trees. Envisioned for

the parking lot is a forest of trees. Street trees should
be planted at the curb with sidewalks moved further
into the property away from the travel way. Landscap-
ing should also be added to screen buildings from
surrounding areas. The shopping center should also
be encouraged to add residential units to the center on
upper levels or over parking lots. See also
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Design Element D-10 Parking Lots and Large
Asphalt Areas
Design Element D-11 Large Buildings

Commercial Site (James Way and Qak
Park Boulevard)

Any development permit for this site shall incorporate
the following features:

a. Grading
Grading shall be reduced as much as possible .
Cuts and fills shall generally not exceed 15 feet in
height.

b. Pedestrians and Bicycles
Clear and easy pedestrian and bicycle connections

shall be made to the Albertson shopping center and
adjacent residential areas.

¢. Access
Vehicle access to James Way and Oak Park Boule-
vard shall be limited to one access each.

d. Strip Center
The commercial development shall not be a strip
center but rather shall be organized around pedes-

trian facilities and pedestrian scaled buildings,
more of a “Village” theme.

]

e. Alternatives

Although the Land Use Element shows this site for
commercial, the following alternative uses may be
allowed without a modification to the General
Plan, although a modification of the Specific Plan

/
Figure LU-18

would be required:
- Apartment Residential
- Resort Commercial
- Offices
f. Residential

Residential uses on second floor or above shall be
required for a portion of any commercial or office

LOW DENSITY RESIDENTIAL

] MEDIUM DENSITY RESIDENTIAL

sy~ A LY ] ' ! RESORT COMMERGIAL
Fp T R oo

N-1 Toucan Terrace

N
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development. See Design Element D-2, Building
and Site Design Criteria. See also Circulation Ele-
ment regarding extension of Ridge Road into the
Sphere of Influence Area.

Pismo Oaks
Subarea N-2

Background

This area consists of the Pismo Oaks Specific Plan master
planned in 1979. Existing development includes patio homes,
duplexes, townhouses, single family homes and a restaurant.
A 40-acre parcel has been dedicated to the city for Chumash
Park but has not yet been developed. A site for a new fire
station has been dedicated on Ventana Drive. The sites yet to
be developed are those that generally front the 101 Freeway.

/Figure LU-19
N -2 Pismo Qaks

NN
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N-14

The Pismo Oaks area shall be designated for Low
Density Residential, Medium Density Residential,
Commercial, Resort Commercial and Open Space. This
mixed use area focuses on the 40-acre Chumash public
park and shall be controlled by the Pismo Oaks Spe-
cific Plan.

18.5 Acre Parcel Site "1"

The undeveloped 18.5 acre parcel designated #1 on
Figure LU-19 shall be restricted to residential use.

The City shall encourage the owners of the site to

construct a higher percentage of units to be available as .

affordable housing than the percentages required in
the Housing Element. As part of this encouragement
the City shall consider the development of appropriate
incentives.

Future Annexation Areas

¢ Ventana Drive and Ridge Road are specifically desig-

nated as future circulation access points to annexation
areas in the "Area of Interest”. The 40-acre park should
also be extended and expanded into the future annex-
ation area. See also:

Circulation Element ~ C-1 Street Classification Plans
Parks and Recreation = PR-14 Chumash Park and Open
Space

LU-
N-16

LU-
N-18

Trees

Development in the area has lacked sufficient street
trees. The developers and homeowners should be
encouraged to plant additional street trees in the exist-
ing development, at least one every 40 feet of linear
street. View lines to the ocean should not be blocked.
New developments should be conditioned to require
one street tree per every 35 feet of linear street on each
side of the street. (See Design Element D-9, Street
Trees.)

Existing oak trees shall be preserved as per the Conser-
vation Element, Policy CO-13, Oak Tree Policy.

3.4 Acre Parcel Site “2”

The undeveloped 3.4 acre parcel designated “2” on
Figure LU-19 shall be restricted to residential use.

The site shall be graded and developed to reduce the
visual impact of buildings as viewed from Chumash
Park. In no instance shall any fill be placed on the park
side of the property. (See Design Element D-39, Focal
Point Sites.)

Commercial Site - James Way
and Fourth Street Site “3”

The 4.12 acre commercial sife at the southeast corner of
James Way and Fourth Street is a prominent focal point
site due to its location. The city shall require outstand-
ing architecture and use of this site in keeping with its
special characteristics. (See Design Element, Policy D-
39, Focal Point Sites.)
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Pacific Estates erty adjacent to Pismo Creek. The city should request
that SPRR dedicate this small parcel to the city for park

Subarea N-3 use. See also:
Conservation Element CO-8 Regional Open Space/Park
Growth Management GM-10 Golf Course Development
BGCkground . L Parks and Recreation  PR-13 Pismo Creek/Price Canyon
This area consists of several residential subdivisions Parks and Recreation  PR-21 James Michael Price

which overlook Price Canyon and the Pacific Ocean to the
west. Considerable amounts of vacant land remain, which

may be developed in the future. Specific Development Criteria
. Open Space
Policies The hillside between Reef Court, Coral Court and
the railroad shall be kept in open space and not
.Concept used for a road access. Steep slopes, canyons and
e Pacific Estates area shall be designated for Low :a:C\: ands shall also be retained in open
Density Residential, Medium Density Residential, pace. _ .
High Density Residential and Open Space. b. Highland Drive Extension
Highland Drive shall be extended to connect with
Pismo Creek Price Canyon Adobe (Park Price Canyon Road. This extension shall include a
aciti grade separated crossing of the railroad. Except for
and R.eCI' on Element) _ the two areas nearest to James Way, additional
The FPrice Canyon A.dobe area should be acquired by or residential development off Highland Drive shall
dedicated to a public agency for use as a natural park not be approved until the Highland Drive exten-
and local museum. A specific plan should be prepared sion is completed. See also:
for the Pismo Creek area and adobe including trails Circulation Element  C-1  Street Classification Plan

and public facilities. A golf course should be located in
the vicinity of the creek. In addition, areas designated
to be private open space shall be maintained by the
future owners. Nonsensitive and nonhazard areas so
designated may be developed for open recreational
purposes. The Price Adobe Park area within the city
limits should be extended to include the SPRR prop-

¢. James Way Extension

Right-of-way needed for the James Way extension
across the railroad to Bello Street shall be dedicated
as part of any development in the vicinity. (See
Circulation Element, C-7, Freeway Frontage
Roads.)
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Low and Moderate Income Housing

The flat area at the intersection of
James Way and the railroad shall be
encouraged as a site for low and
moderate income housing. In the
event that 100% of housing units
developed on the parcel is affordable
(as defined by the State of California
criteria for low and very low income
housing), a density bonus of up to
100% may be authorized by the city.
This bonus would be inclusive of the
density bonuses outlined in policies
H-2 and H-3 of the Housing element.

Office/Commercial

No retail commercial development
shall be approved in this planning
area. Land immediately north of
Ventana Drive, that is shown as com-
mercial in the land use map, may be
considered for a low scale, service-
oriented, office development.

(Figure LU-20
N-3 Pacific Estates
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Los Robles Del Mar
Subarea N-4

Background

The Los Robles del Mar subarea consists of 180 acres
located along the northeastern edge of Pismo Beach, adjacent
to the Toucan Terrace subarea. The subarea is undeveloped
and comprised of two separate property ownerships of 154
acres and 26 acres. The area is outside the City boundaries as
of 1991, but is a part of the City of Pismo Beach Sphere of
Influence. The subarea is bounded by the City of Arroyo
Grande along Oak Park Boulevard to the east, and the County
of San Luis Obispo to the north and northwest, and the City of
Pismo Beach to the south.

The terrain of the subarea is generally coastal hillside in
character, and contains several areas of steep slopes of greater
than 30%. Portions of the site are spotted with Coastal live
oaks with the northernmost portion of the site being heavily

wooded.

Policies

Concept

The Los Robles Del Mar subarea is designated as a low
density residential area for future development of
residential dwellings and a private school.

/Figure LU-21

N -4 Los Robles Del Mar

See Policies

LU-N-22 and N-23

A

Specific Plan Requirement NG

No annexation or development shall be approved in NN )

the area until the city adopts a comprehensive Specific SCALE: 1" =815
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housing), a density bonus of up to 100% may be
authorized by the city. This bonus would be inclu-
sive of the density bonuses outlined in policies H-2

Plan for the entire subarea. Such plan shall include the
following features:

a. Maximum Residential Densities

The maximum permissible residential density for
the 180 acre area is 2 units per acre of developable
site area. Developable site area shall be computed
as that area of the property with slopes under 30%.

. Development Characteristics

Residential development shall consist of a variety
of housing types and lot configurations. Clustering
of homesites and a variety of residential structures
shall be permitted. Both residential and school
development shall be undertaken in a manner that
is compatible with oak tree preservation, the rural
character of the surrounding area, slope stability,
view enhancement and other natural features of
the subarea. Special design standards that ensure
environmentally sensitive construction shall be
required, and no development shall be permitted
on slopes of 30% or greater. Greenbelts shall be
provided for public access for pedestrian, eques-
trian, and bikeways through the subarea, and
landscape buffers will be provided between resi-
dential and school land uses.

Affordable Housing

Development of affordable housing is especially
encouraged on these two parcels. In the event that
100% of housing units developed on the 26 acre
parcel is affordable (as defined by the State of

California criteria for low and very low income

and H-3 of the Housing Element.

. Circulation

A minor arterial, as defined in the Circulation
Element, shall extend through the subarea and
Ridge Road shall be extended to serve the subarea.

Specific alignments of these future roadways shall
be addressed in the specific plan. New roadways
which are needed solely as a result of the new uses
shall be the responsibility of the developer.

. Public Facilities

A proven water supply and facility fees and /or
facility improvement requirements related to
sewage collection and treatment, fire protection
and others, shall be addressed through the specific
plan for the area.

Special Large Lots and Rural Estates

The northern oak wooded edge of the 154-acre
parcel shall consist of large lots. This area shall be
designed with housing units located in clearings
free of oak trees. The specific plan for this subarea
shall outline spedial hillside street, subdivision and
development standards to minimize development
impact on this densely wooded section of this
parcel.

. Park and Recreation Facility Dedication

The 154-acre parcel shall provide park and recre-
ation facilities for use by future residents in the
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subarea and city residents at large. These facilities i

shall include, but not be limited to, small "pocket lndust'nal

parks”, playing fields, or some other type of active P Iannlng Area O
recreational facility. These park areas shall be

located on land areas with slopes of10% or less, Background

and must be accessible to the handicapped. The
specific plan will identify these park location(s).
Developers of the 26 acre school parcel shall be
required to work cooperatively with the city to
provide opportunities for public use of school
playing fields.

. Open Space

Public open space shall be provided in the
subarea. The amount and location of the open
space shall be determined through the specific
plan, and may be utilized for public trails and
physical buffers between subdivision develop-
ments, the minor arterial, Oak Park Blvd and the
school site.

The Industrial area is located east of the downtown and
the 101 Freeway. The area includes the city’s sewage treat-
ment plant, Little League fields, and the large P.G. & E. trans-
port and storage facility and a private park.

Pismo Creek runs through the planning area. Part of the
area is subject to flooding. The Little League fields have poor
access off Route 1. A historic bridge connecting to the Price
Canyon area has been closed due to structural problems.

Policies

LU- Concept

O-1 The Industrial area should be designated for Industrial,
Public/Semipublic and Open Space. The open space
and recreation development of Pismo Creek should be
a key feature of the area.

LU- Pismo Creek Linear Park

O-2 pismo Creek and adjacent land should be developed as
part of a comprehensive linear park as specified in the
Park & Recreation Element, Policy PR-13 and the
Design Element D-24, Price Canyon Road.

LU- Environmental Considerations

O-3 Development should implement the following special
environmental considerations:
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a. = Archaeology

An archaeological reconnaissance shall be required
as a part of a any development project in this
planning area.

b. Erosion Control

Appropriate erosion control measures should be
implemented for any construction along the creek;
development designs must contain appropriate
erosion control measures that specify methods for
maintenance.

¢. Flood Control

Areas immediately adjacent to Pismo Creek and
subject to flooding shall be retained in open space.

PG&E Lands

The PG&E. lands should be heavily landscaped, par-
ticularly to soften the view from Price Canyon Road.

For the long term, the PG&E site is too prominent and
central a site to be used for this open storage use.
PG&E should be encouraged to consider other more
appropriate long-term uses of this site, such as for
administrative offices.

Any changes in use of the PG&E land shall require a
specific plan. Alternative uses that may be considered
without a change in the General Plan are:

-Low and Moderate Income Housing

-Resort Commercial
See also:
Design Element D-10  Parking Lots & Large
Asphalt Areas
Design Element D-24  Price Canyon Road

/Figure LU-22
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Pismo Heights
Planning Area P

Background

The Pismo Heights area is an almost completely devel-
oped residential area with single family houses in the upper
areas, many with dramatic views, and two-family and muiti-
family uses on the lower areas. The area includes Francis
Judkins Junior High School, the City Hall complex and
Boosinger public park.

A significant archaeological site is located on the Lucia
Mar School District Property adjacent to Francis Judkins Jr
High School.

Policies

LU- Concept

P-1  The Pismo Heights area is designated for Low, Me-
dium and High Density Residential.

