Avila Point District

F. Avila Point District

This section provides the framework for future redevelopment of the Avila Point District that
includes permitted land uses, development standards, and design guidelines. These land uses,
standards, and guidelines are intended to direct the post-remediation redevelopment efforts of the
Avila Point District. The remediation actions for the Avila Point District were evaluated and based on
the outlined land uses and development envelopes.

F.1 District Overview
The Avila Point District is envisioned as a resort retreat that embraces sustainability, recreation,
healthy lifestyles, and the natural beauty of the coastal setting. Formerly known as the “Avila Tank
Farm”, this 95-acre property is located east of downtown Avila Beach between the Pacific Ocean,
Avila Beach Drive, and Cave Landing Road (Figure 4.1 Avila Point District).

The Recreation (REC) land use designation for the Site allows for visitor-serving and resort-oriented
uses offering guests and the Avila Beach community a place to hike, gather, dine, recreate, and
relax. A reduced automobile footprint is envisioned with the majority of guests using walking trails,
bikes, and electric shuttles to access the site and downtown Avila Beach. Protected open space and
oak woodlands surround the developable portion of the Avila Point District with the California
Coastal Trail winding along the bluff edge.

INSERT FIGURE 4.1 Avila Point District

F.2 Conceptual Redevelopment Program
Building envelopes have been delineated within the Avila Point District. Figure 4.2 — Building
Envelopes, illustrates the portion of the Project Site where vertical development, such as buildings,
may occur. All buildings shall be constructed within the building envelope. On-grade improvements
such as roads, landscaping, amphitheater, trails, and paths may be located outside the building
envelope. See Figure 4.2, Building Envelopes, for the proposed building envelope locations.

INSERT FIGURE 4.2 —Building Envelope

The Avila Point District vision includes multiple low-profile one- and two-story resort buildings and
amenities, such as a restaurant, pool, spa, meeting rooms, and fitness center, available to serve
hotel guests and the community at large. Figure 4.3 — Redevelopment Site Plan, identifies the
conceptual location of the program elements.

Table 4.1 — Conceptual Redevelopment Program, includes the development potential for each use
and is followed by descriptions of each use. Land uses quantities and location identified in Table 4.1
and in Section F.3 are flexibile to the extent that buildings must be located within the identified
Building Envelopes and that the proposed development does not result in any new significant
environmental effects or a substantial increase in the severity of previously identified significant
effects compared to those identified in the Avila Point EIR.

INSERT FIGURE 4.3 —Redevelopment Site Plan
INSERT TABLE 4.1 — Conceptual Redevelopment Program
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Resort Lodging

Lodging includes overnight rooms/units. Lodging rooms/units may be grouped up to six units per
building, and each building may contain a maximum of two floors. The lodging may be all vacation
rental units, all hotel rooms, or a combination of the two as long as the sizes and impacts of the
other resort facilities are reduced accordingly. These buildings may be clustered around common
spaces to create semi-private courtyards or greens as spaces for guests to gather and enjoy.

Resort Facilities

Resort facilities include common use facilities such as a lobby, fitness center, dining (food and
beverage), retail, meeting rooms, spa, pool area, “back of house” functions, and outdoor areas for
dining and small gatherings.

Dining (Food and Beverage)
Dining uses are permitted and will be open to both guests and the general public and may
include amenities such as a restaurant(s), bar/lounge, and/or poolside food.

Retail
Resort retail is permitted and will to cater to resort guests but be open to the public by
providing souvenirs, food, and sundries.

Meeting Rooms
Meeting space is permitted as an additional resort amenity. Meeting rooms may be used by
resort guests or as rental spaces for use by the public.

Fitness and Pool Buildings

Resort fitness and pool facilities are permitted. The fitness center and pool amenities may be
located in more than one area within the resort facility’s land use areas in Figure 4.3 —
Redevelopment Site Plan, but not larger than the square footage outlined in Table 4.1
Conceptual Redevelopment Program. These amenities will be accessible to resort guests only.

Spa
A full-service spa for resort guests and the general public is permitted. The spa area may include
a spa lounge, treatment rooms, and a manicure/pedicure salon.

Scout House Area

The northwest corner of the Avila Point District currently has a building, picnic area, parking area,
and open space. This area was previously used for meetings by Chevron, as an emergency response
center when the Tank Farm was active, and by various Scouting groups on weekends. This area can
be redeveloped as part of the resort or as a separate parcel. Permitted uses include meeting facility,
multi-family residential units, office, or a wastewater treatment package plant and desalination
plant.
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F.3 Avila Point District Allowable Uses
The entire 95-acre property is designated as Recreation. The Recreation (REC) land use category
allows for the Avila Point District to accommodate visitor serving and resort-oriented uses. Table ‘O’
of the Coastal Zone Land Use Ordinance lists uses that are permitted within the Recreation land use
category.

The land uses envisioned for the Site include visitor serving uses that support overnight
accommodations such as resorts, hotels, vacation rental units, cottages, and/or tent cabins. Other
uses related to passive recreation such as paths, trails, scenic overlooks, sightseeing facilities, and
picnicking are also encouraged.

Future uses shall be primarily visitor serving uses from the Table ‘O’ Recreation category with the
addition of secondary uses to supplement the resort uses®: (1) office (A) - allowed use, (2) Schools-
College and University (S-4) — special use subject to special standards, and (3) senior living
facility/nursing and personal care (S-6) — special use subject to special standards.

The permitted uses for the Scout House area includes office, retail with meeting rooms, multi-family
residential, or desalination plant and waste water treatment package plant.

Prohibited Uses

The following uses are allowed in the recreation category in Table ‘O’, but are prohibited within the
Avila Point District. These uses are not consistent with the intent of providing overnight
accommodations with passive recreational amenities.

