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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 dty 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:

Circulatiom

Expansion of U.S. 101 to 6 lanes.

Expansion of Price Canyon Road to 4 lanes.
Construction of a new Inland cross-city
route from Oak Park Boulevard to Price

Canyon Road.

Connection of James Way to Bello Street

Connection of Five Cities Drive to Price Street.

Conservation and Open Space:
The creation of a public open space corridor along Price

Canyon Road.

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

w' Extension of lateral bluff-top parks and ocean accessways.

Introduction
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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

A

B

C

D

E

F

Table C- I

Intersection Level of Service Definitions

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

Conditions of stable flow, ve~, little delay, a few

phases are unable to handle all approaching
vehicles.

Conditions of stable flow, delays are Iow to moder-

ate, full use of peak direction signal phase(s) is

experienced.

Conditions approaching unstable flow, delays are

moderate to heavy, significant signal time defi-
ciencies are experienced for short durations during
the peak traffic period.

Conditions of unstable flow, delays are significant,
signal phase timing is generally insufficient, con-

gestion exists for extended duration throughout
the peak period.

Conditions of forced flow. travel speeds are Iow
and volumes are well above capacity. This condi-
tion is often caused when vehicles released by an

upstream signal are unable to proceed because
of back-ups from a downstream signal.

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-

C-6 Pisrao Beach General Plan





Table C-2
P.M. Peak Hour Intersection Levels of Service (LOS)

1990 ControlMap
No.        Intersection Name

1,  Avlla Beach Dr,/Monte Rd,/US 101 NB Off-Ramp
2,  Avlla Beach Dr,/Pallsades Rd,/US 101 SB Off-Ramp
3.  Spyglass Dr./US 101 NB Ramps
4.  Spyglass Dr,/US 101 SB Ramps
5,  Spyglass Dr./Shell Beach Rd.

6,  Shell Beach Rd,/Vista Del Mar Ave,
7,  Shell Beach Rd,/Esparto Ave.
8.  Shell Beach Rd./Windward Ave.

9,  Motile Rd./US 101 NB Ramps
10. Shell Beach Rd./Maffle Rd.

11, Shell Beach Rd,/Price St./US 101 SB Off-Ramp
12, Price St./Dolliver St,/US 101 SB Off-Ramp
13, Bello st,/Bay St./US 101 NB On-Ramp
14, Bello St,/Wadsworth Ave,

15. Wadsworth Ave,/US 101 NB Off-Ramp
16, Wadsworth Ave,/Prlce St,
17. Wadsworth Ave./Dolllver St.

18, Pomeroy Ave,/Dolllver St,
19. Price Canyon Rd,/Lemoore St,
20. Price Canyon Rd,/Beflo St,

21, Hinds Ave,/Price St,
22, Hinds Ave./Dolllver St.

23. Ocean View Ave./Prlce St./US 101 Ramps
24, Dolllver St,/Plsmo Beach Mobile Home Park

25, Five Cities Dr,/US 101 NB On-Ramp
26, Five Cities Dr,/US 101 SB Ramps
27, Five Cities Dr,/US 101 SB Off-Ramp
28. Fourth St./James Way
29. Fourth St./US 101 NB Ramps
30. Fourth St./Five Cities Dr.

31. Oak Park Bivd,/James Way
32. Oak Park Blvd./West Branch st.

33. Oak Park Bivd,/US 101 NB Off-Ramps
34. Oak Park Bivd,/US 101 SB Rarnp~
35. Oak Park Bivd,/EI Camino Real
36. Five Cities Dr./US 101 SB Ramps
37. Five Cities Dr,/US 101 SB Ramps (4th St.)
38. Camino Mercado-US 101 NB Ramps/West Branch St.
39, Oak Park Blvd./West Branch St.-US 101 NB On-Ramp
40. Camino Real/US 101 SB Ramps
41, Price St,/US 101 SB Off-Ramp
42. Shell Beach Rd,/US 101 SB Off-Ramp
43, Price Canyon Rd,/inland Collector
44, James Way/Bello StTeet

Type

2-Way Stop
2-Way Stop
2-Way Stop
1-Way Stop
All-Way stop
All-Way stop
All-Way Stop
Ali-Way Stop
2-Way Stop

Signal
1-Way Stop
Ali-Way Stop
1-Way Stop
Ali-Way Stop
1-Way Stop
2-Way Stop
2-Way Stop

Signal
1-Way Stop
2-Way Stop

Signal
Signal

1-Way Stop
Signal

Way Stop
2-Way Stop

Signal
Ali-Way Stop
Ali-Way Stop
Ali-Way Stop

Signal
All-Way Stop
Ali-Way Stop
Ali-Way Stop
Ali-Way Stop

2010"
LOS

A

B
B
B

C

B
B

C

A

B

A

A
A

A

C
A
A

A
A

B

C
A
C

A

B

A

A

A,

1990
LOS

A
B
A
B

A

A
A

A

A
A

C
A

A

A

A

A
B

A
A
A

B
A

B
A

B

A
A
A

E-F
E-F

A
C
D

D

D B
C

B

B

A

B

C

A

A
A

With needed mitigation

Figure C-2

Critical Intersections

PISMO BEACH
GENERAL PLAN
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C-2

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

Design Element D-40

Land Use Element LU-N-8

Land Use Element LU-N-15

Land Use Element LU-N-21

Curb Radius

Street Layouts
New Reliever Road

Future Annexation Areas

Specific Plan Requirement
Paragraph C)

Freeway U.S. 101--6 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

Design Element D-20

Design Element D-23

Design Element D-34

Freeway Landscaping
Spedal Landscape Feature

U.S. 101 Freeway
CALTRANS Freeway Signs

C-3

Design Element

State Route 227

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 polities:
Conservation Element CO-22 Price Canyon Open Space

and Study Area

D-24 Price Canyon Road

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

KEYStreet
Curb to Median       # of lhrough Streets In This Classification

Classifications ROW Curb Widlh Width Lanes

Freeways 200'+          Varies Varies 4-6 U.S. 101

Ma or 102'                            12'             4 Oak Park Boulevard
Al/efta

Price Canyon Road

Five Cities Drive (Freeway ramps
Secondary 66-84'         56-64"                             4 south of railroad to Fourth St.)
Arterials Fourth SITeet

Route 1(South of Pismo Creek)
Price Street (Dolllver to Oceanvlew]

Minor 60'-72'        40'-52'                            2
Arteflals

Bello Street (portions)
Dolllver Sfreet

Five Cities Dr. (Oceanvtew Ave. to
freeway ramps south of railroad)
Hinds Avenue
James Way
New Inland Arterial

Price Street north of Dolllver
Shell Beach Road

Collector 60'            40'                              2
Skeets

Cypress Steer (pameroy to Hinds)
El Camlno Real

Highland Drive

Longvlew Avenue

Main Street (Dolllver to Price St.)
Mattle Road

Oceanvlew Ave. (Dolllver to Price St.)
Pameroy Avenue

Ridge Road
Ventana Drive

Wadsworth Avenue (East of Dolllver)

Whitecap (Highland Dr. to Ventana)

Industrial/
Commercial
Collector

64'            44'                              2

Local Street - 56'*                  36'*                             2

NOTE: Only streets within the d~ limits are

adopted as part of the drculation element. The

sffeets in the sphere of influence are proposed and

will be adopted at time of annexa~on.

SPHERE OF INFLUENCE ...........................

CITY LIMITS ...............

RAILROAD .....