LU-
P-2

Lucia Mar School - Archaeology

The significant archaeological site adjacent to Francis
Judkins Junior High School shall be protected and the
city should request the state or federal government to
acquire the archaeological site on the Lucia Mar School
District property. See:
Conservation/0OS

CO5 Protect Archaeological

Resources

ounty Property

Any development outside the city limits but adjacent
to Pismo Heights should be coordinated between the
county and city because of its possible effect on Pismo
Heights. (See Design Element D-24, Price Canyon
Road.)

Moderate Cost Housing

Moderate cost residential development shall be encour-
aged in areas designated for high density residential
use through provisions established in the Housing
Element of the General Plan.

LU-

Development Guidelines
PS5 a Archaeology

An archaeological reconnaissance shall be required
prior to approval of any development project on
vacant lots. (See Conservation/Open Space Ele-
ment CO-6, Construction Suspension.)

b. Erosion Control

Appropriate erosion control measures shall be
implemented during construction; development
designs must contain appropriate erosion control
measures that specify methods for maintenance.

¢. No New Residential Lots

No new residential lots shall be permitted to be
created by subdivision of lands within the Pismo
Heights planning area, including adjacent land
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area "E" as shown on Figure GM-19, in the event
that area is added to the City in the future.

d. Support Structures.

The City should establish guidelines for architec-
tural review of the appearance of support struc-
tures allowable for homes jutting over steep slopes
within the planning area. (See also Design Element
D-2, Building and Site Design Criteria.)

e. Oak Trees

Development shall be sited to preserve oak trees.
See also:

Conservation/O5 CO-13 Oak Tree Policy
Design Element D-24 Price Canyon Road
Street Abandonments

The following street ends adjacent to the freeway may
be abandoned as part of the upgrading of adjacent
residential areas, provided that such adandonment and
redevelopment would result in a higher and better
public use or benefit:

Harloe Avenue Pomeroy Avenue
Hollister Avenue San Luis Avenue
Main Street

. Water Tanks

The two water tanks in this area and the chain link
fences surrounding the tanks should be painted as per
Design Element D-5, Utilities and Fences.
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LU-
P-10

Price Canyon Road

The development of lots in the existing antiquated
1920-era subdivision facing Price Canyon Road could
create a traffic hazard. Twenty-five lots exist at this
time and no further lots shall be approved. Efforts
should be made to reconfigure the existing 25 lots on a
double-loaded cul-de-sac with only one access on Price
Canyon Road. An open space easement shall be re-
quired on the remainder of the steep hillside.

Private Open Space

Several of the vacant parcels provide views of value to
the entire community. Residents in Pismo Heights
should be encouraged to develop an assessment dis-
trict to acquire these parcels. (See Design Element D-24,
Price Canyon Road.)

City Hall

In the event the City Hall is relocated to a different site,
this land area shall be designated for medium density
residential development. Such a use will not require an
amendment to this plan.

Freeway Foothills
Planning Area Q

Background

The Freeway Foothills Planning Area consists of the
foothills lying adjacent to and east of U. S. Highway 101.
Land use in the area consists of two partially developed
planned residential developments, a restaurant and small
shopping complex, a small undeveloped holding at the north-
ern end of the area, and the 116-acre Mattie Road annexation
area, (currently outside the city limits but within the LAFCo
adopted Sphere of Influence Area), and a few scattered single
family dwellings.

This area is highly visible from U.S. Highway 101 above
Shell Beach and Sunset Palisades. The foothills provide an
important visual and open space backdrop for the entire
northern one-half of the city. The planning area itself has
spectacular ocean views.

The planning area is physically separated from the other
city areas by U.S5.Highway 101. Only two accesses exist which
connect to Mattie Road from Shell Beach Road/Palisades
Drive and Price Street. These accesses are via freeway under-
passes.

Policies

LU- Concept

Q1 The Freeways Foothills area should be designated for
Low and Medium Density Residential, Open Space
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and Commercial with an emphasis on preservation of the landform to accommodate a particular design.
the foothills and open space. See: b. Residential units shall be clustered and located off

Conservation/O5 cos Regional Open Space/Park the top of ridges, knolls or hummocks a sufficient
distance to retain the silhouette proflle of the topo-
Specific Plans Required graphic feature.
All development should take place under four (4) ¢. A minimum of 60 percent of the planning area shall
specific plans, one each for the three geographically be retained in open space. A scenic or open space
separated subareas, i.e. Baycliff Village, Spyglass easement prohibiting any development above the
Ridge, an unnamed small parcel to the north and one 200 foot contour shall be required to be dedicated
for the Mattie Road annexation area. to the City as a condition of approval of any devel-
opment below the 200 foot contour.
LU- Minimize Impact On Foothills d. No principal structures (such as a recreation build-
Q-3 Development shall be designed to minimize the im- ing) shall be plfxced closer than 50 feet to the right
pacts on views to the foothills from public view areas of way of Mattie Road.
(including U.S. Highway 101, lateral beach access e. Heights of all structures shall be limited to three (3)
ways, public beaches and the city pier) and the visual levels and not exceed 25 feet in height above exist-
intrusion of the development into the adjacent U.S. ing natural grade, with substantial setback of floors
Highway 101 coastal travel corridor. Specifically, the to reduce the appearance of bulk.
size, location and massing of structures, including f. No buildings or grading shall be permitted on
soundwalls, shall not obscure the scenic backdrop s]gpes over 30%. The areas over 30% shall be re-
provided by the foothills to visitors, passing motorists, tained as permanent public or private open space.
and residents or detract from the ocean vista and Development may be permitted on slopes with
coastal landforms. To accomplish these design objec- existing natural gradients up to 30 percent; how-
tives, the following development standards shall be ever, in no case shall development be permitted
incorporated into the specific plans: above a footprint elevation of 200 feet above mean
a. All development shall be on or into existing grades. high tide. Density may be calculated on land up to
Multi-parcel residential site terracing and similar the 250 contour, but in no case on lands with exist-
mass grading will not be allowed. Each permitted ing natural slopes greater than 30 percent.
structure shall provide for individual adaptation to g Transfer of density may be permitted within this
the existing landform, rather than modification of planning area to retain areas of open space, pro-
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vided that the total number of permitted units is determined by combining the proven annual safe

not increased. yield amounts available from the City's groundwa-
h. Colors used on building and structures shall be in ter sources with the amounts currently deliverable

keeping with Design Element D-6, Foothill Devel- from Lake Lopez and the State Water Project, less

opment. currant demand and commitments elsewhere in

the City and less the projected amount needed to
support full buildout of coastal zone priority uses
(i.e. public service facilities, visitor serving com-

i. Oak trees shall be preserved as specified in Conser-
vation Element CO-13, Oak Tree Policy.

j- Theright-of-way, open space and fences along mercial development) within the City.
Mattie Road shall be landscaped and improved to
e S s are, e evclopmen LU-  Environmental Considerations

k. Development of the commercial area shall include Q-4 Development shall consider the following special
provisions for a bus turn-out and shelter. environmental considerations:

1. The annual number of building permits issued for
this planning area shall be limited so that water
demand does not at any time exceed available
water supply. Available water supply shall be

Figure LU-24
Q - Freeway Foothills
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a. Water runoff and erosion.

Developments shall provide necessary structures to
carry surface water runoff from the property with-
out impacting adjacent property or development
between the freeway and the ocean. Project designs
shall contain appropriate erosion control measures
and specify methods of maintenance. Runoff
control plans designed by a licensed engineer
qualified in hydrology and soil mechanics shall be
required for all development on slopes greater than
10 percent to mitigate any increase in peak runoff.

. Archaeology

An archaeological reconnaissance shall be required
prior to the approval of specific plans in this area.

Noise

Development shall provide mitigations to reduce
excessive noise levels within the development.
(See Noise Element.)

. Vegetation

Natural vegetation and fire retardant vegetation
that harmonizes with existing vegetation along the
hillscape should be utilized. Exposed cut and fill
slopes shall be revegetated prior to occupancy. A
planted barrier (visual screen) between U.S. High-
way 101 /Mattie Road shall be created. Sucha
screen shall consist of dense indigenous (native)
species to create a random effect in height and
density. This visual screen should minimize the
visibility of “hardscape” such as road pavement

and buildings, but it will have a natural “wood-
land” effect as opposed to that of a typical wind-
break.
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LU-
Q-5

e. Passive Open Space Areas

Passive open space areas shall be maintained by
the future owners, and can have limited recre-
ational use.

Recreation and Open Space

Public and private recreation and open space shall
include:

a. Public Park
A one-acre public park in the extreme northwest

portion of the planning area shall be dedicated for

public parkland. This area, comprising the sides

and bottom of a small canyon shall be improved as

small park /picnic area that will provide new

public recreational opportunities where none now
exist. A small pullout area and a small bay (s) for
parallel parking for the public shall be provided on

Mattie Road along the frontage of the park.

b. Hiking Trail
A public hiking trail shall be provided in the can-
yon south of the Spyglass interchange as part of

any adjacent future development, and shall be
located to facilitate a future hillside or ridgetop

connection to the Pismo Creek trail corridor via the

Pismo Beach Coastal Ridge Path.
¢. Private Recreation

All condominiums and townhouse development
shall include private recreational facilities.

. Hillside Preservation

The two hillocks within the Spyglass Ridge Specific
Plan shall be preserved in permanent open space.

Passive Open Space Areas

Passive open space areas shall be maintained by
the future owners, and can have limited recre-
ational use. Within such designated Open Space
areas, easements for public hiking trails shall be
recorded prior to commencement of the associated
residential or commercial development. Such
easement shall provide for hillside or ridgetop
lateral access between the eastern and western
boundaries of the site, and may be secured as a
floating easement until such time as the alignment
of connecting trail segments on adjacent properties
is identified. In addition, on properties which
include the the Coastal Ridge, a public hiking trail
shall be provided between the nearest public road
and an appropriate ridgetop vista point as a condi-
tion of development of such property: if the land-
form precludes a reasonable on site location for
such a connecting hiking trail, this requirement
may be satisfied through provision of a comparable
trail within an adjecent Specific Plan area or a
proportional deposit of funds with the City suffi-
cient to establish an equivalent trail link.
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LU- Mattie Road Specific Plan
Q6 Area

1. All development shall be below the 200 ft.
elevation.

2. Density shall only be calculated for land below
the 250 ft. elevation resulting in 231 dwelling
units and 1.2 acres of commercial area, or
alternative land uses resulting in the same
number of vehicle trips.

3. As part of any development plan approval,
land above the 200 ft. contour should be dedi-
cated in permanent open space.

Price Canyon Area
Planning Area R

Background

The Price Canyon planning area consists of three different
large property holdings of approximately 258, 182 and 450
acres, for a total of about 890 acres. These are shown as parcels
2, 3 and 4 respectively on Figure LU-25. The area, undeveloped
as of 1992, consists of a narrow valley along Pismo Creek with
steeply rising hills and with occasional rock outcroppings on
either side. The ridgetops consist of more gently sloping lands
with views to the Pacific Ocean. Significant areas of riparian
vegetation and habitat are situated immediately along the
creek. Oak woodlands are found in small side canyons and
along the steeply sloping hillsides at several locations. The

Price House, a registered historical landmark, and the older
Price Adobe, are situated in the valley. Price Canyon Road, the
northerly boundary of the planning area, is the only public
roadway presently serving the area. This route is a scenic rural
entryway into Pismo Beach from the interior of San Luis
Obispo County. The Southern Pacific Railroad tracks traverse
the valley floor, generally paralleling Pismo Creek.

Policies

Overall Concept

The Price Canyon area is designated as an "urban
reserve” and as recreation and open space area. The
emphasis is on creating a quality 18 to 27-hole golf
course and other recreational facilities and permanent
open space. A resort hotel with conference facilities
may be developed at one site in the Canyon if it is
associated with development of a golf course and other
recreational amenities on the same property. Protection
of sensitive environmental resources is a priority in
this area. The intent of the urban reserve designation is
to preserve areas 2 and 3 as large parcels until it is
appropriate to consider urban uses in the longer term.
An amendment of the land-use plan map and text shall
be required for these two properties before any future
specific plan could be considered for approval. The
"urban reserve" designation shall allow parcels 2, 3,
and/or 4 to be developed with a golf course and other
recreational facilities without the necessity for an
amendment of the land-use element.
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 Policy Criteria for Urban Reserve Area

The entire Price Canyon area is designated as an urban
reserve. This designation reflects the following factors:
a) lack of a confirmed long-term water supply tosup- ¢
port urban development on these lands; b) the ad- ',/
2
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See Policies
R-1 through R-10

equacy of the existing supply of vacant land

within the present city limits to accommodate
growth projected for at least 10 years; and c) the l
lack of detailed environmental documentation  +
related to this territory at the present time. The fol™
lowing policy standards are applicable to the urban
reserve area:

1. Land-Use Plan Amendment Required

A future amendment of the general plan land-use plan
maps and text shall be required to allow any uses not
specifically authorized by the urban reserve designa-
tion. The amendment shall be considered at the same
time as an annexation request and/or any proposal to
initiate a specific plan study for parcels 2 and 3.