! (A) - Allowed uses are defined as an allowed use unless otherwise limited by a specific planning area standard.
(S) - Special uses are allowable subject to special standards and/or processing requirements as identified on Table
‘O’ and Title 23, Chapter 8.
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Agriculture Accessory Structures
Animal Raising and Keeping
Specialized Animal Facilities
Off-Road Vehicle Courses
Schools — Pre to Secondary
Sports Assembly

Electric Generating Plants
Recycling Collection Stations
Home Occupations

Mobile Home Parks

Avila Point District

Mobile Homes

Fisheries and Game Preserves
Forestry

Service Stations

Financial Services
Recreational Vehicle Parks
Airfields and Landing Strips
Marine Terminals and Piers
Transit Stations and Terminals
Vehicle Storage



F.4 Avila Point District Development Standards
The following development standards regulate height, setbacks, signage, landscaping, and parking.
Standards not identified below are subject to regulations found in the Coastal Zone Land Use
Ordinance (Title 23).

TABLE 4.2 — DEVELOPMENT STANDARDS
Height
Shall be measured from the vertical distance of the average of the highest and lowest points
where the exterior walls touch the finished grade to the mid-point of the highest roof plane for
sloped roofs or to the top of parapet for flat roofs. See Figure 4.4 Height Diagram.
Building Height 35’ maximum
Building Setbacks
Setbacks measured from edge of ROW

Avila Beach Drive 10" minimum
San Rafael Road 30" minimum
San Luis Street 30" minimum
Cave Landing Road 30" minimum

Bluff Setbacks
Building setbacks measured from bluff edge. Excludes roads, paths, trails, amphitheater,
gazebo, landscaping, trail furnishings, trellis, picnic areas, fitness instruction, and gathering
areas.

Bluff setback 75" minimum
Wetland Setbacks
Setbacks measured from edge of delineated verified wetland

Buildings 100’ minimum

Roads 50" minimum

Parking 50" minimum

Signs

Design Shfa\ll b'e in 'compli'ance with the design
guidelines in Section F.5.17
100 sf maximum, 12' maximum height, 5

Monument Sign signs maximum within the Avila Point District

area
Landscaping
A licensed landscape architect shall prepare
Landscape Plans landscape plans per the Design Guidelines in
Section F.5 of this Specific Plan.
Disturbed open space areas shall be
Landscaping in Open Space revegetated with California native species
and/or drought tolerant species
Parking

Required Parking Shall be provided per Table 4.F-3

INSERT FIGURE 4.4 — Height Diagram
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Wetlands

Wetlands within the Avila Point District have been evaluated and addressed in the Avila Point
Environmental Impact Report. Those portions of wetlands identified to be impacted or removed by
site remediation and redevelopment, in addition to appropriate wetland setbacks, have been
included within the evaluation and analysis. In areas where wetland setbacks for roads, parking lots,
and buildings apply, grading may encroach 25 feet into the setback where an existing wetland and
its adjacent buffer will be enhanced. Wetlands, or portions of wetlands, being removed shall be
mitigated on or off-site.

Parking

The vision for parking within the Avila Point District is to have guests park at the project entry and
allow the upper portion of the resort to be as car-free as possible. The majority of guest cars should
be parked at the parking lot located at the primary access entrance near Avila Beach Drive so that
guests may be shuttled to the resort center or lodging units. By locating the parking lot off of Avila
Beach Drive, vehicular traffic is captured before entering downtown Avila, and guests will disconnect
from their car during their stay in Avila Beach. This concept promotes a sustainable approach to
future redevelopment and allows for more green open space on the coastal portion of Avila Point
rather than paved parking lots.

Supplemental parking areas may be provided near the secondary access entrance from Cave
Landing Road and at the center of the resort. These supplemental parking lots may be used by
restaurant and spa visitors not staying at the resort, as well as employee parking. Additional spaces
may need to be located at lodging units if parking cannot be completely accommodated by the
upper and lower parking areas.

To determine the required number of parking spaces, future applicants shall apply the following
parking standards:

TABLE 4.3 — PARKING STANDARDS

Resort Lodging

2 spaces per resort/hotel (2 spaces minimum requirement for a hotel)
+ 1 space per unit

+ 0.5 space per 2 bedroom unit

+ 1 space per 10 units (for employees and guests)

Spa

1 space per 300 sf

+ 2 spaces per salon station
Retail

Retail — 1 space per 300 sf
Dining

Restaurant — 1 space per 60 sf

Bar/Lounge — 1 space per 60 sf
Meeting Rooms

Meeting room — 1 space per 60 sf
Scout House Area

Meeting room — 1 space per 60 sf
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Multi-family Residential — 2 spaces per dwelling unit
Senior Housing — 1 space per dwelling unit
Senior Facility/Nursing and Personal Care - .04 spaces per unit
Office — 4 spaces per 1,000 sf
Waste Water Treatment Package Plant/ Desalination Plant — none, provided that
efficient usable area is available to accommodate all employee and visitor vehicles
entirely on-site.
Other Uses
For uses not identified above see CZ LUO 23.04.160
Parking Reduction
A 20% parking count reduction for multiple uses may be applied to the total
number of parking spaces (CZ LUO 23.04.162.d).
Valet Parking

Valet parking is permitted for more efficient use of parking areas.
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F.5 Avila Point Design Guidelines
The Avila Point District Design Guidelines are recommendations to guide future building and
landscape development. They provide enough flexibility to accommodate different design
character and a variety of building types ranging from smaller lodging buildings to larger resort
center restaurant and meeting room buildings.

F.5.1 Flexibility, Variety, and Cohesiveness of Design Elements
Architectural style for the Avila Point District may vary between building types and uses, but
it should incorporate elements that unify the resort as a whole.

a. Building design should be reflective of the property’s location on the Central California
coast.

b. Building design should be responsive to the town of Avila Beach and its architectural
scale and character.

c. Building design should be cohesive, but not necessarily identical, in terms of style, roof
forms, height and bulk, materials, and color palette.

d. Building design should be fully responsive to the property’s climatic conditions, both at a
macro and micro scale, allowing an indoor/outdoor experience that takes advantage of
views and solar exposure in a comfortable setting.

e. Building design should be high quality in terms of materials, design, functionality, and
execution.