May be smaller under special circumstances (see Table C-3)
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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."

C-§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.

Inlond A.eriat

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.

C-7 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).

Price Street to Five Cities Drive on the west side of

U.S. 101 (minor arterial). The new frontage roads

shall indude bridges that span the full width of the

Pismo Creek channel. Refer to related policy:

Land Use Element LIJ-M-2 Frontage Road

Downtown Pisrno Beach--Street Connectors

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-
merits for new ramps.

b. Widening of Price Canyon Road along its present

alignment into the city and over the freeway to

Price Street.

c. The use of both Dolliver Street and Price Street to

carry traffic through downtown.

C-9 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 C-15



Table C-4

P~nned Circulation Improvemenls
Needed to Handle Year 2010 Traffic*

NEW ROADS Inlor~i Arteflal 24or-~ minor arterial

Oak Park Blvd. to Price Canyon Rood

EXI-IrNSIONS James Way

Five Cities Drive

Highland Drive

Ventana Drive

Ridge Road

From Hlghiand Dr. to Bello Street

2-lane extension across Pismo Creek to Price Street

To connect to new Inland arterial

To connect to new Inland arterial

To conneat to new Inland arterial

ADD IRAVEL LANES U.S. 101 Freeway

Price Canyon Road

Do!llv~ Street/Ocean View Ave. South to CIt~ Limits

Widen to 6 lanes

Wlden to 4 lanes

Widen to 4 lanes

IN]ERCI~NGE IMI~OVEMEN~ I-~. 101 at Oak Pa~k BIvO,

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.

Wlden overcros~ng and reconflgure ramps

WIclen overcro~ng and reconflgure ramps

Retocate/reconslTuct SB off-ramp

Improve geometries and signalization

ignallzoflon

Reconstruct to p~ovlde hookramps/slgnallzaflon

O'IHER IMPROVEMEN~ Wadsworth Ave./Dolllve~ St,

Oceanview Ave./Stimson Ave.

Dolllver Street

Fourth Street/James Way

SIgnalizat;on

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

Po~ble lane additions on some intersections

Minor reconflguraflons of geometrlcs/~gnal

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

plan create the additional capacity that is needed

to accommodate the increased traffic volumes that

will be generated by the growth allowed in the

land-use element. Implementation of these im-

provements will achieve the level of service stan-

dards of this plan.

Categories of 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-
tion.

Local Measures to Finance Traffic Improvements
1. The city shall establish and maintain traffic

impact fees applicable to new development to

aid in financing the costs of the planned off-site

circulation improvements.
2. Approvals of new development shall be condi-

tioned upon the developer constructing im-

provements of street frontages adjacent to the

project and/or new public streets to be located

within the project area.

3. Approvals of new large-scale commercial or

residential projects may require the developer
to prepare and implement a transportation/
parking management plan.

4. New or amended specific plans approved by

the city shall include within their circulation

elements the measures that will be employed to

finance and implement the planned circulation

system and off-site traffic improvement
projects.

5. The city shall participate in county-wide efforts

to establish regional traffic impact fees and

other measures to implement those highway
improvement pro'~ts 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.

Flexibility in the Timing of Improvements
The timing of the various street and highway
improvements identified in Table C-4 will be con-

tingent upon the actual locations and amounts of

future growth, actual traffic conditions experienced
at the various locations within the city, as well as

the availability of outside funding to supplement
local revenues set aside for these purposes.

Truck Routes

a. Hazardous Materials

The truck routes for hazardous materials shall be

limited to U.S. 101. The City shall request
CALTRANS to remove Route 1 as a designated
hazardous materials route.

b. Other Truck Routes

Circulation Element C-17



Bikeway Plan Figure C-4

PISMO BEACH GENERAL

Class I

Bikeways that provide a completely separated right-at-way
designated for the exclusive use of bicycles and pedestri-
ans with cro~flows by motorists minimized.
Class I bikeways in Pismo Beach shall be:

Price Canyon corridor

as part of the park/open space)
Portions of the acean frontage
to be determined In specific plans)

Class II

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 pedeshians ~ohibited,
but with vehicle parking and cr_~_~lows by pedestrians a~d
motorists permitted. Class II bikeways in Ptsmo Beach shall
be:

Bluff View Drive (Ontario Ridge)
Dolllver Street

Five Cities Drive

Fourth Street

James Way

Mattle Road

New Inland Arterial

Oak Park Boulevard

Price Canyon Road

Shell Beach Road

Class III

Bikeways that provide a right-of-waydesignated by signs or

permanent markings and shared wilh pedestrians or motor-
ists. Class III bikeways in Pismo Beach shall be:

Cypress Street
El Portal Drive
Florin Street
Indio Drive

Main Street

Ocean Boulevard
Placentia Avenue

Price Sfreet

Vista Del Mar Avenue

Windward Avenue

PLAN

KEY

CLASS I

COMPLETELY
SEPARATED

RIGHT-OF-WAY)

CLASS II

LANES PAINTED ON ST.)

CLASS III

SIGNAGE FOR BICYCLES)

lg91 CITY LIM~rS

SPHERE OF INFLUENCE

TO BE DESIGNATED

IN SPECIFIC PLANS)

RAILROAD       : : : : : : : :
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Designated truck routes shall be:

Price Canyon Road

State Route 1

U.S. 101

C-ll 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 lransportation
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.

C-12 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.

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

pro'~cts. 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.

C-13 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

trc-c~o 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 Pisrao Beach General Plan



C-14

Conservation Element CO-4

Design Element D-2

Design Element D-3

Design Element D-9

Land Use Element LU-I-3

Parks & Recreation Element

Trip Reduction

Building and Site Design
Criteria

Subdivision Design
Criteria

Street Tree Locations

Sidewalks

PR-5 Path System

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

Commercial: 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
C-21



Mulfimodal Transfer Areas

The City will work with CALTRANS, CCAT, the San
Luis Obispo Council of Governments (SLOCOG), and
the commuting public to develop a multimedal 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.

C-18 Inter City Rail Sen/ice

The existing Southern Pacific Railroad tracks through
Pismo Beach shall be considered as an asset for poten-
tial long term usage. Such usage might indude, 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.

Express Bus or Transit Service
The City will work with appropriate transportation
agendes and major employers to establish express bus
or transit service to San Luis Obispo and Northern
Santa Barbara County.

C-21 Subdivision Planning
As an element of the subdivision and specific planning
process, the City will require pedestrian and bicyde
pathways that provide "short-cut" links through the

development and that connect to commerdal areas,
bus stops, schools, parks and collector and arterial
roads. Where possible, pathways of one development
should connect with those of adjacent developments.

rportsii~... Al:
The City supports the continued availability of the
Oceano County Airport for general aviation services
and the San Luis Obispo County Airport for commer-

rial passenger service.

Downtown Traffic
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.
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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 limit~l, 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, dean 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

govermnental 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 spedal
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 Pisrao 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 spedes--from tidepool organisms to shore birds
and terrestrial mammals. A listing of these animals and the

Conservation & Open Space Element CO-3



Natural and hleto~lcof reeourcee

plant and at,mai life. habitats

fcx fish and w~ldlife .pecles,

archaealogical re~ou~ces.

Resoorco management
agricultural lands, air quality,
areas fo~ recharge of ground-         ·              ·         ·    ·    ·
water basins and maJo( mineral

depots.

active and pas~ive park and
recreatJonareosofscenlcor                  ·    ·    ·    ·    ·    ·    ·
historic value. (See Parks and

Recreaflc~ Element.)

hoallh, safety and protooflon
earthquake fault zone~, ~

stable soils, flood plains and fire             ·    ·    ·    ·    ·    ·

risks. (See Safety Element.)