2. Interim Uses Permitted

Rural residential uses may be permitted as interim
uses prior to annexation to the City of Pismo Beach
pursuant to the land-use policies and standards of the
County of San Luis Obispo. It is the City's intent that
permitted residential densities in the interim not ex-
ceed one dwelling per 20 acres and that no subdivision
of the land occur. These same policy standards shall
apply following annexation until an amendment of this
element is adopted for the purpose of allowing more
intense urban uses. The objective shall be to allow for
the future possibility of a coordinated development
plan for the entire area.
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The urban reserve designation shall also permit devel-
opment of a golf course and other recreational uses
that do not include intensive construction of buildings
or other structural improvements.

Future Urban Development on

1. Furure Specific Plan Required

Prior to consideration of an annexation request and
any urban development, the following requirements
must be met:

a. A specific plan study must be prepared in accor-
dance with item 4 below.

b. A secure, reliable, long-term source of water to
accommodate the intended urban development
must be established.

¢. A detailed environmental inventory and analysis
of the site, including an evaluation of the land's
suitabilities and constraints for development,
must be prepared.

Policy Criteria for Specific Plan

a. The specific plan should provide for a mix of
residential types and for resort commercial use
such as a hotel and resort facilities. The type and
amount of future development on these properties
shall reflect the physical and environmental con-
straints of the site.

b. Any future plan shall limit development to a con-
figuration that will avoid those portions of the site

which contain sensitive environmental features,
such as oak and riparian woodland, steep hillsides,
rock outcroppings and cliffs, and floodplain areas.

¢. The specific plan may provide for development of

a golf course; a developed course, or a land area
suitable for an 18-hole course should be required to
be dedicated to the City.

d. A major emphasis for future land planning in the

Price Canyon area shall be on providing an open
space corridor and amenities. The specific plan
should provide for dedication of various open
space areas to the City, including lands on the
north side of Pismo Creek, areas along the creek
suitable for a streamside trail/pathway, and a large
future park site in the event that it is determined a
golf course is physically infeasible on these proper-
tes.

e. Future development is contingent upon providing

additional and improved access and circulation to
accommodate the traffic that would be generated
by the new uses. These improvements include the
routes shown in the Circulation Element as well as
any internal streets to accommodate access and
circulation needs.

Golf Course and Recreational Develop-
ment (Parcel 4)

Parcel 4 is designated for recreational and open space
uses, including development of a 18 to 27-hole golf

course and related facilities. Criteria for development
include:
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1. Master Plan Required

A master plan shall be required for the entirety of
area 4, so as to achieve coordinated planning for all
future uses of this property.

Permissible Uses

Permitted uses, in addition to a golf course, in-
clude: a clubhouse, pro-shop, restaurant, parking
areas, and related facilities accessory to golf
courses; recreational uses such as tennis courts,
sports facilities, multi-use trails, and other similar
uses; and cultural facilities, such as an arboretum
or environmental education facilities.

Guidelines for the Master Plan

a. The golf course and related facilities shall be
configured so as to preserve as much of the oak
woodlands as possible.

b.Riparian vegetation and habitat areas shall be left
undisturbed to the extent practicable.

c. Native drought-tolerant plant species shall be
employed in ornamental landscaping where appro-
priate.

d.The major vehicular access points and parking
areas should be directly entered from Price Canyon
Roads.

e. Portions of the site not utilized for golf course
development or for related facilities shall be re-
served as permanent open space.

f. On-site water sources and reclaimed treated
wastewater should be usedfor landscape irrigation
purposes to the maximum extent practicable.

g. An environmental document shall be prepared

-for the Plan.
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othing marks the change from the city to the country so much as the
absence of grinding noises. The country is never silent. But its sounds are
separafte, distinct, and, as it were, articulate.

Henry Ward Beecher
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Background

State planning law has long recognized that cities must
plan for the protection of their residents, workers and visitors
from the annoying and sometimes harmful effects of exces-
sive noise in the environment. Further, planning is necessary
for the protection of public and private land values and
investments, both for uses that are noise sensitive, such as
residences, churches, schools and for uses that are noise-
producing, such as highways and certain forms of industry.

Although a noise ordinance is a very necessary piece of
regulatory armament with which the city can curb intrusive
noise events, control of the noise environment is best
achieved if the City takes a proactive approach—that is, a
planning approach that permits investigation and mitigation
of a potential problem before it is allowed to occur. Long
range control of noise is effected through proper zoning to
separate incompatible uses, site design, building orientation
and construction, and through the project review process to
ensure the compatibility of a project with the noise environ-
ment of the city.

In order to determine the existing noise environment in
Pismo Beach, a community noise survey was conducted
during August 1990 by Brown-Buntin Associates, Inc. under
contract to San Luis Obispo County. Maximum noise levels
ranged from 63-70 dB and generally were due to traffic.
Minimum levels were from traffic and wind and ranged from

25 to 40 dB. Based on these measurements, background noise

levels in terms of Ldn were estimated to range from 41 to 57
dB.

Brown-Buntin Associates developed existing and pro-
jected noise contour data for the major transportation routes
in the county. Traffic data was provided by CALTRANS, the

county and the cities. Estimates for future traffic volumes for
certain county and city roadway segments are based on
growth rates of comparable roadways since these data were
not available from the jurisdictions. The noise contours affect-
ing Pismo Beach are presented on Table N-1 and are displayed
in Figures N-1 and N-2. The Technical Appendix should be
consulted for a more detailed analysis and adjustments made
for topography.

The measurement of noise, and particularly the measure-
ment of potential noise from, or affecting, a proposed project
requires the use of sophisticated equipment and considerable
technical expertise. To assist the city in making preliminary
assessments of potential problems as well as potential solu-
tions, the County of San Luis Obispo has provided all cities in
the county with a Technical Reference Manual that supplies
specific technical information for individual jurisdictions and
an Acoustical Design Manual that can be used as an aid to site
design review. Both documents are included in the Appendix
to the General Plan. The Technical Reference Manual has been
adopted as part of that plan.
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Table N-1
Noise Contour Data - Distonce (Feel) From
Center of Roadway fo L, Contours
Existi
Roadway Segment 60dB dB
Fourth §t. within clty imits 121 54
Highway 1 Grand Avenue north 123 57
to Junction Route 101
Mattle Road 95 44
Noyes Rd. entire 54 25
QOak Park Rd. within city limits 144 67
Price CanyonRd.  within City 79 36
Raliroad County wide 115 53
Route 101 Qak Park Road Inter- 989 459
change to South Pismo
Beach interchange
South Plsmo Beach 19 426
Inferchange to
Avila Road

Shell Beach Road/Price Street 64 29

81

Future (2010)
60dB  65dB
162 70
168 78
126 59
107 50
224 104
103 48
352 163
1851 859
1519 705

37

Principles

Noise Levels

The City will take actions to ensure that residents
and workers in the city and visitors to the city will
not be subjected to excessive levels of noise.
Further, the City will protect the long term values
of both public and private investment by prevent-
ing the deterioration of properties as a result of
incompatible noise intrusion.

Policies

Control of Noise

The City shall emphasize land development techniques
that address the control of noise either at its source or
through careful location and orientation of receiving
uses. Only secondarily should noise be controlled by
barriers in the transmission path or by the acoustical
design of buildings.

Land Use Compdtibility-Transportation

The City shall require all new development to meet the
noise requirements of the compatibility guidelines in
Table N-2.

N-4
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N-3

For areas where the noise environment is conditionally
acceptable for a particular land use, development shall
be allowed only after noise mitigation has been incor-
porated into the design of the project to reduce noise
levels to levels specified in policies N-3 and N-4. For
areas where the noise environment is unacceptable for
the development of a given use, development is usu-
ally not appropriate and shall be allowed only upon
the completion of an environmental impact report and
the adoption of an overriding social-economic impact
statement.

Location of New Development &
Noise-Sensitive Land Uses

New development shall not be permitted where the
noise level, due to existing stationary sources, exceeds
the standards of Table N-3; or the noise levels from
existing or projected transportation noise exceeds the
standards of Table N-4, unless effective noise mitiga-
tion measures have been incorporated into the devel-
opment to reduce noise exposure to acceptable levels.

Table N-2
Land Use Compuditibility Guidelines for Development

COMMUNITY NOISE EXPOSURE
LDN OR CNEL, db

LAND USE INTERPRETATON

ACCEPTABLE
fled lond e s
sofisfactory. Nonolse
fnitigation measures are

RESIDENTIAL, THEATERS,
AUDITORIUMS, MUSIC HALLS,
MEETING HALLS, CHURCHES

requirad.
TRANSIENT LODGING-
MOTELS, HOTELS

S CONDIONALLY
ACCEPTABLE

Use should be parmitted
after careful study and only
Inclusion of protective
measures as readed to

safisty the polcies of

SCHOOLS, LIBRARIES, MUSEUMS,
HOSPITALS, NURSING HOMES

PLAYGROUNDS, PARKS the Nolse Hement,

I UNACCEPTABLE
Development s usualty not

feasible in accordance with
the gook of the Noke Berment.

OFFICE BURDINGS

Table N-3
Maximum Allowable Noise Exposure—
Stationary Noise Sources'
Daytime Nightime
Z.am.to 10p.m.) (10p.m.to 7am.)
Hourly L. clB? 50 45
Maxirmum level, B2 70 65
Max. level, dB-Impulsive Nolse® 65 60

! As determined at the property line of the receiving land use. When determining the
effectiveness of noise mitigation measures, the standards may be applied on the
receptor sice of noise barriers or other property line noise mitigation measures.

% Sound level measurements shall be made with slow meter response.

? Sound level measurements shall be made with fast meter response.




Existing Noise Contours Figure N-1
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Future Noise Contours  Figure N-2
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Table N-4
Maximum Allowable Noise Exposure

Transportation Noise Sources

Outdoor Activity Areqsl Interior Spaces
Land Use Ldn/CNEL, dB Ldn/CNEL, dB Leq, dB?
Residentiat &0° 45 -
Transient Lodglng 60? 45 —
Hospitals, Nursing Homes 60? 45 —
Theaters, Auditoriums, - - 35
Music Halls
Churches, Meeting Halls 60° - 45
Office Buildings 60° - 45
Schoois, Libraries, — — 45
Museums
Playgrounds,
Neighborhood Parks 70 - -

! Where the location of outdoeor activity areas is unknown, the exterior noise level
standard shall be applied to the property line of the receiving land use.

2 Asdetermined for a typical worst-case hour during periods of use.

* Where it is not possible to reduce neise in outdoor activity areas to 60 dB L, /CNEL
or less using a practical application of the best-available noise reduction measures, an
exterior noise Jevel of up to 65dB L, /CNEL may be allowed provided that available
exterior noise level reduction measures have been implemented and interior noise
levels are in compliance with this table. This determination will be made as the result
of an acoustical study.

Location of Noise Producing Uses and
Transportation Sources

Mitigation shall be required for proposed stationary
noise sources on or adjacent to lands designated for
noise-sensitive uses so that the noise levels do not
exceed those set forth in Table N-3.

Noise created by new transportation sources shall be
mitigated so as not to exceed levels specified in Table
N-4 within the outdoor activity areas and interior
space of existing noise sensitive uses.

Technical Reference Manual

To meet the requirements of the Government Code
regarding technical information to be included in the
Noise Element, the San Luis Obispo County Technical
Reference Manual is herein adopted by reference.

hereisn’‘tmuchto beseenin alittie town,
but what you hear makes up for it.

Elbert Hubbard

N-10
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ark and recreation standards serve as one of the bench marks against
which the quadility of life within a community can be measured.

Roger A. Lancaster
Director of Research & Project Coordinator
National Recreation and Park Association
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Infroduction

The Park and Recreation
Element is an optional element
of the General Plan. It also
includes an Access Component
which is required by the
Coastal Act. The Element
should be viewed in the context
of the background, principles
and policies found in the Con-
servation and Open Space
Element, much of which is
integral to recreation and access concerns.

Pismo Beach has always relied on the Pacific Ocean and
the beach to be its chief recreational resource. Although it is
true that the ocean is a major resource for the community,
this attitude has resulted in a deficiency of neighborhood and
community park acreage in the city and a lack of recreational
facilities.

As Pismo Beach continues to develop and its resident
population grows, it is important for the city to develop a
more comprehensive park and recreation program. Although
the community has the unique resource of the ocean, which
may reduce its need for park land, it also has demonsfrated a
high need for recreational facilities such as ballfields and
tennis courts. Both factors must be included when develop-
ing Pismo Beach’s parkland standards and recreation pro-
grams.

A number of national trends affect the Park, Recreation
and Access Element. Recreation is increasingly viewed as an

important factor in maintaining health — both physical and
mental. It is perceived as more than just weekend activity.
Recreation is an integral and necessary element of life to be
incorporated into a daily routine. Two demographic trends
also impact park and recreation demands. First, the American
population and that of Pismo Beach is aging. This trend can be
expected to increase demand for parks designed to accommo-
date the physical abilities and to be responsive to the activity
preferences of these “seniors”. Another factor is the single
(without partner) adult. Single adults need recreational pur-
suits that provide opportunities to meet other people. In addi-
tion, single parents need nearby recreational facilities and
activities for their children, especially supervised after-school
OT summer programs.

Park and recreation facilities also play an important role
in the city’s visitor industry. Although the beach has been the
primary focus, an increasing number of visitors are looking for
a variety of activities.

The city contains both state and local park and recre-
ational areas. Pismo State Beach, under the direction of the
state Department of Parks and Recreation, comprises 1.5 linear
miles of the city’s only major sandy beach (approximately 60
acres) and is the major recreational area of the city. The city
has approximately 315 acres of additional public park area
either developed or proposed. Forty percent of the park area
is within the Coastal Zone. The city has a total of 106 acres of
open space with another 229 acres proposed.