INSERT FIGURE 4.5 — Illustration Looking South Across the Avila Point District

F.5.2 Architectural Character Design Guidelines
Two primary architectural styles are considered appropriate and recommended in the
context of Avila Beach and the coastal setting of the Avila Point District. These include:

a. Beach Side Cottages
This style references the historic company housing/bungalows found at the Avila Point
District in the early 1900’s, existing craftsman and cottage styles in downtown Avila Beach,
and other small town coastal settings in California. This character typically includes elements
such as:

e Simple building and roof forms
e lap or board and batten siding
Pitched roofs

e Front porches

e Rafter tails

e Multi-paned windows
e Shutters

INSERT FIGURE 4.6 — Cottage Style
INSERT FIGURE 4.7 — Beach Side Cottage Style
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Coastal Contemporary

This style references “contextual modernism” that seeks to provide architecture rooted in
the modern tradition but tied to the local geographical and cultural context. This style
utilizes local natural materials and colors, clean lines, exposed structural members, and
ample windows to maximize the panoramic ocean views. Designs should bring the outdoors
in and allow interior spaces to flow into outdoor rooms. This style of architecture embraces
sustainability and the site’s natural beauty and integrates elements such as:

e Articulated building forms

e Clean lines

e Flat or low sloping roofs with deep overhangs

e Structural elements of the building expressed in materials such as steel or wood
beams, wood, stone, cast-in-place concrete

e Glass walls

e \egetated roofs

INSERT FIGURE 4.8 —Coastal Contemporary

F.5.3 Hillside and Site Design Guidelines

a. Buildings should be sited with adequate space between them for planting, walkways,
and gentle changes in grade.

b. Buildings should be designed to conform to and reflect the site’s topography.

c. Structures should be designed to step down slopes and avoid large blank walls or
support columns.

d. If necessary, landscaping or other screening methods should be used to minimize visual
impacts of buildings in steep topographical settings.

e. Building on slopes exceeding a 3:1 ratio should be avoided.

f. Clustering buildings together around courtyards is encouraged.

F.5.4 Sustainable/Green Building System Design Guidelines

8/11/2015

Sustainability considerations should be integrated into project planning and design decisions
regarding building siting, orientation, development, materials, and mechanical system
design. Also, sustainability should be considered in the design of project infrastructure and
landscape elements. Sustainability guidelines include:

Project Planning and Site Design

a. The project team should meet early on in the design process to discuss sustainable
strategies to be implemented by the project.

b. The Site’s circulation should provide resources to the local community such as regional
trails, public beaches, and Avila Beach retail services.

c. The Site design should minimize impacts to the native or naturalized existing landscape.

d. At build-out, the project should restore and enhance the previously disturbed areas of
the site.

e. Site buildings should be oriented to maximize solar exposure and take advantage of
summer breezes.

f. A building’s orientation, massing, and window design should maximize effective
daylighting and reduce building energy requirements.
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F.5.5

Green building methods should be utilized that promote energy and water
conservation.

Sustainable building materials are encouraged that maximize the use of recycled,
reclaimed, and local materials.

The design team should strive to exceed Title 24 energy standards.

Vegetated roofs are encouraged.

Landscape and Irrigation

a. High-efficiency irrigation systems should be used.

b. Drought tolerant and native plant species should be utilized for landscaping and
revegetation.

c. Heatisland effects should be minimized.

d. The use of “gray water” and/or recycled water for landscape irrigation should be
incorporated into design.

INSERT FIGURE 4.9

INSERT FIGURE 4.10

Building Forms, Massing, and Articulation Design Guidelines

A variety of building forms and masses that relate to a human scale and respond to climate,
comfort, and user experience are appropriate for Avila Point. This can be achieved by
incorporating the following guidelines:

Large monolithic buildings should be avoided. Clusters of smaller buildings are
preferred.

Avoid excessive repetition of building forms by creating a variety of designs that
maintain a unified whole. This can be done by varying building heights, wall planes, and
roof forms.

Building mass should be articulated into forms with dimensions that express interior
spaces or a group of related rooms.

Lodging buildings should contribute to a varied skyline with no continuous horizontal
ridge or eaves longer than 60 feet.

Buildings over 60 feet long should reduce the perceived height and mass by integrating
one or more of the following:

e Change of roof or wall plane;

e Projecting or recessed elements;
e Varying cornice or rooflines; or
e Other similar means.

Enhanced articulation such as deep porches or balconies, overhangs, windows, and/or
architecturally integrated exterior stairs are encouraged.

Doors, windows, and openings should be generously sized and proportional to the
overall size of the building and interior spaces.

Back of house and ancillary buildings (such as the gatehouse) should have a similar
architectural character to other buildings within the development.

Attention should be paid to screen vehicular entries, outdoor storage areas, and areas
where waste or noise is generated.

INSERT FIGURE 4.11
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F.5.6

F.5.7
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Roof Forms, Materials, and Detailing Design Guidelines
a. Approved roof forms include the following:

e Gable

e Gable on gable
e Butterfly

e Mono-pitch

e Flat

e Arched

e Hip

b. Roof materials should be Class A and non-reflective (solar panels may be considered).
Suitable roof materials include:

e 5V-crimp in galvanized steel painted/powder coated steel or copper

e Standing seam in galvanized steel, painted/powder coated steel or copper
Wood shake/shingle

Slate

Composition shingle

Vegetated roofs

Undesirable roof materials include:

e Asphalt shingles
e Mission or barrel shaped roof tile

c. Chimneys should be finished with a material that is used elsewhere on the building.

d. Gutters and downspouts draining rainwater from roofs should be integrated into the
building architecture.

e. Gutters and downspouts are encouraged to disperse water into landscaped areas and
stormwater swales where appropriate.

f. Deep roof overhangs are encouraged for expressing the roof plane, shading, and passive
solar benefits.