Guidance and control of urban

growtt~                                              ·    ·    ·         ·

the psychological sense of

mountains, cllff~ and the sea

that are at the core of Plsmo         ·    ·    ·    ·    ·    ·    ·    ·

Beach's identity and existence.

associated plants of the various habitats is contained in the

Technical Appendix to the General Plan.

Protection of animal spedes is dependent on protection of
habitat. The Element discusses the most important habitat

areas and states policies for their protection.

Principles
The Conservation and Open Space Element Is based

on a few key principles. These principles Impact the
entire General Plan and are also the bash for 30 conser-

vation and open space policies that are considered
essential to tho quality of life of Pismo Beach. Topics are

discussed in the follawlng eight categories. (Water Is

discussed in the Public Facilities and Services Element.)

Air Quality

Archaeology
Butterfly Habitat

Coastal Foothills

Pacific Ocean, TIclal Zone, Coastal Cliff

PIsmo Creek/Price Canyon
PIsmo Marsh (Ecological Preserve]

Soils and Drainage

Natural Resources--Key Foundation

of the City
Pismo Beach is the ocean, beaches, hills, weather

and related ecosystems. Conservation and pro-
tection of these resources shall be the key focus of
the General Plan. The unique geographical char-
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C0-6 Construction Suspension
Should archaeological or paleontological resources be

disdosed 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

Land Use Element LU-B-7

Land Use Element LU-C-4

Land Use Element LU-F-5

Land Use Element LU-J-6
Land Use Element LU-M-2

Land Use Element LU-N-6

Land Use Element LU-P-2

Special Environmental
Conditions

Special Environmental

Conditions

Archaeology Reconnaissance

Route 101 (Paragraph g)

Lucia Mar School

Archaoolo~y

Butterfly Habitat

Background
At Meadow Creek, on the south side of the dty 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 duster in Pismo Beach is the most

sensitive part of the monarch's life cycle. The spedalized
monarch butterfly habitat is of important scientific and educa-
tional interest and an open space resource for residents and

visitors alike.

Policies

C0-7 Preserve Monarch Bulterfly 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 CO-9



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 Depa~ [ment of

Parks and Recreation to place appropriate sign-
ing and develop adequate visitor parking for the

Monarch Butterfly Reserve.

Coastal Foothills

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 ma'}or wildlife habi-

tats. The ma'}ority 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 gr~zi,~g, 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 Conservation & Open Space Element



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 spedes 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 tracli-

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.

LPolicies                                  ]
Related policies include:

Land Use Element LU-N-10

Land Use Element LU-A-2

Land Use Element LU-A-8

Land Use Element LU-B-2

Open Space
Upper Slopes and Hillsides

Open Space
Open Space

C0-8 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 conceptually shown in Figure CO-1. This

KEY

under 400'

400'~00'

00'-800'

over 800'

City Boundary

Open Space Area
Figure C0-1

Regional Open Space/Park

Coastal Foothills CO-I l



open space area shall for all time preserve the ocean

facing slopes overlooking U.S. 101 as an undeveloped
natural area and as a scenic backdrop to the city of

Pismo Beach and the Shell Beach area. (See Parks and

Recreation Element PR-13, Pismo Creek/Price Canyon
Regional Park and Open Space.)
To accomplish this purpose the dty shall:

a.  Support retention of the existing restrictive low

development intensity land use and resource poll-
des of the county as they apply to these lands.

b. Request that any development reviewed by the

County be requested to locate building sites outside

the designated open space area.

c. Encourage and support efforts to acquire the area as

permanent open space including:
County park funds

Creation of open space district

Developer financial contributions

Developer land dedications
Private donations and loans

e State and federal park funds

See related General Plan policies:

Growth Management GM-8

Parks, Rec & Access PR-13

Land Use Element LU-N-20

Annexations

Pismo Creek/Price Canyon
Regional Park

Pismo Creek Price Canyon
Adobe

CO-9 Land Above 200 Foot Contour

All the land above the 200 ft. contour line, in the ocean

facing slopes of the coastal foothills northwest of Pismo

Heights facing U.S. 101, shall be designated as perma-
nent open space (Policy CO-8). Development standards

for parcels which extend above the 200 ft. contours are

as follows:

a. The maximum permitted number of dwelling
units shall be calculated on the basis of the

amount of land up to the 250 ft. contour but

shall exdude any such lands with on an exist-

ing natural slope greater than 30%.

b. No building pads or structures shall be permit-
ted above the 200 ft. contour.

Until such time that properties in this area

request annexation to Pismo Beach, the City
shall request the County of San Luis Obispo to

maintain the open areas of the ocean-facing
slopes as described herein.

c. A scenic or open space easement prohibiting
any development above the 200 foot contour

shall be required to be dedicated to the City as

a condition of approval of any development
below the 200 foot contour.

CO-lOSIopes Over30%--Permanent Open Space
No buildings or grading shall be permitted on existing
natural slopes over 30%. The areas over 30% shall be

retained as permanent public or private open space.

C0-11 Development Regulations--Slopes
Under 30%

Development in all foothill areas with slope under 30%

CO-12 Conservation & Open Space El~nent







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.

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

Land Use Element LU-P-5

Land Use Element LU-N-5

Land Use Element LU-Q-3

Special Tree Preservation

Development Guidelines

Paragraph e)

Oak Trees

Minimize Impact on Foothills

C0-14 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:

1. As part of discretionary planning permits, a
biotic resources management plan shall be

required.
2. The biotic resources management plan shall

include standards for project development
which will avoid habitat disturbance.

3. The standards spedfied 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-

dude:

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.

p,~cific oce~, Beach ,~mt Co~s~l Cliffs CO-15







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.

I Policies

CO-15Ocean 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, ouffalls and similar struc-

tures shall be sited to avoid significant rocky points
and intertidal and subtidal areas. The design and

construction 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 S-6 in the Safety Ele-

ment regarding standards for shoreline protection
structures.

CO- 18 Beach 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-19Oil

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.
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Legend

Figure C0-2
R'ice Canyon Study Area

parcels which have a portion within the streamside

protection zone. The plan shall indude appropri-
ate measures to protect the creeks biological and

visual aspects.

2~ Price Canyon Open Space and Study Area

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 C-3

Conservation Element CO-8

Design Element D-12

Land Use LU-R

Price Canyon Road

Regional Open Space/Park
Special Tree Preservation

Sections 1 through 10
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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.