Table PR-1 and Figure PR-1 summarize the city’s existing
and proposed parks, recreation and related open space lands.
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Table PR-1 Parks & Open Space

Public & Quasl Public Private
Planning Area No. Name Class Existing P Existing  Propossd Access Parking Comments
1 Ontario Ridge Linear Park 8.8+ view off-street roved with Specific Plan, includes pubi
A Sunset Palisades g :ggemem o ggc lang nci public access
2 Ontario Ridge Open Space 53t no approved with Specific Plan, natural 0pen space, agr. grazing
3 Sunset Palisades Open Space 5.2 on-street |  gated community, landscaped open space
4 Freeway Frontage 50t - to be dedicated through transfer of development rights
5 Palisades Park hbrhd Park 57 6.0+ - off-streat rass, round, 2 tennis cts, |, picnic tables,
Nd 000§ gaggcomplebd and courts k?‘tbal PianG b6
B. South Palisades 6 South Palisades Bluff Linaar Park 28 4.5+ proposed no pmprovggnems aoncurmplt with proposed development, partly
7 South Palisades Beach Sandy Bsach 23 proposed n ro faddiities
C. North Spyglass ] Cliffs Hote! Open Spacs 1.0 stairs yes Barranca w/heavy vegetation, Barranca peth, bluff top walk
9 Future Park Linear Park 1.8 1.3 C ible kmark Hotel site dedication and 1] t
v vew poss with propos dslevemenf%pyg oo :leen;?srtlmg %r;n
D. Spyglass 10 Spyglass Point Park Nghbrhd Park 47 path oft-street |  gress, playground, picnic BBQ, Barranca, needs restroom
1 Spyglass Baach Sandy Beach 16 path offstreet | surfing area, access path needs improvement
E St. Andrews 12 Memory Park Linoar Park 0.46 view on-street | grass and benches, picnic tables, BBQ, Vista Point
18 St. Andrews Baach Sandy Beach 0.5 no on-streat | no faciliies
\ inear Park 09 iaw/ i
F Spindrift 14 Park proposed Linoar mwgsw no gath ] \new platfo&P gg{r&fadxmsnn of linsar park 1o
G. Tetrace Acre 15 Shell Beach School Nghbrhd Park 38 no uMg bﬁgm’l;elds, play equipment, joint agresment to improve &
J56 Bield i& proposed
16 Temace Acre Beach Sandy Beach 02 no no no facilities, access from proposed park (#14)
H. Shell Beach 17 Ocean Park Linear Park 1.3 stairs on-street grass and benches, picnic tebles
18 Shell Bsach Sandy Baach 0.6 stairs on-street | no facllities
19 Margo Dodd Linear Park 0.17 view on-street | picnic tables, gazebo
2 Margo Dodd Beach Sandy Beach 03 stairs on-street no faciliﬁes
L Dinosaur Caves 2 Dinosaur Caves Linear Park 15.0 view pse rou ark ar a ervation deck,
Site/Janowicz Path group ea. y equ:p, "
2 Dinosaur Cave Beach Sandy Beach 0.7 proposed | proposed | nofacilities
2 Froeway Frontage Open Space 34 no facilities, part of read right-of-ways
d. Motel District 24 Shelter Cove Linger Park 35 stairs off-street | gazebo, linear walk, semi-public
25 Beach Sandy Baach 0.3 no off-street no facilities
26 Tannis Courts Shorecliff Special 27 offstreet | 2 courts, path, agreement to permit public use of courts
27 Elmer Ross Sandy Beach 01 yes offstreet |  access from Shorecliff Hotel
28 Barranca at Whaler's Inn Open Spacs 1.4 no no naturel open space
2 Whaler's Inn Path 0.4 view offstreet | path 1o view point
30 Barranca at Trader Nick Cpen Space 1.2 - natural open space
K Commerclal Core 3 Pismo State Beach Regional 60.0 numerous Lipment, volleyball, restrooms
% parklt\tl'ng lots | state an?)&ﬂ , t' o
a2 Pier Linear Park 1.5 no off-street benches, fishing
K<) Ira Lease/Mary Heringlo Neighborhood 1.85 0.6 - - i troo icni .
ra ry Heringion g off-street %ago%meélgn rgscmﬁls, picnic tables. Could be expanded
PR-4 * = CITY OWNED Parks, Recreation & Access Element




Public & Quasi Public Private
Planning Area Ne. Name Class Existing Proposed | | Existing Proposed|  Access  Parking
34 + Pismo Creek Open Space 40 yes no grogs l 5yl m i cludes A0 trail in front of Addie
i 0, Croa| aﬂ 1o rel aln In open
trail systam bo ic pnvala
. Pismo Cresk Pismo Coast Village RV Park 5.0 ] off-street cIub house, pool, beach te membarship, fo
- me o % ! general pu ic al cost, 4DB’H3 gooﬁm 0. open
N. Baach Campground Special 3.0 yes off-stroat 103 cam Sitos, h 08, hook duags state owned and operated,
kH Butterlly Habitat Pubiic 6.0 yes on-street stand of Eucalyptus, parking needs 1o ba improved
isme Marsh Public 80.6 ne no marsh, state managed, d t
W Pemolkeh [ % Pem e T
rega ing nature canter
. 320 fi-streat ggg If
N Oak Park Helghts k! Toucan Terrace Open Space no off-s W Krugggggg#uﬂdmg ballfield
40 Fresway Frontage Open Space iy no ge’eaydodnated a5 part of development and roed right-
41 + Chumash Park Comm. Park 40.0 undeveloped, proposed community park
42 Ventana Drive Open Space 35t part of development
* Park hbrhd Park 70 - treet icnic & ip., 2 ac. usable, remainder OS
43 mﬁﬁw Ng of-§ picnic & play equip,, 2 ac 8, romainder
44 Pacific Estates Open Space 271+ natural open space and hillsides
45 Pacific Estates Open Space 105 2 canyons
4 Pismo Creek Spedal Use 350+ proposed golf course location, Price House Hist, Park
47 Robies Def Mar hbrhd Park 7 - o be determined as par! of spacific
. mex & Mini Park - pecificpian
. * rs Co fal 5.05 fi-stroat ball iCni bettar eoded. Possible
O i @ | PEsomCome | Speen oo | Baet o o e
+ Pi ial Use 8.8+ creek & in to in i i
49 Pismo Croek Special no sysm,mld ;lﬁrllc anrgmpf?v?a {2 opan space with trail
P. Pismo K. 50 + Boosinger Park Mini Park 805 | 1.7 H on-streel ; add play equip, expansion proposed
51 Judkins Jr. High Nghbrhd PivOS| 13.4 - off-straet ﬂgddbmm pimwl' joint use agreement with
52 Price Canyon Open Space Bt - to be dedicated with Spacific Plan
53 + Veterans Memorial Hall Special Use 24 off sireat | large hall with kitchen, 9200 sq. i
54 + Price/Bellow Intarsection Open Space 1.2+ no
« City Hell jal Use 1.0 fistroet | 2 tennis courts, ) bas ] theatre. May be
55 ty Spedial oft-s! mgcgd%w mm'sdmm court, theatre. May
Q Freeway Foothiis 56 + Freeway Frontege Open Spaca .7 part of freeway right-of-way
57 Cliff nS; 51 - foothiils behind t also includes
B O Spcs S o o SR o T Ay
58 Bay Cliff Village Open Space 322 - m#coﬁs and foothills open space,approved as part of
59 + Spyglass Ridge Park 1.0x view 1!2 of oxi “ngpan WT mt
80 Mattie Road Annex Open Space 85 view/proposed land above 200 foot contours, possible ndgellne trail link
R. Price Canyon 61 Price Canyon Annex Special Use ? ? - ined as rt of s ific plan. Includes
4 " Oven Spece ral"?g"f’ues urg: . 1o
Nghbrh d Park o v s acl%tﬁnc |sm? mear park
Cmnty Park pe m
TOTAL 297.7 772 106.1 2289
* = CITY OWNED PR-5




Parks and Open Space Figure PR-1

PISMOBEACH GENERAL PLAN

KEY

EXISTING PUBLIC &
QUASI PUBLIC PARKS

PROPQOSED PUBLIC & ¢
QUAS! PUBLIC PARKS 7//////
OPEN SPACE (B
BEACHES :}

{NUMBERS CORRESPOND TO TABLE PR-1)

PR-6




00T

0001

O

! 1%

(A

T ———— | S

¢ = €S
&7
)
w,m&w,wy J =
; WY v
i
sl ek ot 4.;.- ; \ %ﬂ.ﬁms éw_ n
i : mm_wb g A"YaNnog
,Mﬂ v ob T
/ &, 3 2
\ ﬂ_p
W\ €S
__
_ 1 .,///
— /...ﬂ.ll\...'/
\X 2 ///

€C

95

92 ve

14

(‘\l\l\\lllw\ZO‘N\

e e



Principles

Parks and Recreation Are Necessary For a
Healthy Environment and Quadlity of Life

The preservation and development of parks, rec-
reation programs and coastal access facilities are
considered vital to:

a. Making the city an enjoyable and beautiful
place to live, work, play and visit.

b. Providing park and recreation amenities for
residents and visitors.

¢. Maintaining a balanced healthy environment
and qudility of life for residents and visitors.

d. Suppoiting the area’s economy.

124 Public Shoreline Access

The continued development and maintenance of
public access to the Pismo Beach coastline shall
be considered an integral and critical part of the
city’s parks and recreation program.

Policies

Park and Recreation Standards and Pians

PR-1 Opportunities For All Ages, Incomes, and
Life Styles

To fully utilize the natural advantages of Pismo
Beach’s location and climate, park and recreational
opportunities for residents and visitors shall be pro-
vided for all ages, incomes and life styles.

This means that:

a. The beach shall be free to the public.

b. Some parking and/or public transportation access
to the beach shall be free to the public.

¢. Recreational needs of children, teens, adults, per-
sons with disabilities, elderly, visitors and others
shall be accommodated to the extent resources and
feasibility permit.

d. City residents need mini-parks, neighborhood
parks, community parks, activity centers, special
use and all purpose parks.

PR-2 Ocean and Beach are the
Principal Resources
The ocean beach and its environment is, and should

continue to be, the principal recreation and visitor-
serving feature in Pismo Beach. Oceanfront land shall

Parks, Recreation & Access Element



PR-3

be used for recreational and recreation-related uses
whenever feasible.

Parks and Recreation Policy Plan

The city Park and Open Space Policy Plan shall be as
shown in Figure PR-1, as summarized in Table PR-1,
and as set forth in the policies of this Element. The plan
shows the conceptual system of parks and open spaces
but is not intended to preclude additional areas of
open space or parks as found appropriate through
environmental reviews, the development process, and
annexations.

Master Parks and Recreation Plan

The City shall prepare a Master Parks and Recreation
Plan to provide additional details to the Policy Plan
and to implement the Element.

The plan shall include:

a. The development of specific park standards for
Pismo Beach. These shall be based on and include a
cooperative and detailed review of park and recre-
ation facilities located throughout the five cities
region, a needs analysis, and an analysis of current
and future population. The standards shown in
Table PR-2 shall be used as a basis for city park
development, including annexation areas.

b. The development of physical or concept plans for
each park or open space reflecting active, passive
and natural open space uses.

PR-5

¢. The development of an operation and maintenance
plan for each facility.

d. A citizen participation program to determine facility
needs.

e. A survey of residents and visitors to determine
resident and visitor needs and desires.

f. The update of criteria for new development contri-
bution of land and/or fees for park development.

Multi-Use Path System (Trails)

A system of public paths as delineated on Figure PR-2
shall be developed to connect the various parks, scenic
aspects and open space of the city. Ideally the paths
should be located within designated greenbelt areas.
However, in areas of the community that have already
been developed, the system can include sidewalks and
right-of-way shoulders of less traveled streets. The
system should be delineated with signs, uniform land-
scaping, and pavement. Evet?lr attempt shall be made to
interconnect city trails with those being developed by
adjacent cities and the county. Key trail connections are
shown for future annexation areas. Motorized vehicles
shall not be permitted on trails, except as used by
handicapped persons.

Rest areas, picnic areas, view platforms and similar
facilities shall be located along the path systems. The
ridge path should provide for equestrian use. See also:

Circulation Element c-11 Bikeways Plan

Circulation Element  C-12 Bikeways Encouraged
Land Use Element LU-G-5 Ocean Boulevard Access
Land Use Element LU-H-% Lateral Access at Boeker St.
Land Use Element LU-J-9 Lateral Access

Circulation Element Bikeway Flan
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Path System  Figure PR-2
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Implementation Policies

Table PR-2
Park Land Standards
Type Size Service Area Location Usual Facilities
and Remarks
In highly developed Childrens play
Minl Park 1 ac. or less Y 4?“‘)‘%'?;6” neighborhoods ared, landscaping
where naighbor- picnicking, open
hood park land s play area for plck
unavailable and up sports, vista
there are no cther points.
senvices.
Preferable adjoining Play areas, multi-
Eadr‘kbm 3-5ac. ] lzﬁipgomxal an elementary pumpose courts,

s schoc! near the tennls courts,
centerof a plcnic areas, open
neighborhood unit, turf areq, on-site

parking optional.
At or nexar the Baseball, footbal,
Community 10-20 ac. 1_2Aplgroxal infersection of major softball. soccer,
miie raclls or secondary tennis and other
thoroughfares near active othletic
center of service areds, community
areq. center, children’s
play areq, on-site
parking, restrooms.
and picnic arecs,
SpeclalUse | Nosize Citywide Wherever appropri- m"' ﬁ'pgm'dem-
ate. rs, 5|
Park constraints complexes, open
space, marine
refuges, golf
courses, bluff fop
open space, efc,
Regional No sizer Regional Within 1 to 3 hours Beaches.
constraints travel time form botanical gardens.
urban populated

areqas.