Material and Color Design Guidelines

The appropriate materials and colors will vary depending on the chosen architectural
character. Primary building colors for beachside cottages are typically light tones such as
white and light gray. The primary building colors and materials for contemporary style
should be subdued, natural, and complement the surrounding environment. Accent colors
are to be used judiciously to accentuate key architectural elements and add visual interest.

a. Exterior walls and finishes should reflect an appropriate combination of colors, textures,
and materials to both express the structure of buildings and to complement the coastal
location of Avila Point.

High quality, authentic, and timeless materials are encouraged.
Approved materials for exterior walls include:

e Wood e Metal
e Stone/Masonry e Glass
Avila Point District 11



e (Cast-in-place concrete e Fiber cement siding

d. When there is a change in materials, there should be a natural architectural break in the
building’s surface plane or it should reflect a change in floors.
Reflective finishes are not permitted unless the surface is not visible from off site.

f.  Roofs should include medium to dark brown and gray colors.

INSERT FIGURE 4.12 — Material and Color Examples

F.5.8 Window Design Guidelines

a. Window placement should respond to the site setting by capturing daylight and
prevailing breezes, and also by limiting heat gain.

All windows should be double-paned to save on both heating and cooling energy.
Large areas of glass should be shaded with projecting roof overhangs, awnings,
balconies, porches, or horizontal louvers to minimize glare and decrease heat gain.

d. Operable windows are to be incorporated into building designs wherever practical to
take advantage of ambient cooling effects from air circulation.

e. On beachside cottage-style buildings, windows should be articulated with accent trim,
sills, kickers, shutters, balconies, awnings, or trellises reflecting the building’s
architectural style.

f.  Faux shutters should appear to be authentic workable shutters proportionate to the
adjacent window.

g. Large window walls with a rhythm of panes are appropriate for contemporary-style
architecture.

INSERT FIGURE 4.13 — Window Examples

F.5.9 Doors and Entry Design Guidelines

a. Utilize high-performance doors. All doors should be insulated (double-glazed minimum)
and properly weather stripped to reduce heat loss. Exterior doors with significant
amounts of glazing should incorporate, at a minimum, a single low-e coating.

b. Doors should be wood, wood clad, or metal with maintenance free metals such as
copper, stainless steel, zinc, or steel with a baked enamel finish.

c. When specifying doors, consider doors made with independently certified, sustainably
harvested, solid, or veneer wood.

F.5.10 Porches, Balconies, Decks, and Column Design Guidelines

Decks or porches are a significant component of the resort visitor experience. These

outdoor rooms need to be architecturally integrated into the main buildings, provide

additional building articulation, and incorporate texture, light, and shading.

a. Porches and balconies should be a minimum of 8 deep. Porches are typically deeper
and run the length of a building on the front facade side. Covered porches should be a
maximum depth of 12’ to avoid creating large bulky structures.

b. The underside of porches, decks, and balconies, if visible from below or off-site, should
be finished to a level consistent with the building’s exterior materials and trim.

c. Column and railing designs should be consistent with the main building’s architectural
details. Columns should be rectangular or circular, straight, and without trim. The railing
designs should utilize straight and undecorated balustrades oriented either horizontally
or vertically.

INSERT FIGURE 4.14 — Porch Examples
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F.5.11 Landscaping Design Guidelines

The landscape design guidelines encourage site-responsive and environmentally sensitive
design while simultaneously producing a unified and harmonious development. The
landscape and related features should enhance the property’s overall atmosphere by
combining the natural beauty of the coastal setting with inviting common spaces that create
a sense of relaxation and inspiration for visitors. The following design guidelines supplement
the sustainable landscape and irrigation design guidelines in Section F.5.4 —
Sustainability/Green Building System Design Guidelines.

General Landscape Design Guidelines

a.
b.

g.

Landscaping should reflect the local landscape context and ecology.

Existing native vegetation should be protected and/or enhanced, including oak
woodlands and coastal sage plant communities.

Undeveloped areas should be restored to native landscape conditions where
appropriate.

The resort landscape should be beautiful, functional, and educate visitors about the
coastal landscape ecosystem.

Native and climatically-adapted non-invasive plants should be incorporated where
appropriate.

Functional advantages such as stormwater control, erosion control, habitat creation,
wind breaks, and visual screening should be provided.

Emphasis should be on utilization of native and low-water use species.

INSERT FIGURE 4.15 — Landscape Character

Planting Design Guidelines

The landscape design should blend with and reflect the overall landscape setting. New
plantings should protect important viewsheds, define use areas, and screen outdoor service
areas and other improvements. Landscape improvements should incorporate, rehabilitate,
and enhance existing vegetation. They should utilize drought tolerant and fire resistant
species; they should also minimize areas of ornamental planting and intensive irrigation.
Specific planting guidelines are as follows:

Manicured or groomed plantings and ornamental species should be confined by
buildings, walls, and native plantings, or other well-defined edges, to minimize visibility
from off-site.

A gradual transition should be made from ornamental to native plantings by gradually
introducing plant materials appropriate to the approaching landscape area. Softening
the lines of improved areas as one moves away from the resort core will also aid in
transitioning from ornamental to native plantings.

Refer to the County of San Luis Obispo County-Approved Plant List for plant materials.
Planting within native areas should represent the property’s existing plant palette.
Plant materials should incorporate various sizes and be spaced to achieve natural
looking growth patterns.

Adequate soil preparation is necessary to ensure long-term plant health. Soil tests
should be conducted, and plant materials should be selected based on the soil testing
results.