C0-2§ 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 polities:

Land Use Element LU-M-2 Route 101 Frontage
Land Use Element LU-N-2 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 dty limits. Within the proposed sphere of influ-
ence there are two small areas of class II 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 Padfic Ocean have all been discussed within this

Soils and Drainage
CO-25















Principles

IFisual Quality is Important
The visual quality 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

Creative 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-H-4 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-

minim 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 articulatecl 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.

b. 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.

c. Views

Views to the ocean, creeks, marsh, and surround-

ing hills should be preserved and enhanced when-
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D-4

of a Specific Plan or a tentative map approval.
Hillside Subdivisions and Related Roads

Subdivisions in hillside areas shall be designed
subject to the following criteria:

compatibility with the natural terrain

minimizing highly visible road cuts

preservation of existing natural features, such as

trees, native vegetation, ridgellnes, and drainage
courses

minimizing grading and alterations of natural

landforms

See related po]ides:
Circulation Element C-13

Land Use Element LU-5

Land Use Element LU-I-2

Land Use Element LU-N-1

Land Use Element LU-N-12

Land Use Element LU-P-5

Land Use Element LU-Q
Land Use Element LU-R

Pedestrian Circulation

Commercial Land Use

Hotel Site Development
Conditions

Architectural Review

Commercial Sim (Jemes Way
and Oak Park Boulevard)

Development Guidelines

Freeway Foothills

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 dose 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.

c. 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 Design Element



l Colors Policies

de

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 LU-H-4 Residential Guidelines

Land Use Element LU-N-1 Architectural Review

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

D-6 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
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Historic Buildings Policies

Buddings 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-

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

include:

Land Use Element

Land Use Element

Land Use Element

LU-L-5 Trees

LU-N-11 Pacific Coast Plaza

Shopping Center

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

D-lO Parking Lots and Large Asphalt Areas

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 Centar

Land Use Element LU-O-4 PG&E Lands

D-8 Design Element



D-11 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

D-12 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 indude:

a. Oak Trees
Land Use Element LU-N-5 Oak Trees

Monterey Pines and Monterey Cypress
Land Use Element LU-F-7 Tree Preservation

be

c. 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

D-13 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-

tation program for these areas.

clude:

Land Use Element LU-A
Land Use Element LU-C

Land Use Element LU-F

Circulation Element C-2

Problem areas in-

Sunset Palisades

North Spyglass
Terrace Avenue

Freeway U.S. 101

D-14 Public Facilities

Public facilities and utilities should be attractively
landscaped. Specific examples include:

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

D-15 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 offidally 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

D-16 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.

D-17 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.

D-18 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.)

D-19 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.
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 St/~et.

D-20 Special Landscape Features

Spedal 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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C,ty Entryways
A landscape plan shall be developed for all city
entryways as shown in figure D-l, Entrance Sign
Locations.

l Lighting Policies

Pedestrian Scale Street Ughts
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 E1 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.

c.  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 commerdal 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 indude:

Circulation Element C-2

Conservation Element CO-8

Conservation Element CO-9

Land Use Element LU-A-2

Land Use Element LU-A-4

Land Use Element LU-A-7
Land Use Element LU-A-8

Land Use Element LU-B-2

Land Use Element LU-B-5

Land Use Element LU-C-3

Land Use Element LU-C-5
Land Use Element LU-D-4

Land Use Element LU-I-3

Land Use Element LU-J-4
Land Use Element LU-M-2
Land Use Element LU-Q-3

U.S. 101 Freeway
Regional Open Space/Park
Land Above 200 ft. Contour

Upper Slopes and Hillsides

Hillside Development
Regulation
Height of Structures

Open space
Open Space
Visual Access

Views

Public Parking
Design Guidelines

Sidewalks

Development Conditions

Route 101 Frontage
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).

c. Require design review for development on all

properties abutting the road right-of-way. See
related policies:
Circulation Element C-3

Conservation Element CO-22

Land Use Element LU-O-2

Land Use Element LU-O--4

Land Use Element LU-P-3

Land Use Element LU-P-5

Land Use Element LU-P-8

Land Use Element LU-P-9

Land Use Element LU-R-9

Price Canyon Road

Price Canyon Open Space
Pismo Creek Linear Park

PG&E Lands

County Property
Development Guidelines

Price Canyon Road

Private Open Space
Access

D-25 State Highway 1/Dolliver Strt

State Highway1/Dolliver is hereby designated as a

Pismo Beach Scenic Highway. State Highway 1 is 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.
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f.  Industrial fadlities 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 polities. 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

duster 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
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.

Historic 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:
a. Palmist on Price Street

b. E1 Pismo Inn on Pomeroy Street
c. Chele's on Pomeroy Street
d. Goose on Price Street

e. Humbug on Price Street
f. Brad's (fish) on Pomeroy Street

g. Clam Digger (gate sign)
h. Pismo Seaport Village on Price Street

D-31 Off-Premise Signs/Billboards
Billboards shall be prohibited within the dty 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-

D-14
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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
of city.

Sign Lighting
The use of neon for downtown and Shell Beach com-

merdal signs shall be encouraged. Internally illumi-

nated, "pan-type" signs shall be discouraged. When

pan-type signs are used the lettering should be illumi-

natecl rather than the background to the lettering.
Land Use El~n~t LU-J4~ Street and Front Yard Paving

City Entrance Signs
Attractive uniform "Welcome to Pismo Beach" signs
should be placed at all major enlzances to the city as

shown on Figure D-1. See also:

Land Use Element LU-M-5 City Entrance.

Figure D-1

iii~??~:~: ':~::~" ':~' ~:':' CALTRANS Freeway Signs

Entrance Sign Locations

F-'A~° ~e°C~ct~ Ro°d             ~ ?6ce
C°~/°

Since CALTRANS freeway signs set the travelers

image of Pismo Beach, they should reflect the actual

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

Table D-2

CALTRANS U.S. 101 Freeway Signs

Location Exldtng Sign Propoeed Sign

Southbound Plsmo Beach 5 Miles Pismo Beach Next
at Avila Road Exits

Ncxthbound Grover City-            Oak Pork Blvd.
at Ook Pc~k Blvd.        Oak Park Road

North Bound Pismo Beach 3 Mik~                   Ptsmo Beach Next
at Oak Park Blvd.                                                       Exits

Streets Policy

Curb Radius

Curb radius shall be established by city street stan-

dards and spedfic 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:

ation Element C-1 Street Classif cation Plan

Land Use Element LU-H-7 Stxeet and Front Yard Paving

Streets - Utilities - View Corridors Policies
D-15



Utilities Policies

D-36 Undergrounding Required
The long term goal shah 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.

D-37 Underground Priorities

Priorities for undergrounding utilities shall be:
lst: Price Street (LU-J-7)
2nd: Shell Beach Road (LU-D-4)
3rd: Downtown
4th: Other street-side overhead utilities.

Examples include:
Land Use Element LU-J-7 Wilmar, Harbor View and

Franklin Street

5th: Back property line overhead utilities

Figure D-2

Focal Point Site
Use sites at street ends for institutional buildings,

open space or specimen landscaping

I View Corridors Policies

D-38

See also Scenic Highways)

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.
These areas shall be open to the sky and free from all
visual obstructions including trees and shrubs (except
for a see through gate or fence) from the front property
line to the rear property line. Design review shall be

required to implement this recommendation. Existing
structures are exempted from this policy. Examples
include:

Design Element D-18 View Corridor Protection
Land Use Element LU-A-9 Side Yard Views

Land Use Element LU-D-3 Side Yard Views

View Area

Figure D-4

Views and Street Layouts
View Are~

Ocean or Hills

Discouraged

Ocean or Hills

rn []

Encouraged

View Area
Ocean or Hills

Encouraged

D-16                                                                                                                                 ~
si~ Element



Land Use Element LU-E-5

Land Use Element LU-G-4

Side Yard Views

Side Yard Views

D-39 Focal Point Sites

Properties at the end of streets, '~r" 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-B-4 Road System
Land Use Element LU-K-2 Specific Plan

D-41 Special Design Concems

Figure D-3 maps areas of the dty 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

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

c. 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 City
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%.

st~cial o~si~ Conc~r~s
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considering a paramedic program which would include trans-

port of victims.