PR-6 Retention of All Existing Parks and Dedi-

cated Open Space

Any proposed loss of parks or dedicated open space
areas shall be replaced at a minimum with the equiva-
lent quality of acreage or facilities lost.

PR-8

PR-Q

The City shall cooperate with Arroyo Grande, Grover
City, San Luis Obispo County, and the State of Califor-
nia in the development of regional parks and trails
adjoining or included in the city limits of Pismo Beach.

Joint School/Park Sites

The City shall increase coordination with the school
districts to maximize use of school and city facilities for
park and recreational purposes. Parks should be devel-
oped in conjunction with schools wherever possible.
The City shall negotiate joint agreements with the
school district to cooperatively maximize park and
recreation opportunities.

Private Sector Open Space, Parks
and Recreation
The City shall recognize the contribution of the private

sector to parks and recreation and encourage coopera-
tive continuation and expansion of such contributions.

PR-12
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All new planned developments shall be required to
provide either public and/or private parks and recre-
ation facilities. When possible said areas shall connect
with adjoining park and recreation areas which are
existing or planned. All such development shall either
be dedicated in fee to the public or have a dedicated
open space easement placed upon the property to
preclude future development.

Recreation programs to meet the needs of citizens and
visitors shall be developed. These needs should be
continuously monitored and programs adjusted as
necessary over time.

Cooperative programs with city residents, business
people, neighboring cities, county, state and federal
agencies shall be established to expand the city’s recre-
ational programs for use by residents and visitors.

]} Park Maintenance

Primary attention in park management shall be given
to the preservation of natural beauty and integrity of
the land within their natural resource limits.

The City shall provide high-priority services to public
recreational areas (equipment maintenance, police
protection, regular clean-up).

Programs of public education and citizen involvement
such as “neighborhood watch” shall be undertaken to
combat vandalism and littering in parks.

Landscape design should support park maintenance
efforts.

The Park and Recreation Commission and staff shall
periodically review ways to improve maintenance and

~ design quality of existing parks and facilities.

PR-12 Acquisition and Improvement Programs

A program shall be established that provides for the
acquisition of and development of future city park sites
and open space areas. Resources for the program shall
include but not be limited to funds from the Quimby
Act fees, park development fees for new construction,
land dedication and/or improvements concurrent with
development, private development, and accessory
revenue-generating activities at various parks on a
case-by-case basis.

The city’s capital improvement program shall provide
for the improvement and expansion of city park sites
and facilities.

s -

PR-13




Specific Sites & Facilities

Background

In addition to the overall policies which guide the city in
providing parks, open space and trails, and in developing
recreational facilities, it is important to address site and use
specific issues. The following policies address specific existing
or proposed facilities. The policies are intended to be detailed
to the extent necessary to assure specific objective(s) while
being flexible in the method of accomplishing the policy.

Policies
See also:
Land Use Element LU-A-3 Bluff-Top Park
Land Use Element LU-C-2 Lateral Access and Rec.
PR-13 Pismo Creek/Price Canyon Regional
Park and Open Space

The City, as the lead agency in cooperation with San
Luis Obispo County, shall acquire and develop a
regional park in the Pismo Creek and Price Canyon
Corridor. The park shall emphasize the features listed
in Table PR-3. The park shall be a part of the Price
Canyon Regional Park included in the San Luis Obispo
County park plan and shall be coordinated with devel-
opment of property in the city's sphere of influence.
See related General Plan policies:

Conservation Element CO-21 Creek Protection Plan
Conservation Element CQO-22 Price Canyon Open Space
and Study Area

10.

1.

12,

13,
14,

Table PR-3
Pismo Creek/Price Canyon Regional Park &
Open Space Fectures

Continuous multi-use pathways on both sides of Pismo Creek from
the ocean to the foothills, connecting 1o the Price House historical
site, the proposed golf course, and the municipal sports complex.

Retention of Price Canyon as an open space comdor, Develop-
ment shall be primarlly hidden from view from Price Canyon Road.

To the extent legally and practically feasible, no development
shall occur between Addie Street and Pismo Creek.

The ared required for an 18 hole Golf Course and sports complex
In Price Canyon. Areas needed outslde the city shall alse be
Included.

Public parking arecs along the creskside fralls to encourage
access along the fralls Into the downtown via the esplanade
connections.

The Inclusion of an arboreturn or botanical garden,

Connection of James Way fo Price Canyon Road (see Circulation
Element, Policy C-7, Fresway Frontage Roads).

Improved vehicular access to the Plsmo Beach Sports Complex.

The clty should request that SPRR dedicate land In fee or ease-
ments for any land not needed for the raiiread. Other railroad
land should be atiractively landscaped.

The sewer plant should be landscaped in concert with the linear
park design.
The Bello Street Bridge over Pismo Creek should be declared a

historic structure and rehabilitated for pedestrian and/or vehicular
use.,

Tralls on both sides of the creek tying fo the ocean should be
developed. CALTRANS should be requested to modify the freeway
under-crossing in the area of Pismo Creek to accommodate the
fraiis,

Possible expansion of the city sports complex.

The renovation and development of the Price House and Adobe
historical sife.

PR-14
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Growth Management  GM-10 Golf Course

Land Use Element LU-N-20  Pismo Creek Price Canyon
Adobe

Parks & Recreation PR-21 John Michael Price

" “_\_KChumash Park & Open Space

A master plan shall be prepared for the 40-acre dedi-
cated park land north of James Way. The master plan
for improvements may include, but not be limited to,
the following: tennis courts, basketball courts, amphi-
theater, lakes, picnicking facilities and trails system.
The park shall be expanded beyond the city limits, if
the private land that abuts the park is incorporated into
the city and development is proposed. If the expansion
occurs, consideration should be given to an equestrian
area and/or stables.

PR-15 Ira Lease/Mary Herrington Park

In order to better integrate Pismo Creek and the Ira
Lease and Mary Herrington Parks into the community
the following should occur:

1. The property at the southwest end of the park
should be cleared of enclosed structures. The exist-
ing uses within the structures should be relocated
to a less visually prominent location.

2. The City should acquire the land northeast of Ira
Lease Park to the same width as the existing parks;
or said land should be granted as open space ease-
ment with public access concurrent with develop-
ment permits on the adjoining remaining parcel.

See also:

Land Use Element  LUK-2 Specific Plan

PR-16 Dinosaur Caves

Unless the City acquires the Dinosaur Caves property,
the City shall recommend to the state Department of
Parks and Recreation, the Coastal Conservancy, or
other applicable agencies acquisition of the property
for a public park and open space. This 15 acre site is
the most significant open space remaining along the
ocean within Pismo Beach. (See related Land Use
Element Planning Area I.

Meeting and Cultural Facilities

The City shall encourage or facilitate the construction
and retention of a variety of indoor meeting conference
and entertaining facilities as follows:

1. Conference Center

Support a public/private partnership for the con-
struction of a “Conference Center”. The center
should house approximately 500 delegates, under
one roof and provide food services. A possible
location is near the Price Street and Shell Beach
Hotel/Motel Facilities.

2. Cultural/Community Center

Consider a public/private partnership project at
the city-owned property at the pier parking for a
cultural/community center, but also consider other
locations for the center. The center should include a
variety of cultural facilities.

3. Downtown Theatre

The City shall encourage the preservation and

PR-15



rehabilitation of the theatre building on Pomeroy in
downtown Pismo Beach. Appropriate uses for this
facility may include live theatrical performances
and meetings or conferences.

4. Veterans Hall

Use of the 9,200 sq. ft. Veteran's Memorial Building
shall be under the city's control and shall be used
as appropriate for indoor events and recreation.
Example of such uses include teenage dances,
senior citizens programs, youth dance lessons, arts
and crafts classes and aerobic instruction.

5. YMCA
The city shall encourage the inclusion of a new

YMCA in the city, or a nearby location in the South
County area.

6. Vets Hall in Shell Beach

The 3,900 sq. ft. Vets Hall shall continue to be
available for public and private meetings.

PR-18 Pismo State Beach

The City should request the state Department of Parks
& Recreation to amend the General Development Plan
for Pismo State Beach to include both a day-use facility
and parking areas in the vacant portions of the state
park, as well as a marked access trail from the parking
area to the beach and from State Highway 1. As part of
this action, the state should conduct an archaeological
reconnaissance of this area.

PR-19 Spyglass Ridge Public Park

A one-acre public park in the extreme northwest por-
tion of Planning Area Q shall be dedicated for public
parkland. This area, comprising the sides and bottom
of a small canyon, shall be improved as small park/
picnic area that will provide new public recreational
opportunities where none now exist. A small pullout
area and a small bay(s) for parallel parking for the
public shall be provided on Mattie Road along the
frontage of the park.

PR-20 Boosinger Park

Boosinger Park shall be retained and enhanced by:

a. Preserving the rock outcroppings; no alterations to
the rock outcroppings shall be permitted.

b. The City shali develop procedures of architectural
review to assure that future construction of homes
next to the park be designed to harmonize and
enhance visual quality.

c. A pathway should be built from the park to a vista
point on the rock outcrops.

d. The City should seek funding to purchase the
vacant unimproved lots southwest of Boosinger
Park. Upon acquisition of the lots, the unimproved
portion of Hanford Street should be abandoned for
the full length of the park. See also:

Design Element D-20 Special Landscape
Features

PR-16
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ohn Michael Price Historical Site and Park

The city-owned John Michael Price Historical Site
contains the original "anniversary house" constructed
in 1893 and about four acres of surrounding land. A
master plan for the restoration of the anniversary
house and improvements to the 4-acre site shall be
prepared. The City shall encourage non-profit groups
to assist in financing and preparing such a master plan.
The plan may include a 6-acre expansion of the present
site to include adjoining lands that contain the adobe
and school house of the Price Rancho. These additional
lands shall be required to be dedicated to the City at
the time of annexation of this property to allow restora-
tion and public access.

The major purpose of this plan shall be to promote an
appreciation of the cultural history and early settle-
ment of the region. Features may include:

a. amuseum, visitors center, and gardens

b. passive and limited active-use areas

¢. access, parking, landscaping and similar support
facilities

d. a pedestrian linkage to the Pismo Creek open space
corridor

e. afinancing and management plan, including fund-
raising and park operations.

Access Component

Background

The City of Pismo Beach has a tradition of shoreline
access. The purpose of this shoreline access component is to
implement the state Coastal Act shoreline access policies, thus
continuing to ensure the public’s right to gain access to the
shoreline. The city’s seven mile pacific coastline is accessible
from numerous locations, and the entire beach is open to the
public. Very few private routes are located along the shoreline.
Those that do exist provide access to beaches that also have
public access.

There are areas along the city’s coastline where access
may be improved. Different methods of providing access -
public acquisition, deed restrictions, development conditions
and in-lieu fees may be utilized. These are described in the
Technical Appendix to the General Plan. Particularly impor-
tant to the city is the private sector provision of access, in-lieu
fees, or permit conditioning and dedication.

Policies

PR-22 Lateral Beach/Shoreline Access Required

Coastal Beach Access Dedication - For all develop-
ments on parcels located along the shoreline, a lateral
public access easement in perpetuity extending from
the oceanside parcel boundary to the top of the bluff
shall be required for the purpose of allowing public
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use and enjoyment of dry sandy and rocky beaches,
intertidal and subtidal areas. Such easements shall be
granted to the California Department of Parks and
Recreation, the City of Pismo Beach, or other appropri-
ate public agency.

PR-23 Lateral Bluff-Top Open Space

and Access Required

Bluff-Top Access Dedication - To ensure public safety,
provide for protection of fragile ocean blufftops, and
permit enjoyment by the public of oceanfront ameni-
ties and recreation, all development on the bluff edge
shall be required to dedicate in fee or by an easement
in perpetuity a blufftop conservation and public access
zone. The width of the area to be dedicated shall be a
distance equal to the estimated 100-year bluff retreat
plus a minimum of 25 feet additional inland from that
line. In certain areas the width of the blufftop dedica-
tion shall be greater as provided in the land use ele-
ment. Existing single family lots on the bluff less than
10,000 feet in area are exempted from requirements of
dedication of the blufftop area, if another lateral public
access route (beach, sidewalk or separate path) is or
will be available nearby so as to provide for continuity
of the Coastal Trail. The extent of the bluff retreat shall
be determined through a site-specific geological study
conducted by a qualified registered geologist. The
dedication shall be made to the City of Pismo Beach or
other appropriate public agency as determined by the
city.

Encroachments into the blufftop conservation and

lateral access zone shall be limited to roadway exten-
sions which incorporate public parking opportunities.
Such encroachments shall not extend more than a
depth of 35 feet into the conservation and public access
zone. Development of structures shall be prohibited
within the zone, except for public amenities such as
walkways, benches, and vertical beach access stairs.
Landscaping and irrigation of these areas shall be
designed to avoid or minimize blufftop erosion
problems. (See also Land Use Policies B-3, C-2,

D-5, E-6, F-3, G-7, H-10 and ]-3.)