INSERT FIGURE 4.16 — Landscape Character
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F.5.12 Landscape Zones

8/11/2015

Landscape zones have been designated within the Avila Point District to clearly delineate
the boundaries in which a certain planting palette should be used and to group plants with
similar water requirements. This is to ensure that specific areas are planted to a level that is
most appropriate for their uses. For example, the Coastal Trail should be planted with native
species similar to what currently exists, whereas the resort center may include a decorative,
ornamental-type look and feel. Trees planted for mitigation purposes may be integrated
into the planting palette within any of these zones. If a Development Plan or Minor Use
Permit for redevelopment is not submitted within two years after completion of
remediation and Site grading, the trees will be planted in the designated tree mitigation
areas (see Figure 4.18, Potential Tree Mitigation Areas). The Avila Point District is divided
into the following zones:

Resort Landscaping Zone

This zone should reflect the overall character of the resort/hotel and may include areas such
as aromatic gardens, inspiring meditative paths, and simple sitting areas for working or
relaxing. The extent of this zone includes irrigated areas adjacent to, or in close proximity to,
resort structures as well as Site entries, pedestrian paths, outdoor gathering areas, and
parking areas. Ornamental species, annuals, and turf may be provided in this zone. Carefully
designed water features may be used to create a contrast to the semi-arid character found
elsewhere on-site.

Resort Maintained Revegetated Open Space Zone

The Maintained Revegetated Open Space Zone includes areas within the redevelopment
area but outside of the Resort Landscaping Zone. The intent of this zone is to create a
transition between the Resort Landscaping Zone and the Natural Open Space Zone. These
areas will be regularly maintained as part of the resort, but less manicured than the Resort
Landscaping areas. Uses such as trails, amphitheater and trellis or gazebo may be provided
within this area. This zone should be planted with trees, shrubs, and/or plantings that
require low water and are native to California. Irrigation may be necessary for up to five
years. Typical species that are appropriate for this zone include Arctostaphylos, Ceanothus,
and Eriogonum.

Natural Open Space Zone

The Natural Open Space Zone includes those areas located outside of the redevelopment
area, Woodland Zone, and Bluff Zone. This zone is primarily comprised of shrubs and
grasses. Landscape improvements to this zone may include planting California native species
for infill planting and slope stabilization purposes. Uses such as trails, amphitheater and
trellis or gazebo may be provided within this area. Irrigation within this zone beyond initial
planting is not anticipated. Typical species that are appropriate for this zone include Nassella
pulchra, Mulenbergia rigens, and Eschscholzia californica.

Woodland Zone

The Woodland Zone includes the oak woodlands that are primarily located on the north
facing hillside adjacent to Avila Beach Drive. This zone includes the potential woodland path
(also named Oak Woodland Carriage Road) that connects the lower parking area to the
resort center. While most of this zone is envisioned to remain natural, it is possible to
supplement the landscape with additional trees and shrubs to continue to support the oak
woodlands. Irrigation within this zone beyond initial planting is not anticipated. Typical
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species that are appropriate for this zone include Quercus agrifolia, Heteromeles arbutifolia,
and Pinus muricata.

Bluff Open Space Zone

The Bluff Open Space Zone is located along the southern coastal bluffs. This zone includes
many of the same species as the Natural Open Space Zone. Minimal planting is expected in
this zone except where infill is needed. New plantings should focus on bluff stabilization.
Irrigation may be provided to establish the root systems of new plantings. Typical species
that are appropriate for this zone include Artemisia californica, Baccharis pilularis, and
Ericameria ericoides.

INSERT FIGURE 4.17- Landscaping and Revegetation Zones
INSERT FIGURE 4.18 — Potential Tree Mitigation Areas

F.5.13 Exterior Hardscape Design Guidelines

Paths, outdoor stairs, terraces, patios, and other exterior pedestrian-oriented spaces are to

blend with the natural topography and vegetation and any associated retaining walls, fences

or building foundations. Specific hardscape guidelines are as follows:

a. Theresort’s temperate climate should be taken advantage of by creating indoor spaces
that are integrally linked to corresponding outdoor spaces. Architectural and landscape
design should be considered as one unified whole that blurs the distinction between
indoor and outdoor spaces.

b. Outdoor spaces should generally transition from the building’s formal straight lines and
angles to nature’s more sinuous forms. More rigid geometric patterns and forms may be
considered, as appropriate.

c. Sun penetration, shade, and wind protection should be considered when siting and
designing outdoor living areas.

INSERT FIGURE 4.19 - Hardscape Examples

F.5.14 Retaining and Site Wall Design Guidelines

Retaining and site walls should be utilized to minimize the impact to the site and reinforce

the connection between the landscape and buildings. Specific retaining and site wall

guidelines are as follows:

a. Retaining walls that are visible to the public or guests should be constructed of
decorative block or stone veneer.

b. Retaining walls should not exceed six feet in exposed height near building sites.
Terraced walls are to include a minimum four-foot planting pocket.

c. Higher walls may be approved if it can be demonstrated that they will better achieve the
intent of these Design Guidelines.

d. Retaining walls should be curved to blend with contours where feasible.

e. Retaining walls should be screened with landscaping where feasible.

INSERT FIGURE 4.20 — Site Wall Design Examples
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F.5.15 Walls and Fences Design Guidelines

Walls and fences are a significant design feature and should complement the buildings’
architectural style, work with the landscape design, and blend into the property’s
topography.

F.5.16

F.5.17

a.

Walls should be built of attractive, durable materials related to adjacent architecture.
Appropriate materials include native-appearing stone and boulders and natural stone
veneers. Poured-in-place concrete, preferably with an attractive texture, may be used.
Fencing should be constructed of durable, quality materials, and should complement
the buildings’ architectural style.

Chain link, barbed- or razor-wire, and corrugated metal fencing are not permitted.

Building and Landscape Lighting Design Guidelines

a.

Exterior lighting is permitted to the extent required for safety but should be minimized
to preserve the nighttime ambiance.

Exterior lighting should be comprised of downward-facing or horizontal cut-off fixtures
which hide the light source. Uplighting is not allowed, unless light spill is not visible from
off-site.