The department maintains two fire stations: station one is
located next to dty hall and station two is located on Shell

Beach Road next to Seadiff 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
dty 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

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 meetI.S.O. 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 anticipat~cl increase in demand for

emergency medical services, the City shall consider the

development of a paramedic program.

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 Seroices
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At present, the district maintains two schools in Pismo
Beach: Shell Beach Elementary and Francis ludkins 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

type for each zone. This method allows the district to more

accurately assess the student yield and antidpate construction
and site needs in the review of environmental impact reports.

Policies
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 Oak Park area, either in the city of
Pismo Beach or adjacent2

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 Frands 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

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.

Site Identification

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 PR-8 Joint School/Park Site
Land Use Element LU-G-6 School Landscape and Fences

School Impact Fees

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

School capacity is a somewhat flexible concept. State standards con~ider amount of
playground area; Luria Mar standards are 30 students per classroom. School capacities can
be extended through the use of portable classrooms as well as class scheduling. Decisions
regarding the need for new schools are based on long range enrollment trends rather than

Schools
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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 so 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
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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 govermnents 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 dty - 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 dty facilities and services. In 1989, the City Coundl

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



Coundl 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 dty 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

Pork & Recreation Elements)
Sensitive Land and Water Protection (see
Conservation Element)
Visual Qualily (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 & Recreation 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. Areas 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

area, include the area in the cities expanded
planning area and sphere of influence area, and

program annexations in a systematic way in con-

cer~ with overall city policy.
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Policies

GM-1 Residential Growth Rate

The d~y'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 shah be

prepared by the city staff and provided to the City
Coundl 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.

AH new development within Pismo Beach shall be

required to pay its proportionate share for existing or

proposed public facilities. (See Facility Policy F-2)

i!    !iPismo Beach Extended Planning Area

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 derision-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 Luls 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.
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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.

Expansion Boundaries/

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 (SOl)

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.

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.

iiiArea Of Interest/Future Additions to the SOl

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 SOI 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.

c. 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
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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 densi~ 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

drculation, wastewater collection and treat-

ment, water sources, drainage, schools, and

other public services and fadlities appropriate
to serve development within the annexation

the proposed annexation and planned develop-
ment therein. These should indude: wastewa-

ter collection and treatment; stormwater man-

agement; water supply and distribution; streets

and drculation; fire protection; police services;
parks; and others as appropriate.

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 spedal development standards

5. Any special design criteria for future

territory; and

e. Phasing of future development, indicating
how development will be accommodated

within the City's3% annual growth limit, and

standards and criteria by which development
will proceed.

Analysis of the City's Capadty to Provide

Fadlities 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

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.
c. Specific Plan May Be Required

The City Council shall determine: 1) whether a

Spedfic 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
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same time as the annexation request or following
completion of the annexation.

d. Policy Criteria for Approvals of Annexations

The following policy criteria shall be employed by
the City in reviewing and taking action on annex-

ation requests:
1. Positive or Neutral Fiscal Impact to the City
2. Compliance with existing General Plan Polities

3. Compliance with Growth Management Policy
4. Capacity of City to Provide Services and Infra-

structure to Accommodate Proposed Development
5. Availability of Services/Infrastructure Concur-

rent with Need

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.

Prlce 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:

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.

b. The specific plan study shall be undertaken in two

phases.
Phase I shall be a detailed analysis of site opportu-
nities and constraints. Upon conclusion of this

phase, the approval of the City will be required to

establish the permitted development program,
including: the permissible number of residential

dwelling units within the range spedfied by the
Land Use Element; the mix of development types;
and land use areas to be dedicated or reserved for

public purposes, including a golf course site, other
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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 fadllties.

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. An implementation 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

Facilities Element

Facilities Element

Facilities Element

Facilities Element

F-2 Impact Fees Required
Fol 1 Paramedic Program
F-21 New Developments/

Impact Fees

F-3~           Annexations

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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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 tiled

with the city.
2. Notitication 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 assodation at rental rates under the

control of the city's Mobile Home Rent Stabiliza-
tion Ordinance, so long as this ordinance is in

effect.

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.

i Demohhon 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 dty 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. Notitication 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.

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.

1Z "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 Co.ages
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-
rial 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 dty 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. In lieu fees shall be held by the dty in a spedal
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
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dty and San Luis Obispo City Housing Authority,
using Consumer Price Index data or other appro-
priate regional affordability indices.

Priority for purchase or rent shall be offer~l to

applicants who have been employed in, or are

residents of, Pismo Beach for the previous two

years.

Conversion of any rental units to ownership units

occurring during the period the rental controls are

in effect will require the percentage of controlled

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.

Downtown Redevelopment Area

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.

Emeraency 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 shah 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 H-11



I Annexation PoliciesHousing Assistance Fund

The City shall investigate all possible sources of funds

to develop a housing assistance fund. Such sources

may include developer in lieu fees, redevelopment
housing set-aside funds, condo conversion fees, state

and federal grants, sale of surplus city-owned proper-
ties, real estate transfer taxes, mortgage recordation

fees. These funds may be used for rental assistance,

equity sharing, possible payment of fee waivers, or

other uses supportive of affordable housing.

Housing In R-4 and RR Zones

Low and moderate income housing may be allowed in

the Zoning Ordinance R-4 zones provided it is dearly a

secondary use to the hotel or motel and is established

to provide housing for the hotel or motel employees.
Hotels and motels in RR zones shall be encouraged to

provide housing for employees. The City will consider

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

2..' '=¥=~= Toucan Terrace Housing Site

Consideration shall be given to acquiring land within

the Toucan Terrace specific plan area and the city
redevelopment area for low and moderate income

housing. (See Land Use Element LU-N-10.)

Affordable Housing Development in

Annexed Properties
The City shall require the development of affordable

housing in all properties to be annexed to the city as

follows:

1. All residential projects in which the total develop-
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

pro'~t units at a cost affordable to lower income

households, as defined by the most recent San Luis

Obispo County regional housing affordability
criteria. The City Coundl may permit the required
affordable units to be developed elsewhere at other

appropriate sites within the city.

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

future development of low and moderate income

housing; or

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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Land Use Element
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Background
The Land Use Element establishes the framework for

development of the dty, 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 spedfic 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 dry includes 1,831 hotel and motel rooms

with a potential of another 1,208 units for a total of3,039. In
other words, from a hotel perspective, the dty 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 of1,601,542
sq. ft. In other words, from a commerdal 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 dty, including the

Sphere of Influence area, would be 100% residentially built out

by the year 2005.

Figure LU-1

Percent Buildout of Plsmo Beach in 199_[

Residential Hotel Ret, all,
Office
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Table LU - 1

Existing Land Use 1990

A.       Sun~et Pc~x~e~/                   305

Ontarior~dge

B.       South Pallsade¢                   13 50

C.       Nor~ Spyglass 249 12,550

D.       SpygIc~                           12 140 17,400

E.       St. Andre~                        111 76 Fire Stat~o~

F.       Splndrlft 15 50

G.       Terrace Avenue 21 14 Elementary School

H.       Shell Beach 725 169 33 222,869 Church, Ubrary, Day Care/School

I.       Dlnc~aur Cave~

J.       Motel 28 37 526 64,100

K.       Downtown 195 403 653 246,203

L Pl~mo Creek 524 3~520 811 RV Hook Upe & Campsltee

NI.      Pl~mo Mar~                                                                     183 370 205,100

N.       Oak Park Heights 458 213 150,0C10 Church, Po~t Office

O.       Indu~lTlal PG&E, Sewer Plant

P.       Plsmo Heights 544 176 City Hall, Jr. High, Vets Hall, Church

Q.       Freeway Foothills 17 108 31 ~00

TOTALS 2,444 1~6 707 1.831 953.S42



Table LU-2

Build Out Land Use Projection (Additions to Existing Development)

A.       ~fPal~d~/                         43

Onta~o ~dge

B.       ~ Pal~d~                           9 1~

C.       N~ ~ygl~                                                                                         70

D.       ~yg~                               2

St, ~re~                           3 8

F.       Spi~rlff                                                 ~

G.       T~aceAv~                          6 2

H.       Sh~l ~ch 13 93 21 ~

L Dl~urC~es 249

J.       ~t~                                                      14

K.       Downto~                                                  4~                                      2~           2~,~

L Pl~ Creek 275 10 RV's

M.       PI~ Mar~                                                                                                      84~

N,       ~k Pa~ Helgh~-Cl~                  2~                    513 3~           293,~               Fire Stafl~
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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. Spedfic background and

policies applying to each area are indicated in the following
sections.