PR-24 Perpendicular Access to

Shoreline Required

Public access perpendicularly from the nearest public
roadway to the shoreline shall be provided in new
development projects except where protection of
fragile coastal resources prevents access or adequate
public access already exists nearby (generally within
500 feet or as shown on Figure PR-3). Existing blufftop
single-family lots less than 10,000 sq. ft. in area are
exempted from this requirement.

PR-25 Access Maintenance and Liability

Dedicated accessways shall not be required to be
opened to public use until a public agency,
homeowners association or private property owner
agrees to accept responsibility for maintenance and
liability of the accessway.
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Table PR-4 6\9 ooo* ) (A 73 ® - existing
Physical & Visual Ocean Access s 4 S A 5 © - proposed
See Figure PR-3 for map locations (SO0 (545 b - existing & proposed
A OGBS
Planning Area Access Points A N I YA IS Comments
A. Sunsel Palisades 1. Ontario Ridge o O Q1 Of Of proposed
2. Encanto Ave. ® ® O] @ no Improvement
3. TopazSt ® ® Ol @ ne Improvement
4. Horin Stroet ® ®|®| O] @ parking In near-by Pallsades park
B. South Palisaudes 5 S Palisades O e ) o Oy @ lateral park partly impoved (2 access stalis proposed)
6. Cliffs Hotel bl e o & @ e @ existing stairs descend South side of Barranca, Proposed new
stairs on North side of Barranca go 1o §. Palisades Lateral Park.
C. North Spyglass 7. North Spyglass O Q| O Q1 O1 O] dedication of lateral O.S. easement
D. Spyglass 8. Spyglass Park ® o & @ oo @ Barranca nghure walk proposed, Improve access path
E. St. Andrews Tract 9. Memory Park o @ ® O @
F. Spindrift 10.  Vista Point+Future Park Ol e ¢ O Q| O O] proposed lateral park to connect to existing view platform
access stalrs to connect to St, Andrews Beach.
H. Shell Beach 11.  Ccean Park ®|® o @ ® ®|l @ access stairs at Pler Ave., and at Vista Del Mar
12, Margo Dedd Park ® d I ® 0| @ gazebo
l. Dinosaur Caves 13. Dino Caves/Janowlicz Path O O] O Ol o] O group plenle area desirable
14. Shelter Cove L BN o © ® ®
J. Motel District 156.  Shorecliffs/Eimer Ross ® e O o|®| @ signage needsimprovement, 3 gazebo/viewing platforms
16.  Whalers Inn o o ol o O] O
17.  Knighis Rest ® ® ® ®| O stairs need repalr
PISMO STATE BEACH
18. Tides Hotel ® ® e| O
19.  Wilmar Ave. e ® ® o ® volley ball on beach, portable restrooms
20. Trader Nicks ® O
K. Commercial Core 21,  Cypress Street (Norih) ® ® o]l e volley ball on beach
22, Wadsworth Steps ol @ ® ® volley ball on beach, play equipment seasonal
23. Main sStreet ® ® Ol @ connected by proposed esplanade
24, Pomeroy Ave, ® L 2N 2R AN connected to proposed esplanade
25.  Pier ® ®| & @ ol @ resirooms avallable
26. Hinds St. ® ® L AN B NEN connected to proposed esplanade
27. Stimson Ave. Cl® ® @ o] O connected to proposed esplanade
28. Ocsan View Ave, o @ L] O connected o proposed esplanade
29.  Park Ave. ® @ O connected 1o proposed esplanade
30. Addle Street ® ®| e O connected to proposed esplanade
31. Psmo Creek » 10| O restroom to be remodeled. fralls to be added both sides
L. Pismo Creek 32. North Beach Camping L RN ® o ®| @ needs better access to beach. day use facilities, signage
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PR-26 Access Parking Area Required

Parking, consistent with site constraints, shall be pro-
vided in conjunction with vertical and lateral
accessways wherever necessary to ensure the use of the
accessway. Dedication shall be required for such park-
ing when appropriate.

PR-27 Environmentai Carrying Capacity

The City, and other appropriate public agencies with
jurisdiction, shall determine the environmental carry-
ing capacity for all existing and proposed recreational
areas sited on or adjacent to the beach, dunes, cliffs,
wetlands, streams, tidepools, or any other habitat
areas. A management program shall be developed to
control the kinds, intensities, and locations of recre-
ational activities so that habitat resources are pre-
served. The level of facility development (i.e., parking
spaces, camper sites, etc.) shall be correlated with the
environmental carrying capacity. Designs respectful of
natural forms shall be emphasized.

PR-28 Access Signs Required

Signs should be located at all access points and street
leading to access points to assist the public in recogniz-
ing and using major coastal access points. Such signs
should be designed and located for easy recognition.

PR-29 Specific Access Points

Specific area access programs for implementation of

the general goals and policies are given in Table PR-4.
These programs are given by access point and by
neighborhood planning area within the City. Figure
PR-4 identifies the location of these access points; the
access points are shown on the figure by the number
that corresponds to the access point as described in
Table PR-4. This information shall be used in conjunc-
tion with specific plans. See also:

Land Use Element LU-B-6 Stairway Access to the Beach
Land Use Element LU-F-3 Lateral Access and

Open Space
Land Use Element LU-E-5 Stairway Access to the Beach

PR-30 Spindrift Viewpoint

A 50-foot linear easement at the top of the bluff and
southeast of the existing view point shall be granted to
the city concurrent with any development approvals.
This easement shall include as many of the existing
pine trees as possible. A minimum 10 foot easement
from the south end of the Spindrift path shall be dedi-
cated to the city with development of the oceanfront
property and concurrent with expansion of the
blufftop area for public use. The nearby heron
rookery shall remain undisturbed.

PR-31 Boardwalk

A pedestrian beachfront boardwalk shall be con-
structed between Pismo Creek and Main Street. A
beach pathway shall continue to Harloe Street.

Parks, Recreation & Access Element



PR-32 Motor Driven Vehicles on Beach Prohibited

Motor driven vehicles shall be prohibited access to the
beaches within the city except for these purposes:

1. When performing necessary maintenance or emer-
gency activities.

2. When conducting promotional activities, providing
that such activities are (1) on a short-term basis; (2)
limited to the hard sandy beaches; (3) do not ad-
versely impact marine or other coastal resources,
including the habitat of the intertidal area; (4) do
not interfere with pedestrian beach access and use;
and (5) the area disrupted as a result of such use
shall be returned to its pre-existing condition.

PR-33 Permitted Development In Bluffiop
Access Areas

Development permitted in the areas reserved for
public blufftop access or recreation shall be limited to
structures and facilities designed to accommodate
recreational use of the area, including but not limited
to stairways, benches, tables, refuse containers, bicycle
racks, public parking facilities, seawalls, groins, etc. In
no case shall any development except public access
paths and access facilities and public stairways be
permitted within the bluff retreat setbacks identified in
site specific geological studies.
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en come fogether in cities for security; they
stay fogether for the good life.
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Background

California General Plan law requires the Safety Element
to address means of protecting the community from unrea-
sonable risks associated with seismic hazards, slopes and cliff
instability, subsidence, flooding, and urban and wildland
fires. This element also implements provisions of the Califor-
nia Coastal Act pertaining to minimizing hazard potential in
the Coastal Zone.

The intent of the Safety Element is to establish polices
that will minimize the potential of human injury and prop-
erty damage by reducing the exposure of persons and prop-
erty to natural hazards. The policies and actions included are
based upon determinations as to the acceptable levels of
exposure to risk for each type of hazard. The evaluations and
policies necessarily involve judgements based upon such
factors as the severity of the hazard; the likely frequency of
damage-inducing events; the potential number of persons
exposed to the risk; and the amounts of potential losses due
to injuries, deaths, and damage to property.

Exposure to the hazards addressed in this element may
or may not be voluntarily undertaken by individuals. Volun-
tarily taken risks, however, are not necessarily acceptable
from a public point view. This is because property owners
and residents frequently have expectations that public ac-
tions, such as building and zoning regulations or floodplain
management, will provide a significant risk-reduction. For
the various hazards, thresholds of unacceptable exposure to
risks have been determined. These determinations are ex-
pressed in policies which limit the intensity of development
in high-risk areas, impose development standards which will
provide a measure of protection, or prohibit construction in

areas with unacceptable risks.

In imposing any restrictions, it is the intent of the general
plan to protect the public health, safety and welfare within the
following framework: 1) individuals should not be permitted
to develop land in a manner which would impose risks on
their neighbors or the community at large; 2) future residents
of subdivisions or other developments should not be placed in
jeopardy through a failure of the City to require adequate risk-
assessment when considering permits; and 3) a financial bur-
den should not be imposed on the general taxpayer by allow-
ing developments in hazard-prone areas which are likely to
have unusually high costs for public services and for disaster
relief.

The City of Pismo Beach has prepared, and is responsible
for the maintenance of an Emergency Plan required by the
California Emergency Services Act. Among the peacetime
emergencies considered in the Plan are earthquakes, fires and
floods.

This Element is based on; a) A Technical Report which
contains the risk analysis of potential hazards (see Technical
Appendix to General Plan); b) The larger County of San Luis
Obispo Seismic Safety Element Study (see Technical Appendix
to General Plan); ¢) The issue identification document of the
City's 1981 Local Coastal Program (see Technical Appendix to
General Plan).

Background material on cliff erosion, flooding and seismic
issues are included in separate sections to follow. Fire and
radiation hazards are briefly discussed below.

Fires in undeveloped areas that result from the ignition of
accumulated brush and woody material are termed “wildland
fires” and represent a significant threat to safety in San Luis
Obispo County and to some extent within the Pismo Beach.
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Principal urban fire hazards in Pismo Beach result from
(1) the influx of population during the tourist season, (2) exist-
ing and potential multi-story developments, and (3) the pres-
ence of U.S. Highway 101 and the Southern Pacific Railroad.
The large tourist population of the city during the summer
could impede efficient response by the city’s fire department
because of traffic congestion in the beach area. The problems
could be compounded if large scale evacuation were neces-
sary. Multi-story structures represent potential hazards be-
cause of their dependence on internal support systems includ-
ing ventilation, water, and elevator systems. Additional back-
ground on fire hazards is included in the technical report (see
Appendix to General Plan).

An analysis of radiation hazards is not specifically re-
quired by the Government Code, but is included in the Safety
Element for San Luis Obispo County (see Technical Appendix
to General Plan), because of the presence of the Pacific Gas and
Electric Company’s nuclear power plant at Diablo Canyon.
The evaluation of radiation hazards does not include an esti-
mate of risk. The potential for hazardous situation arises from
the presence and transport of highly radioactive nuclear fuel
within the city limits. This hazard is recognized by utilities,
government agencies and private citizens. Numerous steps
have been taken to minimize the risk of release of high levels
of radiation. Some level of risk, however small, does exist,
though, and it is appropriate to plan for an accident. The
emphasis of this element, with respect to radiation hazards, is
on emergency response capabilities rather than on discussion
of risk.

Principles

Protection of Life & Safety

Pismno Beach shall develop policies to minimize
injury and loss of iife, to minimize damage to pub-
lic and private property (particularly damage to
critical facilities and structures where large num-
bers of people are apt to congregate at one
time), and to minimize social and economic dislo-
cations resulting from injuries, loss of life, and prop-
erty damage.

Maintain Unique Physiographic Characters

The unique physiographic character of Pismo
Beach, including the City's sandy and rocky
beaches, shall be maintained through the proper
management of vegetat cover, natural surface
water runoff patterns, and patterns of groundwa-
ter recharge. Management of these natural
features will conserve soil resources and prevent
excessive erosion due to wind and water.
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Policies

Risk Identification

The City shall continually provide for the identification
and evaluation of existing structural hazards, and
abate those hazards to acceptable levels of risk. Spe-
cifically:

a. Structures within the City’s jurisdiction that are
old, or suspect of hazards from fire, flooding and
geologic events, including bluff retreat, should be
inspected by qualified personnel, to determine the
degree of the hazards.

Critical facilities should be inspected prior to non-
critical facilities, and public-owned facilities prior
to private owned facilities. Structural inspections
are a major seismic concern. Susceptibility to
damage from flooding should be determined based
on the 100 year flood. Fire hazards are best evalu-
ated on a building-by-building basis by qualified
inspection personnel.

b. CALTRANS should review its facilities and road-
ways within the area to determine the potential
impact of expected earthquakes and floods and
should forward comments to the City.

¢. The Pacific Gas and Electric Company and the
Southern California Gas Company should continue
the review of their facilities and distribution/
transmission networks and centers, especially with

regard to fire and earthquake hazards to ensure
adequate and safe service pursuant to the stan-
dards of construction, operation and maintenance
mandated by the California Public Utilities Com-
mission. Where local standards differ significantly
with those of the Commission, the City should
inform the commission accordingly in order that
such differences be taken into consideration.

Structures which have been inspected and found to
have a high degree of hazard from earthquake,
landslide, fire or flooding should be brought up to
an acceptable level of risk or mitigated to reduce
the level of risk. Programs used to bring structures
up to standards should include, but not be limited
to, structural rehabilitation, flood proofing, occu-
pancy reduction, and demolition and reconstruc-
tion.