Low intensity, equivalent to 25 watt incandescent, indirect light sources and cut-off
fixtures should be used for all exterior lighting applications. Sources should be
incandescent, halogen, LED or other “white” light, not sodium vapor or other colored
light, except for temporary holiday decorations.

Flood lighting for after-dark use of ball courts, pool areas, or large gathering areas is not
allowed.

Innovative use of night lighting should be used to enhance elements of the buildings,
while minimizing light and glare (e.g., lighting of footpaths, fountains and other water
elements, landscaping elements, and the buildings themselves).

The minimal amount of foot-candles should be utilized while still maintaining a safe
lighting level.

Sign Design Guidelines

a.
b.

g.
h

All signage design and materials should reflect the resort’s architectural style.

A signage program should be developed that creates a unified style of signage for the
resort appropriate for the natural coastal setting.

Signs should be in scale with the surroundings and utilize font sizes and designs that are
clearly visible at appropriate distances.

Sign should be constructed of natural materials such as wood, stone, non-reflective
metals and glass and should avoid synthetic materials.

All finishes should be high-quality and non-reflective.

Signs should be illuminated only by a continuous and stationary light source that is not
visible externally. Only the sign face should be illuminated.

Signs should be constructed to withstand the coastal climate.

The California Coastal Trail logo should be incorporated into the Coastal trail signage.

F.5.18 Mechanical and Utility System Design Guidelines

8/11/2015

a.

Mechanical systems, including HVAC shafts, should not be visible on the exterior of
buildings or rooftops. Parapets, mechanical wells, or other methods of concealing
mechanical equipment should appear as part of, and fully integrated into, the building’s
architecture.
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b. Building-mounted utilities, such as electrical conduit, water pipes, cables, and
telecommunication equipment (satellite dishes), should also be fully concealed and not
visible on building exteriors.

c. Trash and recycling enclosures should be consistent with the project’s design and
architectural style and should use the same or similar materials. Architecturally
designed roof structures should be used to create a finished-looking trash enclosure.

d. Service and delivery areas, above-grade utility components and boxes, and other site
elements and structures that detract from the overall visual aesthetics of the Avila Point
District should be screened using plants or other screen materials or structures that are
compatible with the overall landscape design and character.

INSERT FIGURE 4.21 — Mechanical Screening Example

F.5.19 Cultural Design Guidelines
It is Chevron’s goal to avoid and protect highly sensitive archaeological areas. Chevron
intends to continue working proactively with Native American representatives to
respectfully manage any cultural resources found on the site.

F.6 Recreation

Providing recreational uses and amenities that serve visitors, as well as the general public, is an
important component of the Avila Point District. Through the outreach process, the following
recreational uses were identified as potential amenities that would be appropriate for the Avila Point
District.

Walking Paths

Walking paths may be provided to link resort guests and visitors to various amenities within the
Avila Point District. Access gates along walking paths are not recommended. These informal paths
are intended to be narrow paths with a natural surface such as decomposed granite, crushed shell,
or other similar material. Wider, non-porous walking paths may be provided in areas where high
levels of foot traffic are anticipated or where they are needed for maintenance purposes.

Coastal Trail

One of the public amenities envisioned for the Avila Point District includes a coastal bluff trail that
would complete a missing piece of the California Coastal Trail. This £0.6 mile (£3,000 sf) segment will
be open to the public, allowing people to traverse the site from the terminus of Front Street at San
Rafael Street to Cave Landing Road. This trail will provide public access to a portion of the coast that
has been restricted for over a century.

Overlook Area

The overlook area is the southern point of land that provides a 180+ degree view of the coast from
the Avila Point District. Figure 4.3 Redevelopment Site Plan, proposes to exclude resort buildings
from this area and keep it open for views, walking paths, viewing areas, benches, and/or a gazebo or
similar unoccupied structure.

The open space area south of the overlook should be restricted access to be used for Native

American ceremonies. Additionally, it is envisioned that the overlook area will also be available
periodically for exclusive use for Native American ceremonies.
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Amphitheater/Open Area on Lower Terrace

An amphitheater/gathering area may be provided along the lower terrace above the cliffs utilizing
an existing bowl created by a former tank site. This area will be accessible from the Coastal Trail and
open to the public. Informal gatherings that can accommodate up to 100 people such as
educational talks, unamplified music and theater, picnics, fitness instruction, and other similar low-
noise activities will be permitted to take place at this location. Public use time restrictions will be
limited to sun-up/sun-down.

Resort Recreational Amenities
Additional recreational amenities that support overnight accommodations such as tennis courts, a
second swim and fitness club, and a picnic area may be provided.

Open space

More than 75% of the Avila Point District has been previously disturbed with grading, roads, tanks,
pipelines, other industrial infrastructure, and non-industrial operational activities. The
redevelopment of Avila Point District should reduce the development footprint to 36% of the site,
leaving 64% of the site as open space, maintained vegetated open space and natural habitat.

F.7 Circulation
The conceptual circulation plan for the Avila Point District includes a hierarchy of roads and paths to
accommodate visitor-serving uses throughout the Site. Through the outreach process, the public
expressed concern regarding vehicular through-traffic from downtown Avila to Cave Landing Road.
Therefore, the circulation plan for the Avila Point District has been designed to minimize traffic
through the town of Avila and limit visitor/guest access from Avila Beach Drive and Cave Landing
Road. Circulation and access for the Avila Point District is broken into the following categories:

Primary Access - Primary resort access will be through an entrance south of the Avila Beach
Drive/Cave Landing Road intersection. This access may include a gatehouse for guests to check-in
and then be shuttled up to the resort.

Service and Secondary Access - Service and secondary access will be near the existing Project Site
entrance along Cave Landing Road. This access will allow for employee, service, limited restaurant
parking, spa, and emergency vehicles to enter the Site. A supplemental parking lot may be located
near this access point.