Sunset Palisades/Ontario Ridge
Planning Area A

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.

Background
The Sunset Palisades area is an ocean oriented, low profile LO-

residential neighborhood with a backdrop of the coastal foot- A-
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.                     A-2
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.

Ontario Ridge Policies                      ]

Concept
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.

Upper Slopes and Hillsides

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
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grazing. No structures shall be permitted in this area.

See Conservation/Open Space, Coastal Foothills.

Blufftop Park

The bluff top park, owned by the homeowners associa-

tion shall include public walking and bicycle trails and

public parking spaces in order to assure the public
right of access to the bluff top and lateral access across

the entire Ontario Ridge area. The lateral blufftop
access route along The Bluffs Drive in the Ontario

Ridge area shall be dearly 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

steep, unstable bluffs preclude vertical access to the

beach from within the City.

LU- Hillside Development Regulations
A-4

Development shall be prohibited on lands with slope
in excess of 30 percent and above the 200 ft. contour.

LU-
A-5

Bluff Protection and Setbacks

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.

Figure LU-4

A - Ontario Ridge/Sunset Palisades
Entire Planning Area in Coastal Zone

OPENSPACE

SCALE: 1" = 815'
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A~12

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 S-3. Appropriate erosion control

measures shall be required for any project along the

blufftops.

Topaz Street, Florin and Encanto Street

The Topaz Street, Florin Street and Encanto Street

undeveloped accesses shall be developed as coastal

viewpoints rather than as stairways. (See Park &

Recreation Element, Figure PR-4, No. 2 & 3. See also

Design Element D-13, Freeway Landscaping.) Low-

lying drought tolerant prickly vegetation which will

Rgure LU-5

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

diff. 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

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-17
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LU-

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 Spoce
The area between Shell Beach Road and the 101 F~e-

way shall be retained as permanent ope~ 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 shall 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 Blufflop 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 bicyde 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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LU-
C-3

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/OS CO-5

Conservation/OS CO-6

Design Element D-39

Protect Archaeological
Resources

Construction Supervision
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.

IIigul~ LU-7 Entire Planning Area in Ceastal Zone

Spygla~

LOWDENSITYRESIDENTIAL

HIGH DENSITYRESIDENTIAL

COMMERCIAL

OPEN SPACE
SCN. E:1"=815'
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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.

I Policies

LU-

E-1
Concept
The St. Andrews Tract Planning Area shall be retained

as a residential neighborhood with Low and High
Density residential uses. The focus is on conserving the

existing housing stock and assuring that home addi-

tions and replacements are compatible with the scale

and character of the existing development.

LU-

E-2

Bluff Setback and Protection

Development along the bluffs shall be set back a mini-

mum of 25 feet from the top of the bluff. A geology

LU-

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.

E-3
Viewpoint Marking
The blufftop access from Naomi Street and the

Memory Park area should be clearly signed for public
coastal viewing access.

PUBLIC/SEMI-PUBLIC

Figure LU-8

E- St. Andrews Tract
Entire Planning Area in Coastal Zone SCALE: 1": 815'
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E-4

LU-

E-6

Seacliff Drive Access

In 1957 the dty 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 YardViews

Properties on the west side of Shell Beach Road shall be

subject to the Design Element, Policy D-38, Side Yard

View Corridors.

Lateral Blufftop Access Not Required
The lateral blu:fftop 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-
F-1

LU-

F-2

LU-
F-3

Concept
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.

Bluffiop Protection

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

Lateral Blufftop Open Space and Access

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 planning area.
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Terrace Avenue

Planning Area G

Appropriate erosion control measures shall be required
for any project along the blufftops and shall spedfy
methods for maintenance.

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

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.

LU-
G-2

Bluff Setback and Protection

Development along the bluffs shall be set back a mini-

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

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.

iiilSId, Yard V,ews
i ..':~' '~

Properties on the west side of Shoreline Drive shall be



School Landsca e and Fences

school district should be encouraged to landscape
the back of the temporary classrooms located on Shell

Beach Road and to add low-growing trees to the park-
ing lots. Additionally, the fences surrounding the
school should be painted a dark color. See also:

Design Element D-5

Design Element D-10

Design Element D-11

Design Element D-13

Utilities and Fences

Parking Lots and Large
Asphalt Areas

Large Buildings
Freeway Landscaping

LU-

G-7

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.

Figure LU-IO LOW DENSITY RES~DENTRL/

H~GH DENSITY RESIDENT[AL

PUBLIC/SEMI-PUBLIC

OPEN SPACE

LU-27



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-
H-1

Concepf
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

MEDIUM DENSITY RESIDENTIA!.

COMMERCIAl.

PUBLIC/SEMI-PUBLIC

SCALE:l"=815' ~'~             OPENSPACE
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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.

LU-  Shoreline Qualifies

H-2 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.

c. 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.

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

LU-

H-Zl

commercial district. The study shall include spe-
cific recommendations for signage, street tree type
and locations, sidewalks, parking, and building
massing.

b.  The dty shall consider the use of Block Grant funds

to provide for the spedfic plan study and for low

interest loans for commercial revitalization.

c. 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.

d. Trash disposal facilities shall be hidden from public
view.

Residential Guidelines

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.

b. Orientation of doors, windows and

balconies to street.

Generally the street frontage should consist of

residential units with windows, doors, balconies

LU-29







LU-
I-2

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 commerdal 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-

Ce

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

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-
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Policies

LU-

J-1

LU-

J-2

Concept
The Motel District shall be designated for Resort Com-

merdal, Medium Density Residential and Open Space.
The area shall serve as a key focus for Pismo Beach's

visitor-serving industry with special consideration

given to ocean views and bluff access. Retention or

upgrading of the existing motel uses is a major empha-
sis of the plan.

Bluff Setback and Protection

Development along the bluffs shall be set back a mini-

mum of 25 feet from the top of the bluff. Geology

LU-
J-3

reports shall be required for any development to en-

sure that adequate bluff setbacks are provided.
Appropriate erosion control measures shall be required
for any project along the blufftops and shall specify
methods for maintenance, including landscaping and

setbacks.

Lateral Blufflop Access and Open Space
The lateral blufftop access dedication requirement set

forth in Policy PR-23 shall apply except that the width

may be up to 25 additional feet beyond the 100 year
bluff retreat lines, depending upon the size of the

parcel and the location of existing structures. It shall

be the intent to develop a continuous blufftop path
within the lateral open space area; development ap-

RESORTCOMMERCIAL

OPEN SPACE
SCALE: 1" = 815'

LU-34 Land Use Element





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-

merdal Core during some high tide periods in the winter

months. The sandy beach provides excellent habitat for dams.