The City shall initiate abatement proceedings
against structures found to be unsafe.

New Development

New development within the City’s jurisdiction shall
be designed to withstand natural and man-made
hazards to acceptable levels of risk by:

a.

b.

Adoption of the most recent safety requirements in
the Building and Fire Code.

Using the planning and technical criteria presented
in the Safety Element, as basic guidelines for all
new public facilities.
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c. Evaluating new development, particularly indus-
trial, commercial or utility development, to ensure
that construction or operation of the project will
not cause hazardous conditions at an unacceptable
level of risk.

d. Requiring new development to avoid portions of
sites with high hazard levels.

Bluff Erosion/Instability

Background

Approximately five miles of the northwest portion of the
city’s shoreline consists of cliffs and bluffs ranging in height
from ten to one hundred feet. The rapidly receding nature of
this long cliff line has claimed, and continues to threaten, a
broad range of public and private investments located near the
edge. This bluff erosion has been caused by both natural
events and human activities, including development and
intrusion up and down the unprotected banks. Eight areas of
the city suffered damage from severe storms in 1978.

The Coastal Act (Section 30253) addresses bluff erosion as
follows:

"New development shall:

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

(2) Assure stability and structural integrity, and nei-
ther create nor contribute significantly to erosion,
geologic instability or destruction of the site or
surrounding area or in any way require the con-

struction of protective devices that would substan-
tially alter natural landforms along biuffs and
cliffs.”

Information regarding bluff erosion rates along the city's
bluff areas is contained in the General Plan Technical Appen-
dix.

The city completed a bluff erosion study addressing
public ocean-front property in 1991. However, precise infor-
mation regarding cliff retreat is not available for the majority
of the privately-owned coastline. More information on a site-
to-site basis is needed regarding the erosion process, rates of
erosion, and exact locales of most severe cliff or blufftop ero-
sion other than those identified by the City. Over the years,
many types of protective structures have been built. No com-
prehensive information is available describing the devices,
their maintenance requirements or long-term effects on the
shoreline.

Policies

Bluff Set-Backs

All structures shall be set back a safe distance from the
top of the bluff in order to retain the structures for a
minimum of 100 years, and to neither create nor con-
tribute significantly to erosion, geologic instability or
destruction of the site or require construction of protec-
tive devices that would substantially alter natural
landforms along bluffs and cliffs.

S-3
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The City shall determine the required setback based on
the following criteria:

a.

For development on single family residential lots
subdivided prior to January 23, 1981, the minimum
bluff setback shall be 25 feet from the top of the
bluff (blufftop is defined as the point at which the
slope begins to change from near horizontal to
more vertical). A geologic investigation may be
required at the discretion of the City Engineer, and
a greater setback may be applied as the geologic
study would warrant.

For all other development, a geologic study shall
be required for any development proposed.

Bluffiop Guidelines/Geologic Studies

Site specific geologic reports shall incorporate the
information requirements contained in the State
Coastal Commission’s guidelines for Geologic Stability
of Blufftop Development, as adopted May 3, 1977 and
updated on December 16, 1981. This guideline is in-
cluded in the Appendix. The report shall consider,
describe and analyze the following:

1.

A site specific erosion control plan to assure that
the development would not contribute to the
erosion or failure of any bluff face shail be pre-
pared by a licensed engineer qualified in hydrol-
ogy and soil mechanics for all blufftop develop-
ment.

Cliff geometry and site topography, extending the
surveying work beyond the site as needed to depict

10.

11.

unusual geomorphic conditions that might affect
the site. (See guidelines in the Appendix.)

Historic, current and foreseeable cliff erosion,
including investigation of recorded land surveys
and tax assessment records in addition to the use of
historic maps and photographs where available
and possible changes in shore configuration and
sand transport.

Geologic conditions, including soil, sediment and
rock types and characteristics in addition to struc-
tural features, such as bedding, joints, and faults.

Evidence of past or potential landslide conditions,
the implications of such conditions for the pro-
posed development and the potential effects of the
development on landslide activity.

Impact of construction activity on the stability of
the site and adjacent area.

Ground and surface conditions and variations,
including hydrologic changes caused by the devel-
opment (i.e., introduction of irrigation water to the
ground water system); alterations in surface drain-
age.

Potential erodibility of the site and mitigating
measures to be used to ensure minimized erosion
problems during and after construction (i.e., land-
scaping and drainage design).

Effects of marine erosion on seacliffs;

Potential effects of seismic forces resulting from a
maximum credible earthquake; and

Any other factors that might affect slope stability.
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Development on Bluff Face

No additional development shall be permitted on any
bluff face, except engineered staircases or accessways
to provide public beach access, and pipelines for scien-
tific research or coastal dependent industry. Drain-
pipes shall be allowed only where no other less envi-
ronmentally damaging drain system is feasible and the
drainpipes are designed and placed to minimize im-
pacts to the bluff face, toe and beach. Drainage devices
extending over the bluff face shall not be permitted if
the property can be drained away from the bluff face,
toe and beach.

Shoreline Protective Devices

Shoreline protective devices, such as seawalls, revet-
ments, groins, breakwaters, and riprap shall be permit-
ted only when necessary to protect existing principal
structures, coastal dependent uses, and public beaches
in danger of erosion. If no feasible alternative is avail-
able, shoreline protection structures shall be designed
and constructed in conformance with Section 30235 of
the Coastal Act and all other policies and standards of
the City's Local Coastal Program. Devices must be
designed to eliminate or mitigate adverse impacts on
local shoreline sand supply, and to maintain public
access to and along the shoreline. Design and con-
struction of protective devices shall minimize alter-
ation of natural landforms, and shall be constructed to
minimize visual impacts. The city shall develop de-
tailed standards for the construction of new and repair
of existing shoreline protective structures and devices.
As funding is available, the city will inventory all

existing shoreline protective structures within its
boundaries.

S-7 Hazords Overiay Zone

Areas where blufftop hazards exist shall be included
within and subject to the requirements of the Hazards
Overlay Zone

Flood Hazards

Background

The City has two areas with potential flood hazards: the
Pismo Creek/Price Canyon and Meadow Creek/Pismo Marsh
drainageways. The last flood of major proportions occurred in
1971 which damaged private and city property along the two
creeks. Since the floods, the city with the aid of the Army
Corps of Engineers has made alterations to Pismo Creek
channel to reduce flood hazard. Existing flood plain maps
prepared prior to the recent creek improvements show that
substantial developed areas in the city’s commercial core and
Pismo Creek Planning Areas could be subject to flooding from
a 100 year storm.

The majority of the Meadow Creek flood plain within the
city limits is contained within the State Department of Fish
and Game controlled Pismo Lake Ecological Preserve (Pismo
Marsh). The preserve is bounded on all sides by slopes which
rise over the 100-year level of flood, thus containing flooding
within the preserve boundary. Meadow Creek leaves the
preserve at State Highway 1 which crosses the creek via a low-
lying bridge. The creek flows into the North beach Camp-
ground where it divides into two channels, one flowing into
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the ocean, and the other flowing southward into the Grover
City area. The creek channel floods state Highway 1, the
commercial property to the north of the creek at State High-
way 1, and the North Beach Campground during periods of
heavy storm flows. The level of flooding is affected by tidal
conditions.

One hundred year flood plain maps have been prepared
by the Army Corps of Engineers. Any proposed project within
the existing mapped area should supply flood plain informa-
tion prior to project construction in order to determine
whether or not the property is subject to flooding.

Policies

S-8 Flood Plain Zoning
Areas subject to flooding shall be mapped within and
subject to the requirements of the Flood Plain Overlay

zone.

59 Restrictions on Development Within the

100-Year Fiood Plain

1. No habitable structure shall be approved for construc-
tion within the area of the 100-year flood plain unless
the applicant demonstrates that the finished floor
elevations are at least one foot above the projected
elevation of the 100-year flood, except as allowed by
FEMA regulations.

2. No new fill, structure, or other obstruction shall be
permitted to be placed or constructed within a flood-

way unless a detailed hydrologic study has been pre-
pared and approved by the City Engineer ensuring
that the proposed project will not obstruct, in any way,
passing floodwaters.

3. No new development shall be allowed in the 100-year
flood plain which will contribute to or increase flood
hazards on the same or other properties or which
would require construction of flood control devices.

4. Any application for development on a parcel any
portion of which is within the boundary of the 100-year
floodplain shall be required to submit a hydrological
engineer's report which assesses the nature of the flood
risks, identifies the boundary of the 100-year flood
plain and specifies the protective measures that should
be undertaken to attain compliance with the city's
flood plain zoning and with FEMA regulations.

Geological/Seismic Hazards

Background

The California State Legislature has placed specific re-
sponsibilities on local government for identification and evalu-
ation of seismic hazards and the formation of programs and
regulations to reduce risk.

Cities and counties must take seismic hazards into ac-
count in their planning programs. The basic objective is to
reduce loss of life, injuries, damage to property, and economic
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and social dislocations resulting from future earthquakes.

The City of Pismo Beach is located in a seismically active
area. However, no active faults are known to be present within
or in the near vicinity of Pismo Beach and surface rupture
resulting from fault movement is not considered a significant
problem within the City. Additionally, the potential for land-
slides is considered to be negligible in rocks that underlie most
of the city and its surrounding hills.

Ground shaking could occur in Pismo Beach, primarily
from the San Andreas Fault. The Nacimiento fault is consid-
ered a secondary source of strong ground shaking but would
have a negligible effect on Pismo Beach. This section of the
Safety Element is a refinement of the larger County of San Luis
Obispo Safety Element Study. The "Technical Report" from the
County is to be considered an internal part of the General Plan
and is included in the Technical Appendix. From analysis
derived in the County's Technical Report it is recommended
that the criteria on Table S-1 be utilized as a basis for determin-
ing acceptable risk in Pismo Beach.

Table S-1

Accepiable Risk Criteria
Type of Facility Fault System Magnitude
Normal
(Residences, San Andreas 8.0+
commercial, light
manufacturing, etc.)
Critical San Andreas 8.0+
(Hospitals, communication
center, public building, etc.)

Hazards that can be effectively evaluated as a part of
individual site investigations are treated in a general manner
with the intent that the results be used to facilitate the admin-
istration of public safety. The relationship and attendant re-
sponsibilities between this concept and the evaluation of
specific seismic/geologic hazards is given on Table S-2.

The primary responsibility for evaluation of each aspect of
a hazard is shown by an "XX". Those aspects for which either
sector may commonly have a secondary responsibility are
indicated by an "X". The intent is to show the distribution of
responsibility for evaluation of a hazard.

The derivation of the twenty seismic zones for the entire
County has been documented in the County Technical Report.
They are expressive of the level of ground motion that can
reasonably be anticipated from earthquakes on the principal
fault systems affecting San Luis Obispo County. The character-
istics of each seismic Zone are represented by response spectra
which translate ground motion into displacement (inches);
velocity (inches per second); and acceleration (inches per
second expressed as a percent of the acceleration of gravity).
These three factors, which are derived from mathematical
analysis, are essentially the descriptors of each seismic zone.

The potential for liquefaction and landslides is present
within and surrounding the city. Liquefaction areas are lim-
ited, however, to soils having relatively low compaction un-
derlain by shallow groundwater (refer to Technical Appendix).
Landsliding is also limited, primarily to the hills flanking the
City on the north.

Allocation of resources towards realizing the following
policies will be a continuing consideration of decision-makers
over a long period of time.

An earthquake of Richter Magnitude 8.0 to 8.5 can be
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expected in the future. Secondary seismic hazards could result
from the interaction of ground shaking with existing soil and
bedrock conditions, and include liquefaction, settlement,
landslides, tsunamis or “tidal waves”, and seiches (oscillating
waves in lakes or reservoirs).

The State Legislature in 1986 passed SB.547 (Government
Code Section 8875) requiring every local jurisdiction in Seismic
Zone 4, which includes Pismo Beach, to identify and mitigate
all “potentially hazardous buildings.” These are defined as
buildings constructed of brick or other masonry materials, and

Toble 5-2 that are not reinforced. Pismo Beach has identified 21 hazard-
Dishribut :’R'e ibilty For ous buildings including City Hall.
Evaluation of Seismic /Geologic Hazards
. Policies

Hazord Public Private
Fault Rupture: S-10 Hazardous Overlay Zone

Evaluation of Fault XX . . .

Land areas subject to hazards associated with steep

Location of Site XX slope, slope instability and drainage problems shall be

Eorrgquqke SP;I::;LQ XX included within the Hazardous Overlay and Protection
OUICes O ing .

General Levels of Shaking M X lf:{ue‘.:lG(eirE:(e:zlrally, all lands in excess of 10% slope shall

Effects on Site XX Included.
Tsunamic and Seiche:

Risk of Occurence XX - i i

Effects on Siio X S-11 Development Review in Hazardous Overlay
Dam Failures: Zone

Risk of Occurrence XX : :

Effocts on Site XX Qeolzcgillc) re;l)lorts may be recémlze.d and :11<1a11 be re-
Landsiide: viewed by the appropriate decision-m mg'body,

Risk of Occurence XX X prior to approval of any development permits for

Effects on Site XX projects located within the Hazardous Overlay Zone.
Liquefaction, Settlement
& Subsidence: .