Emergency Access - Two emergency access points are proposed along the western boundary of the
Site including at the terminus of Front Street and at the terminus of 1st Street. These access points
may include removable bollards or other similar features that will prohibit through traffic yet allow
for bicycle and pedestrian use.

Scout House Access - The Scout House area is accessed off of San Luis Street. This access does not
connect to the rest of the site and will be used only for the Scout House use.

INSERT FIGURE 4.22-Avila Point District Circulation

Resort Circulation

Several roads are proposed within the Avila Point District to allow a limited number of electric and
service vehicles to access rooms and transport patrons around the property. These roads are
illustrated on Figure 4.22 — Avila Point District Circulation and are described as follows:
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Resort Center Access

A Resort Center Access road is envisioned to extend from Cave Landing Road to the resort center.
The intent of this road is to provide direct upper resort access for employees, deliveries, valet
parking, handicapped parking, limited visitor parking, and other instances where temporary access is
needed. This road includes a 20’ wide paved surface with 2’ wide shoulders.

INSERT FIGURE 4.23 — Resort Center Access (1-1)

1st Street Emergency Access

The 1* Street Emergency Access road is envisioned to connect 1* Street to Secondary Access A. This
road includes a 20’ wide paved surface with 2’ wide shoulders. This street can be used for
emergency access, electric shuttles, bike and pedestrian access.

INSERT FIGURE 4.24 — 1° Street Emergency Access (2-2)

Front Street Emergency Access

Emergency Access B extends from Front Street to the intersection with Secondary Access B. This
road includes a 16’ wide paved surface with 2’ wide shoulders. It is anticipated that this road will be
primarily used by pedestrians, bikes, and electric shuttles. This street will be both the emergency
access and the Coastal Trail at the entrance of the site.

INSERT FIGURE 4.25 — Front Street Emergency Access (3-3)

Secondary Access A

A Secondary Access Road will connect the Resort Center Access road to the 1st Street Emergency
Access road. This access may include removable bollards or other similar feature that will prohibit
through-traffic yet allow for bicycle, pedestrian, and electric shuttle use. This road includes a 20’
wide paved surface with 2’ wide shoulders.

INSERT FIGURE 4.26 — Secondary Access A (4-4)

Secondary Access B

Two Secondary Access B roads will extend within the resort area. The first will extend from the
resort center to the intersection with Front Street Emergency Access. The second will provide
access to units off of the Secondary Access A road. Designed to provide emergency vehicle access,
this road will also serve as the primary electric shuttle connection from the resort to downtown
Avila Beach. This access may include removable bollards or other similar feature that will prohibit
vehicular through-traffic yet allow for bicycle, pedestrian, and electric shuttle use. Trail-related
amenities such as benches and signage must be placed outside of the right-of-way. This road
includes a 16’ wide paved surface with 2’ wide shoulders.

INSERT FIGURE 4.27 — Secondary Access B (5-5)

East Loop Road

The East Loop Road will extend from the Resort Center Access Road to the Secondary Access A Road.
This road includes a 12’ wide paved surface with 2’ wide shoulders. This path is for bikes,
pedestrians, and golf cart type vehicles or a one way vehicle travel lane.

INSERT FIGURE 4.28 — East Loop Road (6-6)
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Oak Woodland Carriage Road

The Oak Woodland Carriage Road is envisioned to extend from the lower parking lot adjacent to
Avila Beach Drive up through the oak woodland to Secondary Access A. This path includes an 8’
paved surface with 1’ wide shoulders. This path is for bikes, pedestrians and golf cart type vehicles.

INSERT FIGURE 4.29 — Oak Woodland Carriage Road (7-7)

Bike and Pedestrian Access

Resort guests are encouraged to use the resort circulation roads to traverse the Site with bikes and
on foot. Additional natural surface trails may also be provided within scenic portions of the
property such as on existing paths through the oak woodlands open space, and through the resort.

Coastal Trail

This £0.6 mile segment of the California Coastal Trail will be open to members of the public, allowing
them to traverse the site from the terminus of Front Street at San Rafael Street to Cave Landing
Road. This Coastal Trail will be generally 8’ wide (narrower on steep slopes), will require stairs in
some locations due to the varied topography along the bluff, and may include amenities such as
seating, trash receptacles, and signage.

FIGURE 4.30 — Coastal Trail (8-8)

Gatehouse Parking Area

The primary access for visitors is the Avila Beach Drive entrance. The vision for this area is to have
guests check their vehicles in with a gatehouse attendant. From there, visitors will be escorted with
electric shuttles to the lobby, restaurant, spa or lodging rooms. This allows the upper portion of the
site to be virtually car free and encourages guests to walk, bike, and use electric shuttles during their
stay.

Community Emergency Access
Emergency access from the Avila Point District out of the Avila Beach area is consistent with the
CalFire Evacuation Plan.

F.8 Utilities and Service Systems
A list of utilities and their providers is described below.

Water and Wastewater

The Avila Point District is within the Avila Beach Community Services District (ABCSD) service area
and near the San Miguelito Mutual Water Company. Project processing will include appropriate
assurances for water and wastewater service by one of these local purveyors, a combination of
both, and/or on-site plants located at the Scout House.

The design basis for water and wastewater requirements and infrastructure for the Avila Point
District, including water use and storage, fire flow, and wastewater generation rates, includes:

Avila Point Water Usage: 100 AFY

Commercial Fire flow needed: 2500 gpm for 3 hours
Residential Fire flow needed: 1500 gpm for 3 hours

Total Fire Water Storage Required: 2500 x 3, or 450,000 gallons
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Wastewater Average Daily Flow 70,000 gpd

ABCSD owns and operates two above ground steel water tanks in the Avila Point District, a 690,000
gallon tank and a 165,000 gallon tank. These tanks provide the water storage for ABCSD to serve
the town of Avila Beach. ABCSD has access and maintenance easements for the tanks. The on-site
ABCSD system may be removed to re-establish the storage system to another location on or off-site.