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 fadlity 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 beffer
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
areas 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. Major 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.
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LU-

K-3

LU-

K-3.1

LU-

K-3.2

The structure located in Mary Herrington Park on

the west bank of Pismo Creek shall either be:

1. Removed and replaced with additional parking
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

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-

K-3.3

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, finandal), 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, espedally on floors

above ground-level commerdal uses. Visitor-serving
retail uses such as gift and souvenir shops will not be

encouraged as these are more appropriately located in

the central Commerdal District.

Central Commercial (CC) District

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, dothing stores, restaurants). Residential

uses, shall be limited to one accessory apa~ talent 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-

dal area.

Improvements in the Commerdal Core shall indude

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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K-3.4

LU-

K-3.5

portion of the property adjacent to the dty parking lot

for vehides and pedestrian access between those two

streets; and a cohesive streetscape program to comple-
ment and encourage the pedestrian emphasis of down-
town.

Mixed Use (MU) Disfricf

The Mixed Use or MU District will provide for a wide

variety of land uses including commerdal, 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.

Open Space Dislricf

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 bicyde 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 indudes 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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l Policies                                  ] /

LU-
L-1

LU-
L-2

Concept
The Pismo Creek area shall be designated Resort Corn-
inertial, Mobile Home Park and Open Space with land
uses oriented to visitor-serving activities.

Pismo Creek

The creek area should be preserved in its natural state
with special attention given to preserving scenic,
recreational and education resources. More specifi-
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.

The 7-11 store should be encouraged to remodel in

keeping with the creek/recreation atmosphere.
Benches, paved paths, and signs should be pro-
vided for Pismo Creek trail and for the North
Beach day-use area as soon as the access to these
areas is established.

Co

do

Figure LU-16
L - Pismo Creek
Entire Planning Area in Coastal Zone

SCALE: 1" = 815'

LU-42
Land Use Element



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).

c. The fight-of-way at the intersection of Cypress and

Dolliver Street should be landscaped and curbed to

prohibit informal parking.
d. Pismo Beach, Graver 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 Graver 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 ?ismo Creek should be used for Pismo

Creek trails and open space and visitor related uses

such as additional RV spaces.

iii::ili::lil~!::~iiiiil~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 attractive RV campsites. See also:

Design Element D-9 Street Trees

Design Element D-10 Parking and Large
Asphalt Areas

LU-

L-6

RV Storage East of Route !

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.

Entry Sign
g            ,,                        ,,An attractive Entenn~ Pismo Beach s~n should be

placed at the entrance to the caty 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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Pismo Marsh

Planning Area M

Background
The Pismo Marsh area includes the new Williams Broth-

ers shopping center, the older Five City's Shopping Center, the

183 lot Hadenda del Pismo mobile home park, three motels

containing 371 rooms, and a variety of miscellaneous commer-

rial uses along with a small medical center. The area also

contains the Pismo Marsh State Ecological Preserve. It also

includes a large portion of the Five Cities Redevelopment
Project Area.

Policies                                 ]

LU-
M-1

Concept
The Pismo Marsh area shall be designated for regional
commercial uses (Commercial), moderate cost highway
visitor-serving uses (Resort Commercial), a Mobile

SCN. E: 1" = 815'

Mobile Home Park

Resort Commercial

Commercial

Open Space

New Frontage Rood/
See Policy C-7

Coastal Zone Boundary

Figure LU-17

M - Pism0 Uarsh
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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.

LU-  Route 101 Frontage --
M-2 Development Guidelines

The entire 10l frontage from the William Brothers

shopping center north to the raikoad 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 segment 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.

c. Parking Location

Parking for new buildings shall be located and

landscaped so as to provide attractive views of the
area from the freeway.

d. Landscaping
Extensive landscaping shall be required along the

frontage and in parking lots. (See Design Element

D-10, Parking Lots and Large Asphalt Areas.)

e. 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.

f.  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.)

g. Archaeology
An archaeological reconnaissance shall be required
as part of any development project.

h. 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 Pork

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-

M-4

Fourth Street Vacant Parcel

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

Th th St th ' ty h uld ' 'j ........................... ili~.!i e Four reet entrance to e a s o retain ]ts

natural open space appearance. Improvements to this

entrance shall include:

a. An attractive 'q~Velcome to Pismo Beach" sign. (See

Design Element D-33, City Entrance Signs.)

b. An improved Pismo Marsh sign.
c. Screening of the back of the Williams Brothers

shopping center with trees.

d. Access to the marsh for viewing purposes.

o~. Five Cities Shopplna Center

i,:~.~:,~.,The 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.

The otV water treatment plant at th intersection~i~                                                            nf

Five Cities Drive and Fourth Street should be attrac-

tively landscaped and wailed. 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

Energy Conservation

Energy conservation methods such as site planning
and solar collection, either passive or active systems,
shall be encouraged.

Background
The Oak Park Heights area inaudes the entire northeast

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 Oaks, 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 polities for each of the four subareas.

Policies

Architectural Review

Architectural review shall be required for ail 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 D-4 Multi-Family Residential

Design Criteria

All development shall be reviewed to ensure that

development will not increase soil erosion or create

contamination of Pismo Marsh.

LU- Pismo Marsh

N-2

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/OS 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.
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New Reliever Road - Oak Park Blvd. 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 adopt~l 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 Padfic 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 commerdal 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                               ]

Conce~ :.: ~.~.

The Toucan Terrace area shall be designated for Low

Density Residential, Medium Density Residential,
Open Space, Commerdal and Resort Commerdal. This

mixed use residential area focuses on the major open
space area and development shall be controlled by the

Toucan Terrace Spedfic Plan.

Open Space
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 I)-11 Larse Buildings

Commercial Site (James Way and Oak
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 bicyde connections
shall be made to the Albertson shopping center and

adjacent residential areas.

c. Access

Vehide access to James Way and Oak Park Boule-
vard shall be limited to one access each.

d. Strip Center

The commerdal development shall not be a strip
center but rather shall be organized around pedes-
trian fadlities 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

IFigure LU-18
N-1 Toucan Terrace

would be required:

Apartment Residential

Resort Commerdal

Offices

f. Residential

Residential uses on second floor or above shall be

required for a portion of any commerdal or office

LOW DENSI~'f RESIDENT~L

MEDIUM DENSITY RESIDENTIAL

RESORT COMMERCIAL

OPENSPACE

SCALE: 1" = 615' ~'~'~lk
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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                                .

os Kobles Del Mar subarea is designated as a low

density residential area for future development of
residential dwellings and a private school.

Spec,ftc Plan Requ,rement
No annexation or development shall be approved in
the area until the dty adopts a comprehensive Spedfic

Figure LU-21
N -4 Los Robles Del Mar

See Policies
LU-N-22 and N-23

SCALE: 1" = 815~,;
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LU-  Mattie Road Specific Plan

Q-6 Area 1

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 ~s 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

maybe developed at one site in the Canyon if it is

assodated 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 fadlities without the necessity for an

amendment of the land-use element.