Risk of Occurrence XX! Education Programs

Effects on Stte XX The City should develop an information program to
! Evaluation requlres determination of expected shaking. fa:ml!lanze anzens.w1th seismic Safety issues. School
xx Inclicates primary responsibilfies. districts and agencies related to aged, handicapped
X Indlieates secondary responsibilties. and seismically susceptible industries should be en-
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couraged to develop education programs relative to
seismic awareness.

Brick and Masonry Non-Reinforced

Buildings

The City shall adopt ordinance or other mitigation

513 Development Regulations programs to reduce the hazards from brick or masonry
a. The Technical Appendix should be made available non-reinforced buildings. Such regulations shall
to developers for review and use when proposing require building strengthening or demolition.
land development projects.
b. Development shall be prohibited in: . Community Programs
1. landslide risk areas without site-specific slope Community programs that train volunteers to assist
stability investigations. police, fire, and civil defense personnel how to perform
2. areas of high potential liquefaction without effectively after an earthquake, shall be supported.
site-specific analysis of liquefaction potential.
New Construction Across Faults Prohibited
S-14 Critical Facilities New construction directly astride or across known
a. All critical facilities constructed prior to 1948 faults, or fault zones, shall be prohibited. Non-struc-
should be reviewed by a structural engineer for tural land uses, however, should not be prohibited.
potential hazards. Since many of these structures
have regional impact, the source of funding for the
inspection program ought to be at the regional . . .
level, Wildland Fire Protection
b. All new critical facilities shall be designed to con-
. N : Fires in undeveloped areas that result from the ignition
af thquake.
tinue functioning tv?r a.ma]o reartiquake . of accumulated brush and woody material are termed
C. Emergency Comumcatlo.n Centle.‘s, fire stations, "wildland fires". These fires represent a Sigrlificant
and other emergency service facilities should be threat to safety in San Luis Obispo County and to some
examined as to their earthquake resistant capaci- extent within the City of Pismo Beach.
ties. If found below acceptable standards, a pro-
gram to mitigate potential hazards should be
immediately established.
S-12 Safety Element



S-18 Wildland Fire Analysis

The City shall require a wildland fire analysis and plan
as part of all future annexations. Additionally, the city
shall prepare a wildland fire analysis and plan prior to
implementation of the required open space/park,
Conservation Element Policy CO-8. At a minimum
these plans shall specify:

a. Appropriate fuel clearance areas

Building set-backs from undeveloped areas

Access to high hazard areas

Standards for evaluation of areas

Identified turnouts and helispots in road system

Water supplies

@ e N T

Manpower and equipment requirements.

Emergency Preparedness
Plan

Emergency Preparedness - San Luis Obispo County
and incorporated cities peacetime emergency organiza-
tions rely heavily on the concept of mutual aid for
responding to major disasters. While the basic plan-
ning framework and emergency inventories should be
adequate for most disasters, they may prove insuffi-
cient when confronted with a major earthquake, wide-
spread flooding, or a large fire.

Emergency communications between different agen-
cies cooperating under mufual aid agreements may be

impaired in a major disaster by the lack of a common
emergency communication channel.

Risk - Given that certain natural hazards exist in San
Luis Obispo County, it is necessary to decide whether
the risks these hazards present are acceptable or
whether action is necessary to reduce the level of risk.
The Council on Intergovernmental Relations (CIR)
defines "risk” from natural and man-made hazards in
three categories:

1. Acceptable Risk: The level of risk below which no
specific action by government is deemed to be
necessary.

2. Unacceptable Risk: The level of risk above which
specific action by government is deemed to be
necessary to protect life and property.

3. Avoidable Risk: A risk which is not to be taken
because the individual or public goals can be
achieved at the same, or less, total "cost” by other
means without taking the risk.

To determine levels of acceptable risk is to provide an
answer to the question, "How safe is safe enough?" No
environment is perfectly hazard-free. Natural and
man-made hazards of some kind are always present,
especially in urban environments. However, some
hazards cause only minimal loss or occur so rarely that
they need not be planned for at the community level.
On the other hand, some events occur often enough,
are large enough, and have the potential for major
disruption of the community such that a community-
wide response to the risk is called for.

Deciding the level of response to natural hazards such
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as fire and flooding is a public process which involves
making a judgement, either explicit or implicit, about
acceptable risk. Scientific expertise can determine the
magnitude of the hazard and estimate the probable
effects, but it cannot decide for the public how much
risk to assume (or not assume by planning for loss-
reduction). The determination for acceptable risk from
hazardous events also involves differentiating among
man-made structures according to their potential effect
on the loss if life and their importance in terms of
emergency response and continued community func-
tioning.

A recommended list of critical facilities based on
potential effects on loss of life and importance to con-
tinued community functions is contained in Table S-3.

The management and coordination of emergency
preparedness and response efforts related to the haz-
ards discussed in the preceding sections is shared by
all levels of government. San Luis Obispo County and
its cities rely heavily on the concept of mutual aid for
responding to major disasters. The County's Office of
Emergency Services is the agency designated to coordi-
nate the responses to emergency situations which
affect more than one agency.

Table 5-3

Taxonomy of Critical Facilities

Potential Effect
on Loss of Life

Electrical Sub-Stations
Schoois, Colleges X

Fire Stations

Railroad Lines

Aqueducts, Pipelinegs

Utility Lines

Community Buildings

City Buildings

Hospitals

Sewage Treatment Plants

Water Works

Radio Stations

Television Stations

Highway Patrol Offices

Major Highways, Bridges X
Power Plants (Nuclear) X
Power Plants (Fossit Fuels)

Civil Defense HQ

Theaters, Auditoriums, X

and cther places of public assembly
with over a 100-person capacity

Required for
Comm. Functioning

X

X X X X

X oX X X X

»x X

Safety Element




Emergency Disaster Programs

The city shall develop and maintain a multi-hazard
emergency response plan which conforms to state and
federal requirements. Objectives of the plan should be:

a. Tosavelives and protect property;

b. To provide a basis for direction and control of
emergency operations;

c. To provide for the continuity of government;

d. To repair and restore essential systems and ser-
vices;

e. To provide for the protection, use and distribution
of remaining resources;

f.  To coordinate operations with the civil defense
emergency operations or other jurisdictions;

g- Toenable the City to be self-sufficient in the weeks
following a severe earthquake, such as a magni-
tude 8.5 event on the San Andreas Fault;

h. To provide for emergency medical facilities, tem-
porary shelter, emergency communications equip-
ment and emergency water and food supplies.

i. To establish a priority system for roads, services

and other vital needs in the event of an earthquake
disaster.

j- To train volunteers to assist police, fire, and civil
defense personnel after an earthquake.

The City should annually review its Emergency Plan to
anticipate emergency services which may be required
under mutual aid agreements and in the event of major
accidents, including a radiological accident at the

Diablo Canyon Nuclear Power Generating Station.
The city’s Emergency Plan should also be reviewed
and revised to anticipate an accident during the trans-
portation of hazardous materials. Primary emphasis
should be given to responding to an accident on the
Southern Pacific rail line or U.S. Highway 101.

Mutual Aid

The City shall make arrangements with the County,
other cities, the state, and other agencies for mutual aid
in emergency situations. Emergency service plans and
agreements shall be based on a realistic assessment of
the limited resources available to the various agencies.

Essential Public Services

A program designed to coordinate, repair and restore
essential public services and utility systems following
disaster-caused interruptions shall be prepared and
maintained.

Hazardous Materials

A use permit shall be required for any commercial or
industrial use involving potentially hazardous materi-
als. Hazardous waste management plans shall be
required as a condition of approval for such permits.




Evacuation Routes

Highways generally most suitable as evacuation routes
are Highway 101, Highway 1, and Price Canyon Road.
The particular route and direction of evacuation shall
be determined at the time of an emergency situation
based upon an evaluation of conditions at that time by
the county and city emergency operations centers.

Analysis and Education Progroms

The City shall with the aid of the county and state,
continue to provide for more detailed scientific analy-
sis of natural and man-caused hazards impacting in the
City. Specifically:

a. Inreviewing development proposals for future
water impoundments, the City should require (1)
an evaluation of the potential inundation areas and
(2) design of the dam to withstand the earthquakes
which can be expected in the area.

b. Information on potential disasters, appropriate
preparations and planned responses shall be dis-
seminated as widely as possible to the media and
general public. Special attention should be afforded
to those groups particularly susceptible to seismic,
fire and flooding hazards including, but not limited
to, school districts, agencies involved with the
aged, and agencies involved with handicapped
persons. These agencies should be encouraged to
develop educational programs of their own relative
to hazard awareness.

The city’s Emergency Services Director should be
responsible for establishing community programs
that train volunteers to assist police, fire and civil
defense personnel during and after a major earth-
quake, fire or flood.

. The City should continue to encourage programs in

the lower grades using displays and demonstra-
tions that would expose younger children to the
nature and strength of fire. Such programs should
tend to replace their natural curiosity with a sense
of respect.

The City should continue to support or sponsor
exhibits and presentations in secondary schools
which demonstrate the more involved aspects of
fire dynamics, i.e., major contributing factors to fire
hazard and the relationship of fire to the natural
ecology, and encourage parental cooperation and
assistance in overall fire education programs.
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RESOLUTION NO. R-92-_118

A RESOLUTION OF THE COUNCIL OF THE CITY OF PISMO BEACH
ADOPTING THE NEW GENERAL PLAN/COASTAL PLAN AND
AND DIRECTING THAT THE PORTIONS THAT COMPRISE THE LOCAL COASTAL
PLAN BE FORWARDED TO THE COABTAL COMMISSBION
FOR CERTIFICATION

WHERBAS, the Planning Commission of the City of Pismo Beach
conducted a duly noticed public hearing on the Draft Pismo Beach
General Plan and Local Coastal Plan, commencing on April 25, 19592,
and continued from time te time until its conclusion on July 28,
1992, at which times all interested persons were given an
oppertunity to be heard;

WHERBAS, at the various hearing dates the Commission received
and considered oral and written comments from all interested
persons who wished to be heard;

WHEREAS, based on its review and the public testimony
recaeived, the Commission determined that a number of revisions to
the Draft Plan would be appropriate and so reccmmended to the
Council; and

WHEREAS, by separate action and rescolution the Planning
Commission considered a proposed Final Environmental Impact Report
and has recommended its certification to the City Council;

WHEREAS, following provision of notice in the manner required
by state and local law, the city Council has conducted a public
hearing on the Draft General Plan, beginning on August 27, 1992 and
concluding on November 5, 1992, at which times all interested
persons were given an opportunity to be heard;

WHEREAB, the Council and received and considered the report
and recommendations of the Planning Commission, and has received
and considered oral and written testimony on the proposed plan
submitted by interested persons;

WHEREAS, by Resolution R-92-112 adopted on November 5, 1992,
the Council directed that a list of changes be incorporated into a
final Plan to be brought back for adcoption on November 24, 1992;

WHEREAS, by separate resolutions approved on November 24,
1992, the Council has certified the Final Environmental Impact
Report prepared for the proposed Plan and has adopted findings
pursuant to the California Environmental Quality Act; and

WHEREAS, the Council has received the revised final Pismo
Beach General Plan & Local Coastal Plan, dated November 24, 19927

city Council Resolution / 11-24-92 2
Adoption of the General Plan / Local Coastal Plan

NOW, THEREFORE, BE IT RESOLVED that the City Council hereby
declares and determines as follows:

1. The changes approved in Resolution R-$2-112 have been
incorporated into the revised final General Plan & Local
Coastal Plan dated November 24, 1992, attached hereto as
Exhibit 1;

2. Additional changes to Policies LU-I-2 and PR-16 shall be
incorporated into the Plan as follows:

LU-I-2, change first sentence to read:

H
As an alternative to public park or open space uses, as
proyided in Policy PR-16, this property shall be
designated for development of visitor-serving resort
commercial uses and open space.

PR-16, change first sentence to read:

Unless the City acquires the Dinosaur Caves property, the
City shall recommend to the state Department of Parks and
Recreation, the Coastal Conservancy, or other applicable .
agencies, acquisition of the property for a public park
and open space.

3. The Pismo Beach General Plan & Local Coastal Plan dated
November 24, 1992 is hereby approved and adopted subject
to the changes noted in the foregoing secticen;

4. Those sections and policles that are not part of the
Local Coastal Plan shall be in force and effect
immediately upon adoption.

5. The existing Local Coastal Flan, as adopted on January
23, 1981 and as amended from time to time, shall continue
in effect as the Local Coastal Plan until the new Local
Coastal Plan is certified by the California Coastal
Commission; and

6. The Community Development Department is hereby instructed
to submit a request to the California Coastal Commission
for certification of this amendment to the Pismo Beach
Local Coastal Program.

7. The proposed LCP amendment is consistent with the
California Coastal Act and will be carried out in
accordance with the Coastal Act pursuant to Section
30510(a) of the Act.
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8. The LCP amendment shall take effect immediately upon its
certification by the Coastal Commission.

APPROVED AND ADOPTED on this _24th day of _November , 19%2 on
motion of Councilmember Foster and second by Councilmember
Bittner and by the following roll call vote, to wit:

AYES:__Foster, Bittner, Maroney and Mavor Morrow
NOES:_ _None
ABSENT: _ Fiorentine

ABSTAIN:___None

DICK MORROW, MAYOR

APPROVED AS TO FORM:

EDERICK W. CLOUGH,
CITY ATTORNEY