The on-site tank will involve an aboveground steel tank or new underground concrete tank located

approximately 170 feet northeast of the existing 690,000 gallon tank site, adjacent a proposed road
in the northerly portion of the Avila Point District. For this tank, a booster pump will be required to
provide the proposed ABCSD system with pressures equivalent to the existing ABCSD system and to
serve the higher elevations of the District.

An option for a desalination plant and on-site package plant at the Scout House area is included to
serve the project in lieu of or in additional to water service and wastewater treatment by ABCSD or
SMMWC.

Water

The on-site ABCSD water tank and appurtenances will either be removed and relocated to an off-site
location or relocated underground. The on-site water system for the Avila Point District is proposed
as a main line piping distribution network in the general alignment of the proposed road system in
conformance with County of San Luis Obispo engineering standards. The water system is anticipated
to route to a connection provided by one of the local purveyors, Avila Beach Community Services
District (ABCSD) or the San Miguelito Mutual Water Company (SMMWC). The water system point of
connection will vary depending on which water purveyor will be supplying water to the Project.

The ABCSD water system connection will be one of two locations, at the intersection of Front and
San Rafael Streets or the intersection of 1st Street and San Rafael Street. The dual connection will
provide a looped system with more consistent pressures than a single connection.

The San Miguelito water system connection will start at the intersection of Avila Beach Drive and
San Luis Street, where it will be installed under Avila Beach Drive and San Luis Creek by directional
drilling. The waterline will cross the San Luis Creek at point just west of the existing Golf Cart Bridge
then proceed northwest to a southerly tree line edge. From this point, two alternatives are provided
for routing and connections (see Figure 4.31, Water and Wastewater Routing Alternatives) via
trenching across the golf course or within Blue Heron Drive.

An option is included for a desalination plant to serve the project. This would be located at the Scout
House area. On-site ground water will be used as the source of water for desalination.

INSERT FIGURE 4-31, Water and Wastewater Routing Alternatives

Wastewater

The wastewater system for the Avila Point District is proposed as a main line gravity distribution
network in the general alignment of the proposed road system in conformance with County of San
Luis Obispo engineering standards. The wastewater will connect to an off-site larger conveyance
system operated by the ABCSD or the SMMWC, or if these existing facilities are not able to serve the
Avila Point District, an on-site package plant will be provided.
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The on-site sewer will consist of 8-inch gravity lines that flow to an on-site sewer lift station located
on the west side of the Site. The lift station will pump the waste water to the waste water
treatment package plant.

For ABCSD, the point of connection will be at the intersection of 1st Street and San Rafael Street.

For SMMWC, the point of connection will be in Blue Heron Drive via the same routes as described
for the SMMW(C water alternatives.

For the optional on-site package waste water treatment package plant option, it is anticipated that
the plant will be located in the current Scout House area. Under normal circumstances, the treated
water will be reused on-site for irrigation through a distribution network. During periods of wet
weather or system upsets, the effluent may be discharged into the sewer main along Avila Beach
Drive.

The use of grey water systems to support landscape irrigation is encouraged. Section F.5.4 -
Sustainable/Green Building Design Guidelines includes design guidelines reinforcing this concept.

Other services

It is assumed that the dry utility services will connect to existing infrastructure along San Rafael
Street. With the possible exception of the PG&E power transmission lines routed through the
Project Site, on-site dry utility services will be placed underground to the service connection.

Electricity and Gas — Electricity and gas will be provided to the site by Pacific Gas and Electric and the
Southern California Gas Company, respectively.

Cable Televisions — Cable television services will be provided to the site by Charter Cable.
Telecommunications — Telecommunication services will be provided to the site by AT&T.

Solid Waste Disposal — Municipal solid waste on Avila Point will be collected by a private company,
South County Sanitary Services, and hauled to the Cold Canyon Landfill.

Drainage

The Avila Point District should implement Low Impact Design (LID) solutions while minimizing
infiltration due to remediation requirements. Stormwater is to be discharged through two existing
outfalls. Outside of the developable area, stormwater will be managed through continuous gravity
drained open swales and conventional storm drain piping. Open channels and swales will be
vegetated to provide treatment and filtering of runoff.

Runoff from the westerly 750 feet of Secondary Access A (VTM Road C) will continue to drain into
the existing 18-inch diameter outfall structure located off-site near the Front Street and San Rafael
Street intersection. Within the developable area, a combination of open channel and piping will be
used to convey water to the discharge location. Best management practices will be employed
throughout the system to ensure discharge complies with applicable water quality standards and
County Development Standards.

Storm runoff from the major portion of the Avila Point District will collect in an existing stormwater

basin. Prior to entering the basin, stormwater runoff will be treated through a drainage swale and a
hydrodynamic separator to remove debris and oil. The stormwater basin will only detain the
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stormwater runoff to manage the peak flow. The existing 24-inch diameter outfall structure, which
discharges on the bank above the Pacific Ocean, will be redesigned with a more efficient pipe
system of the same size.

A small portion of the entrance road will sheet flow into an existing drainage located near Cave
Landing Road and flow toward the Ocean. The upper parking area will sheet flow into an existing
drainage near the entrance and heading toward Avila Beach Drive. The lower parking area will
continue to flow into a 24-inch culvert under Avila Beach Drive and into San Luis Creek. The
drainage under Avila Beach Drive will be upgraded by installing an additional 24-inch culvert under
Avila Beach Drive.

It is anticipated the 95th percentile storm, along with the 25-year and 50-year peak post-
redevelopment storms, will be managed in the existing lower stormwater basin. After
redevelopment, the portion of the District that is impervious area will be reduced to 3.18 acres as
compared to the existing impervious area of 13.11 acres. This improvement will reduce the 2-, 5-,
10-, 25-, 50-, and 100-year storm runoff as compared to the existing condition.
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