LU-65



































Table PR-1 Parks & Open Space
I Public & Quani Public ] I Private

Planning Area No.         Name Cb.           / Existing Proposed / I Exlstlng Pmpnaed Access parldng Comments

A.    Sunset Palbade$              1 O~tafio Ridge Linear P~                   8.~                                  view off-strest approval with Sp~ifi, n P~an, iqdudes public access

easement, path and k~ecacapng

2 Ontorio Ridge Open Space 53:1:                   no approved with Specific Plan, natural ope~ space, ngr. grazing
3 Sunset Palisades Open Space 5.2 on-strest gated community, landscaped open space

4 Frseeay Frontage 5.0:1:                               to be dedicated through lranefer of development Hghts
5        * paJisedes Park Nghbthd Park 5.7 6.0~:                   off-street grass, pt~/gmund, 2 tennis nts, ba~ ke'~dl, picnic tables,

needs m ~ competed ~d courts lighted
B.    suuth patbadna 6        * South Palisedes Bluff Linear Park 2.6 4.3:b Fopcaed no improserpen.~ co~.urr~pt with Ixoedsed development, berdy

mpn3se~ w~g rase & pain

7 South Palisades Beaoh Sandy Beach 2.3 popunad no no factiidss

C,    Ne~th Spygla#                8        * Ctiffs Ho~                   Open Space 1.0 stairs yes Barronca w/heavy vegetation, Bananne path, ~uff top walk

9        * Future Park                  ! Jnear PaY¢                 1.8 1.3 view pcasible I.~llmon~ Hotqt ~te ~linetieq. end imp(oserrents
w~ IxopeseseeveepmnoL spyglass mn exmt ng

O.    Spygtaas 10       * Spyglass Paint Park Nghbdld Patk 4.7 path off-street grass, playground, picnic BBC), Bah'anna, needs restronm

11 Spyglass Beach Sandy Beach 1.6 path off-street surfing area, access path needs impmvemem

E.    St. Andmw~                   12       * Memmy PeA Unaer park 0.46 view er~etrnat grsas and benohes, picnic rabies, BBQ, Vista paint

13 SL Andrev, sI~c,h Sandy Besch 0.$                                            ne on-street on facililies

F.    Splnddlt 14       * park IXOpaesd Unear park 0.9 v,~w/        no path. & view platfon11 existing,.eFpaqeicn of linesr park to
psslx~ed soumeast proposno as par~ar uevatofx~ant

G.    Tertana Acre 15 Shell Beach School Nghbrhd Park 3.8 no lye palltiek:~s, play efluipmant, joint agreement to improve &
use bid is

16 Terrace Acm Beach Sandy Beach 0.2 no no no facilities, access from pmpmed park (#14)
H.    Shell Beanh 17       * Ocean park Linaan PaA 1.3 stairs cn-stsset gmes and benohes, picnid tonica

18 Shell Beach Sandy Beach 0.6 stairs on-stsset no facilites

19       * Barge Ood~                   Unass I:~k 0.17 view no-stsset picnic tables, gazebo
20 Merge Oodd Beach Sandy Beach 0.3 stairs on-strnat no fasili~es

L Oine~aur Corse 21       · Dincaaur Caves Unass Park 15.0 view                      ~ linnet pa~ shnold have eceeno~enmtion deck,
Sae/Janowicz Path

pav,,on,grsup plcn~c area, pay equip, parrJng

22 Dinosaur Cave Beach Sandy Beach 0.7 propused pmpesed no facilifies

23 Freeway Fr'antage Open Space 3.4 no fasilifies, p~l of road ~ht-of:ways
d,    Motel Obtn~ct 24       * Shelter Cove Unesr Park 3.5 stairs off-stron~   gazebo, linear walk, semi-public

25 Beach Sandy Beach 0.3 no off-strnot no facilities

26 Tennis Courls Shorediff Special 2.7 off-street 2 courts, path, agreement to par'mit public use of courts

27 Elmer Rcas Sandy Beach 0.1 yes off-street access f~om Shoranliff Hotel

28 Banrsnna at Whaler's Inn Open Space 1.4 no no natural open space

29 Whaler's Inn Path 0.4 view off-street path to view paint
30 Barranca at Trsdss Nic~        Open Space 1.2 natural open space

K.    Commercial Co~e 31 Pismo State Beach Regional 60.0 numerous    .~e nejyson~ play ~uipment,,volley~l, restroems
mr~ng Io~s state owr~dFd~/manugon

32       · Pier Linear Park 1.5 no off-strnot benches, fishing
33       * Ira Lnase/Mmy Harington Neighberhnod 1.85 0.6:b off-street play nguipmeql, restmoF~s, picnic tables. Could be expended

onot~l~st alang creeK.
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be used for recreational and recreation-related uses

whenever feasible.

PR-3 Parks and Recreation Policy Plan

The city Park and Open Space Policy Plan shall be as

shown in Figure PR-l, as summarized in Table PR-l,
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 indude a

cooperative and detailed review of park and recre-

ation facilities located throughout the five dties

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 dty 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.

c. 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.

PR-5 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. Every 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

Circulation Element C-12

Land Use Element LU-G-5

Land Use Element LU-H-9

Land Use Element LU-J-9
Circulation Element

Bikeways Plan

Bikeways Encouraged
Ocean Boulevard Access

Lateral Access at Boeker St.

Lateral Access

Bikeway Plan
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Specific Sites & Facilities

Background
In addition to the overall policies which guide the dry in

providing parks, open space and trails, and in developing
recreational facilities, it is important to address site and use

spedfic issues. The following policies address spedfic existing
or proposed fadlities. 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.

LPolicies
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 CO-22 Price Canyon Open Space
and Study Area

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

13.

14.

Table PR-3

Pismo Crc, c.~/Pflce Canyon Regional Pa~k &

Open Space Features

Continuous multi-use pathways on both side~ of PIsmo Creek from
the ocean to the foothills, connecting to the Price House hlsforlcal
site, the proposed golf course, and the municipal sporl~ complex.

Retention of Price Canyon as an open space corridor. Develop-
ment shall be primarily hidden fi.om view from Price Canyon Road.

To the extent legally and practically feasible, no development
shall occur between Addle Street and Plsmo Creek.

The area required for an 18 hole Golf Course and sports complex
In Price Canyon, Areas needed ou~de the city shall also be

Included,

Public parking areas along the creekslde trails to encourage
access along the trails Into the downtown via the esplanade

The Inclusion of an arboretum or botanical garden.

Connection of James Way to Price Canyon Road (see Circulation
Element, Policy C-7, Freeway Frontage Roads).

Improved vehicular acce~ fo the Plsrno Beach Sports Complex.

The city should request that SPRR dedicate land In fee or ease-

ment~ for any land not needed for the railroad. Othe~ railroad
land should be aftracttvely landscaped.

The sewer plant should be landscaped in concert with the linear

The Bello Street Bridge aver Plsmo Creek ~ould be declared a

historic structure and rehabilitated for pedestrian and/or vehicular

Trails on both sides of the creek tying to the ocean should be

developed. CALTRANS should be requested to modify the freeway
under-crossing In the area of Plsmo Creek to accommodate the
trails.

Possible expansion of the city sports complex.

The renovation and development of the Price House and Adobe
historical site,

PR-14 Parks, Recreation & Access Element



Growth Management GM-10

Land Use Element LU-N-20

Parks & Recreation PR-21

Golf Course

Pismo Creek Price Canyon
Adobe

John Michael Price

EEi  !Chumash 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 LU K-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.

lMeetlng 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 Fadlities.

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
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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 Environmental 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-F-5 Stairway Access to the Beach

PR-30 Spindrift Viewpoint
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.

PR-22 Parks, Recreation & Access Element










































